CORPORATION OF THE TOWNSHIP OF ESQUIMALT

DESIGN REVIEW COMMITTEE
AGENDA

WEDNESDAY, JANUARY 9, 2019
3:00 P.M.
ESQUIMALT COUNCIL CHAMBERS

CALL TO ORDER

LATE ITEMS

ADOPTION OF AGENDA

ADOPTION OF MINUTES — NOVEMBER 14, 2018
STAFF REPORT

(1) OFFICIAL COMMUNITY PLAN AMENDMENT AND REZONING APPLICATION
616 Constance Avenue
[PID 000-713-465 Lot 95, Suburban Lot 44, Esquimalt District, Plan 2854]
620 Constance Avenue
[PID 000-819-832 Lot 4, Suburban Lot 44, Esquimalt District, Plan 3135]
619 Nelson Street
[PID 006-393-608 Lot 84, Suburban Lots 44 and 45, Esquimalt District, Plan 2854]
623 Nelson Street
[PID 006-278-647 Lot 3, Suburban Lot 44, Esquimalt District, Plan 3135]
and 1326 Miles Street
[PID 006-375-723 Lot 96, Suburban Lot 44, Esquimalt District, Plan 2854]
[PID 006-375-693 Lot 85, Suburban Lot 44, Esquimalt District, Plan 2854]

PURPOSE OF APPLICATION:

The applicant is requesting a change in Official Community Plan Proposed Land Use
Designation from the current designation of High Density Residential to
Commercial/Commercial Mixed-Use, and a change in zoning from the current RM-1
[Multiple Family Residential] to a Comprehensive Development District zone [CD]. This
change is required to accommodate the proposed 12 storey, 109 unit, commercial mixed
use, multiple family residential building including a 111 space parking garage.

Evaluation of this application should focus on issues related to zoning such as the
proposed height, density, massing, proposed unit sizes, siting, setbacks, lot
coverage, usable open space, parking, uses, fit with the neighbourhood, and
consistency with the overall direction contained within the Official Community Plan.

This site is located within Development Permit Area No. 1 - Natural Environment, No. 6 -
Multi-Family Residential, No. 7 - Energy Conservation and Greenhouse Gas Reduction
and No. 8 - Water Conservation of the Township’s Official Community Plan. Should the
rezoning be approved, the form and character of the buildings, landscaping, and
consistency with guidelines relating to natural environment protection, energy
conservation, greenhouse gas reduction, and water conservation would be controlled by a
Development Permit that would be considered by Council at a future date.
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RECOMMENDATION:

VI.

VII.

That the Esquimalt Design Review Committee recommends that the application for Official
Community Plan Amendment and Rezoning, authorizing a 45 metre [12 storeys], 109 unit,
commercial mixed use, multiple family residential building sited in accordance with the
BCLS Site Plan provided by McElhanney Consulting Services, Ltd., stamped “Received
November 23, 2018”, and incorporating height and massing consistent with the
architectural plans provided by DIALOG, stamped “Received November 23, 2018”,
detailing the development proposed to be located at 616 Constance Avenue [PID 000-713-
465 Lot 95, Suburban Lot 44, Esquimalt District, Plan 2854], 620 Constance Avenue [PID
000-819-832 Lot 4, Suburban Lot 44, Esquimalt District, Plan 3135], 619 Nelson Street
[PID 006-393-608 Lot 84, Suburban Lots 44 and 45, Esquimalt District, Plan 2854], 623
Nelson Street [PID 006-278-647 Lot 3, Suburban Lot 44, Esquimalt District, Plan 3135],
and 1326 Miles Street [PID 006-375-723 Lot 96, Suburban Lot 44, Esquimalt District, Plan
2854] [PID 006-375-693 Lot 85, Suburban Lot 44, Esquimalt District, Plan 2854] be
forwarded to Council with a recommendation to either approve, approve with
conditions, or deny the application including reasons for the chosen
recommendation.

NEXT REGULAR MEETING
Wednesday, February 13, 2019

ADJOURNMENT



CORPORATION OF THE TOWNSHIP OF ESQUIMALT

ADVISORY DESIGN REVIEW COMMITTEE
MINUTES OF NOVEMBER 14, 2018
ESQUIMALT COUNCIL CHAMBERS

PRESENT: Roger Wheelock Wendy Kay

Robert Schindelka Bev Windjack

Ally Dewiji Jill Singleton
ABSENT: Cst. Rae Robirtis, Graeme Verhulst
STAFF; Bill Brown, Director of Development Services, Staff Liaison

Alex Tang, Planner
Janany Nagulan, Recording Secretary

COUNCIL LIAISON: Councillor Meagan Brame

CALL TO ORDER
Roger Wheelock, Chair, called the Design Review Committee meeting to order at 3:04 p.m.
LATE ITEMS

Pertaining to Agenda Item V. STAFF REPORT Development Permit Application — 622 Admirals
Road

e  Green Building Checklist

e Plant List

APPROVAL OF AGENDA

Moved by Wendy Kay, seconded by Ally Dewiji: That the agenda be approved as amended with
the inclusion of the late item. Carried Unanimously

ADOPTION OF MINUTES - October 10, 2018

Moved by Wendy Kay, seconded by Robert Schindelka: That the minutes of October 10, 2018,
be adopted as circulated. Carried Unanimously

STAFF REPORTS

1) DEVELOPMENT PERMIT APPLICATION
622 Admirals Road

Robert Rocheleau, Praxis Architects Inc., and Jim Partlow, Lombard North Group provided
an overview of the Development Permit Application for 622 Admirals Road, presented a
PowerPoint presentation and responded to questions from the Committee. The presentation
included changes made to the development in response the the Committee’s comments
from the previous meeting. Chris Fitzpatrick, Partner/Developer, and Glen Cameron, Avenir
Senior Living were also in attendance and responded to questions from the Committee.

Committee comments included (response in italics):

¢ Member acknowledged the changes that have been made however the applicant has
addressed some of the previous comments but not all of them.

e Is this building air conditioned? Yes.

e Member stated disappointment in the second level patio and hoped for an oasis like
space with more vegetation. Residents are disconnected from nature.

¢ Member guestioned the art that was suggested for the large solar panel. Intent to show
what is possible. Will take some time to come up the appropriate graphics.



ADVISORY DESIGN REVIEW COMMITTEE
MINUTES —-NOVEMBER 14, 2018 2

Member reiterated concerns about the art feature. What is presented is more of signage.
Possible solution to solar panels through pattern or form. Must be careful because
primary function is solar power and black is the right colour used.

Are you using solar panels for 100% of its value? We are following the recommended
colour that manufactures suggested.

Member reiterated concerns in regards to solar panels. Looks rushed.

Will your building systems be able to handle that? Yes, We are using that to pre — heat
two things, commercial kitchen and building pressurization system.

Will the applicant be working with staff in regards to signage or solar panels? Will the
committee have another opportunity to comment? This is probably the last time, signage
will be looked at in more detail later. The art on the south elevation, staff is very
concerned with the images.

Is there any signage in relation to the Legion on the building? The entry to the that
portion of the building, will have a sign. Unable to see it on drawings.

Signage will not be at a scale that you are able to see ? It will be visible when
approaching the building on the admiral frontage. Two groups of signage, one related to
the legion entry and one related to the vista entry.

Is the grade level between the entrances and the parking area or is there a step up? A
wheelchair can be used all the way through.

Will wheelchair entrance be automated? Yes.

Member commented to vehicle centric entrance to the project, with the one level possible
to close off for events.

Member commented to the rust colour of the building. Due to the multi-family building
and red barn in the area that are red colour. Suggest to re-examine that colour pallet.
Applicant explained that building is a rust colour and what is being proposed is not is the
same spectrum of red. A colour board provided.

Any other covered area for the legion area? Yes, has an entry canopy.

The canopy appears to be flat. Has a shallow slop of 2% and its glazed. Any concerns
that it will get dirty? No, it will be obscure not clear glass.

Will the delivery access be rigorously enforced? Can not allow them to sit in the drivers
aisle.

Member stated disappointment on the ground floor there is not more space for people to
sit out. Sorry to see that there is hot more there.

Member disappointed with what applicant has come back with. There are concerns with
the design there is more room for improvement. All elements should be considered as
this will be the first building to follow the Official Community Plan.

RECOMMENDATION:

Moved by Ally Dewiji, seconded by Wendy Kay: The Esquimalt Design Review Committee
recommends that the application for a development permit, authorizing construction of a 11-
storey, mixed-use building as per architectural plans prepared by Praxis Architects Inc.,
stamped “Received Sep 13, 2018 for the property located at 622 Admirals Road [PID 030-615-
992, Lot A, Suburban Lot 43 Esquimalt District Plan EPP82555] be forwarded to Council with
a recommendation for approval with the following conditions:

That the applicant:

1.

2.

3.

Provide an updated building plan that incorporates more vegetation on the 2nd floor patio
space for the enjoyment of its planned users.

Redesign the solar wall to provide additional texture, visual interest and specifically limit it
use for marketing purposes.

Revisit the use of red cladding so it is distinctly different in tone and texture from the
neighboring buildings.

. Ensure the parking areas on the front of the building is barrier free to allow for wheelchair

accessibility and special events.
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5. Ensure that the Legion signhage be distinctive and included in the application.
Reason: To better reflect the context with its surroundings and conform with the Official
Community Plan. Carried.

2) DEVELOPMENT PERMIT APPLICATION
833 and 835 Dunsmuir Road

Heather Spinney, Praxis Architects Inc., and Jim Partlow, Lombard North Group provided
an overview of the Development Permit Application for 833 and 835 Dunsmuir Road,
presented a PowerPoint presentation and responded to questions from the Committee.

Committee comments included (response in italics):

¢ What do think you can accomplish with solar on the roof? How many would go up and
would it be useful? Not sure of how many exactly, will be used for electricity for the
common areas, to heat hot water and to charge the electric cars. There are many
possibilities.

e Design is great and really beautiful.

¢ Is there a reduction to parking because of the implementation of Modo? There is one
parking space per unit and 3 guest parking.

¢ Clarification was asked in regards to colour of the building. Rendering indicate the brick
is a reddish colour however the colour board suggested a more greyish colour. Applicant
indicated that what was provided on the colour board is what will be used.

¢ Is Hardie Panel being used? Yes.

e Are there connectors or is it all one? They will be colour matched

e Are the materials for the Soffits natural or aluminium? Will not be a wood soffit

e How is it clear that the useable open space is for the residences? Is there a gate?
Currently no gate however one would feel that they were stepping into someone else’s
property. Opportunities for gates.

e Mention that patios will be fenced off, how tall will they be? Variety of heights, there will
be some sort of retaining mechanism, there will some sort of small retaining wall. The
max height will not exceed 2 feet.

¢ In regards to solar panel, will energy going back into the grid or be stored on site in
batteries? Will have to figure out what that is, the most simple way is that it will go back
into the grid and therefore not necessary for other infrastructure.

o Will the building be solar ready and will not be putting the solar panels on? No, the solar
panels will be put on, do not know all the details.

RECOMMENDATION:

Moved by Bev Windjack, seconded by Wendy Kay: That the Esquimalt Design Review
Committee [DRC] recommends to Council that the application for a Development Permit
authorizing the form and character of the proposed development of a 32 unit residential
apartment building consistent with the architectural plans provided by Praxis Architects Inc.,
the landscape plan by Lombard North Group, and sited in accordance with the BCLS Site
Plan provided by J.E. Anderson and Associates Surveyors Engineers, all stamped
“Received September 27, 2018, to be located at 833 Dunsmuir Road [PI1D 005-388-899,
Lot 3, Section 11, Esquimalt District, Plan 9757] and 835 Dunsmuir Road [PID 005-388-881,
Lot 2, Section 11, Esquimalt District, Plan 9757], be forwarded to Council with a
recommendation for approval because it is a nice design and meets the Official
Community Plan requirements. Carried Unanimously.
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VIIl.  NEXT REGULAR MEETING
Wednesday, December 12, 2018
IX. ADJOURNMENT

The meeting adjourned at approximately 4:11 p.m.

CHAIR, DESIGN REVIEW COMMITTEE
THIS 9" DAY OF JANUARY, 2019

CERTIFIED CORRECT

ANJA NURVO,
CORPORATE OFFICER



CORPORATION OF THE TOWNSHIP OF ESQUIMALT

Municipal Hall, 1229 Esquimalt Road, Esquimalt, B.C. V9A 3P1
Telephone (250) 414-7100 Fax (250) 414-7111

DRC Meeting: January 9, 2018

STAFF REPORT

DATE: January 3, 2018
TO: Chair and Members of the Design Review Committee
FROM: Alex Tang, Planner

Bill Brown, Director of Development Services

SUBJECT: Official Community Plan Amendment and Rezoning Application
616 Constance Avenue
[PID 000-713-465 Lot 95, Suburban Lot 44, Esquimalt District, Plan 2854]
620 Constance Avenue
[PID 000-819-832 Lot 4, Suburban Lot 44, Esquimalt District, Plan 3135]
619 Nelson Street
[PID 006-393-608 Lot 84, Suburban Lots 44 and 45, Esquimalt District,
Plan 2854]
623 Nelson Street
[PID 006-278-647 Lot 3, Suburban Lot 44, Esquimalt District, Plan 3135]
and 1326 Miles Street
[PID 006-375-723 Lot 96, Suburban Lot 44, Esquimalt District, Plan 2854]
[PID 006-375-693 Lot 85, Suburban Lot 44, Esquimalt District, Plan 2854]

RECOMMENDATION:

That the Esquimalt Design Review Committee recommends that the application for Official
Community Plan Amendment and Rezoning, authorizing a 45 metre [12 storeys], 109 unit,
commercial mixed use, multiple family residential building sited in accordance with the BCLS
Site Plan provided by McElhanney Consulting Services, Ltd., stamped “Received November 23,
2018”, and incorporating height and massing consistent with the architectural plans provided by
DIALOG, stamped “Received November 23, 2018”, detailing the development proposed to be
located at 616 Constance Avenue [PID 000-713-465 Lot 95, Suburban Lot 44, Esquimalt
District, Plan 2854], 620 Constance Avenue [PID 000-819-832 Lot 4, Suburban Lot 44,
Esquimalt District, Plan 3135], 619 Nelson Street [PID 006-393-608 Lot 84, Suburban Lots 44
and 45, Esquimalt District, Plan 2854], 623 Nelson Street [PID 006-278-647 Lot 3, Suburban Lot
44, Esquimalt District, Plan 3135], and 1326 Miles Street [PID 006-375-723 Lot 96, Suburban
Lot 44, Esquimalt District, Plan 2854] [PID 006-375-693 Lot 85, Suburban Lot 44, Esquimalt
District, Plan 2854] be forwarded to Council with a recommendation to either approve,
approve with conditions, or deny the application including reasons for the chosen
recommendation.
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BACKGROUND:

Purpose of the Application:

The applicant is requesting a change in Official Community Plan Proposed Land Use
Designation from the current designation of High Density Residential to
Commercial/Commercial Mixed-Use, and a change in zoning from the current RM-1 [Multiple
Family Residential] to a Comprehensive Development District zone [CD]. This change is
required to accommodate the proposed 12 storey, 109 unit, commercial mixed use, multiple
family residential building including a 111 space parking garage.

Evaluation of this application should focus on issues related to zoning such as the
proposed height, density, massing, proposed unit sizes, siting, setbacks, lot coverage,
usable open space, parking, uses, fit with the neighbourhood, and consistency with the
overall direction contained within the Official Community Plan.

This site is located within Development Permit Area No. 1 - Natural Environment, No. 6 - Multi-
Family Residential, No. 7 - Energy Conservation and Greenhouse Gas Reduction and No. 8 -
Water Conservation of the Township’s Official Community Plan. Should the rezoning be
approved, the form and character of the buildings, landscaping, and consistency with guidelines
relating to natural environment protection, energy conservation, greenhouse gas reduction, and
water conservation would be controlled by a Development Permit that would be considered by
Council at a future date.

Context
Applicant:  Sierra Land Construction Inc. [Troy Grant]

Owners: 1174489 B.C. LTD.,INC.NO. BC01174489
[616 Constance Ave, 620 Constance Ave, and 619 Nelson St]
Shawn Keith Brown and Shana Lapenskie [623 Nelson St]
Rashpal Singh Basi and Jasbir Basi [1326 Miles St]

Property Size: Metric: 2627 m? Imperial: 28277 ft?

Existing Land Use: Single Family Residential
[616 Constance Ave, 620 Constance Ave, 619 Nelson St,
and 623 Nelson St]
Four-Unit Residential
[1326 Miles St]

Surrounding Land Uses:

North: Single Family Residential
South: Multiple Family Residential [2 storeys]
Multiple Family Residential Townhouses [3 storeys]
West: Single Family Residential
Multiple Family Residential [1 storey]
East: Multiple Family Residential Apartment [3 storeys]
Current OCP Proposed Land Use Designation: High Density Residential
Amended OCP Proposed Land Use Designation: Commercial/Commercial Mixed-Use

Existing Zoning: RM-1 [Multiple Family Residential]
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Proposed Zoning: CD [Comprehensive Development District]

Official Community Plan

The applicant is applying to amend the Proposed Land Use Designation from ‘High Density
Residential’ to ‘Commercial/Commercial Mixed-Use’ in order to accommodate the proposed
commercial uses. In commercial mixed-use areas, buildings with a floor area ratio of up to 3.0
for the residential portion of the building may be acceptable. The proposed development
consists of total Floor Area Ratio of 3.42 with the residential portion accounting for 3.25 in Floor
Area Ratio. Hence, this proposal is inconsistent with the acceptable density prescribed in the
Official Community Plan. In order to achieve consistency with the Official Community Plan, the
applicant is proposing to provide amenities through density bonuses for the benefit of the
community. These amenities have not yet been detailed.

OCP Section 3.3 Housing and Community identifies land lying north of Esquimalt Road between
Admirals Road and CFB Esquimalt as an area for residential densification.

OCP Section 5.1 states a policy to ‘support the development of a variety of housing types and
designs to meet the anticipated housing needs of residents. This may include non-market and
market housing options that are designed to accommodate young and multi-generational
families, the local workforce, as well as middle and high income households.’

OCP Section 5.3 Medium and High Density Residential Development states an objective to
support compact, efficient medium density and high density residential development that
integrates with existing proposed adjacent uses.

Supporting policies in this section consistent with the proposed development include:

e Encourage new medium density and high density residential development with high
guality design standards for building and landscaping and which enhance existing
neighbourhoods.

e Prioritize medium density and high density residential development in proposed land use
designated areas that:

1. reduce single occupancy vehicle use;

2. support transit service;

3. are located within close proximity to employment centres; and
4. accommodate young families.

¢ A mix of dwelling unit sizes should be provided in medium density and high density
residential land use designated areas in order to meet the varying housing needs of
Esquimalt residents.

e Encourage the incorporation of spaces designed to foster social interaction.

¢ Encourage the installation of electric vehicle charging infrastructure in medium and high
density residential developments.

Section 5.4 of the Official Community Plan states an objective to encourage a range of housing

by type, tenure and price so that people of all ages, household types, abilities and incomes have

a diversity of housing choice in Esquimalt. Through the provision of affordable, special needs or

seniors housing, the proposed development would be consistent with the following policies in

this section:

o Encourage the placement of new rental, affordable, special needs, and seniors housing

in accordance with designated residential land use areas as they are integral
components of inclusive neighbourhoods.
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e Consider bonus density, parking relaxations or other development variances where a
development proposal includes affordable, special needs or seniors housing. This may
apply to both market and non-market housing, and mixed-use proposals. A housing
agreement may be entered into between the Township and the owner.

Currently, the applicant has not detailed the amenities provided for the bonus density.
Nonetheless, the applicant is contemplating the provision of affordable, special needs or seniors
housing.

Section 5.6 Family and Child-friendly Housing states an objective to address the shortage of
family and child friendly housing in Esquimalt. The proposed development has a mixture of
dwelling unit sizes, including 11 3-bedroom apartment dwelling units and 6 3-bedroom
townhouse dwelling units, along with a commercial space labelled ‘Daycare’ proposed for Group
Children’s Day Care Centre Use which would be consistent with the following policy:
e Encourage the provision of medium and high density commercial mixed-use
developments designed for families with children.

Section 6.1 Commercial & Commercial Mixed-Use Land Use states an objective to establish
Esquimalt as a complete community where commercial enterprises serve the needs of area
residents, local businesses, and visitors.

As the proposed development has a floor area of 3.25 for the residential portion of the
development, it is inconsistent with the following policy:
¢ In commercial mixed-use areas, buildings with a floor area ratio of up to 3.0 for the
residential portion of the building may be acceptable.

However, the following policies address the use of density bonus for this proposed development
in order to achieve consistency with the Official Community Plan:

o Consider, where appropriate, development proposals with densities greater than those
set out in the OCP through density bonus of floor-space provided that the additional
density result in the provision of community amenities deemed appropriate by Council
for the benefit of the community.

e Recognize, for the purposes of density bonuses, “amenities” may include but are not
limited to:

1. Privately-owned, publicly-accessible open space;
2. Public art;
3. Contributions towards the enhancement of public recreation facilities;
4. Contributions towards street and boulevard enhancements, including street
furniture and decorative lighting;
Building to a higher step of the BC Energy Step Code than required under the
Building Bylaw;
6. Group daycare and respite for children and adults;
7. Preservation of heritage structures, features or assets;
8. Affordable housing units;
9. Special needs housing units;
10. Community gardens;
11. Enhanced green family play space for residents;
12. Public space improvements supporting and surrounding transit stations; and
13. Other as may be appropriate to the development proposal or surrounding
community as deemed appropriate by Council.

o
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The proposed development is also generally consistent with the following policies of this
section:
o Encourage a mix of uses in the commercial/commercial mixed-use areas.
¢ The majority of the frontage for commercial mixed-use buildings at the ground floor,
should be commercial
e On corner sites, the ground floor commercial use in mixed-use buildings should wrap
around the corner.
¢ In commercial/commercial mixed-use developments, parking should be located behind
or under the building.
e The installation of electric vehicle charging infrastructure in commercial/commercial
mixed-use developments in encouraged.
e Encourage the provision of amenities such as mini parks/plazas, street furniture, public
art and decorative lighting on private lands in all commercial areas.
e To encourage the use of bicycles, provisions should be made in all
commercial/commercial mixed-used developments for bicycle parking for employees
and visitors.

Section 11.3.1 Public Cycling Infrastructure states the following policy:
e Encourage end-of-trip facilities including secure lockup and shower facilities

Section 11.3.2 New Development states the following policy:
e Encourage developers to provide a variety of end of trip facilities for active
transportation.
e Encourage bike lockers in multi-unit residential and commercial/commercial mixed-use
developments.

Section 13.3.3 Building Energy Efficiency states the following policy:

e Adopt best practices based on evolving building technologies and materials.

e Encourage the adoption of passive, efficient, and renewable energy systems in new
buildings and during building retrofits

¢ Investigate options for encouraging developers to achieve high energy performance in
new developments through such tools as density bonusing, expedited permit approval
process, rebate of development fees, revitalization tax exemption, and other incentives.

e Pursue higher energy-efficiency performance in new developments, through the
achievement of higher steps in the BC Energy Step Code as an amenity associated with
rezoning.

Under Section 13.3.6 Passenger Vehicle Alternatives, the following policies are listed:
e Encourage the installation of electric vehicle charging infrastructure in all new multi-unit
developments.
e Pursue the installation of electric vehicle charging capacity in new developments during
the rezoning process.
e Encourage the inclusion of car share in new multi-unit residential developments.

Relevant Development Permit Area Guidelines to consider as it relates to the rezoning
application include:

e Avoid disturbing, compacting and removing areas of natural soil as this can lead to
invasion by unwanted plant species, poor water absorption and poor establishment of
new plantings. Use of local natural soil in disturbed and restored areas will support re-
establishment of ecosystem functions.
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¢ Buildings should be designed and sited to minimize the creation of shadows on public

spaces.

e Off-street parking areas should be located either at the rear of commercial buildings or
underground. Surface parking should be screened with landscaping. Large parking
areas should contain additional islands of landscaping.

e The size and siting of buildings that abut existing single- and two-unit and townhouse
dwelling should reflect the size and scale of adjacent development and complement the
surround uses. To achieve this, height and setback restrictions may be imposed as a

condition of the development permit.

e New buildings should be designed and sited to minimize visual intrusion on to the
privacy of surround homes and minimize the casting of shadows on to the private
outdoor space of adjacent residential units.

¢ High-density multi-unit residential buildings or mixed commercial/residential buildings in
commercial areas should be designed so that the upper storeys are stepped back from
the building footprint, with lower building heights along the street front to address human
scale, public space, and maximum light penetration at street level.

e Underground parking should be encouraged for any multi-unit residential buildings

exceeding four storeys.

e Orient buildings to take advantage of site specific climate conditions, in terms of solar
access and wind flow; design massing and solar orientation for optimum passive

performance.

¢ Build new developments compactly, considering the solar penetration and passive
performance provided for neighbouring sites, and avoid shading adjacent to usable

outdoor open spaces.

¢ In commercial, residential or commercial mixed-use designated areas with taller
developments, vary building heights to strategically reduce the shading on to adjacent

buildings.

Zoning

Density, Lot Coverage, Height and Setbacks: The following chart compares the floor area
ratios, lot coverage, setbacks, height, parking and usable open space of this proposal. Zoning
Bylaw, 1992, No. 2050 does not currently contain a zone that can accommodate this proposed

development.

Proposed Comprehensive
Development Zone

Residential Units 109
Residential Floor Area Ratio 3.25
Total Floor Area Ratio 3.42
(including Commercial Area)

Lot Coverage 81.1%
Lot Coverage at or above the First Storey 61.2%
Setbacks

e Front [West] 3.0m
e Rear [East] 6.0m
e Interior Side [North] 6.0m
° 6.0m

Interior Side [South]
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Building Height 45 m [12 storeys]
Off Street Parking 111 spaces
Usable Open Space 256 m?
[9.7%]
Bicycle Parking 129 resident + 10 visitor

Floor Area Ratio: The FAR of this proposal is 3.42 where the residential portion of the building
has a FAR of 3.25. This is greater than the acceptable amount of 3.0 for the residential portion
of a building in a commercial mixed-use area.

Lot Coverage: The lot coverage at or above the First Storey of 61.2% is a significant change
and increase from the currently allowed 40% within a RM-1 zone that accommodates low
density townhouse development and the allowed 30% for RM-4/RM-5 zones that accommodate
medium density apartment developments. Staff has concerns with the substantial lot coverage
as it relates to the development’s massing.

Usable Open Space: Our zones that accommodate apartment developments generally require
usable open space in the amount of not less than 7.5% of the area of the parcel. This
development allows for an usable open space north of the Principal Building in the amount of
256 m? [9.7% of the consolidated parcels].

Parking: Parking Bylaw, 1992, No. 2011 requires 1.3 parking spaces per unit to be provided for
multiple family developments. Parking areas are required to be constructed to meet the
standards for manoeuvring aisle dimensions and associated parking stall dimensions detailed in
Part 14, Table 2, of the Bylaw.

This proposal incorporates 111 parking spaces to serve 109 residential dwelling units, in
addition to 4 commercial units with an area of 444 square metres. In mixed use buildings with a
commercial and residential component, there is a separate parking requirement for each
component. The parking requirement for the commercial component is based on the type of
commercial use. For ‘Retail Sales of goods and services’, 1 parking space is required for every
25 square metres. For ‘Business and Professional Offices’, 1 parking space is required for
every 30 square metres. Hence, the proposed 444 square metres of commercial space will
require 15-18 parking spaces according to the parking bylaw.

In addition to varying the required parking spaces, the following variances are required to the
Parking Bylaw No. 2011 based on the current parking plan:
e Reduction of the width of a two way manoeuvring aisle accessing two banks of parking
from 7.6 metres to 6.5 metres
¢ Reduction of the width of a two way manoeuvring aisle accessing one bank of parking
from 6.75 metres to 6.4 metres
¢ Reduction of the width of a 90 degree small car parking stall from 2.6 metres to 2.3
metres
¢ Reduction of the requirement where any parking space abuts any portion of a fence or
structure, the minimum stall width shall be increased by 0.3 metres from 0.3 metres to
0.0 metres.
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Currently, 9 of the parking spaces that abut a wall have not been increased by the required
0.3 metres.

The current parking layout does not have disabled nor visitor parking spaces labelled. The
parking bylaw requires 1 disable persons’ parking stall for every 50 and 1 visitor’s parking stall
for every 4.

As there is an application for an OCP Amendment to allow for the commercial units, Parking
Bylaw 1992, No. 2011 13(5) states that ‘Where all of the following criteria are met in a
commercial or industrial building, the off-street requirement of Section 13(1) may be reduced by
a maximum of two spaces:

e 2 or more secure bicycle parking spaces are provided on-site

¢ Shower and change rooms are provided within the building

e 6 visitor parking spaces are provided on-site

e The building is located within 200 metres of a regional bus route.

Green Building Features

The applicant has completed the Esquimalt Green Building Checklist [attached].

Comments from Other Departments

The plans for this proposal were circulated to other departments and the following comments
were received:

Community Safety Services: Building to be constructed to requirements of BC Building Code
2012 and Municipal Building Code Bylaw. Plans will be reviewed for compliance with BC
Building Code upon submission of a Building Permit application.

Engineering Services: Engineering staff has completed a preliminary evaluation of Works and
Services that would be required for the proposed 109 unit multiple family residential building.
Staff confirms that the design appears achievable on the site and that appropriate works and
services are available in the immediate area. If approved, the development must be serviced in
accordance with bylaw requirements including, but not limited to, new sewer and drain
connections, underground hydro, telephone and cable services and new road works may be
required up to the centre line of Constance Avenue and Nelson Street. Should the application
be approved, additional comments will be provided when detailed civil engineering drawings are
submitted as part of a Building Permit application.

Parks Services: Parks staff has completed a preliminary review of the proposed on-site and
off-site landscaping and commented that a tree cutting permit application is required for all trees
to be removed. All trees that are to be retained, including boulevard trees, must have tree
protection fencing erected at the drip line.

Fire Services: Fire Services staff has completed a preliminary review of the proposed plans
and recommended that:
¢ Hydro lines from Esquimalt Road to northern portion of the proposed development
property line along Nelson Street to be buried.
e Hydro lines from Esquimalt Road to northern portion of the proposed development
property line along Constance Avenue to be buried.
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¢ Fire flow calculations must be done to determine if sufficient water supply is available in
the area before a building permit application is submitted. If it is determined that the
area lacks sufficient water supply to address fire flow requirements, it is expected that
the water mains along both Nelson Street and Constance Avenue be upgraded from
Esquimalt Road to the most northern portion of the development property line before any
construction of wood framing above grade commences, with additional hydrants if
required. The method for increasing water supply for firefighting purposes must be
completed in consultation with Victoria Water Works Department, the developer's fire
protection system engineer and the Esquimalt Fire Department.

e A construction fire safety plan must be submitted at the same time as the building permit
application.

e Tree planting along all building frontage must be designed not to impede fire truck aerial
use and operations. The developer must consult with the Township of Esquimalt Parks
Services and Fire Services to determine appropriate species at full growth.

e If heavy timber concept is the method of construction to be used and is not permitted
within the current BC Building Code for the size of the building, the developer must
obtain approvals (SSR) from BC Building and Safety Standards Branch.

e Fire department to be consulted on building and unit addressing.

Public Notification

As this is an Official Community Plan Amendment and Rezoning application, should it proceed
to a Public Hearing, notice would be mailed to tenants and owners of properties within 100m
(328ft) of the subject property. In order to satisfy the requirement s of the Local Government
Act, a notice to relevant government and institutional stakeholders within the Capital Region
would be required. Three signs indicating that the property is under consideration for a change
Zoning have been installed on the Constance Avenue frontage. Three signs have been
installed on the Nelson Street frontage and one sign has been installed on the Miles Street
frontage. These signs would be updated to include the date, time, and location of the Public
Hearing.

ALTERNATIVES:

1. Forward the application for Rezoning to Council with a recommendation of approval
including reasons for the recommendation.

2. Forward the application for Rezoning to Council with a recommendation of approval
including specific conditions and including reasons for the recommendation.

3. Forward the application for Rezoning to Council with a recommendation of denial
including reasons for the recommendation.
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5 HOUSING &
RESIDENTIAL

LAND USE

5.1 General: Anticipated Housing Needs in the Next

Five Years

Table 1 and Figure 7 show the housing statistics for Esquimalt based on the 2011 and 2016 Federal
Censuses. Note that there are significant differences in the trends for each housing type. Single de-
tached houses decreased by 1.7 percent while apartments in buildings that have five or more stories
increased by 23.1 percent. Table 1 clearly shows a trend toward multi-family dwellings and away
from single detached dwellings.

TABLE 1. PERCENT CHANGE IN HOUSING TYPES BETWEEN 2011 AND 2016.

Dwelling Type Number of Dwelling Units Number of Dwelling Units Percent Change 2011
- 2011 Census - 2016 Census to 2016

Single Detached House 2030 1995 -1.7

Apartment in building that has five or more stories 455 560 23.1

Semi-detached house 665 690 3.8

Row house 385 405 5.2

Apartment or flat in duplex 795 910 14.5

Apartment in a building that has fewer than five storeys 3695 3910 5.8

Other single - attached house 15 15 0.0

Total 8040 8485 5.5

Table 2 contains simple arithmetic population projection estimates based on various growth rate
scenarios. The net increase in population under each scenario is then used to estimate the number of
new housing units that will be required in the next five years based on an average household size of
2.0 as per the 2016 Federal Census.
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TABLE 2 POPULATION GROWTH SCENARIOS FOR THE NEXT FIVE YEARS AND ESTIMATED NUMBER OF NEW HOUSING UNITS REQUIRED.

2016 Rate of Growth Estimated 2021 Increase in Estimated Number of New Housing Units

Population Over Five Years Population Population Required at an Average of 2.0 People Per
(%) Unit

17,665 25 18107 442 221

17,665 5 18548 883 442

17,665 7.5 18990 1325 662

17,665 10 19432 1767 883

Table 3 summarizes the number of units in all developments where Council has approved the zon-
ing but the developments have not received an occupancy permit. The data in the table indicates
that 664 housing units of various forms and tenures have been approved but have not yet receive an
occupancy permit. The current approvals would be sufficient to accommodate a population increase
of approximately 7.5 percent over the next five years based on an average household size of 2.0. It
should be noted that in order to maintain a balanced housing market the supply of housing should
exceed the demand for housing. Given the amount of land designated for multi-unit development as
indicated in the Future Land Use Designation Map that is not yet yielding it maximum potential num-
ber of dwelling units, the Township has more than adequate land to accommodate its housing needs
for the next five years at growth rates beyond 10 percent, assuming that zoning approvals coincide
with the maximum development potential allowed by the OCP.
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TABLE 3. ESTIMATED NUMBER OF HOUSING UNITS THAT HAVE RECEIVED ZONING APPROVAL BUT NOT AN OCCUPANCY PERMIT.

Dwelling Type Location Number of Number of  Density Status
Proposed Proposed (units per
Units - Units - net ha.)
Rental Owner
Single Detached House (Infill) Various (infill) 7 21.6
Apartment in building that has five or more  Esquimalt Town Square 34 68 130 Development permit approved
stories
Legion 152 415 Zoning approved
English Inn 173 165 Development permit approved
856 Esquimalt Road 168 230 Zoning approved
Semi-detached house Various 4 295 Ongoing
English Inn 6 40 Development permit approved
Apartment or flat in duplex Various
Apartment in a building that has fewer than 615 Fernhill 10 130 Zoning approved
five storeys
Triangle Lands 160 Zoning approved
826 Esquimalt Road 30 330 Under construction
Other single - attached house West Bay
Total 186 478

OBJECTIVE: Support expansion of housing types within Esquimalt while addressing concerns such
as tree protection, parking, traffic, noise, effects on neighbouring properties, and neighbourhood
character.

Policy
Support the inclusion of secondary suites within present and proposed low density residential
land use designated areas.

Policy
Support the inclusion of detached accessory dwelling units on appropriate low density residential
land use designated areas where only one principal dwelling unit exists.

Policy

Consider new townhouse residential proposals with a Floor Area Ratio of up to 0.70, and up to
three storeys in height, in areas designated Townhouse Residential on the “Proposed Land Use
Designation Map,” provided the design responds effectively to both its site and surrounding land
uses.

Policy

Recognize that float homes provide an alternative housing choice, and support the continued
existence of Esquimalt’s only float home community located in West Bay, as designated on the
“Present Land Use Designation Map” and “Proposed Land Use Designation Map.”

Policy

Support the inclusion of live/work units on residential parcels located outside of areas designated
commercial on the “Proposed Land Use Designation Map” and on Major Roads as designated on
the “Road Network Map” (Schedule “C").

Policy
Recognize short-term accommodation use as appropriate within designated residential land use
areas only where appropriate zoning has been sought and secured.

Township of Esquimalt | Official Community Plan  »»» 25



Policy

Support the development of a variety of housing types and designs to meet the anticipated
housing needs of residents. This may include non-market and market housing options that are
designed to accommodate young and multi-generational families, the local workforce, as well as
middle and high income households.

Policy
Encourage the development of rental accommodation designed for a variety of demographic
household types, including young families.

5.2 Low Density Residential Redevelopment

OBJECTIVE: Strive for redevelopment and infill development that improves and enhances the ap-
pearance and livability of neighbourhoods and the community as a whole.
Policy
Proposed redevelopment or infill within present low density residential land use designated
areas should be built to high quality design and landscaping standards and respond sensitively to
existing neighbourhood amenities.

Policy
Consider the inclusion of secondary suites in infill developments where it is demonstrated that
neighbourhood impacts can be mitigated.

Policy
Discourage new applications for infill housing, including rezoning and subdivision, for panhan-
dle lots in the 1100 and 1200 blocks of Old Esquimalt Road and the 600 block of Fernhill Road.

5.3 Medium and High Density Residential Development

OBJECTIVE: Support compact, efficient medium density and high density residential development
that integrates with existing and proposed adjacent uses.

Policy
Encourage new medium density and high density residential development with high quality de-
sign standards for building and landscaping and which enhance existing neighbourhoods.

Policy
Prioritize medium density and high density residential development in proposed land use desig-
nated areas that:

1. reduce single occupancy vehicle use;

2. support transit service;

3. are located within close proximity to employment centres; and
4

accommodate young families.
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Policy

Consider new medium density residential development proposals with a Floor Area Ratio of up
to 2.0, and up to six storeys in height, in areas designated on the “Proposed Land Use Designa-
tion Map.”

Policy

Consider new high density residential development proposals with a Floor Area Ratio of up to
3.0, and up to 12 storeys in height, in areas designated on the “Proposed Land Use Designation
Map.”

Policy

Notwithstanding other policies set out in this OCP, maximum heights in medium density and
high density residential land use designated areas in West Bay are limited to those parcel heights
identified in the West Bay Development Permit Area.

Policy

Consider, where appropriate, development proposals with densities greater than those set out in
the OCP through density bonus of floor-space provided that the additional density results in the

provision of community amenities deemed appropriate by Council for the benefit of the commu-
nity.

Policy
Recognize, for the purposes of density bonuses, “amenities” may include but are not limited to:

-

Privately-owned, publicly-accessible open space;

2. Publicart;

3. Contributions towards the enhancement of public recreation facilities;
4

Contributions towards street and boulevard enhancements, including street furniture and
decorative lighting;

v

Building to a higher step of the BC Energy Step Code than required under the Building
Bylaw;

Group daycare and respite facilities for children and adults;
Preservation of heritage structures, features or assets;

Affordable housing units;

v K N o

Special needs housing units;

10. Community gardens;

11. Enhanced green family play space for residents;

12. Public space improvement supporting and surrounding transit stations; and

13. Other as may be appropriate to the development proposal or surrounding community as
deemed appropriate by Council.
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Policy
A mix of dwelling unit sizes should be provided in medium density and high-density residential
land use designated areas in order to meet the varying housing needs of Esquimalt residents.

Policy
Buildings with shallow setbacks should step down to no more than three storeys at street level in
order to provide an appropriate human scale along the sidewalk.

Policy
Encourage the incorporation of spaces designed to foster social interaction.

Policy
Encourage the installation of electric vehicle charging infrastructure in medium and high density
residential developments.

5.4 Affordable Housing

OBJECTIVE: To encourage a range of housing by type, tenure and price so that people of all ages,
household types, abilities and incomes have a diversity of housing choice in Esquimalt.

28

Policy

Encourage the provision of affordable housing by the private market and the non-profit housing
sector. Partnerships between private, public or non-market housing providers may be supported.
These might include innovative approaches such as limited equity, rent-to-own, co-op, mixed
market and non-market projects.

Policy

Encourage the placement of new rental, affordable, special needs, and seniors housing in accor-
dance with designated residential land use areas as they are integral components of inclusive
neighbourhoods.

Policy
Avoid the spatial concentration of affordable and special needs housing in neighbourhoods.

Policy
Promote housing agreements to ensure that all strata units have the opportunity to be used as
long-term residential rentals within strata buildings.

Policy
Consider offering a Revitalization Tax Exemption to all new or renovated purpose-built multi-
unit rental buildings within the Township.

Policy

Consider bonus density, parking relaxations or other development variances where a develop-
ment proposal includes affordable, special needs or seniors housing. This may apply to both mar-
ket and non-market housing, and mixed-use proposals. A housing agreement may be entered
into between the Township and the owner.

Policy

Work in co-operation with the provincial and federal governments, the real estate community,
social service agencies, faith-based organizations, service clubs and other community resources
to provide affordable housing and support services for seniors, the frail elderly and other special
needs groups.

»»>  Township of Esquimalt | Official Community Plan



Policy
Encourage the provision of missing middle housing types such as two-unit dwellings (duplexes),
townhouses and small lot infill as one avenue to address housing affordability.

5.5 Age-friendly Housing

OBJECTIVE: To expand and protect seniors housing in Esquimalt to enable citizens to “age in place.”

Policy
Support and facilitate development of multi-generational housing, including in medium and
high density residential developments.

Policy
Encourage child friendly developments that provide appropriate amenities such as outdoor play
areas for young children that are well-separated from traffic circulation and parking areas.

Policy
Encourage adaptable design for all dwellings created through rezoning.

Policy
Encourage more accessible housing for people with mobility limitations on the ground floor of
medium and high density residential buildings.

Policy
Support aging-at-home through means such as low or no fee permits for modifications.

Policy
Encourage development of more assisted living residences.

Policy
Promote the development of a complex care facility within Esquimalt.

Policy
Promote modifying homes to enable shared housing for seniors.

Policy
Encourage the development of seniors housing that is within close proximity and accessible to
services and amenities.

Policy
Recognize that the provision of bicycle storage may be waived or varied if, in the opinion of
Council, there is no demonstrated need, such as in a congregate care facility.

5.6 Family and Child-friendly Housing

Obijective: To address the shortage of family and child friendly housing in Esquimalt.

Policy
Encourage the provision of medium and high density commercial mixed-use developments de-
signed for families with children
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6 COMMERCIAL &
COMMERCIAL

MIXED-USE
LAND USE

6.1 General

The neighbourhood commercial mixed use and Commercial/Commercial Mixed-use Areas are desig-
nated on the “Present and Proposed Land Use Designation Maps” (Schedules “A” and “B").

OBJECTIVE: Esquimalt is a complete community where commercial enterprises serve the needs of
area residents, local businesses, and visitors.

Policy

Encourage a mix of uses in the commercial/commercial mixed-use areas.

Policy
Exclusive commercial development is appropriate in commercial/commercial mixed-use areas.

Policy

All commercial/commercial mixed-use areas are designated Development Permit Areas, in order
to ensure that future development and infill contributes positively to the visual and aesthetic
character of its site, setting and surrounding properties.

Policy

Lands outside the Commercial/Commercial Mixed-use designation on the “Proposed Land Use
Designation Map"” should not be considered for commercial zoning unless the following criteria
are met:

1. The project is desirable to the community and cannot be appropriately located within
established commercial areas;

2. The density and scale of the project is sensitive to the prevailing character of surrounding
lands;

3. The project, through its exterior finishes enhances the aesthetics of the neighbourhood;
4. The project’s parking requirements can be satisfied on-site; and

5. The project’s parking requirements should not unduly affect neighbouring land uses.
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Policy
In commercial mixed-use areas, buildings with a floor area ratio of up to 3.0 for the residential
portion of the building may be acceptable.

Policy:

Consider, where appropriate, development proposals with densities greater than those set out in
the OCP through density bonus of floor-space provided that the additional density results in the

provision of community amenities deemed appropriate by Council for the benefit of the commu-
nity.

Policy
Recognize, for the purposes of density bonuses, “amenities” may include but are not limited to:

1. Privately-owned, publicly-accessible open space;

2. Publicart;

3. Contributions towards the enhancement of public recreation facilities;
4

Contributions towards street and boulevard enhancements, including street furniture and
decorative lighting;

v

Building to a higher step of the BC Energy Step Code than required under the Building
Bylaw;

Group daycare and respite facilities for children and adults;
Preservation of heritage structures, features or assets;

Affordable housing units;

w K N o

Special needs housing units;

10. Community gardens;

11. Enhanced green family play space for residents;

12. Public space improvements supporting and surrounding transit stations; and

13. Other as may be appropriate to the development proposal or surrounding community as
deemed appropriate by Council.

Policy
The majority of the frontage for commercial mixed-use buildings at the ground floor, should be
commercial.

Policy
On corner sites, the ground floor commercial use in mixed-use buildings should wrap around the
corner.

Policy
In commercial/commercial mixed-use developments, parking should be located behind or under
the building.
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Policy
The installation of electric vehicle charging infrastructure in commercial/commercial mixed-use
developments is encouraged.

Policy
Encourage the provision of amenities such as mini parks/plazas, street furniture, public art and
decorative lighting on private lands in all commercial areas.

Policy
To encourage the use of bicycles, provision should be made in all commercial/commercial mixed-
use developments for bicycle parking for employees and visitors.

6.2 Revitalization

OBJECTIVE: To encourage growth through revitalization and redevelopment of commercial areas.

Policy
Encourage public and private sector initiatives to improve streetscapes and accessibility for
pedestrians and cyclists to all commercial areas.

Policy
Design and install entrance signage at key street locations, including entrances to Esquimalt.

6.3 Esquimalt Town Centre

OBJECTIVE: To foster the creation of an Esquimalt Town Centre that successfully integrates commer-
cial, institutional and residential activity.

32

Policy
Esquimalt Town Centre is located along Esquimalt Road, between Constance Avenue and Joffre
Street.

Policy
Esquimalt Town Centre will continue to be the principal commercial area within Esquimalt.

Policy

Encourage a range of retail stores, services, professional offices, community services, recreation,
institutional, educational, and arts / cultural uses that encourage activity throughout the day and
evening.

Policy

Encourage high quality development that supports and reinforces Esquimalt Town Centre as the
main commercial, civic and recreational service centre. Designs are encouraged which incorpo-
rate a pedestrian orientation and include such features as sidewalk cafes, attractive landscaping,
public art and other amenities.

Policy
Encourage high density mixed-use commercial/residential complexes in Esquimalt Town Centre.
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Re: ‘Shoaling Heights’; Rezoning Application for 616-620 Constance, 619-623 Nelson
and 1326 Miles

Alex Tang, Planning Officer
Township of Esquimalt
Development Services
1229 Esquimalt Road
Esquimalt BC

Vaa 3P1

Dear Alex,

We are pleased to submit the enclosed initial Rezoning application for the above noted site(s). This
application represents a request to amend the current RM-1 zoning to a CD Zone for the purposes of
establishing 2 twelve-storey mixed-use residential development complete with one hundred and three
apartment units (ten of which will address supportive housing needs), six family-sized walk-up
townhomes, daycare space and professional office/commercial space.

The site’s proximity to the junction of Esquimalt Road and Admirals Road, its nearness to CFB
Esquimalt, and its immediate access to multiple transit modes, retail and natural amenities establishes
it as an important gateway into the Township's envisioned "High Density Residential’ zone. The
assembly of five smaller lots collectively bounded by Melson, Miles and Constance afforded an
opportunity to create a well-considered urban project that both effectively anchors the block and
enlivens the street edge(s). Key design drivers to this end included a respect for topography, a keen
consideration of views to and from the project, a passive responsiveness to solar aspect/shading, a
desire to temper how the building meets the property line, and an approach to designing the ground
plane that anticipates incorporation of a culturally significant naval monument.

Shoaling Heights is targeted at middle-income earning families/individuals in Esquimalt with 2 mix of
unit sizes ranging from studios to three-bedroom and den layouts. While these units have been
distributed around a central elevator core, the floorplates have been staggered to break down the
building massing. This latter move has the added advantage of maximizing the number of corner
units and number of units with views to the northwest, creating distinct and separate podium rooftop
amenity spaces, emitting natural light into the common corridors, and reducing the overall building’s
exposure to late afternoon heat. The structure itself is being designed as mass-timber and will
contribute to the growing acceptance of sustainable and regional building practices in the residential
development industry.

We are excited by how this project might contribute to the Township of Esquimalt’s vision as captured
in your Official Community Plan and look forward to engaging with vou over the coming months.

Yours truly,

DIALOGY BC Architecture Engineering Interior Design Planning Inc.
Per:

Architect AIBC AAA MRAIC LEED AP

Den el ol el " s T L S,
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October 12, 2018
04-18-0379

Troy Grant

President

K&M Group

#102, 28 Mission Avenue
5t. Albert, Alberta

TEN TH4

Dear Mr. Grant;

Re: Lorvatte: 616 Constance Avenue
Draft TIA Report

K&M Croup is proposing to redevelop the properties at 616 and 620 Constance Avenue, 619 and 623
MNelson Street, and 1326 Miles Street in Esquimalt, BC. The development is planning on providing
approximately 110 residential units and 5,000 square feet of commercial space. The development requires
a Transportation Impact Assessment (TIA) to support the proposed parking requirements and to confirm
the development would not worsen the surrounding transportation network.

As requested, Bunt has prepared a draft TIA report covering the development plan review, a traffic & safety
review and recommendations.

We trust this information will be helpful for your application approval. Please let us know if you have any
questions or comments on the enclosed report.

Yours truly,
Bunt & Associates

Simon Button, P.Eng. Kate Worthy, Co-op Student
Transportation Engineer Transportation Analyst
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Prepared By: Simon Button, P.Eng.

Reviewed By: Tyler Thomson, MCIP RPP PTP

Associate | Transportation Planner

Bunt & Associates Engineering Ltd.
530 - 645 Fort Street
Victoria, BC VBW 152

Canada

Telephone:

Date:
Project No.

Status:

+1 250 392 6122

2018-10-12
04-18-0379
Draft

Thiz document was prepared by Bunt & Associates for the benefit of the Client 1o 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
Ekngwledge and information available to Bunt & Associares ar the time of preparation. Excepl a5 reguired by law, this report and the information
and date contained are to be treated a3 confidential and may be used and relied upon only by the client, its officers and employess. Any uze which
a third party makes of this report, oF any relionce on or decisians made based on it, dré the résponsibilities of such third parties. Bunt & Associates
accepts mo responsibility for damages, if any, suffered by any third party a5 a resull of decizions made or actions based on this report
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EXECUTIVE SUMMARY

K&M Group (the developer) is proposing to redevelop the properties at 616 and 620 Constance Avenue,
619 and 623 Nelson 5treet, and 1326 Miles Street in Esquimalt, BC. The development is planning on
providing approximately 110 residential units and 5,000 square feet of commercial space.

The development is located on Constance Avenue, north of Miles Street, which is less than 100 metres
northwest of Esquimalt Village which is one of the four mixed-use commercial clusters identified in the
Township of Esquimalt’s Official Community Plan. The site is well serviced with transit, quality cycling
infrastructure and has a variety of commercial and service amenities within walking distance.

The development has shown initiative to encourage non-vehicle travel. The development will be providing
at least one secure bicycle storage space per dwelling and is considering a variety of other transportation
demand management measures related to cycling and transit.

The Esquimalt Parking Bylaw (Bylaw 2011) requires the proposed building to provide 1.3 vehicle parking
spaces per multi-family dwelling unit for a total of 143 parking spaces for the residential component and
155 parking spaces for the entire mixed-use development (including 12 spaces for commercial uses). The
development is seeking a parking variance to provide 111 spaces (a reduction of 44 spaces) given the
Township's high Bylaw requirement for residential visitor parking and the development's ability to share
parking between the multiple land wses.This is a reasonable parking supply given the large number of key
destinations that can be reached from the development site by walking, cycling and transit and the
development is committed to providing a variety of transportation demand management measures to
reduce parking demand and traffic generation.

The intersections of Esquimalt Road with Admirals Road and Nelson Street intersection currently operate
within acceptable capacity thresholds during the PM peak hour. The intersections are forecasted to
continue operating well for the 2030 horizon year including increases in background traffic and traffic
generated by the proposed development.
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Study Scope and Objectives

K&M Group (the developer) is proposing to redevelop the properties at 616 and 620 Constance Avenue,
619 and 623 Nelson Street, and 1326 Miles Street in Esquimalt, BC. The site location is shown in Exhibit
1.1,

The development is located approximately less than 100 metres northwest of the Esquimalt Village which
is one of four commercial mixed-use clusters in Esquimalt. The existing properties are zoned as multi-unit
residential. Although still early in the development process, it is currently envisioned to have:

« 100 market residential units;

« 10 non-market residential units; and,

» 5,000 square feet of commercial space with potential tenants being a daycare and/or medical/dental
offices.

The purpose of this study is to:

+ Review the development’s parking strategy and determine its suitability; and,
+ Evaluate the transportation impacts the proposed development has on the nearby road network;

Development Details

The development proposes to have 110 residential units with 40% of the units containing one-bedroom
{44 units), 50% containing 2 bedrooms (55 units) and 10% containing 3 bedrooms (11 units),
Approximately 10 of the units will be for people with special needs and/or offered at below-market rates.

The driveway to the underground parkade will be located on Nelson Street. In an effort to minimize traffic
impacts on Constance Avenue, the development is proposing to convert Miles Street into a one-way street
westbound between Constance Avenue and Nelson Street.

The development is committed to limit vehicle use and encourage residents to walk, cycle and use transit.
The development plans on providing a car share opportunities to residents, enhanced bicycle parking
facilities and/or bus passes. Electric car charging stations will alse be provided to enable more sustainable
vehicle use,
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Land Use

The site is located near the southern end of Constance Avenue which is approximately 85 metras
northwest of Esquimalt Village. Esquimalt Village has a series of commercial buildings with variety of retail
stores and restaurants, and other daily services, Increased densification has occurred in Esquimalt Village
recently with a number of ongoing development projects helping to make it a more compact, walkable
community.

Street Network

Constance Avenue and Melson Street are classified as local streets whereas the nearby Admirals Road and
Esquimalt Road are classified as Major Roads. Since Nelson Street terminates with a cul-de-sac, it primarily
serves local residents. Admirals Road and Esquimalt Road provide north/south and east/west connectivity
across Esquimalt.

Walking and Cycling

The majority of nearby local streets do not have sidewalks on either side whereas the major roads
{Admirals Road and Esquimalt Road) have sidewalks on both sides. Crosswalks are provided on all four
legs of the Admirals Road & Esquimalt Road intersection. Admirals Road has limited pedestrian crossing
opportunities however Esquimalt Read has crosswalks every 100 to 200 metres in Esquimalt Village in
addition to the pedestrian crossing at Constance Avenue for increased pedestrian permeability.

Admirals Road has painted bike lanes in both directions in the vicinity of the development site. Esquimalt
Road has painted bike lanes in both directions beginning 200 metres east of Admirals Road, continuing
eastwards to the Johnson Street Bridge in the City of Victoria and westwards approximately 3.5 kilometres,

The site is approximately 750 metres from the E&N Regional Trail, which currently extends from Esquimalt
Road in the east to the Old Island Highway at the junction joining with the Galloping Goose Regional Trail.

Transit

BC Transit route 25 (Maplewood/Admirals Walk) services the site with northbound and southbound stops
on Admirals Road at the Esquimalt Road intersection. Route 25 connects Esquimalt with Victoria-West and
Downtown Victoria. Bus shelters are not provided at either northbound or southbound bus stops at
Esquimalt Road.

BC Transit route 15 (Esquimalt/UVic) and 26 (Dockyard/UVic) services the site with westbound and
eastbound stops on Esquimalt Road at Admirals Road and Constance Avenue. Route 15 connects
Esguimalt with Victoria-West, Downtown Victoria and the University of Victoria. Route 26 connects
Esquimalt with Gorge-Tillicum Area, Uptown Mall, Lake Hill Area and the University of Victoria. Bus shelters
are not provided at either bus stop.
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Vehicle Parking

3.1.1  Bylaw Requirement

The total required parking supply based on the Esquimalt Parking (Bylaw 2011} is shown in Table 3.1. The
Bylaw requires 1.3 parking spaces per dwelling unit in medium and high density buildings such as the
proposed development. The Parking Bylaw also stipulates that 25% of the required parking spaces should
be for visitors. The commercial vehicle parking requirement calculation is based on the assumed tenants
at this time.

Table 3.1: Bylaw Vehicle Parking Requirement

LAND USE QUANTITY BYLAW RATE EYLAW REQUIREMENT
_ Residential - Residents | 110 units | 1.3 x0.75 = 0.98 per unit_| 107 spaces
__ Residential - Visitors _ 110umits | 1.3%0.25 = 0.32 per unit 36 spaces
Daycare ta“um::;ufz:;mmﬂ 1.5 spaces per classroom 3 spaces
Medical Office _ zpoofr | | space per 323/ | 9 spaces
155 SPACES

As shown, the development would require a total of 155 parking spaces including 143 for residents and
residential visitors, and 12 spaces for commercial uses.

3.1.2 Proposed Supply

The development intends to apply for a parking variance to provide 0.8 spaces per residential unit in order
to minimize traffic generated by the site and to facilitate more sustainable modes of transportation. This

is supportable due to the following rationale:

* The Township of Esquimalt Parking Bylaw requires a high level of residential visitor parking at 0.32
spaces per unit for multi-unit residential uses. However, based on Bunt's previous experience for
similar village centres in municipalities across Greater Victoria and Metro Vancouver, a visitor
parking supply rate of 0.05 to 0.10 spaces per unit is more appropriate for the proposed
development.
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This recommendation stems from the Metro Vancouver Residential Apartment Parking Study' which
found that visitor parking demand never exceeded 0.08 vehicles per dwelling unit during the study
period, These rates have been further substantiated by previous Bunt studies for similar projects.

+« The development site is in a walkable location near a variety of shops, services and other amenities
and is in close proximity to cycling and transit routes.

= There is an opportunity for the daycare and medical office land uses to share parking spaces with the
residential visitors since daycares and medical offices have their highest parking demands during the
daytime on weekdays whereas demand for residential visitor parking peaks during evenings and
weekends which are offset from one another.

« The development is committed to provide a range of transportation demand management measures
to facilitate more sustainable mades of transportation, potentially including:

o A car share vehicle for use by residents and the general public;

Car share memberships to residents;

Transit pass subsidies for residents;

High quality bicycle parking facilities and maintenance tools; and,

Electric vehicle charging.

o Qo Qo 9

A summary of the Bylaw required parking compared with the proposed parking supply is shown in Table
3.2. The recommended parking supply is a total of 111 spaces, of which 88 spaces are reserved for
residents and 12 spaces are for the daycare and medical office as well as up to 11 spaces for residential
visitors (residential visitor and commercial parking to be shared). In addition, if a daycare is selected as a
tenant, preferential locations for drop-off and pick-up should be identified which could either be on-site or
an-street (such as on Miles Street).

Table 3.2: Bylaw Vehicle Parking Requirement

BYLAW PROP
CAND LISE A QPQSED
— BATE. | REQUIREMENY | RAJE SUPPLY
R;ﬂ:’;::;:i o . 0.98 per unit I Y. H'.'IE I-N.fﬂ-__ | 0.8 per unit 88 spacei__ B
: 6io 11 spaces
R - s
E:I:il:'i!t:[rl: 0.32 per unit 36 spaces 0.1 per unit (shared with daycare
e i A T R e | ___and medical office) _
__ Daycare | 1.5 spaces per classroom 3 spaces 1.5 spaces perclassroom | 3spaces
Medical Office | 1 space per 323 ft | 9 spaces | | spaceper 323ftf = 9 spaces

' The visitor parking demand results from the Metro Vancouver Residential Parking Study was obtained from suburban
sites in Burnaby, Port Coquitlam and Richmaond which had varying levels of transit service. The visitor parking demand
was not correlated with proximity to the Frequent Transit Network; in fact the site with the worst transit service had the
lowest peak visitor parking demand of 0.02 visitor vehicles per dwelling. Therefore the results from the Metro
Vancouver Residential Parking Study are seen as applicable to the proposed development.
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3.2

3.3

BYLAW PROPOSED
RATE REQUIREMENT RATE SUPPLY
TOTALS 155 SPACES . 111 SPACES

LAND LSE

The Parking Bylaw requires that one disabled persons’ parking space be provided for every 50 required
parking spaces or part thereof. Therefore, four of the parking spaces should be able to accommodate
disabled persons’ to comply with this requirement.

Bicycle Parking

The Parking Bylaw does not have any requirements for bicycle parking for multi-family dwellings. However,
the development is planning on providing secure bicycle parking in the parkade and potentially providing
a bicycle maintenance stand with tools. Bunt recommends that at least 1.0 secure bicycle parking stall is
provided per dwelling. Bicycle racks for visitors should be installed near building entries with weather
protection if possible.

Access

Wehicle and bicycle access to the underground parkade will be located on Melson Street. Bunt recommends
that pedestrian entrances to the building be located on Nelson 5treet and Constance Avenue to improve
the pedestrian accessibility of the building.
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Traffic Operations Assessment Methodology

The traffic operations were assessed at the Admirals Road / Esquimalt Road and the Esquimalt Road /
Nelson Street intersections for the PM peak hour. The analysis was completed for the existing conditions
{2018} and for the 2030 horizon year (ten years after development completion). The 2030 analysis
includes the vehicle trips generated by the proposed development and background traffic (i.e. existing
traffic plus growth on the network),

The operation of study intersection was assessed using the methods outlined in the 2000 Highway
Capacity Manual (HCM), using the Synchro 9 analysis software. The traffic operations were assessed using
the performance measures of Level of Service (LOS) and volume-to-capacity (V/C) ratio.

The LOS rating is based on average vehicle delay and ranges from “A” to *F” based on the quality of
operation at the intersection. LOS “A” represents minimal gueuing time conditions while a LOS “F"
represents an over-capacity condition with considerable congestion and/or queuing time, A queuing time
of less than 10 seconds receive a LOS A whereas queuing times greater than 50 seconds receive a LOS F.
In downtown and Town Centre contexts, during peak demand periods, queuing times greater than 50
seconds (LOS F) are common.

The volume to capacity (V/C) ratio of an intersection represents the ratio between the demand volume and
the available capacity. A V/C ratio less than 0.85 indicates that there is sufficient capacity to accommodate
demands and generally represents reasonable traffic conditions in suburban settings. A V/C value between
0.85 and 0.95 indicates an intersection is approaching practical capacity; a V/C ratio over 0.95 indicates
that traffic demands are close to exceeding the available capacity, resulting In saturated conditions. A V/C
ratio over 1.0 indicates a congested intersection where drivers may have to wait through multiple signal
cycles. In urban downtown and town centre contexts, during peak demand periods, V/C ratios over 0.90
and even 1.0 are common.

Existing Conditions

Bunt conducted PM peak period traffic counts at the Esquimalt Road / Nelson Street intersection on
Tuesday October 2, 201 8. During this time period, 3:30 to 4:30 pm was identified as the peak hour.
Vehicle volumes for the Esquimalt Road / Admirals Road intersection were obtained from the Esquimalt
Town Centre Traffic Impact Assessment from 2016. The vehicle volumes for these two intersections are
shown in Exhibit 4.1.

Bunt observed approximately 900 vehicles {two-way) on Admirals Road during the weekday PM peak hour
with approximately three quarters travelling to the east and one quarter to the west which is consistent
with the travel patterns caused by CFB Esquimalt. Minimal vehicles were observed turning to/from Nelson
Street at the intersection.
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As shown in Exhibit 4.2, there are no traffic operations concerns with the existing conditions. All
movements operate within their capacity and have reasonable gueuing times.

4.3  Future Conditions

4.3.1 Background Traffic

Background traffic is the traffic that would exist without the proposed development and taking into
account any increase in traffic due to other developments in the area that would add to the road network.
Background traffic was estimated by growing the existing vehicle volumes by 1% per year (consistent with
the Esquimalt Town Centre TIA) as well as adding the traffic forecasts from the Esquimalt Town Centre
project.

These assumptions likely overestimate the amount of traffic growth as the number of vehicles on
Esquimalt Road, west of Admirals Read has not changed considerably over the last decade. The daily
vehicle volumes on Esquimalt Road west of Admirals Road slightly decreased from 8,460 to 8,310 between
2007 and 2017,

4.3.2 Development Generated Traffic

The Institute of Transportation Engineers {(ITE) Trip Generation Manual (10™ Edition) was used to estimate
the number of vehicle trips generated from the proposed building. The vehicle trips rates as per the ITE
Trip Ceneration Manual and the resulting trip generation is presented in Table 4.1.

Table 4.1: PM Peak Hour Vehicle Trip Generation

LAND USE TRIP RATES TRIP GENERATION
ITE LAND . '
USE CODE TITLE SIZE VARIAELE IN ouT TOTAL IN ouT TOTAL
High-rise ;
222 it 100 Units | 61% & 39% 036 22 14 6
565 Daycare 2 1000 fit | 47% | 53% | 11.82 1 13 24
Medical/Dental T Ve | = |
720 Office 3 1000 ft 2E% 7% 3.45 3 7 (1]
TOTALS | 36 34 70

As shown in Table 4.1, the ITE trip rate results in 70 vehicle trips (36 in and 37 out) during a typical PM
peak hour period which is equivalent to just over one vehicle per minute, The ITE trip rates are obtained
from suburban locations with almost all travel completed by vehicle. It is anticipated that a number of
residents and visitors of the proposed development will walk, bike and use transit. Thus the trip volumes
shown in Table 4.1 are likely an overestimation of the actual vehicle trips generated by the proposed
development.
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The new vehicle trips were assigned travel directions based on the existing travel patterns. Exhibit 4.2
shows the assumed travel pattern for the 70 new vehicle trips minus the estimated & vehicle trips per PM
peak hour associated with the existing residences on the development site. It was assumed that all
vehicles would access the development site from the Esquimalt Road & Nelson Street intersection. This
assumption is consistent with the potential conversion of Miles Street into a one-way street westbound.

4.3.3 Traffic Operations Results

Exhibit 4.3 demonstrates the traffic operation results for the year 2030 with growth in background traffic
and the traffic generated by the proposed development. As Exhibit 4.3 demonstrates, there are no traffic
operational concerns either of the two study intersections with all movements operating within their
capacity. The queuing time for vehicles turning left from Nelson 5treet onto Esquimalt Road is anticipated
to stay within 15 seconds (LOS C). At the Esquimalt Road / Admirals Road intersection, the most
congested movement is the southbound through/right movement which operates at LOS D during the PM
peak hour which is still considered reasonable.
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5.1 Summary

The proposed mixed-use development is anticipated to have approximately 100 market
residential units, 10 non-market residential units and a 5,000 square foot commercial space which
may include a daycare and/or medical offices. Vehicle access will be from Nelson Street.

The development is proposing that Miles 5treet become a one-way street in order to minimize
traffic impacts on Constance Avenue. The development also plans to provide a suite of
transportation demand management measures (i.e. car share memberships for residents) to
reduce parking demand and traffic generation.

The site is well serviced with transit and is within walking range to a wide variety of commercial
and service amenities,

The Parking Bylaw requires 1.3 parking spaces per residential unit. The development is proposing
0.8 spaces per unit for residents and 0.1 spaces per unit for residential visitors. The majority of
the parking variance being requested is for visitor parking which the Parking Bylaw requires
significantly more than needed to accommodate the anticipated demand. The development plans
on having a shared parking pool for residential visitors and the commercial land uses.

The site is expected to generate approximately 70 total vehicle trips per weekday PM peak hour.
This is considered to be a nominal amount of traffic considering Esquimalt Road currently has
approximately 9,000 vehicles during the PM peak hour.

The intersections of Esquimalt Road with Nelson Street and Admirals Road currently operate
within capacity and are forecasted to continue operating within their capacity with the proposed
development and background traffic growth.

5.2 Recommendations

Converting Miles Street into a one-way street will minimize traffic impacts on Constance Avenue.

0.8 parking spaces per dwelling should be provided. The residential visitor parking should be
shared with the commercial land uses to take advantage of their differing time-of-day parking
demands. Based on the current development statistics, a total of 111 parking spaces should be
provided, of which 88 are reserved for residents.

Should a daycare tenant be secured, additional consideration should be given to drop-off and
pick-up activity.

The development should have pedestrian access from Constance Avenue and Nelson Street,

Short-term bicycle parking should be provided near building entrances with weather protection.

k5
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Township of

ESQUIMALT

s GREEN BUILDING
CHECKLIST

The purpose of this Checklist is to make property owners and developers aware
of specific green features that can be included in new developments to reduce
their carbon footprints to help create a more sustainable community.

NOV 2 3 2018

CORP OF TOWNSHIP
OF ESQUIMALT 6559
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Creating walkable neighbourhoods, fostering green building technologies,
making better use of our limited land base and ensuring that new development

is located close to services, shops and transit are some of the means of achieving
sustainability.

The Checklist which follows focuses on the use of Green Technologies in new
buildings and major renovations. The Checklist is not a report card, it is a tool
to help identify how your project can become ‘greener’ and to demonstrate
to Council how your project will help the Township of Esquimalt meet its
sustainability goals. Itis not expected that each development will include all
of the ideas set out in this list but Council is looking for a strong commitment
to green development.

There are numerous green design standards, for example, Built Green BC;

LEED NDj Living Building Challenge; Green Shores; Sustainable Sites Initiative.
Esquimalt is not directing you to follow any particular standard, however, you are
strongly encouraged to incorporate as many green features as possible into the
design of your project .

As you review this checklist, if you have any questions please
contact Development Services at 250.414.7108 for clarification.

New development is essential to Esquimalt.
We look forward to working with you

to ensure that development is
as green and sustainable as possible.

Other documents containing references to building and site design and sustainability,
which you are advised to review, include:

. Esquimalt’s Official Community Plan

. Development Protocol Policy

. Esquimalt’s Pedestrian Charter

. Tree Protection Bylaw No. 2664

* A Sustainable Development Strategic Plan

for the Township of Esquimalt Adopted on January 10th, 2011
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Please answer the following questions and describe the green and innovative features of your proposed
development. Depending on the size and scope of your project, some of the following points may not be
applicable.

Green Building Standards
Both energy use and emissions can be reduced by changing or modifying the way we build and equip our

buildings.
1 Are you building to a recognized green building standard? Yes
If yes. to what program and level?

2 If not, have you consulted a Green Building or LEED consultant to discuss the No
inclusion of green features?

3 Will you be using high-performance building envelope materials. rainscreen siding. @ No
durable interior finish materials or safe to re-use materials in this project?

If so. please describe them.

4  What percentage of the existing building[s]. if any. will be incorporated into the

new building? i

%o

5  Are you using any locally manufactured wood or stone products to reduce energy used in the
transportation of construction materials? Please list any that are being used in this project.
The intent of the project is to use Mass Timber, we will use local everywhere it is available. d

& Have you considered advanced framing techniques to help reduce construction costs % No
and increase energy savings?

7 Will any wood used in this project be eco-certified or produced from sustainably managed forests? If
50, by which organization? _ FSC (Forest Stewardship Council)

s CLT (Cross Laminated Timber),

For which parts of the building (e.g. framing. roof, sheathing etc.)? Glulam, sheathing )

B  Can alternatives to Chlorofluorocarbon’s and Hydro-chlorofluorocarbons which are  Yes No
often used in air conditioning. packaging. insulation. or solvents] be used in this
project? If so, please describe these, V’

9 List any products you are proposing that are produced using lower energy levels in manufacturing.
mass timber structural components

10 Are you using materials which have a recycled content [e.g. roofing materials, ﬂ

interior doors, ceramic tiles or carpets]?

11 Will any interior products [e.g. cabinets, insulation or floor sheathing] contain Yes
formaldehyde?

Page 2of 5
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Water Management
The intent of the following features is to promote waler conservation, re-use waler on site, and reduce
storm water run-off.

Indoor Water Fixtures

12 Does your project exceed the BC Building Code requirements for public lavatory Mo
faucets and have automatic shut offs?

13 For commercial buildings. do flushes for urinals exceed BC Building Code Yes @
requirements? applicable to podium level

14 Does your project use dual flush toilets and do these exceed the BC Building Code No
requiremnents?

15 Dwoes your project exceed the BC Building Code requirements for maximum flow Yes @
rates for private showers?

16 Does your project exceed the BC Building Code requirements for flow rates for Yes
kitchen and bathroom faucets?

Storm Water

17  If your property has water frontage, are you planning to protect trees and Yes Mo
vegetation within 60 metres of the high water mark? [Note: For properties
located on the Gorge Waterway. please consult Sections 7.1.2.1 and 9.6 of the
Esquimalt Official Community Plan.]

18 Wil this project eliminate or reduce inflow and infiltration between storm water Mo N/A
and sewer pipes from this property?
We will be separating storm water from sanitary on site through separte systems,

19 Will storm water run-off be collected and managed on site (rain gardens, NG N/A
wetlands. or ponds) or used for irrieation or re-circulating outdoor water
features? If so. please describe. reflective water terrace and all storm water will be

managed on sile

20 Have you considered storing rain water on site (rain barrels or cisterns) for future No N/A
irrigation uses? jrrigation storage tank on parkade level

21 Wil surface pollution into storm drains will be mitigated (oil interceptors. bio- [(Ygg) No N/A
swales)? If so, please describe.
Detailed engineering will best describe the systems in place.

22 Vll this project have an engineered green roof system or has the structure been Mo N/A
designed for a future green roof installation?

23 What percentage of the site will be maintained as naturally permeable surfaces?
Please refer to the landscape plans %

Waste water

24 For larger projects. has Integrated Resource Management (IRM) been considered Yes No N/A

(e.g. heat recovery from waste water or onsite waste water treatment)? If so.
please describe these.

Natural Features/Landscaping
The way we manage the landscape can reduce water use. protect our urban forest. restore natural
vegetation and help to protect the watershed and receiving bodlies of water.

25

Are any healthy trees being removed? If so. how many and what species? % MNo MN/A
Consultations will proceed with the Township prior to removal and replace

Could your site design be altered to save these trees? ng
Have you consulted with our Parks Department regaraing tneir remowval

5 NO

Page 3 of 5
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26 Will this project add new trees to the site and increase our urban forest? @ No N/A
If so. how many and what species? Please refer to the landscape plan for full details

27 Are trees [existing or new] being used to provide shade in summer or to buffer No  M/A
winds?

28 Will any existing native vegetation on this site be protected? Yes NM
If so. please describe where and how.

29 Will new landscaped areas incorporate any plant species native to southern No  N/A
Vancouver lsland?

30 Will xeriscaping (i.e. the use of drought tolerant plants) be utilized in dry areas? Yes Mo m

31 Will high efficiency irrigation systems be installed (e.g. drip irrigation: "smart’ No N/A
controls)?
Where in use we will incorporate high efficiency irrigation systems

32 Have you planned to control invasive species such as Scotch broom, English vy, % Mo MN/A
Himalayan and evergreen blackberry growing on the property?

33 Wil topsoil will be protected and reused on the site? @ No N/A

Energy Efficiency

Improvements in building technology will reduce energy consumption and in turn lower greenhouse gas
[CGHG] emissions. These improvements will also reduce future operating costs for building occupants.

34 Will the building design be certified by an independent energy auditor/analyst? ~ Yes No

If so. what will the rating be?
35 Have you considered passive solar design principles for space heating and cooling 'D MN/A
or planned for natural day lighting?

36 Does the design and siting of buildings maximize exposure to natural light? -::: MN/A
What percentage of interior spaces will be illuminated by sunlight? B

37 Wil heating and cooling systems be of enhanced energy efficiency (ie. ves(2] N/A
geothermal, air source heat pump. solar hot water, solar air exchange, etc.).
If so, please describe.
If you are considering a heat pump. what measures will you take to mitigate any
noise associated with the pump?
38 Has the building been designed to be solar ready? Yes No N/A

39 Have you considered using roof mounted photovoltaic panels to convert solar No N/A
energy to electricity?

40 Do windows exceed the BC Building Code heat transfer coefficient standards? No N/A

41  Are energy efficient appliances being installed in this project? .
If so. please describe. Energy Star
42 Will high efficiency light fixtures be used in this project? LED @ o MN/A
If so. please describe.
43 Will building occupants have control over thermal. ventilation and light levels? @ o N/A
44 \Will outdoor areas have automatic lighting [i.e. motion sensors or time set]? % o N/A
45 Will underground parking areas have automatic lighting? % Mo  MN/A
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Air Quality
The following items are intended to ensure optimal air quality for building occupants by reducing the use
of products which give off gases and odours and allowing occupants control over ventilation.
46 Will ventilation systems be protected from contamination during construction
and certified clean post construction? % No N/A

47 Are you using any natural. non-toxic. water soluble or low-VOC [volatile organic

compeound] paints. finishes or other products? @ Mo  MN/A
If s0. please describe.
48 Wil the building have windows that occupants can open? @ Mo MN/A
49  Will hard floor surface materials cover more than 75% of the liveable floor area? | Yes J No  N/A
50 Wil fresh air intakes be located away from air pollution sources? @ Mo MN/A
Solid Waste

Reuse and recycling of material reduces the impact on our landfills, lowers transportation costs. extends the

life-cycle of products. and reduces the amount of natural resources used fo manufacture new producis.

51 Will materials be recycled during demolition of existing buildings and structures? [ Yes ) No | N/A
If so. please describe.
Any material that can be recovered through recyling will be appropriately disposed of

52 Will materials be recycled during the construction phase? Mo N/A
If so. please describe.
We are using an efficient off-site fabrication to minimize waste

53 Does your project provide enhanced waste diversion facilities i.e. on-site retyci'mg No N/A
for cardboard. bottles. cans and or recyclables or on-site composting?

54 For new commercial development, are you providing waste and recycling Nc:- MN/A
receptacles for customers? _

Green Mobility

The intent is to encourage the use of sustainable transportation modes and walking to reduce our reliance

on personal vehicles that burn fossil fuels which contributes to poor air quality. o

55 |s pedestrian lighting provided in the pathways through parking and landscaped @ MNo N/A
areas and at the entrances to your building[s]?

56 For commercial developments, are pedestrians provided with a safe path[s] @ Mo N/A
through the parking areas and across vehicles accesses?

57 s access provided for those with assisted mobility devices? @ No N/A

58 Are accessible bike racks provided for visitors? @ No N/A

59 Are secure covered bicycle parking and dedicated lockers provided for residents @ No  MN/A
or employees?
60 Does your development provide residents or employees with any of the following features to reduce
personal automobile use [check all that apply]:
transit passes
& car share memberships
& shared bicycles for short term use We are engaging with a local bike renter
O weather protected bus shelters There is no bus route next to our project
plug-ins for electric vehicles
Is there something unique or innovative about your project that has not
been addressed by this Checklist? If so, please add extra pages to describe it.

Page 5 of 5



e e

e

RECEIVED

o

——
-

t NOV 23 2018

CORR. OF TOWNSHIP
OF ESQUIMALT (2

DRAWIMGS LIST - ARCHITECTURAL

Sheot Hamber | Shest Hame
ADL.00 :mrm SHEET
18051 . BASE E:uamm url.mﬂ. DRAWNG
93EI0-V-25P | TOPOGRAFHIC SURVEY PLAN
Ao [SITE PLAN
ALDZ |PERSPECTIVE VREWS
A1oy PERSPECTIVE VIEWS
Al0d |PERSPECTIVE VIEWS
A1.05 PERSPECTIVE VIEWS
ALDE PERSPECTIVE Vil W5
AT 7 |SUN AND SHADDW STUDY
AT OVERALL FLOOR PLANS - LEVEL B3
AZD2 ' FLODR PLANS - B2 LEVEL
A O} MFLM#M 1 LEVEL
AZAG r-m-::m. UMIT TYPES
A2 FLNH PLANS - GROUND LEVEL
a2z mesr_zmmL TOWNHOME
A2.03 FLOOR PLANS - 2ND LEVEL - AMENITY
LAl JFLDOR PLANS - 300 LEVEL
LFRE] (FLOOR PLANS - 4TH TO 11TH LEVEL THPICAL
A2AE FLOOR PLANS - 12TH LEVEL
AzAT |ROOF PLAN
Lo L] JEMTERIGR BLEVATIONS.
L] EXTERSOR ELEVATIONS
. JEXTERSCR ELEVATICHE:
Lt ) EXTHROR ELEVATIONS
FYRL BUILDING SECTIONS
IYRFY | BURL DG SECTIONS
L3 FONNLITIC SECTHINY.
a1 BUL DG SECTIONS
104 JLANORCAPEPLAN
Y102 ENLARGED LANDSCAPE DETAR

CONTEXT PLAN

SCALE: 1:1000

DIALOG

ISSVED FOR

i HABAE  REIDNWMNG

METRIC

Tiach [oichonniedi i COPvRale=ITI D AN WS T 0N B 0,
| P . Do Pl S v a0 R TP Pl S ot

s, DREHTACHE AME I LN TERCE 5, 6 RS BE MOTED
WEFOFY SR MO
DT BCALL PHEE CRERG

Al PORE aeC O AT el i A CARREONE. TO el OOmsi, TANT
PR Co ARl oYy BEFORE CORRAIACHI W TH THE Wilio

D AT ek Fitaa Pl G0 TRALT S0t nTE e T
WRTIEN APPROwA, PR Tl DONSLL TANT &8 SRLECT Fo
CORRT G E 8 AT P CONERACTER S Laiinc

ARCHITECT & PRIME CONSULTANT
EnALDG

0% 511 AUEKARDER STREET

EANDOUNER, BC YA 16

T S0 795 188 Far B3& 3811
INTERIOR DESIGN

DALOE

AIH 11 ALEXANDER STREET

NEBNTOUNER. B YA TE

Tae Bl F55 1R Fa B FE 1T
STRUCTURAL ENGINEER

[+ T

& A ALEXAANDER ATREEY

WANDDURER, B vl 1E1

Tol B0 5 190 ]
MECHANICAL ENGINEER
AT

A 1 RLEANDER STREET

Te wmlﬁm k! Hooh b bl vl s

El.Ec.ngn hﬁ?{:ﬂhﬂﬂﬁo ".f,
H ir‘-.u-q._ f,?‘ /

DEVELOPMENT

CONSTANCE AVERIL S0M STAMLES ST, ESOUMALT,
BE

COVER SHEET

CPKIVN: Author CHECKI hacier
PLOT QATE: 1025300 13608 AM

A0.00

DaE4ay

ol pew Vi O AW MR span e apien g 1 T




ATRIIY Adn St i AR R VEOLG F VTR

;; :
E -
i RECEIVED
§
‘ - % . LOT A
+
LOT 1 LOT 2 CORP OF TOWNSHIP
PLAN 2135 Q%OF ESQUIMALT d?
)
{0, eq:‘
SUSSEX : t QUENT 2
B1.TR
STREET 1
i
iy LOT 110
H . b b , o f PLAN 2854
o e W
1 LG :j z
0 R <
g T : g
: 15 |7
g : i e
: g fw  §
® H 1, LOT A 4 § g ;
5 AREA: 0.263ha i = ! = oo ey
LOT 49 Bupe ()] il
DLPEATHDN 3681 z *  EOHPE-TOAD
z . D ||r||w.n T4
D = u * ::D:mmm1 Foige
U:I o 2 ALY - SARITANY
"‘J * L LR et
% . STRATA Ep——
: PLAN VIS3969 ::::.mg'rnsmums
A ] - -r. TRIR - CORNNERDUS
. Fs i § Cimc
ELETION 9
; I s | BTy
& [RreT=Y o
g LOT 1 2 e . .
g 5117 = i i
| e e &
3 2
% i MILES STREET
4 3y “
; ! ‘ol of T
i § | D oS st e anmen casces o coun it
.;E 1 2 h.;';l:"mﬂlﬂ-u“liiﬂl&“‘ P ERSED R0 S OO TeE Dl Tl T VO
5 - e s i i
: LOT 2 STRATA LOT 114 LOT 115 A i '
! PLAN VIS5689 s st Plcsiapisic S
!
E oy
5 e 24 MoEihanney TOINTWORKS =
eSS . McEihanney Consulling Services Lid TorocrAPHIC SURVEY PLAN oF | 03680-V-2SP
: = e, pr—— —— s 616-620 CONSTANCE AVE, 619-623
f s wamc R o oy e e NELSON ST, AND 1326 MILES ST |
i “u" n::u | CRGIMAL IS5 ;:I :.-.::u R 2 T L4 A 1 AN TR RTINS o o 3. 0 437 Tl 35030 621 ek ok s 211303680.00 ; rz




LIFULS HOSTEN

e T |
‘H‘G_-.- - -
I i a,
|
e
.
‘ : RECEIVED
| B i
I
i | Nov 23 a0
L CORP. OF TOWNSHIP
, OF ESQUIMALT (&
t o) o
S PMENT SE
I
]
o 8
noGa
| x
|8
} ]
g f o
I .
WILES STREET | o
1 )
]
: HONEMBER 23, 2018
1R FOR INFORMATION
i SHOALING HEIGHTS DEVELOPMENT I .
O 00 VERT: MM
— R ANy Nt S 100 1 s Sheer |1 |
I McElhanney Consulting Services Lid. e [
ACTORA BE VLS R e 2070k EXISTING UTIITIES ORAMNG vy
S 18-061-BASE DWG

=




PLAN LI ND
—-—-— PROPERTY LINE
BUILDING | STRUCTURE ABOVE

' MAIN ENTRANCE TO RESIDENCE

NOV 2 3 2018

CORP. OF TﬂWNSHlF‘
OF ESQUIMALT ‘5’

PARKING | LOADING ENTRANCE

@ a0 0 @ e @ o @ o @ yom @ P @ LP DENOTES LOW POINT AND SPOT ELEVATION

- - l # # -
SUSSEX STREET LP +19.80 PROPERTY LINE 51.78 - p—— - L '11': : BRI REZOMMG ‘.:k
et == = = . ﬁ\g
\}C-
g : | Yk%»g@“
i C’O
e ({D@
® | S
PARKING :mmc: \
SERVICE ENTRANGCE
| METRIC
Tl DRARRG B COPTROGHTIDD AT WAUST WOT I LSED,
e e L
@ - i A4 0 A, TS PSS, DTSR MEITED)
Ve
1 PENGT R THE [SAW AL
l —y | A PORT OOl I NCE S AND S S0NE TO Tl CONSAA TANT
ﬂ PR AFOR A T I PO AT W TH THT WO,
.T M [E] AT, FROM THE EONTRACT OO R TS W THIR
.| ADMSN [ STOSAGE Tayre WRITTIM APPROVS:, FROM THE CONSLLTANT AR SUBACT TO
I ™ "MI E TR AT THE COMTRACHORS ENPTREST
I l 1
= 1 = A | ARCHITECT & PRIME CONSULTANT
@ - | i w ks daaie 5 i mulmnnuf
M ' g5 T VASCTUVTH, BG VBA 1
! | " g el 834 255 1100 Fax: i 354 1780
E E . v "t“li I | = CTE INTERIOR DESIGN
. I’ i Py B
| g ? Saiues
| FH Te B0 EE 11 Fam: el 355 T
5 I STRUCTURAL ENGIMEER
@ Jr AR Rl ooy o Jm el I VL e
= e I l 1 i L TR vt
SITRACK | S o | Te G4 256 AE fa ot
i | - MECHANICAL ENGEZER
’ U—t L E 4B AR lﬂ.m ﬂK‘ E
" e m::::::‘,::: E L Iﬂlﬂili e Fan B30T 1
@ J E:i?:. E O _;'ll’.r; ol Iy
r
i Lo : g .‘fﬂ' f‘ﬁ, /f
i i = = -
| g
i RETAR BETAR RETAL. Wras e el d
e O
@ . |l z MEM FEATURE
— F’ﬂ
E L] L L . L] W P * | 1W
E .
UNIT TYPL cou
A
t e o | DEVE LOPMENT! '
oo — SLA — - - o
HPF «31 48 i e ;'I':I' GHE H‘I_T_T = e, "y A — ) 4 1 BECROOM + DEN i mmlmmrﬂmﬁlm!lT ESOUNALT,
HP 420,80 2 BECROCIN 4
T - — [ seoncon SITE PLAN
- 2 BEDRCKON FENTROUSE 2
@ @ @ @ @ @ ® 3 BECAGEM PENTHOUSE 1
HI.ES ETREET 3 BEDRCKOIM + DEN PENTHOLISE 1
|““ thama I‘lﬂﬂ' EULTE TUEEITE 34513 AN
3 BEDROOM = DEM By

A1.01

1y SITEPLAN
SCME 1:180 e 102 4B4TV

e pon Pl G Sy AL g Qriangtim pr op nd



L5 T
PR

RECEIVED

NOV 23 2018

CORP OF TOWNSHIP

A0

METRIC

ol DRAARG B OOPVRNGHTILD LMD WS T HOF Bt USED
ol PRDOUC D OF S O WSTHOUT WETTTE N PERRAS S0

A, Co el AAT i ML TERS GHLESS OTHLRSESE HOTLD
vilinPy (xf gt
D A2 A Thesh DR AaAAE

ol PORT SN CReSal VLD & A0 OARS SE0MTS. T THE CONSA TRAT
POeE CLARSRCATRON BEFORE DORMAILCEG WTH THE WORK

D VA TICRES FRORA THI COMTRALT DXOCMASERTE YiRT HORT
WESTTEM ABPROVAL FRCR! THE COMBULTANT ABE SRBACT 20
CORPCTION AT Tl COMTRACTON'S CEFERSL

ARCHITECT & PRIME CONSULTANT

DALOG
404 £11 BLEXAMDER STREET
VEMCIILNER. B ViR 1E 1

Fof G0d 355 N1 P 504 79 1790
WJJ;RIOR DESIGN

454, 611 BLECRMDER PREET
WMAMCOUVTR. BC wEa 1
e GO0 1 B1ES Fan e 35 11RO

STRUCTURAL ENGINEER
=]
0%, K11 MLERARTER ETREET

MEGHANICAL ENGINEER
=1

A0 S ALE AR STREER
ARS8 11
Te BB 1HE Fas 508383 1790

DEVELOPMENT! "'

CONSTARCE AVEMELSOHN BTRMLES 5T, ESOUINMALT
B

PERSPECTIVE VIEWS

AT Author EHECKIChe ki
PLOT DATE T3 10008 128 08 Al

PERSPECTIVE VIEW ALONG MILES STREET

AL SCME
LB e
£ Wi D6 _ OB _AN_poprierio ol




F = SR
= :

A T ATHh

i

=

SCAME

PERSPECTIVE VIEW FROM SOUTH EAST AT CONSTANCE AVENUE AND MILES STREET
o/

ME TRIC
[P i ST AMD) MLST MO B UL
REPKAICE D, O RE V6 Tt sacuT WAITTL A PERLESLCEN

ALl DAL ESCHTS: ARE B NSLLAE TERE Los D35 Ol e mTEE
WALRY Cubdl ST
D0 HOT BCALL TS D8 ARG

mirCE m-gm;mmummmmum.
PO C I TR B PR COMMIRCING AT Tl S0

GEVATIONS FROM Tril COMTRAST SOCUMENTS WiTsDUT
PRSTTL I vy, FRacm frel Cprins, TART AR SUBIECT T0
COMMLG PEoH AT THE GO RBSTERS [k S

ARCHITECT & PRIME CONSLILTANT

ARG
lﬁ-i“&Empﬁm'l
WRRCOUVER, BC el 1EH

Tl WS 1M Fam 508 581090
INTERIOR DESIGH

406 611 MEXANDER STREET
WRNCOUVER BC WA 1ED
Tl a4 755 18 Fin 804 221750
STRUCTURAL ENGINEER
RALOG
o gy sy faebeln S10EE T
VAMCTUNTR. BE VL 11
Tl BOE 155 NiEE Fau B4 15

11,
MECHANICAL ENGlkeER
WEI:- it
43 B11 ALEEANDER ETREET

Ao
p FJSI'%LGL\&W“ \
DEVELOPMENT '

COMBTANGE AVEMELRON STRALES 5T DS0LmuaT
BC

PERSPECTIVE VIEWS

DTN Aadhee CHECPEIChache
FLOT CATE 201 LOTHEE 139 20 Al

A1.03

Q48450

[ BRI D e



PERSPECTVE VIEW FROM SOUTH WEST AT NELSON STREET AND MILES STREET
&) "aene

DIALOG

RECEIVED

J
" NOV 23 2018

SSERRD OF TOWNSHIP
OF ESQUIMALT df;
'

METRIC

Tondh DRAAAAD o COPTRGHTE D AMD BARST ROT B USED
B FADIUCE D OF ROWELD WATHIUT SWESTTEH POERAS 300

Aal Conalariaciey AT i e L AT DR UL DS OTMLEVERE MOTED:
WL o

BT Sl Tk (alidfana

ol POR T oCreies TEOE & AlvD DRAS 55085 TO Trll DORSIAL TANT
POl CLAMERCA T8 Bl FOR CIOMME MCING IWTH THE YWOREK

Dl T, TR Tl 08 TRALC T

AETHOLT
AERTTIH ASPROEL TRDA Tl CONBULTANT ARE BURECT PO
CORESCTelN Y Tl SOMTEAC TONS ENFEMSE

ARCHITECT & PRIME CONSULTANT
%ﬁ AL ENRDER STREET
W Wit 1

RACOURTR, B
el BEd BN 1186 LU
INT&RICIR DESIGN

A

406 617 AL [ANDER STREET
WEMCOUWTR. IBC Vit W11

Tl bld H fidE Taw 354 TTRE
STRUCTURAL ENGINEER
ARG

6, 811 MERAMDER BTFEET
WANCOUVER, BT WEA 1E1
Tel o4 B8 e Fau AT

MECHANIGAL ENGINEER
[= T

A0 K1 MENANDER STREE T
TANCOLAER

BC VR 1L
T 00 =S Fim 504 354 1780

ELECTRICAL EM qﬂ 1
oy uhgwn ””}'I,
# X E . Hc‘! )"’f

COMESTANCE AVESELSON STHMS ES ST ESCUEMALT
[ ;.=

PERSPECTIVE VIEWS

ENLAR Asifr CHECKE Rk
PLOT OATE I 13088 1 3055 AN

A1.04

aBaay

& i W D8R _mpoteren




DIALOG

RECEIVED

{ NOV 2 3 2018

METRIC

Tl SRR O COPRSTED ASD UUST HOT BT USID
S PRCSRC D, Co VA T HOUT VRRITTIDN PRASS a0

ALL AR AOCREY I B A TE A ey DS STl vkl el
WENEY DR RO
DO NG BDALE THIS DRV

AL PCRT PCCMS FLMC S AleD CARSSOAT O Trl] CORSLL TANT
Pl CLARFCATICN B FORT CONMMACHG WETH Trll WOS

Ol vl Peach PR Tl CORSTRAST SO TS Vel TiOuT
Vel T 0 APsinCwAL FRoomd Foaf O0clin, TaNT AR SURMCT TS
e e e T e R et |

AHCHIT ECT & PRIME CONSULTANT

et RO R SRR
L1

VEMOTLHER. BCWER

Tel 042 10 Fas 838 28 1990
INTERIOR DESIGN

el 055

408 541 BUEAMDER STRERT
VEAMDILAER B WEA 1E L

Tab 56328 1 Fas  did B3 780
STRUCTURAL ENGINEER
Dol 2%

A8, 811 AL ExadliEk LTREE T

TR B vl

Tel oo 295 1005 Tas B4 8Y
MECHANICAL EMGIMEER
408, &1 ML ESADES ETREET

Tl e 355 1l P 80488190

:LE::TRE&L.,IEHGH:EFE 1y /'y
a8 611 AL hv:fuﬂtf - __-"
“‘%‘% "‘*’r 1

REéluE' TIALOL
DEVELOPMENT "'

COMSTARCE AVEMELSON STASLES 5T, E50UNMALT

-

PERSPECTIVE VIEWS

DA Ao CREE R oot
PLOT DATE 2IP1LE0A8 1 002 &M

A1.05

Q48480

E i incat Pl B, RB_jpsstomta i

1 PERSPECTIVE VIEW ALONG NELSON STREET
SEALE




1
vl

PERSPECTIVE AERIAL VIEW

SCME

METRIC
THIE DRI B COPYRIGHTIED LA I8ST WOF B URED
REPSOOLGLD: OF BUWSLD BN THOUT WNTTL N Py

Aol AL WEADAR ART @i VLA TENS: VHLESS DT ERAVSE HOTED:
Wil Bl DAl ey
Do 0T SCALE Trih DRLANSAI:

WEPCHT IUTORTISTERCHE B 0D QRVERCIY. TO el (OWELA, TauT
T L ANITRCAT IO BEFCAE COMMENGING WITH THE YSHE

D VAATICNE, FRGAT THE CONTRRST GCCasm neTl v THER T
WRTELH ARPRTLL FROM THE CEmiun TauT sk SullleT i
CORMEL TICN &7 THE COMPIAG S0RS ExPins]

ARCHITECT & PRIME CONSULTANT
DOG

408, &1 ALELANDER STREET

VRHETUNER, B VM 1EY

e G 2 Tk P il 24 10
INTERIDR DESIGH
Dk O 1 S

40 17 ALEURMDER: STREET
WENCTILNER BC Vi 1E1

T BOH T 1 Fi 44 8 T8
STRUCTURAL ENGINEER
CABLONG

00 8 ARULEANDER STREES

WARDOUSTE. B e 31

Tel 604 355 1088 Fas 834355
196,

MECHANI NGkt ER

MEG CaL ENGlkeeE

08,411 MESANGER ETREET

SO VER, BZ VA e

Tel oo 8 18 Fa 90088170

ELE{:Tmcm,le;dﬁudEtn I

et : !l
*ﬁ“ht'ﬁo}wﬁﬁ-_l_'} A £y
R g s e r‘ﬂ'ﬁf'" g

HOALING HEIBHTFS .~
RESIDENTIALO LY
DEVELOPMENT"'

COMETARCE AWVEMELEON BTANLES 5T, EBDUIMART
BC

PERSPECTIVE VIEWS

DA At CHECPBL e
PLOT DATE: 230 12008 1 5T AM

A1.06

08450

el ame Py GRS DO N pisniin Fel




DECEMBER 21

SEPTEMBER 21

JUNE 21

MARCH 21

9:00 AM

4:00 PM
\

RECEIVED

NOV 23 2018

PORP OF TOWNSHIP

faaf ahack AR oy o TR Und BES OT=ERAAAL ROTRD
VR Y Qo s
B 1T SALT Trek DRAHG

PR CLABSNCETEOH BERORE COAS TG VTH THE W5
IPIRAR Tomfl 0T BT T DOCURAE TS WATHOUT

WRETTLR APPROGAL IDU THE COMESL TART ARE BUBIECT TO
CORRLCTEDA AT THl DONTRACTONS [IOFLHEE

ARCHITECT & PRIME COMSLLTANT
mm A EURHDER STREEY

408, 11 ALERANDER 31
VRHCOUNER, BT
e 0 O 1S L

STRUCTLIRAL ENGINEER
A OG

'WARCOUWER. BIC WA 1EY
Tl 834 1HE Fim 04 24

wy
18 Fi 60 355 1790

HOAL figfs :
RESIO ALY (W
DEVELOPNENN“

COMSTARCE AWVEMELSON STAMED BT ESDLEAALT.
BC

SUN AND SHADOW
STUDY

CHECKECRecker
Pﬁ.ﬂl MIIE FITADONE D I ST AW

A1.07

(R
© My Py TLG_(E_AR_posteres red




s ) o~ — P ] o
.:(A:I '::E\" /c ) Q:,“] f ) (F) (e [

b : p

r’""".l

-.\___.z

SLOPE 5.0%
DO

@
£ | | METRIC
Trach [oitte i OOShrineTIDD AMD NI T HOT B UBER
O € C8t A ekl A TROLUT WRITTILH PERKSS B
i o, ] T o US8 ST AT MOTED
i "
d | o £ AHE CARSSACHTS. TO TR COMBIAL T AT
| Jl POt CoARPaC AT B FORT COMMAMIMOING T TH THI WoRK
SLOPE 5.0 % o n?" HE 5 .
(AT AT .-ﬂl.m'-dl'.' opla If:‘:-!-:l”‘ u! i
3 = ARCHITECT & PRIME CONSULTANT
3_};. '.\ E__).' el
T Fian 04 388 4T
IN?F RIOR DESIGN
-:nL RECANOLR STRIET
B “'-- B0 P TR
S1¥4UCT URAL ENGINEER
u. &1 =-E AER BTREE
WERRTIOUVER! B VEA 1
Tol el 755 199 Fim J\.-I:‘H.
e f i ME[ H-‘".NII'_,.“.L LNGINLLH
(4 )
= e uu 1 MEXANDER STRELT
- | WRCCUNVER: BC WBE IEY
| Tel O3B0 Fa 355 1T
1 EI;-E;!_.'!TRIE.“.L I';-"!(;:'Il!i.'ll;ﬁl RN Iy
| Yy - |'_'| A B~ ! r"
|
|
- o~
(s (5)
L Mo
-~ -,
‘a LN ;
Ml M &
-y ..“
SAOALING
RESIDENT 14 coLY
DEvELDﬁMEMTn o
) -\‘I "-'E,-H CONETAMNCT AvilaEL SO0 ST ES ST EBJUERALT
| [
o, \&/

OVERALL FLOOR
PLANS - LEVEL B3

DRANN Auirar CHEL KR e it
PLOT DATIE F1 105008 2 04 35 AR

| A2.01

D4BagY

£ gt et i DL 5B _BB_jrgestomta 1l

LY
—t
—

\
J
.
i,
—
S
-
iy
&,
-,
&)
-
-
I\'
e

l:.E.J' :._ J S

1\]"'
Q,

\r=
b

#7 LEVELB3

”5_"_)] ECME 1 We




| DIALOG

RECEIVED

oV 23 2018 }

AP OF TOWNSHIP r,-}/

':q'_ ol UBABLT s

ET ol 2 ﬂ?1.\-}\"&:/)"

_OPMENT 2%

SLOPE 6.0 % ] i
DOWH - : o . ?x\.t';l" d

a
[
.,
ey
13014 — I (e
= 1 3 el
P
Lo
| "
i pY
i _-.'
M

\ METRIC
ETDRAGE ! SLOPE 5.0 % ) T AR B COEVISCETE D ARD Mg T et i i
! DN N S PROOUCED: D8 BEVISED Vi THOUT WERTT | R P BLERaey

ARl LT T RS LB DTHE RS HOTED

%
W |
[

ol DA it el

IS AN DASS SN 1O

ARCHITECT & PRIME CONSULTANT

DR

{ | ; ; 48 E11 LEWER SR

.'SL%::IEP;"‘" % , ?:I-r.'e. bt --?-I T Far g T
: [ INTERIOR DESIGN

456, B4 ALEXMIEER STREET

L WER BC veA BT

L R Fan B0 794 TR0

ETREET

_53:1_UCTUR& ENGINEER
[T

408 11 M EANDER STREET
VRNCOUWER: BIC VSRR 1E T

T A NS 1l Fim 80438

MECHANICAL E NGINCER

408 811 ALERANDER STREET
L 4 770

B0l 255104 I
ELECTRICAL ENaUNEER . ' /7,
[ ~rx k 1 &

-J,-_s-a.-.}i;cil..-ga" s
Ry ]
.':q.- ..If':hx-

o --lll:.'r. I.:l:' .'r.

SLOPE 5.0 %
DOWH ™ -

e SHOALING
- RESIDENTAL? =1\
! DEVELOPBENT

COMSTANCE AVE/MNELBON BTABLES 5T ESCUIAALT

L

FLOCOR PLANS - B2
LEVEL

i %

{,
.,

P
B

f'\l £ P i P TN P (—)
'] 1 C D E L F) | G H e HEL
| L (_.I l‘-. :I I'*-\. y, P, W= | ii‘;_{.'_?r'_:'x IF\.L-‘E"-:'JL:E.:' ik i CR R e it

A2.02

Dagagy

et mred Py RSBl _BN_ppmeiorye r

| mj

LEVEL B2

87 souE 1 om




DIALOG

TELECOM | RECEIVED

|
. NOV 23 2018
| . g
I e _CORP OF TOWNSHIP
I 2 Wl ey EOUILITIVIALL (i{.“
DA :— = TO ABOVE %ﬂ el )
o % e A WiereeS
| j;'u\i o
| I
L
b R 1':—(| *
! .\_;\:'a"
— ~i
o O
e
i
ok
Parking Schedule e
Co
unt Family and Type Level METRIC
T ks
A L1 P s
1T PRE P‘ITHjI‘IQ LEVEL ! LU CRME A A 18 LU TERS, LSALESS CITmEWaSE MOTED
$all_Vehicle_UH_3D:  B1 = B et BEALE T DA
4500 x 2400 3) ep—
26 PRK_Parking LEVEL - e
Stall Vehicle UH_3D:  BA e At
500 % 2750 (WML PR A1 Fe EO REC TR PPN

iT PRI Parkiny LEVEL SLOVE B % ARCHITECT & PRIME CONSULTANT

Stall Vehicle UM _30: B2 { v
4500 x 2400

D O
408, 611 ALEXARDER STREET
VIRHCDUWER:. B b 3E1

32 PRE_Parking LEVEL LR Fan B4 795170
Stall_Vehicle UH_30: B2 INTERIOR DESIGN
o Fane 0 s g

- PRK__PIMW LEVEL l\__ r T 0K 5 188 Fan B S TR
Stall_Vehicke UH_3D: B3 GARBAGE ;-;:I‘F;;LH.‘.IUHM ENGINEER
4500 x 2400 ; [RESIDEMTIAL) ! 6, 411 METANDER STREET

14  PRE_Parking LEVEL | A e s
Stall_Vehicle UH_30: B3 mEEHﬂNICM ENGIEE=R
5500 x 2750 L GARBAGE — 416,611 WLENANDER STREET

VRHEDUVER, BC VB 1E1
111 ACOMBROIALY . e e s

ELECTRCMENSAER |
b | i
iy P

408 &N :'.#-16 B
F ! VAN 5::1.':? — ]
L3 otk Sy LT T e 7

£

-~ A | -
4 PR
1) [TE:] |
CISTERN EXHAUST
/?,_
)

CORGTANCE AVEMELSON STAMELES 5T ESOUMAM T
i

o ' o ) I . L T OVERALL FLOOR
) (&) i (c ® O ® N0 ) PLANS - B1 LEVEL

DRMAT Audre CHECKEChecker
PLOT DATE T 008 T 08 05 Al

(T LEvELBY | | | A2 : 03

\‘-"f:_,.-' ECME 1 W0

LERE e

£ i Fea LG Cii BE pgetaris Fd




UNIT TYPE - 3BR+D

SCALE: 1:100

FLOOR PLAN LEGEND

BATHROOM
PORCH
STORAGE

Il WASHER | DRYER

B KITCHEN

[ PLANTER ! GREENERY
OUTDOOR TERRACE
LIVING | DINING
BEDROOM

B DEMOTES BATHROOM

BR DEMNOTES BEDROOM

K DEMOTES KITCHEN

LD DEMOTES LIVING / DINSNG
3 DENOTES STORAGE

P DEMNOTES PORCH

WD DENOTES WASHER | DRYER

.

1-]
1BR+D
T15M

UNIT TYPE - 1 BR+D TYPE B
SCALE: 1:100

UNIT TYPE - 1 BR+D TYPE A

SCALE: 1:100

UNITTYPE - 3BRTYPER
SCALE: 1:100

UNIT TYPE - 3BR TYPE A
SCALE: 1:100

UNIT TYPE - 1 BR

SCALE: 1:100

UNIT TYPE - STUDIO
SCALE: 1:100

UNIT TYPE - 2BR TYPE D
SCALE: 1:100

2BR
T8 SM

UNITTYPE - 2BRTYPE B
SCALE: 1:100

UNIT TYPE - TH TYPE B LEVEL 2
SCALE: 1:100

|
II_

UNIT TYPE - TH TYPE B LEVEL 1
SCALE; 1:100

2BR
117 5M

UNIT TYPE - 2BR TYPE C
SCALE: 1:100

UNIT TYPE - 2BR TYPE A
SCALE: 1:100

UNIT TYPE - TH TYPE A LEVEL 2
SCALE; 1:700

UNIT TYPE - TH TYPE A LEVEL 1
SCALE: 1:100

RECEIVED

NOV 2 3 2018

CORP OF TOWNSHIP
. OF ESO

METRIC

THIS DAV B3 CTRTRIGHTLD WG AT AT B W,
VREPRIOCHACE L. O MBS W TR WHITTE N PE R s

L ChRATAS RS ART i o L A TS LALLES DTHERASE WODID:

MEPCHT WCORESTENCES ARD DRESONE PO Trll COMSLL TANT
FOR CUARICARIOH BENAE. COMMERCIRG. WTH THE TRy

PG THE COMTIRACT WTHERT
W TTLH APPRONAL FROM THE CONDLS TAMT RRE SURECT 10
DOMMECTAON &7 THE COMTRACT (R ILDEMS

ARCHITECT & PRIME CONSULTANT

il 17 A ERANDER STREET

WRHCTLUAVER. BC vl oY

e g M N Fir G 395 190

INTERICR DESIGH

4DE B11 ALERANDER STREET

WRMCTLUNER, B VA 1EY

Tet 524 248 1 Fam 0G4 758 TR

STRUCTURAL ENGINEER

]

408,611 AULKARDEH STRIET

WARDOUST I, T VA TET

Te B 355 1080 Fax B S
T

MECHANICAL ENGIkEER

4, 611 ALEANDER STREET

WRNDOUWER, B VA BE1
Tot 4 5 19 Fax B0 3 1TR

ELECTRICAL Eqmm 1 ',

CORSTANCE AVEMELSDN STRMLES 5T. ESQUIRALT.
L=

TYPICAL UNIT TYPES

(DFME. Adires CHECHBChecion
PLOT DATE: 12233018 X X130 AN

A2.10

4B45V
e i, F i [ AR AH Fotaaipll ek g G ful




T O e ® W
| )

FLOOR PLAN LEGEND

BATHROOM
PORCH

STORAGE
B WASHER [ BRYER @

B KITCHEN

B FLANTER | GREENERY
GUTDOOR TERRACE
LIVENG | DINING
BEDRODM

B DENOTES BATHROOM

BR DENOTES BEDRODM

K DENOTES KITCHEN

LD DENOTES LIVING J DEBNING

% DENOTES STORAGE

P DENQTES PORCH

WD DENOTES WASHER [ DRYER

mmmmm PROPERTY LINE

£y LEVELL

WS o 1o

RETAIL

PARKING
LEVATO

= o
N F
v

ADMIN CESSIBL
STORAGE WIR

RESIDENTIAL et

ELEVATOR
CACF
RESIDENTIAL
LOBBY

RETAIL

<! ®
ES
TH Y
|
.' - ®
B = P
: ] B — ‘
DS T “ 'I' i
TH !
o |
=" s
B L P | ]
8, v |
L § i
TH | H8 ! -

VESTIBULE -

RESIDENTIAL ‘

HECEIUED

NOV 23 2018

CORP. OF TOWNSHIP

METRIC

Tl DEASC) B DORGHTIDD RAD USAET HOT Do UBEGE
REPRODUCTD D8 B D AATHOUT TWAITTEN PERUAS O

daly ([ melalens. AR S0 LB LA TERS SR ISE Ol GSASE RDTED
Wl AT Emh S
B0 DT ST Yo DA

R T SO TE WO S RS0 DABSICATS 1 chmrm
FOR CLARIFICATEDA BEFORE COMMINDRG W

D AATROAES PR Tril COAMTAALT DDTJMEHTE WATHOUT
WRTTDA SPFROREL FROR! Tril DORSHE TANT ANE BABJELT TOH
CORSCTION AT THE COATRACTORS ERPERSE

.H.RCHITECT & PRIME CONSULTANT

5% 611 MERMDER ATREET
WWRCTUVER BC B, 1)

Tel &4 155 1968 Fim d 381780
I'HTERIDR DESIGH

20 1 RENANDER ETREET
NRRCCLVER BIC VEE 1E 1
e AW Fus 504 T4 1780

STRUCTURAL ENGINEER
06
#2669 MEXANDES STREE T

Fan o 354
MECHAMNICAL ENGINEER
OLDG
A B ALEANOER STREL T

WANCOUVTR, G Ve a1
Tl B0d 355 11 Fau B34 85170

ELECTRICAL Eqﬁm&éﬁ' ligg b

o Sr e

ED An%@

4 T

DEVEL DRI

CONSTANCE AVEMELSOMN STAMLES BT, ESOUSAALT
B

FLOOR PLANS -
GROUND LEVEL

EHECKE Me e
RDTDM’E FNHGE 1 5107 AW

A2.11

apaEy

€ Bl o iy D G_BARY_L8_rpe s A



o

e

METFRIC

Tl DRLESANG B COSVRIGSTE D AND MOST MOT 88 URED
S PRODUCE D O R VTR E O W TSIOUT WRETTE W P R anay

L CoA ASaCon ART 91 ML IAE TR URALES DTHERWASE NOTED
R (o e
O Y e T DA

@ EETET FCOMESTIRDELS AND DRSSO PO THL QOREAA, TRMT
PCEE CLABRICATHOA BENORT COARE RCIAG Wi T T Wome

(DA TROARS FROA) THE DIST BT DODLIAE NTE P THOLT
FERTTTION BP0 PR THE COMMR FANT ARL BREECT 70
COREDCTION AT THE OOMTEACTONE: EOPENSE

( o ARCHITECT & PRIME COMSULTANT
Dbl 05
“q 404, 631 ALELRMOER STREET
WaNCOURER BC ves un

Ted B HE 1164 LR
INT
I Ib%Rll:lﬂ DESMGN
458 Bur BUEAMDER STREET

STRUCTURAL ENGINEER
(e =]

A6, B11 ALERANDER STREET
HBRNCDURER BC YA 1E1

Tl A0A 24 1 [ F--]
MECHANIGAL ENGINEER
DG

40d, 11 AL COARDER STRET

NRMCTOUPETE: B v 1 1
Tel 804 355 160 Fas 0 255 750

ELECTRICAL ENGINEER) | 1/,
0811 ALE n.ls.l
1

G) | FEEEChESR

f;’
'
Cu, ’r,

BATHROOM
PORCH
STORAGE

[l WASHER ! DRYER

FLOOR PLAN LEGEND § |
|

W KITCHEN

[l PLANTER | GREENERY
OUTDOOR TERRACE
LIVING ! DINING

K DENOTES KITCHEM

LD DENOTES LIVING f DINENG
5 DENOTES STORAGE

P DENOTES PORCH

WO DENOTES WASHER ! DRYER

—-—-— PROPERTY LINE

{1y LEVEL 2 TOWNHOMES

BOME 1 WD

RESID Ouﬁ W
DEVELOPMENT "'

COMETAMCE AVEMELEON STAMILES BT, ESCHLMBALT
BC

FLOOR PLANS - 2ND
LEVEL - TOWNHOME

DN Auiter EHECHE mechonr
FLOT DATE 7112098 1 59 18 AM

A2.12

QB4

C Wyt Lacwt Py D0 G_QS40y_ A8 spacdterse =4




‘ GUTDOOR TERRAGE | FITNESS

AMENITY
POTENTIAL

AMENITY
BUSINESS
CENTRE

COMMUNITY
ROOM

FLOGOR PLAN LEGEND g

BATHROOM
PORCH
ETORAGE

Il WASHER | DRYER o

W KiTCHEN

B FLANTER | GREENERY
QUTDODOR TERRACE

LIVIMNG | DINING
BEDROOM

B DENOTES BATHROOM
BR DENOTES BEDROOM

K DENOTES KITCHEN

LD DENOTES LIVING | DINING

WD DENOTES WASHER | DRYER

=== PROPERTY LINE

LEVEL 2 AMENITY SPACE

SCME 1 ¥

DAYCARE

QUTDOOR TERRACE

®©

.
8

®

Do

®

DIALOG

RECEIVED

i

NOV 2 3 2018

METRIC

Ty [N B DO TRRGHTE D A IR T WS "u‘lﬁ
PEPROOUCED: R BEVERL D R THOT W TR P e dan

L, ICHAAR ST, AR il L LT TIDNS: URLESS DT ADNEARE SMOTED
VAT [ RSaOS
Ol DT SCALE TemS DRG0

MESOAT SOOMISTENCE B AT Myl TO Petl S0Mag, Tan
PO LM ATEON BLFCME SO C e wATH 1 lm

DAL TROAR, FICH Trl COMTRALT DOCUSERT B e THCLT
Irlerlnu'Hwtl. WOR! THE CONBIR TAXT RRE ol T TS
CORMECTION AT Frill COMTRAC PR ERPERS]

ARCHITECT & PRIME CONSULTANT
CARLTHG

48§11 MLEVANDER STREET

WANCOUNER BC B 1E1

Tl 1M Fim 424 14 190
H‘ITEHIGR DESIGH

08, 411 AL ENANDER BTREET

i a0d 58 1880 Fam o4 B 10
STRUCTURAL ENGINEER
DALOG
00 470 BLIRMDE R STRED T

n

MECHANICAL ENGIFEER

08 @n1 ALELAMDER SYREET

WOCER

Tl A 1A ViEH Fas 604 755 170
ELECTRICAL Eﬁﬁﬁ& 1y,
mnuuh ﬂ»{a?cﬁ}; ’ 2

(T3

&

&
RE llziwmﬁg, WO
DEVE L@HMﬁmm W

COMETANCE AVEMELEDN STABLES 5T, EBOLUIMALT
L=

FLOOR PLANS - 2ND
LEVEL - AMENITY

PUZITI:II-TE FARD0R 51 26 AM

A213

apaiy

Wl e Py 8,3, A g



METRIC

Vel DA B COSYRe T [ SND WAET DT B S0
Bl RO D OF Sl ek D e TRIUT AT R P RSSO

AL Gl asion Al m e o RS oewy L O vl BARSE HOTID
o el e
Dot B Tk Sk,

@ ol PORE palo0evilcd T Eel 4 A Domicl Se0ivE TO Toal DOASRL TAMT
PO CLARSCR AT B FCR COMAL MOIRD T Tl WO

[T TR FRDA Trd SOMTRACT DOCLERATS WATHOUT
FETTEH ARFRIVAL FROAM Tall OO TAMT ART SEELT 70

SR Talwe AT Tl COMTRASIONS. DLPUASL

A
{ “I“? ARCHITECT & PRIME CONSULTANT
y %ﬁ A ETRDER ATREET
VEMCDUNTR. G W68 1§
Pl BOS 35 vidh Far 0 255 1T

IMTERIOR DESIGN
084,06

408, 810 AL LAMOER STREE T
@ VEMCOLAVER. B Wil IES

Tl Bld M2 ViE Fan & 55 STG
STRUCTURAL ENGINEER
CARLDG
& &1 MESANDER ETREET
SARCUVER] BiC el TR
Vel s e s 28 B

P,

MECHANICAL ENGINEER
AR{THG
1 M ELANDER STREET

P

Lok

FLOOR PLAN LEGEND g

BATHROOM
PORCH

STORAGE
B WASHER | DRYER @ i

B KITCHEN

[ FLANTER ! GREENERY
OUTDOOR TERRACE
LIVING | DINING
BEDROOM

B DEMOTES BATHROOM
BR DEMOTES BEDROOM

K DEMOTES KITCHEN

LD DEMOTES LIVING / DINING
5 DEMOTES STORAGE

THE

EN
DEVELOP

1[1

COME T AT AVEADLE0R STABLUES 57 ESOUMALT
BT

FLOOR PLANS - 3RD
LEVEL

AT Aattor CrlL R ke
PO ATE 23 L8 15 37 AM

P DEMOTES PORCH @

WO DENOTES WASHER | DRYER

————— PROPERTY LINE = A: ! 1 4
L]

LEVEL 3
BIALE | W

D4BAENS
€ el oy BL0_Eba_AE_joonars i



FLOOR PLAN LEGEND g

BATHROOM
PORCH

STORAGE
B WASHER | DRYER @ *

B WITCHEN

B PLANTER | GREENERY
OUTDOOR TERRACE
LIVING | DINING
BEDROOM

B DENOTES BATHROOM

BR DENOTES BEDROOM

K DENOTES KITCHEN

LD DENOTES LIVING | DIMING

5§ DENOTES STORAGE

P DENOTES PORCH

WD DENOTES WASHER | DRYER

— .. PROPERTY LINE

LEVEL 4 TO 11 TYFICAL

5-6“.'.1“1

RECEIVED

NOV 23 2018

CORP OF TOWNSHIP

METRIC
o G TID A MLET WOT B USED
nmu m D) WATHELT ARHTTICH PRI S0

AL DRURE PSSO AL L TR o RS ST el WOTRD
FSAONE

PORT SO T NCIEL AND CARKECHE TO Tl TORSUR TANT
qi;uumlmuim ST AT VETH THI W

ElvwTacish Fstus 1l COMTRACE DECUAMMNTS WeTHEAT
WAITTES APFRCHAL FROM THI COMBLE TANT ARE SUBLECT TO
comaic o AF Trll ConTAMTEIAE LaPindl

ARCHITECT & PRIME COMSULTANT

T
434 §4Y BLLCRADER STRlT T
WAGDUNER B ViR 1ES
T B34S 1 Fa i 358 100
INTERIOR DESIGN
'Hi b ALECBMODER 5T Iq:[l
o i AR —
STRUCTURAL ENGIHEER
Dby %
. A1 ALEANDER ETREEN
Tl 01 355 1900 Fas ﬂ;‘m
MECHANICAL ENGINCER

-lﬁ 11 MLE KANDER ETREET
SRNCOUWER, BC VL 1E1

Tel 404781988 ‘kqu'udujqr“

HOAJING HEI
RESIBENTIAL 1 u‘*
DEVELOPMENT

CORSTANCE AVEMELSON STAILES 5T (50Ut T
BG

FLOOR PLANS - 4TH
TO 11TH LEVEL
TYPICAL

H.UTQ»\.TI: Falbilro L RRLE 10

A2.15

Dad4gy

i it P B0 Eblatie!_ gt rol

CHE R b




FLOOR PLAN LEGEND
BATHROOM
PORCH
STORAGE
B WaSHER | DRYER @
I KITCHEN

[l PLANTER ! GREENERY
CUTDOOR TERRACE
LIVING | DINING
BEDROOM

B DENOTES BATHROOM

BR DENOTES BEDROOM

K DENOTES KITCHEN

LD DENOTES LIVING J DINING
& DENOTES STORAGE

P DENQTES PORCH

WD DENOTES WASHER | DRYER

=== PROPERTY LINE

1 LEVEL 12

M seaE 1w

RECEIVED

NOV 2 3 2018
CORP. OF TOWNSHIP_

METRIC

Tk DA B OOSYRIGHTE D AND WUST WOT BE USED
WSRO D OF Sl D AWTHOUT WEITTIEH PORRASIR0N

dgy Dl RO AR B0 LA NDRS, LewULSS OF vl BVESE MOTED
it ]

et B ek PR

TR T ek TRl S Al TS SS08E. TO Trill DOREAA, TAAT
FOR CLARFICATION SEFORT COMME HCING IWTH THE \WORK
Bk Tolierl AR Tial

COHTRACT DODUERTE WATHDUT
WRITTES AFPECAAL FROM THE CORUATAMT ARE FUBELT PO
CORNTCTION AT Thl COMTEACTONS, ENPTASE

ARCHITECT & PRIME COMSULTANT

[ T
A0, §1) ALEEMDER S TREET
VARCORNER. G We8 11

Tel g 285 1988 Fa i 385 TR0
NTERIDR DESIGMH

-II'I | AL CANDER SEREET

T LI5S Fa 0 3 TR0
STRUCTURAL ENGINEER
D80G

406 §11 A ENRNDER ETREET

VRMCDUNER: B VW SE1

Ber g A VNS Fim 004 ES
17

MECHANICAL ENGINEER

[ W=

400 BT ALEEAHCER STREET

MEMODURER. B Vil T

LO R Fim B

454 E11ALE

mm’*‘ L s

DEVELOPMENT

CONSTAMNCE AVEMELEON STIMLES 5T ESOUMALT
BC

FLOOR PLANS - 12TH
LEVEL

(=3 L e
D'LA'}'I' IZ'AME A uRdnE 151 55 AL

A2.16

Q48484

C-#wviiscsl Pam DLD_DHBR_AN_opeieres red



T

FLOOR PLAN LEGEND )

BATHROOM
PORCH
STORAGE

W wASHER ! DRYER

B KiITCHEN

B PLANTER ! GREENERY
OUTDOOR TERRACE
LIVING | DINING
EEDROOM

@k_

B DENOTES BATHROOM
BAR DENOTES BEDROOM
DEMOTES KITCHEN

RECEIVED

NOV 2 3 2018

METRIC
Toeh [WRMASAE £, COPYRIGHTT AND MUST MOT BE USEDH
1 LT WRHTTE o

ekl eleCeel AR B e AT B DAL IS Ol il meOTHD
LAY g
o 1T BEALE Tk Doy

A PORT OO TR 3 AT OMSS0RE PO Trill DDA TANT
FOR DA AT (08 PSR DOAMAT DG WV T Tl W0

ok TR R Thal] SORTIRAC T DOCLRALHTE WATRIDUT
WRETTEN APFROAL FROM Tl OOASMA TANT ARL SUBMCT TO
CORBICTAOR A Trll COMPRAZTORS [OSLHSE

ARCHITECT & PRIME CONSLULTANT
0 1 AL EaDER STREET
B VEA 1)1

Tl A0 355 nilE Fax @4 155 1190

RIDR DESIGN
406, 611 AL LR STRECT
- Fae 08 355 10
STRUCTURAL ENGINEER
ARG
] SLENANDER RTREET
WAADITURAER B B 1E1
Tel &M A8 190 Fom B0l BS
MECHANICAL ENGINEER
ARG
A § 1) MELANDER STREET

E'E%{%i)gk;“
DEVELOPMENT

DCCMTM AL S0N STAMLES ST, ESOUSMALT

ROOF PLAN

DN Radige CHECRIC bt

BLOT DATE 2200018 1 5303 Al

A2.17

i e P TS Bl AB_paorisna ret



]
® © ® ® ® oG
w RECEIVED
| '
ROOF LEVEL "
DARKER COLOUR tain
ALUMINUM ND‘J E 3 Emﬂ
i COMPOSITE PANEL
{>EDHE OF TOWNSHIP
LEWEL 13
= g ShiT "
| ' )
1 o ] — Il.'\:;: i {ﬂ\{:‘l
A
B b DOUBLE GLAZED @
INSULATED UNIT %"ﬂ
{ DO%
| LEVEL W
- ES E F QQL
B ) - LIGHT COLOUR < %
B ALUMINUM O
- ! COMPOSITE PANEL w
| LEWELS
o
- . METRIC
Bavg [+ [t THE, DAL B COPVRIGHTIE D AND NAEYT RO B VRt O
iu MEPSCOOUCED O MESYSED BWTHOUT WNTEER S R a0y
Aol DERAL ESEOAES ART B WSLLGATTERS: LALLSS OTHE RWASE WOTED
W Py (DAL el
| LEEL B Do MEOT SCALE Tl DRLAARAIG,
& 1T —— FLO $ WEPONT OIS TENCEL D AND ORME-ONG 10 Sril COATRA TANT
III POR DRI ATION BEFTIE COMME RCING BWTH THE YROme
=] ,': EAE| D WL TR, FROAS Thil COMTRELCT DOCUSMTE PATHOLT
x ) PRTIER AFPROUAL FROY THL CONVEULTANT AR RS 10
- B COMBECTRON BT Thi COMTERLCSTNE ENMEATE
| | T ARCHITECT & PRIME COMSULTANT
| A [+ d=r] &
406, 11 KL EURMDER: STREET
| Ll o=t ] WRNCOUNER BC Ve fER
Te g A 1 Fim el 7 TR
HERIOF! DESIGN
454 17 A EXRMDER SFREET
| LEVELE s WEMETLANER. B vk 1E1
= W Far 868 24 gy Fam 404 2 1m0
R ﬂgﬂuﬁrm ENGINEER
@ | " "{,l'.- W 00 61 A ANTER STREET
A I ¥ { kLA, B v 1
. el 1L Tet G54 355 1008 Fis 64 3955
AT
LS MECHANICAL ENGIbeER
- £ :n:é!.llkémksﬂﬁfil
H |
i LEWEL &
o
L LIGHT COLOUR
] L ty r} MASONRY UNITS
1t 1) J 1 1
WOOD ACCENT | . | : | LAl : ]
ALUMBUM — I ! L 3 ] Ll aalli
COMPOSITE —— ey = “
PANEL i I | l } I L‘ ]
) i | i ] i 1 g
LY i s T i I
N i } : : ¥ kg EYEL D
s B i | HT
I- [ = - / E‘
‘ i
o ﬂ| ol 3 CONETAMCE AVEMELBON STAMLES 57T ESCLIRIA T
) B LEWLL | SSRNRE e B
. | i ; L .o N
| i} R : e EXTERIOR
E - _ j ELEVATIONS
8
' ——— == DR Badrat EHEEKR Rt
PLOT DATE 22410010 2 25 9B AM
DARK COLOUR
MASDNRY UNITS A 1 0 1
L]
/71y NORTH ELEVATION
IS e e
DaBAGY

By il Wiy 0, SR A gt red



RECEIVED

DARKER COLOUR
ALUMINUR
COMPOSITE PANEL

BOOF LEVL J

== n ¥ NOV 2 3 2018

CORR OF TDWNSHIP@

s g " ?F ESQUIMALT &
ey 8

LEWEL 11 .::]'ﬁl"
, == s o
]| - DOUBLE GLAZED .;?;\?‘
INSULATED UNIT o
B :
) Y 7 sHin * DC?—
| | S
= =
:m _"i'_l LEVEL Y P
T T 5 I T i) = METRIC
:-I._ | L=t - Foulh DMARAD o COPTRIGeN [RMD: WU T WOT B USED
Lﬁ S PACEREH [ £08 ol el £ WATHELT T N il Sty
AL Daminmacns ARE B LR TR S RS STHORRL MOTLD
! A VENEY A
r— C— a8 e EPCRT rrSCaTac T el A SRS Sa0NE T0 Tel SR, AR
; '.: '{‘.‘l. ;III E_] I i ] O O AR AT PO COMRADSIT WATH Trl W
|_| L L Lk S e Bk Pk PR THI SOUTARE F BOCUAN KTE Ve TR
bd] APEROAL FRIR Tril CONSLL TANT &6 SURACT TS
| IS SRR TeoN AT Tal OOMTRACRORS DiPIRSl
gt e T ARCHITECT & PRIME CONSULTANT
- Fibr] DRiL00
i £ 811 MERCER S10R T
| T EMEEIE P @AM
INTERIOR DESIGH
CARLOG
w0l 1 A DR SRR
LEVELE RNCTUNER, 5 VEE 101
= = p— iy Te M 58 18 Fas 08 255 1780
8 e hs STRUCTURAL ENGINEER
] DALDG
435, 1§31 BLEXMHDER: STREET
VINCENVER BE VB Y
Tel a0 T8 FIEE P 0 95
— ' s o MECHANICAL ENGINEER
e DWLDG
7 26 511 MELCER STREET
d | Tel B58 3 11Ed \.llfd N*Mr,
. ELECTRIGAL ENGINEER £
Y oo Wb
= v ! e et g
= = _ ek L O L D
1 | LIGHT COLOUR '
! | MASONRY UNITS
| | TR N N, LeveL Y
A T = = nral""
o R ) ] S et P 0 | L ——— WOOD ACCENT
u-nli-r.-':lf:“. -.-..-;'r..-u-u" I. S ALUMRIN .
— — - ; e COMPOSITE PANEL e, a*

—— e e SHOALING HEIGHTS
BRE| - il ] RESIOENTIAL 1
| | _ DEVELOPMENT

] ;Cmﬂm AAELSON STABLIS ST ESoUaLT

EXTERIOR
ELEVATIONS

DRANR Rughor CHECHECRgcher
PLAT DATE M 1G08 2 28 15 AM

S e, A4.02

B4 T

EAST ELEVATION

ME 10

[E ST R T LT FUNE Jees S



RDOF LEWEL
B *
DARKER COLOUR
ALUMINUM NOV 2 3 2018
COMPOSITE PANEL
LEWEL 17
ST *
e
LEvEL 11 ‘\D
o] Ed [:f‘%
)
DOUBLE GLAZED <%~
INSULATED UNIT d{bﬁ"
LEVEL W% (:.-'
ana + D’?-n.
- LIGHT COLOUR < %
ALUMINUM .,:j
COMPOSITE PANEL %
LEWEL §
ﬁ,
=t METRIC
Toad DRUAASAS . CORTRGHMTE D AND BT WOT B2 USED
o PACCICT 0 OF R VERE D WA TROUT WEITTIEN PRS0
B, Conad ihacenh kil B by L PR Loy LSS DT W T D
VLI g
LEWELE M T BCALE Trad Dlbyaaiy
Rl ﬁ' ol PORT WeOORaS TEACH S AND DRSS S30ME TO Tl CORSHA TART
PO AR ET 08 DNORT DOMAME TN T THE W0
D i Tl FECAS Tofl COSTRACT DOCLAREMTE YATHOUT
TETTEN APPRDwAL FROA Trill COMTURTAMT 8L BURUECT T
CORECTEDA T Tesll SOM TELT TOSS, LN
LEWEL T 4 ARCHITECT & PRIME CONSULTANT
A% Dl %
A0 817 & EnanbEh STREET
WENCTLATR, I v Al
Tl 504 355 1% T 355 750
W&RER DESKEN
498 611 ALEARDER STREET
LEVEL & WEMCTURTR: BC v a1
e Ter B4 355 TG a0l 754 TR0
STRUCTURAL ENGINEER
Cak{ 3G
S MUEEADER STREET
SCOUNER B YA KT
Tel o378 1M Fim 24 B8
LS MECHANICAL ENGINEER
i e CURLOG
D ) A ANDER STEEE T
NARCOUSER B WER 1R
T 854385 108 Q
ELEcmql.q.'Ehh% Tiy 1y,

OOMSETANCE MAVEMELEON STABLES 5T, ESOLRMALT
BC

EXTERIOR
ELEVATIONS

—— DARK COLOUR
MASONRY UNITS PLET BATE S8 AErtH8 237 18 Al ke
1y SOUTHELEVATION
\HE ane 1w
o480

€ et o Fimy DL G_04Ba_AR_pmass



| 6

[

¥
i
14
i‘ ‘ 5::;1
/1 WEST ELEVATION
MBS soe 1w o

jnging

i T N,

o DARKCOLOUR

MASONRY UNITS

m;r;ml 4
DARKER COLOUR
ALUMINUM
COMPOSITE PANEL

LEVEL 12

we ¥

LEWEL 11
L]

,"

DOUBLE GLAZED
INSULATED UNIT

LEVEL W
| g

REVEL B
—

LEVEL B

T Ed

- LIGHT COLOUR

MASONRY UNITS

LEVELT
& *

LEVIL &
T e

LWL %
o "

LEVEL
e Ed
LIGHT COLOUR
ALUMINUM
COMPOSITE PANEL

DIALOG

RECEIVED

NOV 23 2018

CHHEOF TOWNSHIP
OF ESQUIMALT (3‘,9

METRIC

Tl DRANSG & DOP ST LD ARD WOST SHOT B WSO
BEPROOUOED: O RS0 VT uOUT WRRTTESA P RASSath

i Conal irated Aol o i LTI RS LS T O] Bl NSRS
VY
DO MO SCALT Toell SRASS

W FORT ROORSES TEACE S AMD DRMSSS0RE PO Tl DORG, TaiT
ITM (L AR T RN BN PO DiOAMT SOC I WA Tiell VDR

DERA N0, NRAR Tl CORT BALT DOCUSATTS #ATDUT
WARTTTILH AR TRDWAL A Tl COARRA TANT ART SUBECT 7D
CORECTEIR AT Tl DOSMTRATTORS [NATMSL

——— WOOD ACCENT ALUMINUM COMPOSITE
PANEL

ARCHITECT & PRIME CONSULTANT
B8 00w sTREET
VARCOUVER BE A 1
Tel g0 B8 FiES Far 54 155 TR
INTERIOR DESIGN
2§11 BLERMMDER STREE]
WANTOUVTR. BE VR il
T 0T 1 Fam 0435 17RO
STRLUCTURAL ENGINEER
AL
A3 891 AL EXMIER STREER

VB TE1

VARLTHNER. BT

Teb B8a 4 s Fos g4 78
MECHANICAL ENGINEER
a0

00 ) B R SR T

T ulz\:nﬁ"?i‘hl kdid by ty

B i
=~ W

SHOALING HEIG
RESIDENTIAL
DEVELOPMENT

CORETANCE AVEMNELEOH STANLES 5T @500 miiy T
[+

EXTERIOR
ELEVATIONS

CHLAW Auithot CHECEI it
FLOT DATE il 3 28 35 and

A4.04

Q48400

© iLoos Py DUG_4B_AR_cpstetis nt



RECEIVED

NOV 2 3 2018

CGFIF DF TOWNSHIP

ROOF LESEL rﬂ
4 D‘:"

E1

L ‘ﬂ?{

S

LEVEL 11 *
Lol
METRIC
Trisy DO B D AMD WUST WOT B USED
REPSROOUCE D D8 SR D W THOUT WIHTTE N PERLSS 300
Ll -y AL, D AT, AR b AL TR iR S S, CY el Sl AT
an VIR bl iana
DO WO AL T Touh DR
BEPORNT SCOASE T HCE § AND CARSSI0MS T0 Thl COMSLL TANT
PR G ARPRCATION BEFTSSL CORMA RO VW T Tell W0l
LEVEL§
[ * DEVATIONS FROR Tl CORTRALT DOCUMENTS, WATwOLT
TEITTER APPROAL PIROS! Tol COMSLLTRNT AN SUBILCT 1O
COMRECTION AT Trll DONMTRACTON B LOPENSE
UL - ARCHITECT & PRIME CONSULTAMNT
sttt DMLOG
456, 17 ALEWANDER ETREET
WAMCOUVER, B W64 1E1
Tel 504 25 1065 Far 5040951790
oy INTERIOR DESIGN
NN * Mﬂ":‘r
0, 611 ALELSHDER STREET
WANSOUVER, B2 VA i
Tel 834 0 HEE L
LEVEL STRUCTURAL ENGINEER
M.: d S E
405 011 M EVANDER STREET
VRMCOUVER. B VA 1E1
Tl Bw 354 10l Fau 3428
i
LEvELS MECHANICAL ENGINEER
wi T B4
40 £10 AL PR STREET
VANCOUNER, B VA 11
T F
LEWELE - Bl 5“ !f
b1 # .
LEVEL ¥
w e
L ¥
Hin *
VEVER 1 M T P

S /SHm'{ E GHTS
RESIDENT]. m‘

DEVELOPM

CONETAMCE AVEMELEOH STAMLES ST ESOARMALT
BC

- BUILDING SECTIONS

LEVEL B

oary ¥
DRAAS Ao oo ——
PLOT DATE. ZL1/018 2 38 57 AM
LEVEL B3
o ¥ E 1 1 1
']

I_Lplgeg_ggr_:_r_lm CUTTING NORTH SOUTH @ NELSON ST
Xl

SOME ¥ ERD

Q4840

T Sl Lpont Fome D00 _QABdiey AN cpmseans on



BUILDING SECTION CUTTING NORTH SOUTH @ CONSTANCE AVE

BLME 1150

ROOF LEWEL
[5Eri] ‘.

LEWEL 12
T o

LEWEL 11

5&&.‘-1"

LIWEL W0
] *

LEVEL®

O

uvLe
L]

4

LUV TR TR

&=
REVE o

Ny

RECEIVED

NOV 2 3 2018

CORE OF TOWNSHIP

METRIC

Tl DlAGAGHES, & DOPAGCSATED LAD UURT WO B LD
W PEOTECE D (OO P RS0 W T LT T T I A ST

i el aerd AR B i ] T FES LA IS I RV, RCTED
v‘EH\r ke
Bt SEALE Tend DR

PR SrODAES TOAMCES, AMD DARSSI0MS TO: THE CONSULTANT
PR CLERSFCATION BEFOST DOSSRRING VI TH THE IO

Do vASATRORES PR Tl CORTRALT OOCUMENTE WETHOUT
WRITTER APPRDWAL MO Tl CONSLULTRNT L0 BUBILCT T
DOERECTICH AT Teg DONTRACTONS EXPERSE

ARCHITECT & PRIME COMSULTANT
DAL

&8 811 L EVANDER STREET

et B v

Tl 04 255 18 Fan p0E A 10
INT

M‘:ERK)R DESIGH

408 811 AL ERANDER STREET

ROV B v 1

TS0 T TR Pow 008 G170
ﬂRUCTURM ENGINEER
&35 §11 BLEVHEMDER STREET

18,
MECHAMICAL ENGIlcER
LG

4§11 BLL DR SERE T

VAMCEEATR G W68 1

Te B4 255 11ES Fa 0L 3851740

ELECTRICAL ENGINEER | | 1 |,
un-u{;@\ ﬂ;},ED AHC‘

ThﬁLc oWV %)
DEVELOPMENT '

CONETAMNCE AVEMELBOM STANLES BT ESCLAAM T
BE

BUILDING SECTIONS

DRAAH Ao
PLOT DATE JAn 120168 3 28 48 AM

A4.12

QuiEgay
L Sy pa Fimy O G QR4 AN ppeserss mv




® ©® ©® O] ® ® ® ®

EUNLOG SECTION GuY TG EAST WEST @ MLES 5T

TR

BOOF LD
B .'

LEwEL 12

SﬂJI*

LEwEL 1
E

g

LEVEL 1D

£34T *

LEviL B

I'-d-“IEI

LEVELEZ
iy ¥

LEVEL B
Lot *

RECEIVED

NOV 2 3 2018

METRIC

Tl [RUANYAIG B DO rCa T O ARDY MOET WOT 82 Wm0
BEPRDIUCED OF FEVESED WTsOUT WIHTTER FE NS

A, EORAT TR AR i g A TR LRSS OTHERASSE HOTID:
Wil B o arharh
0 T AL Trick et

FOLPORT PaCORSES TEROHS AN DANSSS0RS 508 THIE DOARAL TAMT
OO CLARSNCATEON BRI DRI OIS WI T Tl Wi

VAR TR0HES, FROAF Tisll DOWTRAL T DIOCLURAL WIS WATHOUT
EITTEH APPROGEL FROAN Tl COASGLTANT ARE SUSACT T
DO CTRIR AT Tril CONTRLLTONS LOMWEE

ARCHITECT & PRIME COMSULTAMNT
Dk Oy

428 611 ALEXEHDER STREET

WEMCOLNER, BC wes a1

Tal pod A 1168 Far g4 285 1790
INT

MD%RIDR DESHGN

45, Ba) ALEXRaOER NREET

VAMCOUWEE BE WA i

e B0 T VM T 0 75 TR0
STRUCTURAL ENGINEER
[iki, Oz

408 §11 ALELANDER ETREET

HRHCDURER: BIC vk 1E1

T A0 75 TR Fim 00428
MECHANICAL ENGINCER
406 B0 AL O S TR T

COHSTANCE AVERRELSOM ETANLES 5T ESCURALLY
BC

BUILDING SECTIONS

RN Autfor
PLOT DATE 23710078 3 38 54 A

A4.13

(48400

© ey Lacp Fagy {n 0 (W84 A8 apeserr




BURLDING SECTION CUTTING EAST WEST
SCME 118

®

ROCH LIVEL
L -

UEvEL 13

wen ¥

UEVEL 18
oy

a

LEVEL Wi

ST o

LEW LY
5 "

LEVEL B

L !
s

e

LEVELE
WiH

v S
e

LEVEL 4

verr ¥

IEVEL D i

o]

REVEL Y

s ¥

LEVEL 1 WETTANNE
E??‘.'i' e
LEWEL 1

E ] e

LEVER BE *
I

LEVEL B2
11581

LEVEL B}
B

RECEIVED

NOV 2 3 2018
CORP. OF TOWNSHIP

METRIC

Toad DRARD. B DOPYRSGHTE O-AND BAUST MOT BE UBED
W PRIGCE D OF BEVEED WTEDUT WETTER PEBSEST

ALy Dol ciedsich Add Wy i BAL O RS LR TES OF vl BAaSd OTID
\‘!m T
B0 R SEA i T DG

RUPOET NOCMSE TERDE S AND DRASSS0NS TO Trll ORI TAMT
A CLARRDATAON BUNDRHE COMIMAL HCRG WATH THE WO

DEWATIDHE FRTA THT, DIONTRACT DODUSATATE: W THOUT
WRITTLN APPROVAL FROA Tril COMMATANT ARE BUBRCT TD
COSSHUCTION AT Trll QDM TEAC VO £ NMEASE

ARCHITECT & PRIME CONSULTANT
[ Lo

&8 11 ALEXAMDER STREET

WARCERER, BE VA Y

Tel B04EE VG Fax &0 755 178G
M&RIDR DESIGN

0 At AUESAMDER STREET

aRDDURER BC i uly

Tel o 8 08 LE I R
S'I'RUCTWL ENGINEER
lﬂ- H'l AL ERNRDER ETREET

VEMCOUNER: IBC VB TE1

Tel 04 354 16 Fim 008 58

MECHANICAL ENGINCER

-l\l- |'|'I AL ST

WRACOUMER: B Wt 101

Te B4 355 1 Fos B0 7R
ELECTRICAI. ENﬂlﬁEP‘I L1y
! Iy

£ 601 ALER r
rﬂ*“n‘:{@' gxa.mno "

f ' HElﬁHT‘%\\T
) L"\:'E £
DEVELOP n‘t"

BUILDING SECTIONS

M Matfe CHECHECRecisr
FLOT DATE 3313018 3 25004 &M

A4.14

o480/

CoBgor Lo Wiy DG QaHy AN pomdcyny =8




RECEIVED

NOV 23 20%
| CORR OF TOWNSHIP

MIXTURE OF MEDIUM SIZED

WALKING PATH FOR PETS NATIVE TREES
JCOMMUNITY CIRCULATION pefmnm s emmrs oA g s p g S m s = S i ii—]

w
1
1
1
1
1
n

METﬁIC

Tl i Bty B (SO ADad Tl I LMD MAUIST WOT BE USEDH
EEROTUCD O R D AATHORIT VRTINS S0

“ﬂmul e o T S i 5, Tl Pl me T
hiilvihu!
[-=] - ] 'uu. PR

Y
ﬁ. 4

S

-

RDRDET e Cheel Tl § A0 OASSSICARL TO Tl OOASLE TANT
PO CLARFWATEOR BETORE OOAMMGTRG WiTH Tl 08

— D AT RO Trel COMTRALT DDCUAE WTE. WiTsioUT
WRITTIOM APSSlikL FROR Tl DOMSLLTANT AR SURECT TO
COSRTCTioN AT Tl COATRACTORS EXPTRLE

STREET TREE SELECTIOMN
TO BE UNIFORM ALONG
STREET

| N ————

ARCHITECT & PRIME CONSULTANT

CARLDED

08 1) AERANDER & FREET

WARCCUNR, VR 1

Tol G4 328 198 LE -]

IMTERIOR DESIGH
Casd iy
At S0 U E AR ST

WRRCCLVER: 0 Bt 1K1
T B 5 195 Fas 02 BS1TH)

STRUCTURAL ENGINEER
DAL DG

B0l §90 B EXMIDER STREET
WWAICDLAVER. BC VBl fE7

Tal gou 255 Vi o
MECHANICAL ENGIREER
“‘ | BLEXBNOER STREET

TANGORNER. G VIR 161
Tt 58 2 ridh LEA R

ELECTRICAL EMGINEER
[0
06, B ALEXANDER BEREET

WARCIUNER DS ves 1
LT TR Fan 34358 1990

Ty
=
:
=
B

PLANT
N AND MASSING
LIMENTIMNG
ERMORIAL FEATURE

SEaL

s e

el b e

EXAMPLE OF FEATURE GREEN WALL

L.__.._.'\___Hmm___,_
i ARRNAL COURT/
: DROP OFF

SHOALING HEIGHTS
RESIDENTIAL
DEVELOPMENT

CONSTANCE AVEMELSON STRELES &7 ESCumis T
BC

LANDSCAPE PLAN

DRANH Aattar CHE CHICRacRe
PLOT DATE 337 w0nE 3 3 15 Al

GREEN ROOD POTENTIAL ON LEVEL 2 ROOF I 1 = 0 1

Dasqoy

L Epvrieny Tay DG Dabiiy_ AN _goonenis ni




Arrival Plaza Notes

unigue street
o seating
*e

feature tree with

concrete “board”

P paver to distinguish
from municipal
sidewalk

N S S e - E
standard curb

Private Patio Notes

— small native tree,

hrub planting

profile ground cover,
ited water requirment

accent along entrance
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