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AGENDA INFORMATION 

tifRegular Meeting Date: Jl/lt(3/1 202-/ 
D Other: Date: --------- Dept. GM/ 

Manager Director 

The District of North Vancouver 
REPORT TO COUNCIL 

May 11, 2021 
Case: PLN2017-00099 
File: 08.3060-20/099.17 

AUTHOR: Andrew Norton, Development Planner 

SUBJECT: Bylaws 8295, 8296, and 8297: OCP Amendment, Rezoning, and 
Housing Agreement for a 15-unit residential development at 
1920 Glenaire Drive 

RECOMMENDATION: 

THAT the "District of North Vancouver Official Community Plan Bylaw 7900, 2011 , 
Amendment Bylaw 8295, 2021 (Amendment 33)" is given FIRST reading; 

AND THAT the "District of North Vancouver Rezoning Bylaw 1371 (Bylaw 8296)" is 
given FIRST reading; 

AND THAT "Housing Agreement Bylaw 8297, 2018 (1920 and 1932 Glenaire Drive)" is 
given FIRST reading; 

AND THAT pursuant to Section 475 
and Section 4 76 of the Local 
Government Act, additional 
consultation is not required beyond that 
already undertaken with respect to 
Bylaw 8295; 

AND THAT in accordance with Section 
4 77 of the Local Government Act, 
Council has considered Bylaw 8295 in 
conjunction with its Financial Plan and 
applicable Waste Management Plans; 

AND THAT Bylaw 8295 and Bylaw 
8296 be referred to a Public Hearing. 
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REASON FOR REPORT: 

Implementation of the proposal requires Council's consideration of: 

■ Bylaw 8295 to amend the Official Community Plan (OCP) designation for the 
subject property (Attachment 2); 

■ Bylaw 8296 to rezone the subject property (Attachment 3); and 
■ Bylaw 8297 to authorize a housing agreement prohibiting any strata bylaw or 

regulation establishing rental restrictions on the units (Attachment 4). 

The OCP Amendment Bylaw, Rezoning Bylaw, and Housing Agreement Bylaw are 
recommended for introduction, and the OCP Amendment Bylaw and Rezoning Bylaw 
are recommended for referral to a Public Hearing. A Development Permit will be 
forwarded to Council for consideration if the OCP amendment and rezoning proceed. 

SUMMARY: 

PC Urban Properties has applied to redevelop the existing single-family lot at 1920 
Glenaire Drive, to create two, three-storey buildings with a total of 15 strata townhouse 
units (see Attachment 1 for drawing package). The proposal includes a new pocket 
park on Glenaire Drive, an "on-site" public pathway, and a land dedication to be 
incorporated into the Capilano River Regional Park to allow for an environmentally
sensitive trail along the Capilano River. This proposal is the second phase of a two
phase project, with the previously-approved and now constructed townhouse project to 
the east at 1960 Glenaire Drive (PC Urban Phase 1 - "Holland Row"). 

ANALYSIS: 

Site and Surrounding Area 

The site is located within the Lions Gate 
Village "peripheral area" and consists of 
a single lot currently zoned "Single
Family Residential 7200 Zone" (RS3). 
The site was originally two lots that were 
consolidated by the applicant. 

The site is bounded by the Capilano 
River to the north, three-storey 
townhouses to the east ("PC Urban 
Phase 1 "), single-family homes to the 
south-east ( designated for future multi
family development), and Klahanie Park in the District of West Vancouver to the west 
(see adjacent air photo). 

There are a number of projects within the Lions Gate Village Centre currently at 
different stages of rezoning and construction. Construction at "PC Urban Phase 1" was 
recently completed, with the new townhomes now occupied. 
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EXISTING POLICY: 

Official Community Plan 

The Official Community Plan (OCP) 
designates the site as ;,Residential Level 2: 
Detached Residential" (RES2) which 
envisions detached housing up to 
approximately 0.55 FSR. 

In 2014, after extensive community 
consultation, Council adopted the "Lower 
Capilano Village Centre: Peripheral Area 
Housing Policy & Design Guidelines." The 
"peripheral policy" identifies housing forms, 
density, and design guidelines that should be 
followed within the peripheral area of Lions 
Gate Village Centre. 

The site is within "Area 1" of the 
"peripheral policy" (see adjacent 
map) which contemplates ground
oriented multi-family housing with a 
density up to 1.2 FSR. While the 
site is now one lot, it was two lots 
at the time of application 
submission thereby meeting the lot 
assembly requirements for 
"rowhouse / townhouse" as 
outlined in Table A of the 
"peripheral policy". This allows for a 
FSR of 0.8 to 1.2. 
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At approximately 1.17 FSR, the 
proposal complies with the density 
provision of "Area 1" of the 
"peripheral policy". The "peripheral 
policy" envisioned that OCP 
amendments would be undertaken 
with each rezoning application to 
amend a site's OCP designation. 
Bylaw 8295 proposes to change 
this site's OCP designation to 
"Residential Level 4: Transition 
Multi-family" (RES4) which permits 
a density up to 1.2 FSR, and to 
designate the site as a 
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Development Permit Area for Form and Character of Commercial, Industrial and Multi
Family Development, and Energy and Water Conservation and Greenhouse Gas 
Emission Reduction. 

The proposal addresses a number of OCP goals and policies including: 

■ Goal 2: "encourage and enable a diverse mix of housing types ... to accommodate 
the lifestyles and needs of people at all stages of life". 

■ Goal 5: "Provide a safe, efficient and accessible network of pedestrian, bike and 
roadways". 

■ Goal 7: "Develop an energy-efficient community that reduces its greenhouse gas 
emissions and dependency on non-renewable fuels". 

■ Policy 2.1.4: "Facilitate an appropriate mix and intensity of land uses in designated 
centres and corridors to support enhanced transit service provision". 

■ Policy 4.1 .5: "Explore opportunities to increase connectivity to Regional and 
Provincial Parks and participate in Regional Greenways initiatives". 

■ Policy 5.1.5: "Encourage new developments to provide high quality pedestrian 
facilities and improve the public realm". 

■ Policy 7 .1.4: "Encourage and facilitate a wide range of multifamily housing sizes, 
including units suitable for families with an appropriate number of bedrooms". 

■ Policy 7.1.5: "Require accessibility features in new multifamily developments 
where feasible and appropriate". 

■ Policy 10.1.1: "Promote the development of green/energy-efficient buildings for 
new multifamily, residential, commercial , industrial and institutional buildings". 

Lower Capilano Village Centre: Peripheral Area Housing Policy & Design Guidelines 

The proposal has been reviewed against the "Lower Capilano Village Centre: Peripheral 
Area Housing Policy and Design Guidelines" which anticipates residential development 
in the form of multiplexes (e.g. duplex, triplex, or townhouses) on the site, with building 
heights up to three storeys. The proposal addresses the following "peripheral policy" 
objectives: 

■ The three-storey townhouse development, with an FSR of approximately 1.17, is 
compliant with the height and maximum density provisions of the "Lower Capilano 
Village Centre: Peripheral Area Housing Policy & Design Guidelines"; 

■ The development is located within a village centre and close to Marine Drive which 
is part of a Frequent Transit Network (FTN). The proposal will form part of a more 
compact community which promotes multi-modal transit and a lower car reliance. 

■ 14 of the 15 townhouse units proposed are three and four-bedroom units. This 
provides housing options suitable for families within the village centre; and 

■ The proposal would extend the "on-site" public path created as part of "PC Urban 
Phase 1 ", and through a land dedication to be incorporated into the Capilano River 
Regional Park, would allow for the construction of an environmentally-sensitive 
trail along the Capilano River, linking Fullerton Avenue to Klahanie Park. 
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Zoning 

The site is currently zoned "Single Family 
Residential 7200 Zone" (RS3). Bylaw 8296 
proposes to create a new "Comprehensive 
Development Zone 113" (CD113) for the site. This 
would prescribe permitted uses and zoning 
provisions such as a maximum density, building 
heights, setbacks, and parking requirements. The 
northern portion of the site to be dedicated for 
future incorporation into the Capilano River 
Regional Park, would be zoned "Parks, 
Recreation and Open Space" (PRO) (see adjacent 
map). 

PROPOSAL: 

Project Description 

~ 

Proposed Site Zoning 

This proposal is the second 
and final phase of PC 
Urban's "Holland Row" 
development. Phase 1 , 
comprising 23 townhouse 
units, was approved by 
Council in September 2017 
and is now occupied. Phase 
2 reflects the townhouse 
form and building design 
approved for Phase 1 . It 
includes two, three-storey 
buildings located above a 
single-level of underground 
parking, the extension of an 

Glenaire Drive frontage - Conceptual Rendering 

existing public path created as part of Phase 1 , and an internal courtyard that provides 
private amenity space. The proposal would have an FSR of 1.17 and includes a total of 
15 townhouse units. 

The proposal closely replicates the approved Phase 1 design. It proposes a traditional 
row house architectural form, with largely uniform frontages and heights. Building 
materials include wood, brick, and shingle, with a subtle variation in colour (light grey 
and white) between buildings. The building fronting Glenaire Drive includes rooftop 
decks hidden within the gabled rooflines. Landscaping is proposed along the Glenaire 
Drive frontage to reinforce the street's residential character. 
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By closely replicating the building 
design approved for Phase 1, the 
proposal helps to deliver a visual 
coherence along the Glenaire Drive 
streetscape, and reinforces pedestrian 
connectivity, shared services, and 
attractive landscaping. 

The proposal includes 28 parking 
spaces: 26 for residents and two for 
visitors. The parkade includes two 
shared bicycle storage areas with 
electric charging facilities and a bicycle 
repair station. Access to the parkade is 
via Phase 1 and the existing vehicle 
ramp on Glenaire Drive. The ramp 
access will be shared and secured 
through an easement agreement. 

The proposal will maintain a 15m 
(49.2 ft.) riparian setback from the 
Capilano River, and will include riparian 
area planting and enhancements. As 
outlined, a future environmentally
sensitive riverfront trail is envisioned 
within this area, creating a connection 

l 
452.Sm' Dedication 

Pocket part< in 
boulevard 

Site Layout and Landscape Plan 

Public multi
use path 
entrance 

from Fullerton Avenue to Klahanie Park per the objectives of the "peripheral policy". 

Rental and Affordable Housing 

The District's "Rental and Affordable Housing Strategy" (RAHS) states that "Increased 
supply of housing in centres will add diverse multi-family housing choices (type, tenure, 
unit sizes etc.) for District residents, and encourage competitive pricing for homes". 

The proposal will provide a total of 15 townhouse units, adding to the diverse mix of 
housing forms constructed and planned within the Lions Gate Village Centre. The 
housing mix includes 14 three and four-bedroom units suitable for families, and a one
bedroom unit. 

The proposal will provide three "lock-off suites" located at the ground-floor level in the 
building fronting Glenaire Drive. These units can either function as a three-bedroom 
townhome suitable for families, or as a large two-bedroom unit plus lock-off suite. This 
provides additional flexibility and affordability for residents who wish to rent their lock-off 
suite to offset the cost of purchasing and running their home. 

The applicant will also be providing a Community Amenity Contribution (CAC) which 
could be used towards affordable housing objectives in accordance with the RAHS. 
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Strata Rental Protection Policy 

The District's "Strata Rental Protection Policy" applies to this proposal as it 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. Bylaw 8297 authorizes a Housing Agreement to implement this policy. 

Residential Tenant Relocation Assistance 

The District's "Residential Tenant Relocation Assistance Policy" does not apply to this 
proposal as the proposed rezoning does not require the demolition of more than four 
rental dwelling units. At the time this rezoning application was submitted, there were two 
single-family dwellings located on the site. One of these has since been demolished, 
while the other is currently occupied as a month-to-month rental. 

Development Permit Areas 

If the OCP amendment is approved, the site would be designated as being within 
Development Permit Areas (DPA's) for: 

• Form and Character of Commercial, Industrial and Multi-Family Development; and 
• Energy and Water Conservation and Greenhouse Gas Emission Reduction . 

The site is already within the Streamside Protection DPA. 

a) Form and Character - Ground-Oriented Housing 

The proposal is in keeping with the OCP's "Design Guidelines for Ground-Oriented 
Housing". Examples of conformity include: 

• C1 .1 Height and Massing: The three-storey buildings proposed have been 
designed to create a low-density residential streetscape and transition down in 
building height from those in the Lions Gate Village Centre core. 

• C1 .2: Roof Treatment: The roof gable design for the building fronting Glenaire 
Drive largely replicates the adjacent building in Phase 1. 

• C1 .3: Street Orientation: Residential entrances fronting onto Glenaire Drive 
reinforce a low-density residential character. 

• C2.11: Parking: All parking is at basement level and not visible from the street. 
• C3.2: Variations in Design: The two buildings proposed establish common 

architectural features, but provide subtle variations in fenestration, gable design, 
and the colour of brick and cedar siding. 

Further details outlining the proposal's compliance with the Form and Character Design 
Guidelines will be provided for Council's consideration at the Development Permit stage 
should the OCP amendment and rezoning proceed. 
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Advisory Design Panel 

The proposal was considered by the Advisory Design Panel (ADP) on March 8, 2018. 
Following comments from the Panel and subsequent design changes made by the 
applicant, the proposal went back to ADP on May 10, 2018 for further consideration. At 
this meeting the Panel recommended approval subject to minor revisions. The applicant 
has incorporated the suggested revisions within the proposed design. 

b) Energy and Water Conservation and Greenhouse Gas Emission Reduction 

As designed, the proposal is consistent with the OCP Guidelines for Energy and Water 
Conservation and Greenhouse Gas Emission Reduction. 

On December 7, 2020 the Council approved a low carbon approach to the District of 
North Vancouver's implementation of the BC Energy Step Code. The new approach 
includes a two-tiered system that requires all new Part 9 residential development to 
meet either Step 4, or Step 3 with a low carbon energy system (LCES). An LCES uses 
low carbon energy sources to provide heating, cooling, and hot water for a building, and 
has a total modelled greenhouse gas intensity of no more than 3kg CO2e/m2/yr. The 
new requirements apply to any building permit submitted on or after July 1, 2021. 

The applicant has considered the District's new low carbon approach to Step Code 
implementation, the District's Community Energy and Emissions Plan (CEEP), and 
Council's recent declaration of a climate emergency. In response, the proposal will meet 
Step 3 with a low carbon energy system (LCES), and have a greenhouse gas intensity 
of less than 3kg CO2e/m2/yr. The green building measures proposed include: 

• A fossil fuel free building operation that will be entirely electrically powered; 
• Heat recovery ventilation (HRV); 
• Energy efficient appliances and mechanical equipment; 
• Programmable thermostats; 
• Low energy lighting and EnergyStar certified appliances; 
• Low flow plumbing fixtures; 
• Low volatile organic compound (VOC) finishes; and 
• A Construction Waste Management Plan to minimize waste. 

Other sustainable components of the proposal include: 

• Increased housing density within a village centre close to transit, employment, 
retail, and community uses; 

• Bicycle storage and electric vehicle charging infrastructure; 
• Riparian area and site landscape enhancements; and 
• Stormwater management measures. 

Further details outlining the proposal's compliance with the Energy and Water 
Conservation and Greenhouse Gas Emission Reduction DPA will be provided for 
Council's consideration at the Development Permit stage should the OCP amendment 
and rezoning p~oceed. 
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c) Streamside Protection 

The proposal is consistent with the OCP Guidelines for Streamside Protection. 

A 15 m (49.2 ft.) setback has been maintained from the top of the bank of the Capilano 
River, with the proposal located entirely outside of the riparian area. The proposal 
includes the removal of invasive plant species, and riparian enhancements in 
accordance with a streamside protection report. 

The proposal includes a 
452.8 m2 (4,874 sq. ft.) 
land dedication within 
the northern portion of 
the site. This land, 
along with the land 
dedication taken as part 
of Phase 1 ( see 
adjacent map), is 
intended to be 
transferred to Metro 
Vancouver. This will 
allow for the land to be 
incorporated into 
Capilano River Regional 
Park for park purposes 

Proposed Phase 2 

Land Dedication 

Indicative Trai l 

Land dedications and potential riverfront trail route 

-
and permit the construction of an environmentally-sensitive riverfront trail. The trail -
would be located in the riparian area and designed and constructed in accordance with 
Metro Vancouver's Park standards. The trail would be constructed by PC Urban, and 
Metro Vancouver would own, operate, and maintain the dedicated lands and future 
riverfront trail in perpetuity. The obligation for future trail construction will be secured in 
the Development Covenant prior to consideration of bylaw adoption. 

Accessibility 

The District's "Accessible Design Policy for Multifamily Housing" states that 15% of units 
proposed within a ground-orientated multi-family housing development should meet the 
'Basic Accessible Design' criteria where feasible, and that the provision of enhanced 
design_ features should also be explored to allow for future adaptability. 

The proposal will provide three units (20%) that meet the 'Basic Accessible Design' 
criteria and one unit (7%) that meets the 'Enhanced Accessible Design' criteria, and will 
therefore exceed the minimum requirements of the District policy. 
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Vehicle Parking 

Vehicle parking is provided in a single-level underground garage that is accessed from 
Glenaire Drive via a ramp located within the adjacent Phase 1 development. Access will 
be secured through the registration of an easement agreement. 

A total of 28 parking spaces are proposed: 26 for residents and two for visitors for a 
ratio of 1.87 spaces per unit, including visitor parking. Boulevard and sidewalk 
improvements will create a 'parking pocket' for approximately four public on-street 
parking spaces in front of the site on Glenaire Drive. 

The District's "Alternative Vehicle Parking Rates" Policy would stipulate 22 parking 
spaces, six fewer than proposed. Part 10 of the District's Zoning Bylaw would require 30 
parking spaces (two spaces per unit including visitor parking), two more than proposed. 

The proposed parking rate is supported by the conclusions of a traffic and parking study 
prepared by Bunt and Associates, and is consistent with Section 5.1 (8) of the OCP 
which states that reductions for parking should be considered for new developments in 
centres well-served by transit, as a way to encourage alternate modes of transportation, 
and to increase housing affordability. 

In accordance with the "Alternative Vehicle Parking Rates" Policy, the following 
Transportation Demand Management (TOM) measures are proposed in support of the 
reduced parking rate: 

■ A six month, two-zone transit pass for each parking stall reduced (two passes); 
■ Class 1 & Class 2 bicycle storage and supporting electric charging infrastructure; 
■ Promotion of the site's sustainable transportation features during marketing 

phases; and 
■ A sustainable transportation summary in the owner's manual provided to 

residents. 

A total of seven accessible parking spaces are provided which exceeds the two required 
by the "Accessible Design Policy for Multi-Family Housing". 

The proposal complies with the "Electric Vehicle Charging Infrastructure Policy" which 
requires that 100% of the resident parking spaces proposed feature energized outlets 
capable of providing "Level 2" charging or higher. 

Bicycle Parking and Storage 

A total of 34 bicycle parking spaces are proposed (2.27 spaces per unit including visitor 
parking). A total of 30 Class 1 bicycle parking spaces are located in the underground 
parkade within secure storage areas. A bicycle repair station is also provided along with 
Level 1 electric charging outlets in accordance with the District's "Bicycle Parking and 
End-of-Trip Facilities" Policy. A total of four Class 2 parking spaces are provided on 
Glenaire Drive adjacent to the townhouse entrances. 
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The 34 bicycle parking spaces proposed comply with the District's "Bicycle Parking and 
End-of-Trip Facilities" Policy, with 2.27 spaces per unit including visitor parking). 

The proposed bicycle parking and supporting repair and electric charging infrastructure, 
advances the objectives of the OCP in promoting alternative modes of transportation for 
residents, particularly in centres well served by transit. 

Vehicle Traffic Generation: 

The applicant's submitted traffic analysis identifies the potential traffic generated from 
the proposal and its impact in the area. Utilizing background traffic data, the report 
forecasts surrounding traffic in the area to 2030. The report provides a review of the 
Lions Gate Village Centre and provides traffic generation estimates with assumed 
densities as outlined in the OCP and "peripheral area policy". 

The applicant will be required to provide a post-development traffic and parking analysis 
in order to review the traffic movements in the area and to analyze the use of on-site 
parking. This will give the District improved information on vehicle movements in the 
area, on-site and off-site parking demand, and use of on-site bicycle parking facilities. 
District staff have reviewed the submitted traffic analysis and consider that the 
development will not unduly affect traffic within the Lions Gate Village Centre. 

Landscaping 

A landscaping plan has 
been submitted which 
aims to create a low
density residential 
streetscape, with 
extensive planting 
proposed fronting 
Glenaire Drive, including 
street trees. Planting is 
also proposed around 
the edges of the 
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Pocket Park on Glenaire Drive 

proposal and within private patio areas. On-site landscaping has been designed to be 
low-maintenance and to feature native plant selections. 

The proposal includes a new public pocket park within the street boulevard to the south 
of the site (see image above), and landscaped enhancements within the riparian area. 

Should the OCP amendment and rezoning proposal proceed, a more detailed review of 
landscape issues will be included in the development permit report. 
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Off-site Improvements 

The proposal includes the following off-site improvements: 

• Upgrades to sidewalks, curbs, gutters, and lighting along the Glenaire Drive 
frontage; 

• Riparian area enhancements including invasive species removal and new planting; 
• A multi-use public path connecting to the existing Phase 1 public path; 
• Construction of a riverfront trail adjacent to the Capilano River; and 
• Installation of a pocket park to the south of the site, and street trees along the 

Glenaire Drive frontage. 

The total value of off-site works (engineering and landscaping) is estimated at 
approximately $673,990. This figure does not include the cost of constructing a 
riverfront trail within the area of dedicated land to be transferred to Metro Vancouver for 
incorporation into the Capilano River Regional Park. This will be an additional financial 
contribution from the applicant, with costs to be confirmed following further design 
review. The full scope and value of required off-site works will be determined through 
detailed design work. 

The proposal includes a land dedication of approximately 452.8 m2 (4,874 sq. ft.) of land 
to be incorporated into the Capilano River Regional Park for park purposes, and to 
accommodate the construction of an environmentally-sensitive riverside trail. 

Should the OCP amendment and rezoning be approved, the proposal will also be 
required to pay Development Cost Charges (DCC's) at the applicable rate at the date of 
building permit submission. DCC's are estimated at $355,725 based on the 2021 rates. 

Community Amenity Contribution (CAC) 

The District's "Community Amenity Contribution Policy" outlines contribution 
expectations for rezoning applications which result in an increase in density. A CAC of 
$399,212 is included in the proposed CD113 Zone. It is anticipated that the CACs from 
this development will be directed toward the affordable housing fund, park and trail 
improvements, public art, or other public realm improvements. 

Construction Traffic Management Plan 

To reduce the development's impact on pedestrian and vehicular movements in the 
area, the applicant in conjunction with other developers in the area, has submitted a 
comprehensive and coordinated Construction Traffic Management Plan (CTMP). 

The map below shows the site in relation to approved and current development projects 
in the Lions Gate Village Centre. 
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The following are the CTMP components for the Lions Gate Village peripheral area. 

Construction Traffic Management Coordinator: 

From demolition to completion, one coordinator retained by the area's active developers 
will manage all construction traffic for the Lions Gate Village Centre area. With multiple 
developments approved in the area, this coordinator is expected to treat the Lions Gate 
Village Centre, including the "peripheral area", as a single construction project, rather 
than separate projects. 

The construction traffic management coordinator will be required to meet with District 
staff bi-weekly in order to provide updates and to resolve any issues that arise. The 
benefits of a single coordinator are outlined below: 

• Communication 
The District of North Vancouver (and developers) will receive single-source, 
regular, professional, and transparent communication about activities site wide, 
rather than multiple separate reports. Community notices, signs and a website are 
tools anticipated to be used to ensure good neighbourhood communication. 

• Coordination 

All construction activities within the Lions Gate Village Centre (phases of 
construction, deliveries, major on-site activities etc.) will be coordinated centrally, 
rather than having individual contractors needing to coordinate or compete with 
each other. The single coordinator will also monitor construction activities on other 
development sites adjacent to the Lions Gate Village Centre to ensure 
management of any wider construction issues. 
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• Accountability 

There will be a single point of accountability for construction in the Lions Gate 
Village Centre area for any logistical or scheduling issues. 

In summary, the CTMP will: 

1. Provide safe passage for pedestrians, cyclists, and vehicle traffic; 
2. Outline roadway efficiencies (i.e. siting of traffic management signs and flaggers); 
3. Make provisions for trade vehicle parking which is acceptable to the District and 

minimizes impacts to neighbourhoods; 
4. Provide a point of contact for all calls and concerns; 
5. Provide a sequence and schedule of construction activities; 
6. Identify methods of sharing construction schedules with nearby developments, 

including in this case, other developments adjacent to the Lions Gate Village Centre; 
7. Ascertain a location for truck marshalling; 
8. Address silt/dust control and cleaning up from adjacent streets; 
9. Provide a plan for litter clean-up and street sweeping adjacent to site; and 
10. Include a communication plan to notify surrounding businesses and residents. 

Concurrence 

The proposal has been reviewed by staff from the following departments: Building and 
Permits, Community Planning, Engineering, Environment, Fire, Legal, Parks, Public Art, 
Real Estate and Properties, Transportation, and Urban Design. 

Metro Vancouver Parks 

District staff have been working closely with Metro Vancouver's Park staff on matters 
relating to land conveyance and the implementation of a future environmentally
sensitive trail adjacent to the Capilano River. Metro Vancouver is supportive of the 
proposal as it represents a unique opportunity for them to extend a trail along the 
Capilano River, which is one of their key objectives. 

District of West Vancouver 

District staff have been in discussion with the District of West Vancouver's Park staff 
regarding the potential impact of the proposal on trees within Klahanie Park. They are 
satisfied with the proposal, subject to additional details being provided as available, 
should the OCP amendment and rezoning proceed. 

School District 44 (SD44) 

Norgate Community Elementary School and Capilano Elementary School are each 
within approximately 1.2 kilometres of the site. Both could accommodate students living 
within the proposal in the future. School District 44 was provided a copy of the 
application materials to ensure they were aware of these potential new residential units. 
A response was received from the School District stating that they have no concerns. 
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Ministry of Transportation and Infrastructure 

Rezoning Bylaw 8296 affects land lying within 800 m of a controlled access intersection. 
Therefore, approval by the Provincial Ministry of Transportation and Infrastructure will 
be required following third reading of the rezoning bylaw and prior to bylaw adoption. 

Public Input 

A facilitated Public Information Meeting was held on February 1, 2018 and was attended 
by 10 members of the public. Notices were distributed to neighbours in accordance with 
the District's "Non-Statutory Public Consultation Policy for Development Applications". A 
sign was placed on the property, and advertisements were placed in the North Shore 
News. A project webpage was established on the District's website. 

Support was expressed for the building design, multi-use pathways, and protection of 
the riparian area, while concerns noted related to increased density and impacts on 
traffic generation, parking, and construction. Questions at the meeting included: 

■ Number of parking stalls for residents and visitors; 
■ Construction traffic management and project timing; 
■ Nature and connectivity of the riverfront trail; and 
■ Visual impact of the rooftop decks on the front building. 

The facilitator's report of the Public Information Meeting is attached as Attachment 5. 

As Phase 1 of the development (1960 Glenaire Drive) has recently been occupied , staff 
will be notifying the new residents of Phase 1 of the proposed development of the 
Phase 2 site at 1920 Glenaire Drive, highlighting the District's webpage on the proposal, 
and providing contact information for any questions or comments. Statutory notification 
of any future public hearing will also be provided to these residents. 

Implementation 

Implementation of this project will require an OCP amendment, rezoning, a Housing 
Agreement, the issuance of a development permit, and registration of legal agreements. 

Bylaw 8295 (Attachment 2) amends the subject site from "RES Level 2: Detached 
Residential" (RES2) to "Residential Level 4: Transition Multi-family" (RES4). 

Bylaw 8296 (Attachment 3) rezones the subject site from "Single Family Residential 
7200 Zone" (RS3) to a new "Comprehensive Development Zone 113" (CD113) which: 

■ Establishes the permitted residential uses; 
■ Allows home occupations as an accessory use; 
■ Establishes the maximum permitted floor area on site; 
■ Establishes setback and building height regulations; 
■ Establishes parking regulations specific to this project; and 
■ Secures the applicable Community Amenity Contribution (CAC). 
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Bylaw 8297 (Attachment 4) authorizes the District to enter into a Housing Agreement 
prohibiting any strata bylaw or regulation establishing rental restrictions on the units. 

A legal framework will be required to support the proposal and a development covenant 
will be used to secure items such as the details of off-site servicing, accessible design 
features, and electric vehicle charging. 

Legal documents required for the proposal will include: 

■ Subdivision plan showing land dedications; 
■ Statutory right of way to secure public access to onsite multi-use path; 
■ Stormwater management covenant; 
■ Shared access easement for garage access via Phase 1 ramp; and 
■ Registration of housing agreement prohibiting any strata bylaw or regulation 

establishing rental restrictions on the units. 

In addition, to allow for the transfer of the Phase 1 park land to Metro Vancouver as 
regional park, a separate public process will be required to raise title to that land and 
ensure appropriate zoning for that parcel. 

CONCLUSION: 

The proposal assists in implementing the objectives of the District's Official Community 
Plan, the Lower Capilano Village Centre: Peripheral Area Housing Policy & Design 
Guidelines, and the Community Energy and Emissions Plan (CEEP). The OCP 
amendment and rezoning are ready for Council's consideration. 

OPTIONS: 

The following options are available for Council's consideration: 

1. Introduce Bylaws 8295, 8296, and 8297, and refer Bylaws 8295 and 8296 to a 
Public Hearing (staff recommendation); or 

2. Give the bylaws no readings; or 
3. Return the bylaws to staff. 

Andrew Norton 
Development Planner 

Attachments: 

1. Architectural and Landscape Plans 
2. Bylaw 8295 - OCP Amendment Bylaw 
3. Bylaw 8296 - Rezoning Bylaw 
4. Bylaw 8297 - Housing Agreement Bylaw (No rental restriction except short-term) 
5. Facilitator Report from Public Information Meeting 
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□ Community Planning 

D Development Planning 

D Development Engineering 

□ Utilities 

D Engineering Operations 

□ Parks 

D Environment 

D Facilities 

D Human Resources 

D Review and Compliance 

REVIEWED WITH: 

D Clerk's Office 

□ Communications 

□ Finance 

D Fire Services 

□ ITS 
D Solicitor 

□ GIS 
□ Real Estate 

D h1aw Services 

I;/Planning 

External Agencies: 

D Library Board 

□ NS Health 

□ RCMP 

□ NVRC 

D Museum & Arch. 

□ Other: 
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The Corporation of the District of North Vancouver 

Bylaw 8295 

AlTAata[', ,t-

A bylaw to amend District of North Vancouver Official Community Plan Bylaw 7900, 
2011 

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 Official Community Plan 
Bylaw 7900, 2011, Amendment Bylaw 8295, 2021 (Amendment 33)". 

2. Amendments 

2.1 District of North Vancouver Official Community Plan Bylaw 7900, 2011 is 
amended as follows: 

a) Map 2 Land Use: as illustrated on Schedule A, by changing the land use 
designation of the property on Map 2 from "Residential Level 2: Detached 
Residential" (RES2) to "Residential Level 4: Transition Multifamily'' (RES4) 
and from "Residential Level 2: Detached Residential" (RES2) to "Parks, 
Open Space and Natural Areas" (POSNA); 

b) Map 3.1 Form and Character Development Permit Area: as illustrated on 
Schedule B, by adding the property to Map 3.1, designating it as a 
Development Permit Area for Form and Character of Commercial, Industrial 
and Multifamily Development; and, 

c) Map 4.1 Energy and Water Conservation and Greenhouse Gas Emission 
Reduction Development Permit Area: as illustrated on Schedule B, by 
adding the property to Map 4.1, designating it as a Development Permit 
Area for Energy and Water Conservation and Greenhouse Gas Emission 
Reduction. 

READ a first time 

PUBLIC HEARING held 

READ a second time 

READ a third time 

by a majority of all Council members. 

by a majority of all Council members. 

by a majority of all Council members. 
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ADOPTED by a majority of all Council members. 

Mayor Municipal Clerk 

Certified a true copy 

Municipal Clerk 
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Land Use: as illustrated on Sctredul& A, by <:hanginl! the land use designation of the cross-hatched land on Map 2 
from "Residential level 2: Detaclied Residential" (RES21 to "Parks, Open Space, an<I Natural Areas" {POSNA) 

N 
land Use: as illustrated on Schedule A, by changing the land use designation of the hatched land on Map 2 i,, 
from "Residential level 2: Detached Residential" (RES2) to "Residential level 4: Transition Multifamily" (RES4) l'i 
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Map:;, 1 Form and Clliaracter Development Permit Area: as Illustrated on Schedule 6, by adding the hatched land to 
Map 3 .. 1, designating it as a Development Permit Area for Form and Character of Commerci..,I, Industrial and ltu!tifamily 
Development; and r~ 

!lap 4.1 Energy and Water Conservation and GHG Emission Reduction Development Permit Area: as illustrated on j1, 
Schedule B, by adding the hatche<l land to Map 4.1, designatine It as a De\•elopment Permit Area for " 
Energy and Water Conservation and Greenhouse Gas Emission Reduction 
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The Corporation of the District of North Vancouver 

Bylaw 8296 

A bylaw to amend District of North Vancouver 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 1371 (Bylaw 
8296)". 

2. Amendments 

2.1 District of North Vancouver Zoning Bylaw 3210, 1965 is amended as follows: 

(a) Part 2A, Definitions is amended by adding CD113 to the list of zones that Part 2A 
applies to. 

(b) Section 301 (2) by inserting the following zoning designation in numeric sequence: 

"48113 Comprehensive Development Zone 113 CD113" 

(c) Part 48 Comprehensive Development Zone Regulations by inserting the following, 
inclusive of Schedule 8: 

"4B113 Comprehensive Development Zone 113 

The CD113 Zone is applied to: 

CD113 

i) Lot A District Lot 764 Group 1 New Westminster District Plan EPP76560 
(PIO: 030-278-058) 

4B113-1 Intent 

The purpose of the CD113 Zone is to permit a ground-oriented multi-family 
residential development. 

4B113-2 Permitted Uses 

The following principal uses are permitted in the CD113 Zone: 

a) Uses Permitted without Conditions: 
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Not applicable 

b) Conditional Uses: 

Residential use 

4B113-3 Conditions of Use 

a) Residential: Residential uses are only permitted when the following 
conditions are met: 

i) Each dwelling unit has access to private or semi-private outdoor space; 
and 

ii) Balcony, patio and deck enclosures, and rooftop trellises are not 
permitted. 

4B113-4 Accessory Use 

a) Accessory uses customarily ancillary to the principal uses are permitted. 

b) Home occupations are permitted in residential units. 

4B113-5 Density 

a) The maximum permitted density in the CD113 Zone is limited to a floor 
space ratio (FSR) of 0.45 and 1 residential unit. 

b) For the purpose of calculating gross floor area, the following are exempted: 

i) Any floor areas below finished grade; and 
ii) Exterior rooftop amenity areas up to a maximum of 150 m2 

(1,614.6 sq. ft.). 

c) For the purposes of calculating FSR, the lot area is deemed to be 
2,116.5 m2 (22,781.6 sq. ft.) being the site size at the time of rezoning. 

4B113-6 Amenities 

a) Despite subsection 48113-5, permitted density in the CD113 Zone is 
increased to a maximum of 2,485 m2 (26,748.3 sq. ft.) gross floor area and a 
maximum of 15 residential units, if the owner: 

i) Contributes $399,212 to the municipality to be used for any or all of the 
following amenities (with allocation and timing of expenditure to be 
determined by the municipality in its sole discretion): 
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a. The Affordable Housing Fund; 
b. Park, trail, environmental, plaza, or other public realm 

improvements; 
c. Municipal or recreational service facility, or facility improvements; 

and/or 
d. Public art and other beautification projects. 

ii) Enters into a Housing Agreement prohibiting any strata bylaw or 
regulation establishing rental restrictions on the units. 

4B113-7 Setbacks 

a) Buildings shall be set back from property lines to the closest building face, 
excluding any underground or partially-exposed parking structure, and 
window wells, balcony columns, roof eaves, alcove projection, or projecting 
balconies, all to a maximum depth of 0.6 m (2.0 ft.), as established by the 
development permit and in accordance with Figure 1: 

BUILDING 4 

Figure 1 

Boundary to land zoned 
"Parks, Recreation and 
Open Space" (PRO) 
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b) Decks and patios are excluded from the setback requirements. 

4B113-8 Height 

a) The maximum permitted height is as follows: 

Location Minimum Buildin 
North Buildin 14.6 m 47.9 ft. 
South Buildi 13.4 m 44 ft. 

4B113-9 Coverage 

a) Building Coverage: The maximum building coverage is 45%; and 

b) Site Coverage: The maximum site coverage is 50%. 

4B113-10 Landscaping and Stormwater Management 

a) All land areas not occupied by buildings and patios shall be landscaped in 
accordance with a landscape plan approved by the District of North 
Vancouver. 

b) All utility boxes, vents or pumps, or any solid waste facility (with the exception 
of temporary at-grade staging areas) or loading areas that are not located 
underground and / or within a building, shall be screened with landscaping or 
fencing, or a combination thereof, in accordance with a landscape plan 
approved by the District of North Vancouver. 

4B113-11 Parking, Loading and Servicing Regulations 

a) Parking is required as follows: 

Use Parking Requirement 
Resident Minimum of 1. 73 spaces per unit 
Visitor Minimum of 0.13 spaces per unit 
Accessible Minimum of 2 spaces 

b) Bicycle parking is required as follows: 

Use Bic cle Parkin 
Resident Class 1 
Visitor Class 2 

c) Except as specifically provided in 48113-11 a), and b), parking shall be 
provided in accordance with Part 10 of this bylaw." 
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(d) The Zoning Map is amended in the case of the lands illustrated on the attached 
map (Schedule A), by rezoning the land from Single-Family Residential 7200 
Zone (RS3) to Comprehensive Development Zone 113 (CD113). 

READ a first time 

PUBLIC HEARING held 

READ a second time 

READ a third time 

Certified a true copy of "District of North Vancouver Rezoning 1371 (Bylaw 8296)" as at Third 
Reading 

Municipal Clerk 

APPROVED by the Ministry of Transportation and Infrastructure on 

ADOPTED 

Mayor Municipal Clerk 

Certified a true copy 

Municipal Clerk 
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The Corporation of the District of North Vancouver 

Bylaw 8297 

A bylaw to enter into a Housing Agreement 
(1920 and 1932 Glenaire Drive) 

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 8297, 2018 (1920 and 1932 
Glenaire Drive)". 

2. Authorization to Enter into Agreement 

The Council hereby authorizes a housing agreement between The Corporation of 
the District of North Vancouver and PC Urban Glenaire 2 Holdings Ltd. (Inc. No. 
BC1124724) substantially in the form attached to this Bylaw as Schedule "A" with 
respect to the portion of the lands legally described as PIO 030-278-058 Lot A DL 
764 Gp 1 NWD Plan EPP76650 labelled as Lot 1 on the subdivision plan attached 
hereto as Schedule "B". 

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 

Certified a true copy 

Municipal Clerk 

Municipal Clerk 
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Schedule A to Bylaw 8297 

SECTION 219 COVENANT - HOUSING AGREEMENT 

THIS AGREEMENT is dated for reference the __ day of ____ ~ 20 __ 

BETWEEN: 

AND: 

PC URBAN GLENAIRE 2 HOLDINGS LTD. (Inc. No. BC1124724} a company incorporated 
under the laws of the Province of British Columbia having an office at 880 - 1090 West 
Georgia Street, Vancouver, BC VGE 3V7 

(the "Developer") 

THE CORPORATION OF THE DISTRICT OF NORTH VANCOUVER, a municipality 
incorporated under the local Government Act, RSBC 2015, c.l and having its office at 
355 West Queens Road, North Vancouver, BC V7N 4N5 

(the "District") 

WHEREAS: 

1. The Developer is the registered owner of the Lands (as hereinafter defined); 

2. The Developer wishes to obtain development permissions with respect to the Lands and wishes 
to create a condominium development which will contain residential strata units on the Lands; 

3. Section 483 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 

4. Section 219 of the land Title Act (British Columbia) permits the registration in favour of the 
District of a covenant of a negative or positive nature relating to the use of land or a building 
thereon, or providing that land is to be built on in accordance with the covenant, or providing 
that land is not to be built on except in accordance with the covenant, or providing that land is 
not to be subdivided except in accordance with the covenant; 

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 Developer (the receipt and sufficiency of which are hereby 
acknowledged by the Developer), the parties covenant and agree with each other as follows, as a 
housing agreement under Section 483 of the local Government Act, as a contract and a deed under seal 
between the parties, and as a covenant under Section 219 of the land Title Act, and the Developer 
hereby further covenants and agrees that neither the Lands nor any building constructed thereon shall 
be used or built on except in accordance with this Agreement: 
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1. DEFINITIONS 

1.01 Definitions 

In this agreement: 

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

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

(c) "Owner" means the Developer and any other person or persons registered in the Lower 
Mainland Land Title Office as owner of the Lands from time to time, or of any parcel into 
which the Lands are consolidated or subdivided, whether in that person's own right or 
in a representative capacity or otherwise; 

(d) "Proposed Development" means the proposed development containing not more than 
15 units to be constructed on the Lands in accordance with the Development Permit; 

(e) "Short Term Rentals" means any rental of a Unit for any period less than 30 days; 

(f) "Strata Corporation" means the strata corporation formed upon the deposit of a plan to 
strata subdivide the Proposed Development pursuant to the Strata Property Act; 

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

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

2. TERM 

This Agreement will commence upon adoption by District Council of Bylaw 8297 and remain in 
effect until terminated by the District as set out in this Agreement. 

3. RENTAL ACCOMODATION 

3.01 Rental Disclosure Statement 

No Unit in the Proposed Development may be occupied unless the Owner has: 

(a) before the first Unit 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 in the prescribed form (the "Rental Disclosure Statement") designating all of 
the Units as rental strata lots and imposing at least a 99year rental period in relation to 
all of the Units pursuant to the Strata Property Act (or any successor or replacement 
legislation), except in relation to Short Term Rentals and, for greater certainty, 
stipulating specifically that the 99 year rental restriction does not apply to a Strata 
Corporation bylaw prohibiting or restricting Short Term Rentals; and 
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(b) given a copy of the Rental Disclosure Statement to each prospective purchaser of any 
Unit before the prospective purchaser enters into an agreement to purchase in respect 
of the Unit. For the purposes of this paragraph 3.0l(b), the Owner is deemed to have 
given a copy of the Rental Disclosure Statement to each prospective purchaser of any 
Unit in the building if the Owner has included the Rental Disclosure Statement as an 
exhibit to the disclosure statement for the Proposed Development prepared by the 
Owner pursuant to the Real Estate Development Marketing Act. 

3.02 Rental Accommodation 

The Units 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, except that this 
section 3.02 does not apply to Short Term Rentals which may be restricted by the Strata 
Corporation to the full extent permitted by law. 

3.03 Binding on Strata Corporation 

This agreement shall be binding upon all Strata Corporations created by the subdivision of the 
Lands or any part thereof (including the Units) pursuant to the Strata Property Act, and upon all 
Unit Owners. 

3.04 Strata Bylaw Invalid 

Any Strata Corporation bylaw which prevents, restricts or abridges the right to use any of the 
Units as rental accommodations (other than Short Term Rentals) shall have no force or effect. 

3.05 No Bylaw 

The Strata Corporation shall not pass any bylaws preventing, restricting or abridging the use of 
the Lands, the Proposed Development or the Units contained therein from time to time as 
rental accommodation (other than Short Term Rentals). 

3.06 Vote 

No Unit Owner, nor any tenant or mortgagee thereof, shall vote for any Strata Corporation 
bylaw purporting to prevent, restrict or abridge the use of the Lands, the Proposed 
Development or the Units contained therein from time to time as rental accommodation (other 
than Short Term Rentals). 

3.07 Notice 

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

The District agrees that if the District of North Vancouver Rezoning Bylaw 1371 (Bylaw 8296), is 
not adopted by the District's Council before February 1, 2022, the Owner is entitled to require 
the District to execute and deliver to the Owner a discharge, in registrable form, of this 
Agreement from title to the Land. The Owner is responsible for the preparation of the discharge 
under this section and for the cost of registration at the Land Title Office. 

4. DEFAULT AND REMEDIES 

4.01 Notice of Default 

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

4.02 Costs 

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

4.03 Damages an Inadequate Remedy 

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

4.04 Equitable Remedies 

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

4.05 No Penalty or Forfeiture 

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

4.06 Cumulative Remedies 

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

5. LIABILITY 

5.01 Indemnity 

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

5.02 Release 

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. 

5.03 Survival 

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

6. GENERAL PROVISIONS 

6.01 District's Power Unaffected 

Nothing in this Agreement: 

(a) affects or limits any discretion, rights, powers, duties or obligations 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. 
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6.02 Agreement for Benefit of District Only 

The Owner and District agree that: 

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

(b) this Agreement is not intended to protect the interests of the Owner, any Unit Owner, 
any occupant of any Unit or any future owner, occupier or user of any part of the 
Proposed Development, including any Unit, or the interests of any third party, and the 
District has no obligation to anyone to enforce the terms of this Agreement; and 

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

6.03 Agreement Runs With the Lands 

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

6.04 Release 

The covenants and agreements on the part of the Owner and any Unit Owner and herein set 
forth in this Agreement have been made by the Owner and any Unit Owner as contractual 
obligations as well as being made pursuant to Section 483 of the Local Government Act (British 
Columbia) and as such will be binding on the Owner and any Unit Owner, except that neither 
the Owner nor any Unit Owner shall be liable for any default in the performance or observance 
of this Agreement occurring after such party ceases to own the Lands or a Unit as the case may 
be. 

6.05 Priority of This Agreement 

The Owner will, at its expense, do or cause to be done all acts reasonably necessary to ensure 
this Agreement is registered against the title to each Unit in the Proposed Development, 
including any amendments to this Agreement as may be required by the Land Title Office or the 
District to effect such registration. 

6.06 Agreement to Have Effect as Deed 

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

6.07 Waiver 

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

6.08 Time 

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

6.09 Validity of Provisions 

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

6.10 Extent of Obligations and Costs 

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

6.11 Notices 

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

If to the District: 

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

Attention: Planning Department 

If to the Owner: 

If to the Unit Owner: 

The address of the registered owner which appears on title to the Unit 
at the time of notice. 
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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 and if made by personal service, upon personal 
service being effected. Any party, from time to time, by notice in writing served upon the other 
parties, may designate a different address or different or additional persons to which all notices, 
demands, or requests are to be addressed. 

6.12 Further Assurances 

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

6.13 Enuring Effect 

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

7. INTERPRETATION 

7.01 References 

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

7.02 Construction 

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

7.03 No Limitation 

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

7.04 Terms Mandatory 

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

7 .OS Statutes 

Any reference in this Agreement to any statute or bylaw includes any subsequent amendment, 
re-enactment, or replacement of that statute or bylaw. 
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7 .06 Entire Agreement 

(d) 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. 

(e) 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 8297 

7.07 Governing Law 

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

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

WHEREAS ________ (the "Chargeholder") is the holder of the following charge which is 
registered in the Land Title Office: 

(a) ________ (the "Charge"); 

AND WHEREAS the Chargeholder agrees to allow the Section 219 Covenant herein to have priority over 
the Charge; 

THIS PRIORITY AGREEMENT is evidence that in consideration of the sum of $1.00 paid by THE 
CORPORATION OF THE DISTRICT OF NORTH VANCOUVER (the "District") to the Chargeholder, the 
receipt and sufficiency of which are hereby acknowledged, the Chargeholder covenants and agrees to 
subordinate and postpone all its rights, title and interest in and to the lands described in the Form C to 
which this Agreement is attached (the "Lands") with the intent and with the effect that the interests of 
the District rank ahead of the Charge as though the Section 219 Covenant herein had been executed, 
delivered and registered against title to the Lands before registration of the Charge. 

As evidence of its Agreement to be bound by the above terms, as a contract and as a deed executed and 
delivered under seal, the Chargeholder has executed the Form C to which this Agreement is attached 
and which forms part of this Agreement. 
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ROCKANDEL&ASSOCIATES 
Building Success Through Process Facilitation 
Organizational & Community Engagement 
Partnership Planning 

PUBLIC INFORMATION MEETING REPORT 

To: Erik Wilhelm, Planner, District of North Vancouver. E: ewilhelm@dnv.org 

Cc: Shawn Oh, Development Coordinator, PC Urban Properties Corp. E: soh@pcurban.ca 

From: Catherine Rockandel, IAF Certified Professional Facilitator, Rockandel & Associates 
Tel: 1-604-898-4614 E: cat@growpartnerships.com 

Re: Public Information Meeting Summary for PC Urban 1920-1932 Glenaire Drive 

Date: February 5, 2018 

Event Date: 
Time: 

Location: 
Attendees: 

Thursday, February 1, 2018 
6:30 PM - 8:00 PM 
Grouse Inn, 1633 Capilano Road, North Vancouver 
Ten (10) members of the public 

Notification 
Flyer Invitation 
Invitation packages were distributed to residents within a 100-metre radius of the site. 

Site Signs 
There was one standard PIM sign erected on the site notifying the community of the meeting as 
per District of North Vancouver requirements. 

Newspaper Advertisement 
Two (2) advertisements were placed in the North Shore News, on January 26th and 31, 2018 

Comment Forms 
No comment forms were received at the Public Information Meeting 

Attendees: Of the ten members of the public attending, two individuals stayed only for the 
Open House component. In addition, the following project team members, and District of North 
Vancouver staff were in attendance. 

District of North Vancouver 
Erik Wilhelm, Planner, .District of North Vancouver 

Project Team 
Robert Spencer, PC Urban 
Shawn Oh, PC Urban 

Project Consultants 

Architecture: Tom Grimwood, Grimwood Architecture 
Transportation Engineers: Daniel Fung, Bunt & Associates 
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PC Urban 1920-1932 Glenaire Drive Public Information Meeting Summary 
February 1, 2018 

Facilitator 
Catherine Rockandel, Rockandel & Associates 

OVERVIEW 

The PC Urban Properties team were available to answer questions in an Open House format 
from 6:30- 7:00pm. At 7:00 PC Urban provided an overview of the development proposal to 
rezone the site from single-family zoning to a comprehensive development zone, to permit a 
15-unit ground oriented housing project. Each unit is between 850 and 2,000 square feet in size 
and includes underground parking. The presentation was followed by a facilitated Q&A. 

PUBLIC COMMENT: Q & A (Index: Q: Questions C: Comment A: Answers} 

Ql Is the Riverside Trail going to be opened up and go right past Fullerton? 

Al Yes, correct we are working on connecting it from Woodcroft Bridge through phase one 
with a dedicated right of way and phase two through to West Van parks. It is outside of 
the riparian set back. 

Q2 What happens to the riparian area? 

A2 (Erik Wilhelm) PC Urban will provide a five and a half foot trail at the back of phase one 
and two. The plan right now is that the riparian area will be rehabilitated and 
untouched. In the last week, I had a meeting with Metro Vancouver Parks and we had a 
discussion about a metre and a half trail gravel crush within the riparian area. Metro is 
interested in that because they want a more naturalized trail that would tie into 
Klahanie. 

Q3 When you said one point of contact for the development do you mean Brook Pooni? 

A3 No, Brook Pooni was the public consultant that reached out to the community. As we 
proceed with construction a dedicated person likely the civil engineer's name would be 
on signs on site for the neighbourhood to contact with questions or issues. We would 
also drop off flyers to the neighbourhood with contact information. 

Q4 During construction where are all the cars for the construction workers going to park 
and the construction trucks? 

A4 As part of our construction impact mitigation strategy plan we have identified that 
parking will occur on phase two site during phase one construction. We are also in the 
process of securing parking in Klahanie Park for phase two parking and overflow parking. 
We also have agreements in place for parking on other Lions Gate Village developer 
sites. We also have signed an agreement with the District that we will not stage 
construction trucks on the District land. We will be mobilizing all vehicles on our site. 

QS Pedestrian traffic uses Glenaire to Curling after dark to get to West Van because there 
are still some lights. Is that road going to be open to pedestrians? 
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PC Urban 1920-1932 Glenaire Drive Public Information Meeting Summary 
February 1, 2018 

AS Yes, it will be open and we have committed to District to widen the road. There will be 
temporary lane and extra lights. 

Q6 Did you say the construction trucks are going down Fullerton to Capilano and Klahanie, 
is that correct? 

AG Yes, there are two options for the construction trucks Glenaire to Curling will be open as 
well. 

C6 In terms of my previous question the point I want to make is that there is a high density 
of people that walk along Fullerton through the Belle Isle corner to Klahanie to catch the 
bus so right now it is unpleasant to walk beside the Larco site and will not be pedestrian 
and bike friendly with even more construction. I would encourage you to use the 
Klahanie Road versus the Fullerton Road. 

Q7 Did you say each unit is going to get two parking spots so do you expect the rest of the 
people to park on Fullerton? Just so you know Woodcroft overflow has so many people 
parking on Fullerton is just jammed. 

A7 Our project has some visitor stalls underground as well. 

QS I am concerned about the transportation infrastructure, you open little paths here and 
there but you don't expand the roads. It is chaos going over the Lions Gate Bridge, 
coming down Capilano Road going south or if you have to turn off highway onto 
Capilano. Is the District thinking about ways to improve the road network with all these 
developments being approved? 

A8 (Erik Wilhelm) The bridge head is the province's responsibility. The District has limited 
capacity to influence that issue which affects the traffic in this area. In respect to the 
road system this area has not seen all the improvements that are going to be realized 
because it is still in construction. If all the plans are approved, every single road in this 
area will be upgraded with dedicated parking stalls, improved connections, new 
connector road north of Belle Isle Park. The transportation department at the District 
are a dedicated team of people addressing these issues. Discussing with the province 
and working with developers. 

Q9 What is the timeline for these various developments and road upgrades? 

A9 (Erik Wilhelm) In the peripheral area that would be more about how quickly things are 
getting approved. The Citimark and Cressey development that are very imminent. Roads 
are finished at the end of the construction period. Year and a half to two years for local 
road improvements. As for the right turn lane at the Grouse Inn site that is subject to 
the approval of the development permit at the Grouse Inn site so that is a minimum a 
year to two years away. The developer could sit on their permit for longer. 

QlO The Riverside Trail how will that be marked with stop signs or a signal? 

AlO (Erik Wilhelm) Although the public naturally will want to come out of trail and cross 
road. The District has no ability to require a marked cross walk or signalized cross walk 
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PC Urban 1920-1932 Glenaire Drive Public Information Meeting Summary 
February 1, 2018 

because it is on Woodcroft land. Woodcroft would have to initiate that discussion with 
District. 

(Daniel Fung) Stop signs are anticipate for Glenaire Drive there will be some 
demarcations. This is a cross walk 

Qll I understood that the development to east there was going to a pathway to the east 
side of our Woodcroft bridge. Is there a pathway on the west side of Fullerton? 

All Yes, there is a dedicated pathway on the west side 

(Erik Wilhelm) Yes, there will be a trail connection on the east side. Where the 
Woodcroft land comes down to Fullerton, there are two slivers of Metro Vancouver 
land, there will be trails on the east side of the Woodcroft bridge. There will also be 
some pedestrian bulges. We have coordinated that connection in absence of a cross 
walk. There will be signage as well 

Q12 I am curious about the change of grades between the buildings. Building four matches 
buildings one to three. I see staircases, is there going to be a staircase for each of the 
seven units going down? 

A12 Yes, there is six sets of stairs 

Q13 What is the required ratio for parking and what is proposed? Where do visitors park? I 
am nervous more about the density coming across from you in the highrise towers 
where there is less parking. Those visitors will be parking on the street. 

Al3 The District required parking ratio for our development is two and we are meeting the 
requirement with two spaces per unit. 

(Daniel Fung) In this zoning area you can go down to 1.5 but the developer has elected 
to offer two and included in that there are two visitor parking spaces underground. 

Q14 Are the parking spaces included with the units or do you have to purchase parking 
spots? 

A14 Traditionally we follow the market, each unit will be allocated one stall per unit. The 
second stall were not sure it could be an incentive to purchase unit or charged as extra 

(Erick Wilhelm) We at the District want to get an understanding of the implications of 
development so all these developers will be providing a traffic and parking analysis. Are 
all these stalls being used? Is the District providing too much parking or too little for 
some of these developments? 

C15 I think that there is a push by most municipalities to bring down parking ratios by 
making people take transit. The concern I am hearing at Woodcroft is that transit 
routes, reliability and schedules are not good so you need a vehicle. At Woodcroft, we 
had 6 oversized vehicles with temporary passes that could not park underground. We 
terminated those short-term parking passes so those 6 vans will now be parked on 
Fullerton. We are doing some serious maintenance repairs to the Woodcroft parkade 
that involves 1800 parking stalls. The engineers are currently providing a proposal to 
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phase repairs. We don't have a timeline yet. Generally, there are a lot of people 
frustrated by traffic and the lack of road infrastructure to manage cars. 

C16 Before you got here there were problems with parking on Fullerton. Every tower has 
people that park on the street because either they don't want to pay for an additional 
spot or there are none available. 

Q17 Do you have a sense from all the different projects coming on line when the village area 
will be functional? le: groceries and community centre 

A17 (Erik Wilhelm) By the time the Larco site is finished with the community centre about 
approximately two years, then the Grouse Inn site and up and running is three to three 
and a half years. The Larco site should be coming on line just as these town house 
projects are near completion because three storey construction is faster than towers. 

ClB My understanding is that when the Fullerton improvements there will be little parking 
on Fullerton, the plans show an indent with a couple of parking spots but not like it is 
now 

A18 (Erik Wilhelm) You can contact the Transportation department and they could 
implement some type of time duration parking in some areas that could alleviate issue 
on Fullerton. 

Q19 How far is this project in the approval process? 

A19 Application was made in November. The first step is this public meeting where we 
gather your comments and feedback. We hopefully at a design panel in March, to first 
Council meeting in April, summer before public hearing before Council. Construction 
could potentially happen in January 2019 if it gets approved. 

Q20 I notice roof decks on top of building five for the north and south units and what you 
would see from the street? 

A20 Roof decks on building five are set back and fully guard railed. You won't see much from 
the street. 

QZl Where is the presentation centre for phase one? 

A21 Phase one, we have not decided if we are doing a presentation centre. Construction will 
start in June. We may sell them once they are built out so people can visit the area to 
experience units. 

Q22 What is the next step? 

A22 All the comments you have made tonight and comment sheets are submitted to the 
planner and Council. We then attend Advisory Design Panel made up of professionals in 
the industry. They give us comments, those alongside the comments from this meeting 
are provided to the planner. We make changes to development based on input. Those 
go to Council. The best time to have your views heard is at the Council public hearing. 
After the public hearing Council decides whether to give the development third and 
fourth reading that is adoption of the zone. 
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APPENDIX: FLYER & NEWSPAPER ADVERTISEMENT 

PUBLIC INFORMATION MEETING 
A redevelopment is being proposed for 1920-1932 Glenaire Dr., to 
construct a townhome project. You are invited to a meeting to discuss 
the project. 

Meeting Time and Location: 

Date: 
Time: 
Location: 

Thursday, February 1, 2018 
6:30 p.m. 
Grouse Inn Meeting Room, 
1633 Capilano Road., North Vancouver 

The applicant proposes to rezone the site from single-family zoning to a 
comprehensive development zone, to permit a 15-unit ground oriented 
housing project. Each unit is between 850 and 2,000 square feet in size and 
includes underground parking. 
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Information packages are 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 Robert Spencer at 604-282-6085 or Erik Wilhelm 
of the Development Planning Department at 604-990-2360 or bring your 
questions and comments to the meeting. 

11-"fhis is not a Public Hearing. District of North Vancouver Council will 
receive a report from staff on issues raised at the meeting and will 
formally consider the proposal at a later date. 
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DISTRICT OF 
NORTH 
VANCOUVER 

PUBLIC INFORMATION MEETING 
FEBRUARY 1, 2018 

SIGN-IN SHEET 
PROPOSAL: 15 Unit Townhouse Development in Lions Gate Area 
PROPOSAL ADDRESS: 1920 & 1932 Glenaire Drive 
DEVELOPER: PC Urban Glenaire 2 Holdings Ltd. 
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17 
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22 
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. 
c.l/'c.... 

The personal information .collected on this form is done so pursuant to the Community Charter and/or the Local 
Government Act and in accordance with the Freedom of Information and Protection of Privacy Act. The personal 
information collected herein will be used only for the purpose of this public consultation process unless its release is 
authorized by Its owner or Is compelled by a Court or an agent duly authorized under another Act. Further information 
may be obtained by speaking with The District of North Vancouver's Manager of Administrative Services at 604-990-
2207. 
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From: 
Sent: 
To: 
Subject: 

Hi Erik, 

February 04, 2018 5:41 PM 
Erik Wilhelm 
15 Unit Townhouse Proposal - PC Unban - Phase 2 

Here are my comments as a result of the Public Information Meeting held Feb 1st, 2018 

COMMENTS 

Design - I like the design of this development more than any in the peripheral area, although 
I'm not keen on the rooftop patios which virtually makes it 4 storeys. Although the demand for 
3 and 4 bedroom units is addressed, it will not address the demand for affordability. 

Density - I think 15 townhomes on 2 lots is too dense. 

Traffic - The added traffic is always a concern. I'm particularly concerned with traffic and 
parking during construction, especially with it taking place at the same time as construction on 
the Larco site. This will affect Fullerton Avenue - our only access to and from Woodcraft. 

On the whole I feel the design of this development, once completed, will be an enhancement to 
our neighbourhood. 

1 



1920-1932 Glenaire Drive - Public Information Meeting February 1, 2018 

1. Design suitable for location. The town house height continues the roofline of the proposed adjacent 

buildings. The variation in the multi-textured fa~ade adds interest to the "wall" of building along the 

road. Overall FSR is within allowable limits - although the impact of the number of buildings/units is 

significant. Some contained play area for the entire project (Phase 1 and 2) would have been 

suitable given the site layout. There is no communal space for the residents to socialize. 

2. The protection for the riparian area and the provision of a foot path along top of river bank 

completes the scenic/nature path along the river. The path also will balance the one along the north 

side of the river- a beautiful, natural way to get exercise and take advantage of our scenery. This 

will help balance the loss of mature trees caused by the redevelopment. 

3. I assume the sidewalk on the north side of Glenaire will be continued to the pedestrian access to the 

rugby fields. Adequate street lighting upon the completion of the projects is anticipated with joy. 

4. Overall the completed project fits within the concept of the Lions Gate Centre. The intended 

demographic will appreciate the improved Belle Isle Park and community centre using the new 

access from Glenaire to Belle Isle. One safety issue remaining is children playing near a multi-year 

construction area. 

5. Management of construction traffic and scheduling of construction· remain a concern. I appreciate 

that both DNV staff and the various developers are working collectively to address the concerns for 

remaining residents. The daytime traffic in the area, while not necessarily large in volume, covers a 

diverse set of users: the remaining residents and their vehicles, their service and emergency vehicle 

requirements as well as local pedestrians, pets and visitors. 

6. Previous plans to open Glenaire to Curling and making it one way for traffic is a practical solution. 

Opening the blocked passage to the Rugby Club for emergency vehicles would be reasonable; as 

would, accessing the road to the Squash Club to allow pedestrians a safer way to travel that area 

avoiding construction vehicles. 

One final note: Commendations to Larco and their on-site staff managing the road blockages -

courteous, working efficiently to keep the road/path closures to a minimum and adjusting signage as 

closures change according to need. 
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The Corporation of the District of North Vancouver 
 

Bylaw 8295 
 

A bylaw to amend District of North Vancouver Official Community Plan Bylaw 7900, 
2011 

 
 

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 Official Community Plan 
Bylaw 7900, 2011, Amendment Bylaw 8295, 2021 (Amendment 33)”. 

 
2. Amendments 
 

2.1 District of North Vancouver Official Community Plan Bylaw 7900, 2011 is 
amended as follows: 

 
a) Map 2 Land Use: as illustrated on Schedule A, by changing the land use 

designation of the property on Map 2 from “Residential Level 2: Detached 
Residential” (RES2) to “Residential Level 4: Transition Multifamily” (RES4) 
and from “Residential Level 2: Detached Residential” (RES2) to “Parks, Open 
Space and Natural Areas” (POSNA); 
 

b) Map 3.1 Form and Character Development Permit Area: as illustrated on 
Schedule B, by adding the property to Map 3.1, designating it as a 
Development Permit Area for Form and Character of Commercial, Industrial 
and Multifamily Development; and, 

 
c) Map 4.1 Energy and Water Conservation and Greenhouse Gas Emission 

Reduction Development Permit Area: as illustrated on Schedule B, by adding 
the property to Map 4.1, designating it as a Development Permit Area for 
Energy and Water Conservation and Greenhouse Gas Emission Reduction. 

 
 
READ a first time May 31st, 2021 by a majority of all Council members. 
 
PUBLIC HEARING held  
 
READ a second time  by a majority of all Council members. 
 
READ a third time   by a majority of all Council members. 
 
ADOPTED    by a majority of all Council members.  
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Mayor       Municipal Clerk 
 
 
Certified a true copy 
 
 
       
Municipal Clerk
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Schedule A to Bylaw 8295 
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The Corporation of the District of North Vancouver 
 

Bylaw 8296 
 

A bylaw to amend District of North Vancouver 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 1371 (Bylaw 
8296)”. 

 
2. Amendments 
 

2.1 District of North Vancouver Zoning Bylaw 3210, 1965 is amended as follows: 
 

(a) Part 2A, Definitions is amended by adding CD113 to the list of zones that Part 2A 
applies to. 

 
(b) Section 301 (2) by inserting the following zoning designation in numeric sequence: 

 
“4B113 Comprehensive Development Zone 113            CD113”  

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

inclusive of Schedule B: 
 

“4B113 Comprehensive Development Zone 113            CD113  
 

The CD113 Zone is applied to: 
 

i) Lot A District Lot 764 Group 1 New Westminster District Plan EPP76560 
(PID: 030-278-058) 

 
4B113-1 Intent 
 
The purpose of the CD113 Zone is to permit a ground-oriented multi-family 
residential development.  
 
4B113-2 Permitted Uses 
 
The following principal uses are permitted in the CD113 Zone: 

 
a) Uses Permitted without Conditions: 
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Not applicable 
 
b) Conditional Uses: 
 

Residential use 
 

4B113-3 Conditions of Use 
 
a) Residential: Residential uses are only permitted when the following 

conditions are met:  
 

i) Each dwelling unit has access to private or semi-private outdoor space; 
and 

 
ii) Balcony, patio and deck enclosures, and rooftop trellises are not 

permitted. 
 

4B113-4 Accessory Use 
 
a) Accessory uses customarily ancillary to the principal uses are permitted. 
 
b) Home occupations are permitted in residential units. 

 
4B113-5 Density 
 
a) The maximum permitted density in the CD113 Zone is limited to a floor 

space ratio (FSR) of 0.45 and 1 residential unit. 
 
b) For the purpose of calculating gross floor area, the following are exempted:  

 

i) Any floor areas below finished grade; and 
ii) Exterior rooftop amenity areas up to a maximum of 150 m²          

(1,614.6 sq. ft.). 
 

c) For the purposes of calculating FSR, the lot area is deemed to be       
2,116.5 m² (22,781.6 sq. ft.) being the site size at the time of rezoning.  

 
4B113-6 Amenities 
 
a) Despite subsection 4B113-5, permitted density in the CD113 Zone is 

increased to a maximum of 2,485 m² (26,748.3 sq. ft.) gross floor area and a 
maximum of 15 residential units, if the owner: 
 
i) Contributes $399,212 to the municipality to be used for any or all of the 

following amenities (with allocation and timing of expenditure to be 
determined by the municipality in its sole discretion):  
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a.  The Affordable Housing Fund; 
b. Park, trail, environmental, plaza, or other public realm 

improvements; 
c.  Municipal or recreational service facility, or facility improvements; 

and/or 
d. Public art and other beautification projects. 
 

ii)  Enters into a Housing Agreement prohibiting any strata bylaw or 
regulation establishing rental restrictions on the units. 

 
4B113-7 Setbacks 
 
a) Buildings shall be set back from property lines to the closest building face, 

excluding any underground or partially-exposed parking structure, and 
window wells, balcony columns, roof eaves, alcove projection, or projecting 
balconies, all to a maximum depth of 0.6 m (2.0 ft.), as established by the 
development permit and in accordance with Figure 1: 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 

Figure 1 
  

Boundary to land zoned 
“Parks, Recreation and 
Open Space” (PRO) 
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b) Decks and patios are excluded from the setback requirements. 
 
 

4B113-8 Height 
 
a) The maximum permitted height is as follows: 
 

Location Minimum Building Height 
North Building (Bldg. 4) 14.6 m (47.9 ft.)  
South Building (Bldg. 5) 13.4 m (44 ft.)  

 
4B113-9 Coverage 
 
a) Building Coverage: The maximum building coverage is 45%; and  
 
b) Site Coverage: The maximum site coverage is 50%.  
 
4B113-10 Landscaping and Stormwater Management 
 
a) All land areas not occupied by buildings and patios shall be landscaped in 

accordance with a landscape plan approved by the District of North 
Vancouver. 

 
b) All utility boxes, vents or pumps, or any solid waste facility (with the exception 

of temporary at-grade staging areas) or loading areas that are not located 
underground and / or within a building, shall be screened with landscaping or 
fencing, or a combination thereof, in accordance with a landscape plan 
approved by the District of North Vancouver. 

 
4B113-11 Parking, Loading and Servicing Regulations 
 
a) Parking is required as follows: 

 
Use Parking Requirement 
Resident Minimum of 1.73 spaces per unit 
Visitor Minimum of 0.13 spaces per unit 
Accessible Minimum of 2 spaces 

 
b) Bicycle parking is required as follows:  

 
Use Bicycle Parking Requirement 
Resident (Class 1) Minimum of 2 spaces per unit 
Visitor (Class 2) Minimum of 0.26 spaces per unit 

 
c)  Except as specifically provided in 4B113-11 a), and b), parking shall be 

provided in accordance with Part 10 of this bylaw.” 
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(d) The Zoning Map is amended in the case of the lands illustrated on the attached 

map (Schedule A), by rezoning the land from Single-Family Residential 7200 
Zone (RS3) to Comprehensive Development Zone 113 (CD113). 
 

 
READ a first time May 31st, 2021 
 
PUBLIC HEARING held 
 
READ a second time 
 
READ a third time 
 
Certified a true copy of “District of North Vancouver Rezoning 1371 (Bylaw 8296)” as at Third 
Reading 
 
 
 
       
Municipal Clerk 
 
 
APPROVED by the Ministry of Transportation and Infrastructure on  
 
 
ADOPTED 
 
 
 
 
 
              
Mayor       Municipal Clerk 
 
 
Certified a true copy 
 
 
       
Municipal Clerk 
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Schedule A to Bylaw 8296 
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The Corporation of the District of North Vancouver 
 

Bylaw 8297 
 

A bylaw to enter into a Housing Agreement 
(1920 and 1932 Glenaire Drive) 

 
 
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 8297, 2018 (1920 and 1932 
Glenaire Drive)”. 

 
2. Authorization to Enter into Agreement 
 

The Council hereby authorizes a housing agreement between The Corporation of the 
District of North Vancouver and PC Urban Glenaire 2 Holdings Ltd. (Inc. No. 
BC1124724) substantially in the form attached to this Bylaw as Schedule “A” with 
respect to the portion of the lands legally described as PID 030-278-058 Lot A DL 764 
Gp 1 NWD Plan EPP76650 labelled as Lot 1 on the subdivision plan attached hereto 
as Schedule “B”. 

 
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 May 31st, 2021 
 
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 8297 
 

SECTION 219 COVENANT – HOUSING AGREEMENT 

THIS AGREEMENT is dated for reference the ____ day of ____________, 20____ 

BETWEEN: 

PC URBAN GLENAIRE 2 HOLDINGS LTD. (Inc. No. BC1124724) a company  incorporated 
under the laws of the Province of British Columbia having an office at 880 – 1090 West 
Georgia Street, Vancouver, BC  V6E 3V7 

(the “Developer”) 

AND: 

THE  CORPORATION  OF  THE  DISTRICT  OF  NORTH  VANCOUVER,  a  municipality 
incorporated under the Local Government Act, RSBC 2015, c.1 and having its office at 355 
West Queens Road, North Vancouver, BC  V7N 4N5 

(the “District”) 

WHEREAS:  

1. The Developer is the registered owner of the Lands (as hereinafter defined); 

2. The Developer wishes to obtain development permissions with respect to the Lands and wishes 
to create a condominium development which will contain residential strata units on the Lands; 

3. Section 483 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 

4. Section 219 of the Land Title Act (British Columbia) permits the registration in favour of the District 
of a covenant of a negative or positive nature relating to the use of land or a building thereon, or 
providing that land is to be built on in accordance with the covenant, or providing that land is not 
to  be  built  on  except  in  accordance with  the  covenant,  or  providing  that  land  is  not  to  be 
subdivided except in accordance with the covenant; 

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 Developer  (the  receipt  and  sufficiency  of which  are  hereby 
acknowledged by the Developer), the parties covenant and agree with each other as follows, as a housing 
agreement under Section 483 of the Local Government Act, as a contract and a deed under seal between 
the parties, and as a covenant under Section 219 of the Land Title Act, and the Developer hereby further 
covenants and agrees that neither the Lands nor any building constructed thereon shall be used or built 
on except in accordance with this Agreement: 
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1. DEFINITIONS 

1.01 Definitions 

In this agreement: 

(a) “Development Permit” means development permit No. _____ issued by the District; 

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

(c) "Owner" means the Developer and any other person or persons registered in the Lower 
Mainland Land Title Office as owner of the Lands from time to time, or of any parcel into 
which the Lands are consolidated or subdivided, whether in that person’s own right or in 
a representative capacity or otherwise;  

(d) “Proposed Development” means the proposed development containing not more than 15 
units to be constructed on the Lands in accordance with the Development Permit;  

(e) “Short Term Rentals” means any rental of a Unit for any period less than 30 days; 

(f) “Strata Corporation” means the strata corporation formed upon the deposit of a plan to 
strata subdivide the Proposed Development pursuant to the Strata Property Act; 

(g) “Unit” means a residential dwelling strata unit in the Proposed Development; and 

(h) “Unit  Owner”  means  the  registered  owner  of  a  Dwelling  Unit  in  the  Proposed 
Development. 

2. TERM 

This Agreement will commence upon adoption by District Council of Bylaw 8297 and remain in 
effect until terminated by the District as set out in this Agreement. 

3. RENTAL ACCOMODATION 

3.01 Rental Disclosure Statement 

No Unit in the Proposed Development may be occupied unless the Owner has: 

(a) before the first Unit 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 in the 
prescribed form (the “Rental Disclosure Statement”) designating all of the Units as rental 
strata  lots and  imposing at  least a 99 year  rental period  in  relation  to all of  the Units 
pursuant to the Strata Property Act (or any successor or replacement legislation), except 
in relation to Short Term Rentals and, for greater certainty, stipulating specifically that 
the 99 year rental restriction does not apply to a Strata Corporation bylaw prohibiting or 
restricting Short Term Rentals; and 
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(b) given a copy of the Rental Disclosure Statement to each prospective purchaser of any Unit 
before the prospective purchaser enters into an agreement to purchase in respect of the 
Unit. For the purposes of this paragraph 3.01(b), the Owner is deemed to have given a 
copy of the Rental Disclosure Statement to each prospective purchaser of any Unit in the 
building if the Owner has included the Rental Disclosure Statement as an exhibit to the 
disclosure statement for the Proposed Development prepared by the Owner pursuant to 
the Real Estate Development Marketing Act.  

3.02 Rental Accommodation 

The Units  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, except that this 
section  3.02  does  not  apply  to  Short  Term  Rentals  which  may  be  restricted  by  the  Strata 
Corporation to the full extent permitted by law. 

3.03 Binding on Strata Corporation 

This agreement shall be binding upon all Strata Corporations created by the subdivision of the 
Lands or any part thereof (including the Units) pursuant to the Strata Property Act, and upon all 
Unit Owners. 

3.04 Strata Bylaw Invalid 

Any Strata Corporation bylaw which prevents, restricts or abridges the right  to use any of  the 
Units as rental accommodations (other than Short Term Rentals) shall have no force or effect. 

3.05 No Bylaw 

The Strata Corporation shall not pass any bylaws preventing, restricting or abridging the use of 
the Lands, the Proposed Development or the Units contained therein from time to time as rental 
accommodation (other than Short Term Rentals). 

3.06 Vote  

No Unit Owner, nor any tenant or mortgagee thereof, shall vote for any Strata Corporation bylaw 
purporting to prevent, restrict or abridge the use of the Lands, the Proposed Development or the 
Units  contained  therein  from  time  to  time  as  rental  accommodation  (other  than  Short  Term 
Rentals). 

3.07 Notice 

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

The District agrees that if the District of North Vancouver Rezoning Bylaw 1371 (Bylaw 8296), is 
not adopted by the District’s Council before February 1, 2022, the Owner is entitled to require the 
District to execute and deliver to the Owner a discharge, in registrable form, of this Agreement 
from title to the Land.  The Owner is responsible for the preparation of the discharge under this 
section and for the cost of registration at the Land Title Office. 

4. DEFAULT AND REMEDIES 

4.01 Notice of Default 

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

4.02 Costs 

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

4.03 Damages an Inadequate Remedy 

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

4.04 Equitable Remedies 

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

4.05 No Penalty or Forfeiture 

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

4.06 Cumulative Remedies 

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

5. LIABILITY 

5.01 Indemnity 

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

5.02 Release 

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. 

5.03 Survival 

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

6. GENERAL PROVISIONS 

6.01 District’s Power Unaffected 

Nothing in this Agreement: 

(a) affects or limits any discretion, rights, powers, duties or obligations 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. 
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6.02 Agreement for Benefit of District Only 

The Owner and District agree that: 

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

(b) this Agreement  is not  intended to protect the  interests of the Owner, any Unit Owner, 
any  occupant  of  any  Unit  or  any  future  owner,  occupier  or  user  of  any  part  of  the 
Proposed Development,  including any Unit, or the  interests of any third party, and the 
District has no obligation to anyone to enforce the terms of this Agreement; and 

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

6.03 Agreement Runs With the Lands 

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

6.04 Release 

The covenants and agreements on the part of the Owner and any Unit Owner and herein set forth 
in this Agreement have been made by the Owner and any Unit Owner as contractual  obligations 
as well as being made pursuant to Section 483 of the Local Government Act (British Columbia) and 
as such will be binding on the Owner and any Unit Owner, except that neither the Owner nor any 
Unit Owner shall be liable for any default in the performance or observance of this Agreement 
occurring after such party ceases to own the Lands or a Unit as the case may be. 

6.05 Priority of This Agreement 

The Owner will, at its expense, do or cause to be done all acts reasonably necessary to ensure this 
Agreement is registered against the title to each Unit in the Proposed Development, including any 
amendments to this Agreement as may be required by the Land Title Office or the District to effect 
such registration. 

6.06 Agreement to Have Effect as Deed 

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

6.07 Waiver 

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

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

6.09 Validity of Provisions 

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

6.10 Extent of Obligations and Costs 

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

6.11 Notices 

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

If to the District: 

District Municipal Hall 
355 West Queens Road 
North Vancouver, BC  V7N 4N5 
 
Attention:  Planning Department 

If to the Owner: 

 
 
 

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 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 
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designate a different address or different or additional persons to which all notices, demands, or 
requests are to be addressed. 

6.12 Further Assurances 

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

6.13 Enuring Effect 

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

7. INTERPRETATION 

7.01 References 

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

7.02 Construction 

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

7.03 No Limitation 

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

7.04 Terms Mandatory 

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

7.05 Statutes 

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

7.06 Entire Agreement 

(d) 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. 
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(e) 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 8297 

7.07 Governing Law 

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

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

WHEREAS        (the  “Chargeholder”)  is  the  holder  of  the  following  charge  which  is 
registered in the Land Title Office: 

(a)         (the “Charge”); 

AND WHEREAS the Chargeholder agrees to allow the Section 219 Covenant herein to have priority over 
the Charge; 

THIS  PRIORITY  AGREEMENT  is  evidence  that  in  consideration  of  the  sum  of  $1.00  paid  by  THE 
CORPORATION OF THE DISTRICT OF NORTH VANCOUVER (the “District”) to the Chargeholder, the receipt 
and  sufficiency  of  which  are  hereby  acknowledged,  the  Chargeholder  covenants  and  agrees  to 
subordinate and postpone all its rights, title and interest in and to the lands described in the Form C to 
which this Agreement is attached (the “Lands”) with the intent and with the effect that the interests of 
the District rank ahead of the Charge as though  the Section 219 Covenant herein had been executed, 
delivered and registered against title to the Lands before registration of the Charge. 

As evidence of its Agreement to be bound by the above terms, as a contract and as a deed executed and 
delivered under seal, the Chargeholder has executed the Form C to which this Agreement is attached and 
which forms part of this Agreement. 
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Schedule B to Bylaw 8297 
 

Subdivision Plan 
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Key Issues to Address in Planning for the Future 

Initial plan development began with an inventory of  existing conditions in the District and an analysis of  the 
challenges facing us. Over the course of  the public engagement process, certain issues and trends emerged. 
Policy statements contained in this Plan are designed to address those issues and their implications by proactively 
managing change in a way that enables us to preserve and enhance what is loved most about the District. Some 
of  the key issues that this plan seeks to address are outlined below. 

CHALLENGING DEMOGRAPHIC PROFILE

Over the past 30 years the number of  seniors (65+) residing in the 
District has increased fourfold. One in four residents are now over 
55. At the same time, a “missing generation” or low number of  
young adults aged 20-40 means there are fewer residents to drive 
the economy and start families. The number of  jobs in the District 
has been declining and school closures are ongoing.

LACK OF HOUSING DIVERSITY AND AFFORDABILITY

As much as 70% of  housing in the District is in the form of  
detached homes. As the population ages and household sizes 
decrease, more than 10% of  our detached homes now have only 
one person living in them. This form of  housing is the most 
expensive and presents a barrier to first-time buyers and to seniors 
wishing to downsize. With an effective 0% vacancy rate and a 
dwindling and aging rental housing stock, there are few options 
for renters.

LOSS OF ECONOMIC VIBRANCY 

The District lost about 1,000 jobs between 1996 and 2006 at a 
time when the Metro Vancouver region gained around 150,000 
jobs. Fewer local jobs mean fewer options for District residents to 
work close to home and more transportation-related greenhouse 
gas emissions. With businesses contributing 30% of  the 
District’s property tax revenue, their success is vital for all of  the 
community.
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LARGE ENVIRONMENTAL FOOTPRINT

Our spread out land use pattern of  predominantly detached 
homes is costly and inefficient to serve with transit and often 
means residents are unable to walk to the shops and services they 
need. Our high reliance on the automobile (85% of  the commute, 
79% of  all trips) is a significant contributor to our substantial 
community greenhouse gas emissions (412,000 tonnes annually).

SOCIAL ISSUES

The District’s changing demographic profile places different 
demands on our services and programs. Walkable neighbourhoods 
and active transportation are important determinants of  mental 
and physical health. We have a range of  social issues to address 
and vulnerable populations to support. Examples include an 
increasing gap between the rich and poor, with over 10,000 of  
our residents (about 12% of  the population) living in low income 
households. Our homeless population has also seen a dramatic 
increase, tripling from 44 in 2002 to 127 in 2008.

AGING MUNICIPAL INFRASTRUCTURE AND FINANCIAL 
CHALLENGES

Most of  the District’s infrastructure was built in the 1950s, 1960s 
and 1970s, which means rising maintenance and replacement 
costs. Regional infrastructure is in a similar state and these costs 
are passed on to our residents and businesses through rising 
utility fees. Our low population growth limits the ability of  the 
District to leverage funding through development cost charges 
and community amenity contributions, creating a reliance on 
property taxes and utility fees to fund infrastructure, facilities 
and improvements. If  the District continues to lose businesses, 
this burden will increasingly be borne by the residential sector. 
Continuing on the current path of  minimal growth and a 
predominately single family land use pattern may be costly.
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GOALS

Together with the Vision and Principles, these Goals inform the policies, strategies and targets developed for the 
District of  North Vancouver Official Community Plan. 

1. Create a network of  vibrant, mixed-use centres while enhancing the character of  our neighbourhoods and 
protecting natural areas

2. Encourage and enable a diverse mix of  housing type, tenure and affordability to accommodate the lifestyles 
and needs of  people at all stages of  life

3. Foster a safe, socially inclusive and supportive community that enhances the health and well-being of  all 
residents

4. Support a diverse and resilient local economy that provides quality employment opportunities

5. Provide a safe, efficient and accessible network of  pedestrian, bike and road ways and enable viable 
alternatives to the car through effective and coordinated land use and transportation planning

6. Conserve the ecological integrity of  our natural environment, while providing for diverse park and outdoor 
recreational opportunities

7. Develop an energy-efficient community that reduces its greenhouse gas emissions and dependency on non-
renewable fuels while adapting to climate change

8. Provide infrastructure to support community health, safety and economic prosperity, and facilities that 
enhance recreational opportunities, cultural activity and artistic expression
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The Town Centres contain the broadest range of  services and land uses in the District. As the highest category 
of  centre, they are anticipated to receive significant growth over the time frame of  this plan. The Town Centres 
are major nodes on the transit network and can be accessed by several bus routes. They function as municipal-
wide destinations that contain major commercial uses like grocery and department stores and institutional uses 
like libraries and community centres. Office employment is encouraged. The Town Centres provide a variety of  
multifamily housing options within and around their commercial core and transition sensitively outwards to their 
surrounding neighbourhoods. High quality urban design enhances the public realm and pedestrian environment. 
The District’s objective for the Town Centres is to create vibrant and complete communities that 
provide diverse housing, employment and recreational opportunities.

POLICIES

1. Designate Lynn Valley and Lower Lynn as the District’s Town Centres and prepare detailed Town Centre 
Implementation Plans for these areas of  growth

2. Direct residential growth to the Town Centres in the form of  mixed-use and multifamily development to 
enable greater housing diversity and affordability

3. Concentrate new retail, service and major office development in the Town Centres to maximize transit and 
pedestrian access for employees and customers

4. Focus community infrastructure investment to the Town Centres to ensure that quality facilities and services 
meet the needs of  their expanded populations, while recognizing District-wide needs

5. Transition sensitively outwards from the Town Centre with appropriate ground-oriented housing forms 
(such as townhouse) to adjacent residential neighbourhoods

6. Establish Development Permit Areas and Design Guidelines regulating the form and character of  
development to promote design excellence and reflect the unique qualities of  each Town Centre

2.1 Town Centres 
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The Village Centres provide a focus for their surrounding neighbourhoods. They have a range of  shops and 
services to meet most daily needs, but do not generally include major “destination” retail establishments such as 
department stores. Mixed-use development, such as apartments situated over shops, is a typical building form 
within the commercial core, with lower density multifamily housing (such as duplexes or townhouses) forming 
a peripheral area adjacent to the core. The District’s objective for the Village Centres is to build on their 
own unique characteristics to create distinct urban village environments. More detailed planning for the 
Village Centres where growth is anticipated - Maplewood and Capilano - Marine - is provided for in this OCP 
in Schedule A. Significant changes to other Village Centres are not proposed in this plan and pre-existing Local 
Area Plan land uses have been integrated. The OCP provides for the opportunity for more detailed Village 
Centre Implementation Plans to be prepared or reviewed where appropriate in the future (Chapter 12).

POLICIES

1. Designate Lower Capilano-Marine, Edgemont, Queensdale, Maplewood, Parkgate and Deep Cove as the 
District’s Village Centres

2. Prepare detailed Village Centre Implementation Plans for Maplewood and Lower Capilano-Marine as these 
are areas for revitalization and growth

3. Accommodate a range of  multifamily, commercial and institutional uses in the Village Centres

4. Encourage the inclusion of  upper floor residential units in new commercial development in core or high 
street areas

5. Concentrate development in the Village core and transition sensitively outwards with appropriate ground-
oriented housing forms (such as duplex and townhouse) to adjacent residential neighbourhoods

6. Establish Development Permit Areas and Design Guidelines regulating the form and character of  
development to promote design excellence and reflect the unique qualities of  each Village Centre

7. Ensure Village Centre Implementation Plans and their peripheral areas are consistent with the objectives and 
policies of  the OCP and prepare or review Plans as necessary

8. Work with Capilano University to integrate residential, institutional or economic development within the 
university precinct into the District’s urban structure

2.2 Village Centres
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4.1 Parks and Open Space System

The District has an abundance of  natural and urban parkland and trails that are highly valued by District 
residents. Provincial and Regional Parks and conservation areas within the District of  North Vancouver are also 
important natural assets with significant ecological, recreational, community health, heritage and aesthetic values. 
The District’s objective is to maintain a diverse, high quality parks and open space system that serves a 
range of  community needs and protects the natural environment, comprising:

 »District Parkland - serves all District residents by 
providing unique park, recreation and natural 
environment experiences 
 

 »Community Parkland - serves several neighbourhoods 
and includes parks for organized recreational 
opportunities, trails and natural features 
 

 »Neighbourhood Parkland - smaller localized parks 
providing limited active and passive recreational 
opportunities serving residents within a reasonable 
walking distance 
 

 »Natural Parkland - protects environmentally sensitive 
lands, habitats and wildlife, separating urban uses and 
providing trail linkages 
 

 »Trails and Greenways - contribute towards an 
integrated and connected system that links destinations 
and provides opportunities for walking, hiking, and 
cycling 
 

 »Blueways and Waterfront - rivers, creeks and waterfront 
that have highly valued environmental, recreational, 
cultural, heritage and economic significance
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The District’s parks, open space and major trails systems are generally as shown on the Parks and Trails Concept 
Map (Map 3).

POLICIES

1. Develop and implement a Parks and Open Space Strategic Plan consistent with the OCP to manage and 
improve the District’s parks and trails system

2. Manage District parkland according the type of  parkland and measures to be set out in the District’s Parks 
and Open Space Strategic Plan

3. Support the long-term protection of  regionally significant Recreation and Conservation lands identified on 
Map 14, Regional Features (Schedule C), from urbanization

4. Develop and maintain the District-wide network of  trails and greenways shown conceptually on Map 
3, Parks and Trails Concept Map, focussing on completing trails identified in the Parks and Open Space 
Strategic Plan and improving trail connections to the community

5. Explore opportunities to increase connectivity to Regional and Provincial Parks and participate in Regional 
Greenways initiatives

6. Consider and pursue appropriate opportunities to provide improved waterfront access as part of  the current 
system of  walkways, street-ends, viewpoints, public wharves and boat launches

7. Support appropriate non-motorized water recreation and facilities in District waterfront parks

8. Improve access and enhance signage/way-finding to parks, open spaces and trails for a diversity of  people 
and abilities

9. Recognize the importance of  school fields/play areas as community recreation assets and seek to maintain 
these uses where appropriate

10. Encourage the on-site inclusion of  usable open space and play opportunities with new multifamily 
development as appropriate 

11. Design and manage recreational facilities in natural parkland and waterfront areas to support the protection 
of  ecological systems, cultural and archaeological resources

12. Consider allowing appropriate commercial activities and special events in parks that do not impact 
environmental systems or impede public access and enjoyment 

13. Explore additional and coordinated opportunities for volunteer citizen engagement in simple parks 
maintenance, cleanup and enhancement

14. Work with adjacent municipalities, regional, provincial and federal governments, local First Nations 
governments and community groups to provide and maintain a coordinated system of  parkland, trails, 
services and facilities while protecting ecological and cultural resources

15. Advance the Spirit Trail, which would provide a multi-use trail linking Deep Cove to Horseshoe Bay, in 
consultation and collaboration with the North Shore governments, the Province and other partners
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5.1 Transportation and the 
Network of Centres

The District’s objective is to strategically integrate transportation and land use planning. The more 
nodal, concentrated development pattern promoted by this plan will facilitate a move away from the high reliance 
on the car that our existing dispersed land use pattern imposes. Locating housing, jobs, shops and services in 
closer proximity makes walking and cycling more viable and transit more efficient. This plan provides land use 
directions for four centres: Lynn Valley, Lower Lynn, Lower Capilano - Marine and Maplewood. Policies 
below apply principally to these locations. While significant growth is not directed to other locations on the 
network of  centres, it is recognized that any future development elsewhere on the network should be guided by 
the policies provided here.

POLICIES

1. Plan for an appropriate density and mix of  uses to support the provision of  frequent transit service 

2. Work with the regional transportation authority to provide appropriate transit infrastructure and facilities

3. Encourage the integration of  transit access in the design of  new developments

4. Encourage and facilitate access for people of  all abilities in the design of  centres and transit corridors

5. Encourage new developments to provide high quality pedestrian facilities and improve the public realm

6. Support pedestrian connectivity within and to centres by providing a continuous pedestrian network

7. Provide a range of  on-street and off-street cycling infrastructure within centres and routes into centres

8. Consider, where appropriate, reducing vehicle parking requirements for new developments in centres 
and corridors well served by transit to encourage alternate modes of  transportation and increase housing 
affordability
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The network of  centres concept provides important opportunities for increasing housing diversity and 
approximately 75 - 90% of  future development will be directed to the four planned centres (Chapter 2). While 
growth will be restricted in detached residential areas, opportunities will exist to sensitively introduce appropriate 
housing choices such as coach houses, duplexes and small lot infill that respect and enhance neighbourhood 
character. Some flexibility is encouraged to enable residents to better age in place, live closer to schools, or have 
a mortgage helper. The District’s objective is to provide more options to suit different residents’ ages, 
needs and incomes. 

POLICIES

1. Encourage and facilitate a broad range of  market, non-market and supportive housing

2. Undertake Neighbourhood Infill plans and/or Housing Action Plans (described in Chapter 12) where 
appropriate to:

a) identify potential townhouse, row house, triplex and duplex areas near designated Town and Village 
Centres, neighbourhood commercial uses and public schools

b) designate additional Small Lot Infill Areas

c) develop criteria and identify suitable areas to support detached accessory dwellings (such as coach 
houses, backyard cottages and laneway housing) 

3. Develop design guidelines to assist in ensuring the form and character of  new multifamily development 
contributes to the character of  existing neighbourhoods and to ensure a high standard of  design in the new 
Town and Village Centres

4. Encourage and facilitate a wide range of  multifamily housing sizes, including units suitable for families with 
an appropriate number of  bedrooms, and smaller apartment units

5. Require accessibility features in new multifamily developments where feasible and appropriate

7.1 Housing Diversity 
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Buildings in the District contribute around 50% of  our community’s greenhouse gas emissions. The District’s 
objective is to improve the energy efficiency of  new and existing buildings. As well as supporting 
other climate change initiatives, efficient buildings are resilient to higher energy prices and reduce the load on 
infrastructure. The District has developed a green building strategy and development permit guidelines for the 
conservation of  energy and water for new multifamily residential, commercial and industrial buildings (See 
Schedule B).

POLICIES
1. Promote the development of  green/energy-efficient buildings for new multifamily, residential, commercial, 

industrial and institutional buildings

2. Encourage residential energy conservation and building retrofits and promote access to senior government 
grants and incentives to achieve this

3. Advocate for energy efficiency ratings to be established in all homes for sale/resale

4. Work with other levels of  government, energy providers and the business community to facilitate emissions 
assessments and to develop energy and greenhouse gas reduction strategies

In addition to reducing energy consumption, it is important that we explore renewable energy sources and 
systems to reduce greenhouse gas emissions and that we reduce our dependency on fossil fuels. The District’s 
objective is to encourage alternative energy sources and systems that lower greenhouse gas emissions.

POLICIES
1. Undertake feasibility assessments of  district energy systems and advance these, where appropriate, through 

partnerships and the planning and redevelopment process

2. Encourage and facilitate new development to be district energy ready with hydronic systems where 
appropriate

3. Explore opportunities for a heat recovery system from the proposed sewage treatment plant

4. For large developments undergoing rezoning require developers to conduct energy efficiency and alternative 
energy assessments

5. Investigate potential renewable energy resources and applications including geoexchange, solar and biomass-
based technologies, and consider use of  incentives for homeowners undertaking green energy improvements

6. Work with North Shore municipalities, Metro Vancouver, First Nations governments and other partners to 
advance opportunities for integrated, alternative energy systems such as Integrated Resource Recovery and 
carbon offset opportunities such as aforestation 

10.2 Alternative Energy Supply Options

10.1 Energy-Efficient Buildings
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2 Streamside Protection

The District’s intention is to protect and improve the integrity, ecological 
health and biodiversity of our natural systems�

A. Objectives

The Streamside Protection DPA and corresponding Development Approval Information Area are established to: 

1. protect the District’s natural setting, ecological systems and visual assets as a part of  a rich natural heritage 
for the benefit of  present and future generations;

2. protect the District’s network of  streams, wetlands and riparian wildlife corridors;

3. regulate development activities in and near streams in order to protect the aquatic environment;

4. conserve, enhance and restore streamside areas and ensure development does not result in net loss of  habitat; 
and

5. identify when and how development may occur near streams in the District and the criteria for such 
development.
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B. Exemptions

The following activities are exempt from the requirement to obtain a streamside protection development permit:

1. development outside the streamside protected area;

2. renovation or repair of  a permanent structure on its existing foundation, provided no further extension or 
encroachment into the streamside protected area occurs, including cantilevered or projecting portions of  the 
permanent structure, and provided that there is no clearing, grading or disturbance to soils, vegetation or 
trees within the streamside protected area and no drainage alteration;

3. interior renovations within the existing foundation of  a permanent structure;

4. public works and services and maintenance activities carried out by or on behalf  of  the District generally 
in accordance with these guidelines and approved by the director;

5. streamside vegetation management such as removal of  invasive species and revegetation with native 
streamside species, according to a plan approved in writing by the director;

6. routine maintenance of  existing landscaping and lawn areas;

7. installation of  seasonal play or recreational equipment on existing yard/lawn areas, such as sandboxes or 
swing sets;

8. habitat creation, restoration and enhancement works within streams that are authorized by all applicable 
provincial and federal authorities having jurisdiction;

9. habitat compensation projects and other habitat creation, restoration and enhancement works that are not 
within streams and are carried out in accordance with District bylaws and a plan prepared by a qualified 
environmental professional and approved in writing by the director; 

10. paths for personal use by the parcel owners, provided they do not exceed 1.0 metre in width, are 
constructed of  pervious natural materials with no concrete, asphalt or pavers and no creosoted or 
otherwise treated wood, do not involve structural stairs and require no removal of  vegetation in a 
streamside protection area; 

11. minor alterations or repairs to existing roads, paths or driveways, provided that there is no further 
disturbance of  land or vegetation.

12. subdivision of  land where:

a) minimum parcel area requirements are met exclusive of  the streamside protected area(s);

b)  the streamside protected areas are intact, undisturbed and free of  development activities and are kept 
undisturbed, intact and free of  development activities;

c) no development activities related to the creation and servicing of  parcels will occur in the streamside 
protected areas; and,
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d) no restoration or enhancement of  the streamside protected areas is required.

e) In order to determine whether a proposed subdivision qualifies for an exemption, applicants may be 
required to provide additional information on the condition of  the existing streamside protection area.

C. Guidelines

The following guidelines apply within the Streamside Protection DPA:

1. All development should be located outside the streamside protected area.

2. Without limiting subsection (1) above, any proposed development in the streamside protected area should be 
located so as to avoid any damaging impact to the streamside protected area and so as to minimize intrusion 
into the streamside protected area, and efforts should be made to protect and enhance the natural features 
of  the streamside protected area, including the natural tree cover and vegetation, drainage patterns and 
landforms.

3. New structures on a parcel should be located as far away from the stream or wetland as is possible or 
feasible and in any event as far away from the stream or wetland as existing permanent structures, if  any, on 
the parcel.

Exempt - minimum lot area for each lot is met 
outside the protected area

DP Required - minimum lot area includes land 
in the protected area

streamside protected area

minimum lot area
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4. As noted above, development should be located outside the streamside protected area, however, where that 
is not possible, the area within 5 metres of  the top of  bank, edge of  wetlands or top of  ravine bank should 
remain free of  development including new impervious or semi-impervious surfaces and new structures or 
extensions of  existing permanent structures, including decks and patios.

5. Applicants may be required to submit an environmental impact study, prepared by a qualified environmental 
professional, to identify any potential issues relating to the proposed development and its impacts on the 
streamside protected area and relating to protection, preservation and enhancement of  the streamside 
protected area, including issues and impacts associated with the District’s broader objectives of  streamside 
protection and wildlife corridor enhancement, as set out herein, and to identify any mitigative measures that 
should be undertaken. Applicants may also be required to obtain approval from Fisheries and Oceans 
Canada (DFO) under the Fisheries Act. Any DFO approvals required by the District will be considered 
as part of  the development permit review, but, for greater certainty, the development permit process 
will also consider impacts to other streamside or environmental values in addition to fish habitat. The 
environmental impact study may be required to include:

a) delineation of  the streamside protected area including details on the features and extent of  the said area, 
this should be done in conjunction with a certified B.C. Land Surveyor;

b) description and relevant details of  the proposed development and an assessment of  the impacts of  said 
development including impacts associated with the construction, operation and/or maintenance of  the 
development on vegetation, wildlife, habitat, hydrology and soils;

c) delineation and identification of  any sensitive ecosystems for inclusion on the District’s sensitive 
ecosystem inventory; and

d) where necessary and appropriate, description of  any habitat compensation projects.

6. Where land and/or natural vegetation in the streamside protected area is or may be disturbed or damaged 
due to proposed development, the applicant may be required to provide habitat compensation for the portion 
of  the streamside protected area that will be affected, as approved by the director. A habitat compensation plan, 
may need to be coordinated with or prepared by the qualified environmental professional and based on a legal 
survey prepared by a certified B.C. Land Surveyor, but in all cases should include:

a) a site plan drawn to scale showing:

i.  the site of  the development,

ii. that portion of  the streamside protected area that is impacted, in both size (square metres) and 
location, and

iii. the site of  the proposed habitat compensation project, in both size (square metres) and location;
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b) the details of  the habitat compensation project based on a principal of  no net loss to the streamside 
protected areas, which may include but is not limited to:

i. a planting plan, listing each species to be planted and each plant’s size (based on a principal of  
no net loss),

ii. a tree planting plan based on a 3:1 ratio of  replacement trees to trees removed,

iii. details on soil work, grading and drainage, and

iv. details on other proposed mitigation measures such as nesting boxes, wildlife snags or habitat 
piles; and

c) a cost estimate for the habitat compensation works.

7. To determine the location of  the streamside protected area on a parcel, applicants may be required to 
confirm, with the assistance of  a qualified environmental professional and illustrated by certified legal survey, 
the top of  bank, top of  ravine bank and/or edge of  wetlands in relation to property lines and existing and 
proposed development.

8. Development permits issued may require that:

a) streamside area or habitat and trees or other vegetation within the streamside protected area be preserved 
or enhanced in accordance with the permit;

b) the timing and sequence of  development occur within specific dates or construction window to 
minimize impact to streams, fish or wildlife species;

Many existing homes predate modern regulations, these guidelines allow existing homes to remain, but ask that new development 
follow current practices� Photo (Left) courtesy of the Museum and Archives�
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c) specific development works or construction techniques (e.g., erosion and sediment control measures, 
fencing off  of  trees or vegetation, etc.) be used to ensure minimal or no impact to the streamside 
protected area;

d) mitigation measures (e.g. removal of  impervious surfaces, replanting of  riparian species, etc.) be 
undertaken to reduce impacts or restore habitat within the streamside protected area; 

e) security in the form of  a cash deposit or letter of  credit be provided to secure satisfactory 
completion of  habitat protection works, restoration measures, habitat compensation or other works for 
the protection of  the streams and streamside habitat (the “required works”). This security shall be in 
the amount of  125% of  the estimated value of  the required works as determined by the director and 
shall either be:

i. in the form of  a separate cash deposit or letter of  credit; or

ii. if  acceptable to the director in his or her sole discretion, in the form of  the cash deposit or letter 
of  credit provided pursuant to the building permit in relation to the proposed development for 
which the development permit is issued; and 

f) security in the form of  a cash deposit or letter of  credit be provided to secure recovery of  the cost 
of  any works, construction or other activities with respect to the correction of  any damage to the 
environment that results as a consequence of  a contravention of  any condition or requirement in 
the streamside protection development permit. The security taken pursuant to the building permit in 
relation to the proposed development for which the development permit is issued shall constitute the 
security for the purpose of  this subsection, and shall not be released until damage, if  any, has been 
remediated to the satisfaction of  the director.
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MAP 1�2: STREAMSIDE PROTECTION DEVELOPMENT PERMIT AREA

! Above map published on 2015-12-08� For most up to date map, click here�
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C Guidelines for  
Ground-Oriented Housing

The built-form of ground-oriented multi-family development should be 
integrated with existing neighbourhoods�

1. Public Realm, Streetscape Elements and Neighbourhood Fit

Discussion:

The built-form of  ground-oriented multi-family development should be integrated with existing neighbourhoods, 
while enhancing architectural variety. Development should reflect the streetscape character of  the neighbourhood in 
which it is located, or in the case of  larger developments, it should create its own successful streetscape character.

Ground-oriented housing should be designed so that it complements the neighbourhood character, with 
minimum impact on adjacent properties. Development will often occur incrementally as pre-existing lots on record 
are assembled and consolidated. Accordingly, the design must carefully consider both the existing and future 
relationships to surrounding properties.
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C1.1: Height and Massing: The height and massing of  buildings should be in keeping with a single family 
dwelling or townhouse height, which is typically less than 12 metres. Architectural treatments that reduce 
apparent building height such as the use of  trim, colour accents, secondary roof  elements, building recesses and 
stepped building forms are encouraged (see Figure 81).

C1.2: Roof  Treatment: The gable orientation and roof  pitch should be sympathetic to the design of  
neighbouring buildings and help to maximize the space and light between buildings (see Figure 81).

C1.3: Street Orientation: Units are encouraged to be oriented towards, and have a visual connection to the 
street (see Figure 82).

C1.4: Corner Lots: Buildings on corner lots should “wrap the corner” providing an opportunity to have units 
facing both streets (see Figures 83).

C1.5: Minimum Frontage: Generally, development parcels should have a minimum frontage of  20 metres.

C1.6: Setbacks: The front yard setback should relate to, or appropriately transition from, the established pattern 
in the area.

Figure 81

Figure 82 Figure 83
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2. Site Planning and Landscaping

Discussion:

Good site planning and landscaping contribute to neighbourhood character and aesthetics, resident livability and 
environmental sustainability. In principle, site planning should strive to minimize building coverage, preserve 
natural features and minimize rainwater run-off. Mature trees shade and cool homes in the summer and absorb 
carbon dioxide and trap dust particles. Trees and other landscaping provide habitat, aid with energy conservation 
and absorb rain water, reducing stormwater run-off  into creeks. Landscape plans should complement the 
building design and harmonize with the local setting and be prepared by a BC Registered Landscape Architect.

C2.1: Tree Retention: Healthy mature trees and natural features should be retained where possible.

C2.2: Sustainable Landscape Design: Sustainable landscape design should incorporate best practices for 
tree planting, rainwater management, accessibility and feature native and drought tolerant species. Sustainable 
landscape design should also be coordinated with building design, site servicing and utility placement.

C2.3: Street Interface: Landscaping and fencing should be kept low and open in the front yard to foster a 
strong relationship to the street and maintain visibility through to the front of  the building (see Figure 84).

C2.4: Privacy: Incorporate planting and fencing to maximize privacy between dwelling units and neighbouring 
sites (see Figure 85).

C2.5: Shared Outdoor Space: Units should be clustered to create interesting shared outdoor spaces as well as 
usable and accessible private outdoor spaces. Encourage/integrate informal gathering, play and urban gardening 
opportunities (see Figure 86).

C2.6: Private Outdoor Space: At least 9 square metres of  usable private outdoor space should be provided for 
all units (see Figure 87).

C2.7: Outward Facing Aspect: Units should be oriented such that windows from the principle living space of  
each unit are separated by a minimum of  9 metres from those of  any other unit (see Figure 88)

Figure 84 Figure 85
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C2.8: Rear Yard Setbacks: Rear yard setbacks should be at least 6 metres, with some variation so that a visual 
wall is not created along the rear property  line.

C2.9: Side Yard Setbacks: Side yard setbacks should be a minimum of  1.2 metres, and up to 3 metres when 
facing a side street or a single family home.

C2.10: Pedestrian Access: The main pedestrian access route should be from the street rather than the lane or 
parking area.

C2.11: Parking: Parking spaces should be located off  a private driveway, and should not be visible from the 
street (see Figure 89) .

C2.12: Parking access: When parking is accessed from the front street the number of  driveways should be kept 
to a minimum (see Figure 89).

C2.13: Shared Driveways: Where adjacent to another potential redevelopment site, the driveway should be 
designed so that it could in future be shared with the adjacent property (see Figure 89).

C2.14: Oil and Grit Separators: Oil and grit separators are required in all parking areas.

Figure 86 Figure 87

Figure 88 Figure 89
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3. Architectural Character

Discussion:

The built form and character of  new ground-oriented multi-family development should be consistent with and in 
harmony with the general rhythm, scale and height of  the existing buildings in the neighbourhood. Ground-
oriented housing is usually located in or adjacent to single family neighbourhoods. Building design therefore 
should generally have a single family character and incorporate west coast references while responding to local 
conditions such as topography, vegetation and heritage resources.

Consideration should be given to unit identity, roofscape, and other architectural elements, including fenestration, 
materials, and colour. Dormers and similar roof  projections should read as subordinate or secondary 
architectural elements.

Ground-oriented housing should be designed in consideration of  the needs of  all residents regardless of  their 
state of  health, mobility or disabilities. Units should incorporate basic features that allow the units to be adapted 
to accommodate special needs without expensive retrofitting.

C3.1: Massing: The front façade of  buildings should be broken up and portions stepped back to reduce the 
impression of  bulk (see Figure 90).

C3.2: Variations in Design: Subtle design variations should be incorporated between neighbouring buildings to 
avoid a repetitive appearance.

C3.3: Cladding: Buildings should be clad primarily in natural materials although stucco accents may be used as a 
subordinate finish.

C3.4: Varied Rooflines: Varied roof  lines with overhangs are encouraged.

C3.5: Roofing Materials: Laminated asphalt shingles or fire retardant treated cedar shakes are recommended as 
roofing materials. Tile roofing is discouraged.

Figure 90



Figure 91
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C3.6: Noise Levels: Designs should demonstrate that the noise levels (A-weighted 24-hour equivalent LEQ 
sound level (the average sound level over the period of  the measurement) in those portions of  the dwelling listed 
below should not exceed the noise levels expressed in decibels set opposite such portions of  the dwelling units. 
Examples include use of  triple glazing, improved insulation etc.

 
PORTION OF DWELLING UNIT NOISE LEVEL (DECIBELS)

bedrooms 35

living, dining, recreation rooms      40

kitchen, bathrooms, hallways 45

C3.7: Heating and Ventilation Systems: Ventilation, heating and cooling systems should be designed and 
insulated to minimize noise and located to be visually unobtrusive to neighbouring developments.

C3.8: Accessible Entrance: A level, no step entrance should be provided to each dwelling. If  not possible, 
then platform areas should be provided at the top and bottom of  ramps to facilitate the turning of  wheelchairs, 
strollers and other mobility devices (see Figure 91).

C3.9: Weather Protection: A canopy should be provided over the front entrance.

C3.10: Front Door Width: The front door opening should be no less than 0.9 metre in width.

C3.11: Accessible Doorbell: The front doorbell should be no higher than 1 metre above the entry way

C3.12: Legible Address: The address should be indicated in easy-to-read, 10 centimetre or taller numbers, 
shown in a clearly contrasting colour.



PART 6 | Energy and Water Conservation 
and Greenhouse Gas Emission Reduction 
Development Permit Area 
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Context

The purpose of  this development permit area is to complement Council’s Green Building Strategy as it applies 
to new buildings, including private sector and Municipal building projects and, to foster the conservation and 
efficient use of  energy and water to reduce building-generated greenhouse gas emissions.

The construction, operation and maintenance of  buildings takes a toll on the natural environment and represent 
a significant contributor to the creation of  greenhouse gas emissions. In 2007, buildings in the District were 
estimated to contribute approximately 50% of  the community’s greenhouse gas emissions. 

The District is seeking to reduce community GHG emissions by 8% from the 2007 levels by 2020, 13% by 2030 
and 21% by 2050, through initiatives under its own influence, including: land use and transportation planning, 
development/building guidelines and waste reduction strategies. The District also supports community wide efforts 
to reduce GHG emissions by 33% by 2030.

Encouraging developers and builders to incorporate a wide range of  measures, designed to work together to 
reduce a building’s impact on the environment, is critical to reducing that portion of  the District’s greenhouse gas 
emissions attributable to the construction, operation and maintenance of  buildings.

Objectives For Energy And Water Conservation And Greenhouse Gas 
Emission Reduction

The Energy and Water Conservation and GHG Emissions Reduction DPA and corresponding Development Approval 
Information Area are established to address the following objectives:

1. reduce consumption in new buildings; 

2. create a positive impact on the natural environment and natural earth systems; 

3. make the best possible use of  existing infrastructure systems and minimize the need for system capacity 
expansion and extensions; 

4. reduce the costs associated with the on-going operation and maintenance of  buildings;

5. encourage occupant comfort and health and the efficient use of  materials and resources in new 
buildings; and 

6. encourage and support innovation in building design and development.
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Exemptions

All development is exempt other than:

1. any development for which an amendment of  the Zoning Bylaw or the District’s Official Community Plan is 
required; and

2. the construction and installation of  a new ICI building or structure for which a building permit is required 
pursuant to the District’s Building Regulation Bylaw. 

Despite the foregoing, owners, developers and designers are encouraged to consider these guidelines in site 
development, building, landscaping and engineering decisions relating to all developments within the Energy and Water 
Conservation and GHG Emission Reduction DPA, whether or not an energy and water conservation development 
permit is required.

Guidelines

The following guidelines apply within the Energy and Water Conservation and GHG Emission Reduction DPA. These 
guidelines are not intended to be a definitive listing. Rather, they suggest issues to be considered and designers 
may respond to these guidelines in a variety of  different ways. Creativity is encouraged.

Except where specific standards are referenced, these guidelines are not prescriptive. Designers are directed to 
consider a variety of  synergistic approaches, particularly, passive design strategies, rather than active mechanical 
systems, to reduce a building’s energy and water consumption and greenhouse gas emissions and improve 
occupant thermal comfort. 

While these guidelines relate specifically to energy and water conservation and ghg emission reductions, it is 
important to consider other measures which reduce a building’s overall carbon footprint by incorporating a 
variety of  strategies to make the best use of  the site, improve indoor air quality and utilize materials which can be 
sourced locally or regionally and reused/recycled at the time of  construction and upon demolition. 

A qualified professional retained by the applicant is required to provide a written report summarizing the proposed 
measures to be incorporated in the proposed development.

Development should be designed and constructed so that the energy budget for proposed buildings and structures, 
once complete, will be at least 33% better than the applicable standard in the Model National Energy Code for 
Buildings or at least 24% better than the applicable standard in ASHRAE 90.1 - 2007.
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For Energy Conservation the following guidelines apply:

1. an integrated design process should be utilized to identify opportunities to reduce a building’s energy 
consumption; 

2. the effectiveness of  the building envelope, including glazing, to reduce heat loss should be maximized;

3. overall building energy performance and interior thermal comfort should be maximized through a 
combination of  passive design strategies, including, but not limited to:

 » the sizing and placement of  windows and the incorporation of  operable windows to increase 
opportunities for natural ventilation, reducing the reliance on mechanical HVAC systems;

 » the orientation of  buildings to take maximum advantage of  site specific climatic conditions especially 
in terms of  solar access and wind flow, when possible;

 » the use of  thermally broken window frames and high performance glazing;

 » the incorporation of  roof  overhangs, fixed fins or other solar shading devices to ensure that south 
facing windows are shaded from peak summer sun but enable sunlight penetration during winter 
months;

 » design building massing and solar orientation to improve the passive performance of  the structure

4. various measures should be utilized to reduce the heat island effect of  a building’s roof  and heat transfer 
into the building, including: green roofs; Energy Star-rated or high albedo roofing material; or, other 
appropriate measures;
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5. opportunities for the distribution of  natural daylight into a building’s interior spaces to reduce the energy 
consumption of  electric lighting should be maximized. Avoid the use of  heavily tinted or reflective 
glazing that reduces solar heat gain but also reduces the penetration of  daylight and increases glare; 

6. solar thermal or solar electric technologies should be incorporated, but, where it is not possible to 
incorporate solar technologies during initial construction of  a building, the building should be designed 
to be solar ready;

7. on-site renewable energy systems should be pursued where feasible;

8. mechanical systems should be designed to enable interconnection to future district energy systems in 
those areas identified by the District as having potential for such systems;

9. on-site landscaping should be designed to promote opportunities for passive heating/cooling 
without negatively affecting the potential for solar thermal or solar electric systems on the site and on 
surrounding properties;

10. the planting of  appropriate trees within parking lots should be maximized to provide shade, store carbon 
and reduce heat build-up; and

11. daylight-responsive controls should be incorporated in all regularly occupied spaces sited adjacent to 
windows/skylights.

For Water Conservation the following guidelines apply:

1. an integrated design process should be utilized to identify opportunities to reduce a building’s water 
consumption and incorporate strategies for the capture and use of  stormwater for landscaping purposes;

2. the stormwater and building water discharge should be managed on site to the extent possible. Measures 
could include:

 » maximizing pervious surfaces to enhance stormwater infiltration opportunities

 » incorporating bioswales and rain gardens for infiltration 

 » using drought-tolerant and native plants and other xeriscaping techniques to minimize the need for 
landscape irrigation;

 » maximizing the use of  topsoil or composted waste for finish grading to assist in infiltration and 
increase the water holding capacity of  landscaped areas;

3. where a site is adjacent to open space or a watercourse, infiltrated stormwater should be directed to that 
receiving environment if  appropriate; and

4. automated control systems should be utilized where temporary or permanent mechanical irrigation 
systems are required. 
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For Greenhouse Gas Emission Reductions the following  
guidelines apply:

1. building materials which are durable for the use intended should be selected;

2. locally or regionally sourced building materials should be used to reduce transportation energy costs;

3. existing building materials should be reused where practical;

4. building materials which may be reused or recycled upon building demolition should be selected;

5. a construction waste management plan should be developed and areas for the collection of  recyclable 
materials during construction should be provided on site; and

6. building products which have low, or no-VOC off-gassing potential should be selected.

Development Approval Information Area

Land within the Energy and Water Conservation and GHG Emission Reduction DPA is also designated as a 
Development Approval Information Area in accordance with Section 920.01 of  the Local Government Act. 
Applicants for energy and water conservation development permits may be required by the District to provide, at 
the applicant’s expense, information in order to demonstrate compliance with the energy and water conservation 
guidelines.

Any such information deemed by the District to be necessary for the purposes of  determining requirements to 
be addressed in a development permit shall be identified and conveyed to the applicant during the preliminary 
development application process.

BACK TO TABLE OF CONTENTS
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MAP 4�1: ENERGY AND WATER CONSERVATION AND GHG EMISSION REDUCTION DEVELOPMENT PERMIT AREA

! Above map published on 2018-04-17� For most up to date map, click here�

Brothers Creek

Mys
ter

y C
re

ek

Dean Creek

Suicide Creek

Houlgate Creek

Ly
nn

C
re

ek

Ly
nn

 C
re

ek

M
os

qu
ito

 C
re

ek

Lions Creek

Ginpole Creek

Ha
dd

en
 C

re
ek

Ca ny on Cre
ek

Windsor Creek

McKenzie Creek

Mac
Kay

 C
ree

k E
as

t

Boulder Creek

Bou
lde

r C
re

ek

Scott-Goldie Creek

Scott-Goldie Creek

Jes si e Creek

Hydraulic Creek

Colwood Creek

Grouse Creek

Keith Creek

Ra
ng

e 
Cr

ee
k

Scott-Goldie Creek

Semlin Creek

Semlin Creek

Thames Creek

Thrasher Creek

Ems le y
Cr

ee
k

Elsay Creek

Fellows Creek

Hegel Creek

Cap
ila

no
 R

ive
r

Capilano River

Th
om

as
 C

re
ek

Wickenden Creek

W
ag

g 
Cr

ee
k

Parkside Creek

Maplewood Creek

Rolf Creek

Crown Creek

Crown Creek

Intake Creek

Elsay Creek

Dean Creek

Kilm
er Creek

Allan Creek

Th
om

as
 C

re
ek

Gardner Creek

M
osquito C

reek

M
os

qu
ito

 C
re

ek

M
os

qu
ito

 C
re

ek

Sunshine C
reek

S ey mou
r Rive

r

Seym
ou

r R
iv

er

Se
ym

ou
r R

ive
r

M
acKay C

reek

Shone Creek

Baxter Creek

Cro
wn C

re
ek

Hanes Creek

Budenny Brook

O'Hayes Creek

Badger Creek

Shadow Cre
ek

Drifter Creek

Gardner Brook

W
ag

g 
Cr

ee
k

Transform
er C

reek

Underhill Creek

G
avles C

reek

C
ol

em
an

 C
re

ek

Clegg Creek

D
ye

r C
re

ek

Panoram
a Creek

Miss
ion

 C
re

ek

Blueridge Creek

Elsay Creek

Taylor Creek

Mathews Brook

O
'H

ay
es

 C
re

ek

C
olem

an C
reek

Kilmer Creek

Wickenden Creek

Vapour Creek

M
acKay Creek

Bl
ue

rid
ge

 C
re

ek

Friar Creek

Ward Creek

Th
ai

n 
Cr

ee
k

M
cC

ar
tn

ey
 C

re
ek

Hastings C
reek

C
leopatra C

reekGallant Creek

Kennedy Creek

Th
ai

n 
C

re
ek

Thames Creek

Ta
ylo

r C
re

ek

Cove Creek

Miss
ion C

reek

Ostler Creek

M
is

si
on

 C
re

ek

D
un

el
l C

re
ek

MacK
ay Creek

Coldwell Creek

Th
am

es
 C

re
ek

Ro
ch

e
Po

int Cre e k

M
ac

Ka
y 

Cr
ee

k 
W

es
t

Percy C
reek

Kai Creek

Allan Creek

Keith Creek

Coldwell Creek

Ke
ith

 C
re

ek

Hastings Creek

M
ac

Ka
y 

Cr
ee

k

C
olem

an C
reek Francis Creek

Holmden Creek

Owl and Talon Creek

Rice Creek

Mission

Capilano
Indian

Reserve #1

#5
Reserve

Indian
Burrard

Reserve #3
Seymour

Creek
Indian

Reserve #2

CITY of
NORTH VANCOUVER

W
ES

T 
VA

NC
O

UV
ER

PORT MOODY

BELCARRA

F a r r e r
C o v e

I n
d

i a
n

A
r m

B
e d w

e l l
 B

a y

C o s y
C o v e

W h i s k e y
C o v e

D e e p
C o v e

B u r r a r d I n l e t

C
a

p
i l a

n o
L a k e

Rice
Lake

I n
d

i a
n

A
r

m

Kennedy
Lake

Rolf
Lake

Gopher
Lake

De Pencier
Lake

Second
Lake

Hidden
Lake

Mystery
Lake

First
Lake

Goldie
Lake

Percy
Lake

Flower
Lake

Roche Point

Brockton Point

Grey Rock
Island

Woodlands

Sunshine Falls

Brighton Beach

Cascade

Best Point

Thwaytes

Frames

Orlomah Beach

Coldwell Beach

Silver Falls

Hamber
Island

Turtle
Head

Boulder Island

Racoon Island

Twin
Islands

Lone Point

Jug Island

+ Charles Reef

Belvedere Rock +

+ Tupper Rock

Block Shoal

+ White Rock

Quarry
Rock

ENERGY AND WATER CONSERVATION AND GHG EMISSION REDUCTION DEVELOPMENT PERMIT AREA - MAP 4.1 0 500 1,000 1,500 2,000250
Meters ±Published: August 19, 2018

DISCLAIMER AND TERMS OF USE - The District of North Vancouver makes no representation or warranties whatsoever with respect to: the accuracy; the content; or the quality of information found on this product or service.  The
responsibility for confirming the accuracy, content and quality of this product or service rests entirely with the user.  The District of North Vancouver assumes no responsibility for damages, losses, business interruption or expenses incurred
as a result of using this product or service.  The District of North Vancouver does not permit the user to rent, sell, distribute, transfer, or grant any rights to this product or service, in whole or in part, to another person or organization.  The
District of North Vancouver requires that the following acknowledgement must be displayed directly on or adjacent to any reproduction of this product or service: “Source: The District of North Vancouver GIS Department.”

Scale: 1:17,500

G I S  D E P A R T M E N T
GEOGRAPHIC INFORMATION SYSTEMS
604.990.2311 www.geoweb.dnv.org gis@dnv.org

Properties within the Conservation and GHG
Emission Reduction Development Permit Area

Original Bylaw & Date of Adoption: Bylaw 7900  (June 27, 2011) 
Amending Bylaw &  Date of Adoption: Bylaw 7985 (September 9, 2013), Bylaw 8110 (June 1, 2015), Bylaw 8159 (June 27, 2016), Bylaw 8178 (May 1, 2017), Bylaw 8279 (Feb 5, 2018), Bylaw 8230 (Mar 12, 2018), Bylaw 8244 (May 28, 2018)

http://geoweb.dnv.org/products/maps/singles/A0_DPA_EnergyWaterAndGHGReduction.pdf


B. Planning for a Mixed Use Village 
Centre
The community’s vision for this Village Centre as a 
vibrant, walkable neighbourhood with local-serving 
businesses, jobs, community recreation opportunities 
and a range of housing options is illustrated by means 
of a Concept Plan and supported by land use and 
other policies in this Implementation Plan. 

Village Centre Concept Planning 
Principles 

The following planning principles, established in 
consultation with stakeholders and the public, were 
used in guiding the development of the Lower 
Capilano Marine Village Centre Concept Plan and the 
framework for this Implementation Plan. 

Create a Village Centre that:

Mixed Use Village Centre
 » is compact, mixed-use community oriented 

around a new village heart 
 » facilitates a mix of small-scale commercial 

retail uses along Capilano Road and into the 
Cross Road

 » responds in a sensitive manner to the 
surrounding residential neighbourhoods

 » integrates opportunities for small-scale office 
space and live/work 

Multi-Modal Transportation Network
 » is pedestrian-oriented, human scale and 

accessible
 » includes a new crossroads that will lead users 

into the village heart 
 » supports pedestrian activities that animate the 

public realm throughout the day
 » supports multi-modal transportation 

(pedestrian, cycle, transit, vehicular)

Housing Choices
 » facilitates a mix of housing types to meet 

needs of residents for the next 20 years 
 » encourages provision of a range of ground-

oriented and lower density apartment housing 
options in the peripheral area outside the 
Village core 

Public Realm and Community Amenities
 » integrates streetscape design and community 

amenities to create a robust public realm 
 » includes new and improved parks and open 

spaces to meet growing needs 
 » incorporates the existing trails and parks into 

an improved green network

Green Infrastructure
 » promotes green buildings, infrastructure and 

energy efficiency 
 » incorporates environmental protection 

measures and rainwater management best 
practices 

 » enhances urban forest canopy cover 

Lower Capilano Marine Drive Implementation Plan Planning for a Mixed Use Village Centre
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Lower Capilano Village Centre: 
Peripheral Area Housing Policy & 
Design Guidelines

Housing Objectives:

 » Provide for a variety of primarily ground-
oriented multi-family housing with some low 
density apartments that enhance the character 
of the neighbourhood.

 » Provide a transition to neighbouring homes 
and improve green space and connectivity.

Housing Policy

1. Support new housing types that are compatible 
with the Lower Capilano Marine Drive Village 
Centre Implementation Plan objectives and add 
to the District’s much needed supply of ground 
oriented and low density multi-family housing as 
illustrated on Map 1 and specified in Table A.

2. Support existing individual single family lots 
located in Areas 1, 2 and 4 on Map 1 as suitable 
for new single family with detached coach house, 
or duplex, triplex or fourplex development ranging 
in density from 0.5 to 0.75 floor space ratio (FSR) 
depending on the size of the lot and according to 
the guidelines set out in Table A.

3. Support consolidations of existing lots in Areas 1, 
2, and 4 on Map 1 as suitable for townhouse or 
rowhouse ranging in density from 0.8 to 1.2 FSR 
according to the guidelines set out in Table A.

4. Support consolidations of existing lots in Area 
3 on Map 1 as suitable for low-rise apartment 
development of up to approximately 1.75 FSR 
according to the guidelines set out in Table A.

5. Recognize the single family properties on 
McLallen Court and the northern extent of 
Sandown Place within the Peripheral Area as 
suitable for continued single family use in the 
short and medium term subject to future planning 
review.

Figure 1. Range of possible housing types

Peripheral Area Housing Policy & Design Guidelines Lower Capilano Marine Drive Implementation Plan
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Good Neighbour Strategies

Redevelopment in the Peripheral Area surrounding the 
Lower Capilano Village Centre core is expected to take 
place over many years and provide opportunities for a 
mixture of built forms on a single block. This mixture 
of mostly duplex, triplex and multiplex buildings 
on single lots and townhouse, rowhouse or low rise 
apartment on assembled sites requires careful design 
and siting so as not to negatively impact neighbouring 
development which may remain in its current form for 
some time.

All new projects need to consider their neighbours 
and design in a manner that fits with the scale and 
character of the area. Project designers or architects 
are encouraged to meet the neighbours early in the 
development process so that new designs can balance 
long term community objectives with existing 
neighbours’ interests about such aspects as privacy, 
views and sunlight. Specific design and setback 
measures as outlined below should be taken in Buffer 
Areas indicated on Map 1 where adjacent single family 
development is expected to remain in the longer 
term, or where there is a need for additional setback 
requirements from the Capilano River. 

For new ground-oriented development, provision of 
three or more bedroom units and inclusion of on-site 
play areas are encouraged in order to accommodate 
families with children. Projects should also, where 
possible, include some accessible one floor ground-
oriented units for people with mobility issues. 

New development is expected to provide opportunities 
to improve existing and provide for new pathway and 
trail connections as indicated on Map 1. 

Design Guidelines for Ground-Oriented Housing 
and Guidelines for Multi-family Housing (OCP 
Schedule B) apply to the Peripheral Area. In 
addition, the following design measures apply to 
development proposed in this area.

General Provisions

Building mass and height should:
 » Be considered up to 3 storeys in general except 

where adjacent or flanking longer term single 
family dwellings where 2 storey maximums 
apply;

 » Be considered up to 4 storeys at locations 
identified as Area 3 on Map 1;

 » Not allow any single building to exceed 150 
feet in length;

 » Limit site coverage to a maximum of 50%;
 » Carefully site and enclose garbage and 

recycling containers to reduce the impact of 
noise and smell on adjacent properties; and 

 » Allow reduced side yard setbacks in order 
to facilitate more neighbourly design or tree 
retention but in no case may this setback be 
less than 4 feet(ft).

Local utilities are expected to:
 » Be able to meet the demands of new 

townhouse and apartment development; and
 » Remain in their current locations or be moved 

at the developers expense should this be of 
benefit to the project under consideration and 
the broader public realm.

Undeveloped or surplus road allowances and 
public rights-of-ways may: 

 » Be provided for development where the 
District of North Vancouver is willing to sell 
this land and where pedestrian circulation 
and project design can be improved and 
or neighbourhood compatibility can be 
demonstrated.

Lower Capilano Marine Drive Implementation Plan Peripheral Area Housing Policy & Design Guidelines
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Specific Provisions

Siting requirements should: 
 » Provide wide yard setbacks (up to 15 ft.) in 

the Neighbourhood Buffer zone indicated on 
Map 1 where new development is adjacent 
or abutting longer term single family zoned 
lands;

 » Allow for reduced front yard setbacks on the 
Glenaire Drive frontages to accommodate 
required riparian setbacks and to provide 
for a public trail at the rear for assembled 
development sites, but in no case may this 
front setback be less than 10 ft. from the 
property line;

 » Provide a minimum 15 ft. front yard 
setback and 20 ft. rear yard setback for new 
development occurring elsewhere in areas 1 
and 2;

 » Provide a 10 to 15 ft. front yard setback to 
the building face of the ground floor level 
and a further setback to the building face of 
any third storey of development on Garden 
Avenue frontages in Area 4; and

 » Provide a 15 to 20 ft. front yard setback 
and a 20 ft. rear yard setback for apartment 
development on McGuire Avenue in Area 3, 
with possible relaxation to 10 ft. for “L” or 
“U” shaped buildings.

Environmental Considerations

The Capilano River is a major environmental feature 
in the area requiring special design and development 
considerations. Protection of streamside habitat and 
environmental features will be required for lots along 
the Capilano River in keeping with the District’s 
Development Permit Areas. The District’s Green 
Building Strategy and development permit area 
guidelines apply to new multifamily construction. 
Extension of a public pathway to enhance the local 
trail system along the river south of Fullerton will 
be accommodated outside of the environmentally 

sensitive area. In addition, new development will 
be encouraged to provide for future connection to 
a potential District energy system. Retention or 
salvage of significant vegetation is encouraged in 
redevelopment in order to retain neighbourhood 
character. 

Community Amenity Contributions 
(CAC’s) 

Community amenity contributions to address 
increased demands on community facilities may be 
provided by developers when rezoning applications for 
increased density are approved. The Lower Capilano 
Village Centre Implementation Plan identifies 
amenities such as a new community centre, daycare, 
parks and plazas that are planned in the area to create 
a highly livable community. Any new multifamily 
housing in the peripheral area is anticipated to 
contribute to community amenities.

For the Peripheral Area, CAC rates consistent with 
District-wide (outside of mixed-use OCP growth 
centres) policy will be applied. The current District-
wide rate is $5 per sq. ft. for additional residential 
density for townhouse and $15 per sq. ft. for 
additional residential density for apartments. The 
District is reviewing the CAC policy in late 2014/early 
2015, and as such, may adjust these CAC target rates 
in the future.

Peripheral Area Housing Policy & Design Guidelines Lower Capilano Marine Drive Implementation Plan
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Implementation and Monitoring

Redevelopment in the Peripheral Area will require 
individual rezoning applications and OCP 
amendments along with the requisite community 
consultations and public hearing processes. While 
development in this area is expected to take many 
years, construction will need to be carefully managed 
to minimize impacts to the community. 

Strategies
 » Require each development project to provide 

a Construction Management Plan to the 
approval of the District and coordinate these 
plans to minimize resident inconvenience. As 
part of Construction Management Plans:
 » Ensure all works and materials are kept 

on-site and do not utilize public road 
allowances.

 » Require a parking plan for construction 
workers that minimizes use of local streets.

 » Enforce permitted hours of work and noise 
bylaw provisions.

 » Require development applications to provide 
a transportation analysis and a robust 
transportation demand management strategy.

 » Post traffic and construction advisories on the 
DNV website and in other media as needed 
to inform local residents and other road users 
of construction activities and possible traffic 
delays.

 » Monitor implementation of the Peripheral 
Area and manage the pace of redevelopment 
by coordinating concurrent development 
applications to facilitate effective use of 
transportation infrastructure and to minimize 
local disturbance.

 » Update and consult with the community on 
an ongoing basis to ensure implementation is 
consistent with the Lower Capilano Village 
Centre Implementation Plan, including 
the Peripheral Area Housing Policy and to 
minimize potential impacts to residents.

Lower Capilano Marine Drive Implementation Plan Peripheral Area Housing Policy & Design Guidelines
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Map 1: Proposed Land Use for 
Peripheral Areas

Map 1: Proposed Land Use for Peripheral Areas

Ground Oriented Multifamily:
Duplex, Triplex, or Townhouse at 
up to 3 Storeys and 1.2 FSR

Low Density Apartment:
Lowrise Apartment at up to  
4 Storeys and1.75 FSR

CA
PI

LA
NO

  R
D

CAPI
LA

NO  R
D

MARINE  DR

CURLING  RD

FULLERTON  AVE

SANDOWN  PL

MCLALLEN CT

GLE
NAIR

E D
R

MARINE  DR

M
CG

U
IR

E 
 A

VE

G
A

RD
EN

  A
VE

HOPE RD

BE
LL

E  
ISL

E  
PL

Area 1

Area 2

Area 3 Area 4

Connectiong to 
Belle Isle Park 

Capilano River

Approximate 
Environmental 
Setback

Approximate Neighbourhood Buffer - design measure to 
step down to 2 storeys and setback to single family homes

Existing Pathways

New Pathways

Peripheral Area Housing Policy & Design Guidelines Lower Capilano Marine Drive Implementation Plan

5



Table A: Lower Capilano Marine Drive Peripheral Residential Area 
Density and Development Guide Sheet

Single 
Family 
Dwelling

0.35 FSR + 
350 ft2

Duplex 

0.5 FSR

Triplex 

0.6 FSR

Fourplex

0.75 FSR

Row-
house/ 
Town-
house

0.8 – 1.2 
FSR

Apart-
ment

1.2 – 1.75 
FSR

Area 1 & 2
Single lot

•	 Less than 
5000 ft2  

•	 Between 
5000 ft2 and 
8000 ft2

  

•	 More than 
8000 ft2    

Assembly of 
2 or more lots 
(minimum 
12,000 ft2)



Area 3
Single lot 
Any Size 

Assembly of 4 
lots (minimum 
15,000 ft2) + no 
locked out lots



Area 4
Single lot 
Any Size  

Assembly of 4 
lots (minimum 
15,000 ft2) 



FSR – Floor Space Ratio

Table A: Lower Capilano Marine Drive Peripheral Residential Area Density and Development Guide Sheet

Lower Capilano Marine Drive Implementation Plan Peripheral Area Housing Policy & Design Guidelines
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PLANT LIST - OFFSITE
ID QTY LATIN NAME COMMON NAME SPACING SCHEDULED SIZE NOTES
TREES
Ac 1 Acer circinatum vine maple as shown 15' full height full, bushy plants
Acb 3 Aesculus x carnea 'Briotii' Briotii Horsechestnut as shown 2.5m ht/ B&B multistemmed/ bushy plants
Afj 2 Acer x fremanii 'Jeffers Red' autumn blaze maple as shown 7cm cal. min. B&B full/ bushy plants/ multi-stem
Bn 2 Betulus nigra river birch as shown 3- 4m specimen/ B&B low branching/ vary heights
Hc 2 Halesia carolina Carolina Silverbell as shown 5cm B&B multistemmed/ bushy plants

SHRUBS AND GROUNDCOVERS
Auu 67 Arctostaphylos uva-ursi bearberry, kinnikinick 1'0" #1 cont. full/ bushy plants/ heavy
Bs 14 Blechnum spicant deer fern 1'6" #2 cont. full bushy plants
Ca 61 Carex albula frosty curls sedge 1'6" #2 cont. full, bushy plants
Cos 18 Cornus sericea Kelsey's  dwarf red osier dogwood 2'5 7/8" #3 cont. full/ bushy plants
Dc 14 Deschampsia cespitosa tufted hair grass 1'8" #2 cont. full/ bushy plants
Is 10 Iris sibirica 'Caesar's Brother' Caesar's Brother Siberian Iris 1'6" #2 cont. staked
Je 12 Juncus effusus common rush 1'6" #1 cont. full, bushy plants
Lm 23 Liriope muscari 'Majestic' Majestic Lilyturf 1'6" #2 cont. staked
Mma 30 Mahonia × media ‘Arthur Menzies’ hybrid mahonia 3'0" #3 cont. full/ bushy plants
Mr 86 Mahonia repens creeping mahonia 1'6" #1 cont full/ bushy plants
Ms 16 Miscanthus sinensis 'Adagio' Adagio maiden grass 2'0" #3 cont. full/ bushy plants
Pm 20 Polystichum munitum Sword Fern 2'0" #3 cont. full bushy plants
RhG 12 Rubeckia "Goldstrum" Golden Coneflower 1'0" #2 cont full/ bushy plants
Rs 27 Ribes sanguineum 'King Edward' flowering currant 3'0" #5 cont full/ bushy plants

0 0"
LAWN

Non-Netted, grown on sand

NOTES:
1 ALL LANDSCAPE TO CONFORM TO THE CURRENT EDITION OF THE CSLA LANDSCAPE STANDARDS FOR LEVEL 2 'GROOMED' LANDSCAPE TREATMENT
IN THE EVENT OF A DISCREPANCY BETWEEN THE PLANT LIST AND THE PLANTING PLAN, THE PLANTING PLAN TAKES PRECEDENCE.
2 SEARCH AREA TO INCLUDE BRITISH COLUMBIA, WASHINGTON, AND OREGON

STANDARDS.
INSTALLATION. THE DNV HAS THE RIGHT TO REFUSE ANY OR ALL OF THE SELECTED PLANT MATERIAL IF IT DOES NOT MEET CURRENT BCLNA
3 ALL PLANT MATERIAL USED IN THIS PROJECT MUST FIRST BE INSPECTED BY A REPRESENTATIVE OF THE DNV PARKS DEPARTMENT BEFORE

THE RESPONSIBILITY OF THE FUTURE PROPERTY OWNER.
ENSURE THAT THE DEVELOPER IS AWARE THAT ON-GOING MAINTENANCE OF SHRUBS/GROUNDCOVER ON OFF-SITE AREAS (IE. BOULEVARDS) IS
4 THE DISTRICT OF NORTH VANCOUVER IS RESPONSIBLE FOR THE ON-GOING MAINTENANCE OF STREET TREES ON OFF-SITE AREA. PLEASE
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NOTES:
“The District of North Vancouver is responsible for the on-going maintenance of street trees on off-site areas.  
Please ensure that the developer is aware that on-going maintenance of shrubs/groundcover  on off-site areas 
(i.e., boulevards) is the responsibility of the future property owner”. 

The project landscape contractor, the project landscape architect and a District of North Vancouver Parks 
(DNV Parks) representative  must be present at the project pre-construction meeting. If this is not possible, 
the developer must make sure that all three  groups meet before any landscape construction work takes place onsite. 

Final approval/selection of any off-site street trees/site furniture will be made by DNV staff. 
The tree species/furniture types specified on this plan could be subject to change. 
Please contact DNV Park & Urban  Designer Dimitri Samaridis (604-990-2495) to confirm
 tree and site furniture types prior to purchase.
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SITE FURNISHINGS
ID DESCRIPTION SIZE MODEL MANUFACTURER COMMENT COLOUR QTY

S1 CIP CONCRETE PLANTER 30" height Custom Powdercoat 7
S2 BENCH varies EP1990-IPE-A Equiparc As per Lions Gate Guidelines 5
S3 DECORATIVE BOULDERS varies Offsite 11
S4 WASTE RECEPTACLE 136 L (36 gal) SDC-36 Victor Stanley As per Lions Gate Guidelines Ttitanium finish 1
S5 RECYCLING RECEPTACLE RSDC-36 Victor Stanley As per Lions Gate Guidelines Ttitanium finish 1
S6 BICYCLE RACK 32" dia Ring Landscape Forms Stainless Steel Black 2

FENCING, SCREENS
ID DESCRIPTION SIZE MODEL MANUFACTURER COMMENT COLOUR QTY

F1 ENVIRONMENTAL/RIPARIAN FENCE 48" high DNV posts Custom As per DoNV 
F2 PRIVACY SCREEN 1'-6" high Cedar, aluminium Custom Mounted on 2'-6" planter = 4' Clear stain
F3 4' GATE AND POSTS 4'-0" high Cedar, aluminium Custom Clear stain
F4 BLACK PICKET FENCE 3'-6" high Aluminium Custom Black

MATERIALS
ID DESCRIPTION SIZE MODEL MANUFACTURER COMMENT COLOUR QTY

M1 CIP CONCRETE WALKWAY Natural
M2 FEATURE PAVERS - TYPE A 18 x 18 x 1 5/8" Texada finish Abbotsford Concrete Public walkways Natural
M3 FEATURE PAVERS - TYPE B 18 x 18 x 1 5/8" Saturna finish Abbotsford Concrete Public walkways Charcoal
M4 FEATURE PAVERS - TYPE C 18 x 18 x 1 5/8" Texada finish Abbotsford Concrete Public walkways & patios Charcoal
M5 PAVERS 225mm x 225mm Double standard Abbotsford Concrete Offsite public plaza Brown
M6 DRIP STRIP
M7 VEHICULAR PAVERS VS - 5 Expocrete Charcoal/Grey 50/50

NOTES:

PLANS, THE LANDSCAPE PLANS TAKE PRECEDENCE.
1 IN THE EVENT OF A DISCREPANCY BETWEEN THE SITE FURNISHINGS, MATERIALS, AND LIGHTING SCHEDULE QUANTITIES AND THE LANDSCAPE 

FURNITURE TYPES PRIOR TO PURCHASE. 
TYPES SPECIFIED ON THIS PLAN COULD BE SUBJECT TO CHANGE. PLEASE CONTACT DNV PARK & URBAN DESIGNER TO CONFIRM TREE AND SITE 
2 FINAL APPROVAL/SELECTION OF ANY OFF-SITE STREET TREES/SITE FURNITURE WILL BE MADE BY DNV STAFF. THE TREE SPECIES/FURNITURE 
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NOTES /
COPYRIGHT RELATED TO THE USE OF THIS DRAWING:

The use of this drawing shall be governed by standard copyright law 
as generallyaccepted in architectural practice.

ARCHITECT'S REQUIREMENTS AND APPROVALS:

It is the Builder's responsibility to notify Grimwood Architecture and 
to seek prior written approval for materials and workmanship which 

deviates from instructions provided by the Architect.

ENGINEER'S REQUIREMENTS AND APPROVALS:

It is the Builder's responsibility to notify Grimwood Architecture and 
to seek prior written approval for materials and workmanship which 

deviates from instructions provided by the Engineer.

AUTHORITIES' REQUIREMENTS AND APPROVALS:

All materials and workmanship must comply with the requirements of 
all authorities having jurisdiction over the work.  It is the Builder's 

responsibility to gain necessary approval from all relevant 
Authorities.

DIMENSIONS:

All dimensions must be verified on site.  Do not scale off drawings.  
Plans take precedents over elevations.  In the absence of 

dimensions, or if discrepancies exists, consult Architect.  All 
minimum dimensions are to comply with the National Building Code 

of Canada.

SHOP DRAWINGS:

Submit shop drawings to the Architect and Engineer for approval 
prior to

manufacturing prefabricated elements of the building.
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Document Number: 3574295 

MINUTES OF THE ADVISORY DESIGN PANEL MEETING HELD ON 
May 10, 2018 AT THE DISTRICT OF NORTH VANCOUVER 

 
 
ATTENDING:  Mr. Jordan Levine (Chair) 

Ms. Carolyn Kennedy 
Mr. Charles Leman 
Ms. Diana Zoe Coop 
Mr. Stefen Elmitt 
Mr. Darren Burns 
Mr. Tieg Martin 
Sgt. Kevin Bracewell 
Mr. Steve Wong 

 
 
  

REGRETS:  Mr. Samir Eidnani 
   Mr. Alfonso Tejada 

 
 
 
STAFF:  Ms. Tamsin Guppy 
   Mr. Kevin Zhang 
   Mr. Adam Wright 

Ms. Robyn Hay (Item 3.a.) 
Mr. Erik Wilhelm (Item 3.b.)    

  
  
 
The meeting came to order at 6:02 pm. 
 

 
 
1. ADOPTION OF MINUTES  

 
A motion was made and carried to adopt as circulated the minutes of the Advisory Design Panel 
meeting of April 12, 2018. 
 
 
 

2. ANNOUNCEMENTS AND ADMINISTRATION 

 
Mr. Alfonso Tejada, District Urban Design Planner was unable to attend the meeting, however, 
he provided written comments on the applications to be communicated by Mr. Kevin Zhang, 
Development Planner. 
 

 

 

3. NEW BUSINESS 
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a.) 2555 Whiteley Court – Kiwanis Lynn Woods and Lynn Manor Renovation and Addition 
 

 Façade upgrades to Lynn Manor were approved in 2017 and are underway. This subject 
proposal includes a new building to the south of the exiting building and further upgrades 
to the existing building at ground level including canopies at the entrances and awnings 
over the walkways. 

 
Ms. Robyn Hay, Development Planner, introduced the project and explained the context. 
 
The Chair welcomed the applicant team and Mr. Patrick McLaughlin, President of Kiwanis North 
Shore Housing Society, Mr. Greg Voute from Raymond Letkeman Architects, and Ms. Jocelle 
Smith from ETA Landscape Architects, introduced the project. 
 
The Chair thanked the applicant team for their presentation and asked if there were any 
questions of clarification from the Panel: 
 
Questions were asked and answered on the following topics: 
 

 What is the net addition of parking stalls and are they compliant with the minimum 
requirements? Ms. Robyn Hay, Development Planner, indicated that there are 82 
existing stalls on site, and that the proposal is for 133 stalls. The proposed number of 
stalls are well over the senior’s parking requirement of 0.33 parking stalls per unit. The 
proposal also provides 12 visitor parking stalls. 

 Do the tandem parking stalls exist currently and what is the plan for these stalls? They 
are currently shown on the plans, but we are planning on reducing overall parking 
demand over time to phase out some of the parking areas. Ms. Tamsin Guppy, 
Development Planner indicated that tandem parking seems to work well in this case as it 
is intended to function with a valet-like service for those residents who continue to own 
cars but rarely use them. 

 What is the location of the parkade wall on the west side, is it at grade level? The wall is 
located on the west side of the parkade. 

 How are you treating the difference in grade on the site? We are planning on providing a 
1 foot berm to minimize the grade change and then plant the berm area to screen the 
parkade wall. Where will the PMT and parking exhaust vents be located? There is an 
existing electrical room that we are considering using, but we need to conduct a full 
engineering analysis before that is determined.  

 Where is the yellow colour proposed to be used on the building? It is used as accent on 
the Northeast corner entrance and the west façade of the low rise building, as well as on 
the soffits of the existing tower below the patios. 

 Have you considered putting a tower instead of a low rise building here? We have been 
trying to determine our best building footprint within the limitations of our budget. We 
started from the perspective of a tower, but found an approximate 30% construction cost 
premium of concrete vs. wood frame which was beyond our budget. 
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 Can you speak to the detailing of the patio sill to ensure it meets accessibility 
requirements? We will be providing a step, a non-slip rubber ramp and a threshold for 
wheelchair accessibility. 

 Are all units Level 2 adaptable? Approximately 80% are Level 2 adaptable. Some units 
do not have a pocket door, as it is difficult to add these in some unit types as they take 
up more structural wall space but we are working to include as many of the adaptable 
features as possible on all the units. 

 Are you able to achieve Step Code 3? While it will be a challenge to meet Step Code 3, 
we are planning on achieving it and we have a Sustainability Consultant on board to 
provide a comprehensive strategy. We currently have proposed a wood frame building 
with less than 40% glazing.  

 Is the parking secured with a gate? Yes. 
 For First Responders, is there clear access to the existing and new building? Yes  
 How are you defining separate entrances for emergency access? There are two different 

addresses with 2 different building names. 
 How are you defining territoriality and safety along the Kirkstone Park (south) side of the 

building? There is a fence proposed along the south side of the property to define the 
property and restrict access.   
 

Mr. Kevin Zhang, Development Planner, provided the following urban design comments for 
consideration: 
 

 The new building seems to be a complimentary addition to the existing building. 
 The separation of the tower and mid rise seem to be appropriate. 
 The design seems to suitably avoid windows at the pinch points between the buildings in 

order to maintain privacy. 
 Consider playing with the arcade framing or adding more horizontal elements to respond 

to the vertical columns. 
 Tall landscaping along the western edge is appropriate to maintain privacy between 

neighbouring buildings.  
 The design seems to fit well with the site and landscaping. 
 Although updates have been made to the east entrance, the materials and columns feel 

quite heavy. Consider separating the materials, using different materials, or adding some 
kind of relief between sections of buildings to lighten up the overall impression. 

 The entrance elements could be lighter, friendlier, and human-scaled. 
 

The Chair invited comments from the Panel members, and the following comments and items 
for consideration were provided: 
 

 The yellow accent colour on the facade could be bolder. 
 The programming of amenity space is great, although seems to fill up the entire space. 

Consider reorganizing to create more space and consider the potential to provide more 
seating around the bocce lawn. 
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 The landscaping is well thought out, however the kiwis could be too aggressive for the 
trellis. 

 The package is comprehensive, the presentation was good, and it is an important and 
attractive building for the community. 

 Support the use of yellow as the colour is cheerful and    may make the project feel less 
institutional and more like home, but support the consideration of a more intense shade 
of yellow 

 Beautiful landscaping proposed along the perimeter and good connection to the pathway 
on the east side of the property which links to Kirkstone Park. 

 Good materials, the contrasting lighter and darker colours works well. 
 There seems to be an opportunity for a green roof above the Great Hall which would 

benefit those units looking down onto it 
 A two or three foot wide gravel path could be added along the south side of the property 

for landscaping maintenance. 
 The west side planted berm seems to be predominantly deciduous planting, but in order 

to screen the parkade consider evergreen planting to screen the parkade for 12 months 
of the year. 

 The two entrance lobbies could potentially be confusing, but seems to makes sense for 
an addition. 

 The drop off and pick up area is generous in size and the level grade of the arrival 
courtyard is nice.  

 The light colour proposed on the top two floors help to ensure the building is not over 
bearing or dominate  

 The differentiation in building materials seems to satisfy the intent of the design 
guidelines. 

 The bathroom vents seem to be taken out through the soffits, which would not detract 
from the visual impression of the façade. 

 The electrical and mechanical rooms do not seem to be labelled on the plans. 
 Be careful on level one as you refine the design that you don’t loose the electrical closet 

next to the elevator core and steer away from hydraulic elevators that add costs. 
 The length of the hallway / travel distance to the elevator could be reconsidered. An 

additional elevator could be provided to meet the demand. 
 Another service may be required from BC Hydro. 
 The amount of brick proposed is quite extensive, this could be scaled back for cost 

savings and not go as high on the building where it may not have the same impact as at 
grade 

 The careful arrangement of the windows at the pinch point between the two buildings is 
appreciated in order to maintain privacy of adjacent units in close proximity. 

 Consider rethinking the variety of balcony sizes to ensure that all units have a minimum 
useable open space. 

 The overall layout of the plan and the suites seem quite livable. 
 The package provided is impressive and greatly exceeds benchmark design quality. 
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 It seem as though the addition may be trying to make an apology for the older concrete 
tower as opposed to celebrating it. 

 There may be potential to shift the overall expression from vernacular to a more 
modernist design. 

 Agree that the yellow colour on the façade could be enhanced. 
 The pathway leading into the amenity area seems to not be as direct as it was in the 

parti (concept plan) and as a result has lost the visual connection from the public path 
into the private garden.  A visual link would make a more inviting entrance to the amenity 
space.  

 The elevations tend to demonstrate a hierarchy in the façade, but the rationale in the 
design guidelines for stepping back the upper storeys is merited and without the step 
back the 6 storey façade may feel somewhat heavy. If possible consider a setback to 
those upper floors.  

 Stepping back the building could be a good feature in the long run, despite being more 
costly in the short term. 

 
A Panel member who was not able to attend the meeting provided comments in writing below: 
 

 Consider beginning early discussions with your contractor regarding the potential 
impacts to the existing residents in the tower with respect to the construction staging and 
interaction with occupied areas; and the course of construction fire protection measures 
to the neighbouring sites (especially the tower). 

 At this stage it does not seem like the new 6 storey will be connected to the existing 
high-rise; if connections to the existing building do occur this will require a review for the 
impact on the life safety systems and connection of fire alarms. 

 
The Chair invited the project team to respond. Patrick McLaughlin acknowledged the Panel’s 

suggestions, appreciated the feedback and was happy to take them into account in the 
development of the design. Mr. Greg Voute also conveyed the following comments below: 
 

 Two elevators are being proposed. 
 The green roof above the Great Hall will be considered. 
 More colour was initially considered in the recesses of the buildings along the back walls 

of the balcony, which will be reconsidered. 
 Shingles were originally considered at the back (south side) of the building and within 

the interior courtyard instead of brick for cost saving and to create texture and difference 
of material.  

 The comments on the pathway to the amenity space are appreciated. 
 

The Chair invited the Panel to compose a motion: 
 
 
MOVED by Mr. Tieg Martin and SECONDED by Mr. Charles Leman.  
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THAT the ADP has review the proposal and recommends APPROVAL of the project SUBJECT 
to addressing to the satisfaction of staff the items noted by the Panel in its review of the project. 
 
 
 

CARRIED 
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b.) 1920 & 1932 Glenaire Drive – Holland Row Townhomes 
 
Mr. Erik Wilhelm, Development Planner, introduced the project and reminded the Panel that the 
project was returning for reconsideration having been reviewed by the Panel on March 8, 2018, 
and provided a brief reminder of the general context.   
 
The Chair welcomed the applicant team and Mr. Thomas Grimwood from Grimwood 
Architecture and Mr. Darryl Tyacke from ETA Landscape Architects introduced the project.   
 
The Chair thanked the applicant team for their presentation and asked if there were any 
questions of clarification from the Panel: 
 
Questions were asked and answered on the following topics: 
 

 Were there supposed to be landscape drawings in the package? Yes, they are provided 
in the package (a new package was provided to the panel member whose package was 
missing key pages). 

 How is the garbage managed by residents in Building 5? There is a stair connection that 
can be taken between Phase 1 and 2 buildings or they can take the ramp to dispose of 
waste. 

 Will a gravel path be provided along the north side of the site? We are currently in 
discussions with Metro Vancouver and the District of West Vancouver about moving the 
path closer to the riparian area and adding a gravel path. 

 Is the horizontal siding cedar? Yes, it is quite durable from a maintenance perspective. 
 Does the turret element have a different black material? It is a darker grey. 
 The wall on the far northwest corner of the parkade seems to be right on the property 

line, does this provide sufficient room? The corner is tight, we are considering 
construction limits from the property line, and room for vehicle flow in the parkade. 

 Mr. Erik Wilhelm, Development Planner indicated that there is a need for a pathway 
connection, however, there are ongoing discussions with Metro Vancouver and West 
Vancouver regarding the provision and location of a trail.  
 

Mr. Kevin Zhang, Development Planner, provided a brief presentation and provided the 
following comments for consideration: 
 

 There have been many improvements and the package seems well organized. 
 The patios on the front of the buildings seem to be addressed, the exit stairs to the 

parkade have been removed and the building design changes seem to better respond to 
Glenaire Drive. 

 The pedestrian entrance could be improved to better use the space that has been 
opened up from removing the exit stairs. The geometry could be changed to be more 
inviting for people. 

 
The Chair invited comments from the Panel members, and the following comments and items 
for consideration were provided: 
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 The overall improvements create a more elegant and believable building form and the 

subtle detailing is helpful. 
 The entrance marking trellis may not be strong enough, perhaps it could be 

perpendicular to the road to be more inviting and natural. 
 The wall on the western property line is still a concern but if supported by parks staff it 

seems to be potentially addressed with landscaping. 
 The eastern perspective, looking down Glenaire Drive, would have been nice to include 

in the package. 
 The landscaping seems to fit well with the architecture, and the plant materials are great. 
 A fire plan and clear unit identification will likely help first responders in an emergency.  
 Cedar siding would be great, and the lack of corner boxes is great.  
 A convex mirror in the northwest parkade corner will be helpful for drivers. 
 Nice to see the colour palette tying in to Phase 1. 
 The parkette is a lovely addition as a transition to the neighbouring park. 
 There seems to be an opportunity to better frame the entrance plaza on the east side. 
 The pergola design could better relate to the architectural era of the buildings, perhaps 

by being more elaborate or reflecting a time that is more consistent with the architectural 
design. 

 There seems to be a nice balance between the two phases 
 The project is greatly improved and it appears the applicant team listened to the Panel’s 

comments and addressed the architectural concerns.  
 Mr. Kevin Zhang indicated that garage doors in the parkade are not supported as the 

Fire Inspectors need to be able to see what is being stored. Mr. Thomas Grimwood 
explained that it is a metal grill gate, rather than an enclosed space, and the grill gate is 
transparent. 

 The entryway is improved with removal of the exit stairs but agree with other Panel 
members that it still needs work. 

 The backfill slope and the stair connection to the public pathway and park could be 
challenging and needs further work 

 The space in between the two phases seems to be reduced to approximately 10 feet, 
consider any opportunities to widen the space between Building 1 (Phase 1) and 
Building 4 (Phase 2). 

 
 
The Chair invited the Panel to compose a motion: 
 
 
MOVED by Mr. Steve Wong and SECONDED by Mr. Stefen Elmitt. 
 
THAT the ADP has review the proposal and recommends APPROVAL of the project SUBJECT 
to addressing to the satisfaction of staff the items noted by the Panel in its review of the project. 
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July 14, 2016 

4749.08 

 

Rebecca Nguyen, Development Manager 

Citimark  

Unit 2248 – 13353 Commerce Parkway 

Richmond, BC 

V6V 3A1 

Dear Rebecca: 

Re:  Lions Gate Peripheral Townhouse Developments 

DRAFT Transportation Impact Assessment Rev. 1 

 

The enclosed report addresses the requested transportation impact assessment for the proposed 

townhouse developments planned for the Lower Capilano Marine Village area by Citimark, the Airey 

Group, PCUrban, and Woodbridge Homes.  In addition to the impact analysis, this report provides a 

summary and rationale for the site’s proposed parking provision, and proposed Transportation Demand 

Management (TDM) strategies.   

At the point of writing of this report, there are still elements, from a roadway infrastructure standpoint, 

and from an internal site standpoint that is being progressed.  These are highlighted in the report for 

further discussion.  This is also the second version to be submitted to the District and will form part of the 

development application for the Citimark townhouse development site.   

Should you have any questions / comments, please do not hesitate to contact the undersigned. 

Yours truly,  
Bunt & Associates  

  

Daniel Fung, M.Sc. P.Eng.  

Senior Transportation Engineer 

cc: Taylor Johnson, the Airey Group; Robert Cadez, PCUrban; Kevin Chan, Woodbridge 
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This document was prepared by Bunt & Associates for the benefit of the Client to whom it is addressed.  The copyright and ownership of the report 
rests with Bunt & Associates.  The information and data in the report reflects Bunt & Associates’ best professional judgment in light of the 
knowledge and information available to Bunt & Associates at the time of preparation.  Except as required by law, this report and the information 
and data contained are to be treated as confidential and may be used and relied upon only by the client, its officers and employees.  Any use which 
a third party makes of this report, or any reliance on or decisions made based on it, are the responsibilities of such third parties.  Bunt & Associates 
accepts no responsibility for damages, if any, suffered by any third party as a result of decisions made or actions based on this report. 
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1. INTRODUCTION 
Bunt and Associates was retained by a client group comprised of Citimark, the Airey Group, PC Urban, and 

Woodbridge Homes collectively to prepare a Transportation Impact Assessment (TIA) for four planned 

townhouse developments in the District of North Vancouver, BC located within the Lower Capilano Marine 

Village area.  The purpose of this TIA is to determine the off-site transportation impacts of the proposed 

developments, in relation to vehicular traffic and other travel modes as well as to confirm the adequacy of 

the proposed parking supply provision and the site design layout from a transportation perspective. 

Exhibit 1.1 shows the location of the proposed development sites.  This report summarizes the work 

undertaken to fulfill the scope requirements for the sites’ development permit submissions, as well as our 

findings and recommendations for the surrounding traffic network.  Note as of the writing of this report, 

some of the site plans are currently being progressed.   

1.1 Background 

The combined developments include 87 townhouse units for the Citimark development, 43 townhouse 

units for the Airey Group development, 23 townhouse units for PCUrban, and 153 townhouse units for 

Citimark / Woodbridge Homes development proposed for the area north of Curling Road, south of 

Fullerton Avenue and west of Larco’s CapWest site.  Collectively, there are 306 townhouse units planned, 

replacing 35 current single family homes on the four sites. 

The scope of this TIA was developed in partnership with District of North Vancouver (DNV) staff.  The TIA 

study takes into account the Lower Capilano Marine Village Implementation Plan (District of North 

Vancouver, September 2013) and Lower Capilano Marine Village Centre Transport Plan (Creative 

Transportation Solutions, March 2013), as background information.   Also, this study accounts for 

background vehicle trips in the study area associated with the future redevelopment of the Larco CapWest 

development site (Bunt & Associates Draft Transportation Impact Assessment for Full Build Out, April 

2016), and the Pacific Gate Grouse Inn development located northwest of the Marine Drive / Capilano Road 

intersection. 

For the purposes of the traffic impact analysis conducted in this study, the subject development(s) 

opening day is expected to be year 2019 while the long term planning horizon for the project is 2030 as 

agreed with DNV staff. 
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1.2 Site Location & Study Area 

Exhibit 1.2 shows the general study area.  The following intersections were included in the transportation 

impact assessment in the study: 

 Marine Drive / Capilano Road;  

 Curling Road; / Capilano Road; 

 Fullerton Avenue / Capilano Road;  

 Sandown Place / Fullerton Avenue;  

 Belle Isle Place / Fullerton Avenue;  

 Glenaire Drive  Curling Road; and 

 McGuire Avenue / Capilano Road (planning horizon analysis only). 
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2. TRAFFIC FORECASTING 

2.1 Data Collection  

To be consistent with other transportation impact assessment studies previously completed or underway 

in the study area, the base “existing” traffic volumes were assumed to be the same as the Larco CapWest 

development traffic study and the Pacific Gate Grouse Inn development traffic study. 

For the Capilano corridor intersections, traffic and queue surveys were conducted on October 28, 2015 

which was typical of a peak fall commuter season scenario.  In the study area, peak hour traffic demands 

were observed to occur from 8:00 to 9:00 AM during the morning peak period and from 5:00 to 6:00 PM 

during the afternoon peak period. In addition to the Capilano corridor counts, supplemental traffic counts 

for this study were conducted at Sandown Place, Belle Isle Place, and Glenaire Drive at Fullerton Avenue on 

Wednesday, February 24, 2016. 

 Exhibit 2.1 illustrates the peak hour traffic volumes in the study area. 

2.2 Background Traffic 

There will be two components associated with “background” or non-site traffic growth in the future:  

general background growth associated with vehicles driving through the study area, and site-specific 

background growth associated with known development sites in the study area (that have trip origins and 

destinations located in the study area). 

2.2.1 General Background Growth 

To be consistent with previous neighbourhood planning work and other TIAs in the study area, Bunt 

assumed a 1% blanket (compound) growth rate for both AM and PM peak hour background traffic growth, 

to forecast the 2019 Background and 2030 Background traffic volumes. 

The exceptions to this blanket growth rate application were the movements to/from the Lions Gate Bridge 

which in our view are at saturation levels in the morning peak period.  Consequently, no growth in 

background traffic was assumed for the AM Peak Hour only at the Marine Drive & Capilano intersection, 

for the southbound right turn and the westbound through movements and for the PM Peak only at the 

Marine Drive & Capilano intersection, for the eastbound left turn movement.  For these movements, on-

site observations during our count program indicated they are saturated and therefore additional traffic 

volumes could not be processed through the intersection. As side note, growth was applied only to the 

through volumes for the Capilano Road corridor so not to double count growth from the side streets.    

2.2.2 Site Specific Background Growth 

In addition to the application of blanket background growth, Bunt superimposed forecasted background 

traffic from the known Larco CapWest development for the Opening Day Background conditions and 

additionally, the Pacific Gate Grouse Inn development for the 2030 Planning Horizon Background  
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conditions.  The Larco CapWest development is anticipated to be completed in 2018 (before opening day 

of the subject Lions Gate Peripheral Area Townhouse developments) and the Pacific Gate Grouse Inn 

development is anticipated to be completed in 2020 (after opening day of the subject townhouse units). 

For this TIA, the site land uses, density and unit mixes for these other developments was assumed to be 

consistent with the latest available information from these other developers; as the site plans for these 

other projects are still being developed and refined, the final site statistics may be somewhat different 

than assumed in this study but is not anticipated to drastically affect traffic operations..   

Trip rates for the future off-site developments on Exhibits 2.2/2.4 and 2.3/2.5 were based on Institute of 

Transportation Engineer’s Trip Generation Manual rates, consistent with trip rates agreed with District 

staff.  Tables 2.1to 2.4 summarize the off-site development trips. 

Table 2.1: Off-Site Larco CapWest Site Trips AM Peak Hour 

USE SIZE 

TRIP 

RATE 

SOURCE 

AM PEAK HOUR 

Trip Rates (trips/unit) Traffic Volumes 

In Out Total In Out Total 

Residential 

Townhouses 29 units CTS 0.04 0.16 0.20 1 5 6 

Apartments 311 units CTS 0.04 0.16 0.20 12 50 62 

Rental 

Apartments 
75 units CTS 0.04 0.16 0.20 3 12 15 

Senior Housing 45 units ITE 252 0.07 0.13 0.20 3 6 8 

Sub-Total 460 units --  20 72 92 

Commercial 

Retail 
4.870 x 

1,000 sqft 
CTS 0.61 0.39 1.00 3 2 5 

Self Storage 

(assumes self 

storage office 

trips included 

in trip rate) 

121,9 x 

1,000 sqft 
CTS 0.02 0.04 0.06 2 5 7 

Community 

Centre 

26.868 x 

1,000 sqft 
ITE 495 1.35 0.70 2.05 36 19 55 

Red Cross 

Lending 

2.5 x 1,000 

sqft 
ITE 720 1.89 0.50 2.39 5 1 6 

Sub-Total 
156.1 x 

1,000 sqft 
--  47 27 73 

TOTAL TRAFFIC  66 99 165 
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Table 2.2: Off-Site Larco CapWest Site Trips PM Peak Hour 

USE SIZE 

TRIP 

RATE 

SOURCE 

PM PEAK HOUR 

Trip Rates (trips/unit) Traffic Volumes 

In Out Total In Out Total 

Residential 

Townhouses 29 units CTS 0.14 0.08 0.22 4 2 7 

Apartments 311 units CTS 0.14 0.08 0.22 44 25 68 

Rental 

Apartments 
75 units CTS 0.14 0.08 0.22 11 6 17 

Senior Housing 45 units ITE 252 0.14 0.12 0.25 6 5 11 

Sub-Total 460 units --  64 38 102 

Commercial 

Retail 
4.870 x 

1,000 sqft 
CTS 2.94 3.06 6.00 14 15 29 

Self Storage 

(assumes self 

storage office 

trips included 

in trip rate) 

121.9 x 

1,000 sqft 
CTS 0.06 0.03 0.09 7 4 11 

Community 

Centre 

26.868 x 

1,000 sqft 
ITE 495 1.34 1.40 2.74 36 38 74 

Red Cross 

Lending 

2.5 x 1,000 

sqft 
ITE 720 1.00 2.57 3.57 2 6 9 

Sub-Total 
156.1 x 

1,000 sqft 
--  60 63 123 

TOTAL TRAFFIC  124 101 225 
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Table 2.3: Off-Site Pacific Gate Grouse Inn Site Trips AM Peak Hour 

USE SIZE 

TRIP 

RATE 

SOURCE 

AM PEAK HOUR 

Trip Rates (trips/unit) Traffic Volumes 

In Out Total In Out Total 

Residential 

Strata 

Apartments 
254 units CTS 0.04 0.16 0.20 10 41 52 

Townhouses 5 units 
Bunt / ITE 

826 
0.09 0.35 0.44 0 2 2 

Sub-Total 259 units --  11 43 54 

Commercial 

Supermarket 

(Urban) 

12.59 x 

1,000 sqft 
ITE & Bunt 1.43 0.87 2.30 18 11 29 

Specialty Retail 
10.94 x 

1,000 sqft 
ITE 826 1.77 1.92 3.69 19 21 40 

Restaurant 
3.50 x 1,000 

sqft 
ITE 932 5.95 4.86 10.81 21 17 38 

Sub-Total 
27.03 x 

1,000 sqft 
--  58 49 107 

With Internal 

Capture 
15%   49 42 91 

TOTAL TRAFFIC  60 85 145 

The supermarket (urban) trip rate was based on previous Bunt studies on urban supermarket.  The rates were agreed with District staff 

before application for the Grouse Inn development site.  Internal capture rate assumed are conservative considering the walkability 

nature of the proposed village.  Actual trip generation could be lower as a result.   
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Table 2.4: Off-Site Pacific Gate Grouse Inn Site Trips PM Peak Hour 

USE SIZE 

TRIP 

RATE 

SOURCE 

PM PEAK HOUR 

Trip Rates (trips/unit) Traffic Volumes 

In Out Total In Out Total 

Residential 

Strata 

Apartments 
258 units CTS 0.14 0.08 0.22 36 21 57 

Townhouses 5 units 
Bunt / 

ITE 826 
0.33 0.19 0.52 2 1 3 

Sub-Total 263 units --  38 22 59 

Commercial 

Supermarket 

(Urban) 

12.59 x 

1,000 sqft 

ITE & 

Bunt 
3.19 3.22 6.41 40 41 81 

Specialty Retail 
10.94 x 

1,000 sqft 
ITE 826 1.19 1.52 2.71 13 17 30 

Restaurant 
3.50 x 1,000 

sqft 
ITE 932 5.91 3.94 9.85 21 14 34 

Sub-Total 
27.03 x 

1,000 sqft 
--  74 71 145 

Internal 

Capture 
15%   63 60 123 

TOTAL TRAFFIC  101 82 182 

The supermarket (urban) trip rate was based on previous Bunt studies on urban supermarket.  The rates were agreed with District staff 

before application for the Grouse Inn development site.  Internal capture rate assumed are conservative considering the walkability 

nature of the proposed village.  Actual trip generation could be lower as a result.   
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Exhibits 2.2 and 2.3 summarize the site traffic volumes for each of the developments assuming the 

existing road network. However, the McGuire Road connection between Capilano Road and the “Woonerf 

Road” on the east side of the CapWest site is expected to be developed with a new signal at Capilano Road 

sometime between the Opening Day (2019) and the long term planning horizon year (2030).  Also, by 

2030, McGuire Road is expected to be developed and connected between Capilano Road and Marine Drive 

with a new traffic signal at the intersection of McGuire Road & Marine Drive.  Therefore for both the 

Opening Day and the long term planning horizon year of 2030, the background traffic associated with the 

Larco and Pacific Gate sites was redistributed to reflect these future networks as shown on Exhibit 2.4 and 

2.5.  Further information on the future road and traffic control assumptions is provided in Sections 2.4 and 

2.5 below. 

2.2.3 Combined Background Traffic 

Exhibit 2.6 summarizes the 2019 Background traffic assuming just the 1% blanket growth rate while 

Exhibit 2.7 summarizes the 2030 background traffic assuming just the 1% blanket growth rate.  The site-

specific background growth component was then superimposed on these volumes to yield the combined 

background traffic forecasts as illustrated on Exhibits 2.8 and 2.9. 
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2.3 Opening Day Road Network Assumptions 

For the purposes of analysis, road and traffic control assumptions for Opening Day 2019 were: 

 A new signal will be installed at Capilano Road & Curling Road, as recommended in Bunt’s Draft 

Transportation Impact (part of the Larco CapWest development off-site improvements; 

 The future McGuire Road Connection will not yet be completed; 

 Curling Road would not yet be connected to McGuire Road past the Capilano Road corridor;  

 The future new separate southbound to eastbound left turn lane on Capilano Road to Marine Drive 

will not yet be installed (part of the Pacific Gate Grouse Inn development off-site improvements); 

 The current T-intersection at Belle Isle Place / Fullerton Road will have a traffic circle constructed at 

this location as per the DNV’s traffic calming plans for the Fullerton corridor; 

 Glenaire Drive will be connected to Curling Road (part of the Lions Gate Peripheral Area townhouse 

developments off-site improvements),   

 Fullerton Avenue, west of Sandown Place, Glenaire Drive, within the vicinity of the study area, Curling 

Road, west of the Capilano Road intersection to the area fronting the Ariey Group development,  will 

be improved – the draft functional/concept design plans are attached as Exhibit 2.10 below; and  

 The Larco CapWest development will be completed (by 2018). 

 

To further detail the latest draft functional/concept design plan: Curling Road, Glenaire Drive, and 

Fullerton Road fronting the subject developments will have a two lane cross-section and will include 

parking stalls on one or both sides of each corridor. In addition, once the Citimark and Airey Group 

developments are complete, the current Belle Isles Place cul-de-sac will be removed and a new Belle Isles 

Connector connecting Fullerton Avenue and Glenaire Drive (south west of the PCUrban development) will 

be constructed.   

Currently, the Belle Isles Connector is expected by the District to have a carriageway of 6m along with 2m 

of sidewalk.  The 6m carriageway design is expected to accommodate bi-directional traffic movement per 

the latest drawings (but may be updated to have only westbound movement per updates to the design).  

Finally, there are 5 perpendicular stalls accessible from the Belle Isles Place connector.  Note, traffic 

volumes on the Belle Isles Connector are assumed to be low as it is assumed most traffic will utilize 

Glenaire Drive instead where most other development and development accesses ares fronted.  Aside from 

general traffic, this corridor will be the firetruck route able to access parts of the Citimark and Airey Group 

developments.   

2.4 Planning Horizon Road Network Assumptions 

For the purposes of analysis, road and traffic control assumptions for the 2030 Planning Horizon were: 

 McGuire Avenue will be extended and completed between Marine Drive and the Woonerf; 

 New traffic signals at Capilano Road / McGuire Avenue and at Marine Drive / McGuire Avenue 

intersections will be installed;  

 Curling Road will be extended to the east and connected to McGuire Avenue; 
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 With the development of the Pacific Gate Grouse Inn, separate through and left turn lanes will be 

provided southbound on Capilano Road at Marine Drive; and, 

 Both the Larco CapWest and the Grouse Inn developments were assumed to be completed.   

2.5 Site Statistics and Site Generated-Trips 

The site statistics provided by the client group used in this TIA for traffic impact assessment analysis are 

listed in Table 2.5 and Table 2.6 below.  We note that since provision of these site statistics, the Citimark 

site is now proposed to have 87 units and the PC Urban development is proposed to have 23 units.  As 

these minor changes would not substantively alter the findings of Bunt’s TIA analysis, the previously 

provided and slightly higher values were not updated. 
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Note, all of the below sites are currently assumed to be completed by 2019. 

Table 2.5: Site Statistics and AM Trip Generation  

USE SIZE 

TRIP 

RATE 

SOURCE 

AM PEAK HOUR 

Trip Rates (trips/unit) Traffic Volumes 

In Out Total In Out Total 

Citimark 

Townhouses 89 units 
Bunt / 

ITE 
0.09 0.35 0.44 8 31 39 

The Airey Group 

Townhouses 43 units 
Bunt / 

ITE 
0.09 0.35 0.44 4 15 19 

PCUrban 

Townhouses 24 units 
Bunt / 

ITE 
0.09 0.35 0.44 2 8 11 

Woodbridge Homes / Citimark 

Townhouses 153 units 
Bunt / 

ITE 
0.09 0.35 0.44 13 54 67 

TOTAL TRAFFIC  27 109 136 

Table 2.6: Site Statistics and PM Trip Generation  

USE SIZE 

TRIP 

RATE 

SOURCE 

PM PEAK HOUR 

Trip Rates (trips/unit) Traffic Volumes 

In Out Total In Out Total 

Citimark 

Townhouses 89 units 
Bunt / 

ITE 
0.33 0.19 0.52 29 17 46 

Airey Group 

Townhouses 43 units 
Bunt / 

ITE 
0.33 0.19 0.52 14 8 22 

PCUrban 

Townhouses 24 units 
Bunt / 

ITE 
0.33 0.19 0.52 8 5 80 

Woodbridge Homes 

Townhouses 153 units 
Bunt / 

ITE 
0.33 0.19 0.52 51 29 80 

TOTAL TRAFFIC  102 58 161 

Note: Townhouse trip generation rates were derived from a recent Bunt study of two townhouse developments near to the site: 

specifically, Cedar Crescent located at 2871-2935 Capilano Road and 3401-3599 Capilano Road.  Driveway counts at these two existing 

townhouse sites were undertaken in late February 2016 and the resulting trip generation rates were found to be very close to the 

Residential Condominium / Townhouse category (ITE 230) within the ITE Trip Generation Manual (9th Edition).  Therefore, the ITE 230 was 

used for analysis purposes in this TIA. 
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Based on Tables 2.5 and 2.6 above, the combined trip generation for the AM peak hour is 136 trips (27 

inbound and 109 outbound) while the combined trip generation for the PM peak hour is 161 trips (102 

inbound and 58 outbound). 

2.6 Directional Distribution of Site Traffic Volumes 

The assumed directional distribution of site traffic to the “external gates” at the study area boundaries was 

assumed to be the same the directional distribution used in the Lower Capilano Marine Village Centre 

Transportation Study (March 2013) as summarized in  Table 2.7.  This distribution was applied to both 

site trips associated with the subject four townhouse properties as well as the site-specific background 

trips associated with the Larco CapWest and Pacific Gate Grouse Inn sites. 

Table 2.7:  Directional Distribution of Site  

SITE TRAFFIC AM PEAK HOUR PM PEAK HOUR 

To/From In Out In Out 

Capilano North 41% 20% 20% 37% 

Hope East 1% 1% 1% 1% 

Marine East 23% 23% 25% 29% 

Garden South 2% 2% 2% 2% 

McGuire South 1% 1% 1% 1% 

Capilano South 6% 6% 9% 8% 

Marine West 30% 50% 46% 26% 

TOTAL 100% 100% 100% 100% 

 

As the Lower Capilano Marine Village Centre Transport Plan was based on full build out of the 

neighbourhood with new roadway links, some adjustments to the assumed distribution was made to 

reflect the traffic analysis conditions without the McGuire and Curling Road extensions for the Opening 

Day conditions (only).  Exhibit 2.11 illustrates the assumed site directional distribution. The origin-

destination traffic breakdown will still be the same. 

For the 2030 planning horizon, as it is assumed that the McGuire connection will be completed, the 

directional distribution will be extended to include Garden Avenue South and McGuire South origin-

destination points.   

In addition to the distributions to the external gates of the study area noted above, traffic patterns are 

expected to change somewhat west of Capilano Road due to the new connection of Glenaire Drive to 

Curling Road.  This new connection will change distribution of mainly the site traffic between Curling Road 

and Fullerton Road (for Lions Gate Peripheral Townhouse developments trips only).  The diversion of traffic 

per the Glenaire Drive connection is shown in Exhibit 2.12.  
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Based on the above information, Exhibit 2.13 summarizes the Lions Gate Peripheral Area Townhouse 

Developments Traffic Volumes for the 2019 Opening Day conditions while Exhibit 2.14 summaries the 

Lions Gate Peripheral Townhouse Developments Traffic Volumes for the 2030 Planning Horizon (when the 

McGuire Avenue connections east of Capilano Road are in place).   
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2.7 Opening Day and Planning Horizon Total Traffic Forecast 

To create Opening Day total traffic forecasts, site trips were superimposed on combined background trips 

(2019 off-site trips, 2019 background growth trips of 1% per annum, and 2019 Lions Gate Peripheral Area 

Townhouse Developments site trips).  The Build-out scenario total Opening Day traffic volumes are 

summarized on Exhibit 2.15. 

Similar to the Opening Day total traffic forecasts, trips from Exhibits 2.4, 2.5, 2.7, and 2.13 were 

combined (2030 off-site trips, 2030 background growth trips of 1% per annum, and 2030 Lions Gate 

Peripheral Area Townhouse Developments site trips).  The Build-out scenario total Planning Horizon (2030) 

traffic volumes are summarized on Exhibit 2.16.  

For both build-out scenarios, it must be noted that the single family home trips to which the developments 

are built on have been removed for the purposes of analysis but as the volumes are low, they have not 

been explicit provided in an exhibit.  
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3. TRAFFIC IMPACT ASSESSMENT 

3.1 Traffic Analysis Scenarios 

3.1.1 Existing Conditions 

Existing conditions models were prepared as part of several TIAs associated with the Larco site as 

reported in Bunt’s Draft Transportation Impact Assessment at Full Build Out (April 2016) and therefore 

analysis of this scenario is not repeated herein. 

3.1.2 2019 Background Conditions  

Bunt assumed that for the 2019 Background scenario the Larco CapWest site would be completed.  As 

such, site traffic from the CapWest development was included in the traffic models in addition to the 1% 

per annum growth on Capilano Road. 

3.1.3 2019 Opening Day Total Conditions  

Bunt assumed that for the 2019 Opening Day scenario both the Larco CapWest site and the Lions Gate 

Peripheral Area townhouse developments site trips would be completed.  All road and traffic control 

improvements assumed for 2019 Background scenario were also assumed for the 2019 Total Scenario; in 

addition, the Glenaire Drive connection is expected to be in place for this scenario. 

As the Lions Gate Peripheral Area townhouse sites will replace existing single family homes, the original 

single family home trips were subtracted from the road network.  The single family home trips removed 

were calculated using the ITE Trip Generation Manual (9th Edition) for Single Family Detached Housing (ITE 

210).  Aside from the subtraction, the 1% per annum growth was applied to the arterial roads.   

Also, by opening day, it is assumed that the Belle Isles Connector connecting Fullerton Avenue and 

Glenaire Drive (north of the Belle Isle Park) will be in place.  Since this connection is being finalized at the 

writing of this report, and the traffic volumes are expected to be low due to the pedestrian-oriented nature 

of the Belle Isle Connector, no traffic was assigned to the Belle Isles Connector for the purposes of 

analysis.   

3.1.4 2030 Background Conditions  

Bunt assumed that for the 2030 Background scenario both the Larco CapWest site and the Pacific Gate 

Grouse Inn development site would be completed.  Aside from the site-specific background trips, the 1% 

growth was applied on through traffic on just the arterial roads.   

The McGuire Avenue intersection connection east of Capilano Road and to Marine Drive was also assumed 

to be in place along with the Marine Drive / Capilano Road separate southbound through and left turn 

lanes. 
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3.1.5 2030 Total Conditions  

In this scenario, Bunt assumed that the Lions Gate Peripheral Area townhouse site trips would be 

superimposed on the background traffic after removal of single family homes.  All road and traffic control 

improvements assumed for 2030 Background scenario were also assumed for the 2030 Total Scenario. 

3.2 Performance Thresholds  

The following desired traffic operations performance thresholds were assumed, which if exceeded would 

trigger consideration of potential mitigation measures: 

 v/c = 0.90 or less for the overall intersection operations; and, 

  v/c = 0.95 or less for individual movements and Levels of Service at E or F. 

3.3 Signal Timing Assumptions 

3.3.1 2019 Scenarios 

Today, the Marine Drive / Capilano Road intersection is not coordinated with the Fullerton Avenue / 

Capilano Road intersection.  As part of the Larco CapWest project, when the new traffic signal at Capilano 

Road & Curling is installed the three resulting signals will be coordinated as reported in Bunt’s CapWest 

Transportation Impact Assessment Study at Full Build Out. 

In consequence, for this TIA Bunt assumed that the 2019 scenario assumed that Curling Road was 

signalized and the intersection signal timings at Marine Drive, Curling Road, and Fullerton Avenue were 

coordinated and phasing/green splits optimized.  As part of this study, for the 2019 scenarios, signal 

phase split optimization was updated to accommodate the forecasted traffic which is anticipated to be 

higher than in the CapWest study. 

A summary of the assumed signal timings is shown in Table 3.1 and Appendix A provides further details 

of recommended green, yellow and all red times.  Note, for this analysis, the yellow and all red clearance 

times for the new Capilano Road & Curling Road intersection were not the Synchro-calculated defaults but 

were calculated based on District of North Vancouver guidelines1. For the purposes of this TIA, the yellow 

and all red clearance times at the existing Marine Drive and Fullerton signals were assumed to be the 

same as today, since stop bars and curb locations at these existing signalized intersections are not 

expected to change.   

  

                                                   
 

1 District of North Vancouver Signal Timing Practices Review, CTS, 2002 
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Table 3.1:  Signal Timing Assumptions – 2019 Background / Total Conditions 

 INTERSECTION 
2019 BACKGROUND / TOTAL 

AM Peak Hour PM Peak Hour 

Fullerton Avenue /  
Capilano Road 

Optimized Timing, 
Coordinated 
(65s Cycle) 

Optimized Timing,  
Coordinated 
(65s Cycle) 

Curling Road / 
Capilano Road 

Optimized Timing 
Coordinated 
(130s Cycle) 

Optimized Timing,  
Coordinated 
(65s Cycle) 

Marine Drive / 
Capilano Road 

Optimized Timing,  
Coordinated 
(130s Cycle) 

Optimized Timing,  
Coordinated 
(130s Cycle) 

   

 

For the 2019 Total conditions, it was assumed that the Capilano Corridor signal cycle lengths and 

coordination offsets would not change from the 2019 Background conditions.  As such, only signal phase 

optimization of green splits was assumed to accommodate additional site trip volumes anticipated in the 

study area. 

“Half cycling” at the Fullerton Avenue intersection as noted in the table above was assumed during both 

the AM and PM peak hours, and similarly at the Curling Road intersection during the PM peak hour.  The 

longer cycle time at Curling Road of 130 seconds during the AM Peak Hour was assumed in order to 

provide better coordination with the critical southbound right turn onto Marine Drive.   In Bunt’s view, this 

is considered the best approach to provide opportunities for side street vehicles to enter the Capilano 

Road corridor without excessive queues blocking the future “Woonerf” road and ensuring northbound to 

westbound left turn bays do not overflow on Capilano Road.  The efficiency of intersection operations may 

be somewhat worsened as compared to a providing a longer cycle as there is more lost time with double 

cycling.  Also, operations for major arterial movements may not be optimized; however, it is Bunt’s 

opinion that double cycling is necessary to support the densities proposed for the Lower Capilano Marine 

Village plan and that it balances the need to manage queues as well as provide good traffic operations for 

through traffic. 

It is noted that the northbound left turn movement at Fullerton Avenue was assumed to be permitted only 

during the AM Peak Hour.  This assumption is necessary to accomplish the half cycle timing of 65 seconds 

while still maintaining enough green time for the critical southbound through movement.  Utilizing a 130s 

cycle at this intersection resulted in significant delay and queuing along Fullerton Avenue in the eastbound 

direction and consistent blocking of the “Woonerf” road. 

3.3.2 2030 Scenarios 

By 2030, improvements to the Capilano Corridor anticipated are outlined in Section 2.4.  Based on the 

above improvements and to optimize operations while managing queues, Table 3.2 summarizes the 

proposed cycle lengths for each intersection. As McGuire Avenue will be signalized and is located between 
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Fullerton and Curling Road, the cycle length is recommended to be 65 seconds for the best coordination 

with other signals in the corridor. 

Table 3.2:  Signal Timing Assumptions – 2030 Background / Total Conditions 

INTERSECTION 
2030 BACKGROUND / TOTAL 

AM Peak Hour PM Peak Hour 

Fullerton Avenue /  

Capilano Road 

Optimized Timing, 

Coordinated 

(65s Cycle) 

Optimized Timing,  

Coordinated 

(65s Cycle) 

McGuire Avenue / 

Capilano Road 

Optimized Timing, 

Coordinated (65s 

Cycle) 

Optimized Timing, 

Coordinated (65s 

Cycle) 

Curling Road / 

Capilano Road 

Optimized Timing 

Coordinated 

(130s Cycle) 

Optimized Timing,  

Coordinated 

(65s Cycle) 

Marine Drive / 

Capilano Road 

Optimized Timing,  

Coordinated 

(130s Cycle) 

Optimized Timing,  

Coordinated 

(130s Cycle) 

   

3.4 Traffic Assessment Results 

Traffic operations were analyzed using the Synchro/SimTraffic software; the results are summarized in a 

series of tables provided in the sections below as well as Appendix B. 

The summary tables report the calculated Volume-to-Capacity (v/c) ratio and a corresponding delay-based 

traffic Level of Service (LOS) indicator ranging from LOS A conditions with minimal delay through to LOS E 

‘near capacity’ conditions and LOS F ‘over-saturated’ conditions when drivers may have to wait through 

several signal cycles to perform their desired movements through the intersection. The 50th and 95th 

percentile queues, which are predicted queue lengths for each lane group, are also summarized measured 

in metres. 

Section 3.3.1 below focuses on the Level of Service and Volume-to-Capacity ratio performance metrics; 

and Section 3.3.2 following focuses on anticipated queuing conditions. 

3.4.1 Levels of Service and Volume-to-Capacity Analysis  

Fullerton Avenue / Capilano Road 

Tables 3.3 to 3.6 summarize the reported HCM 2000 performance of Fullerton Avenue / Capilano Road 

with the Synchro and SimTraffic (ST) queues in the AM and PM Peak hours, respectively.  It can be seen 

that the reported overall operations of this intersection were acceptable in all scenarios.  It must be noted 
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that the southbound through movement exhibits near or at-capacity v/c for all of the AM scenarios.  This 

is consistent with the existing roadway conditions. 
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Table 3.3: Fullerton Avenue / Capilano Road – AM Peak Hour – 2019 Background / Total Conditions 

 
EASTBOUND NORTHBOUND SOUTHBOUND 

MOVEMENT L R L T T R 

Background 2019       

Geometry L-R L-T-T T-T/R 

v/c 0.55 0.13 0.35 0.20 0.99 

Delay (s) 26 22 40 1 36 

LOS C C D A D 

50th Queue (m) 20 0 8 3 113 

ST Average Queue 

(m) 
26 22 17 8 94 

95th Queue (m) 34 13 13 4 187 

 ST 95th Queue (m) 42 36 28 15 163 

Intersection V/C: 0.81 
Intersection LOS 

(Delay): 
C (29) 

Total 2019       

Geometry L-R L-T-T T-T/R 

v/c 0.56 0.28 0.37 0.20 1.02 

Delay (s) 26 23 34 2 43 

LOS C C C A D 

50th Queue (m) 21 5 9 4 127 

ST Average Queue 

(m) 
28 26 22 9 139 

95th Queue (m) 36 20 11 6 193 

 ST 95th Queue (m) 45 40 38 16 222 

Intersection V/C: 0.83 
Intersection LOS 

(Delay): 
C (33) 
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Table 3.4: Fullerton Avenue / Capilano Road – PM Peak Hour – 2019 Background / Total Conditions 

 
EASTBOUND NORTHBOUND SOUTHBOUND 

MOVEMENT L R L T T R 

Background 2019       

Geometry L-R L-T-T T-T/R 

v/c 0.43 0.08 0.47 0.49 0.47 

Delay (s) 28 26 10 9 11 

LOS C C A A B 

50th Queue (m) 10 0 25 92 33 

ST Average Queue 

(m) 
16 14 28 37 24 

95th Queue (m) 21 12 39 86 57 

 ST 95th Queue (m) 30 28 55 70 47 

Intersection V/C: 0.51 
Intersection LOS 

(Delay): 
B (11) 

Total 2019       

Geometry L-R L-T-T T-T/R 

v/c 0.47 0.09 0.54 0.50 0.54 

Delay (s) 28 25 16 9 14 

LOS C C B A B 

50th Queue (m) 12 0 40 89 38 

ST Average Queue 

(m) 
18 16 28 47 38 

95th Queue (m) 23 12 51 83 64 

 ST 95th Queue (m) 31 28 53 82 72 

Intersection V/C: 0.56 
Intersection LOS 

(Delay): 
B (13) 
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Table 3.5:  Fullerton Avenue / Capilano Road – AM Peak Hour – 2030 Background / Total Conditions 

 
EASTBOUND NORTHBOUND SOUTHBOUND 

MOVEMENT L R L T T R 

Background 2030       

Geometry L-R L-T-T T-T/R 

v/c 0.55 0.12 0.34 0.23 1.01 

Delay (s) 26 23 45 1 41 

LOS C C D A D 

50th Queue (m) 20 0 8 3 130 

ST Average Queue 

(m) 
23 20 20 7 295 

95th Queue (m) 34 13 21 4 195 

 ST 95th Queue (m) 40 34 33 19 298 

Intersection V/C: 0.83 
Intersection LOS 

(Delay): 
C (31) 

Total 2030       

Geometry L-R L-T-T T-T/R 

v/c 0.56 0.28 0.37 0.24 1.04 

Delay (s) 26 23 44 1 49 

LOS C C D A D 

50th Queue (m) 21 5 8 3 131 

ST Average Queue 

(m) 
30 27 21 7 297 

95th Queue (m) 36 20 21 4 197 

 ST 95th Queue (m) 47 42 34 16 300 

Intersection V/C: 0.84 
Intersection LOS 

(Delay): 
D (36) 
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Table 3.6:  Fullerton Avenue / Capilano Road – PM Peak Hour – 2030 Background / Total Conditions 

 
EASTBOUND NORTHBOUND SOUTHBOUND 

MOVEMENT L R L T T R 

Background 2030       

Geometry L-R L-T-T T-T/R 

v/c 0.43 0.07 0.49 0.52 0.55 

Delay (s) 28 26 13 8 13 

LOS C C B A B 

50th Queue (m) 10 0 25 94 40 

ST Average Queue 

(m) 
15 14 26 44 43 

95th Queue (m) 21 12 39 81 69 

 ST 95th Queue (m) 29 26 42 64 73 

Intersection V/C: 0.54 
Intersection LOS 

(Delay): 
B (12) 

Total 2030        

Geometry L-R L-T-T T-T/R 

v/c 0.47 0.09 0.55 0.52 0.63 

Delay (s) 28 25 15 8 16 

LOS C C B A B 

50th Queue (m) 12 0 40 89 38 

ST Average Queue 

(m) 
12 0 35 90 46 

95th Queue (m) 23 12 51 83 64 

 ST 95th Queue (m) 23 12 48 82 73 

Intersection V/C: 0.59 
Intersection LOS 

(Delay): 
B (13) 
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Curling Road / Capilano Road 

Tables 3.7 and 3.10 summarize the reported HCM 2000 performance of Curling Road / Capilano Road 

intersection with the Synchro and SimTraffic (ST) queue in the AM and PM Peak hours, respectively.  For 

the purposes of analysis under 2019 traffic demands, Curling Road was assumed to have separate right 

and left turn exit lanes. 

By 2030, with Curling extended eastward to McGuire, the eastbound approach on Curling was assumed to 

be changed to an eastbound right turn plus a shared eastbound through + left configuration; the 

westbound approach was assumed to have the same configuration.  It can be seen that both the 

eastbound and westbound approaches to the intersection are expected to operate with relatively high 

delays at LOS E during the AM peak hour, primarily due to the 130 second long signal cycle required for 

coordination with the Marine Drive traffic signal.  However, westbound and eastbound queues are 

expected to be modest and not block adjacent intersections. 
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Table 3.7:  Curling Road / Capilano Road – AM Peak Hour – 2019 

 
EASTBOUND NORTHBOUND SOUTHBOUND 

MOVEMENT L R L T T R 

Background 2019       

Geometry L-R L-T-T T-T/R 

v/c 0.24 0.02 0.18 0.18 0.59 

Delay (s) 59 58 2 2 3 

LOS E E A A A 

50th Queue (m) 6 0 1 7 32 

ST Average Q (m) 6 9 7 6 44 

95th Queue (m) 15 11 3 9 62 

 ST 95th Queue (m) 13 22 20 19 70 

Intersection V/C: 0.57 
Intersection LOS 

(Delay): 
A (5) 

Total 2019       

Geometry L-R L-T-T T-T/R 

v/c 0.26 0.37 0.23 0.18 0.62 

Delay (s) 59 60 7 1 7 

LOS E E A A A 

50th Queue (m) 8 9 1 2 129 

ST Average Q (m) 11 17 6 10 76 

95th Queue (m) 18 25 m5 4 m133 

 ST 95th Queue (m) 24 34 17 10 126 

Intersection V/C: 0.60 
Intersection LOS 

(Delay): 
A (8) 

 

1Value not reported 
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Table 3.8:  Curling Road / Capilano Road – PM Peak Hour – 2019 

 
EASTBOUND NORTHBOUND SOUTHBOUND 

MOVEMENT L R L T T R 

Background 2019       

Geometry L-R L-T-T T-T/R 

v/c 0.23 0.04 0.19 0.58 0.40 

Delay (s) 27 26 1 3 2 

LOS C C A A A 

50th Queue (m) 5 0 1 11 3 

ST Average Q (m) 10 9 12 24 39 

95th Queue (m) 13 9 m2 25 8 

 ST 95th Queue (m) 21 17 26 46 101 

Intersection V/C: 0.57 
Intersection LOS 

(Delay): 
A (4) 

Total 2019       

Geometry L-R L-T-T T-T/R 

v/c 0.27 0.05 0.27 0.60 0.43 

Delay (s) 27 26 1 3 2 

LOS C C A A A 

50th Queue (m) 6 0 1 11 4 

ST Average Q (m) 10 14 18 29 103 

 95th Queue (m) 15 10 m1 m21 9 

 ST 95th Queue (m) 23 28 29 47 118 

Intersection V/C: 0.59 
Intersection LOS 

(Delay): 
A (4) 

 

 

 



 

Lions Gate Peripheral Area Townhouse Developments | DRAFT Transportation Impact Assessment | July 14, 2016 45 
S:\PROJECTS\DF\4749-08 Belle Isle Townhouse TIA\5.0  Deliverables\6.1  Draft Reports\20160714_4749-08_Belle_Isle_TIA_V01.docx 

Table 3.9:  Curling Road / Capilano Road – AM Peak Hour – 2030 

 
EASTBOUND WESTBOUND NORTHBOUND SOUTHBOUND 

MOVEMENT L T R L T R L T R L T R 

Background 2030 

Geometry L-T/R L-T/R L-T-T/R L-T-T/R 

v/c 0.36 0.47 0.06 0.11 0.32 0.20 0.01 0.62 

Delay (s) 59 60 56 56 11 1 2 4 

LOS E E E E B A A A 

50th Queue (m) 10 15 1 4 5 8 0 38 

ST Average Q (m) 7 22 1 6 18 9 1 66 

95th Queue (m) 21 32 5 12 m9 11 0 67 

 ST 95th Queue (m) 17 39 5 17 30 38 5 112 

INTERSECTION V/C: 0.60 INTERSECTION LOS (DELAY): A (7) 

Total 2030 

Geometry L-T/R L-T/R L-T-T/R L-T-T/R 

v/c 0.34 0.63 0.06 0.10 0.39 0.20 0.01 0.65 

Delay (s) 56 63 53 53 16 1 3 5 

LOS E E D D B A A A 

50th Queue (m) 12 26 1 5 6 8 0 55 

ST Average Q (m) 12 24 2 3 10 6 0 74 

95th Queue (m) 24 46 5 12 m11 11 0 100 

 ST 95th Queue (m) 20 42 10 9 22 17 3 101 

INTERSECTION V/C: 0.65 INTERSECTION LOS: A (9) 
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Table 3.10:  Curling Road Avenue / Capilano Road – PM Peak Hour – 2030 

 EASTBOUND WESTBOUND NORTHBOUND SOUTHBOUND 

MOVEMENT L T R L T R L T R L T R 

Background 2030 

Geometry L-T/R L-T/R L-T-T/R L-T-T/R 

v/c 0.46 0.20 0.03 0.16 0.31 0.60 0.03 0.46 

Delay (s) 29 26 25 26 3 4 2 2 

LOS C C C C A A A A 

50th Queue (m) 9 3 1 4 2 14 0 4 

ST Average Q (m) 12 12 2 7 20 46 1 30 

95th Queue (m) 19 15 3 11 m6 47 0 5 

 ST 95th Queue (m) 24 21 8 16 32 71 6 62 

INTERSECTION V/C: 0.61 INTERSECTION LOS (DELAY): A (5) 

Total 2030 

Geometry L-T/R L-T/R L-T-T/R L-T-T/R 

v/c 0.49 0.23 0.03 0.20 0.37 0.62 0.03 0.48 

Delay (s) 29 26 25 26 5 5 2 2 

LOS C C C C A A A A 

50th Queue (m) 10 4 1 5 3 27 0 1 

ST Average Queue 

(m) 
13 16 2 8 20 46 2 34 

95th Queue (m) 20 16 3 12 m8 58 0 6 

 ST 95th Queue (m) 24 29 7 17 35 74 7 66 

INTERSECTION V/C: 0.63 INTERSECTION LOS: A (6) 
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Marine Drive / Capilano Road 

Tables 3.11 through 3.14 summarize the reported HCM 2000 performance of Marine Drive / Capilano 

Road with the Synchro and SimTraffic (ST) queues in the AM and PM Peak hours for the two horizon years 

under both Background and Total traffic conditions. 

This intersection is expected to be close to capacity during both the 2019 AM and PM peak hour all 

scenarios.  The peak demand movements in the AM will continue to be the southbound right turn and the 

westbound through movement.  In the PM Peak hour, the peak demand movements will continue to be the 

eastbound left turn and through movements. Long queues are expected to be present for the southbound 

right turn movement, as they are today during the AM peak hour.  Also in the 2019 AM peak hour 

scenarios, the westbound left turn is expected to operate with long delays but this is primarily a result of 

the long 130 second cycle; as this left turn movement is also expected to have low demand volumes (less 

than 20 vph) the high delays are not considered a significant operational issues for this intersection.  The 

eastbound left turn during the PM peak hour is anticipated to have a v/c of 0.88 for the 2019 Background 

scenario and 0.93 for the 2019 Total scenario. 

For the 2030 Scenarios, it was assumed that geometric improvements will be made to the southbound 

approach of the intersection which will have a significant operational benefit during the PM Peak period in 

particular.  Specifically, the current southbound through-left lane will be separated into one southbound 

left lane and one southbound through lane.  With the improvement, the southbound approach to this 

intersection is expected to improve operations considerably compared to 2019 conditions. 
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Table 3.11:   Marine Drive / Capilano Road – AM Peak Hour – 2019 

 
EASTBOUND WESTBOUND NORTHBOUND SOUTHBOUND 

MOVEMENT L T R L T R L T R L T R 

Background 2019 

Geometry L-L-T-T-R L-T-T-T-R L-T-R L/T-R-R 

v/c 0.75 0.53 0.08 0.57 0.76 0.06 0.04 0.08 0.02 0.20 0.89 

Delay (s) 63 33 28 82 48 37 18 18 0 24 17 

LOS E C C F D D D B B C B 

50th Queue (m) 55 71 1 5 90 0 3 11 0 21 145 

ST Average Q (m) 45 47 10 4 100 27 12 9 0 33 81 

95th Queue (m) 72 105 15 13 108 3 9 20 0 36 196 

 ST 95th Queue (m) 64 71 37 12 154 27 31 19 0 76 102 

INTERSECTION V/C: 0.91 INTERSECTION LOS (DELAY): C (32) 

Total 2019 

Geometry L-L-T-T-R L-T-T-T-R L-T-R L/T-R-R 

v/c 0.82 0.54 0.08 0.57 0.75 0.07 0.04 0.08 0.02 0.25 0.92 

Delay (s) 69 34 28 82 48 37 17 17 0 26 32 

LOS E C C F D D B B A C C 

50th Queue (m) 51 64 0 4 83 0 3 10 0 32 186 

ST Average Q (m) 44 46 9 4 93 25 11 8 0 92 91 

95th Queue (m) 62 95 13 12 100 3 8 19 0 45 231 

 ST 95th Queue (m) 61 70 29 12 147 57 25 21 0 94 110 

INTERSECTION V/C: 0.93 INTERSECTION LOS: D (39) 
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Table 3.12: Marine Drive / Capilano Road – PM Peak Hour – 2019  

 

  

 
OUND WESTBOUND NORTHBOUND SOUTHBOUND 

MOVEMENT L T R L T R L T R L T R 

Background 2019 

Geometry L-L-T-T-R L-T-T-T-R L-T-R L/T-R-R 

v/c 0.87 0.63 0.20 0.53 0.76 0.33 0.70 0.48 0.02 0.99 0.29 

Delay (s) 47 25 18 65 53 46 48 37 0 84 4 

LOS D C B E D D D D A F A 

50th Queue (m) 146 115 8 12 66 13 39 56 0 69 10 

ST Average Queue 

(m) 
101 65 26 8 76 39 37 45 9 63 62 

95th Queue (m) 174 141 24 25 81 36 67 82 0 126 21 

 ST 95th Queue (m) 149 99 71 20 119 55 67 75 36 93 133 

Intersection V/C: 0.88 Intersection LOS (Delay): D (37) 

Total 2019 

Geometry L-L-T-T-R L-T-T-T-R L-T-R L/T-R-R 

v/c 0.97 0.67 0.20 0.53 0.76 0.44 0.67 0.46 0.02 0.98 0.30 

Delay (s) 62 27 20 65 53 47 44 35 0 77 6 

LOS E C B E D D D C A E A 

50th Queue (m) 157 88 21 12 67 39 31 48 6 77 99 

ST Average Queue 

(m) 
160 75 35 10 65 40 40 45 5 75 90 

95th Queue (m) 200 144 25 25 81 47 67 84 0 131 34 

 ST 95th Queue (m) 245 175 56 28 109 55 60 80 31 77 105 
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Table 3.13: Marine Drive / Capilano Road – AM Peak Hour – 2030  

 
EASTBOUND WESTBOUND NORTHBOUND SOUTHBOUND 

MOVEMENT L T R L T R L T R L T R 

Background 2030 

Geometry L-L-T-T-R L-T-T-T-R L-T-R L-T-R-R 

v/c 0.87 0.59 0.10 0.63 0.76 0.06 0.04 0.10 0.02 0.13 0.06 0.91 

Delay (s) 72 35 28 96 48 37 18 18 0 20 20 18 

LOS E C C F D D B B A C B B 

50th Queue (m) 58 73 1 5 83 0 4 12 0 10 7 101 

ST Average Q (m) 59 52 18 4 83 22 7 13 1 13 6 61 

95th Queue (m) 75 107 15 13 100 0 9 22 0 m17 m12 105 

 ST 95th Queue (m) 84 79 57 13 129 52 19 29 14 28 17 94 

INTERSECTION V/C: 0.93 INTERSECTION LOS (DELAY): C (34) 

Total 2030 

Geometry L-L-T-T-R L-T-T-T-R L-T-R L-T-R-R 

v/c 0.88 0.60 0.10 0.63 0.77 0.06 0.04 0.10 0.02 0.12 0.06 0.93 

Delay (s) 73 35 28 96 49 38 18 18 0 20 19 20 

LOS E D C F D D B B A B B B 

50th Queue (m) 59 74 2 5 84 0 4 12 0 10 7 92 

ST Average Q (m) 56 57 11 8 85 22 12 7 0 9 5 55 

95th Queue (m) 77 108 16 13 101 0 9 21 0 m18 m14 106 

 ST 95th Queue (m) 79 85 37 17 130 51 27 17 19 14 75 80 

INTERSECTION V/C: 0.95 INTERSECTION LOS: C (35) 
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Table 3.14:  Marine Drive / Capilano Road – PM Peak Hour – 2030  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

  

 
EASTBOUND WESTBOUND NORTHBOUND SOUTHBOUND 

MOVEMENT L T R L T R L T R L T R 

Background 2030 

Geometry L-L-T-T-R L-T-T-T-R L-T-R L-T-R-R 

v/c 0.90 0.71 0.23 0.57 0.83 0.22 0.52 0.55 0.02 0.68 0.26 0.34 

Delay (s) 50 27 19 66 56 44 39 39 0 47 28 4 

LOS D C B E E D D D A D C A 

50th Queue (m) 147 128 10 14 75 6 43 70 0 30 21 9 

ST Average Q (m) 138 73 35 13 69 38 82 62 2 47 44 14 

95th Queue (m) 174 156 26 27 92 27 68 99 0 65 34 20 

 ST 95th Queue (m) 191 116 80 33 102 57 132 104 15 93 107 42 

Intersection V/C: 0.82 Intersection LOS (Delay): D (36) 

Total 2030 

Geometry L-L-T-T-R L-T-T-T-R L-T-R L-T-R-R 

v/c 0.93 0.70 0.23 0.57 0.83 0.22 0.53 0.58 0.02 0.72 0.27 0.34 

Delay (s) 52 26 18 66 56 44 39 40 0 52 28 3 

LOS D C B E E D D D A D C A 

50th Queue (m) 155 128 10 14 75 6 43 72 0 31 22 8 

ST Average Q (m) 109 79 35 15 61 32 111 93 9 42 17 16 

95th Queue (m) 184 156 26 27 92 27 68 102 0 68 34 17 

 ST 95th Queue (m) 150 118 82 38 87 53 133 147 38 72 94 29 

Intersection V/C: 0.84 Intersection LOS (Delay):D (36) 
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Capilano Road / McGuire Road 

By 2030, the McGuire Avenue extension northwards across Capilano Road to the “Woonerf” road is 

expected to be in place.  Table 3.15 and 3.16 summarize the 2030 intersection operations expected at 

this location for both time periods and traffic scenarios.  Overall, it can be seen that the intersection is 

expected to operate well under the assumed signal coordination and timing plans. 

Table 3.15:  McGuire Avenue / Capilano Road – AM Peak Hour – 2030 

 
EASTBOUND WESTBOUND NORTHBOUND SOUTHBOUND 

MOVEMENT L T R L T R L T R L T R 

Background 2030 

Geometry L-T/R L-T/R L-T-T/R L-T-T/R 

v/c 0.12 0.03 0.12 0.04 0.03 0.22 0.02 0.65 

Delay (s) 33 32 33 32 1 1 0 5 

LOS C C C C A A A A 

50th Queue (m) 1 0 1 0 0 0 0 3 

ST Average Q (m) 1 2 2 2 2 1 1 47 

95th Queue (m) 3 3 3 4 0 6 0 m28 

 ST 95th Queue (m) 4 8 8 10 8 6 6 98 

INTERSECTION V/C: 0.63 INTERSECTION LOS (DELAY): A (5) 

  

Total 2030 

Geometry L-L-T-T-R L-T-T-T-R L-T-R L/T-R-R 

v/c 0.06 0.02 0.06 0.02 0.04 0.23 0.04 0.68 

Delay (s) 30 30 30 30 1 1 1 5 

LOS C C C C A A A A 

50th Queue (m) 1 0 1 0 0 0 0 4 

ST Average Q (m) 1 3 2 8 1 3 2 48 

95th Queue (m) 3 3 3 5 0 8 0 m29 

 ST 95th Queue (m) 4 10 7 12 4 11 9 94 

INTERSECTION V/C: 0.65 INTERSECTION LOS (DELAY): A (4) 
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Table 3.16:  McGuire Avenue Drive / Capilano Road – PM Peak Hour – 2030 

 
EASTBOUND WESTBOUND NORTHBOUND SOUTHBOUND 

MOVEMENT L T R L T R L T R L T R 

Background 2030 

Geometry L-T/R L-T/R L-T-T/R L-T-T/R 

v/c 0.06 0.05 0.06 0.07 0.01 0.57 0.10 0.34 

Delay (s) 30 30 30 30 0 1 1 0 

LOS C C C C A A A A 

50th Queue (m) 1 0 1 1 0 0 0 0 

ST Average Q (m) 2 2 1 4 3 11 4 7 

95th Queue (m) 3 4 3 6 0 8 0 2 

 ST 95th Queue (m) 8 7 7 12 12 37 11 30 

INTERSECTION V/C: 0.54 INTERSECTION LOS (DELAY): A (1) 

  

Total 2030 

Geometry L-L-T-T-R L-T-T-T-R L-T-R L/T-R-R 

v/c 0.04 0.04 0.04 0.19 0.01 0.60 0.15 0.36 

Delay (s) 28 28 28 29 1 1 2 1 

LOS C C C C A A A A 

50th Queue (m) 1 0 1 2 0 8 0 2 

ST Average Q (m) 2 6 2 9 1 10 4 15 

95th Queue (m) 3 4 3 10 0 8 0 2 

 ST 95th Queue (m) 7 10 10 20 4 22 11 47 

INTERSECTION V/C: 0.57 INTERSECTION LOS (DELAY): A (2) 

 

  



 

54 Lions Gate Peripheral Area Townhouse Developments | DRAFT Transportation Impact Assessment | July 14, 2016 
S:\PROJECTS\DF\4749-08 Belle Isle Townhouse TIA\5.0  Deliverables\6.1  Draft Reports\20160714_4749-08_Belle_Isle_TIA_V01.docx 

Site Accesses 

The proposed site accesses were found to operate acceptably for both the AM and PM peak hours.  Table 

3.17 summarizes the results.  At the site access points, traffic volumes are expected to be the same in 

2019 and 2030 as background traffic growth of 1%/year was only applied to arterial road through traffic 

volumes in the study area. 

Table 3.17:  Site Accesses 

INTERSECTION 

AM PEAK HOUR PM PEAK HOUR 

Minor Leg V/C & LOS 
Intersection Delay 

Minor Leg V/C & LOS 
Intersection Delay 

Curling Road (Citimark 

and Airey Group) 

0.05 A 0.03 B 

9 sec 10 sec 

Fullerton Avenue 

(PCUrban) 

0.01 A 0.00 A 

9 sec 9 sec 

Woodbridge 

(not applicable as it exits 

onto Fullerton Avenue / 

Gleniare Drive 

intersection 

- - - - 

- - 

   

 

Other Unsignalized Intersections 

The unsignalized intersections west of the Capilano Corridor included as part of this traffic study are 

forecasted to operate well for all horizon years under both Background and Total traffic conditions as 

summarized in Tables 3.18 through 3.21.  At these intersections, traffic volumes are expected to be the 

same in 2019 and 2030 as background traffic growth of 1%/year was only applied to Arterial road through 

traffic volumes in the study area. 

Note that the analysis accounts for the following: 

 the Belle Isle Place intersection will be a traffic circle when the townhouse developments are 

completed and, 

 the Glenaire Drive / Curling Road intersection will be connected as part of the townhouse 

development projects. 
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Table 3.18:  Sandown Place / Fullerton Avenue 

INTERSECTION 

AM PEAK HOUR PM PEAK HOUR 

Minor Leg V/C & LOS 
Intersection Delay 

Minor Leg V/C & LOS 
Intersection Delay 

Sandown Place / Fullerton 

Avenue 

0.05 B 0.02 B 

13 sec 13 sec 

   

Table 3.19:  Belle Isle Place / Fullerton Avenue 

INTERSECTION 

AM PEAK HOUR PM PEAK HOUR 

Minor Leg V/C & LOS 
Intersection Delay 

Minor Leg V/C & LOS 
Intersection Delay 

Belle Isle Place /. 

Fullerton Avenue 

0.3 A 0.3 A 

   

   

Table 3.20:  Fullerton Avenue / Glenaire Drive 

INTERSECTION 

AM PEAK HOUR PM PEAK HOUR 

Minor Leg V/C & LOS 
Intersection Delay 

Minor Leg V/C & LOS 
Intersection Delay 

Fullerton Avenue / 

Glenaire Drive  

0.01 B 0.02 A 

11 sec 10 sec 

   

Table 3.21:  Glenaire Drive / Curling Road  

INTERSECTION 

AM PEAK HOUR PM PEAK HOUR 

Minor Leg V/C & LOS 
Intersection Delay 

Minor Leg V/C & LOS 
Intersection Delay 

Curling Road / Glenaire 

Drive 

0.00 A 0.01 A 

9 sec 10 sec 
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3.4.2 Queue Analysis 

Because of the significant operational influence of overflowing turn bays and closely spaced intersections 

on congested corridors, the SimTraffic micro-simulation model was utilized to provide insight to 

anticipated queues, in addition to Synchro.  Bunt averaged results for five separate SimTraffic model runs 

to provide 50th and 95th percentile queuing information for each scenario which are reported in the series 

of tables in the previous report section. 

We note that several of the queues reported by SimTraffic are consistent with those reported by Synchro, 

while others are significantly different; it is our view the SimTraffic results are likely more realistic, but 

that neither software is capable of taking into account the effects of the spreading congestion “footprint” 

of the downstream Lions Gate Bridge.  Particularly during the PM Peak Hour, the bridge congestion results 

in a significant decline in the quality of operations at the Marine Drive / Capilano Road traffic signal and 

illegal blocking behaviours by drivers which cannot be captured by the software. 

During the peak hour, 95th percentile queue conditions may only be experienced once or twice during the 

busiest peak period of the day, and therefore do not provide insight to typical conditions.  Also, in our 

experience SimTraffic over-estimates 95th percentile queues under congested urban conditions because 

SimTraffic does not accurately portray particular driver behaviours under such conditions: for example, 

where drivers in the main traffic stream may yield to side street entering drivers as a courtesy, or where 

drivers may choose to illegally block intersections.  As such, in our experience the 95th percentile queues 

reported are often found to unrealistically conservative in representing actual queuing “culture” in a 

congested network. 

AM Peak Hour 

The main queuing issue for the AM peak hour was found to be the southbound right turn from Capilano 

Road to Marine Drive.  In the 2019 Background scenario, the reported queue was found to typically extend 

between Curling Road and Hope Road, which is consistent with existing observed conditions when the 

congestion from Lions Gate Bridge does not reach back to the Marine Drive & Capilano Road intersection. 

In the 2019 Total scenario, the southbound queue along Capilano Road was reported by the software to 

be similar to the 2019 Background queue.  However, the signalization of the intersection with Curling 

Road and the shorter cycle time at the Fullerton Avenue / Capilano Road intersection reduced the side 

street queues significantly compared to current conditions.  This benefit is balanced by the anticipated 

increase the length of the southbound queue on Capilano Road. 

For the 2030 Background and Total scenarios, separate southbound left turn and southbound through 

lanes at the Capilano Road / Marine Drive intersection results in forecasted queues being similar to if not 

slightly shorter than 2019 projected conditions.  The separated lanes decrease the likelihood of 

southbound through vehicles being blocked by left turners at intersection. 
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PM Peak Hour 

Two significant queue issues are anticipated at the Marine Drive / Capilano Road intersection for the 2019 

Background and 2019 Total scenario: similar to existing conditions, these will be the eastbound left turn 

and the southbound through/left movements. 

The queue issue for the eastbound left turn movement was expected, given the high demand volume and 

the presence of significant queues for this movement under existing conditions.  Operationally, it is Bunt’s 

view that the southbound through/left queue issue in the 2019 scenarios has a more significant impact on 

the study area network; at times, this queue was observed to extend northwards to Fullerton Avenue.  The 

extent of the future queue in 2019 is, in our opinion, likely overstated due to the limitations of the 

software in representing driver’s routing decisions in a complex urban network. 

If the southbound queue on Capilano Road does extend northwards to the extent predicted by the 

software and results in blockage of the Curling intersection in practise it is likely eastbound drivers on 

Curling Road destined to northbound Capilano Road would choose to reroute via the new Woonerf Road or 

the Glenaire Drive connection and instead use Fullerton Avenue to proceed northbound on Capilano Road.  

This is one of the advantages of the Woonerf / Glenaire Drive/Curling Road connection:  they will allow for 

such rerouting and support a more robust road network with multiple route options that do not exist 

today. 

With the 2030 Scenarios, the Marine Drive / Capilano Road intersection will have separated southbound 

through and southbound left turn lanes which will reduce queue lengths when installed, but by 2030 

growth in background traffic as well as site traffic volumes will result in southbound approach queues 

similar to that predicted for 2019. If southbound queues on Capilano Road result in significant delays, the 

southbound drivers on Capilano Road destined for Marine Drive eastbound would likely reroute to the new 

McGuire connection to Marine Drive or even via Garden Avenue. 

For the northbound left turn movement at the Capilano Road & Curling Road intersection, although the 

predicted 95th percentile queue indicates that available storage will be exceeded for the some 2019 and 

2030 Scenarios, based on observations of the traffic model it was found that the queues extended the 

storage only for short periods of time and did not materially affect the operations of the northbound 

movements on Capilano Road.  The recommended half cycling of the traffic signal at Capilano Road & 

Curling Road was important in managing this critical queue which must be managed carefully to ensure 

impacts on the busy Marine Drive & Capilano Road intersection are minimized. 

3.4.3 Glenaire Drive Connection Benefits 

The Glenaire Drive connection to Curling Road as proposed by DNV offers some road network and 

operational benefits as summarized in Table 3.22 below.   
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Table 3.22:  Glenaire Drive Connection with Curling Road Advantages vs. Disadvantages 

ADVANTAGES DISADVANTAGES 

Provides alternative routing for vehicles in the 
neighbourhood (from Curling Road / Fullerton Avenue). 

Residents in the area may be prone to additional (however 
low volumes) traffic from vehicles “rat-running” the 

neighbourhood.  As a result of the “rat-running”, there 
may be additional traffic noise / emissions associated with 

the additional traffic movements.  

Allows better access for emergency vehicles through the 
neighbourhood.  

Vehicles utilize both intersections may be more evenly 
spread out and improve overall operations for the 

corridor.   

Potentially decreases overall delay at a congested Fullerton 
Avenue or Curling Road intersection. 
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4. PARKING SUPPLY, LOADING, SIGHT DISTANCE 

4.1 Required Supply Parking Rates 

Table 4.1 below summarizes the required parking supply rates based on the District of North Vancouver 

Zoning Bylaw 3210 which assumes no Transportation Demand Management (TDM) Plan would be 

approved by the DNV to support the lower parking rates, and also the minimum parking supply rates 

permitted with an approved TDM plan as per the Lower Capilano Marine Village Plan (LCMVP). 

Table 4.1:  Bylaw Parking Rates 

DEVELOPMENT NUMBER OF UNITS 
GROSS FLOOR AREA 

(SQM) 

SUPPLY RATE IF TDM IS 
NOT APPROVED (PER 

UNIT OR SQM PER 
STALL)1 FOR RESIDENTS 

AND VISITORS1 

SUPPLY RATE PER LCMVP 
(PER UNIT) 

Citimark Townhouse 
Development fronting 

Curling Road 
87 9,620 2.00 

1.5 for residents 
0.1 for visitors 

Airey Group Townhouse 
Development fronting 

Curling Road 
43 5,812 2.00 

1.5 for residents 
0.1 for visitors 

PCUrban Townhouse 
Development fronting 

Fullerton Road 
23 3,728 2.00 

1.5 for residents 
0.1 for visitors 

Woodbridge Townhouse 
Development fronting 

Fullerton Road 
153 16,230 2.00 

1.5 for residents 
0.1 for visitors 

     

11 space per unit plus 1 space per 100m2 of gross residential floor area (to a maximum of 2 spaces per unit inclusive of 0.25 per 

dwelling unit designated for visitor parking.) 

4.2 Proposed Site Plan Provision 

Table 4.2 below summarizes the sites’ planned parking supply provision at build out.  All parking is 

proposed to be provided underground for both residents and visitors.  Although the proposed parking 

supply is lower than that required by Part 10 of the District’s Zoning Bylaw for two of the four sites, the 

parking supply for all sites is considerable higher than the minimum requirement permitted in the Lower 

Capilano Marine Village Implementation Plan with an approved TDM plan 
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Table 4.2:  Lions Gate Peripheral Area Site Proposed Parking Supply Provision 

 

PARKING SUPPLY AT BUILD-OUT CAPILANO MARINE VILLAGE IMPLEMENTATION PLAN 

No. of Units Stalls 
Equivalent Supply 

Rate (per unit) 
 Stalls 

Equivalent Supply 
Rate (per unit) 

Citimark Development 

Townhouses 87 163 1.87 Townhouse 131 1.5 

    Visitors 9 0.1 

Total  163 1.87 Total 140 1.6 

Airey Group Development 

Townhouses 43 83 1.93 Townhouse 65 1.5 

    Visitors 2 0.1 

Total  83 1.93 Total 69 1.6 

PCURBAN Group Development 

Townhouses 23 46 2.00 Townhouse 35 1.5 

    Visitors 2 0.1 

Total  46 2.00 Total 37 1.6 

WOODBRIDGE Homes Development 

Townhouses 153 321 2.10 Townhouse 230 1.5 

    Visitors 16 0.1 

Total  321 2.10 Total 245 1.6 

       

 

It can be seen from the information in Table 4.2 that all sites are proposed to considerably exceed the 

Lower Capilano Marine Village Plan minimum allowable provision assuming an approved TDM program is 

in place. 

As a side note, it must be pointed out that of the 163 parking stalls, the Citimark development is 

anticipating one of the stalls to be a car share stall.  Although the District of North Vancouver do not have 

a bylaw indicating the conversion of the car share parking stalls to regular parking stalls, in some other 

municipalities, each car share stall is equivalent to four regular parking stalls.  With that in mind, the 163 

parking stalls as provided by Citimark can be seen as 167 parking stalls.  For this report, we have 

maintained the actual total physical stall count for conservative purposes.   

Based on the most current site plan, and the supply rates above, Table 4.3 summarizes the differences 

between the required parking provision under Part 10 of the DNV Zoning Bylaw and the proposed supply 

provision. It can be seen that: 

 The Citimark development at build-out is proposed to have 163 stalls and requires 174 stalls, a 

deficiency of approximately 6%; 

 The Airey Group development at build-out is proposed to have 83 stalls and requires 86 stalls, a 

deficiency to approximately 3%; 

 The PCUrban development at build-out is proposed to have 46 stalls and requires 46 stalls (and 

therefore has no deficiency); and, 
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 The Woodbridge development at build-out is proposed to have 321 stalls and requires 306 stalls, 

a surplus of approximately 5%. 
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Table 4.3:  Proposed Parking Supply vs. Supply as per DNV Requirement  

 
PER LATEST 

DESIGN (STALLS) 
PER ZONING BYLAW 

REQUIREMENTS (STALLS) 
DEFICIENCY IN STALLS 

Citimark Townhouse Dev. 163 174 11 

Airey Group Townhouse Dev. 83 86 3 

PCUrban Townhouse Dev. 46 46 0 

Woodbridge Townhouse Dev. 321 306 -15 

    

Note:  A negative deficiency in stalls indicate a surplus in parking above the general zoning bylaw  

 

Based on the above, for those sites providing lower parking supply than DNV Zoning Bylaw requirements, 

either: 

 A parking variance is required to support the reductions proposed in parking supply below the DNV 

Zoning Bylaw rates; and/or, 

 A Transportation Demand Management (TDM) plan is required with measures to be committed by the 

developer which would reduce parking demand to the proposed supply levels. 

4.2.1 Small Car Spaces 

The District’s bylaw allows for up to 35% of all stalls to be designated as small car stalls, if the District’s 

parking supply rates are met.  The following is the maximum small car stall to be provided for each of the 

development sites:  

 Citimark development: 58 small car stalls;  

 The Airey Group development: 29 small car stalls;  

 PCUrban development: 16 small car stalls; and 

 Woodbridge development: 112 small car stalls.  

 

All four sites provide less than the maximum small car requirement.  The following list provides the 

number of small car stalls provided in each of the parking lot designs.   

 Citimark development: 38 small car stalls.  

 The Airey  Group development: 24 small car stalls:  

 PCUrban development: 0 small car stalls; and  

 Woodbridge development: 23 small car stalls.  

4.2.2 Disabled Parking 

Residential  

Based on the latest designs, the following are the provided disabled stalls for each development: 
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 Citimark development: 7 disabled stalls;  

 The Airey Group development: 0 disabled stalls;  

 PCUrban development: 0 disabled stalls; and 

 Woodbridge development: 7 disabled stalls. 

 

Where applicable, the above disabled stalls may be updated for the revised site plans.  

4.2.3 Parking Lot Design 

Each underground parkade was tested using the AutoTurn software to ensure that vehicles can efficiently 

maneuver within the proposed designs.  The designs are currently in progress and Bunt is continually 

providing updates to parking designs.  The swept path analyses have also been provided to the developers 

for their revisions of the site as necessary.  

4.3 Rationale for Reduced Parking Supply Rates 

4.3.1 Residential Parking 

Vehicle ownership per household, and therefore the need for vehicle storage (parking) depends on a 

number of factors.  Those listed below are the key influences: 

 Number of working adults in the household; 

 Income level; 

 Size of the household unit (number of bedrooms);  

 Tenure of unit (rental or strata); 

 Proximity to the frequent transit network (FTN); and, 

 Any Transportation Demand Management (TDM) measures in place at the site. 

 

The first factor cannot be directly influenced by the site developer, while the second factor can only be 

indirectly influenced by the price point of the units.  The other factors and their influence on parking 

demand are discussed below or (in the case of TDM) measures, in the following section of this report. 

Metro Vancouver Apartment Parking Study 

Metro Vancouver released the Metro Vancouver Apartment Parking Study (MVAPS) in September of 2012, 

the most extensive study of its kind in Canada.  The study included research and a comprehensive survey 

program of over 1,000 multifamily household units in the Greater Vancouver area. The MVAPS reviewed 

emerging trends, past studies, discussions with municipal staff and data from two regional surveys to 

develop parking guideline recommendations to improve current practices in the region.  The study 

covered both resident and visitor parking supply/demand and noted the proximity (within 800m) of 
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surveyed sites to a TransLink Frequent Transit Network (FTN)2 to determine its influence, among other 

factors.  Key findings regarding resident and visitor parking rates are highlighted below.  The study can be 

found at the following link:  

http://www.metrovancouver.org/boards/Regional%20Planning%20and%20Agriculture/Regional_Planning_

and_Agriculture-June_8_2012-Agenda.pdf 

Generally, the findings of the Metro Vancouver Study support a broad reduction in current municipal 

minimum parking requirements for multi-family residential apartments in the region even if they are not in 

proximity to the FTN.  The study found that strata apartments across the region are consistently “over 

parked” in the range of 18% – 35%.  Further, the study found that apartments within 800m of the region’s 

FTN have auto ownership levels considerably lower than those outside convenient walking distance to 

transit services. 

The Lower Capilano/Marine Village Centre is located within 400m of bus routes on the FTN on Marine 

Drive and Capilano Road.  The relevant Metro Vancouver parking demand rates to this site, based on the 

findings of the household survey, are summarized in Table 4.4. 

  

                                                   
 

2 Frequent Transit Network” or “FTN” is defined by the network of corridors in Metro Vancouver that have high frequency 

transit service (every 15 min), bus and/or SkyTrain. 
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Table 4.4:  Metro Vancouver Survey Strata Vehicle Ownership Rates (vehicles per household)  

SOURCE 
1 

BEDROOM 
2 

BEDROOM 
3 + 

BEDROOM 
ALL 

Metro Vancouver 
Study 

Strata Apartments, North Shore 
(all locations) 

- - - 1.33 

Strata Apartments, within 800m of FTN (Bus 
Only), entire Metro Region excluding 
Downtown Vancouver & UBC 

1.09 1.35 1.40 1.34 

 

It can be seen that on the North Shore, the average household car ownership rate for strata apartments as 

found in the Metro study was 1.33 (for all unit sizes, unit types, tenures and location in relation to the 

FTN).  For the Metro Region as a whole, excluding Downtown Vancouver and UBC, the overall auto 

ownership rate of 1.34 was very similar to the overall North Shore average rates.  Therefore, it is 

reasonable to conclude that the Metro Region rates by unit size (outside of Downtown and UBC) could be 

applicable to the North Shore.  It can be seen that size of unit does affect auto ownership and therefore 

the mix of unit sizes in a development will impact its parking demand. 

The MVAPS material discussed above for apartments and not townhouses which are proposed for the four 

subject sites.  However, the findings for three bedroom apartments noted above are likely similar to 

townhouse land use forms; that is, it is likely that North Shore strata townhouse households have about 

1.34 vehicles per household if located within 800m of the FTN 

City of Surrey Townhouse Tandem Parking Study 

Bunt & Associates recently completed a tandem parking study for the City of Surrey3, which included City-

led electronic surveys of 220 townhouse households throughout the City.  As noted below in Table 4.5, 

the average auto ownership based on the survey responses was 1.85 vehicles per household.  However, 

when location analysis was undertaken by Bunt, there were considerable differences as noted in Figure 

4.1.  Townhouses located in neighbourhood within convenient walking distance to the Frequent Transit 

Network (like Fleetwood) had on average 1.3 vehicles per household while those without FTN service (like 

those in South Surrey and Cloverdale had 1.8-2.0 vehicles per household). 

  

                                                   
 

3 Surrey Residential Tandem Parking Study, Bunt & Associates, September 23, 2014 
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Table 4.5:  City of Surrey Townhouse Vehicle Ownership 

VEHICLE TYPES  
AVERAGE 
VEHICLES 

Cars 1.17 

Pick-up trucks, SUVs or minivans 0.54 

Other vehicles (motorcycles, etc.) 0.13 

TOTAL 1.85 

 

Figure 4.1:  Vehicle Ownership by Neighbourhood 

 

Residential Visitor Parking 

The Metro Vancouver Study previously referenced also looked at residential visitor parking demands at 

apartment buildings across Metro Vancouver compared to visitor parking supply rates for different 

municipalities.  In particular, the Metro Vancouver study stated that visitor parking bylaw requirements 

may be too high and that, “observed parking demand rates were below 0.1 stall per apartment unit, 

compared to the typical municipal requirement of 0.2 visitor stalls per apartment unit. 

Combined Resident and Visitor Parking Demand at Lions Gate Peripheral Area Sites 

Based on the above information, it is Bunt’s view that average auto ownership rates of townhouses near 

the FTN on the North Shore will likely be in the order of 1.3 to 1.4 vehicles per unit, and residential visitor 

demand in the order of 0.1 stalls per unit, resulting in a total demand of 1.4 to 1.5 stalls per unit.  

Consequently, the proposed 1.91 to 2.10 per unit proposed by the site developers is expected to exceed 

the required supply even in the absence of a TDM program. 
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4.4 On-Street Parking and Site Loading 

Based on the latest draft functional design plans, there will be parking stalls, either on one or both sides 

of the road, constructed on Glenaire Drive, Curling Road, and Fullerton Avenue in the near vicinity of the 

site.  Similar to proposed parking restrictions for nearby areas, it is suggested that parking restrictions for 

2 hour parking limit be posted with resident exempt or resident only parking for these new stalls.  This 

would discourage transit riders from using the parking stalls for prolonged periods while they take transit 

to other areas for work.     

In addition, while not required by District bylaw, it is assumed that the sites will be loaded by vehicles 

parked in the available parking areas fronting the development sites on street.  

4.5 Garbage & Recycling 

Garbage and recycling for each of the developments sites are anticipated to be collected via small pickup 

(F-550 type) trucks from the underground parking garage.  Thereafter, refuse (boxes) will be pulled onto 

the top of the parkade ramp access and will be picked up near the top of the underground ramp access for 

each of the developments.  For each of the developments, the garbage truck loading, from the top of the 

parking ramp, will be via Curling Road (Citimark and Airey Group developments) or Fullerton Avenue 

(PCUrban).  These roadways were assumed to be able to accommodate the standard District garbage truck.  

The Woodbridge Homes development will have garbage trucks access their top of parkade ramp just east 

of the Fullerton Avenue / Glenaire Drive intersection.  Swept path analysis is shown in Exhibit 4.1 below.  

Note as of writing of this report, the design for the Woodbridge Homes site is being progressed.  As such, 

Exhibit 4.1 is an in-progress drawing.   
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4.5.1 Firetruck Routing 

The Firetruck routing will be via the network roadways adjacent to the site.  Since the network roadways 

should be up to District standards, the routes taken should be able to accommodate the firetrucks.  

Specifically: 

 Citimark / Airey Group developments were assumed to have firetruck routes via Curling Road or via 

Fullerton Road with access to the future Belle Isles Place connector. The firetruck is then expected to 

circulate back to Capilano Road via the Glenaire Drive connection to Curling Road.  At this point in 

the process, as the Glenaire Drive connection and the Jr. Woonerf design is not finalized, firetruck 

swept paths have not yet been completed.   

 For the PCUrban development, the ingress firetruck route is expected to be accessed from the 

Fullerton Avenue while the egress route is expected to be via Glenaire Drive then Curling Road.  As 

the Glenaire Drive connection design is not finalized, firetruck swept paths have not yet been 

completed.  

 Finally for the Woodbridge Homes development, the ingress routing is expected to be via Fullerton 

Road and via the Fullerton Avenue / Glenaire Drive access.  Exhibit 4.2 illustrates the swept path 

analysis for this site.  As noted above, the site plan for the Woodbridge Homes is currently being 

detailed and as such, the swept path analyses are in-progress versions only.   
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4.6 Sight Distance 

Sight Distance Analysis was completed for the PCUrban and the Citimark / Airey Site Accesses, the 

following are our findings.   

A sight line analysis determines the furthest distance drivers can see and perceive another vehicle entering 
the road. Sufficient distance is important in order to allow drivers to stop in time in the event of an 
emergency, and to assist in making safe turns. 

The Transportation Association of Canada Geometric Design Guide for Canadian Roads (TAC Manual - 

1999) procedures and specifications on sight distance were used to establish appropriate sight distance 

requirements at the access location.  For this access review, two types of sight distances were 

investigated: Stopping Sight Distance (SSD), and Turning Site Distance (TSD).  The SSD is the minimum 

required sight distance per the TAC manual.  

The TAC manual defines SSD in Section 1.2.5.2 as “the sum of the distance travelled during the perception 

and reaction time and the braking distance”, where the braking distance is “the distance that it takes to 

stop a vehicle once the brakes have been applied”. It is imperative that SSD be met for safety reasons. 

TSD is the distance required to allow vehicles from a minor street or driveway to turn onto the major 

roadway without operational and safety impacts on traffic on the main road.  TAC defines TSD in section 

2.3.3.3 (b) as the distance such that a vehicle “is sufficiently far away so that the turning vehicle can 

accelerate to a speed which does not significantly interfere with the vehicles approaching from the right” 

(or left). This also applies to right-turning vehicles in anticipation of vehicles from the left. 

In total, four potential conflicts were evaluated for sight distance for the PC Urban and Citimark/Airey 

Group Site: 

1. SSD for eastbound vehicles on Glenaire Drive or Curling Road approaching an outbound car that is 
stopped at the site access 

2. SSD for westbound vehicles on Glenaire Drive or Curling road approaching an outbound car that is 
stopped at the site access  

3. TSD for eastbound and westbound vehicles conflicting with vehicles turning left from the site onto 
Glenaire Drive or Curling Road 

4. TSD for westbound vehicles conflicting with vehicles turning right from the site onto Glenaire 

Drive or Curling Road.TSD requirements are suggested but are not imperative for safe operations, 

especially on low volume roads or accesses. The height of the car being viewed and the driver’s eye height 

are important in determining the available sight distance. The driver’s eye height is 1.05m for the purpose 

of analysis, and the top of car height is 1.30m. 

The posted speed limit on both Glenaire Drive and Curling Road is 50 km/h and this speed was used for 

the following sight distance analysis.  
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4.6.1 PCUrban Driveway 

The available sight distances to and from the site driveway are limited by parked vehicles per the latest 

draft concept plans, and the curvature of the road design. The available sight distances for east and 

westbound vehicles on Glenaire Drive to the main site access is shown in Table 4.6 below.  

Table 4.6 Stopping Sight Distance – PCUrban Site 

Movement 
Available SSD 

(m) 

TAC Required SSD for 

50 km/h (m) 

Adequate 

(Y/N) 

Eastbound Vehicle on Glenaire 

Drive to site access 
74 63 Y 

WestboundVehicle on Glenaire 

Drive to site access 
98 63 Y 

 

The TAC required stopping sight distance for both movements is 63m using a vehicle speed of 50 km/h 

assuming a zero grade. The available sight distance is 74m for eastbound vehicles and 98m for 

westbound vehicles. Both of the stopping sight distances exceed the required TAC values.  

As stated earlier, he turning sight distance is the distance that an exiting vehicle from the site can see on 

the major road. The TAC recommended turning sight distance is based on the time it takes for a vehicle to 

enter the major roadway and accelerate without significantly interfering with vehicles on the major 

roadway. The results of the turning sight distance analysis are shown in Table 4.7 below.  

Table 4.7 Turning Sight Distance – PCUrban Site 

Movement 
Approaching 

Vehicle 

Available 

TSD (m) 

TAC Recommended 

TSD for 50 km/h (m) 

Adequate 

(Y/N) 

Vehicle Turning Right 

from Driveway  

Westbound on 

Glenaire Drive 
>100 85 Y 

Vehicle Turning Left 

from Driveway  

Eastbound on 

Glenaire Drive 
82 105 N 

Vehicle Turning Left 

from Driveway 

Westbound on 

Glenaire Drive 
>100 100 Y 

Note for the Vehicle Turning Right from Driveway and the Vehicle Turning Left from Driveway movements, the subject vehicle will be able 

to see beyond the next intersection and will see beyond the TAC recommended TSD.   

It must be noted that the TSD for the Eastbound on Glenaire Drive vehicle was tested for 50km/h.  In reality, it is likely that this this 

vehicle will travel at about 30km/h due to the winding nature of the road.  With that in mind, the TSD recommended distance would be in 

the order of 50m.  The available TSD would therefore be higher than the TAC recommended sight distances.   
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The available turning sight distance for vehicles exiting right (westbound) from the site driveway will 

extend beyond the TAC recommended 85m.  The available turning sight distance for vehicles exiting left 

from the site driveway to vehicles eastbound on Glenaire Drive is 82m.  Assuming a 50km/h speed on 

Glenaire Drive, the TAC recommended sight distance is 105m.  However, it is likely vehicles on Glenaire 

Drive will travel at 30km/h or so due to its winding nature and that it is a local road.  With a 30km/h, the 

TAC recommended turning sight distance is approximately 50m.  The available sight distance is higher 

than the recommended TAC turning sight distances.  The available turning sight distance for vehicles 

existing left from the site driveway to vehicles westbound on Glenaire Drive extends beyond the TAC 

recommended 100m.   

To enhance safety, Bunt recommends landscaping to the west and east of the driveway on both sides of 

the corridor and specifically those areas within the sight distance triangles, be kept below drivers eye 

height in order to minimize sight obstructions for the drivers exiting the site. Exhibit 4.3 and 4.4 shows 

the sight distance analysis exhibits for TSD and SSD, respectively.  

4.6.2 Citimark / Airey Group Driveway on Curling Road 

The available sight distances to and from the site driveway are limited by the curvature of the road design. 

The available stopping sight distances for eastbound and westbound vehicles on Curling Road to the 

Citimark/Airey site access are shown in Table 4.8 below.  

Table 4.8:  Stopping Sight Distance – Citmark / Airey Group 

Movement 
Available SSD 

(m) 

TAC Required SSD for 

50 km/h (m) 

Adequate 

(Y/N) 

Eastbound Vehicle on Curling 

Road to site access 
98 63 Y 

Westbound Vehicle on Curling 

Road to site access 
110 63 Y 

 

The TAC required stopping sight distance for both movements is 63m using a vehicle speed of 50 km/h 

assuming a flat grade. The available sight distance is 98m for eastbound vehicles and 110m for 

westbound vehicles. Both of the stopping sight distances exceed the required TAC values.  

Similar to the previous access analysis, the results of the turning sight distance analysis for the 

Citimark/Airey Access is shown in Table 4.9 below.  
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Table 4.9:  Turning Sight Distance – Citimark / Airey Group 

Movement 
Approaching 

Vehicle 

Available 

TSD (m) 

TAC Recommended 

TSD for 50 km/h (m) 

Adequate 

(Y/N) 

Vehicle Turning Right 

from Driveway  

Westbound on 

Curling Road 
>100 85 Y 

Vehicle Turning Left 

from Driveway  

Eastbound on 

Curling Road 
98 105 N 

Vehicle Turning Left 

from Driveway 

Westbound on 

Curling Road 
>100 100 Y 

The available turning sight distance for vehicles exiting right (westbound) from the site driveway is 85m 

which meets the TAC specification of 85m. The available turning sight distance for vehicles exiting left 

from the site driveway is 98m looking right (or to vehicles eastbound on Curling Road) and greater than 

100m looking left (or to vehicles westbound on Curling Road). The TAC recommended turning sight 

distance for vehicles approaching from the left (eastbound on Curling Road) is 100m and from the right 

(westbound on Curling Road) is 105m. As shown, the turning sight distances for the scenario where the 

exiting vehicle is making a left turn and looking right do not meet TAC’s recommended values.  Volumes 

are expected to be low and speeds are anticipated to be lower than 50km/hr therefore the differences in 

TSD is not expected to impact overall site performance.   Similar to above, it is expected that the 

eastbound traffic volumes will realistically travel at less than 50km/h speeds (likely in the order of 

30km/h) due to the nature of the local road and curb nature of Curling Road.  With a 30km/h speed, the 

recommended TSD is approximately 50m, which is achieved by the current available TSD.To enhance 

safety, Bunt recommends the landscaping to the west of the driveway (on both sides of the corridor) be 

kept below driver’s eye height in order to minimize sight obstructions for the drivers exiting the site.  

Exhibit 4.5 and 4.6 shows the sight distance analysis exhibits for TSD and SSD, respectively.   

4.6.3 Belle Isles Connector / Glenaire Drive Roundabout Sight Distance 

For vehicles accessing the subject roundabout, the drivers will be able to see at least one intersection 

downstream of the roundabout.  Considering when entering the roundabout, drivers will slow to 25-

30km/h per hour, it is expected that the available sight distance at the roundabout will be adequate.   
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5. TRANSPORTATION DEMAND MANAGEMENT 

5.1 District Targets for TDM 

A TDM Plan is required by the District since the designs for Citimark and the Airey Group developments 

(excluding PCUrban and Woodbridge Homes) are proposing parking supply ratios below that cited within 

the District’s Zoning Bylaw.   

5.2 District Sustainability Policy 

Sustainable developments generally incorporate a diversity of land uses and higher densities, and are 

within walking distance to everyday amenities and transit.  Walking, cycling and transit are each promoted 

through provision of attractive pedestrian connections, safe and convenient bicycle routes and nearby 

transit access with frequent service. In conjunction with increased accessibility by sustainable travel 

modes, reduced parking levels, strategies to increase vehicle occupancy are also typically provided to 

minimize the number of automobiles and automobile use. 

The District of North Vancouver (DNV) is aiming to be a leader in sustainability, and the District’s Vision 

Statement from the OCP this goal:  

“By 2020, we will be recognized among the most sustainable communities in the world as 

demonstrated through our environmental stewardship, strong network of neighbourhoods, a vibrant 

economy and community-driven growth and change.” 

The subject development sites are located within the evolving Lower Capilano Marine Village Centre area.  

The District’s vision for the centre is: 

“The Lower Capilano – Marine Drive Village Centre serves as a gateway to the District and will 

function as a vibrant, walkable neighbourhood with local-serving businesses, jobs, community 

recreation opportunities and a range of housing options.” 

The following includes several of the key policies and objectives included in the Lower Capilano Marine 

Village Centre Implementation Plan (April 2013) relative to land use and transportation: 

 General – Locate higher density land uses in the core area of the Village Centre to support the 

commercial uses and community facilities located in the “heart”; 

 Housing –  Provide for a range of housing options to meet the anticipated needs of existing and 

future District residents over the next 20 years including: seniors, young adults and families; 

 Community Facilities, Services and Amenities – Create a community heart that includes: a 

community centre, small-scale retail that serves local residents’ needs, community open / plaza 

space, playground space, community green space and connection to parks through enhanced 

trails, pedestrian and cycling linkages to nearby destinations and networks; 
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 Parks, Trails & Open Spaces –Establish new park spaces and enhance access to and connectivity 

between parks and trails in the area; 

 Mobility Network – Provide an integrated transportation network that supports all modes of 

transportation with an emphasis on walkability and strong pedestrian/cycling connections; 

 Mobility Network – Create a welcoming and inviting pedestrian experience by: using appropriate 

traffic control and traffic calming measures on roadways; providing pedestrian infrastructure 

along Fullerton Avenue, Curling Road, and Capilano Road; and providing sidewalk amenities to 

encourage pedestrian connections between Woodcroft, the Village Heart and transit stops; and, 

 Mobility Network – provide new bike route facilities, including signage for way-finding/route-

marking and road safety infrastructure, as appropriate. 

 In time, as the neighbourhood is redeveloped and more mixed-use and higher density residential 

projects are developed, it is anticipated that the area will become more walkable, bicycle-friendly and 

transit-oriented with shops/restaurants/services all within walking distance. 

 As such, the proposed site is considered to be well located from a sustainability perspective and the 

development plans to integrate with the local community plan objectives. The sustainable 

transportation features associated with the site will increase the potential to generate lower than 

typical site traffic generation and parking demands. The development plan and the strategies outlined 

in the following TDM Plan both include components that will address many of the goals outlined 

above, and will be further explored in the remaining sections.   

5.3 Site Accessibility Review 

This section examines aspects of accessibility related to the proposed developments with a focus on 

existing and future walking, cycling and transit infrastructure. The potential for participation in each of 

these forms of travel will be considered along with influences such as travel distances, street design, and 

transportation infrastructure. 

5.3.1 Site Location and Context 

The development site is located within the Lower Capilano Marine Village Centre and is shown in Exhibit 

1.1 above, which highlights the site’s location within a regional context. The site is north of Marine Drive 

and west of Capilano Road, and there are a number of services and amenities located near the site which 

include restaurants, hotels, a fitness centre and Klahanie Park.  
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The current travel mode share for the North Shore, which is likely similar to the existing site is shown in 

Table 5.1 below. The majority of trips on the North Shore are currently made by automobile; however the 

transit share has increased by 37% from 8% to 11% between 1999 and 2011. 

Table 5.1:  North Shore Mode Share 

Mode Share 

Walking 12% 

Cycling 1% 

Transit 8% 

Auto Driver/Passenger 79% 

Source: TransLink’s – 2011 Metro Vancouver Regional Trip Diary Analysis Report   

5.3.2 Walking 

Walking is a realistic form of travel for most people, especially over short distances with many people 

willing to walk at least 5-minutes or 400m for short trips. Guidelines on the distances that people are 

willing to walk to for various trip purposes are set out in Table 5.2. This table focuses on land uses that 

can reasonably be accessed by walking from the site today. 

Table 5.2:  Walking Thresholds 

FACILITY 
THRESHOLD 
DISTANCES 

FACILITIES WITHIN THRESHOLD DISTANCES  
OF THE DEVELOPMENT 

Bus/Transit 400m  
4 bus stops on Marine Drive; 2 bus stops on Capilano Road; and, 1 bus 

stop on Garden Avenue (dependent on specific development) 

Schools 600-1200m  Capilano Elementary School 

Leisure Facilities 600-1200m  Klahanie Park, Evergreen Squash Club, Steve Nash Fitness World, Future 
Community Centre at the Larco Development site 

Shops, restaurants, 
commercial  800-1200m  

Marine Drive -Earls, Denny’s, Pho Japolo & east to Bridgeman Avenue 
Capilano Road - Panago, Capilano Café, Capilano Market 

Employment 2000m  Businesses at the proposed site, businesses along Capilano Road & on 
Marine Drive to Hamilton Ave 

   
Sources: (a)   TransLink (b) Institute of Highways and Transportation (UK) 
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From this information, it is clear the site has the potential to have a reasonable walking mode split which 

would continue to grow as the rest of the Lower Capilano Marine Village redevelops, resulting in more 

destinations within convenient walking distance. 

The distance that a person is willing to walk is often related to the purpose of the journey, but is also 

influenced by factors such as urban form, traffic, safety, personal fitness, car ownership, and parking 

availability. 

Existing and proposed connections near the site are illustrated on Exhibit 5.1, 

along with other planned improvements in the area. The site is located close to 

Marine Drive and Capilano Road, both of which have sidewalks provided along 

both sides of the road and traffic signals with pedestrian actuated push buttons 

at all signalized intersections.  In the near vicinity of the site, sidewalks are 

provided on just one side (except on Capilano Road where they are located on 

both sides), or not at all.  .   

Currently, there will be a traffic calmed section, which will be Jr. Woonerf just 

north of the Belle Isle Park.  In addition, there will be a traffic circle located at the Belle Isle Place / 

Fullerton Avenue intersection.  Both these designs are currently being progressed.   

5.3.3 Cycling 

A person’s willingness to cycle is based on a number of lifestyle factors, including health benefits, cost 

savings (compared to automobile use and parking) and convenience.  Infrastructure also plays an 

important role through the safety of routes, presence or absence of steep gradients, availability of cycle 

storage facilities, etc.  Cycling is a realistic transportation 

option for most people over short to medium distances, i.e. 

up to 8 kilometres, or a 30-35 minute cycle. Based on this 

distance criterion, downtown Vancouver, West Vancouver 

and many areas of North Vancouver are readily accessible by 

bicycle from the proposed development. The District and the 

development site are also uniquely situated below world-

class mountain biking in the North Shore Mountains. This 

location helps to promote a culture of cycling in the community, with over a doubling of the cycling mode 

share on the north shore between 1999 and 20114.      

 

                                                   
 

4 TransLink – Backgrounder # 5: How and Why People Travel 

http://www.translink.ca/~/media/Documents/plans_and_projects/regional_transportation_strategy/Backgrounders/Ho

w_and_Why_People_Travel_Backgrounder.ashx 
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Existing cycling routes near to the site are illustrated in Exhibit 5.2.  As shown, there are a number of 

cycling routes directly accessible adjacent to the site providing connections to downtown Vancouver, West 

Vancouver and other cycling routes and neighbourhoods across North Vancouver. This exhibit also 

illustrates proposed bicycle routes according to both the District’s Master Bicycle Plan and the Lower 

Capilano/Marine Village Centre plan, for completeness. 

Aside from the accessibility of the cycle routes in the area, the Citimark development site will also house a 

bike room with the tools and apparatuses for fixing bicycles to better facilitate the ownership and 

therefore use of bicycles.   

5.3.4 Transit 

When people are considering taking transit their decision is typically based on a number of factors 

including their eligibility to drive, cost, convenience, relative journey times with other modes, personal 

choice, income level, etc.  Generally transit is a practical proposition for journeys of 4 kilometres and 

more, however if high frequency service is available, it is also practical for shorter distance trips for 

convenience.  Other than the shops/businesses in the immediate area of the development, which are for 

the most part within walking distance, other destinations that residents 

would likely be travelling to (Downtown Vancouver, Park Royal and 

Lonsdale) generally fall within the over 4 kilometre threshold, suggesting 

that transit is a viable travel mode for residents of this development for 

many trips.  The site is serviced by a number of Frequent Transit Network 

(FTN) routes within 400m walking distance to the site. An FTN route is a 

bus service that runs at least every 15-minutes throughout most of the day 

seven days a week.  

The proposed development is served by transit routes on both Marine 

Drive and Capilano Road with 5 bus stops within a 400m walk of the site.  

These bus stops and routes are shown in Exhibit 5.2, with the nearest bus 

stops located at the intersection of Capilano Road and Marine Drive, on the 

Capilano Road corridor. Appendix C summarizes the bus routes that service these stops. 

The transit routes provide connections to Downtown Vancouver, West Vancouver, Capilano University, 

Lonsdale Quay, Upper Lonsdale and Upper Capilano.  Service headways average between 10 to 15min in 

the peak periods, with the highest 24 hour frequency service for route 239 between the Park Royal 

Shopping Centre and Capilano University. 

TransLink has recently constructed a transit priority lane on Marine Drive from Tatlow Avenue to the Lions 

Gate bridge westbound on-ramp.  This dedicated bus lane is on the north side of Marine Drive and services 

approximately 25 buses each hour.  
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5.4 Transportation Demand Management 

5.4.1 Background 

Transportation Demand Management is the use of policies and procedures to influence travel behaviour 

and encourage people to use modes of transportation other than the single occupant automobile. For the 

Lions Gate Peripheral Area Townhouse Developments, the primary goal of the TDM Plan is to reduce the 

on-site parking demand (for some of the developments) to ensure that the provided parking is adequate to 

suit the needs of the residents, site visitors and the neighbourhood.  

The Lower Capilano Marine Village Centre Implementation Plan allows for reduced parking requirements, 

and these are to be accompanied by trip reduction programs in order to manage the provided parking 

supply effectively. The plan also encourages developers to consider other TDM initiatives such as un-

bundled parking, shared parking, electric vehicle infrastructure and more.  

Transportation Demand Management (TDM) is defined as the “application of strategies and policies to 

reduce travel demand (specifically that of single-occupancy private vehicles), or to redistribute this 

demand in space or in time”.  A successful TDM program can influence travel behaviour away from Single 

Occupant Vehicle (SOV) travel during peak periods towards more sustainable modes such as High 

Occupancy Vehicle (HOV) travel, transit, cycling or walking.  The responsibility for implementation of TDM 

measures can range across many groups, including regional and municipal governments, transit agencies, 

private developers, residents/resident associations or employers. 

5.4.2 Possible TDM Measures for Lions Gate Peripheral Area Townhouse Sites 

Table 5.3 below summarizes a possible suite of measures based on our research that may be appropriate 

for this site and the objectives of the TDM Plan.  The strategy is identified in the left column, and the 

measure in the centre column.  The right column on the table shows which parties would be responsible 

for administering and managing the each initiative.  While this is a comprehensive listing of measures, the 

noted developers potential role in TDM for the CapWest site would be limited to those items identified as 

site developers on the far right of this table. 

Note that we have identified in italics text those measures that the specific developer would be 

responsible for, which are a) already part of the current site plan; b) would be relatively cost effective to 

provide; or c) we feel would be the most effective for this site/expected by the District.  These measures 

are discussed further in section below. 
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Table 5.3:  TDM Strategies Summary Table 

STRATEGY MEASURE 
RESPONSIBILITY FOR 

IMPLEMENTATION 

Marketing & 
Promotion 

Prepare marketing materials to attract residents who want a 
car-free lifestyle 

Citimark and Airey Group  

Provide a Welcome Brochure, with an information package on 
transportation alternatives, that is issued to all new residents 

and posted in common areas 
Citimark and Airey Group  

Participation in Bike to Work Week and other community and 
regional promotions/events for sustainable transportation 

Community Centre (DNV); 
Citimark and Airey Group  

Cycling 
Infrastructure 
Improvements 

Provide cycling facilities leading to, adjacent to and on the site Citimark and Airey Group  

Provide safe, marked cycling crossings at intersections, with 
push button activation at signals DNV 

Cycling Amenities 
Provide bicycle maps and way finding signage through site Citimark and Airey Group  

Provide a bicycle repair station Citimark and Airey Group  

End of Trip Cycling 
Facilities 

Provide long term secure and convenient bicycle storage 
facilities for residents, at DNV bylaw rates 

Citimark and Airey Group  

Provide a common maintenance area for bicycle maintenance 
serving residents Citimark and Airey Group  

Transit Provide subsidized transit passes to new residents upon move-in Citimark and Airey Group  

As noted, the Citimark development is anticipated to have a bike room as part of their development.  The bike room is anticipated to 

tools and apparatuses for fixing bicycles.  This encourages ownership of bicycles for residents and encourages bicycle use.   

5.5 Recommended TDM Measures for Lions Gate Peripheral Area Townhouse 

Developments 

Bunt has developed a TDM Plan in collaboration with the site developer that is focused on reducing 

parking demand on the site and specifically residential parking demand. The TDM Plan addresses 

measures that are recommended to be in place at build out of the developments. 

The measures identified in italics in Table 5.3 above, for implementation by the site developers, are 

described in more detail below.  The proposed implementation time for each initiative is provided at the 

end of the section. 

5.5.1 Marketing & Promotion 

Marketing Materials & Transportation Information Package for Residents 

Travel patterns are most pliable when residents move from one location to another. Therefore, site 

developers/rental companies can play a significant role in changing people’s travel behaviours, through 

marketing materials to potential buyers/renters and through provision of information packages to new 

residents which stress the attractiveness and ease of alternative travel modes. 

In marketing materials to potential residents, clear and simple messages such as cost savings and health 

benefits (within the context of life style choice and urban living), along with practical information about 
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local transit services, walking and cycle routes to key locations, carpooling and car-sharing services, would 

help attract residents who want to live a car-free lifestyle.  Citimark, and the Airey Group, will commit to 

including this information in its marketing and promotional materials for the site.  

For residents who are moving in, a Transportation Information Package should be provided on move-in 

day. The package should include: 

 A map showing amenities and shopping opportunities within a typical walking catchment of 800m; 

 A map showing local cycling and transit routes with key destinations and travel times by different 

modes; 

 Information about bicycle safety and local bicycle shops and repair facilities; 

 Information pertaining to on-site car share provisions, car share membership sign up and procedures; 

 Information pertaining to available bicycle and vehicle parking; 

 Information on regional ride-share organizations, such as Jack Bell; and 

 A list of websites and apps that can aid in the use of alternative transportation such as transit apps.  

5.5.2 Cycling Improvements 

Bicycle Parking 

Well managed, secure, accessible and covered bicycle parking will be provided as part of the development 

plan. Table 5.4 shows parking bylaw rates and the proposed parking supply for the development. Class 1 

parking spaces are defined as secured spaces with gated entry which are typically located inside a building 

and reserved for specific users. Class 2 parking spaces are spaces that are provided in a publically 

accessible area and may be used by anyone. Class 2 spaces are typically provided via a traditional outdoor 

bicycle rack.  
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Table 5.4:  Bicycle Parking Bylaw Requirements 

SITE 
BYLAW REQUIREMENTS PROPOSED 

Class 1 – Long 
Term 

Class 2 – Short 
Term 

Class 1 – Long 
Term 

Class 2 – Short 
Term 

Citimark Townhouse 
Development - 18 (1) 

27 direct entry 
storage (for some 

units) and 60 
lockers able to 

store 2 bikes each  
= 147 bike stalls 

at maximum  

18 

The Airey Group 
Townhouse 
Development 

- 9 (1) 14 
TBD (Design being 

progressed) 

PCUrban Townhouse 
Development - 5 (1) 53 5 

Woodbridge Homes 
Townhouse 
Development 

- 31 (1) 153 31 

Notes: 

1. As per Zoning Bylaw 

5.5.3 Transit 

Transit Pass Subsidies 

Citimark and Airey Group will commit to fund and administer transit pass subsidies to new strata residents 

and will subsidize residents for 100% of the cost of a two-zone transit passes for a minimum of six 

months.  

Transit pass subsidies would begin to be implemented a strata unit and is sold, and would cover up to 14 

reduced stalls (11 passes for Citimark and 3 passes for Airey Group on a first come first served basis. This 

proposed level of subsidy meets the District’s reduced parking rate guideline of one transit subsidy for 

each parking space reduced; the calculation for the number of parking spaces reduced was presented 

previously in Table 4.2. Providing transit pass subsidies is one of the most effective ways to encourage 

transit use for new residents and such subsidies will be part of the marketing campaign if and when the 

development converts from rental to strata. 

5.5.4 Parking 

Reduced Parking Supply 

The development is proposing to supply residential parking at a rate that is higher than the minimum 

allowable in the LCMVCIP but lower than the District of North Vancouver Zoning Bylaw 3210 (for Citimark, 

and the Airey Group). Supplying a reduced amount of parking will act as a TDM strategy in itself, as it will 

discourage new residents from owning more vehicles than stalls. A limited supply of parking will also help 

to manage the amount of visitor parking demand on the site, and may help guide visitors to using other 

modes of transportation to access the site.  
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5.6 Additional TDM Measures – Citimark Development 

In addition to the above recommended TDM measures, Citimark has indicated if no suitable car share 

program can be found, that they will be operating their own car share vehicle and providing their own car 

share stalls.  The vehicle will be located behind the gates of the Citimark development and is slated for 

their resident use only.   

5.7 TDM Effectiveness 

The proposed TDM measures are intended to reduce the parking demand for the development and are 

expected to make a measureable impact on the parking operations on site. As travel behaviors are often 

difficult to influence and predict, the amount that the measures will impact the transportation patterns of 

the residents and visitors is highly variable. However, there are some references that can be used in 

predicting the effectiveness of TDM procedures to reduce parking demand.  

TDM effectiveness is highly dependent on the application setting, complementary strategies, nature of the 

travel market segment being targeted and even the “vigour” with which TDM is implemented and 

promoted. The effectiveness of TDM measures in terms of reducing vehicle trip-making is difficult to 

forecast as these measures are typically applied at different levels, in different mixes, on different sites. 

While several models existing to estimate the effects of TDM (EPA Commuter Model, TDM Effectiveness 

Evaluation Model, Worksite Trip Reduction Model, Trip Reduction Impacts of Mobility Management 

Strategies), these models have all been developed to address USA conditions and require extensive and 

detailed knowledge about the base conditions as well as individual TDM measures which are not known at 

the Master Planning level. 

Nevertheless, research has shown that TDM programs which are very focused and site-specific, with 

aggressive financial incentives, disincentives and parking management have been proven to reduce trip 

making by over 15%.5.  Some communities identify/allow vehicle trip reductions for TDM measures based 

on transit service levels combined with the level of TDM applied. For example, Table 5.5 below provides 

anticipated ranges of “net mode shift” from auto trips for various levels of TDM programs and various 

levels of transit provision from Fairfax County, VA, USA planning guidelines. 

The reductions noted in the table below have been corroborated for work trips by other studies such as 

the recent TCRP report on “Employer and Institutional TDM Strategies” which shows that at work sites with 

“high performing” and aggressive TDM programs, employee vehicle trip reductions of up to 25% are 

possible with “High” transit services and pay parking. 

  

                                                   
 

5 Integrating Demand Management into the Transportation Planning Process: A Desk Reference, U.S. Department of 

Transportation, Federal Highway Administration, August 2012 
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Table 5.5:  TDM Effectiveness 

TDM PROGRAM OR 

STRATEGY 
HIGH TRANSIT MODERATE TRANSIT LOW TRANSIT 

Support, Promotion, 

Information 
3-5% 1-3% <1% 

Alternative Commute 

Services 
5-10% 5-10% 1-3% 

Financial Incentives 10-20% 5-15% 1-5% 

Combined Strategies 

With Free Parking 15-20% 10-15% 3-7% 

With Pay Parking 15-30% 15-20% n/a 

    

Source:  Integrating Demand Management into the Transportation Planning Process: A Desk Reference, U.S. Department of 

Transportation, Federal Highway Administration, August 2012, page 160.  Note that “High” transit = Rail; “Medium” transit = bus with 

peak headways 20 min. or less; “Low” = bus with headways >20 min. 

Research has shown that TDM measures tend to have the greatest influence on frequent and regular work-

based trips and has lesser impacts on shopping and personal business trips which are less frequent and 

discretionary. Therefore, most TDM programs, and therefore monitoring of TDM program effectiveness is 

typically focussed on “Commuter Trip Reduction” or CTR programs. 

According to the Victoria Transport Policy Institute, a comprehensive CTR program typically reduces peak-

period (work-based) automobile trips by 4-20% at a worksite (Winters and Rudge 1995; Rye 2002; Boarnet, 

Hsu and Handy 2010), and impacts vary depending on program design, geography and employee 

demographics. Programs that lack financial incentives (e.g. transit subsidies, parking cash out) generally 

achieve reductions under 10% (Boarnet, Hsu and Handy 2010).6 

  

                                                   
 

6 VTPI website http://www.vtpi.org/tdm/tdm9.htm 



 

92 Lions Gate Peripheral Area Townhouse Developments | DRAFT Transportation Impact Assessment | July 14, 2016 
S:\PROJECTS\DF\4749-08 Belle Isle Townhouse TIA\5.0  Deliverables\6.1  Draft Reports\20160714_4749-08_Belle_Isle_TIA_V01.docx 

6. CONCLUSIONS & RECOMMENDATIONS 

6.1 Conclusions 

6.1.1 Traffic Operations 

 At build-out the Lions Gate Peripheral Area Townhouse Developments are anticipated to generate 

collectively in the order of 136 trips during the AM peak hour (27 inbound and 109 outbound) and 

161 trips during the PM peak period (102 inbound and 58 outbound); 

 The nearby Larco CapWest development which was included as Background traffic in all scenarios of 

Bunt’s analysis, is expected to generate in the order of 165 site trips during the AM peak period (66 

trips inbound and 99 trips outbound) and 225 trips during the PM peak period (124 trips inbound 

and 101 trips outbound); 

 The nearby Pacific Gate Grouse Inn development which was included in the Background traffic for the 

2030 scenarios of Bunt’s analysis, is expected to generate in the order of 145 site trips during the 

AM peak period (60 trips inbound and 85 trips outbound) and 182 trips during the PM peak period 

(101 trips inbound and 182 trips outbound); 

 The overall impact of the proposed Lions Gate Peripheral Area Townhouse developments is expected 

to be a minimal 0.01 to 0.05 increase in Volume to Capacity (v/c) ratios at study area intersections 

for the 2019 planning horizon and a minimal 0.01 to 0.05 for the 2030 planning horizon; 

 In general, most intersection and individual movement Levels of Service after the Build-out of the 

development are expected to be within acceptable parameters, while some individual movements will 

continue to exhibit operations exceeding desired performance thresholds; 

 For the Marine Drive / Capilano Road intersection, the southbound right turn (during the AM peak 

hour), the eastbound left turn and the southbound left turn (during the PM peak period) are expected 

to experience long queues.  These long queues are expected to be present regardless of the subject 

townhouse developments.  The planned separate southbound through and left turn lanes, to be 

installed in conjunction with the Pacific Gate development, will improve southbound approach 

operations at this intersection; 

 The northbound left turn from Capilano Road at Curling currently has only 20m of storage; it is 

expected that this left turn bay may occasionally overflow during peak demand periods, but not 

cause undue operational problems on Capilano Road.  Signal timing (half cycling) at the new Capilano 

Road & Curling Road intersection can reduce the probability of queue overflow issues during the 

critical PM Peak Hour and also ensure eastbound queues on Curling Road and Fullerton do not block 

the new Woonerf Road.  When the new southbound left turn lane is constructed at the Marine Drive / 

Capilano Road intersection, there will be opportunity to increase the northbound left turn lane 

storage at the Curling Road intersection.   

6.1.2 Parking 

 Both PCUrban and Woodbridge developments provide at or higher than general zoning bylaw parking 

requirements.  The Airey Group and Citimark are proposing parking supply ratios which while are 
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higher than the Lower Capilano Marine Drive Village Plan’s allowable minimums is lower than the 

general bylaw requirements.  A TDM program is planned for these developments.   

 The site developers are proposing to meet the District’s requirements for small car stall allocation. 

6.1.3 Sight Distance Analyses 

 The TAC Stopping Sight Distances for both the PCUrban and Citimark/Airey Group access locations 

are met.   

 The TAC turning sight distance for vehicles existing right on both the PCUrban and Citimark/Airey 

Group access locations are met.   

 The TAC turning sight distance for vehicles exiting left from the site driveways and looking to 

vehicles heading westbound on Glenaire Drive or Curling Road are met assuming the vehicles 

travelling on Glenaire Drive or Curling Road will be at 50km/h. 

 The TAC turning sight distance for vehicles exiting left from the site driveways and looking to 

vehicles heading eastbound on Glenaire Drive or Curling Road are met assuming the vehicles 

travelling on Glenaire Drive or Curling Road will be at 30km/h. 

6.1.4 TDM 

The Lions Gate Peripheral Area townhouse developments are well located near the centre of the 

increasingly urban Lower Capilano Marine Village Centre. The site is in close proximity to the frequent 

transit network and pedestrian and cyclist networks around the site will be improved with the proposed 

development. These sustainable transportation options and features of the site will provide residents with 

modal choices and will help reduce the number of SOV trips and parking demands at the site. 

A number of TDM measures are proposed to improve the ability of the future residents to take advantage 

of the nearby sustainable transportation infrastructure and to reduce their reliance on the automobile. The 

proposed TDM measures are as follows: 

 Promotion of the sustainable transportation features of the site during marketing phases;  

 Provision of a one page sustainable transportation summary in the owner’s manual for the residents;  

 Provision of car share vehicle and stall (Citimark development only);  

 Provision of a Bike (Repair) Room (Citimark development only); 

 Provision of sufficient Class 1 and Class 2 bicycle parking spaces and supporting infrastructure for 

electric vehicles and bicycles; and, 

 Provision of up to 14 six month two-zone transit passes. 

 

The committed TDM plan is expected to reduce vehicle ownership and parking demand to meet the 

minimum supply rates specified in the Lower Capilano and Marine Drive Centre Village Plan.   

6.2 Recommendations 

 With the proposed traffic signal coordination, Bunt’s traffic analysis and modelling indicates that 

optimized timing during peak demand periods would of the 2019 conditions be: 
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o AM:  130 seconds for the Marine Drive / Capilano Road intersection; 130 seconds for the 

Curling Road / Capilano Road intersection; 65 seconds for the Fullerton Avenue / 

Capilano Road intersection; and, 

o PM:  130 seconds for the Marine Drive / Capilano Road intersection; 65 seconds for the 

Curling Road / Capilano Road intersection; 130 seconds for the Fullerton Avenue / 

Capilano Road intersection. 

 With the coordination, Bunt’s traffic analysis and modelling indicates that optimized timing during 

peak demand periods would of the 2019 conditions be: 

o AM:  130 seconds for the Marine Drive / Capilano Road intersection; 130 seconds for the 

Curling Road / Capilano Road intersection; 65 seconds for the McGuire Avenue / Capilano 

Road intersection; 65 seconds for the Fullerton Avenue / Capilano Road intersection; and, 

o PM:  130 seconds for the Marine Drive / Capilano Road intersection; 65 seconds for the 

Curling Road / Capilano Road intersection; 65 seconds for the Fullerton Avenue / 

Capilano Road intersection; and 130 seconds for the Fullerton Avenue / Capilano Road 

intersection. 

 DNV accept the parking variances based on the TDM plan 
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APPENDIX A 
Signal Timing Output 



 

 

  



BG 2019 AM

Capilano & Fullerton

Capilano & Curling

Capilano & Marine



BG 2019 PM

Capilano & Fullerton

Capilano & Curling

Capilano & Marine



BG 2030 AM

Capilano & Fullerton

Capilano & Curling

Capilano & McGuire

Capilano & Marine



BG 2030 PM

Capilano & Fullerton

Capilano & Curling

Capilano & McGuire

Capilano & Marine



Total 2019 AM

Capilano & Fullerton

Capilano & Curling

Capilano & Marine



Total 2019 PM

Capilano & Fullerton

Capilano & Curling

Capilano & Marine



Total 2030 AM

Capilano & Fullerton

Capilano & Curling

Capilano & McGuire

Capilano & Marine



Total 2030 PM

Capilano & Fullerton

Capilano & Curling

Capilano & McGuire

Capilano & Marine



 

  

 

  

APPENDIX B 
Synchro Output (electronic copy only) 

  



 

 



 

  

 

  

APPENDIX C 
 Existing Transit Services within Walking Distance 
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APPENDIX C – Existing Transit Services within Walking Distance of Site 

Route / Stop Service Period Adjacent to Site Service Headways (minutes) 

# Name Start End 
AM 

Period 

Mid-day 

Period 

PM 

Period 

SAT 

Mid-day 

Stop # 54413 - Marine Dr at Capilano Rd Eastbound (<400m from site) 

239 Park Royal 5:44 am 12:46 am 10 10 10 15 

240 15th Street 6:15 am 12:54 am 15 15 10 12-15 

241 
Vancouver/ Upper 

Lonsdale 
3:59 pm 7:23 pm - - 15 - 

255 Capilano University 6:45 am 9:15 pm 30 30 15 30 

N24 
Downtown/ Upper 

Lonsdale Nightbus 
1:22 am 3:45 am - - - - 

Stop # 54434/54440/61563 - Marine Dr @ McGuire Ave/Capilano Rd Westbound (<400m from site) 

239 
Phibbs Exchange/ 

Capilano University 
5:32 am 1:50 am 10 10 10 15 

240 Vancouver 5:40 am 12:33 am 10 15 15 12 

241 
Vancouver/ Upper 

Lonsdale 
7:06 am 8:43 am 10 - - - 

246 
Park Royal/ 

Vancouver 
5:57 am 2:18 am  10-15 30 15 30 

247 
Vancouver/ Upper 

Capilano 
7:00 am 8:36 am 30 - - - 

255 Dundarave 7:05 am 9:32 pm 30 30 15 30 

Stop # 59990 - Capilano Rd @ Fullerton Ave Northbound (<300 metres from site) 

246 

Lonsdale Quay/ 

Highland/ 

Vancouver 

5:38 am 12:20 pm 15 30 10-12 30 

247 
Upper Capilano/ 

Grouse/ Vancouver 
8:00 am 6:22 pm N/A N/A 30 N/A 

Notes: Early morning and late night service only 
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TRAFFIC CONTROL PLAN 
 
 
1.01 Scope of Work 
 

Darwin Construction will be developing a build on 1920-1932 Glenaire Drive. This 
will be the Phase II of this project as shown in Appendix “A” 
 
This TMP is a modification of fig. 7.11 (Work on Low Volume Roadway- No 
Centerline) and shows the location of the Staging Area. The TMP is shown in 
Appendix “B” The Staging area will be for concrete trucks, mobile crane and ongoing 
deliveries. A %.5m Lane is to be maintain as this road is a “No Exit” road.  
 
 

1.02 Hours of Work 
 
The work is scheduled to be Monday- Friday from 7am to 8pm. Also, on Saturdays 
from 9am to 5pm. 
 

1.03 Traffic Control Supervisor (TCS) 
 

There is no need for Traffic Control Supervisor for this project, however if need be:  
 
The Traffic Control Supervisor will: 

 
• Be certified in traffic control; 
• Ensure compliance with the requirements of Part 18 of the WCB Occupational 

Health and Safety Regulation regarding supervision of traffic control persons at 
the work zone; 

• Monitor traffic flows; 
• Direct and supervise the implementation and removal of the required traffic 

control devices as per the Traffic Management Plan and approved Traffic 
Control Plans and ensure that these devices are properly maintained.  

• Have full authority over all the traffic control personnel on site; 
• Ensure Traffic Control Persons (TCPs) are wearing the required protective 

clothing and equipment; 
• Ensure TCPs are positioned correctly and in a safe manner; 
• Ensure TCPs perform traffic control duties safely and competently; 
• Ensure that TCPs will work together as a team when working in groups of two 

or more; 
• Monitor traffic operations to determine the effectiveness of the Traffic 

Management Plan including the Traffic Control Plan; 
• Ensure that emergency traffic control operations are carried out in accordance 

with the Incident Management Plan (section 2); 



 

 
 

 

• Be responsible for revisions to the Traffic Management Plan as required by 
construction schedule changes or special events; 

• Respond to any traffic concerns of the City of Victoria, police or WCB 
 
 
1.04 Traffic Control Persons (TCP) 
 

All TCPs on the worksite have been re-certified to the new WCB standard required as 
of March 31, 2004 and all TCP safety apparel is updated to the Technical Circular T-
09/05. Prior to implementing traffic control measures the TCS will ensure that all the 
TCPs thoroughly understand the planned measures.  

 
• All TCPs will wear safety apparel conforming to Class 3 garments 

meeting both the “CSA Z96-02” standard and the WCB requirement as 
described in the “MOTI Technical Circular T-09/05”.  

• All TCPs will possess training certificates and experience on roadways 
as per conditions under Chapter 2.3 of the Ministry of Transportation’s 
“Traffic Control Manual for Work on Roadways” and Section 18 of the 
WCB regulations. They will be equipped with two-way radios to 
communicate if visual contact cannot be maintained.  

• The TCPs will at all times adhere to the Ministry of Transportation’s 
“Traffic Control Manual for Work on Roadways” and the WCB 
regulations while holding safety in the highest regard.  

• Before directing traffic, TCPs will attend a meeting to discuss 
procedures and ensure the following is conducted while directing 
traffic:  

i. Traffic control procedures are carried out uniformly 
through the project;  

ii. Radio checks are performed when applicable;  
iii. Site setup is clearly understood; and  
iv. Ensure conduct is courteous when attending to the 

public. 
 

1.05 Signage 
 

All signage and traffic control devices will conform to the specifications in the 
Ministry of Transportation’s “Traffic Control Manual for Work on Roadways, 2015 
Interim”.  Signage will be located as shown on the traffic control drawings and plans 
in Appendix B.  Signage and traffic control devices will always be kept in good 
condition and defective or damaged equipment replaced immediately. All signs are to 
be in accordance with the Catalogue of Standard Traffic Signs 2008 Edition. All signs 
and safety apparel shall conform to Technical Circular T09-05. 

 
Signage needed for short duration operations will be mounted on sign stands or 
Windmasters.  Short term signs may be slightly tilted back or rotated a few degrees 
away from the roadway to avoid illegibility. 



 

 
 

 

 
All signs will be maintained regularly to allow for maximum visibility and will remain 
clear of any materials that may reduce their visibility.  All signage will be set up so as 
to command the respect of vehicles, cyclists and pedestrians in order to ensure the 
safety of both the travelling public and the workers. 

 
 
1.05 Safety 
 

All safety meetings will be conducted by the Prime Contractor. 
 
The TCPs onsite will attend all tailgate safety meetings and report any traffic or safety 
incidents to their TCS.  
 
The pre-job safety meeting will determine a muster point.   
 
The onsite first aid attendant will be identified at the meetings and all TCPs notified.   
 
A copy of the traffic management plan will be maintained on site. 
 
 

1.06 Non-Working Hours 
 
During non-working hours, the site will be left in a safe and functional condition 
considered acceptable by the District Representative.  
 
Should it be necessary to contact: Darwin Constructionduring non-working hours, the 
following individual shall act as the “After Hours Emergency Contact”: 
 

 Sam Glanville   778-471-1930 
 
The area required will be closed off with a using a combination of delineators, Class 
1A barricades, and signage.   There will be a taper prior to the materials to give 
vehicles an area to safely merge to their left - as per the specifications in the Ministry 
of Transportation’s “Traffic Control Manual for Work on Roadways (2015 Interim)”  
 
 

1.07 Emergency Vehicles 
 

All emergency vehicles will be given immediate and priority access through the job 
site.   

 
Upon approval of the traffic management plan and the dates proposed for the work, the 
District of North Vancouver Representative will notify the following agencies in 
advance of the work: 

 



 

 
 

 

• North Vancouver Police  (604) 969-7586 (fax) 
• North Vancouver Fire     (604) 990-2311  
• BC Ambulance Service  (800) 461-9911  

 
If an incident should occur in the work zone the TCP's will assist as necessary to give 
immediate access to the scene of the incident. 

 
Should any emergency services request a copy of the traffic management plan they 
will be supplied with it. 
 

 
1.08  B.C. Transit 
  

This project does not affect any buses. 
 

 
 

 
1.09 Pedestrians  
 

This project does not affect any pedestrians as there isn’t any sidewalk. 
 
 

 
1.10  Cyclists 
 

There are no designated bike lanes affected by this Plan. 
 
Traffic control devices, such as, but not limited to, signage and delineators, will be 
used to maximum effect in order to keep cyclists away from work areas.   
 
In order to maintain the safety of cyclists, cyclists will be required to obey the onsite 
TCPs and their instructions. 

 
 

 
1.11 Traffic Control Plan  
 

The contractor will at all times make provision for traffic through the site to a 
sufficiently high standard to ensure the convenience and safety of the works, the 
travelling public and to meet driver expectancy and the protection of the work. 

  
All traffic control procedures will be in accordance with the B.C. Ministry of 
Transportation’s Traffic Control Manual for Work on Roadways and the Workers’ 
Compensation Board of British Columbia’s Occupational Health and Safety 



 

 
 

 

Regulation part eighteen (18).  This section includes the environment and health of 
TCPs, personal protective equipment, and arm signal definitions. 
 
Key Points 

 
1. The plan is designed to maximize the safety of all workers and the public 

at all times.  For this reason, it may appear that more road space is being 
taken than is necessarily needed. 

2. Work sites, equipment, work methods and practices will be regularly 
inspected or reviewed with the intention of identifying and correcting 
potential hazards. 

3. Accidents will be promptly investigated, and correction of potential 
hazards will be expedited. 

4. Whenever possible the contractor will restore any affected lanes as soon as 
possible. 

5. The existing posted speeds on all streets within the work zone will be 
maintained during all work. 

6. The Districtof North Vancouver and/or the RCMP have the right to 
order the work stopped and the road opened at any time should it be 
deemed necessary to do so.  

7. As traffic lanes are to be reopened at the end of each work day, all 
roads will be kept clean of debris, mud, and dirt resulting from 
construction activities. 

 
INCIDENT RESPONSE PLAN 
 
 
2.01 Introduction 
 

The primary objective of this plan is to facilitate incident response and move traffic 
safely and expeditiously through or around the incident through the Work Zone. The 
following incidents are identified, but not limited to, the Work Zone: 

 
• Motor vehicle accidents 
• Disabled vehicles 
• Debris on the road 
• Hazardous spills on the road 

 
 
2.02 Procedures for Dealing with an Incident 
 

Any incident that occurs within the Work Zone must be immediately brought to the 
attention of the Onsite TCS and Project Supervisor on site.  The TCS will be 



 

 
 

 

responsible for coordinating all safety and emergency response efforts relating to the 
incident.  The TCP’s will ensure the execution of the safety measures on site in 
response to an incident.  The TCS will complete an “Incident Management Report”; a 
copy of which will be provided to the District of North Vancouver.  A copy of this 
form is included in Appendix “C” for reference and use. The following general 
emergency response procedure is to be implemented by the onsite TCS: 

 
• Respond quickly with emergency traffic control measures to ensure public 

safety once an incident has been identified. 
• Assist in contacting the appropriate emergency response agencies. 
• Contact the District of North Vancouver to make them aware of the incident so 

they can respond as mandated. 
• Assist emergency response personnel when required. 
• If necessary, stop work operations and clear the work zone to enable 

emergency response vehicles to travel through the work zone unimpeded. 
• Record details of the incident as much as possible and provide a report to the 

contractor and the City of Victoria if required. 
 
 

The responsibility to manage detection/verification functions or assist in the cleanup 
operations remains with the District of North Vancouver, Darwin Construction Ltd., 
and or the authority having jurisdiction. 

 
PUBLIC INFORMATION PLAN 
 
 

The Public Information Plan identifies actions and procedures to inform the travelling 
public and project stakeholders of current traffic operations and planned changes to 
traffic operations.  The Contractor will consult with the District North Vancouver to 
implement a public information plan for this work. 

 
  
3.01 Agency Notification 
 

The District of North Vancouver will notify the following agencies in advance of the 
work or of any changes in traffic patterns during the work: 

 
• North Vancouver Police  (604) 969-7586 (fax) 
• North Vancouver Fire     (604) 990-2311  
• BC Ambulance Service  (800) 461-9911  

 
   
 
 
 
 



 

 
 

 

 
3.02    General Public Notification 
 

The District of North Vancouver will maximize the use of its website and social media 
to inform the travelling public of the planned construction activities as well as any 
unscheduled delays or incidents. 

 
 
3.03     Contact List 
 

EMERGENCY SERVICES 
 

Emergency – Police, Fire, Ambulance   911 
Non-Emergency Police     604-985-1311 
Non-Emergency Fire      604-990-2311 
Non-Emergency BC Ambulance Service   250-727-2400 
Workers Compensation Board    1-800-621-7233 
Workers Compensation Board (after hours)   1-866-922-4357 
Provincial Emergency Program (PEP)   1-800-663-3456 
Earthquake, Flood, Dangerous Goods, Spills, Tsunami 1-800-663-3456  
BC Hydro Emergency      1-800-769-3766 
Fortis Gas Emergency      1-800-663-9911 
Telus Trouble Center      611 

 
MEDICAL SERVICES 

 
Lions Gate Hospital      604-988-3131 
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LIONS GATE VILLAGE PERIPHERAL AREA 

Construction Impact Mitigation Strategy (CIMS) 
Version 12 – February 27, 2018 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

RESIDENTIAL DEVELOPMENT PROJECTS FROM: 

Citimark 

Cressey Development 

PC Urban Properties 

Woodbridge Properties 

  



 
 
 
 
 

PROJECT APPROACH 
 
The Lions Gate developers Citimark, Cressey, PC Urban, and Woodbridge (herein referred to as the “Developers”) 
are proposing that they select a sole CIMS manager (the “Manager”) to coordinate and oversee the construction 
traffic and communication for all of the Developers’ projects in the Lions Gate Peripheral Area. 
 
This Manager will treat the Lions Gate Peripheral Area development as a single construction project, rather than 
separate projects.  
 
This approach will generate several tangible benefits for both the Developers, as well as the District of North 
Vancouver (the “DNV”).  
 
This Manager will arrange coordinated meetings between the DNV, Larco and future overlapping developments so 
that deliveries, parking and general construction programs will be aligned. This Manager will assess and modify the 
CIMS should the need arise.  
 
Benefits for the Developers 

Communication 
• Developers will receive single-source, regular, professional and transparent communication about 

neighbourhood-wide activities, rather than multiple separate reports that could potentially have 
conflicts  

Coordination 
• all construction activities (phases of construction, deliveries, major on-site activities, etc.) will be 

coordinated, rather than individual contractors needing to coordinate or compete with one 
another 

Accountability 
• there will be a single point of accountability for the entire Lions Gate Peripheral Area development 

if there are any logistical or scheduling issues 
 
Benefits for DNV 

Communication 
• area residents will receive consistent, timely and professional communication about construction 

activities for the entire project 

• businesses and groups in the area will receive consistent, timely and professional communication 
about construction activities for the entire project 

• DNV will receive consistent, timely and professional communication about construction activities 
for the entire project 

Coordination 
• DNV will have a single point of contact for the duration of the project 

• the Manager will coordinate meetings between the DNV, Larco and future projects that come 
online 

Accountability 
• DNV will have a single point of accountability in the event that there are questions or concerns 

about the project  
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The following Diamond Head Consulting staff either performed the site visit and/or prepared the 
report. All general and professional liability insurance and individual accreditations have been 
provided below for reference.   
 

Supervisor:     Project Staff: 
 

 

 

Mike Coulthard, R.P.Bio., R.P.F. 
Senior Forester, Biologist 
Certified Tree Risk Assessor (46) 
 

Kristian Short 
ISA Certified Arborist (PN-8029 A) 
ISA Qualified Tree Risk Assessor (TRAQ) 
BC Parks Wildlife and Danger Tree Assessor (P2229) 

 
This report summarizes the planned management of trees on the site. If there are any questions 
or concerns as to the contents of this report, please contact us at any time.  
 
Contact Information 
 
Phone:  604-733-4886 
Fax:  604-733-4879 
Email:  mike@diamondheadconsulting.com or kristian@diamondheadconsulting.com 
Website: www.diamondheadconsulting.com 
 
Insurance Information 
 
WCB: # 657906 AQ (003) 
General Liability:  Northbridge General Insurance Corporation - Policy #CBC1935506, 

$5,000,000 Errors & Omissions:  Lloyds Underwriters – Policy #1010615D, 
$1,000,000  

mailto:mike@diamondheadconsulting.com
mailto:kristian@diamondheadconsulting.com
http://www.diamondheadconsulting.com/


   
Arborist Report – 1932, 1920 Glenaire Dr 
   

 
3551 Commercial Street, Vancouver B.C. V5N 4E8 | T 604-733-4886 | F 604-733-4879 i 

Table of Contents 
 

TABLE OF CONTENTS ............................................................................................................ I 
1.0  INTRODUCTION ....................................................................................................... 1 

1.1 Limits of Assignment ...................................................................................................................... 2 

1.2 Purpose and Use of Report ............................................................................................................ 2 

2.0  OBSERVATIONS ....................................................................................................... 3 

2.1 Site Overview ................................................................................................................................. 3 

2.2 Tree Inventory ................................................................................................................................ 4 

2.3 Tree Inventory Table ...................................................................................................................... 3 

2.4 Tree Risk Inventory ...................................................................................................................... 13 

Tree Retention and Removal Map ............................................................................................................ 14 

2.5 Photographs ................................................................................................................................. 15 

3.0  SUMMARY ............................................................................................................ 19 

3.1 Tree Retention and Removal by Species ...................................................................................... 19 

4.0  TREES ON ADJACENT PROPERTIES .......................................................................... 21 

5.0  CONSTRUCTION GUIDELINES .................................................................................. 21 

6.0 LIMITATIONS .......................................................................................................... 25 

7.0 APPENDIX 1 – OVERALL RISK RATING AND ACTION THRESHOLDS USING TRAQ .......... 27 

8.0    APPENDIX A - REQUIREMENT FOR TREE PROTECTION BARRIER AS PER TREE-PROTECTION 
BYLAW 7671 ..................................................................................................................... 28 
 

 
 
 

List of Tables 
 

Table 1. Tree Inventory.................................................................................................................................... 3 
Table 2. Tree species on site summary. ......................................................................................................... 19 
Table 3. Off-Site – Tree species summary adjacent to Gleanaire Dr and to the north within the environmental 

setback leading to Capilano River. ......................................................................................................... 20 
 



   
Arborist Report – 1932, 1920 Glenaire Dr 
   

 
3551 Commercial Street, Vancouver B.C. V5N 4E8 | T 604-733-4886 | F 604-733-4879 1 

1.0  Introduction 
 

Diamond Head Consulting Ltd. (DHC) was asked to complete an assessment of the trees on and 
adjacent to the following proposed development: 
 
Civic address:   1932, 1920 Glenaire Dr., District of North Vancouver BC 
Legal address: LOT 1 BLOCK 16 DISTRICT LOT 764 PLAN 8967, LOT C (REFERENCE PLAN 

3792) DISTRICT LOT 764 GROUP 1 NEW WESTMINSTER DISTRICT 
Client name:  PC Urban (Glenaire) 
Date of site visit:  September 6, 2017  
Weather during visit: Sunny 
 
The objective of this report is to ensure the proposed development is in compliance with District 
of North Vancouver Bylaws that applies to tree retention. These requirements are covered in 
the Tree Protection Bylaw (#7671). Protected trees as defined by this bylaw include: 
 

a. Any tree on land owned by or in the possession of the District, including, 
without limitation, a tree in a park or on a boulevard, road or lane allowance; 

b. Any tree within a protected area; 
c. Any tree on sloping terrain; 
d. Any replacement tree; 
e. Any retained tree; 
f. Any heritage tree; 
g. Any wildlife tree; 
h. Any tree located on wetland or waterfront; 
i. Any tree of the following species: 

i. Arbutus (Arbutus menziesii); 
ii. Garry Oak (Quercus garryana); 

iii. Oregon Ash (Fraxinus spp); 
iv. Pacific Yew (Taxus brevifolia); 
v. Western White Pine (Pinus monticola); or 

vi. Yellow-cedar (Chamaecyparis nootkatensis). 
 
Replacement trees for the removal of large diameter trees (over 75cm) are required if the 
subject lot will have less than 20% canopy cover remaining after the removal of the large 
diameter tree. If the canopy cover is over 20% after the removal, no replacement tree is 
required.  

• If the subject lot is less than 420 square meters in area, one replacement tree for every 
large-diameter tree must be planted. 

• If the subject lot is over 420 square meters in area, three replacement trees for every 
large-diameter tree must be planted. 

 
All trees (>20cm in diameter) on and immediately adjacent to the site were assessed, including: 
species, diameter at breast height (dbh) measured to the nearest 1 cm at 1.3 m above tree base, 
estimated height and general health and defects. Critical root zones were calculated for each of 
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the trees with the potential for development impacts. Tree hazards were assessed according to 
International Society of Arboriculture and WCB standards. Suitability for tree retention was 
evaluated based on the health of the trees and their location in relation to the proposed 
building envelopes and infrastructure.  
 
 
1.1 Limits of Assignment  

• Our investigation is based solely on our visual inspection of the trees on our last visit. 
Our inspection was conducted from ground level. We did not conduct soil tests or below 
grade root examination to assess the condition of the root system of the trees. 

• Only the trees specified in the scope of work were assessed and assessments were 
performed within the limitations specified. 

• This report is valid for six months from the date of submission. Additional site visits and 
report revisions may be required after this point to ensure accuracy of the report for the 
District’s development permit application process.  

• See additional limitations at the end of this document. 
 
1.2 Purpose and Use of Report 

• Provide documentation pertaining to on and off site trees to supplement the proposed 
development permit application. 

 



   
Arborist Report – 1932, 1920 Glenaire Dr 
   

 
3551 Commercial Street, Vancouver B.C. V5N 4E8 | T 604-733-4886 | F 604-733-4879 3 

 

Figure 1. Location of site and tree condition class – 1920, 1932 Glenaire Dr, North Vancouver 

 

2.0  Observations 
 
2.1 Site Overview 

The subject site is two residential lots located on Glenaire Drive in the Lions Gate 
neighbourhood of North Vancouver. There is an existing residence on both lots, each with 
mature landscapes. Capilano River borders the subject site on the north side. There is a stand of 
native trees growing along the top of bank of the river that will be retained and protected 
throughout the development. The site is generally flat with gentle grades from the north to 
south. This development is the second phase of a larger development along Glenaire Dr. 
adjacent to the east on Lots 1920 and 1932. This project will have 15 residential units with 
underground parking once complete. All on-site trees will be removed to accommodate the 
development plans except for trees located within the riparian setback leading to Capilano 
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River. Klahanie Park is located immediately to the west of the subject site and is part of the 
District of West Vancouver. Arborist supervision will be required and no over excavation of the 
underground parkade may occur adjacent to Klahanie Park to ensure no park trees will have to 
be removed. Tree attributes, critical root zones and recommendations for the trees are listed 
below in Table 1.  
 
2.2 Tree Inventory  

The following is an inventory of assessed trees, each of which was marked with a numbered tag 
as is required by the District Tree Bylaw. Tree species, characteristics, comments, 
recommendations and required root protection zones have been suggested (Table 1). Their 
locations are illustrated on the accompanying map. 

Overall Health and Structure Rating    
• Excellent = Tree of possible specimen quality, unique species or size with no discernible 

defects, or heritage tree.    
• Normal = Tree is in good condition with no significant structural weaknesses or health 

concerns, considering its growing environment and species.   
• Moderate = Tree has noted health and/or minor structural weaknesses, however, 

treatments may be recommended to improve the health or structural condition of the 
tree.  

• Poor = Tree is in serious decline from its typical growth habits and has multiple very 
definable health and/or structural weaknesses. These trees may have difficulty adapting 
to land use changes.  

• Dead/Dying = Tree was found to be dead, and/or has severe defects and is in severe 
decline. 
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Tree Risk Assessment  
The risk assessment has been completed following the methods in the Tree Risk Assessment 
Manual, published in 2013 by the International Society of Arboriculture. This is the current 
industry standard for assessing tree risk. This method assigns risk based on the likelihood of 
failure, the likelihood of impact and the severity of consequence if a failure occurs. This 
assessment was completed for the existing tree conditions and the current targets. It is 
recommended that the site will be re-assessed for tree risks after the site conditions change 
(e.g. new targets are created from development or construction or after damaging weather 
events).  
 

The risk rating matrix used to calculate risk is found in Appendix A. The tree risk assessment 
findings for ‘high risk’ trees are summarized in  

. The possible targets that the trees could strike if all or parts of the trees failed include: the 
adjacent homes and access road. 
 

• The tree risk assessment considers only known targets and visible or detectable tree 
conditions. 

• The tree risk assessment represents the condition of the tree and site at the time of 
assessment. 

• Only ‘High Risk’ trees are included in the Tree Risk Assessment. For a tree to be 
considered ‘High Risk’ it must have an imminent or probable likelihood of failure 
combined with a medium to high likelihood of impacting an existing target. 

• Only trees within the boundaries of the subject site were risk assessed. The risk 
assessment was performed within the limitations specified in the end of this report (6.0 
Limitations). 

• Any tree regardless of health or structural rating has potential to fail if the forces applied 
exceed the strength of the tree or parts.  

 
Report Revision discussion – December 17, 2020: 
 
The development plans for the site have gone through several revisions along the north 
property line bordering Capilano River where there is a 15m riparian setback. In 2019 a retaining 
wall was proposed to be built that required the removal of all trees along this slope. In 
December 2020 DHC has been informed that the retaining wall would no longer be created, and 
the report must be updated to reflect the changes. With no retaining wall all trees adjacent to 
the N property line can be retained. Most of the trees in this area have been previously topped 
and as a result have multiple tops and a poor condition rating. Regardless of their poor condition 
rating, these trees do not conflict with the development and are not currently considered a 
‘high-risk’ that would require removal. These trees will be retained.  
 
Trees to the west of the development site in Klahanie Park (West Vancouver) have minor 
conflicts with the excavation required for the underground parking. The District of West 
Vancouver has expressed concerns over the retention of trees within the park and potential 
conflicts with the excavation. The greatest concerns are for trees OS 5 to OS 10. OS 5 and 6 are 
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far enough away from the excavation that they should not be affected. OS 7 and 8 are mature 
Western Redcedar trees that have severely declined and are almost dead. It is unlikely the 
excavation will de-stabilize these trees and due to their current condition, it is almost certain 
they will continue to decline even without construction disturbance. Considering modifying 
these trees into tall wildlife stumps will remove any associated risk to the construction site from 
a dying tree and will retain some wildlife value in the park. These two trees are currently not 
considered a ‘high-risk’.  Tree OS9 was previously shown in the wrong location on the supplied 
survey. This trees location has been confirmed to be further away from the excavation that is 
shown on the Tree Retention and Removal Plan. The tree that was labeled as OS9 previously is a 
small multi stemmed Bigleaf Maple. This tree will not be de-stabilized from the excavation and is 
likely to recover from the disturbance if Arborist supervision is utilized during the excavation to 
ensure impacts are minimal. Tree OS 10 is far enough from the excavation that it will not be de-
stabilized or affected to the point of decline. The excavation will not go beyond the west 
property line and trees within the park are unlikely to become hazardous or decline as a result.   
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2.3 Tree Inventory Table 
 

Table 1. Tree Inventory.  

*NT – No Tag due to small diameter. 

Tag # Common Name Botanical Name DBH 
(cm) 

Ht 
(m) 

Overall 
Condition Comments Retain/ 

Remove 
Tree Retention/Removal 

Comments 

Root 
Protection 
Zone (m)** 

On-Site Trees 

164 Douglas-fir Pseudotsuga 
menziesii 60 18 Poor Topped at 3m, multiple stems 

beyond, decay, poor union. Remove Poor condition. Conflicts with 
excavation for parkade.  

165 Western 
Redcedar Thuja plicata 25 6 Moderate Not on survey, crown raised to 4m, 

suppressed tree in understory.  Remove Conflicts with excavation for 
parkade.  

166 Douglas-fir Pseudotsuga 
menziesii 48 18 Poor Topped at 3m, multiple stems 

beyond, decay, poor unions. Remove Poor condition. Conflicts with 
excavation for parkade.  

167 Douglas-fir Pseudotsuga 
menziesii 48 18 Poor Topped at 3m, multiple stems 

beyond, decay, poor unions. Remove Poor condition. Conflicts with 
excavation for parkade.  

169 Douglas-fir Pseudotsuga 
menziesii 70 25 Moderate 

Topped at 10m, multiple stems 
beyond topping injury. Growing in 
small grove of trees on south portion 
of property. All trees within this 
small grove are not suitable for 
retention as individuals. 

Remove Conflicts with building footprint.  

170 Douglas-fir Pseudotsuga 
menziesii 79 25 Moderate 

Topped at 10m, multiple stems 
beyond topping injury. Growing in 
small grove of trees on south portion 
of property. All trees within this 
small grove are not suitable for 
retention as individuals. 

Remove Conflicts with building footprint.  

171 Western 
Redcedar Thuja plicata 23 8 Moderate 

Topped at 10m, multiple stems 
beyond topping injury. Growing in 
small grove of trees on south portion 
of property. All trees within this 
small grove are not suitable for 
retention as individuals. 

Remove Conflicts with building footprint.  
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Tag # Common Name Botanical Name DBH 
(cm) 

Ht 
(m) 

Overall 
Condition Comments Retain/ 

Remove 
Tree Retention/Removal 

Comments 

Root 
Protection 
Zone (m)** 

172 Western 
Redcedar Thuja plicata 37 15 Poor 

Topped at 5m, multiple stems 
beyond topping injury. Growing in 
small grove of trees on south portion 
of property. All trees within this 
small grove are not suitable for 
retention as individuals. 

Remove Poor condition. Conflicts with 
building footprint.  

173 Western 
Redcedar Thuja plicata 26 15 Moderate 

Topped at 5m, multiple stems 
beyond topping injury. Growing in 
small grove of trees on south portion 
of property. All trees within this 
small grove are not suitable for 
retention as individuals. 

Remove Conflicts with building footprint.  

174 Western 
Redcedar Thuja plicata 31 15 Moderate 

Topped at 10m, multiple stems 
beyond topping injury. Growing in 
small grove of trees on south portion 
of property. All trees within this 
small grove are not suitable for 
retention as individuals. 

Remove Conflicts with building footprint.  

175 Douglas-fir Pseudotsuga 
menziesii 69 22 Moderate 

Topped at 10m, multiple stems 
beyond topping injury. Growing in 
small grove of trees on south portion 
of property. All trees within this 
small grove are not suitable for 
retention as individuals. 

Remove Conflicts with building footprint.  

176 Western 
Redcedar Thuja plicata 35 15 Moderate 

Historically topped at 5m, multiple 
stems beyond. In small grove of trees 
on S side of property, retain only as 
group. 

Remove Conflicts with building footprint.  

177 Western 
Redcedar Thuja plicata 43 20 Moderate 

Historically topped at 5m, multiple 
stems beyond. In small grove of trees 
on S side of property, retain only as 
group. 

Remove Conflicts with building footprint.  
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Tag # Common Name Botanical Name DBH 
(cm) 

Ht 
(m) 

Overall 
Condition Comments Retain/ 

Remove 
Tree Retention/Removal 

Comments 

Root 
Protection 
Zone (m)** 

178 Mountain Ash Sorbus aucuparia 45 5 Dead/Dying 
Multiple stems from union at ground 
level, largest stem is 25cm. Tree is in 
decline. 

Remove Dying. Conflicts with building 
footprint.  

179 Western 
Redcedar Thuja plicata 47 20 Moderate 

Historically topped at 5m, multiple 
stems beyond. In small grove of trees 
on S side of property, retain only as 
group. 

Remove Conflicts with building footprint.  

180 Shorepine Pinus contorta 15 2 Moderate 
Maintained as bonsai tree, minor 
deadwood. Paver driveway to N .5m 
from base. 

Remove Conflicts with building footprint.  

181 Western 
Hemlock 

Tsuga 
heterophylla 28 14 Poor 

Codominant stems from 3m, poor 
union appears to have minor decay. 
Crown raised to 6m, Asymmetrical 
crown to the S due to adjacent trees. 

Remove Poor condition. Conflicts with 
building footprint.  

182 Western 
Redcedar Thuja plicata 28 9 Moderate 

Multiple stems from 3m, part of 
cedar hedge that has been 
unmaintained. Not suitable for 
retention as an individual. 

Remove Conflicts with excavation for 
parkade.  

191 Western 
Hemlock 

Tsuga 
heterophylla 68 20 Poor 

Topped at 5m in past, multiple stems 
beyond injury. Poor unions appear to 
have minor decay. Heavy cone crop. 
Large surface roots are 
approximately 6m away from trunk 
in turf grass. Growing in row of 
native trees at top of bank leading to 
Capilano River. 

Retain 

No work is planned in or near the 
critical root zone of this tree. 
However, this tree is in poor 
condition. While not high risk in 
its current context, a tree risk 
assessment is recommended for 
the trees within this natural 
setting every two years or after 
damaging weather events. Fence 
as shown on plan. 

6.8 

192 Cypress sp. Chamaecyparis 
sp. 47 22 Normal 

Single stem, crown raised to 5m. .5m 
tall concrete retaining wall 1m W 
from base. 

Remove Conflicts with building footprint.  

193 Hawthorn Crataegus sp. 35 4 Normal 
Multiple stems from base, largest 
stem is 21 cm. Well-kept tree. Paver 
driveway 1m S from base. 

Remove Conflicts with building footprint.  
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Tag # Common Name Botanical Name DBH 
(cm) 

Ht 
(m) 

Overall 
Condition Comments Retain/ 

Remove 
Tree Retention/Removal 

Comments 

Root 
Protection 
Zone (m)** 

194 Douglas-fir Pseudotsuga 
menziesii 69 27 Normal 

Single stem, dominant tree has a 
slightly asymmetrical crown to the S 
due to adjacent trees. Paver 
driveway immediately to W of trunk. 

Remove Conflicts with excavation for 
parkade.  

195 Western 
Redcedar Thuja plicata 79 23 Moderate 

Single stem tree has a slightly 
asymmetrical crown to the W from 
site conditions. Paver driveway in 
root zone on E side. Crown appears 
to have drought stress. 

Remove Conflicts with excavation for 
parkade.  

196 Western 
Redcedar Thuja plicata 75 23 Moderate 

Single stem tree splits to codominant 
stems at 7m. Union is acute and 
appears to have minor included bark. 
Slightly asymmetrical crown to the W 
from site conditions. Paver driveway 
in root zone on E side. Crown 
appears to have drought stress. 

Remove Conflicts with excavation for 
parkade.  

NT1 Goldenchain 
tree 

Laburnum x 
watereri 10 4 Poor Growing in understory, suppressed 

tree. Not on survey. 

Removed 
– Dec 
2020 

No work is planned in or near the 
critical root zone of this tree. 
However, this tree is in poor 
condition. While not high risk in 
its current context, a tree risk 
assessment is recommended for 
the trees within this natural 
setting every two years or after 
damaging weather events. Fence 
as shown on plan. 

2 

NT3 Holly Ilex aquifolium 15 4 Moderate 
Small decay cavity in main stem, 
crown appears healthy. Growing 
immediately adjacent to wood fence. 

Removed 
– Dec 
2020  

No work is planned in or near the 
critical root zone of this tree.  3 

NT4 Portugal laurel Prunus lusitanica 30 3 Moderate 

Multi stemmed hedge, largest stem 
is 12cm. Small diameter, variegated 
leaf dogwood growing from middle 
of hedge. 

Remove Conflicts with building footprint.  
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Tag # Common Name Botanical Name DBH 
(cm) 

Ht 
(m) 

Overall 
Condition Comments Retain/ 

Remove 
Tree Retention/Removal 

Comments 

Root 
Protection 
Zone (m)** 

NT5 Holly Ilex aquifolium 23 3 Normal 
Maintained in ball shape. Two main 
stems, largest stem is 12cm. Growing 
in turf grass.  

Remove Conflicts with building footprint.  

NT6 Vine Maple Acer circinatum 30 7 Normal 
Multi stemmed tree, largest stem is 
12cm. Asymmetrical crown to the W 
from due to adjacent trees. 

Remove Conflicts with building footprint.  

NT7 Mountain Ash Sorbus aucuparia 20 6 Poor 
Multiple stems from base, largest 
stem is 10cm. Thinning crown, 
dieback. 

Remove Poor condition. Conflicts with 
building footprint.  

NT8 Lilac Syringa vulgaris 10 3 Normal Multi stemmed shrub. Largest stem 
is 8cm. Mature lilac, appears healthy. Remove Conflicts with building footprint.  

Portugal 
Hedge Portugal laurel Prunus lusitanica 20 3 Normal Multi stemmed laurel hedge. Survey 

shows one deciduous tree.  Remove This hedge will removed so the 
area can be re-landscaped.   

Off-Site Trees  

OS168 Western 
Hemlock 

Tsuga 
heterophylla 50 18 Poor 

Shared with District. Topped at 3m, 
multiple stems beyond, visible decay, 
poor union appears to have included 
bark. 

Remove Poor condition. Conflicts with 
excavation for parkade.  

OS183 Black 
Cottonwood 

Populus 
balsamifera ssp. 
trichocarpa 

70 23 Moderate 

District tree. Two codominant stems 
from acute union at 3m. Ivy growing 
up eastern stem.  Top of bank. 
Significant leaf spot (Mycosphaerella 
populicola). 

Retain 
No work is planned in or near the 
critical root zone of this tree. 
Fence as shown on plan. 

7 

OS184 Western 
Hemlock 

Tsuga 
heterophylla 22 6 Moderate 

District tree. Single stem, suppressed 
by adjacent cottonwood. Growing at 
top of bank. Not on survey. 

Retain 
No work is planned in or near the 
critical root zone of this tree. 
Fence as shown on plan. 

2.2 

OS185 Western 
Redcedar Thuja plicata 25 7 Moderate 

District tree. Multiple stems from 
2m, poor union, dense growing 
conditions, dead alder leaning into 
crown. Away from site. Top of bank. 

Retain 
No work is planned in or near the 
critical root zone of this tree. 
Fence as shown on plan. 

2.5 
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Tag # Common Name Botanical Name DBH 
(cm) 

Ht 
(m) 

Overall 
Condition Comments Retain/ 

Remove 
Tree Retention/Removal 

Comments 

Root 
Protection 
Zone (m)** 

OS186 Western 
Hemlock 

Tsuga 
heterophylla 50 18 Poor 

Shared with District. Topped at 3m in 
past, multiple stem above topping 
injury. Extensive sap sucker damage 
to main stem. Poor attachments 
appear to have minor decay. Crown 
appears normal. Growing at top of 
bank. 

Retain 

Shared tree. No work is planned 
in or near the critical root zone of 
this tree. However, this tree is in 
poor condition. While not high 
risk in its current context, a tree 
risk assessment is recommended 
for the trees within this natural 
setting every two years or after 
damaging weather events. Fence 
as shown on plan. 

5 

OS187 Red Alder Alnus rubra 80 7 Poor 

District tree. Multi stemmed tree 
from base, below ground union. 
Dead stems within tree. Largest stem 
is 35cm, bird cavities in dead stems. 
Thin crown. Growing at top of bank. 
Visible decay in live stems. 

Retain 

No work is planned in or near the 
critical root zone of this tree. 
While, this tree is in poor 
condition it leans away from the 
development. Fence as shown on 
plan. 

8 

OS188 Douglas-fir Pseudotsuga 
menziesii 57 17 Poor 

Shared with District. Topped at 4m in 
past, multiple stems beyond. 
Growing at top of bank. Unrestricted 
rooting to S into turf yard. Crown 
appears healthy. Poor branch 
attachments appear to have minor 
decay. 

Retain 

Shared tree. No work is planned 
in or near the critical root zone of 
this tree. However, this tree is in 
poor condition. While not high 
risk in its current context, a tree 
risk assessment is recommended 
for the trees within this natural 
setting every two years or after 
damaging weather events. Fence 
as shown on plan. 

5.7 
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Tag # Common Name Botanical Name DBH 
(cm) 

Ht 
(m) 

Overall 
Condition Comments Retain/ 

Remove 
Tree Retention/Removal 

Comments 

Root 
Protection 
Zone (m)** 

OS189 Douglas-fir Pseudotsuga 
menziesii 49 17 Poor 

District tree. Topped at 3m in past, 
multiple stems beyond. Growing at 
top of bank. Unrestricted rooting to S 
into turf yard. Crown appears 
healthy. Poor attachments. 

Retain 

No work is planned in or near the 
critical root zone of this tree. 
However, this tree is in poor 
condition. While not high risk in 
its current context, a tree risk 
assessment is recommended for 
the trees within this natural 
setting every two years or after 
damaging weather events. Fence 
as shown on plan. 

4.9 

OS190 Douglas-fir Pseudotsuga 
menziesii 75 27 Poor 

District tree. Topped at 5m in past, 
multiple stems beyond, poor union 
appears to have decay. Dense Ivy 
growing up into crown. Growing at 
top of bank. 

Retain 

No work is planned in or near the 
critical root zone of this tree. 
However, this tree is in poor 
condition. While not high risk in 
its current context, a tree risk 
assessment is recommended for 
the trees within this natural 
setting every two years or after 
damaging weather events. Fence 
as shown on plan. 

7.5 

OS197 Yellow-cedar Chamaecyparis 
nootkatensis 58 20 Moderate 

District tree. Single stem, growing in 
wooden planter surrounded by paver 
driveway. Crown is showing drought 
stress. 

Remove In conflict with excavation for 
parkade.  

OS198 Western 
Redcedar Thuja plicata 70 8 Moderate 

District tree. Single stem, topped, 
laterals pruned for utilities. Gravel 
driveway in root zone on W side. 
Asphalt road to E. crown appears 
healthy. Trees structure has been 
significantly modified for utility 
clearance.  

Remove 

In conflict with proposed re-
landscaping of this area. 
Replacement trees will be 
selected considering the amount 
of available growing space. 

 

OS3989 Western 
Redcedar Thuja plicata 110 27 Moderate Growing on neighbour’s property to 

east. Single stem, dominant tree.  Remove In conflict with excavation for 
parkade.  
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Tag # Common Name Botanical Name DBH 
(cm) 

Ht 
(m) 

Overall 
Condition Comments Retain/ 

Remove 
Tree Retention/Removal 

Comments 

Root 
Protection 
Zone (m)** 

NT2 Western 
Redcedar Thuja plicata 12 5 Normal 

District tree. Small intermediate tree 
growing in dense row of mixed 
native species at top of bank leading 
to river. Crown appears healthy, 
good structure. 

Retain 
No work is planned in or near the 
critical root zone of this tree. 
Fence and shown on plan. 

1.2 

Off Site Trees – Klahanie Park (Part of the District of West Vancouver) 

OS1 Western 
Hemlock 

Tsuga 
heterophylla 35 25 Not 

assessed  Retain 
Tree protection fencing will be 
installed along the west property 
line. 

3.5 

OS2 Douglas-fir Pseudotsuga 
menziesii 45 25 Not 

assessed  Retain 
Tree protection fencing will be 
installed along the west property 
line. 

4.5 

OS3 Bigleaf Maple Acer 
macrophyllum 50 23 Not 

assessed  Retain 
Tree protection fencing will be 
installed along the west property 
line. 

5 

OS4 Western 
Redcedar Thuja plicata 30 25 Not 

assessed  Retain 
Tree protection fencing will be 
installed along the west property 
line. 

3 

OS5 Bigleaf Maple Acer 
macrophyllum 37 23 Not 

assessed  Retain 
Tree protection fencing will be 
installed along the west property 
line. 

3.7 

OS6 Bigleaf Maple Acer 
macrophyllum 100 23 Not 

assessed  Retain 
Tree protection fencing will be 
installed along the west property 
line. 

10 
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Tag # Common Name Botanical Name DBH 
(cm) 

Ht 
(m) 

Overall 
Condition Comments Retain/ 

Remove 
Tree Retention/Removal 

Comments 

Root 
Protection 
Zone (m)** 

OS7 Western 
Redcedar Thuja plicata 60 25 Not 

assessed 

This tree has a root protection zone 
extending into the development site. 
December 17, 2020 – tree is nearly 

dead. Recommend modify into 
wildlife stump. 

Wildlife 

Excavation for the underground 
parkade will be limited to 5 m 
from edge of trunk. This 
encroachment is outside the 
tree’s dripline and the tree is 
expected to tolerate the impact. 
Vertical shoring along the edge of 
the underground parkade will be 
required with engineer’s 
approval. Arborist supervision 
will be required for all excavation 
within the TPZ and up to the 
excavation limit. Fence as shown 
on plan. 

6 

OS8 Western 
Redcedar Thuja plicata 60 25 Not 

assessed 

This tree has a root protection zone 
extending into the development site. 
December 17, 2020 – tree is nearly 

dead. Recommend modify into 
wildlife stump. 

Wildlife 

Excavation for the underground 
parkade will be limited to 6 m 
from edge of trunk. This 
encroachment is outside the 
tree’s dripline and the tree is 
expected to tolerate the impact. 
Vertical shoring along the edge of 
the underground parkade will be 
required with engineer’s 
approval. Arborist supervision 
will be required for excavation  
near the fencing. Fence as shown 
on plan. 

6 
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Tag # Common Name Botanical Name DBH 
(cm) 

Ht 
(m) 

Overall 
Condition Comments Retain/ 

Remove 
Tree Retention/Removal 

Comments 

Root 
Protection 
Zone (m)** 

OS9 Black 
Cottonwood 

Populus 
balsamifera ssp. 
trichocarpa 

65 27 Not 
assessed 

Drip line is approximately 4m.  
December 2020 update – Tree 

location has been shown further 
away on the survey than originally 
thought. Conflicts are minimal and 

no further action is required to 
ensure the safe retention of this 

tree. 

Retain 

 
Arborist supervision will be 
required for all excavation within 
the TPZ and up to the excavation 
limit. If the arborist feels the 
extent of the root system 
uncovered in the early stages of 
excavation is beyond what the 
tree can recover from or will 
potentially de-stabilize the tree 
plans will have to be altered.  
 
 

6.5 

OS10 Western 
Redcedar Thuja plicata 75 25 Not 

assessed  Retain 
No work is planned in or near the 
critical root zone of this tree. 
Fence and shown on plan. 

7.5 

** - Root protection zone is measured from the outer edge of the stem of the tree. If using these measurements for planning/mapping purposes this needs to be taken into 
account: and ½ the trees diameter added to the distance to accommodate the survey point being in the center of the tree.    
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2.4 Tree Risk Inventory  

There were no ‘High Risk’ trees inventoried on the subject site. This assessment is for the 
existing targets on site.  
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Tree Retention and Removal Map 
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2.5 Photographs  

 

 
 

Photo 1. View of the existing home and landscape at 1920 Glenaire Dr. 
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Photo 2. View of existing home at 1932 Glenaire Dr. Trees on left side of photo are part of the small grove where all 
trees have been historically topped. No trees within this area are suitable for retention as individuals. 
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Photo 3. View of trees growing within the environmental setback leading to Capilano River. Many are rated as poor 
condition but do not pose a high risk of failure.  
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Photo 4. View of trees growing within the environmental setback leading to Capilano River. 
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3.0  Summary 
The site inventory identified 29 trees on the subject site, 3 of which are ‘large diameter trees’ 
and one laurel hedge shown as one deciduous tree on the supplied survey. 27 of these trees will 
be removed for the development including the three large diameter trees and the laurel hedge. 
There is one large diameter off-site tree on the lot to the east (3989) that will also be removed 
to accommodate development plans (This tree was inventoried in the Arborist Report for phase 
1 of the development).  
 
There were 23 off-site trees identified, 10 of which are located within Klahanie Park. Four off-
site trees to the south of the subject site will be removed to accommodate the development. 
The location of protected trees, their root protection zones as well as those trees to be removed 
have been illustrated on the accompanying map. There is currently 40% canopy coverage 
approximately, three large diameter trees are being removed and the lot is greater than 420 
sq./m. 9 replacement tree are required. 
 
3.1 Tree Retention and Removal by Species 
 

Table 2. Tree species on site summary. 

Tree Species Total Number of Trees Total Retained Total Removed 

Cypress sp. 1  1 

Douglas-fir 7  7 

Hawthorn 1  1 

Holly 2  2 

Mountain Ash 2  2 

Portugal laurel (hedge) 1  1 

Shorepine 1  1 

Vine Maple 1  1 

Western Hemlock 2 1 1 

Western Redcedar 11  11 

Total 29 1 28 

 
  



   
Arborist Report – 1932, 1920 Glenaire Dr 
   

 
3551 Commercial Street, Vancouver B.C. V5N 4E8 | T 604-733-4886 | F 604-733-4879 20 

Table 3. Off-Site – Tree species summary adjacent to Gleanaire Dr and to the north within the 
environmental setback leading to Capilano River.  

Tree Species Total Number of Trees Total Retained Total Removed 

Black Cottonwood 1 1 0 

Douglas-fir 3 3 0 

Red Alder 1 1 0 

Western Hemlock 3 2 1 

Western Redcedar 4 2 2 

Yellow-cedar 1 0 1 

Total 13 9 4 

 
Table 5. Off-Site – Tree species summary in Klahanie Park (District of West Vancouver) 

Tree Species Total Number of Trees Total Retained Total Removed 

Bigleaf Maple 3 3  

Black Cottonwood 1 1  

Douglas-fir 1 1  

Western Hemlock 1 1  

Western Redcedar 4 4  

Total 10 10  
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4.0  Trees on Adjacent Properties  
 

Twenty three off-site trees have been identified. Ten of these trees are located within Klahanie 
Park to the west of the subject site that is part of the District of West Vancouver. Arborist 
supervision is required for all excavations adjacent to the west property line where park trees 
could be affected (shown on the tree retention and removal map). The additional thirteen off-
site trees are located on the south property lines adjacent to Gleanaire Dr and to the north 
within the environmental setback leading to Capilano River. All trees within the environmental 
setback to the north will be retained. Four off-site trees adjacent to Gleanaire Dr will be 
removed. A risk assessment was not done for trees outside the subject property. Root 
protection zones for the trees have provided within Table 1. Tree Inventory.  
 
Note: the developer or subject site owner must verify that all off-site trees within or that could 
be affected by the scope of construction are identified and surveyed for location whether they 
are identified by DHC or not. Any off site trees that are recommended for removal will require 
the adjacent property owner’s permission and may require additional permits. 
 

5.0  Construction Guidelines 
 

The following are recommendations for risk mitigation and proper tree protection during the 
construction phase of the project.  
 

Tree Retention Zones 
 

The optimal root protection zone is to be measured in the field from the outer edge of the 
stem of the tree. The RPZ is the area around the tree in which no grading or construction 
activity may occur without project arborist approval, and is required for the tree to retain good 
health and vigor.  
 
The following are tree preservation guidelines and standards for the RPZs:  
 

• No soil disturbance or stripping; 
• The natural grade shall be maintained within the protection zone; 
• No storage, dumping of materials, parking, underground utilities or fires; 
• Any plan affecting trees should be reviewed by a consultant including demolition, 

erosion control, improvement, utility, drainage, grading, landscape, and irrigation; 
• Special foundations, footings and paving designs are required if within the tree 

protection zone; 
• Utilities should be routed around the RPZ; 
• Excavation within the tree protection zone should be supervised by a consulting 

arborist;  
• Surface drainage should not be altered so as to direct water into or out of the RPZ; and 
• Site drainage improvements should be designed to maintain the natural water table 

levels within the RPZ. 
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Respecting these guidelines will prevent changes to the soil and rooting conditions, wounding of 
the trees and contamination due to spills and waste. Any plans for work or activities within the 
RPZ that are contrary to these guidelines should be discussed with the project arborist so that 
mitigation measures can be implemented.  
 

Tree Protection Fences 
 

Prior to any construction activity on site, tree protection fences must be constructed at the 
specified distance from the tree trunks. The protection barrier or temporary fencing must be at 
least 1.2 m in height and constructed of 2 by 4 lumber with orange plastic mesh screening. This 
must be constructed prior to tree removal, excavation or construction and remain intact 
throughout the entire period of construction. Further standards for fencing construction can be 
found at: 
 

http://www.dnv.org/upload/pcdocsdocuments/16kw01!.pdf 

Unsurveyed Trees 

Trees that are identified by DHC on the Tree Retention Plan, and within this report as 
unsurveyed trees have been hand plotted for approximate location only. Their location and 
ownership cannot be confirmed without being surveyed. The property owner or project 
developer must ensure that all relevant on and off site trees are surveyed by a legally registered 
surveyor, whether they are identified by DHC or not. 

Removal of logs from sites 
 

Private timber marks are required for the transporting logs from private-owned land in the 
province of BC. It is the owner of the properties responsibility to apply for a timber mark prior to 
the removal of any merchantable timber from the site.  Additional information can be found at: 
 
http://www.for.gov.bc.ca/hth/private-timber-marks.htm 

Regulation of Soil Moisture and Drainage 
 

The excavation and construction activities adjacent to the RPZs can influence the moisture 
availability to the subject trees. This is due to a reduction in the total rooting mass, changes in 
drainage conditions and changes in exposure including reflected heat from adjacent hard 
surfaces. To mitigate these concerns the following guidelines should be followed: 
 

• Soil moisture conditions within the tree protection zones should be monitored during 
hot and dry weather. When soil moisture conditions are dry, supplemental irrigation 
should be provided. Irrigation should wet the soil to the depth of the root system 
(approximately 30 cm deep). 

• Any planned changes to the surface grades within the RPZ, including the placement of 
mulch, should be designed so that the water will flow away from the tree trunks. 
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• Excavation adjacent to trees can alter the soils hydrological processes by draining the 
water faster than it had naturally. It is recommended that when excavating within 6 m 
of any tree, the site be irrigated more frequently to account for this.  

Tree Pruning  
 

All heavy machinery (excavators, cranes, dump trucks, etc.) working within five meters of tree 
crowns should be made aware of their proximity to the tree. If there is to be a sustained period 
of machinery working within five meters of the tree crowns, a line with colored flags should be 
suspended at the height of the crowns along the length of the protected tree area. If there are 
concerns regarding the clearance required for machinery and workers within the tree protection 
zone, or just outside of it, the project arborist should be consulted so that a pruning prescription 
can be developed or a zone surrounding the crowns can be established. Any wounds incurred to 
the subject trees during construction should be reported to the project arborist immediately. 
 

Fertilization 
 

Fertilization and root zone enhancements may be recommended by the project arborist in any 
phase of the project if they deem it necessary to provide the best chance of tree survival.  
 

Paving Within and Adjacent to Tree Protection Zones 
 

If the development plans propose the construction of paved areas and/or retaining walls close 
to the proposed tree protection zones measures should be taken to minimize impacts. 
Construction of these features would raise concerns regarding proper aeration, drainage, 
irrigation and opportunities for adequate root growth. The following design and construction 
guidelines are recommended be followed to minimize the long-term impacts to trees if any 
paving or retaining walls are necessary: 
 

• Any excavation activities near the TPZ (tree protection zone) should be monitored by a 
Certified Arborist. Excavation should remove and disturb as little of the rooting zone as 
possible and all roots greater than 2 cm in diameter should be hand pruned.  

• The natural grade of the rooting zone should be maintained. Any retaining walls should 
be designed at heights that will maintain the existing grade to within 20 cm of its current 
level. If the grade is altered, it should be raised not reduced in height.  

• The long-term health of the tree is directly dependent on the volume of available, below 
ground growing space. If the RPZ must be compromised, the planned distance of 
structures from the trunks of the subject trees should not be closer than 50% of the RPZ 
on more than two sides of the tree.  

• Compaction of sub grade materials can cause the trees to develop shallow rooting 
systems. This can contribute to long-term damage to pavement surfaces as the roots 
grow. Minimizing the compaction of sub grade materials using structural soils and 
increasing the strength of the pavement reduces the reliance on sub grade for strength.  
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• If it is not possible to minimize the compaction of sub grade materials, subsurface 
barriers should be considered to help direct roots downward into the soil and prevent 
them from growing directly under the paved surfaces. 

Plantings Within the TPZs  
 

If there are plans to landscape the ground within the TPZ, measures should be taken to minimize 
impacts. It is not recommended that the existing grass layer be stripped, as this will damage the 
surface roots. The grass layer should be covered with mulch at the start of the project, which 
will gradually kill the grass while moderating soil moisture and temperatures. Topsoil should be 
mixed with the mulch prior to planting of shrubs; however the depth of this new topsoil layer 
should not exceed 20 cm. Planting should take place within the newly placed topsoil mixture 
and should not disturb the original rooting zone of the trees. Two meters around the base of 
each tree should be left unplanted and covered in mulch.  
 

Monitoring During Construction 
 

Ongoing monitoring should be provided for the duration of the project. Site visits should be 
more frequent during activities that are higher risk, including the first stages of construction 
when excavation occurs adjacent to the trees. Site visits will ensure contractors are respecting 
the recommended tree protection measures and will allow the arborist to identify any new 
concerns that may arise.  
 
During each site visit the following measures will be assessed and reported on: 
 

• The integrity of the Tree Protection Zone and fencing; 
• Changes to TPZ limits including: overall maintenance, parking on roots, and storing or 

dumping of materials within TPZ. If failure to maintain and respect TPZ is observed, 
suggestions will be made to ensure tree protection measures are upheld; 

• Review and confirmation of recommended tree maintenance including root pruning, 
irrigation, mulching and branch pruning; 

• Health and condition of each tree;  
• Damage to trees that may have resulted from construction activities will be noted, as 

will the health of branches, trunks and roots of protected trees. Recommendations for 
remediation will follow;  

• Changes to soil moisture levels and drainage patterns; and 
• Factors that may be detrimentally impact the trees.  

 
All findings and recommendations will be documented in a summary report. All concerns will be 
highlighted along with recommended mitigation measures.  
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6.0 Limitations 
 

1. Except as expressly set out in this report and in these Assumptions and Limiting 
Conditions, Diamond Head Consulting Ltd. (“Diamond Head”) makes no guarantee, 
representation or warranty (express or implied) with regard to: this report; the 
findings, conclusions and recommendations contained herein; or the work referred 
to herein. 

 

2. This report has been prepared, and the work undertaken in connection herewith has 
been conducted, by Diamond Head for the “Client” as stated in the report above. It 
is intended for the sole and exclusive use by the Client for the purpose(s) set out in 
this report. Any use of, reliance on or decisions made based on this report by any 
person other than the Client, or by the Client for any purpose other than the 
purpose(s) set out in this report, is the sole responsibility of, and at the sole risk of, 
such other person or the Client, as the case may be. Diamond Head accepts no 
liability or responsibility whatsoever for any losses, expenses, damages, fines, 
penalties or other harm (including without limitation financial or consequential 
effects on transactions or property values, and economic loss) that may be suffered 
or incurred by any person as a result of the use of or reliance on this report or the 
work referred to herein. The copying, distribution or publication of this report 
(except for the internal use of the Client) without the express written permission of 
Diamond Head (which consent may be withheld in Diamond Head’s sole discretion) 
is prohibited. Diamond Head retains ownership of this report and all documents 
related thereto both generally and as instruments of professional service. 

 

3. The findings, conclusions and recommendations made in this report reflect Diamond 
Head’s best professional judgment in light of the information available at the time of 
preparation. This report has been prepared in a manner consistent with the level of 
care and skill normally exercised by arborists currently practicing under similar 
conditions in a similar geographic area and for specific application to the trees 
subject to this report as at the date of this report. Except as expressly stated in this 
report, the findings, conclusions and recommendations set out in this report are 
valid for the day on which the assessment leading to such findings, conclusions and 
recommendations was conducted. If generally accepted assessment techniques or 
prevailing professional standards and best practices change at a future date, 
modifications to the findings, conclusions, and recommendations in this report may 
be necessary. Diamond Head expressly excludes any duty to provide any such 
modification if generally accepted assessment techniques and prevailing 
professional standards and best practices change.  

 

4. Conditions affecting the trees subject to this report (the “Conditions”, including 
without limitation structural defects, scars, decay, fungal fruiting bodies, evidence of 
insect attack, discoloured foliage, condition of root structures, the degree and 
direction of lean, the general condition of the tree(s) and the surrounding site, and 
the proximity of property and people) other than those expressly addressed in this 
report may exist. Unless otherwise stated: information contained in this report 
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covers only those Conditions and trees at the time of inspection; and the inspection 
is limited to visual examination of such Conditions and trees without dissection, 
excavation, probing or coring. While every effort has been made to ensure that the 
trees recommended for retention are both healthy and safe, no guarantees, 
representations or warranties are made (express or implied) that those trees will 
remain standing or will not fail. The Client acknowledges that it is both 
professionally and practically impossible to predict with absolute certainty the 
behaviour of any single tree, or groups of trees, in all given circumstances. 
Inevitably, a standing tree will always pose some risk. Most trees have the potential 
for failure and this risk can only be eliminated if the risk is removed. If Conditions 
change or if additional information becomes available at a future date, 
modifications to the findings, conclusions, and recommendations in this report may 
be necessary. Diamond Head expressly excludes any duty to provide any such 
modification of Conditions change or additional information becomes available. 

 

5. Nothing in this report is intended to constitute or provide a legal opinion, and 
Diamond Head expressly disclaims any responsibility for matters legal in nature 
(including, without limitation, matters relating to title and ownership of real or 
personal property and matters relating to cultural and heritage values). Diamond 
Head makes no guarantee, representation or warranty (express or implied) as to the 
requirements of or compliance with applicable laws, rules, regulations, or policies 
established by federal, provincial, local government or First Nations bodies 
(collectively, “Government Bodies”) or as to the availability of licenses, permits or 
authorizations of any Government Body. Revisions to any regulatory standards 
(including by-laws, policies, guidelines an any similar directions of a Government 
Bodies in effect from time to time) referred to in this report may be expected over 
time. As a result, modifications to the findings, conclusions and recommendations in 
this report may be necessary. Diamond Head expressly excludes any duty to provide 
any such modification if any such regulatory standard is revised.  

 

6. Diamond Head shall not be required to give testimony or to attend court by reason 
of this report unless subsequent contractual arrangements are made, including 
payment of an additional fee for such services as described in the fee schedule and 
contract of engagement.  

 

7. In preparing this report, Diamond Head has relied in good faith on information 
provided by certain persons, Government Bodies, government registries and agents 
and representatives of each of the foregoing, and Diamond Head assumes that such 
information is true, correct and accurate in all material respects. Diamond Head 
accepts no responsibility for any deficiency, misinterpretations or fraudulent acts of 
or information provided by such persons, bodies, registries, agents and 
representatives. 

 

8. Sketches, diagrams, graphs, and photographs in this report, being intended as visual 
aids, are not necessarily to scale and should not be construed as engineering or 
architectural reports or surveys.  

 

9. Loss or alteration of any part of this report invalidates the entire report. 
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7.0 Appendix 1 – Overall risk rating and action thresholds using 
TRAQ 
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8.0    Appendix A - Requirement for Tree Protection Barrier as per 
Tree-Protection Bylaw 7671 
 
8. A person performing work on lands containing one or more retained trees shall:  
 

a) install a tree protection barrier around any retained tree or group of retained trees at 
the drip line of the outermost tree, the outside boundary of the critical root zone of the 
outermost tree, or 5 metres from the stem of the outermost tree, whichever is greatest;  
 
b) ensure that such tree protection barrier is constructed of chain link or plywood 
fastened to solid wood or equivalent framing with railings along the tops, sides and 
bottom, or is constructed of materials otherwise satisfactory to the Environmental 
Protection Officer;  
 
c) display signage indicating that the area within the tree protection barrier is a 
“protection zone,” and stating that no encroachment, storage of materials or damage to 
trees is permitted within the “protection zone;”  
 
d) arrange for inspection by the Environmental Protection Officer before any work 
commences, and refrain from commencing work until the Environmental Protection 
Officer has approved the tree protection barrier; and  
 
e) ensure that the tree protection barrier remains in place until written approval of its 
removal is received from the Environmental Protection Officer.  

 
9. No work is permitted within the “protection zone” referred to in section 11(c)except in 
accordance with plans and procedures authorized by a tree permit.  

 





 
 
 
 
 
 
October 23, 2017 
 
DISTRICT OF NORTH VANCOUVER 
355 West Queens Rd. 
North Vancouver, BC 
V7N 4N5 
 
Attention: Mr. Richard Boase 
  Environmental Protection Officer 
 
Dear Mr. Boase, 
 
RE: PROPOSED MULTI-FAMILY RESIDENTIAL DEVELOPMENT AT 1920 AND 

1932 GLENAIRE DRIVE 
 ENVIRONMENTAL ASSESSMENT IN SUPPORT OF A STREAMSIDE 

DEVELOPMENT PERMIT 
 
Envirowest Consultants Inc. (Envirowest) has been retained by PC Urban (Glenaire) Limited 
Partnership to provide environmental consulting services associated with the Phase 2 Holland 
Row residential development at 1920 and 1932 Glenaire Drive (the Property).  The Property is 
located within the District of North Vancouver’s Streamside Protection Development Permit 
Area and is adjacent to the Capilano River.  The proposed development will require a 
development permit to delineate a Streamside Protection Area (SPA).  This correspondence 
presents an environmental overview of the proposed development. 
 
 
 
PROPERTY OVERVIEW 
 
A Location Map is included as Attachment A.  Site photographs are included as Attachment B.  
The site survey is included as Attachment C. 
 
The Property comprises the two civic addresses above, each containing a single family residence 
and outbuildings.  The combined Property is bounded by the Capilano River to the north, 
Klahanie Park to the west, and single family residences to the east and south.  Phase 1 of the 
development will be constructed immediately east of the Property, comprising similar 
townhomes.  The Property is 0.208 hectares and is generally flat, occurring between 14 and 15 
metres (m) geodetic.  Each civic address is dominated by the residence, paved impervious 
surfaces, and lawn, although several mature trees occur around property peripheries and one 
stand occurs at the road frontage of civic address 1932 Glenaire Drive. 

envirowest consultants inc.

www.envirowest.ca

Suite 101 - 1515 Broadway Street
Port Coquitlam, British Columbia
Canada  V3C 6M2

604-944-0502

DRAFT

 
 
 
 

May 07, 2013 

 

Mr. Rodney Stott 

District of Maple Ridge 

11995 Haney Place 

Maple Ridge, BC  V2X 6A9 

 

Dear Sir, 

 

RE: 24366 AND 24388 RIVER ROAD – 24548 LOUGHEED HIGHWAY, MAPLE RIDGE 

 CONSERVATION AREA BUDGET 

 

The 24548 Lougheed Highway Holdings Ltd. proposes to operate a landfill (project) at 24548 Lougheed 
Highway, and 24366 and 24388 River Road, Maple Ridge, British Columbia.  The character of the project 
location and the fill plan are presented by the following documents: 

 

• 24366 and 24338 River Road, Maple Ridge, BC; Fish Habitat – Statutory Obligations 
July 12, 2012 Letter Report, Envirowest Consultants Inc.; and, 

• 24548 Lougheed Highway, 24366 and 24388 River Road, Maple Ridge 

Environmental Assessment – Watercourse Protection & Natural Features Development Permits 

January 23, 2013 Letter Report, Envirowest Consultants Inc. 

 

Proposed fill will eliminate Watercourse ‘B’ and its tributaries.  The loss of these watercourses is offset 
through the creation of new watercourses and the enhancement of others.  The design of watercourse 
creation and enhancement is presented by the January 23, 2013 Letter Report.  

 

This correspondence presents a conservation area budget associated with development.  The budget 
accounts for setbacks from watercourses and associated conservation areas for the design condition where 
watercourses are not physically impacted by development, and for the design condition where 
Watercourse ‘B’ and its tributaries are impacted.   

 

Watercourses within the project boundaries are presented by Drawing No.1668-01-16 (attached). 

 

 

Standard Conservation Areas

 

The standard setbacks for existing watercourses, independent of watercourse creation and enhancement, 
to define streamside protection and enhancement (aka conservation) areas, are 15 and 30 metres.  The 15 
metre setback applies to non-fish bearing watercourses, while the 30 metre setback applies to fish bearing 
watercourses.  Fish bearing is defined as the presence of fish during any time of the year.  
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WATERCOURSES 
 
The Capilano River occurs immediately north of the Property.  The river (watershed code 900-
071100) conveys flows to its terminus at Burrard Inlet approximately 1700 m downstream of the 
Property.  Fish species documented to occur within the Capilano River include chinook salmon 
(Oncorhynchus tshawytscha), chum salmon (O. keta), coho salmon (O. kisutch), pink salmon (O. 
gorbuscha), coastal cutthroat trout (O. clarkii clarkii), and rainbow/steelhead trout (O. mykiss) 
(Ministry of Environment: Fish Inventories Data Queries 20171).  The river has an approximate 
bankfull width of 53 m, with predominantly boulder and cobble substrates.   
 
 
VEGETATION 
 
The north property line extends almost to the top-of-bank (TOB) of the Capilano River.  The 
riparian assemblage does not extend into the Property (i.e. does not extend beyond TOB).  The 
riparian assemblage up to TOB includes coniferous dominant mature mixed canopy comprising 
western hemlock (Tsuga heterophylla), red alder (Alnus rubra), Douglas fir (Pseudotsuga 
menziesii), and western redcedar (Thuja plicata). 
 
Vegetation within the Property is generally limited to lawn, non-native ornamental shrubs, and 
non-native groundcover, except for a stand of mature conifers west of the driveway on 1932 
Glenaire Drive.  Non-native groundcover includes English ivy (Hedera helix), periwinkle (Vinca 
minor), and Lamium. 
 
 
WILDLIFE AND SPECIES-AT-RISK 
 
WILDLIFE 
 
Wildlife habitat values within the properties are limited to nesting opportunities for a variety of 
bird species, however, surrounding large trees within adjacent park and along the Capilano River 
likely provide more valuable nesting habitat than the limited trees on the Property itself.  
Likewise, any usage as a travel corridor or foraging opportunities by small and large mammals or 
reptiles and amphibians is likely limited to the adjacent park and Capilano River riparian 
assemblage. 
 
  

                                                           
1 Ministry of Environment: Fish Inventories Data Queries [web application]. 2017. Victoria, BC. 
http://a100.gov.bc.ca/pub/fidq/infoSingleWaterbody.do [accessed October 4, 2017]. 

http://a100.gov.bc.ca/pub/fidq/infoSingleWaterbody.do
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SPECIES-AT-RISK 
 
Definitions 
 
Species at risk are identified in the context of the provincial and national ranking systems.  The 
provincial ranking system applies to species that have been assessed by the British Columbia 
Conservation Data Centre (CDC).  The national ranking system applies to species that have been 
assessed by the Committee on the Status of Endangered Wildlife in Canada (COSEWIC).  The 
CDC and COSEWIC publish lists of species at risk in order to prioritize species for conservation. 
 
Conservation Data Centre 
 
In British Columbia, the BC Ministry of Environment supports the CDC.  The CDC maintains 
dynamic tracking lists of rare plant and animal species and rare ecological communities that 
occur within British Columbia.  The CDC utilizes three ranked criteria for species and 
communities at risk and presents them as lists, specifically the Red, Blue, and Yellow lists.  The 
definitions of these designations are as follows (BC Conservation Data Centre 2017a2). 
 

Red List:  List of ecological communities, and indigenous species and subspecies 
that are at the greatest risk of being lost in BC; threatened species are 
likely to become endangered if limiting factors are not reversed; 
endangered species face imminent extirpation or extinction. 

 
Blue List:  List of ecological communities, and indigenous species and subspecies of 

special concern in BC; species of special concern are those species that are 
particularly sensitive to human activities or natural events but not 
endangered or threatened. 

 
Yellow List:  List of ecological communities and indigenous species that are at the least 

risk of being lost in BC 

The listings serve two purposes: first, they provide a list of species (i.e. red list) for consideration 
for formal designation as Endangered or Threatened, either provincially under the British 
Columbia Wildlife Act or nationally by the COSEWIC.  Second, the listings assist in the setting 
of conservation priorities for species and ecological communities considered at risk in British 
Columbia. 
 
  

                                                           
2 BC Conservation Data Centre. 2017a.  Glossary for Species & Ecosystems at Risk. < 
http://www2.gov.bc.ca/gov/content/environment/plants-animals-ecosystems/conservation-data-centre/explore-cdc-
data/glossary-for-species-ecosystems-at-risk> [accessed September 22, 2017]. 
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Committee on the Status of Endangered Wildlife in Canada 
 
The Canada Species at Risk Act (SARA) was proclaimed with the specific intent of protecting 
wildlife species at risk in Canada (COSEWIC 2017a3).  Within the SARA, the COSEWIC was 
established as an independent body of experts responsible for identifying and assessing species 
considered to be at risk.  COSEWIC currently addresses all indigenous mammals, birds, reptiles, 
amphibians, fishes, plants, molluscs, arthropods, lichens and mosses (COSEWIC 2017a3). 
 
The identification and assessment of species considered to be at risk is the first step towards 
protecting species at risk.  Species that have been designated by the COSEWIC may qualify for 
legal protection and recovery under the SARA.  It is the responsibility of the Minister of 
Environment (the minister responsible for the SARA) to assign legal protection of species 
designated by the COSEWIC.  This involves listing the species in Schedule 1 of the SARA.  The 
SARA only applies to species listed in Schedule 1. 
 
Wildlife species are considered by the COSEWIC to be: 
 

A species, subspecies, variety or geographically or genetically distinct population 
of animal, plant or other organism, other than a bacterium or virus, that is wild by 
nature and is either native to Canada or has extended its range into Canada 
without human intervention and has been present in Canada for at least 50 years 
(COSEWIC 2017b4).  

 
Wildlife status categories utilized by the COSEWIC consist of: 
 

Extinct A wildlife species that no longer exists 
 
Extirpated A wildlife species that no longer exists in the wild in Canada, but 

exists elsewhere 
 
Endangered A wildlife species facing imminent extirpation or extinction 
 
Threatened A wildlife species that is likely to become endangered if nothing is 

done to reverse the factors leading to its extirpation or extinction 
 

                                                           
3 COSEWIC. 2017a. < http://www.cosewic.gc.ca/default.asp?lang=en&n=F3AE41D5-1 >. Last updated June 6, 
2017. [accessed September 22, 2017]. 
4 COSEWIC. 2017b. COSEWIC Definitions and Abbreviations: Last Updated March 3, 2017. 
http://www.cosewic.gc.ca/default.asp?lang=en&n=29E94A2D-1#w [accessed September 22, 2017]. 
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Special Concern A wildlife species that may become threatened or endangered 
because of a combination of biological characteristics and 
identified threats 

 
Not at Risk A wildlife species that has been evaluated and found to be not at 

risk of extinction given the current circumstances 
 
Data Deficient A category that applies when the available information is 

insufficient (a) to resolve a wildlife species’ eligibility for 
assessment or (b) to permit an assessment of the wildlife species’ 
risk of extinction 

 
Schedule 1 of the SARA classifies listed species as being Extirpated, Endangered, Threatened or 
of Special Concern.  Schedule 2 and Schedule 3 include species that have been tracked by 
COSEWIC prior to the proclamation of SARA, yet require reassessment using the latest 
assessment criteria before being listed in Schedule 1. 
 
Methods 
 
For the purpose of this preliminary review, the assessment of species and ecosystems at risk 
within the Property was undertaken in two steps.  First, a broad list of prospective species and 
ecosystems at risk was generated by conducting a literature review based on available 
information from the provincial Conservation Data Centre (CDC) Species and Ecosystem 
Explorer database.  The broader list was subsequently refined to a list of prospective species and 
ecosystems based on an assessment of habitat suitability found on the Property, as determined 
through field reconnaissance. 
 
The provincial list was generated by querying the CDC Species and Ecosystems Explorer 
database to identify listed species and ecosystems that occur specifically within the Metro 
Vancouver Regional District and Coastal Western Hemlock Biogeoclimatic Zones (BC 
Conservation Data Centre 2017b5).  The preliminary species list is inclusive of all provincially 
red and blue-listed species and/or Schedule 1 species listed under the SARA. 
 
The CDC mapping service was queried for records of element occurrences and critical habitat 
within 2.5 kilometres (km) of the Property (BC Conservation Data Centre: CDC iMap 20176).  

                                                           
5 BC Conservation Data Centre. 2017b. BC Species and Ecosystems Explorer. BC Ministry of Environment, 
Victoria, BC. < http://a100.gov.bc.ca/pub/eswp/> [Accessed September 12, 2017]. 
6 BC Conservation Data Centre: CDC iMap. 2017. Victoria, BC. < : http://maps.gov.bc.ca/ess/sv/cdc/> [accessed 
September 12, 2017]. 

http://a100.gov.bc.ca/pub/eswp/
http://maps.gov.bc.ca/ess/sv/imapbc/
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Additional reports were used to search for recent nearby accounts that may not appear in the 
CDC database. 
 
Habitat suitability information was used to refine the preliminary list of species for consideration 
for the project.  Scientific literature was further used to evaluate the ability of habitat features 
found within and adjacent to the Property to support critical life history functions for each 
species on the preliminary species list.  Examples of critical life history functions include 
breeding, nesting/denning, or hibernating for wildlife, or germination, flowering, and seed 
dispersal for plants. 
 
Results 
 
 
Species-at-Risk identified for consideration are summarized in Table 1, included as Attachment 
D.  Element occurrence maps and reports are included as Attachment E.  Of the 111 species 
under consideration, 5 species have been identified to have habitat suitable to support critical life 
history functions contained within the property and may be expected to use the property 
(identified in bold) in Table 1.  These species are summarized below. 
 
Birds 
 

• barn swallow (Hirundo rustica) 
 
The barn swallow is blue-listed by the CDC.  It is not addressed by the SARA.  The barn 
swallow is globally widespread, and breeds in North America across Canada, Alaska, the 
continental US (except Florida) and into Central America (COSEWIC 20117). 
 
Barn swallows are known to utilize human-made structures for nesting, including open barns, 
garages, sheds, culverts, bridges, or light fixtures (COSEWIC 20117); these structures are 
typically located adjacent to clearing that allow for foraging. 
 
There are no element occurrences mapped by the CDC for the barn swallow within 2.5 km of the 
Property.  Critical habitat is not mapped for this species. 
 
Several structures occur on the Property and are suitable nesting habitat for the barn swallow.  
These buildings are proposed to be demolished as part of the proposed development.  All efforts 
are to be made to schedule demolition outside of the bird nesting window (generally March 1 
through August 31 of any given year).  Should demolition occur within the bird nesting window, 
an active bird nest survey will be required prior to commencement of any work activities on the 
Property. 

                                                           
7 COSEWIC. 2011. COSEWIC assessment and status report on the Barn Swallow Hirundo rustica in Canada.  
Committee on the Status of Endangered Wildlife in Canada.  Ottawa. Ix + 37pp. 
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• western screech owl, kennicottii subspecies (Megascops kennicottii kennicottii) 
 
The western screech owl is blue-listed by the CDC.  It is categorized as Special Concern in 
Schedule 1 of the SARA.  This species is widely distributed throughout its range along the coast; 
however, has experienced notable decline in the Lower Mainland (Robertson et al. 20008).  The 
historical distribution of the kennicottii subspecies occurs along the Pacific coast of BC, 
including Vancouver Island but excluding the Queen Charlotte Islands (Environment and 
Climate Change Canada 2017a9). 
 
This owl is associated with a wide variety of habitats including mixed deciduous/coniferous 
forests on the edges of clearings, wooded canyons, riparian thickets, deserts and orchards.  This 
species prefers to roost and nest in large natural tree cavities, often in riparian zones (COSEWIC 
201210).  The owl is generally found at low elevation forests close to water (Environment and 
Climate Change Canada 2017a9). 
 
No element occurrences have been mapped by the CDC within 2.5 km of the Property.  Critical 
habitat has not been mapped for this species. 
 
Forested habitat suitable for nesting and roosting occurs around property peripheries, and along 
the Capilano River and adjacent Klahanie Park.  Several large trees suitable to support nesting 
and roosting on the Property will be impacted by proposed development.  Mitigation is described 
below. 
 
  

                                                           
8 Robertson, I., M. Gebauer, G., Ryder, and R. Toochin. 2000. Observations of two species at risk in mainland 
southwestern British Columbia: Hutton’s vireo and western screech-owl from Conference Proceedings on the 
Biology and Management of Species and Habitats at Risk, Kamloops BC, 15 to 19 February, 1999. Volume Two. 
BC Ministry of Environment Lands and Parks, Victoria and University College of the Cariboo, Kamloops BC, 520 
pp. L.M. Darling (Ed.). 
9 Environment and Climate Change Canada. 2017a. Species at Risk Public Registry: Western Screech-Owl 
kennicottii subspecies.  < http://www.registrelep-sararegistry.gc.ca/species/speciesDetails_e.cfm?sid=719> 
[accessed July 11, 2017] 
10 COSEWIC. 2012. COSEWIC Assessment and Status Report on the Western Screech Owl kennicottii subspecies 
(Megascops kennicottii kennicottii) and the Western Screech Owl macfarlanei subspecies (Megascops kennicottii 
marcfarlanei) in Canada. Threatened. 2012. Committee on the Status of Endangered Wildlife in Canada. Ottawa, 
ON. 30 pp. 

http://www.registrelep-sararegistry.gc.ca/species/speciesDetails_e.cfm?sid=719
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• band-tailed pigeon (Patagioenas fasciata) 

The band-tailed pigeon is blue-listed by the province and is listed as a species of Special Concern 
by the COSEWIC and the SARA. 
 
The coastal population of band-tailed pigeon is broadly distributed in North America within 
coastal areas from southern Alaska to Baja, California (Kaufman, 199611).  An interior 
population is also found along the continental divide into South America (Keppe and Brown 
200012). It is considered uncommon to locally abundant along the south coast of British 
Columbia and southern Vancouver Island (COSEWIC 2008a13). 
 
No occurrences have been mapped by the CDC within 2.5 km of the Property.  Critical habitat 
has not been mapped for this species. 
 
The band-tailed pigeon is typically associated with a variety of habitats from open mixed 
coniferous-deciduous woodland, open shrub land, urban areas and coastal features such as 
intertidal flats.  Nesting typically occurs among coniferous trees, although deciduous trees may 
be used as well, with a preference shown for older rather than younger stands (COSEWIC 
2008a13).   
 
The band-tailed pigeon forages on fruits in woodlands and also may be found frequenting grain 
storage areas and residential feeders where grain is available and rely upon mineral deposits on 
soils for sodium (Campbell et al. 199014; COSEWIC 2008a13). 
 
Wooded areas within the Property are suitable to support nesting for the band-tailed pigeon and 
will be impacted by proposed development.  See below for proposed mitigation. 
 
Mammals 
 

• Townsend’s big-eared bat (Corynorhinus townsendii) 
 
The Townsend’s big-eared bat is blue-listed by the CDC.  It is not addressed by the SARA.  The 
global range of the Townsend’s big-eared bat includes western North America, from southern 

                                                           
11 Kaufman, K. 1996. Lives of North American Birds. Ken Kaufman, New York. 675 pp. 
12 Keppe, D.M. and C.E. Brown. 2000. Band-tailed pigeon (Columba fasciata). In the Birds of North America, No. 
530 (A. Poole and F. Gill Eds.) Ithaca: Cornell Laboratory of Ornithology; Philadelphia: The Academy of Natural 
Sciences; Washington DC: The American Ornithologists’ Union. 
13 COSEWIC. 2008a. Assessment and Status Report on the Band-tailed Pigeon Patagioenas fasciata in Canada. 
Committee on the Status of Endangered Wildlife in Canada.  Ottawa. Vii + 42 pp. 
14 Campbell, R.W. et al. 1990. The Birds of British Columbia, Vol. 2, Nonpasserines: Diurnal Birds of Prey through 
Woodpeckers.  Royal BC Mus. In association with Environ. Can., Can. Wildl. Serv. 
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BC southwards to Mexico and extending eastwards as far as West Virginia; the elevation range 
extends from sea level to 3300 metres (BC Conservation Data Centre 2017c15). 
 
The Townsend’s big-eared bat occurs in forested habitats or mosaic landscapes that include 
woodland, grassland, and shrubs and may use limestone caves, lava tubes, mines, buildings and 
caves for maternity colonies, hibernacula, and/or roosting (BC Conservation Data Centre 
2017c15).  They may also roost within large, hollow trees or constructed bat houses (Holroy, 
Craig and Govindarajulu 201616). 
 
No occurrences have been mapped by the CDC within 2.5 km of the Property.  Critical habitat is 
not addressed for this species. 
 
Buildings on the Property may be suitable to support roosting of the Townsend’s big eared bat 
and will be impacted by the proposed development.  See below for mitigation.   
 

• little brown myotis (Myotis lucifugus) 
 
The little brown myotis is yellow-listed by the CDC and is ranked as Endangered in Schedule 1 
of the SARA.  The little brown bat is present throughout North America, with the general 
exception of the southern Great Plains; the largest populations occur in northeastern US and 
boreal Canada (BC Conservation Data Centre 2017d17).  
 
The little brown myotis utilizes trees, rocky outcroppings and crevices, cliffs, mines, buildings, 
bridges, and bat houses as summer roosting habitat, and mines and caves for winter roosting 
(Holroy, Craig and Govindarajulu 201616).  Tree roosting may occur in a variety of species 
including western redcedar, western hemlock and trembling aspen, provided they are large, 
rotting, or stumps; these can also include live, declining trees (Holroy, Craig and Govindarajulu 
201616).  Little brown bats can utilize tight spaces for roosting in human-made habitats, such as 
attics or under shakes and shingles (Holroy, Craig and Govindarajulu 201616). 
 
There are no occurrences mapped for this species within 2.5 km of the Properties. 
 
Habitat suitable to support roosting, a critical life history function of the little brown myotis, 
occurs on the Property; these habitats include existing buildings that will be affected by proposed 
development.  See below for mitigation. 

                                                           
15 BC Conservation Data Centre. 2017c. Species Summary: Corynorhinus townsendii. BC Ministry of 
Environment. http://a100.gov.bc.ca/pub/eswp/speciesSummary.do?id=17017 [accessed July 11, 2017]. 
16 Holroy, S.I., V.J. Craig, and P. Govindarajulu. 2016. Best Management Practices for Bats in British Columbia.  
Chapter 1: Introduction to the Bats of British Columbia.  Prepared for BC Ministry of Environment. February 2016. 
Victoria, BC 108 pp.  
17 BC Conservation Data Centre. 2017d. Species Summary: Myotis lucifugus. BC Ministry of Environment. < 
http://a100.gov.bc.ca/pub/eswp/speciesSummary.do?id=14375> [accessed August 11, 2017]. 

http://a100.gov.bc.ca/pub/eswp/speciesSummary.do?id=17017
http://a100.gov.bc.ca/pub/eswp/speciesSummary.do?id=14375
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PROPOSED WORKS 
 
Please refer to Attachment F for the site plan. 
 
The proposed development comprises a 15 unit multi-family residential development complete 
with 1 level of underground parking.  The two existing residences and outbuildings on the 
Property will be demolished.  A public pathway will extend along the north edge of the 
development, which will occur immediately outside of the SPA that extends 15 m from TOB of 
the Capilano River.  The proposed SPA is depicted in Attachment G. 
 
 
REGULATORY FRAMEWORK 
 
Municipal 
 
Schedule B to the District’s Official Community Plan (OCP), as amended by Amendment Bylaw 
7934 adopted in 2012, designates a Streamside Protection DPA, including all land parcels 
located within 15 m of the TOB of a stream.  It states that all development and subdivisions 
within a DPA require a development permit.  The property, located within 15 m of the TOB of 
the Capilano River, is within the Streamside Protection DPA and requires a development permit 
for the proposed redevelopment.   
 
Schedule B of the OCP designates a ‘Streamside Protected Area’ (SPA) associated with the 
Capilano River as 15 m from TOB of the river, provided the development parcel is less than 0.5 
hectares.  The Guidelines in Schedule B provide that all development should be located outside 
the SPA, and that any development within the SPA should be located as far away from the 
stream as feasible so as to minimize intrusion, should avoid damaging impacts to the area, and 
should protect and enhance the natural features thereof. 
  
The proposed development is less than 0.5 hectares and occurs adjacent to the Capilano River, 
thus a 15 m setback from the river TOB is prescribed. 
 
The Guidelines further stipulate that proponents may be required to submit an environmental 
impact study prepared by a qualified environmental professional (QEP), to identify potential 
issues and impacts relating to the proposed development.  This correspondence constitutes such 
an impact study and includes the following aspects stipulated in the Guidelines: 
 

• delineation of the streamside protected area, including details on the features and extent 
thereof; 

• a description of the proposed development and an assessment of its impacts on 
vegetation, wildlife and habitat; and 

• a description of proposed habitat compensation, including a planting plan and cost 
estimate. 
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Provincial 
 
Parts 2 and 3 of the Water Sustainability Regulation within the provincial Water Sustainability 
Act  require either a Change Approval or Notification for works in or about a stream.  Instream 
works are not proposed thus project works are not subject to the Act. 
 
The provincial Wildlife Act provides for the protection of vertebrate species in BC.  Section 34 of 
the Act provides for the protection of birds, nests and eggs, specifically.  Habitat for bird nests 
occurs on the Property.  See below for measures to ensure compliance with the Wildlife Act. 
 
Federal 
 
Section 35(1) of the Fisheries Act states that ‘No person shall carry on work, undertaking or 
activity that results in serious harm to fish’.  The Act defines ‘serious harm to fish’ as ‘the death 
of fish or any permanent alteration to, or destruction of, fish habitat’.  The proposed development 
does not intrude into the 15 m setback thus no further action is required to address the Fisheries 
Act. 
 
The Species at Risk Act provides for the protection of wildlife species at risk in Canada, and for 
protection critical habitat of wildlife species listed as threatened or endangered.  There is no 
critical habitat identified for any wildlife species on the Property.  Species-at-Risk potentially 
affected by development are identified above.  See below for mitigation measures to ensure 
compliance with the Species at Risk Act. 
 
The Migratory Birds Convention Act provides, in part, for the protection of migratory birds and 
their nests, as listed within Article 1 of the Migratory Birds Convention.  See below for 
mitigation measures to ensure compliance with the Migratory Birds Convention Act. 
 
 
DELINEATION OF THE STREAMSIDE PROTECTED AREA 
 
Please refer to Envirowest drawing no. 1611-08-01, included as Attachment G. 
 
As required by Schedule B of the OCP, a SPA of 15 m from TOB is proposed.  A post and rail 
fence will delineate the SPA, and a pedestrian pathway will extend along the outside of the SPA. 
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ASSESSMENT OF IMPACTS AND MITIGATION 
 
Riparian Habitat 
 
Please refer to Envirowest drawing no. 1611-08-02 included as Attachment G, for a depiction of 
environmental plantings. 
 
Existing riparian habitat within the property is limited.  The existing residences extend into the 
15 m setback, as do lawn and ornamental landscape areas.  The existing residence and driveway 
extend into the SPA, while remaining areas are dominated by lawn and ornamental plantings.  
Invasive plant material is extensive along the river TOB, dominated by non-native English ivy 
(Hedera helix) and lamium, but generally occurs outside of the SPA boundaries on adjacent 
properties.  The native vegetation assemblage includes peripheral mature trees.  The riparian 
assemblage beyond the property, adjacent to the river TOB includes larger stands of mature 
trees, although the non-native ivy and lamium component remain extensive.  An existing (non-
sanctioned) pedestrian trail consisting of compacted soil extends along the TOB. 
 
The entire SPA between TOB and the 15 m setback is proposed to be planted.  Existing buildings 
and non-native plant material will be removed, and will be landscaped with native trees and 
shrubs.  The proposed planting area will be protected by permanent fencing, to discourage future 
encroachment by people and domestic animals.  Two years of plant monitoring and maintenance 
will be carried out, in accordance with District of North Vancouver requirements.  Maintenance 
activities may include ongoing removal of non-native plants, watering, mulching, and 
fertilization, as required. 
 
Wildlife and Species-at-Risk 
 
The following measures are to be implemented to ensure compliance with the Wildlife Act, 
Species at Risk Act, and/or Migratory Birds Convention Act: 
 

• all efforts are to be made to schedule demolition and clearing outside of the summer bat 
roosting window (generally April through November).  Should clearing or demolition be 
scheduled during this period, a bat survey will be required prior to commencement of 
works. 

• all efforts are to be made to schedule demolition and clearing outside of the active bird 
nesting window (generally March 1 through August 31).  Should clearing or demolition 
be scheduled during this period, an active bird nest survey will be required prior to 
commencement of works 
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Proposed enhancement plantings will provide nesting and roosting habitat for birds and bats over 
time, as the canopy matures, as well as providing terrestrial habitat for small mammals, 
amphibians and reptiles, including addition of wood debris and ground cover as protection.   
 
Trees  
 
An arborist report has been prepared by Diamond Head Consulting Ltd. (201718).  Several trees 
within the SPA were determined to be dead or dying but were not assessed to be hazards, thus no 
trees are proposed to be removed from within the SPA.  Mitigation measures outlined within the 
report include erection of tree protection fencing around trees to be retained, fertilization of tree 
roots, and monitoring by the arborist of activities within or near to root protection zones of trees 
to be retained.   
 
Enhancement plantings will not occur closer than 2 m from the base of any trees to be retained 
within the SPA, and a 0.2 m layer of composted mulch will be spread around the base of retained 
trees, in accordance with Diamond Head recommendations.   
 
Slope Stability 
 
The Property is located outside of the District’s Slope Hazard DPA and the proposed 
development is set well back from TOB.  Slope stability is not considered to be a concern. 
 
Floodplain 
 
Please refer to the Flood Hazard Assessment conducted by GeoPacific Consultants Ltd. (201619).  
The proposed development occurs well beyond the TOB.  The 200 year flood level is completely 
contained within the Capilano River channel.  The channel banks are armoured with rip rap.  
Expected groundwater during flood events is considered to be manageable.   
 
Sediment and Erosion Control 
 
To ensure that no sediment and/or sediment-laden water enter the Capilano River or municipal 
drainage infrastructure during the construction phase, regular site inspections will be conducted 
by the erosion and sediment control monitor.  The monitor will review efficacy and effectiveness 
of erosion and sediment control measures and to provide additional direction as required.  An 

                                                           
18 Diamond Head Consulting Ltd. 2017. DRAFT Arborist Report for 1932 and 1920 Glenaire Drive.  Prepared for 
PC Urban.  September 11, 2017.  Vancouver, BC. 26 p 
19 GeoPacific Consultants Ltd. 2016. Flood Hazard Assessment: Proposed Residential Development 1946-1998 
Glenaire Drive, North Vancouver. Prepared for PC Urban. May 24, 2016. Vancouver, BC. 2 p + attachment. 
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Erosion and Sediment Control Plan has been prepared by Aplin & Martin Consultants Ltd. and 
has been submitted separately. 
 
 
ENVIRONMENTAL MONITORING 
 
The developer will retain a Qualified Environmental Professional (QEP) to inspect construction 
activities and undertake the following duties: 
 

• conduct an active bird nest survey if clearing and/or demolition is to occur between 
March 1 and August 31 of any given year 

• review erosion and sediment control requirements and plans with the developer, the 
contractor, and all sub-contractors prior to and during site visits 

• provide direction during construction to the site foreman and/or subcontractors to ensure 
deficiencies noted in sediment and erosion control are rectified immediately 

• collect samples of water discharging from the site for total suspended solid analysis as 
required 

• prepare environmental summary reports for submission to and review by the District of 
North Vancouver 

• supervise installation of enhancement plantings and conduct annual inspections of 
environmental plantings for the two year maintenance and monitoring period and provide 
copies of annual plant inspections to the District 

 
 
With consideration of the arborist’s recommendations, and with implementation of the mitigation 
measures prescribed above, Envirowest has determined that the development, occurring outside 
of the SPA will not significantly impact fish or wildlife habitat. 
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Sincerely, 
ENVIROWEST CONSULTANTS INC. 
 
 
 
Christie Gibson, R.P. Bio. 
Biologist 
 
Reviewed by, 
 
 
 
Tracy Anderson, R.P.Bio. 
Senior Biologist 
 
CWG/TA 
 
Attachments: A. Location Map 
  B. Site Photographs 
  C.  Site Survey 
  D. Table 1. Species-at-Risk Identified for Consideration 
  E. CDC element occurrence map and reports 
  F. Site Plan 
  G. Envirowest Drawings 
 
Copy: Mr. Robert Spencer, PC Urban 
 Mr. Shawn Oh, PC Urban
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 Photograph 1. View of 1920 Glenaire from Klahanie Park (September 14, 2017). 
    
 

 
 
 Photograph 2. View of unsanctioned pedestrian trail and riparian assemblage along top-of-bank  

of Capilano River (September 14, 2017). 
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 Photograph 3. View of road frontage along Glenaire Drive (September 14, 2017). 
    
 

 
 
 Photograph 4. North view of 1934 Glenaire from the driveway (September 14, 2017). 
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Photograph 5. View of existing vegetation and building within the Streamside Protection Area 
(September 14, 2017). 
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Table 1. Species at Risk Identified for Consideration 

Common Name Scientific Name 

Status Habitat to 
Support 

Critical Life 
History 

Functions? 
Expected to Use Study Area for Critical 

Life History Functions? 
Mitigation 
Required? 

BC 
List SARA 

AMPHIBIANS/REPTILES 

western pond turtle Actinemys marmorata red 1-XX No Not Expected No 

western toad Anaxyrus boreas yellow 1-SC No Not Expected No 

coastal tailed frog Ascaphus truei yellow 1-SC No Not Expected No 

northern rubber boa Charina bottae yellow 1-SC No Not Expected No 

painted turtle – Pacific 
Coast population Chrysemys picta pop. 1 red 1-E No Not Expected 

No 

northern red-legged 
frog Rana aurora blue 1-SC No Not Expected 

No 

Oregon spotted frog Rana pretiosa red 1-E No Not Expected No 

BIRDS 
great blue heron, 
fannini subspecies Ardea herodias fannini blue 1-SC Yes No 

No 

short eared owl Asio flammeus blue 1-SC No Not Expected No 

American bittern Botaurus lentiginosus blue - No Not Expected No 

marbled murrelet 
Brachyramphus 
marmoratus blue 1-T No Not Expected 

No 

rough-legged hawk Buteo lagopus blue - No Not Expected No 
green heron Butorides virescens blue - No Not Expected No 
common nighthawk Chordeiles minor yellow 1-T No Not Expected No 
olive-sided flycatcher Contopus cooperi blue 1-T No Not Expected No 
black swift Cypseloides niger blue - No Not Expected No 
peregrine falcon, 
anatum subspecies Falco peregrinus anatum red 1-SC No Not Expected 

No 

barn swallow Hirundo rustica blue - Yes Possible Yes 
caspian tern Hydroprogne caspia blue - No Not Expected No 



 

Table 1. Species at Risk Identified for Consideration 

Common Name Scientific Name 

Status Habitat to 
Support 

Critical Life 
History 

Functions? 
Expected to Use Study Area for Critical 

Life History Functions? 
Mitigation 
Required? 

BC 
List SARA 

western screech-owl, 
kennicottii subspecies 

Megascops kennicottii 
kennicottii blue 1-SC Yes Possible 

Yes 

black-crowned night-
heron Nycticorax nycticorax red - No Not Expected 

No 

band-tailed pigeon Patagioenas fasciata blue 1-SC Yes Possible Yes 
double-crested 
cormorant Phalacrocorax auritus blue - No Not Expected 

No 

purple martin Progne subis blue - No Not Expected No 
spotted owl Strix occidentalis red 1-E No Not Expected No 
barn owl Tyto alba red 1-SC No Not Expected No 

INVERTEBRATES 
Oregon forestsnail Allogona townsendiana red 1-E No Not Expected No 
Emma’s dancer Argia emma blue - No Not Expected No 
western pine elfin, 
sheltonensis subspecies 

Callophrys eryphon 
sheltonensis blue - No Not Expected 

No 

Johnson’s hairstreak Callophrys johnsoni red - No Not Expected No 
western thorn Carychium occidentale blue - No Not Expected No 
Puget oregonian Cryptomastix devia red 1-XX No Not Expected No 
monarch Danaus plexippus blue 1-SC No Not Expected No 
silver-spotted skipper Epargyreus clarus blue - No Not Expected No 
dun skipper Euphyes vestris red 1-T No Not Expected No 
prairie fossaria Galba bulimoides blue - No Not Expected No 
dusky fossaria Galba dalli blue - No Not Expected No 
northern abalone Haliotis kamtschatkana red 1-E No Not Expected No 
grappletail Octogomphus specularis red - No Not Expected No 
Audouin’s night-
stalking tiger beetle Omus auduoini red - No Not Expected 

No 

sinuous snaketail Ophiogomphus occidentis blue - No Not Expected No 
blue dasher Pachydiplax longipennis blue - No Not Expected No 
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Common Name Scientific Name 

Status Habitat to 
Support 

Critical Life 
History 

Functions? 
Expected to Use Study Area for Critical 

Life History Functions? 
Mitigation 
Required? 

BC 
List SARA 

clodius parnassian, 
claudianus subspecies 

Parnassius clodius 
claudianus blue - No Not Expected 

No 

rocky mountain physa Physella propinqua blue - No Not Expected No 
sunset physa Physella virginea blue - No Not Expected No 
meadow rams-horn Planorbula campestris blue - No Not Expected No 
Zerene fritillary, 
bremnerii subspecies Speyeria zerene bremnerii red - No Not Expected 

No 

rocky mountain 
fingernailclam Sphaerium patella red - No Not Expected 

No 

striated fingernailclam Sphaerium striatinum blue - No Not Expected No 
Autumn meadowhawk Sympetrum vicinum blue - No Not Expected No 
black petaltail Tanypteryx hageni blue - No Not Expected No 

MAMMALS 
mountain beaver Aplodontia rufa yellow 1-SC No Not Expected No 
Townsend’s big-eared 
bat Corynorhinus townsendii blue - Yes Possible 

Yes 

snowshoe hare 
washingtonii subspecies 

Lepus americanus 
washingtonii red - No Not Expected 

No 

long-tailed weasel, 
altifrontalis subspecies 

Mustela frenata 
altirontalis red - No Not Expected 

No 

southern red-backed 
vole, occidentalis 
subspecies 

Myodes gapperi 
occidentalis red - No Not Expected 

No 

Keen’s myotis Myotis keenii blue 3 No Not Expected No 
little brown myotis Myotis lucifugus yellow 1-E Yes Possible Yes 
Olympic shrew Sorex rohweri red - No Not Expected No 
Trowbridge’s shrew Sorex trowbridgii blue - No Not Expected No 
Pacific water shrew Sorex bendirii red 1-E No Not Expected No 

FISH 
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Common Name Scientific Name 

Status Habitat to 
Support 

Critical Life 
History 

Functions? 
Expected to Use Study Area for Critical 

Life History Functions? 
Mitigation 
Required? 

BC 
List SARA 

Salish sucker Catostomus sp. 4 red 1-E No Not Expected No 
cutthroat trout, clarkii 
subspecies 

Oncorhynchus clarkii 
clarkii blue - No Not Expected 

No 

Nooksack dace 
Rhinichthys cataractae – 
Chehalis lineage red 1-E No Not Expected 

No 

bull trout – coastal 
lineage 

Salvelinus confluentus – 
coastal lineage blue - No Not Expected 

No 

pygmy longfin smelt Spirinchus sp. 1 red - No Not Expected No 
eulachon Thaleichthys pacificus blue - No Not Expected No 

VASCULAR AND NON-VASCULAR PLANTS 
mountain candlewax Ahtiana spaerosporella blue - No Not Expected No 
Carolina meadow-
foxtail Alopecurus carolinianus red - No Not Expected 

No 

- Alsia californica blue - No Not Expected No 
chaffweed Anagallis minima blue - No Not Expected No 

- Andreaea sinuosa red - No Not Expected No 
Vancouver Island 
beggarticks Bidens amplissima blue 1-SC No Not Expected 

No 

- Brachythecium holzingeri blue - No Not Expected No 
Roell’s brotherella Brotherella roellii red - No Not Expected No 

- Bryum schleicheri blue - No Not Expected No 
- Callicladium haldanianum blue - No Not Expected No 

two-edged water-
starwort 

Callitriche heterophylla 
var. heterophylla blue - No Not Expected 

No 

bearded sedge Carex comosa blue - No Not Expected No 
green-sheathed sedge Carex feta blue - No Not Expected No 
green-fruited sedge Carex interrupta blue - No Not Expected No 
fence-rail pixie Cladonia parasitica red - No Not Expected No 
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Common Name Scientific Name 

Status Habitat to 
Support 

Critical Life 
History 

Functions? 
Expected to Use Study Area for Critical 

Life History Functions? 
Mitigation 
Required? 

BC 
List SARA 

Washington 
springbeauty Claytonia washingtoniana red - No Not Expected 

No 

- Diphyscium foliosum blue - No Not Expected No 
- Discelium nudum red - No Not Expected No 

three-flowered 
waterwort Elatine rubella blue - No Not Expected 

No 

salt-marsh Philadelphia 
daisy 

Erigeron philadelphicus 
var. glaber red - No Not Expected 

No 

poor pocket moss Fissidens pauperculus red 1-E No Not Expected No 
- Fissidens ventricosus blue - No Not Expected No 

slender-spiked 
mannagrass Glyceria leptostachya blue - No Not Expected 

No 

- Hygrohypnum alpinum blue - No Not Expected No 
Nuttall’s quillwort Isoetes nuttallii blue - No Not Expected No 
short-tailed rush Juncus brevicaudatus red - No Not Expected No 
pointed rush Juncus oxymeris blue - No Not Expected No 
birdnest vinyl Leptogium tenuissimum red - No Not Expected No 
flowering quillwort Lilaea scilloides blue - No Not Expected No 

false pimpernel 
Lindernia dubia var. 
anagallidea blue - No Not Expected 

No 

yellowseed false 
pimpernel Lindernia dubia var. dubia red - No Not Expected 

No 

smoker’s lung Lobaria retigera blue - No Not Expected No 

streambank lupine Lupinus rivularis red 1-E No Not Expected No 
green parrot’s-feather Myriophyllum pinnatum blue - No Not Expected No 
needle-leaved 
navarretia Navarretia intertexta red - No Not Expected 

No 

cryptic paw Nephroma occultum blue 1-SC No Not Expected No 
five o’clock shadow Phaeophyscia kairamoi blue - No Not Expected No 
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Common Name Scientific Name 

Status Habitat to 
Support 

Critical Life 
History 

Functions? 
Expected to Use Study Area for Critical 

Life History Functions? 
Mitigation 
Required? 

BC 
List SARA 

- 
Platyhypnidium 
riparioides blue - No Not Expected 

No 

- Pohlia cardotii blue - No Not Expected No 
snow bramble Rubus nivalis blue - No Not Expected No 
California tea Rupertia physodes blue - No Not Expected No 
Henderson’s 
checkermallow Sidalcea hendersonii blue - No Not Expected 

No 

- Sphagnum contortum blue - No Not Expected No 

blue vervain 
Verbena hastate var. 
scabra blue - No Not Expected 

No 

 
E = endangered SC = special concern 

T = threatened -1 = Schedule 1 of SARA 

*critical life history functions may include breeding, denning/nesting, and hibernating for animals; and germinating, seed dispersal and flowering, 
for plants
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English Name:

Scientific Name:

Identifiers

S3S4B

G5

Blue

Global Rank:

Status

BC List:

Provincial Rank:

Biogeoclimatic Zone:

Directions:

Survey Site: WEST VANCOUVER, AMBLESIDE PARK

Site located around perimter of "duck pond" in Ambleside Park, on the western edge of the par 3 
golf course.

Occurrence Data:

2009-2010: Herons did not return in either year.  Cool spring in 2009 may have had something to do with it (S. Vennesland, 
pers. comm).

2003-2008: Active nest with young fledging all years except for 2005. Observer thinks there may be a second nest in the area 
(S. Vennesland, pers. comm.).

2003 Two pairs each observed with 4 fledged young (S. Vennesland, pers. comm.); 2004 Nest with 4 young recorded, 4 
fledgings also recorded (S. Vennesland, pers. comm.); 2004-06-19 young fledging (S. Vennesland, pers. comm.); 2005  Two 
nesting attempts recorded but both failed (S. Vennesland, pers. comm.); 2006 Two nesting attempts observed but earliest 
nest failed, second one fledged 5 young (S. Vennesland, pers. comm.); 2007: 1 young confirmed fledged (S. Vennesland, 
pers. comm.). 2008: 3 young confirmed fledged (S. Vennesland, pers. comm.)

2003-05-10First Observation Date:

Area Description

General Description:

Vegetation Zone:

Locators

Occurrence Information

2008-06-21Last Observation Date:

Shape ID:

Taxonomic Class: birds

Ecosection: SOG

Butorides virescens

Green Heron

Shape ID: 19416
BC Conservation Data Centre: Species Occurrence Report

COSEWIC:

SARA Schedule:

Element Group: Vertebrate Animal

Occurrence ID: 6109

A wet, shrubby riparian perimeter around small pond, nest tree is in a Scotch pine.



Habitat: PALUSTRINE: riparian, shrub wetland

Vegetation Zone:

Min. Elevation (m): Max. Elevation (m):



Rank Comments:

Rank Date:

Occurrence Rank and Occurrence Rank Factors

Rank:

Size of Occurrence:

Condition of Occurrence:

2010-06

X : Extirpated

After 10 years, herons did not return in 2009 or 2010.

Small golf course, city park.

Landscape Context:

Version

6/11/2010 12:00:00 AMVersion Date:

Mapping Information

Estimated Representation Accuracy: High

Confident that full extent is represented by Occurrence: Y  

Gelling, L.Version Author:

Estimated Representation Accuracy Comments:

Confident full extent of EO is knownConfidence Extent Definition:

NAdditional Inventory Needed:

Inventory Comments:



Vennesland, S. 2003. Personal communcation. Naturalist, West Vancouver, BC

Vennesland, S. 2004. Personal communication. Naturalist, West Vancouver, BC.

References:

Documentation

Specimen:

Please visit the website http://www.env.gov.bc.ca/cdc/gis/eo_data_fields_06.htm for definitions of the data fields used in this 
occurrence report.

Suggested Citation:

B.C. Conservation Data Centre. 2014. Occurrence Report Summary, Shape ID: 19416, Green Heron. B.C. Ministry of Environment. 
Available: http://delivery.maps.gov.bc.ca/ess/sv/cdc, (accessed Oct 10, 2017).

 http://www.env.gov.bc.ca/cdc/gis/eo_data_fields_06.htm
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EXECUTIVE SUMMARY 

Hemmers 
July 2017 

Hemmera Envirochem Inc. ("Hemmera") was retained by PC Urban Properties Corporation (PC Urban) to 

conduct a Phase I Environmental Site Assessment (ESA) for the properties located at 1920 & 1932 

Glenaire Drive, in the District of North Vancouver, BC (The "Site"). Hemmera understands the Phase 1 ESA 

is being completed for due diligence associated with the purchase of the Site. The purpose of this Phase 1 

ESA was to identify Areas of Potential Environmental Concern (APECs) associated with present and/or 

historical on and off-Site activities. 

This Work was performed in accordance with the Professional Services Agreement (PSA) between 

Hemmera and PC Urban, dated July 4, 2017 ("Contract"). This Report has been prepared by Hemmera, 

based on fieldwork conducted by Hemmera, for sole benefit and use by PC Urban Properties Corporation. 

The conclusions and recommendations contained in this Report are based upon the applicable guidelines, 

regulations, and legislation existing at the time the Report was produced; any changes in the regulatory 

regime may alter the conclusions and/or recommendations. 

The Site was historically vegetated and undeveloped since circa 1926 to approximately the early 1950s. 

Between 1953 and 1958, residential homes were constructed on both of the lots. Evidence of a 

decommissioned in-place heating oil underground storage tank (UST) was identified at 1932 Glenaire Drive. 

Based on the date of construction of the residence (1958), and the approximate dates of heating oil usage 

on neighbouring properties along Glenaire Drive (until approximately the 1970s), heating oil was likely used 

on-Site for approximately 20 years. Based on this, the presence of a decommissioned in-place heating oil 

UST at 1932 Glenaire Drive is considered to present a moderate environmental concern and is an APEC 

for the Site (APEC 1 ). No APECs were identified at 1920 Glenaire Drive. 

The area surrounding the Site was historically vegetated and undeveloped circa the 1920s to mid-1950s, 

when a residential subdivision was constructed surrounding the Site. Capilano River borders the Site to the 

north. A commercial area is located approximately 200 m southeast of the Site (established circa the 1960s) 

and a park is located adjacent to the west of the Site. A bridge was constructed approximately 115 m to the 

northeast of the Site circa the mid-1970s. A previous report indicated that a decommissioned in-place UST 

was located on the west side of the adjacent property to the east, at 1946 Glenaire Drive. This tank was 

considered to present a low environmental risk to the Site given it was not reported to have leaked 

previously, and any contamination, if present, would likely be localized and unlikely to have migrated cross

gradient towards the Site. Therefore, no off-Site APECs were identified through the Phase I ESA. 
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Hemmera 
July 2017 

Schedule 2 commercial or industrial activities under the BC Contaminated Site Regulation (CSR) that would 

trigger an environmental assessment recommendation from the BC Ministry of Environment (MOE) under 

the Site Profile process (i.e. property transaction, redevelopment, rezoning or subdivision) were not 

identified at the Site. Under the current land use and a future redevelopment scenario, potential 

environmental liabilities have been appropriately assessed, and no further investigations are recommended 

at this time. 

This Executive Summary is not intended to be a "stand-alone" document, but a summary of findings as 

described in the following Report. It is intended to be used in conjunction with the scope of services and 

limitations described therein. 
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1.0 INTRODUCTION AND OBJECTIVES 

Hemmera 
July 2017 

Hemmera Envirochem Inc. (Hemmera) was retained by PC Urban Properties Corporation (PC Urban) to 

conduct a Phase I Environmental Site Assessment (ESA) for the properties located at 1920 & 1932 Glenaire 

Drive, in the District of North Vancouver, BC (The "Site"). The location of the Site is provided on Figure 1 

and the site and surrounding land use plan on Figure 2. Site photographs are provided in Appendix A. 

The objective of this Phase I ESA is to identify Areas of Potential Environmental Concern (APE Cs) and 

Contaminants of Potential Concern (COPCs) associated with present and/or historical on and off-site 

activities and that may have impacted soil and groundwater at the Site. 

This Work was perfonned in accordance with the Professional Services Agreement (PSA) between 

Hemmera and PC Urban, dated July 4, 2017 ("Contract"). This Report has been prepared by Hemmera, 

based on fieldwork conducted by Hemmera, for sole benefit and use by PC Urban Properties Corporation. 

In perfonning this Work, Hemmera has relied in good faith on information provided by others, and has 

assumed that the infonnation provided by those individuals is both complete and accurate. This Work was 

performed to current industry standard practice for similar environmental work, within the relevant 

jurisdiction and same locale. The findings presented herein should be considered within the context of the 

scope of work and project tenns of reference; further, the findings are time sensitive and are considered 

valid only at the time the Report was produced. The conclusions and recommendations contained in this 

Report are based upon the applicable guidelines, regulations, and legislation existing at the time the Report 

was produced; any changes in the regulatory regime may alter the conclusions and/or recommendations. 
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2.0 SCOPE OF WORK 

Hemmera 
July 2017 

The Phase 1 ESA has been completed in accordance with the Canadian Standards Association's (CSA) 

Standard Z-768-01 for Phase 1 Environmental Site Assessments. The Phase 1 ESA involved a review of 

current and historical operations on the Site, and concerns associated with the current and historical use 

of adjacent and up-gradient properties. Sources of information included: 

• Topographic and geology maps; 

• Aerial photographs; 

• Street directories for properties within approximately 100 m up-gradient and adjacent to the Site; 

• Current land titles; 

• BC Ministry of Environment (BCMOE) Site Registry; 

• Federal Contaminated Site search; 

• Site plans, and land use/zoning maps; 

• Interviews/questionnaires; 

• Previous reports; and, 

• Site visit. 

The Site visit included a review of the Site for APECs (e.g., observed or suspected spills, storage tanks, 

etc.), as well as other potential environmental concerns (e.g., proximity of the site to sensitive areas, 

activities on adjacent properties). Interviews were conducted with personnel familiar with the Site. Fire 

insurance maps were not available for the Site. 
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3.0 SITE INFORMATION 

Hemmera 
July 2017 

Site information, including site description, title information, and geology/topography are provided in the 

tables, below. 

Table 1 Site Description 

,.., .... c ...... 

1920 and 1932 Glenaire Drive 

49° 19' 41 .87" N, 123° 07' 26.56" W 

Two residential lots. 

RS-3: Single Family Residential 

Approximately 60% vegetated/landscaped, 30% structures, and 10% 
paved/gravel. 

1920 Glenaire Drive is approximately 825 m2 

1932 Glenaire Drive is approximately 1,250 m2 

Property reports and zoning information from the District of North Vancouver online mapping site are 

included in Appendix B. 

Table 2 Legal Description and Current Title Information 

- .• ,--ld.J.-iii ' 
. , ,. .. ~.: -

W'W ...... DIN, .... ~.,...~~ ...... ..,. .. 

Lot C (Reference Plan 3792), 
Joseph Edward Stonehouse, 

1920 Glenaire Drive District Lot 764, Group 1, New 015-966-364 
Insurance Agent 

Westminster District Linda Joanne Stonehouse, his 
wife 

1932 Glenaire Drive 
Lot 1, Block 16, District Lot 764, 009-870-237 

Veronica Ho, Designer 
Plan 8967 William Ker, Retiree 

No leases, covenants, or land title transfers related to environmental contamination issues were noted in 

the current titles. A copy of the current titles and legal plan is provided in Appendix C. 

Table 3 Surficial Geology 

'Ip SAi: Salish Sediments 
. '· 

Lowland and mountain stream deltaic, channel fill , and overbank sediments. Mountain stream DINllpllOII marine deltaic medium to coarse gravel and minor sand up to 15 m or more thick. 

Surficial geology information obtained from: Geological Survey of Canada, 1976, Map 1486A, Surficial 

Geology Vancouver, British Columbia 1 :50 ,000. 
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Table 4 Topography and Groundwater Flow 

Topography on-Site is relatively flat. 

Regional topography slopes generally northwest towards the 
Capilano River. 

Capilano River, located approximately 10 m north of the Site 

None identified. 

North/northwest 

Topography information obtained from: GeoBC, Ministry of Forest, Lands, and Natural Resource Operation, 

2013 Map 092G035 1 :20,000. 
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4.0 HISTORICAL RECORDS REVIEW 

Hemmera 
July 2017 

Records reviewed and used to gain knowledge of the history of the Site and surrounding area include aerial 

photographs, street directories, municipal information from the City of North Vancouver, and a previous 

Phase I ESA conducted on neighbouring properties by Hemmera for PC Urban Properties Corporation in 

2015. The purpose of reviewing these records is to document historical activities on Site and identify 

potential sources of contamination and operations of concern. 

Aerial photographs and a summary of observations of the Site and surrounding area are provided in 

Appendix D. City directories are provided in Appendix E. 

4.1 SITE HISTORY 

The Site history is summarized below. 

Table 5 Site History 

' 

ClllwlolW LIINIU.. 
' 

Circa early 1920s to Vegetated and undeveloped. The Site was generally vacant and undeveloped, and 
mld-1950s covered with vegetation. 

Residential. 
Circa mld-1950s In the mid-1950s, the Site was developed into two lots, and a residential home was 

constructed on each lot in 1954 and 1958. 

No on-Site APECs were identified through the records review. 

4.2 SURROUNDING LAND USE HISTORY 

The Site is bordered to the north by the Capilano River. The area surrounding the Site was primarily 

vegetated and undeveloped circa the 1920s or earlier to the mid-1950s, when the residential subdivision 

was constructed surrounding the west, south, and east of the Site. By the 1960s, a commercial area had 

been established approximately 200 m southeast of the Site, along Capilano Road, and a park was 

constructed adjacent to the west of the Site. A bridge was constructed approximately 115 m to the northeast 

of the Site circa 197 4. Land use in the vicinity of the Site has remained relatively unchanged since that time. 

A previous report indicated that a decommissioned in-place UST was located on the west side of the 

adjacent property to the east, at 1946 Glenaire Drive. This tank was considered to present a low 

environmental risk to the Site given it was not reported to have leaked previously, and any contamination, 

if present, would likely be localized and unlikely to have migrated cross-gradient towards the Site. In the 

same previous report, an underground heating oil tank located at 1984 Glenaire Drive was reported to have 

leaked historically. However, this UST is considered to be low-risk environmental concern to the Site due 

to its distance from the Site, and its inferred cross-gradient orientation. No off-Site APECs were identified 

through the records review. 
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5.0 REGULATORY INFORMATION 

5.1 BCMOE SITE REGISTRY 

Hemmera 
July 2017 

A search of the BC MOE Online Site Registry was conducted and contains properties listed as of July 2 , 

2017. The BC Online Site Registry is a database of sites that have submitted information to the BC MOE 

with respect to the BC Environmental Management Act. A search of the Site Registry was conducted using 

a one square kilometre search centred on the approximate longitude and latitude of the Site. 

The search resulted in a total of ten records. All records were located over 100 m from the Site, and are 

therefore not considered a potential concern. Results of the BC Online Site Registry search are included in 

Appendix F. 

5.2 FEDERAL CONTAMINATED SITE SEARCH 

The Federal Contaminated Sites Inventory includes information on all known federal contaminated sites 

under the custodianship of departments, agencies and consolidated Crown corporations as well as those 

that are being or have been investigated to determine whether they have contamination arising from past 

use that could pose a risk to human health or the environment. The inventory also includes non-federal 

contaminated sites for which the Government of Canada has accepted some or all financial responsibility. 

The Federal Contaminated Sites Inventory online map navigator was unavailable at the time of reporting. 

A search was conducted in the area on July 4, 2017. The search indicated that the closest federal 

contaminated site is located over 450 m southwest of the Site. This site is not a potential concern because 

of its distance from the Site. The results of the federal contaminated sites search are located in 

AppendixG. 
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6.0 SITE VISIT 

Hemmera conducted a site visit on July 10, 2017, accompanied by Mr. William Ker at 1932 Glenaire Drive, 

and unaccompanied at 1920 Glenaire Drive (exterior only). A phone interview was conducted on July 11 , 

2017 with Mr. Brody Stonehouse, who is familiar with the history of 1920 Glenaire Drive. Interview 

information obtained has been incorporated into this section. Site photographs are included in Appendix A. 

6.1 GROUND OBSERVATIONS 

The Site consists of two residential lots. Observations of the general grounds of the Site are provided below. 

Table 6 Ground Observations 

Ground COVer Approximately 60% vegetated/landscaped, 30% structures, 10% paved/gravel. 

The Site appears to be at grade with surrounding properties, with the exception of being 
approximately 3 m higher in elevation than the Capilano River to the north (see Photo 
6). A gravel area was identified on the southwestern portion of 1920 Glenaire Drive 
which may be imported material (see Photo 11). 

The Site drains via infiltration and overland flow. One drain was identified outside the 
south side of the house at 1932 Glenaire Drive, which reportedly did not drain to the 
storm sewer, but the final drain ouUet location was unknown (see Photo 3). 

None observed. 

None observed. 

Municipal. 

None observed. 

Municipal. 

None observed. 

The properties each reportedly have a natural gas connection. 

The approximate location of a former UST (reportedly decommissioned in-place and 
filled with sand) was identified by Mr. Ker at 1932 Glenaire Drive (see Photo 1 and 
Figure 2). 

No evidence of a UST was identified at 1920 Glenaire Drive, however the north exterior 
portion of the property and the interior of the building were not inspected . Mr. 
Stonehouse indicated that no heating oil was ever used on-Site. 

See Table 7, in Section 6.2 below. 

No ASTs were observed at 1932 Glenaire Drive. 

No ASTs were observed on the west, south or east portions of the exterior of 1920 
Glenaire Drive (the interior and north portion of the property were not inspected). Mr. 
Stonehouse indicated that no heating oil was ever used on-Site. 
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No hazardous materials or wastes were observed during the Site visit. 

Hemmera 
July 2017 

Both 1920 and 1932 Glenaire Drive had small garden sheds (detached from the house -
two sheds at 1932 on the west side of the property, and one shed at 1920 on the 
southeast portion of the property) which contained small quantities of chemicals, 
fertilizers, and fuel for general gardening and landscaping purposes (see Photos 4, 5, 8, 
and 12). 
Both 1920 and 1932 Glenaire Drive also had garages (see Photos 7 and 9). The garage 
at 1932 Glenaire Drive was attached to the east side of the house and contained general 
storage, and small quantities of paint and other household size quantities of chemicals. 
No staining was observed. 
The garage at 1920 Glenaire Drive was detached and located southwest of the house, 
and the interior was not inspected. Mr. Stonehouse stated the garage was reportedly 
used for woodworking and general storage, and does not contain any large quantities of 
fuels or chemicals. 

No stressed vegetation was observed to indicate possible surface contamination at 1932 
Glenaire Drive. 

At 1920 Glenaire Drive, a patch of possibly distressed vegetation was identified along 
the northwest side of the house (see Photo 10). Mr. Stonehouse indicated that this was 
a former temporary storage area for concrete paving stones, therefore this area does not 
indicate evidence of contamination. 

No staining was observed on either property. 

None observed. 

None observed. 

6.2 BUILDING OBSERVATIONS 

Access was granted to the interior of 1932 Glenaire Drive. 1920 Glenaire Drive was observed from the 

exterior only. A questionnaire was provided to the homeowners of 1920 and 1932 Glenaire Drive. The 

questionnaire for 1920 Glenaire Drive was completed by Mr. Brody Stonehouse, the son of the current 

owners (the current owners were out of town and unavailable during the time of the Phase 1 ESA). The 

current owner, Mr. William Ker, completed the questionnaire for 1932 Glenaire Drive. Answers to these 

questionnaires have been incorporated into the table below. Copies of the questionnaires are provided in 

Appendix H. 
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Table 7 

1920 
Glenalre 
Drive 

1932 
Glenaire 
Drive 

Building Observations 

1953 Natural gas 

1958 Natural Gas 

6.3 SPECIAL ATTENTION SUBSTANCES 

None observed along 
exterior of the west, 
south or east sides of 
the house. However, 
some areas were 
blocked by storage. 

None observed during 
Site visit 

The interior, and north exterior portion of 
the property was not inspected. 
According to Mr. Stonehouse, the house 
did not have a basement, and was 
former1y heated by burning sawdust, 
then by electric heat before it was 
converted to natural gas. No heating oil 
tanks were reportedly ever used on-Site. 

The house did not have a basement. 
According Mr. Ker, a heating oil UST 
was decommissioned on-Site long 
before he moved into the home, circa 
1999. The UST was reportedly filled with 
sand and remains on-Site. This is 
considered an APEC for the Site. 

Special attention items or substances, as defined by the Canadian Standards Association, are "substances 

that require special attention because of heightened public concern or specific environmental legislation". 

These include asbestos, urea formaldehyde foam insulation (UFFI), polychlorinated biphenyls (PCBs), 

lead, and mercury. The following table summarizes the potential for special attention substances to be 

present on-site. 

Table 8 Special Attention Substances 

8plclll Alllnllln 
. . " - - . ' . ~ ~ ~ 

Pal11ll11flfl'¥• ~~· ...... ;. 

Asbestos may be present in building materials in all 
Asbestos Yes buildings on-Site, based on the age of building construction 

(i.e.: constructed pre-mid-1980s). 

Urea Formaldehyde Foam 
Based on the dates of building construction (UFFI was 

Unlikely primarily used in buildings constructed circa the late-1970s). 
Insulation (UFFI) 

No evidence of UFFI installation was observed. 

No transformers or fluorescent lighting were observed on-
Polychlorinated Biphenyls 

Unlikely 
Site at 1932 Glenaire Drive, but may potentially be present 

(PCBs) at 1920 Glenaire Drive as the interior of the buildings were 
not inspected. 

Lead may be present in paint historically applied within the 
Lead Yes residences based on the age of building construction (ie: 

constructed pre-mid-1980s ). 

Mercury-containing thermostats and mercury vapour lighting 
were not observed within the building at 1932 Glenaire 

Mercury Unlikely Drive. However, since the interior of 1920 Glenaire Drive 
was not inspected, they may potentially be present in this 
building. 
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Based on the ages of building constructions, asbestos containing materials and lead containing paint may 

be present within the on-Site. This is not considered an APEC for the Site; however, should the buildings 

be demolished, appropriate disposal regulations should be followed. 

6.4 CURRENT SURROUNDING LAND USE 

Table 9 Current Surrounding Land Use 

' 

0rlefltallol'I ...... Pollntllll ~-
North Capilano River and foreshore. No concerns identified. 

East Residential. No concerns identified. 

South Glenaire Drive, and residential. No concerns identified. 

West Klahanie Park No concerns identified. 
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7.0 SUMMARY DISCUSSION 

7.1 ON-SITE 

Hemmera 
July 2017 

The Site was historically vegetated and undeveloped circa 1926 to approximately the early 1950s. Between 

1953 and 1958, residential homes were constructed on both of the lots. 

Evidence of a decommissioned in-place heating oil UST was identified at 1932 Glenaire Drive. Based on 

the date of construction of the residence (1958), and the approximate dates of heating oil usage on 

neighbouring properties along Glenaire Drive (until approximately the 1970s), heating oil was likely used 

on-Site for approximately 20 years. 

Based on the above, the presence of a decommissioned in-place heating oil UST at 1932 Glenaire Drive is 

considered to present a moderate environmental concern and is an APEC for the Site (APEC 1 ). No APECs 

were identified at 1920 Glenaire Drive. 

7.2 OFF-SITE 

The area surrounding the Site was historically vegetated and undeveloped circa the 1920s to mid-1950s, 

when a residential subdivision was constructed surrounding the Site. Capilano River borders the Site to the 

north. A commercial area is located approximately 200 m southeast of the Site (established circa the 1960s) 

and a park is located adjacent to the west of the Site. A bridge was constructed approximately 115 m to the 

northeast of the Site circa the mid-1970s. 

A previous report indicated that a decommissioned in-place UST was located on the west side of the 

adjacent property to the east, at 1946 Glenaire Drive. This tank was considered to present a low 

environmental risk to the Site given it was not reported to have leaked previously, and any contamination, 

if present, would likely be localized and unlikely to have migrated cross-gradient towards the Site. 

Therefore, no off-Site APECs were identified through the Phase I ESA. 
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8.0 CONCLUSION 
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The presence of an on-Site heating oil UST at 1932 Glenaire Drive is considered an APEC for the Site. No 

off-Site APECs were identified. 

Table 10 Summary of APEC and PCOCs 

APEC Source c......- RllkLMI PCdts 
A heating oil UST was used on-Site since circa 

Former heating 1958 to approximately the 1970s. The UST BTEX, VPH, 
1 oil UST at 1932 reportedly remains in place and was Moderate LEPH, HEPH, 

Glenaire Drive decommissioned and filled with sand at an PAHs 
unknown date prior to 1999. 

Notes: BTEX - benzene, toluene, ethylbenzene, xylenes VPH - volatile petroleum hydrocarbons 
LEPH/HEPH - light/heavy extractable petroleum hydrocarbons 
PAHs - polycyclic aromatic hydrocarbons 

There is a moderate potential for on-Site APECs to have impacted the Site soil, groundwater or soil vapour. 

Schedule 2 commercial or industrial activities under the BC Contaminated Site Regulation that would trigger 

an environmental assessment recommendation from the BC MOE under the Site Profile process (i.e. 

property transaction, redevelopment, rezoning or subdivision) were not identified at the Site. Under the 

current land use and a future redevelopment scenario, potential environmental liabilities have been 

appropriately assessed, and no further investigations are recommended at this time. 

9.0 CLOSURE 

We sincerely appreciate the opportunity to have assisted you with this project. If there are any questions, 

please do not hesitate to contact the undersigned by phone at 604.669.0424. 

Report prepared by: 
Hemmera Envirochem Inc. 

Michelle Gerard, MA 
Environmental Technician 
604.669.0424 (239) 
mgerard@hemmera.com 

Report peer reviewed by: 
Hemmera Envirochem Inc. 

ORIGINAL SIGNED 
AND STAMPED 
Karey Dow, P.Ag., PMP 
Senior Project Manager 
604.669.0424 (451) 
kdow@hemmera.com 

This document represents an electronic version of the original hard copy document, sealed, signed and 
dated by Karey Dow, P.Ag., PMP and retained on file. The content of the electronically transmitted 
document can be confirmed by refeffing to the original hard copy and file. This document is provided in 
electronic format for convenience only. Hemmera Envirochem Inc. shall not be liable in any way for errors 
or omissions in any electronic version of its report document. 
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Photo 1: Exterior of 1932 Glenaire Drive. Decommissioned in-place UST is reportedly located on the 
lawn, approximately in the centre of the photo. 

Photo 2: Exterior of 1920 Glenaire Drive. 
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Photo 3: Facing southwest towards a drain, located on the exterior of the south side of the house at 
1932 Glenaire Drive (north of the approximate location of the decommissioned UST). 

Photo 4: View of the northernmost shed at 1932 Glenaire Drive (facing northwest) 
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Photo 5: View of the southernmost shed at 1932 Glenaire Drive (facing southwest) 

Photo 6: View of the Capilano River, facing north from the back yard of 1932 Glenaire Drive 

Hemmera 
July 2017 
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Photo 7: Facing east, storage inside the garage at 1932 Glenaire Drive. 

Photo 8: Facing south towards the shed located at 1920 Glenaire Drive. 

Hemmera 
July 2017 
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Photo 9: Facing southwest towards the garage located at 1920 Glenaire Drive 
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Photo 10: Facing north, looking at an area of possibly distressed or disturbed vegetation at 1920 
Glenaire Drive 
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Photo 11: View facing south, of a gravel area on the southwestern portion of the property at 1920 
Glenaire Drive 

Photo 12: View of the interior of the shed at 1920 Glenaire Drive 
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Photo 13: View facing northeast down Glenaire Drive (taken from in front of 1920 Glenaire Drive) 

Hemmers 
July 2017 

Photo 14: View facing southwest down Glenaire Drive (taken from in front of 1920 Glenaire Drive) 
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( DNV Property Information Report 

1920 GLENAIRE DR 
Legal 

Legal Description 
LOT C (REFERENCE PLAN 3792) DISTRICT 

LOT 764 GROUP 1 NEW WESTMINSTER 

DISTRICT 

LTOPID 
015-966-364 

Follo 
0469-6200-X 

Owner Type 
PRIVATE 

Property Type 
FEE SIMPLE 

Leased Property 
No 

Geography 

Area 
826.50 sq m (+/- 5%) 

Elevation 
14. 10 m above sea level 

Building 

Building Name 
RESIDENTIAL BUILDING 

Date Built 
1953 

Type 
SINGLE FAMILY 

Subtype 
DETACHED 

Heritage Status 
Not a heritage building 

Solar Heating Potential Rating 

***** 
Amount of Roof Facing South 
0% 

Average Solar Energy 
2141 .74 MJ 

Average Optimal Solar Energy 
33.28 MJ 



Latitude, Longitude 
49.32819° N, 123.12416° W 

Services 

Garbage Days 
Tuesday, July 11 
Tuesday, July 18 

Hydrant 
26m 

Regulatory 

Zoning 
• RS3: SINGLE-FAMILY RESIDENTIAL 7200 
ZONE (660 SQ.M.), RS 

DPA 
• STREAMSIDE PROTECTION 

Neighbourhood 
LIONS GATE 

Elementary School Catchment 
CAPILANO 

Secondary School Catchment 
CARSON GRAHAM 

Electoral Riding 
WEST VANCOUVER - CAPILANO 

Assessment 

Building Value 
$149,000 

Land Value 
$1 ,542,000 

Total Value 
$1 ,691,000 

Nearby 

Recreation Centre 
CAPILANO TENNIS CLUB 

Library 
CAPILANO LIBRARY 

Flrehall 
FIREHALL#5 

Hospital 
LIONS GA TE HOSPITAL 

Pollce Station 
GERRY BREWER BUILDING (RCMP & NSEMO) 

LIABILITY: The Dlli'tcld Not1h Vanc:atl'MI' fflllb&no~ orWWIW"dlN ~'IIWWI ~mo: .. 

acancy. h ccrilnt or h qually cl~ 'bn:I on.,. produd o, Nrt'ka. The f'NP0MIJlltY tar~ 

1W acancy, ccir-..lnd quaMty dNt produd or_,.,...,.,_...,., ¥lt:h h l.tNI'. Thll 011trk:1 cl NorW1 

vanc:01,11Mf a.un. no~ b~ k>tMt,. ..... ranupeon or • ..,_... ncun-.d • a N'd ct 
Ullng NI pndx:t or NfVlc:e. 

GEOweb 
Dlll'tdc1Nor9'1V~GIS _ _ ...,.o,g 

- -"V 
(104) 990 2311 
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DNV Property Information Report 

Multiple Addresses Found 
1932 GLENAIRE DR 

1932 GLENAIRE DR 
Legal 
N~1.M91i/il~ Available 
LOT 1 BLOCK 16 DISTRICT LOT 764 PLAN 

8967 

LTOPID 
009-870-237 

Folio 
0468-9200-1 

Owner Type 
PRIVATE 

Property Type 
FEE SIMPLE 

Leased Property 
No 

Geography 

Area 
1,256.10 sq m (+/- 5%) 

Building 

Building Name 
RESIDENTIAL BUILDING 

Date Built 
1958 

Type 
SINGLE FAMILY 

Subtype 
DETACHED 

Heritage Status 
Not a heritage building 

Heritage Registry 
This building is not on the Heritage Registry 

Solar Heating Potential Rating 

***** 
Amount of Roof Facing South 
3% 



Elevation 
15.20 m above sea level 

Latitude, Longitude 
49.32846° N, 123.12405° W 

Services 

Garbage Days 
Tuesday, July 11 

Tuesday, July 18 

Hydrant 
38m 

Regulatory 

Zoning 
• RS3: SINGLE-FAMILY RESIDENTIAL 7200 

ZONE (660 sa.M.), RS 

DPA 
• STREAMSIDE PROTECTION 

Neighbourhood 
LIONS GATE 

Elementary School Catchment 
CAPILANO 

Secondary School Catchment 
CARSON GRAHAM 

Electoral Riding 
WEST VANCOUVER - CAPILANO 

Average Solar Energy 
1345.33 MJ 

Average Optlmal Solar Energy 
27.55 MJ 

No bulldlng found on this property 

Assessment 

Bulldlng Value 
$20,200 

Land Value 
$1 ,751 ,000 

Total Value 
$1,771,200 (TAX CONSOLIDATION) 

Nearby 

Recreation Centre 
CAPILANO TENNIS CLUB 

Library 
CAPILANO LIBRARY 

Flrehall 
FIREHALL#5 

Hospital 
LIONS GA TE HOSPITAL 

Pollce Station 
GERRY BREWER BUILDING (RCMP & NSEMO) 

l.lABIUTY:TMOld'tclOfNorl'l \l~fflllUtno~o,....,.,._~Wltlt'Mf)edto: N 
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PARCEL IDENTIFIER (PID): 015-966-364 

SHORT LEGAL DESCRIPTION:U/NEW WESTMINSTER////1//764/////C 
MARG:RP3792 

TAXATION AUTHORITY: 
1 North Vancouver, The Corporation of the District of 

FULL LEGAL DESCRIPTION: CURRENT 
LOT C (REFERENCE PLAN 3792) DISTRICT LOT 764 GROUP 1 NEW WESTMINSTER 
DISTRICT 

MISCELLANEOUS NOTES: 
CROWN GRANT FILED WITH 1977 - E 

ASSOCIATED PLAN NUMBERS: 
REFERENCE PLAN VAP3792RX 
REFERENCE PLAN VAP443RX 

AFB/IFB: MN: Y PE: 0 SL: 1 TI: 1 



TITLE SEARCH PRINT 
File Reference: 1821-008.01 

( Declared Value $NIA 

2017-07-04, 17:00:43 

Requestor: Michelle Gerard 

**CURRENT AND CANCELLED INFORMATION SHOWN** 

Title Issued Under 

Land Title District 
Land Title Office 

Title Number 
From Title Number 

Application Received 

Application Entered 

Registered Owner in Fee Simple 
Registered Owner/Mailing Address: 

Taxation Authority 

Description of Land 

SECTION 172 LAND TITLE ACT 

VANCOUVER 
VANCOUVER 

F78959 
F71848 

1978-11-09 

1978-11-29 

JOSEPH EDWARD STONEHOUSE, INSURANCE AGENT 
LINDA JOANNE STONEHOUSE, HIS WIFE 
1920 GLENAIRE DRIVE 
NORTH VANCOUVER, BC 

AS JOINT TENANTS 

North Vancouver, The Corporation of the District of 

Parcel Identifier: O 15-966-364 
Legal Description: 

LOT C {REFERENCE PLAN 3792) DISTRICT LOT 764 GROUP 1 NEW WESTMINSTER 
DISTRICT 

Legal Notations 

Charges, Liens and Interests 
Nature: 
Registration Number: 
Registration Date and Time: 

NONE 

RESTRICTIVE COVENANT 
99372H 
1934-12-22 10:00 

Registered Owner: 
Remarks: 

THE CORPORATION OF THE DISTRICT OF NORTH VANCOUVER 
ALL, EXCEPT PART IN REFERENCE PLAN 443; 
SEE 2933L; INTER ALIA 

Title Number: F78959 ffiLE SEARCH PRINT Page 1 of 3 



TITLE SEARCH PRINT 

File Reference: 1821-008.01 

Declared Value $NIA 

Nature: 
Registration Number: 
Registration Date and Time: 
Registered Owner: 
cancelled By: 
cancelled Date: 

Nature: 
Registration Number: 
Registration Date and Time: 
Registered Owner: 
cancelled By: 
cancelled Date: 

Nature: 
Registration Number: 
Registration Date and Time: 
Registered Owner: 
Cancelled By: 
cancelled Date: 

Nature: 
Registration Number: 
Registration Date and Time: 
Registered Owner: 
cancelled By: 
cancelled Date: 

Nature: 
Registration Number: 
Registration Date and Time: 
Registered Owner: 

Remarks: 
cancelled By: 
cancelled Date: 

Nature: 
Registration Number: 
Registration Date and Time: 
Registered Owner: 

Remarks: 
cancelled By: 
Cancelled Date: 

Title Number: F78959 

2017-07-04, 17:00:43 

Requestor: Michelle Gerard 

MORTGAGE 
GC150134 
1989-11-23 11 :34 
NORTH SHORE CREDIT UNION 
BF106342 
1992-03-27 

MORTGAGE 
BF66721 
1992-02-27 11: 11 
NORTH SHORE CREDIT UNION 
BN43633 
1999-02-24 

MORTGAGE 
BH131710 
1994-04-19 09:18 
NORTH SHORE CREDIT UNION 
BK13052 
1996-01-15 

MORTGAGE 
BJ385218 
1995-12-15 11 :24 
RICHMOND SAVINGS CREDIT UNION 
BB1345556 
2011-09-15 

MORTGAGE 
CA71299 
2005-05-20 12: 14 
COAST CAPITAL SAVINGS CREDIT UNION 
INCORPORATION NO. Fl146 
INTER ALIA 
1()(150989 
2005-10-24 

ASSIGNMENT OF RENTS 
CA71300 
2005-05-20 12:14 
COAST CAPITAL SAVINGS CREDIT UNION 
INCORPORATION NO. Fl146 
INTER ALIA 
1()(150990 
2005-10-24 

m LE SEARCH PRINT Page 2 of 3 



TITLE SEARCH PRINT 
File Reference: 1821-008.01 

Declared Value $NIA 

Nature: 
Registration Number: 
Registration Date and Time: 
Registered Owner: 

Duplicate Indefeasible Title 

Transfers 

Pending Applications 

MORTGAGE 
CA2142845 
2011-08-12 15:24 
THE BANK OF NOVA SCOTIA 

NONE OUTSTANDING 

NONE 

NONE 

corrections NONE 
L0001 PARCEL TEXT: 015-966-364 1995-03-09 12:57:00 
PREVIOUS TEXT: 
NONE 

Title Number: F78959 mLE SEARCH PRINT 

2017-07-04, 17:00:43 

Requestor: Michelle Gerard 

Page 3 of 3 



PARCEL IDENTIFIER (PID): 009-870-237 

SHORT LEGAL DESCRIPTION:S/8967/////1 
MARG: 

TAXATION AUTHORITY: 
1 North Vancouver, The Corporation of the District of 

FULL LEGAL DESCRIPTION: CURRENT 
LOT 1 BLOCK 16 DISTRICT LOT 764 PLAN 8967 

MISCELLANEOUS NOTES: 
PP BCP34487 

ASSOCIATED PLAN NUMBERS: 
POSTING PLAN BCP34487 
REFERENCE PLAN VAP443RX 
SUBDIVISION PLAN VAP8967 

AFB/IFB: MN: Y PE: 0 SL: 1 TI: 1 



TITLE SEARCH PRINT 
File Reference: 1821-008.01 

( Declared Value $776400 

**CURRENT AND CANCELLED INFORMATION SHOWN** 

Land Title District 
Land Title Office 

Title Number 
From Title Number 

Application Received 

Application Entered 

Registered Owner in Fee Simple 
Registered Owner/Mailing Address: 

VANCOUVER 
VANCOUVER 

B83008179 
BN199974 

2013-05-29 

2013-06-03 

VERONICA HO, DESIGNER 
WILLIAM KER, RETIREE 
1932 GLENAIRE DRIVE 
NORTH VANCOUVER, BC 
V7P 1Y1 

2017-07-04, 17:00:42 

Requestor: Michelle Gerard 

Taxation Authority North Vancouver, The Corporation of the District of 

l 

Description of Land 
Parcel Identifier: 009-870-237 
Legal Description: 

LOT 1 BLOCK 16 DISTRICT LOT 764 PLAN 8967 

Legal Notations 
LAND HEREIN WITHIN BUILDING SCHEME, SEE 312623L 

Charges, Liens and Interests 
Nature: 
Registration Number: 
Registration Date and Time: 
Remarks: 

Nature: 
Registration Number: 
Registration Date and Time: 
Registered Owner: 
Cancelled By: 
Cancelled Date: 

Title Number: B83008179 

RESTRICTIVE COVENANT 
GB12352 
1955-12-30 13:52 
SEE 340560L 

MORTGAGE 
BP73142 
2000-03-30 13:31 
THE TORONTO-DOMINION BANK 
CA5913368 
2017-04-04 

ITTLE SEARCH PRINT Page 1 of 2 



TITLE SEARCH PRINT 
File Reference: 1821-008.01 

Declared Value $776400 

Nature: 
Registration Number: 
Registration Date and Time: 
Registered Owner: 

Duplicate Indefeasible Title 

Transfers 

Pending Applications 

Corrections 

Title Number: B63008179 

MORTGAGE 
88856854 
2008-05-08 11 :32 
THE TORONTO-DOMINION BANK 

NONE OUTSTANDING 

NONE 

NONE 

NONE 

IBLE SEARCH PRINT 

2017-07-04, 17:00:42 

Requestor: Michelle Gerard 

Page 2 of 2 
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The Site and surrounding area appeared generally vegetated and undeveloped. Intermittent clearing 
1926 and pathways were visible across the Site and in the surrounding areas near the river. Log booms were 

visible in the river adjacent to the north of the Site. 

1940 Similar to previous. Log booms were no longer visible in the river adjacent to the north of the Site. 

1949 
Similar to previous. Cleared pathways were visible on the east side of the Site, and a small trailer or 
shed appeared to be present east of the Site. 

A small house was constructed on the Site on the northwest portion of 1920 Glenaire Drive. 
1954 Roadways leading to the Site appeared under construction . A large area was cleared for development 

to the southeast of the Site. 

1920 and 1932 Glenaire Drive both appeared to have been developed with residential buildings. 
1963 The areas south and east of the Site were also developed as a residential subdivision. The areas north 

and west of the Site remained similar to the previous photographs. 

1969 Similar to previous. A sports field had been constructed to the west of the Site. 

1976 
Similar to previous. A bridge had been constructed to the northeast of the Site, crossing the Capilano 
River. 

1980 Similar to previous. 

1987 Similar to previous. 

1991 Similar to previous. 

1997 Similar to previous. 

2002 Similar to previous. 

2009 Similar to previous. 

2016 Similar to previous. 
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APPENDIX E 
City Directories Search 



- ~~ ,. · '1il 
I NFOACTION 

Tuesday, September 29, 2015 

Dear Kimberly, 

RE: North Vancouver City directory search (Project #1821-003.01) 

As per your request, please find enclosed photocopies of the entries from the city directories for 
the following streets/blocks: 

o Belle Isle Pl 
o Fullerton Ave 
o Glenaire Dr 

for the following years: 

All 
1900 blk 
1900-2000 

o 2001 (the most current directory) 
0 1991 
0 1981 
o 1971 
0 1961 
o 1951 
o 1940 (oldest city directory searched for North Vancouver streets) 

Please note the following: 

Belle Isle Place: 
This street does not appear in the directories for 1940-1951. 

Fullerton Avenue: 
This street does not appear in the directories for 1940-1951 

Glenaire Drive: 
This street does not appear in the directories for 1940-1951 

The total cost of this search and accompanying documentation came to $76.50 plus GST. Our 
Accounting department will be invoicing you for this amount shortly. 

As always, please don't hesitate to contact us if you have any questions or concerns regarding 
this search or if we can be of any further assistance. 

Sincerely, 

~~ 
Vancouver Public Lihrary 

lnfoAction - Information & Research Centre 
Vancouver Public Library, Level 5 
350 West Georgia Street, Vancouver, BC V6B 661 
Phone: 604-331-3612 Fax: 604-331-3611 
infoaction@vpl.ca www.infoaction.ca 
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APPENDIX F 
BC MOE Site Registry Search 



( 

As Of: JUL 02, 2017 BC Online: Site Registry 17 /07 /04 
For: PK66793 HEMMERAENVIROCHEMINC. 17:10:44 

Folio: 1821-008.01 Page 1 
10 records selected for 0.5 km from latitude 49 deg, 19 min, 41 sec 

and Longitude 123 deg, 7 min, 26 sec 
Site Id Lastupd Address / City 
0000166 03FEB27 1731 CAPILANO ROAD 

NORTH VANCOUVER 
0001030 02APRl9 1593 TATLOW AVENUE 

NORTH VANCOUVER 
0001228 14APR30 2002 MARINE DRIVE 

NORTH VANCOUVER 
0004724 03SEP22 1980 MARINE DRIVE 

NORTH VANCOUVER 
0005664 04FEB05 1790 MARINE DRIVE 

NORTH VANCOUVER 
0006551 08JAN10 1801 CAPILANO ROAD 

NORTH VANCOUVER 
0008779 l 3NOV27 1700 MARINE DRIVE 

NORTH VANCOUVER 
0011153 09JAN19 METES AND BOUNDS ADJACENT TO 

NORTH VANCOUVER 
0015494 915 3RD STREET 

WEST VANCOUVER 
0016154 MARINE DRIVE & CAPILANO ROAD ADJ 2002 MARINE DRIVE 

NORTH VANCOUVER 

L 

file:///hemmera.com/ ... 0Reporting/Draft%20Report/ Appendices/ Appendix%20F%20-%20Site%20Registry/SiteRegSearchLat49Long 123. txt[ 13/07/2017 9: 16 :3 8 AM] 



APPENDIX G 
Federal Contaminated Sites Inventory 



r 

Home > OCG > Real Property Management > FCSI > DFRP/ FCSI - Map Navigator 

DFRP/FCSI - Map Navigator 

Area: North Vancouver, West Vancouver Content: 5 Federal Contaminated Sites, 

:□: ' ~ +T- .. .- Guide 

Scale: 1 13.569 

Latitude: 49.33148 

Longitude: -123. 13936 

Distance: 0.000 m 

-1~r .. 

• Ouni1:lf.1,-• 
octPo.nt () H"I 

. • ~ :\ Rn-.. 1 1 

-1 JP' 

• • 1---. d 

' 

~ Layers Q. Search i Information 

Control layers and labels v1sib1hty with the checkboxes Control the base map with the 
select list Actions will automat1cally update the map 

* CJ Federal Properties D Visibility 1 □Labels 

* ■ Federal Buildings 0 Visibility . □Labels 

• Federal Contaminated Sites G2] Visibility ' G2] Labels 

Economic Region 0 Visibility □Labels 

Census Divisions 0 Visibility □Labels 

Census Subdivisions □Visibility □ Labels 

Metropolitan Areas □Visibility □Labels 

Federal Electoral Districts 0 Visibility □Labels 

0 Treaty Areas □Visibility □ Labels 

Base map: Google Satellite2 V 

' This layer is visible only when the map scale is smaller than 1 3.000.000 

2 Google base maps are only available when the map scale is smaller than 1.60.000 



APPENDIX H 
Questionnaires 



L 

['J HEMMERA 

Homeowner Phase I Environmental Site Assessment Questionnaire 

Please answer the following questions to the best of your knowledge. 

1) When did you move to this residence? 1978. 

Hemmera Envirochem Inc. 

18th Floor, 4730 Kingsway 

Burnaby, BC VSH OC6 

T: 604.669.0424 

F: 604.669.0430 

hemmera.com 

2) How is the home currently heated? Natural Gas Furnace wl aux electric baseboard. 

3) Is there a basement? No Basement 

4) Are you aware of any underground or aboveground tanks currently or historically being used or 
stored on the property, and/or within the residence (i.e. , heating oil, diesel generator, etc.)? If yes, 
have there ever been any known spills or leaks? 

No tanks in the home at any time. No known spills or leaks of pollutants. 

5) Are you aware of any prior methods of heating the home? (natural gas, wood stove, heating oil). 

Home currently has primary Natural Gas Furnace and auxiliary Electric Baseboard heating. 
Previous heating (when home was built) was electric. Home cu"ently has an auxilliary woodstove 

unit that is not in use in the kitchen area. 

6) Have any other fuels, oils, chemicals or hazardous material been stored within or outside the home, 
other than domestic quantities of cleaning chemicals? Please include name of chemical and 
approximate container size, and location of storage (i.e. interior/exterior/basement). 

No. 

Thank you for your time! Feel free to leave additional comments below. 

Completed by Brody Stonehouse (son of Joe and Linda Stonehouse) 



Homeowner Phase I Environmental Site Assessment Questionnaire 

Please answer the following questions to the best of your knowledge. 

1) When did you move to this residence? 

1999 

2) How is the home currently heated? 

gas 

3) Is there a basement? 

no 

Cl HEMMERA 
Hemmera Envirochem Inc. 

19th Floor, 4730 Kingsway 

Burnaby, BC V5H 0C6 

T: 604.669.0424 

F: 604.669.0430 

hemmera.com 

4) Are you aware of any underground or aboveground tanks currently or historically being used or 
stored on the property, and/or within the residence (i.e., heating oil, diesel generator, etc.)? If yes, 
have there ever been any known spills or leaks? 

Under ground, was told by previous owner that it was filled with sand, don't know about spill or 
leak. 

5) Are you aware of any prior methods of heating the home? (natural gas, wood stove, heating oil). 

no 

6) Have any other fuels, oils, chemicals or hazardous material been stored within or outside the 
home, other than domestic quantities of cleaning chemicals? Please include name of chemical 
and approximate container size, and location of storage (i.e. interior/exterior/basement). 

no 

Thank you for your time! Feel free to leave additional comments below. 
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Executive Summary: 

 

PC Urban has retained E3 Eco Group Inc. to evaluate the environmental sustainability of their proposed 

Holland Row Phase II development in the District of North Vancouver’s ‘Energy and Water Conservation 

and Greenhouse Gas Emission Reduction Development Permit Area.’ This development is planned to 

consist of 15 townhouses located at 1920 + 1932 Glenaire Drive in North Vancouver.  

 

The primary objectives of the District’s Development Permit Area (DPA) are to promote energy 

conservation, water conservation and the reduction of greenhouse gas (GHG) emissions to create a 

more positive net impact on our environment and occupant health.  

E3 Eco Group strives to offer practical, effective advice where sustainability is concerned.  The 

recommendations provided must reduce environmental impact, but also must to be executable using 

available manpower and materials, must be cost-effective for the developer, and must not negatively 

impact housing affordability.  The recommendations presented in this report were evaluated from this 

perspective, so that they will satisfy the District of North Vancouver’s goals without placing an undue 

financial or maintenance burden on the homeowners who purchase these townhomes.  

 

Practical solutions must also respect the District’s ability to accommodate changes in construction 

measures and materials.  If strategies are too aggressive or forward-reaching, the ability to approve and 

inspect the implementation of those strategies could be compromised.   

 

The Holland Row Phase II development by PC Urban is intended to be a model of improved 

environmental sustainability by addressing the District’s Energy and Water Conservation and GHG 

Emission Reduction Objectives in an achievable, practical, and economically feasible manner.  In this 

report these objectives, as well as other sustainability practices, are evaluated in the context of this 

particular development.  

In addition to these objectives, Holland Row Phase II will be designed and built to meet BC Building Code 

9.36.6 Step Code Level 3 with no use of fossil fuels. Some of the objectives below will help achieve the 

energy performance targets required of Step Code Level 3. These advanced performance targets will 

ultimately reduce the energy and hot water consumption, and in turn reduce the GHG emissions of the 

homes through enhanced envelope performance, increased airtightness, and efficient mechanical 

systems. In summary, Step Code Level 3 will ultimately support the District’s Energy and Water 

Conservation and GHG Emission Reduction Objectives.  

The purpose of this report is to create an opportunity for PC Urban and the District of North Vancouver 

to work together to ensure that the project raises the bar on sustainable development in the area while 

remaining feasible and affordable to the new buyer.  
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Evaluation of Potential Measures Suggested by The District of 

North Vancouver: 

 
 

A) Energy Conservation Guidelines 

 
1.) An integrated design process should be utilized to identify opportunities to reduce a building’s 
energy consumption.  

An integrated design process between PC urban, design consultants, general contractor, and E3 
energy advisors has identified the following strategies to help reduce energy consumption:  

a) Space and domestic hot water heating equipment with “best in class” efficiency ratings 

 

The Holland Row II development will ensure high efficiency, electric heating equipment is selected. 

In Step Code Level 3 the building and equipment systems must meet an EnerGuide Rating (less the 

EnerGuide baseloads) 20% lower energy consumption than the EnerGuide reference house (less the 

EnerGuide baseloads) or a mechanical energy use intensity <55kWh(m2.year) with cooling. This 

project will meet or exceed the minimum requirement once energy modeling has been completed 

to help inform design.  

 

The Holland Row II development will consider the use electric baseboard or eelctric air source heat 

pumps to provide both heating and cooling. Air Source Heat Pumps are an extremely efficient way 

to heat and cool a home as they produce more energy than they consume. For domestic hot water 

the electric tanks selected will be high performance in order to comply with Step Code level 3.  

 

In addition to high efficiency systems, PC Urban is committing to no fossil fuels. This means no 

natural gas connection will be made to the site. All mechanical equipment, fireplaces, and cooking 

devices will be electric. This will be an ultra-low greenhouse gas emission Project.  

 

b) Heat Recovery Ventilators  

 

Heat Recovery Ventilators (HRV) work by exhausting warm stale air through a heat exchange core 

past incoming cold air where a heat exchange occurs. This effectively pre-heats the incoming fresh 

air before it enters the living space. Raising the temperature of the supply air means the space 

heating system will be active less often and for shorter periods, reducing energy consumption. This 

project will consider the use of HRVs with electrically commutated motors (ECM) to comply with the 

Step Code 3 metrics.   
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c)   Low energy lighting and EnergyStar appliances 

 

Low energy lighting (LED/CFL) and EnergyStar appliances are common practice. It will be 

recommended to Holland Row II to incorporate 75-100% low energy lighting and EnergyStar 

Certified appliances (fridge, dishwasher, clothes washer, clothes dryer) in all units.  

 

d) Programmable thermostats 

 

Programmable thermostats allow an occupant to choose what areas can be heated/cooled at 

different times of the day. For example, the temperature can be programmed to be lower the hours 

of the day the occupants are out, while warmer just in the mornings and evenings. Different desired 

temperatures can be set in different spaces to reflect their occupant demand. Programmable 

thermostats can reduce energy consumption as well as operating costs. It will be recommended to 

PC Urban to look into the implementation of programmable thermostats.  

 

2.) The effectiveness of the building envelope, including glazing, to reduce heat loss should be 

maximized.  

E3 Eco Group considers improving the building envelope as the most effective way to achieve the 

objectives of reduced energy consumption and greenhouse gas emissions. In Step Code Level 3 the 

envelope performance must meet a thermal demand intensity of <30kWh/(m2.year) which the 

Holland Row Phase II buildings will meet once energy modeling has been completed to help inform 

design.  

 

The first approach to comply with the DPA is to increase the building envelope’s thermal resistance. 

Measures to improve the envelope can be evaluated using energy modeling software such as 

HOT2000 Version 11.5 or newer.  This software, from Natural Resources Canada, allows for the 

comparison of numerous options for wall construction, attic insulation, floor slab insulation, 

window specifications, envelope air tightness, solar heat gain, and more.  The software is used by 

Certified Energy Advisors (CEA), of which E3 Eco Group employs five, to model upgrades for single 

family houses, rowhouses (i.e. townhouses) and some low-rise apartment buildings. Using 

HOT2000 the design team will consider multiple iterations using beyond code minimum insulation 

values to best achieve the Step Code level 3 building envelope performance targets. 

 

The second approach is to implement advanced envelope airtightness details during construction. 

Step Code Level 3 for Part 9 buildings sets the airtightness target at <2.5 air changes at 50 Pascals 

(Pa). E3 Eco Group will work with the design consultants to come up with an air barrier approach 

and construction details that will help the builder meet this advanced airtightness target. During 

construction E3 will perform mid-construction blower door testing to help identify weaknesses so 

that at final the whole building airtightness target is <2.5 ACH @ 50 Pa to meet Step Code Level 3.  
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3.) Overall building performance and interior thermal comfort should be maximized through a 

combination of passive design strategies, including, but not limited to: natural ventilation, building 

orientation, solar shading overhangs, and building massing.  

Passive solar design is a proven concept which offers tangible benefits under the ideal 

circumstances.  Such circumstances can exist with individual custom homes where solar 

orientation, local shading and thermal mass elements can be optimized. However, when they are 

applied to a neighbourhood of townhomes the net benefit can be substantially less or can turn into 

a liability rather than an asset.  A worthwhile amount of passive solar energy may be attainable but 

the design must address excessive heat gain, homeowner knowledge/ability to take advantage of 

passive solar heating, and the general lack of control of the incoming heat energy relative to the 

mechanical space heating system. 

 

The ability of the glazing to accept additional solar heat energy while retaining a high effective 

insulation value, without incurring a large upcharge in the window package, is the challenge.  

Typically, double pane windows with a soft-coat low-e coating need to be upgraded to triple pane 

windows with hard-coat low-e coatings to provide both high solar heat gain coefficients and net 

reduction in energy consumption through conductive heat loss. This combination can incur high 

costs to the developer.  

 

The biggest challenge of passive solar design is to not cause the house to overheat. Overheating of 

a home in summer is a commonly reported problem and is out of the control of a homeowner. This 

can lead to occupant discomfort and reliance on natural ventilation which is unreliable and does 

not provide whole house ventilation like an HRV does. E3 Eco Group does not consider optimizing 

passive solar heat gains the most effective way that PC Urban can reduce energy consumption of 

the Holland Row II Development. 

 

4.) Various measures should be utilized to reduce the heat island effect including: green roofs, 

EnergyStar rated or high-albedo roofing materials, or other appropriate measures.  

Roofs with high solar reflectance help reduce heat island effect, therefore reducing the passive 

solar heat gain through a building’s roof thus reducing cooling loads in the summer. There are 

products on the market with high solar reflectance index (SRI) available which could be pursued.  

 

5.) Opportunities for the distribution of natural daylight into interior spaces to reduce energy 

consumption should be considered.  

As the Holland Row II is a townhouse development there is less opportunity for the middle units to 

maximize incoming daylight then compared to the end units. The plans do reflect a large window to 

wall ratio thus satisfying this guideline.  
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6.) Solar thermal or solar electric technologies should be incorporated, but where it is not possible to 

do so, building should be designed to be solar ready.  

Solar hot water, as well as solar photovoltaic (PV) are popular subjects which are expected to play 

an important role in energy generation in the future.  Currently, the technology remains costly 

relative to envelope upgrades and relative to the current cost of energy.  Generally speaking, the 

reasonable limits of envelope upgrades and energy recovery should be exhausted before solar 

generation is considered.   

 

Based on design limitations the Holland Row II townhomes will be not be made ‘Solar Ready’ 

following the Canadian Solar Industries Association (CANSIA) guidelines. The reason for this is that 

the current building roof design does not have the proper orientation, slope, or capacity for future 

solar panels. PC Urban would rather invest their efforts into a high performance envelope to reduce 

overall energy consumption.  

 

7.) On site renewable energy systems should be pursued where feasible.  

Other renewable energy systems include on-site wind electrical generation. This is a technology 

that does not yield a good benefit to cost ratio. See item 6 in this section for explanation on solar 

renewable technologies.   

 

8.) Mechanical systems should be designed to enable interconnection to future district energy 

systems in those areas identified by the District as having potential for such systems.  

The effectiveness of a district energy system relies on leveraging multiple requirements for heating, 

or preferably, a combination of multiple heating loads, cooling loads and waste heat sources. 

Depending on the planned future development of the area (residential and limited commercial), 

there may or may not be the potential for any significant waste heat sources.  The potential 

benefits of a district energy system must be weighed against the large up-front infrastructure cost, 

the inherent complexity of the system, the need for elevated levels of ongoing maintenance, and 

the presence (or not) of waste heat or cooling loads.  

At this time Holland Row II is considering pursuing an alternative approach to being District Energy 

Ready. Since this project has to meet Step Code level 3, implementing a hydronic based boiler 

system for District Energy Ready would be detrimental to the project’s ability to meet the Step 

Code performance targets.   
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9.) On-site landscaping should be designed to promote opportunities for passive heating/cooling 

without negatively affecting the potential for solar thermal or solar electric systems on the site and on 

surrounding properties.  

The inherent orientation of the site does satisfy this guideline. The trees on the North bank will 

provide some shading while all townhomes have ample south facing glazing. Future solar panels 

could be oriented on the south facing roof of Building 4 or in an East-West axis along building 5 to 

maximize incoming solar from the South.  

 

10.) The planting of appropriate trees within parking lots should be maximized to provide shade, store 

carbon, and reduce heat buildup. 

The Holland Row II development has a below grade parkade. However, along the North perimeter 

there are to be trees retained along the river bank. This is important for slope stabilization along 

the river and will also provide carbon storage. Once construction is complete more trees will be 

planted to the same effect. 

 

11.) Daylight-responsive controls should be incorporated in all regularly occupied spaces adjacent to 

windows/skylights.  

In all habitable rooms PC Urban could consider the incorporation of permanent blinds that 

occupants could use to decrease solar heat gain when undesirable. Light activated blind sensors are 

also available on the market, but the upfront cost to the developer and ability of future 

homeowners to maintain this technology should be considered.  
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B) Water Conservation Guidelines 

 
1.) An integrated design process should be utilized to identify opportunities to reduce a buildings 

water consumption and incorporate strategies for the capture and use of storm water for landscaping 

purposes. 

An integrated design process between PC urban, design consultants, general contractor, and E3 

energy advisors has identified the following strategies to help reduce water consumption.  These 

will help reduce water consumption on a daily basis.  

a) Low flow toilets and faucets 

b) Water saving dishwasher and clothes washer 

 

2.) The storm water and building water discharge should be managed on site to the extent possible. 

Measure could include: permeable paving materials, raingardens or bioswales, xeriscaping, topsoil.  

A storm water management strategy is something that must be considered in this climate. With 

concentrated periods of intense rainfall, landscapes and developments must be designed to 

accommodate these events without flooding and avoiding erosion. Limiting the impermeability of 

the site, providing adequate drainage, or providing sufficient capacity for storm water detention 

are some of the available approaches to addressing these issues.  

Xeriscaping (drought resistant landscaping) is a great way to limit the amount of outdoor irrigation 

required. The landscape consultant for Holland Row II should consider drought tolerant plants and 

native species in their plans and grass areas should be kept to an absolute minimum.  

 

3.) Site adjacent to an open watercourse should have storm water infiltration redirected to that 

receiving environment if appropriate.  

The Holland Row II development is unique as it is located adjacent to the Capilano River. This 

creates unique opportunities and challenges. Opportunities could include storm water redirection 

into the open watercourse, while challenges could include riverbank slope erosion. This project 

could be an ideal candidate for a raingarden, which is a detention pond that allows storm water to 

naturally infiltrate into the groundwater or in this case the ground flow to the river.  

 

4.) Automated control systems should be utilized where temporary or permanent mechanical 

irrigation systems are required. 

Irrigation technologies include moisture sensors/rain delay control, drip heads, timer controls, high 

efficiency nozzles, customized water spray patterns. Holland Row II will utilize some of these 

technologies as designed by the landscape technology to increase outdoor water conservation. 

However, if Xeriscaping is prioritized the need for irrigation can be greatly reduced.  
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C) Greenhouse Gas Emission Reduction Guidelines 

 
1.) Building materials which are durable should be selected. 

Durability is important to prioritize in new construction as extended product life reduces 

maintenance costs and keeps more materials out of the landfill. The less products that are 

manufactured and shipped to site reduces GHG emissions. The durable items incorporated into 

Holland Row II will include: 

a) Decking materials that will not require any maintenance for at least 5 years 

b) 30-year roof manufacturer warranty 

c) Lifetime finishes on all faucets and door hardware 

 

2.) Locally or regionally sourced building materials should be used to reduce transportation energy 

costs. 

Construction material selection is an important consideration when trying to lower our 

environmental impact and make a project sustainable in a more holistic way. Strategic construction 

materials can make a development more sustainable by using consumer purchasing power to buy 

products that reduce the amount of embodied energy or carbon footprint created during the 

construction process. Selecting locally sourced (within 800km) resources or manufactured materials 

reduces the amount of GHG produced in the transportation of materials. Locally sourced resources 

could include lumber, aggregate, stone countertops sourced within 800km. Locally manufactured 

materials could include windows, roofing, cabinetry, paints, interior doors within 800km. This 

project will commit to selecting at least 5 products manufactured within 800km.  

 

3.) Existing building materials should be used where practical. 

In the case of the Holland Row II development, it is not practical to utilize materials from the existing 

single family homes that were on site. These older materials could contain asbestos, high levels of 

VOCs, or could be structurally compromised.  

 

4.) Building materials which may be used or recycled upon building demolition should be selected. 

Purchasing products with recycled content diverts materials from the waste stream. A variety of 

materials now can have recycled content included to reduce the amount of material going into our 

landfills. Examples in this development will include: manufactured wood products, drywall, interior 

doors, insulation, carpet padding, and MDF products.    
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5.) A construction waste management plan should be developed and recycling should be prioritized. 

The construction waste management plan will include hiring a reputable waste hauling company 

that commits to having all waste hauled away sorted and then sent to recycling depots. It is not 

uncommon today to see waste diversion rates of 50% or higher. Having the construction waste 

sorted off site is preferable as on site sorting takes up too much space on site and requires 

continuous training and ongoing supervision of all trades on site.  

 

6.) Building products which have low, or no-VOC off gassing potential should be selected. 

Procuring materials with low volatile organic compound (VOC) concentrations can increase indoor 

air quality and in turn improve occupant health. The most common VOC used is formaldehyde 

which degrades respiratory health and has been linked to cancer. Formaldehyde is a colourless 

organic compound used as a binding agent in building materials. Over time it breaks down and is 

off-gassed into living space. Holland Row II will commit to low VOC insulation, sub floor sheathing, 

particleboard/MDF for cabinets or shelving, wire shelving, tile adhesives, and interior paints.  

 

 

 

 

 



 

 

 

January 16, 2019 

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

Attn: To Whom This May Concern 
RE: Holland Row Phase II to meet BCBC 9.36.6 Step Code Level 3 

#400-8085 North Fraser 
Way 
 
Burnaby BC 
 
V5J 5M8 
 
T: 604-874-3715 
 
E:info@e3ecogroup.co
m 

 
 
 
 
 

 
PC Urban has retained E3 Eco Group as the Energy Advisor consultant to review the 

energy efficiency of the Holland Row Phase II townhome development at 1920 + 1932 

Glenaire Drive in the District of North Vancouver.  The intention is to ensure that the 

different buildings will meet BCBC 9.36.6 Step Code Level 3 for Part 9 Buildings.   

To meet Level 3 of the Step Code in the Lower Mainland all buildings must comply with 

the following: 

 

 

 

 

For the Project to meet Step 3, E3 Eco Group will perform the following: 

1) Complete HOT2000 V11.5 or newer computer modeling of each of the unique 

buildings to be constructed. In conjunction with the other design consultants, E3 

will compare different construction assemblies and mechanical options to 

mailto:info@e3ecogroup.com
mailto:info@e3ecogroup.com


 

 

determine the design approach that best meets all three required performance 

targets of Step 3.  E3 will complete the North Shore’s Energy Compliance Pre-

Construction Report for each building.  

2) Pre-Drywall E3 will perform site visits to evaluate the effectiveness of the air 

barrier approach. This will include mid-construction air leakage testing.  

3) At occupancy, E3 will complete final air leakage testing per building to determine 

the whole building airtightness. The HOT2000 energy models will be updated 

with the as built airtightness to confirm all buildings comply with Level 3 of the 

Step Code. E3 will complete the North Shore’s Energy Compliance As Built Report 

for each building. 

 
If you have any questions please contact the undersigned,  
 
Kind Regards, 
 

 
Emma Conway, B.A., EA 
Senior Project Manager  
E3 Eco Group Inc 
604-874-3715 
emma@e3ecogroup.com  
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