
141 WEST 14TH STREET / NORTH VANCOUVER / BC / V7M 1H9
T 604 985 7761 / F 604 985 9417 / CNV.ORG

Notice of Proposed Zoning Amendment 
Bylaw - No Public Hearing

Zoning Amendment Bylaw, 2024, No. 9094 
311 West 14th Street

Purpose: The purpose of the proposed Zoning Bylaw 
Amendment is to rezone from the existing RS-1 zone to a new 
Comprehensive Development zone to allow the construction of 
a new duplex building at the rear of the property. The existing 
house will be retained on site with one principal dwelling unit 
and one accessory secondary suite, and the new building will 
have two principal dwelling units and two accessory lock-off 
units.
Subject Lands: The lands that are the subject of the 
proposed Bylaw are shown on the inset map, with a civic 
address of 311 West 14th Street.
Legal Description:  Lot 9, Block 64, DL 548, Plan 750, PID: 015-143-023
Bylaw Readings: Consideration of first and second readings of the proposed Bylaw will 
be at the Regular Council Meeting on Monday, December 2, 2024.
Access Documents: A copy of the proposed Bylaw is available for inspection online 
anytime at www.cnv.org/PublicNotices from Wednesday, November 20 to Monday, 
December 2, 2024.
Provide Input: Written submissions only, including your name and address, may 
be addressed to the Corporate Officer and sent by email to input@cnv.org, or by mail 
or delivered to City Hall, no later than noon on Monday, December 2, 2024, to ensure 
availability to Council at the meeting.  No Public Hearing will be held, as it is prohibited 
by section 464(3) of the Local Government Act. No Public Input Period submissions on 
this matter will be heard at the Council meeting.
Watch the Meeting: Online at cnv.org/LiveStreaming or in person at City Hall, 141 West 
14th Street.  Enter City Hall from 13th Street after 5:30pm.
Questions?  Linden Mulleder, Planner 2, planning@cnv.org / 604-982-9675
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Document Number: 2401983 

__________ 
Department 
Manager 

_________ 
Director 

_________ 
CAO 

The Corporation of THE CITY OF NORTH VANCOUVER 
PLANNING & DEVELOPMENT DEPARTMENT 

REPORT 

To: Mayor Linda Buchanan and Members of Council 

From: Linden Mulleder, Planner 2 

Subject: REZONING APPLICATION AND HERITAGE DESIGNATION – 311 
WEST 14TH STREET (DLP ARCHITECTURE INC.) 

Date: November 13, 2024 File No:  08-3400-20-0098/1 

The following is a suggested recommendation only.  Refer to Council Minutes for adopted resolution.

RECOMMENDATION 

PURSUANT to the report of the Planner 2, dated November 13, 2024, entitled 
“Rezoning Application and Heritage Designation – 311 West 14th Street (DLP 
Architecture Inc.)”: 

THAT the application submitted by DLP Architecture Inc., to rezone the property 
located at 311 West 14th Street from a RS-1 Zone to a CD-768 Zone, and to 
designate the heritage property known as the “Follis Residence,” be considered; 

THAT “Zoning Bylaw, 1995, No. 6700, Amendment Bylaw, 2024, No. 9094” (DLP 
Architecture Inc., 311 West 14th Street, CD-768) be considered for readings, with 
no Public Hearing held, in accordance with the Local Government Act, Section 
464(3) [public hearing prohibited]; 

THAT “Heritage Designation Bylaw, 2024, No. 9095” (“Follis Residence”, 311 
West 14th Street) be considered for readings and referred to a Public Hearing, in 
accordance with the Local Government Act, section 612(1), and notification of 
the Public Hearing be published in accordance with the Local Government Act;  

AND THAT the community benefits listed in the report section “Density Bonus 
and Community Benefits” be secured through agreements at the applicant’s 
expense and to the satisfaction of staff. 

/j) 
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ATTACHMENTS 
 
1. Context Map (CityDocs 2593731) 
2. Architectural, Civil & Landscaping Drawings, dated Sep 26, 2024 (CityDocs 2593721) 
3. Statement of Significance and Heritage Conservation Plan (CityDocs 2448617) 
4. Overview for Zoning Variances (CityDocs 2590098) 
5. Developer Information Session Summary (CityDocs 2448632) 
6. Advisory Design Panel Resolution, December 14, 2022 (CityDocs 2323434) 
7. Heritage Advisory Commission Resolution, December 19, 2022 (CityDocs 2313276) 
8. “Zoning Bylaw, 1995, No. 6700, Amendment Bylaw, 2024, No. 9094” (DLP 

Architecture Inc., 311 West 14th Street, CD-768) (CityDocs 2586562) 
9. “Heritage Designation Bylaw, 2024, No. 9095” (“Follis Residence”, 311 West 14th 

Street) (CityDocs 2586566) 
 

SUMMARY 
 
This report seeks Council approval for a rezoning and heritage designation on the 
subject property. The proposal includes the protection of the existing Heritage “A” 
building and the construction of two infill units in the rear of the property.  
 
BACKGROUND 
 
Applicant: Lucio Picciano, DLP Architecture Inc. 
Official Community Plan Designation: Residential Level 2 (R2) 
Existing Zoning:  RS-1 
Applicable Guidelines: N/A 

 
DISCUSSION 
 
Site Context and Surrounding Use 
 
The property at 311 West 14th Street is approximately 780 square metres (8,399 
square feet) and is located on the south side of West 14th Street between Jones and 
Mahon Avenues. The site has a frontage of 18.29 metres (60.01 feet) along West 14th 
Street and slopes down towards the rear of the property.  
 
The area is a transition area between higher and lower density areas in the City, with a 
mix of detached houses and duplexes and triplexes on the block and larger multi-
residential development to the east of Mahon Ave. The buildings and uses immediately 
surrounding the subject site are described and shown in Table 1 below. 
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Table 1. Surrounding Uses  
Direction Address Description Zoning 

North 310-312 W 14th Street Duplex RT-1 

South 
 316-318 W 13th Street Duplex RT-1 

East 307-309 W 14th Street Duplex R1-1 

West 
 319-323 W 14th Street Triplex CD-679 

 
Heritage Significance 
 
Located on the site is a heritage building identified in the City’s Heritage Register as the 
Follis Residence. The building is listed as a Heritage “A” ranking and has been 
recognized as having significant heritage value. Figure 1 shows the information from the  
City’s Heritage Register. 
 
Figure 1. Heritage Register entry for Follis Residence 

 
 
Project Description 
 
The proposal includes a Heritage Designation Bylaw to protect the existing Follis 
Residence as well as an infill duplex building in the rear of the property with two 
principal units and two accessory lock-off suites. In total, there will be three principal 
units and three accessory units with a total proposed density of 0.67 Floor Space Ratio 
(FSR). At the rear of the property, four vehicle parking stalls will be provided, accessed 
directly off the lane. New landscaping, including new trees, will be planted on the site. 
The heritage building will be fully restored and rehabilitated.  
 
  

FOLLIS RESIDENCE 
311 West 14th Street 
1907 
REGISTER RANKING: A 

This attractive bungalow is an early examp le of the local use of the Arts and 
Crafts style, and dates to the time of the incorporation of the City. It features an 
inset corner porch, a projecting front bay, and ve ry attenuated open eaves with 

exposed purl ins and rafters. The first owner was Maggie Jane Foll is (nee ~cheon, 1864-
1914) who later moved to Sa pperton, New Westminster. 
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PLANNING ANALYSIS  
 
Policy Alignment 
 
Official Community Plan 
Residential Level 2 Land Use Designation 
To provide a range of ground-oriented 
housing in areas located between detached 
residential and more intensive residential or 
mixed-use areas. 

The form of development achieves ground-
oriented attached and detached residential 
dwellings in a transition area, consistent with 
the designation.  
 

Policy 1.3.1 
Ensure that new development is compatible 
with the established urban form of the City, 
reflecting the primacy of the Lonsdale 
Regional City Centre and the transition 
through mid- and low-rise buildings to lower-
density residential neighbourhoods. 

The proposed development supports a 
transition between lower- and higher-density 
areas by proving low-rise built form with more 
intense units on the lot. It is consistent with 
the neighbourhood character, including the 
retention of a valuable heritage asset that has 
formed a key part of the street scape since 
1907.  

Policy 1.3.6 
Encourage architecture that responds to the 
unique context of the City in a sensitive, 
sustainable, and aesthetically compatible 
manner. 

The retention of the heritage house forms a 
part of the unique context of the City, and the 
design of the infill building is compatible with 
both the heritage house and the surrounding 
neighbourhood.  

CNV Community Well-Being Strategy 
Direction #2 
Expand the supply and improve the quality, 
diversity, and affordability of housing in the 
City. 

The proposed development provides differing 
forms of unit types and housing stock.  

CNV Climate and Environment Strategy 
Pathway 2, Tactic 1.2 
Incentivize and remove barriers to low carbon 
and resilient retrofits, including buildings 
connected to the community energy system 

Through the retention and retrofit of the 
existing heritage building, improved energy 
efficiency will be achieved.  

Pathway 2, Tactic 1.4 
Transition to high efficiency, zero carbon 
building standards that are adapted to a 
changing climate and extreme weather 
events. 

The proposed infill building will be achieving 
Passive House certification, demonstrating 
high efficiency in building standards.  

Pathway 2, Tactic 1.7 
Reduce the embodied carbon of building 
materials and construction projects. 
& 
Pathway 4, Tactic 1.3  
Increase the recovery and recycling of 
resources such as food and construction 
materials to reduce waste. 

Through the retention of the existing heritage 
house, the reuse of materials will allow a 
reduction of the carbon intensity of when 
compared to new construction, a reduction of 
construction waste, and will allow this 
dwelling, first constructed in 1907 to continue 
serving as a residential use now and into the 
future.  



REPORT: Rezoning Application and Heritage Designation – 311 West 14th Street (DLP Architecture Inc.) 
Date: November 13, 2024 
 

Page 5 of 9 

Tree Removal 
 
The subject site is zoned RS-1 and is not subject to the City’s Tree Bylaw.  
 
There are 14 existing trees on site, of varying size and species. One pear tree in the 
front yard is proposed to be retained, and the other 13 trees are proposed to be 
removed. Of the 13 trees to be removed, five are in poor health and were recommended 
for removal by the applicant’s arborist. The remainder conflict with the proposed 
development and construction process, and are either small, moderately desirable 
species, or both. Staff support the removal of the trees to enable the proposed 
development as 11 new trees will be planted on site, which will be able to grow and 
remain healthy into the future.   
 
There are four existing City trees in the public realm, all of which will be retained.  
 
Proposed Zoning Changes 
 
To achieve the proposed form of development, several variances to the Zoning Bylaw 
are required. Staff are supportive of the proposed variances, which are explained in 
Attachment #4. More details about the variance to Gross Floor Area are explain below 
in the section titled ‘Infill Development and Heritage Density Bonusing’. 
 
Parking, Loading and Transportation 
 
The application proposed four vehicle parking stalls, built on open pads accessed 
directly from the lane. This complies with the minimum required parking in the Zoning 
Bylaw, with no variances for reductions. The proposal also includes a minimum of 8 
secure bicycle parking stalls, which is not generally required in the zoning, but will be 
provided by the applicant to encourage active transportation for the residents of this 
well-connected site, as it is only one block from the Green Necklace along Jones 
Avenue. There is a minor variance to reduce the required height for the bicycle parking 
stalls, which will be provided in secure lockers. The variance is fully described in 
Attachment #4.  
 
Off-Site Works and Infrastructure Upgrades 
 
The proposed development will provide appropriate off-site public realm upgrades and 
service connections consistent with the Subdivision and Development Control Bylaw. In 
addition to the Subdivision and Development Control Bylaw, the development is subject 
to the standard requirements of other City bylaws and policies, including but not limited 
to, the Street and Traffic Bylaw, Sewerage and Drainage Utility Bylaw, and Tree Policy 
for the Management of Trees on City Property.  
 
In addition to the bylaw required offsite works, the development will secure the 
following:  
 

 $32,500 contribution towards future upgrades of the sanitary main in the 300 
block of West 14th Street 
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Heritage Conservation 
 
As part of the rezoning proposal, the applicant will be conserving the existing heritage 
“A” house known as the Follis Residence. The Statement of Significance and Heritage 
Conservation Plan (Attachment #3) prepared by the applicant outlines the proposed 
conservation strategy to ensure the retention and rehabilitation of the house.  
 
This rehabilitation includes:  
 

 Rehabilitation of the foundation and raising the heritage home up to create a 
livable basement which will be used as an Accessory Secondary Suite; 

 Introduction of new vertical wood siding for the basement level, as well as new 
windows and doors, similar to existing;  

 Rehabilitation (rebuild) of the front stairs; 
 Preservation of all existing exterior architectural elements, including original 

windows, horizontal lapped wood sidings, soffits, shingles, dormers, ;  
 Removal of the rear deck (which was added at a later date and is of no heritage 

value); 
 Repaint using high-quality paints in correct historic sheens.  

 

The perpetual protection of the house will be secured through a Heritage Designation 
Bylaw (Attachment #9). Any future alteration to the house will need to be authorized by 
a Heritage Alteration Permit and done in accordance with the Heritage Conservation 
Plan (Attachment #3) which will be registered on title through a Heritage Conservation 
Covenant.  
 
Infill Development and Heritage Density Bonusing 
 
To help offset the costs associated with the heritage conservation efforts and building 
upgrades, the proposal includes an infill building at the rear of the site, with two principal 
units and two accessory lock-off suites.  
 
The building is designed to be compatible with the existing Follis Residence, and the top 
floor of the new building is stepped back to limit its visibility from the street and to 
ensure that the heritage home remains the focal point of the site. The colour palette and 
modest exterior detailing present a complimentary design that is subordinate to the 
heritage home.  
 
The total combined proposed density on the site, including the existing heritage home, 
and the new infill units, will be 0.67 FSR, which exceeds the maximum 0.5 FSR density 
allowable under the Official Community Plan (OCP) Residential Level 2 Land Use 
Designation.  
 
Section 2.2.1 of the OCP allows Council to approve additional floor area for the purpose 
of heritage conservation. Given the unique circumstances of heritage buildings, the 
density bonus in return for the retention and legal protection of heritage buildings will be 
judged on their individual merits.  
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The applicant has provided cost estimates that anticipate an approximate cost of 
$360,000 for the proposed restoration and rehabilitation of the Follis Residence. 
According to the 2018 Density Bonusing and Community Benefits Policy, an equivalent 
development to permit this application’s proposed density bonus would include a 
suggested $254,800 in Community Amenity Contributions (CAC). 
 
Given that the estimated value for the heritage restoration works are greater than this 
equivalent, permitting additional density on the site is commensurate with the CAC 
requirements. In addition, the proposed work will achieve perpetual protection of an “A” 
ranked heritage building, while introducing more diverse home ownership opportunities 
of an appropriate building form to the existing site. Table 2 shows estimated value of the 
community benefits.  
 
Table 2. Estimated Value of Community Benefits for 311 West 14th Street 
Density Value Calculation Value 
Equivalent Density Bonus from 0.5 FSR (4,199 sq.ft.) to 
0.67 FSR (5,655 sq.ft.) / OCP Category B Bonus Density 
(@ $175 / sq. ft) 

$254,800 

Equivalent Cost of Heritage Retention and Rehabilitation $360,000 
Total Proposed Estimated Value of Community Benefits $360,000 

 
ADVISORY BODY INPUT 
 
Heritage Advisory Commission (HAC) 
 
The proposal was presented to the Heritage Advisory Commission on December 13, 
2022. The Commission endorsed the project subject to the following recommendations: 
 

 undertake a review of the interiors and confirm assumptions on the condition of 
the character defining elements in the Heritage Conservation Plan (operable 
window, doors and trim);  

 review the extent and height reduction of proposed fencing at the front yard and 
simplify the separation of spaces as much as possible;  

 further exploration of duplex colour scheme in line with heritage professional;  
 further exploration of heat pump and other mechanical equipment be placed in 

side yards and mindful of potential impacts to neighbours;  
 that the heritage conservation plan be shared with the contractor, to ensure 

recommendations within the plan are adhered to.  
 
With the current submission, the applicant has adequately addressed all the 
recommendations to the satisfaction of staff, including through design changes to the 
front and side yards.  
 
Advisory Design Panel (ADP) 
 
The proposal was presented to the Advisory Design Panel on December 14, 2022, and 
the panel unanimously endorsed the project subject to the following recommendations: 
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 design development to explore the integration of rainwater management through 
landscape design; 

 further design development for landscaping treatments in the rear and side 
yards; 

 further review of adjacency of basement suite windows and parking pads; 
 further review and design development on the front yard fencing, and creation of 

less separation overall; and 
 further design development for garbage enclosure and location for the rear units; 

 
The applicant has revised the proposed landscape plan to include a new tree at the 
rear, and to add planters along the side yards. Bedroom windows adjacent to the 
parking pads were removed, and the garbage relocated. With these changes, the above 
recommendations have been adequately addressed to the satisfaction of staff.  
 
COMMUNITY CONSULTATION 
 
A virtual Developer’s Information Session (DIS) was held on November 17, 2022. There 
were four attendees, and the same four people provided written comments about the 
application.  
 
Comments included support for the proposal and the retention of the heritage house. 
Specific feedback included suggestion to achieve high energy efficiency, retain original 
heritage detailing, and to retain the existing brick chimneys despite electrification of the 
heating system.  
 
The applicant is proposing Passive House certification to achieve energy efficiency, will 
be retaining all original heritage detailing, and agreed to retain both existing brick 
chimneys on the heritage house. A summary of the public engagement prepared by the 
applicant can be seen in Attachment #5.  
 
LEGAL AGREEMENTS 
 
Should Council approve the proposal, the following legal documents would be required 
to be completed prior to final adoption of the Bylaws: 
 

• Development Covenant; 
• Servicing Agreement; 
• Community Good Neighbour Agreement; and 
• Heritage Conservation Covenant (Section 219). 

 
NO PUBLIC HEARING FOR OCP COMPLIANT RESIDENTIAL DEVELOPMENT 
 
Pursuant to recent Provincial amendments to Section 464 of the Local Government Act, 
which came into force on November 30, 2023, the City must not hold a public hearing 
on a proposed rezoning bylaw if: an OCP is in place for the subject site; the bylaw is 
consistent with the OCP; the development is residential; and that residential component 
is at least half of the gross floor area for the development.  Since all of these factors 
apply to this development, no public hearing will be held for the rezoning bylaw and 
notice will be published for First Reading of the Bylaw, as set out in the Local 
Government Act.   
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PUBLIC HEARING MANDATORTY FOR HERITAGE DESIGNATION BYLAW 
 
Notwithstanding the prohibition of a Public Hearing for a proposed rezoning bylaw for 
residential development, Local Government Act Section 612(1) requires that the City 
must hold a public hearing on the proposed heritage designation bylaw for the purpose 
of allowing affected parties and the general public to make representations respecting 
matters contain in the proposed bylaw. This is a legislated, statutory requirement as per 
the Provincial legislation, and not a City requirement. The public hearing is mandatory 
for this proposed heritage designation bylaw. Notice will be published for the Public 
Hearing, as set out in the Local Government Act.  
 
As the proposed Heritage Designation Bylaw relates only to the designation and 
protection of the Follis Residence, not to the proposed rezoning application which 
includes the variances and increase in density, the public hearing must be solely 
focused on the Heritage Designation Bylaw. Speakers at the public hearing can only 
speak regarding the proposed Heritage Designation Bylaw and not to the rezoning 
bylaw.  
 
The readings of each bylaw (the rezoning and the heritage designation bylaw) are at the 
discretion of Council. Staff are recommending that at the first meeting of Council where 
this application is considered, the Zoning Bylaw Amendment Bylaw be considered for 
first and second reading, with no Public Hearing held, and that the Heritage Designation 
Bylaw be considered for first and second reading and referred to a Public Hearing. 
Should Council give the readings of the bylaws and refer the Heritage Designation 
Bylaw to a public hearing, the notice of the public hearing will be published as per the 
Local Government Act.  
 
At a subsequent meeting, the Public Hearing would be held. After the Public Hearing is 
closed Council would consider the third reading of the Heritage Designation Bylaw, and 
then third reading of the Zoning Bylaw Amendment Bylaw. Should Council support third 
reading of both bylaws, staff would seek legal agreements to secure the conditions of 
the approval and would return to Council for the consideration of fourth reading (Final 
Adoption) of both bylaws at a future meeting.  
 
CONCLUSION 
 
This application represents good planning. It would secure the restoration and 
rehabilitation, along with the perpetual protection of a Heritage “A” asset in the City. 
Additionally, new residential units of a diverse form would be constructed, increasing the 
housing stock within this neighbourhood.  
 
 
RESPECTFULLY SUBMITTED:  
 Linden Mulleder 

Planner 2 
 



Mah
on

 Av
e

Jo
ne

s A
ve

Ma
ho

n A
ve

Ch
es

ter
fie

ld 
Av

e

W 15th St W 15th St

W 14th St W 14th St

W 13th St

W 5th St

W 8th St

W Keith Rd

W 6th St
W Keith Rd

1 4 3 1

3
5

4

3
2

2

2
5

2

2
5

8

4
4

7

3
6

2

2
6

4

4
1

0

4
4

4

3
1

7

4
4

1

3
2

8

2
4

4

3
4

3

3
2

7

4
1

6

4
3

6

2
6

9

2
5

3

4
4

3

4
2

0

3
1

7

1 4 3 4

3
5

2

7 5 1

1
4

4
5

1 4 1 7

4
4

1

4
2

7

4
4

9

3
5

8

2
4

1

3
0

4

6
1

3

3
3

6

4
3

7

3
2

0

2 2 5

1 2 8 8

2
5

8

3
3

4

2
5

0

4
4

4

2
3

3

3
0

9

4
1

8

2 3 0

4
1

8

3
6

4

3
3

0

4
0

3

4
2

6

1 4 2 5

1 4 1 3
1 4 1 5

4
4

3
4

5
0

2
5

4

4
3

2

1 4 4 5

3
6

4

1
5

2
0

2
2

7

1 3 1 6

3
1

9

1 4 4 5

4 0 8

7 1 7

3
4

0

4
2

9

4
4

0

2
5

5

3
1

2

1 4 0 5

2
2

5

3
3

3

6 2 0

6 1 5

4
3

2

3
3

4

4
2

2

3
2

2

1 4 2 0

4
3

0

3
1

6

4
3

1

3
4

2

4
2

1
1 4 3 1

1 6 0

4
5

0

4
2

6

2
1

4

8
1

2

4 2 1

7
0

1

3
1

1

3
2

8

4
4

2

4
2

8

2
2

9

4
1

4

2 1 0

4
2

4

1 6 0

3
1

8

3
3

6

2
6

7

5
3

5

3
5

3

1 4 1 7

3
5

7

2
5

9

2
3

7

6
0

5

1 3 1 7

3
4

6

3
5

2

1 5 1 5

3
5

3

3
2

4

3
1

2

4 0 7

3
3

8

1 3 4 5
1 3 3 7

1 3 4 4

3
3

0

4
1

7

2 3 0

1 4 5 0

3 5 7

4
2

5

1 4 3 0

4
0

8

2
6

2

1
3

4
9

4
1

7

1
5

4

3
4

8

1 3 5 7

3
0

7

4
3

0
4

3
9

2 5 1

7
4

8

1 5 0 4

1 3 3 9

2 3 0

4
2

7

4
3

8

4
1

9

3 5 7

2 3 0

3
3

9

3
6

3

4
1

3

3
4

2

3
2

3

1 4 5 3

4
1

0

2 4 5

4
3

3

4
0

2

3
5

8
1 3 4 4

2
4

7

4
4

4

1
4

0
4

3
3

7

3
5

4

4
3

8

1
4

5
0

2
7

3

4
4

8

4
3

5

3
3

1

3
5

9

3
4

5

3
2

2

6
2

0
3

3
4

4
2

3

4
1

4

3
2

7

4
2

0

2
6

8

4
3

0

4
4

0

3
6

2

4
0

9

3
1

6

6
4

5

4
0

0

3
5

1

3
3

2

4
3

9

3
1

0

3
4

9

4
2

4

3
1

1
1 3 0 9

3 6 0

1
7

5

6
4

6

3
2

8

1 6 0

3
5

0

2 0 9

Context Map:  311 West 14th Street

Attachment 1

~!!Y 
vancouver 



Attachment 2

B 

A 

1 2 

DP1.0 
DP1.1 

DP1 .2 

DP2.0 
DP2.1 
DP2.2 
DP2.3 
DP2.4 

DP3.0 
DP3.1 
DP3.2 
DP3.3 
DP3.4 
DP3.5 

DP4.0 

3 

Drawing List 
COVERSHEET 
SITE PLAN 
PROJECT DATA 
CODE ANALYSIS 
3D VIEWS 

BASEMENT PLANS 
MAIN FLOOR PLANS 
2ND FLOOR PLANS 
ROOF PLANS 
ROOF PLANS 

ELEVATIONS 
ELEVATIONS 
ELEVATIONS 
ELEVATIONS 
ELEVATIONS 
ELEVATIONS 

SECTIONS 

4 

Consultants 

dip Architecture inc. 
Lucio Picciano, Architect AIBC 
202-460 Nanaimo Street 
Vancouver, BC V5L 4W3 
(p) 778.889.68 
(e) lucio@dlpdesigns.com 

Architect 

Civil Engineer 

Creus Engineering Ltd. 
Fred Ciabrelli, P.Eng 
610 - East Tower, 221 Esplanade West 
North Vancouver, BC V7M 3J3 
(p) 604.987.9070 
( e) fciambrelli@creus.ca 

5 
ARCHITECT: 

dp 
architecture 

DLP ARCHITECTURE INC 
202-460 NANAIMO ST 

VANCOUVER BC V5L 4W3 

778-889-6849 

PRIMARY CONTACT: 

D. LUCIO PICCIANO 
202-460 NANAIMO ST 

VANCOUVER BC V5L 4W3 

778-889-6849 

PROJECT: 

HERITAGE 
REVITALIZATION and 
NEW LOW ENERGY 

DUPLEX 

PROJECT ADDRESS: Landscape 
311 West 14th Street. ------------------------------icily of North Vancouver, BC 

M2 Landscape Architecture and Arboriculture Inc. 
Qing Li, BCSLA Intern 
220 - 26 Lorne Mews 
New Westmister, BC V3M 3L7 
(p) 604.553.0044 
(e) qingli@m2la.com 

Arborist 

M2 Landscape Architecture and Arboriculture Inc. 
Xudong Bao, ISA 
220 - 26 Lorne Mews 
New Westmister, BC V3M 3L7 
(p) 604.553.0044 ( ext. 107) 

Passive House Designer 

dip Architecture inc. 
Lucio Picciano, Architect AIBC 
202-460 Nanaimo Street 
Vancouver, BC V5L 4W3 
(p) 778.889.68 
(e) lucio@dlpdesigns.com 

Passive House Certifier 

Zero Energy and Passivhaus Institute for Research (ZEPHIR) 
Francesco Nesi 
39 - 38057 Pergine 
Valsugana TM, Italy 
(p) +39 331.8146937 
(e) f.nesi@zephir.ph 

4 5 

OWNER: 

1352644 BC LTD 

. 
2024-0()-27 

ARCHITECT SEAL 

No. Date Description 

REVISIONS 

24-Sept-24 DP FOR COUNCIL 

10-Jul-23 DP Prior-to 2 

- 20-Mar-23 DP Prior-to 

- 27-Feb-23 Consultants 

B 24-Aug-22 Development Permit 

- 19-Moy-22 Review 

- 13-May-22 Consultants 

- 05-Moy-22 Consultants 

A 17-Dec-21 Rezoning Pre-App 

No. Date Description 

ISSUE INFORMATION 

PLOT DATE: 24 SEPT2024 

PROJECT NO.: 21-06 
DRAWN BY: CDS 

CHECKED BY: dip 

PRINCIPAL IN CHARGE: 

Lucio Picciano AIBC 

OWNER APPROVAL: 

SCALE: 

SHEET TITLE 

COVERSHEET 
DRAWING LIST 

SHEET NO. 

1/8"=1 '-0" 

DP1 .0 



D 

-

C 

-

B 

14111 STREETWEST 

A 

13111 STREETWEST 
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Legal Description 

Bulldlng Code 

1.4 Term• and Abbreviations 
1.4.1.2 Defined Terms 

1 

Code Analysis 
311 14th Street West, North Vancouver BC 

Lot 9 Block 64 District Lot 548 Plan 750 

British Columbia Building Code 2018 

I 

Basement means a storey or storeys of a building located below the first storey 

BLiilding height (in storeys) means the number of storeys contained between the roof and the floor 
of the first storey. 

First storey means the uppermost storey having its floor level not more than 2 m above grade 

Part 9 Housing and Small Bulldlngs 
9.1 O Fire Protection 
9.10.1.3 Items Under Part 3 Jurisdiction 

9.10.1.3(8) Sprinkler systems shall be designed, constructed and installed in conformance with Articles 
3.2.5.12. to 3.2.5.15. and 3.2.5.17. 

9.10.2 Occupancy Classification 
Table 9.10.2.1 Group C - Residential 

9.10.8 Fire Resistance and Combustibility in Relation to Occupancy, Height and Supported Elements 
9.10.8. 10 (1) Table 9.10.8. 1. does not apply to 

(a) a dwelling unit that has no other dwell ing unit above or below ~ 
(b} houses with a secondary suite including their common spacas or 
(c) a dwelling unit that is not above or below snottier major occupancy 

9.10.8.4(1) Where an assembly is required to be of noncombustible construction and to have a fire-resistance rating, it 
shall be supported by noncombustible construction 

9.10.9 Fire Separations between Rooms and Spaces within Bulldlnga 
9.10.9.14 Separation of Residential Suites 
9.10.9.14(3) Dwelling units ttiat contain 2 or more storeys including basements as well as houses with a secondary suite 

including their common spacas shall be separated from the remainder of the l::uilding by a fire separation 
having a fire-resistance rating of not less than 1 h.(See Note A-3.3.4.4.(1 ).) 

9.10.9.14(4) In a Mouse with a secondary suite, dwell Ing units shall be separated from each other and from ancillary spaces 
and common spaces w ith a fire separation 

(d} that is not required to have a fire-resistance rating if the building is sprinklered. 

Spatial Separations 
Duplex 
3.2.3 Spatlal Separation and Exposure Protection 

Table 3.2.3.1.D 

Wall Face 
North 
South 
East 
West 

Heritage House 

Wall 
Area 

128.19 m2 

134.66 m2 

85.98 m2 

97.46 mZ 

Limiting 
Distance 

2.80 m 
f3.10 m 
2.33 m 
2.30 m 

9.10.14 Spetlal Separation Between Bulldlngs 
Table 9.10.14.4-A 

Wall Face 
North 
South 
East 
West 

Wall 
Area 

55.87 m2 

64.73 m2 

79.06 m2 

95.38 m2 

9.10.18 Alarm and Detection Systems 

Limiting 
Distance 

6.78 m 
2.80 m 
4.74 m 
4.44 m 

9.10.18.2 Fire Alarm System Required 

UPO% 
Allowable 

22.57% 
58.53% 
20.60% 
20.39% 

UPO% 
Allowable 

70.14% 
15.18% 
30.05% 
22.69% 

UPO% 
Proooaed 
21.27% 
13.34% 
4.31% 
5.76% 

UPO% 
Proposed 

21.89% 
12.13% 
15.77% 
15.02% 

Construction 
IC/ NCl 

C 
C 
C 
C 

Construction 
IC I NCl 

C 
C 
C 
C 

FRR 
NIA 
NIA 
NIA 
NIA 

Cladding 
!CI NCl 

C 
C 
C 
C 

Cladding 
FRR !CI NCl 
NIA 
NIA 
NIA 
NIA 

C 
C 
C 
C 

9.10.18.2(5) A fire alarm system Is not required In a residential occupancy where an ext or public corridor serves not more 
than 4 suites or where each suite has direct access to an exterior exit facil ty leading to ground level 

9.10.19 SmokeAlarma 
9.10.19.1 
9.10.19.1(1) 

9.10.19.3 
9.10.19.3(1) 

9.10.20 Finifighting 
9.10.20.4 
9.10.20.4(1) 

(a) 

(a) 
(b) 

Required Smoke Alarms 
Except as permitted by Article 9.1 0.19.8., smoke alarms conforming to CAN/ULC-9531, •standard for Smoke 
Alarms,» shall be installed in 
each dwelling unit, 
Location of Smoke Alarms 
With in dwelling units, sufficient smoke alarms shall be installed so that 
there is at least one smoke alarm installed on each storey, including basements, and 

on any storey of a dwelling unit containing sleeping rooms, a smoke alarm is installed 
(I) in each sleeping room, and 
(ii) In a location between the sleaplng rooms and the remainder of the storey, and If the sleeping rooms 

are served by a hallway, the smoke alarm shall be located in the hallway. 

Portable Extinguishers 
Portable extinguishers shall be installed in all buildings, except within dwelling units, in oonfom,ance with ttie 
Brttish Columbia Fire Code. 

9.11.1 Protection fl"Om Alrborn NolH 
9.11.1.1 Required Protection 
9.11.1.1(1) Except as provided in Sentanoas {2) and (3), a dwelling unit shall be separated from every other space in a 

building in which noise may be generated by 
(b) a separating assembly providing a sound transmission class {STC) rating of not less than 50 and adjoining 

constructions that conform to Article 9.11.1.4. (See Note A-9.11 .1.4.) 
9.11.1.1(2) Where a house contains a secondary suite, each dwelling unit shall be separated from every other space In 

the house in which noise may be transmitted by 

w 
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Q 

(b} construction providing an STC rating of not less than 43 
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Project Data 

CIVIC ADDRESS 311 WEST 14th STREET 
CITY OF NORTH VANCOUVER, BC 

LEGAL DESCRIPTION LOT 9 BLOCK 64 DISTRICT 
LOT 548 PLAN 750 

PIO 015-143-023 

CURRENT ZONING 

LOT AREA 

RT-2 

FLOOR SPACE RATIO STATEMENT 

PROPOSED FSR 

NET PROJECT AREA/ LOT AREA 
(5655 fl2 / 8399 fl") 

UNITS 2 and 3 

BASEMENT FLOOR 
MAIN FLOOR 
2nd FLOOR 
3rd FLOOR 

DUPLEX TOTAL 

PROPOSED DUPLEX GFA 

EXISTING HERITAGE HOUSE 

BASEMENT FLOOR 
MAIN FLOOR 
2nd FLOOR 

HERITAGE HOUSE GFA 

TOTAL GROSS FLOOR AREA 

EXEMPTIONS 

WALL THICKNESS ABOVE GRADE 
650 If X 0.5 fl 

BASEMENTS 

TOTAL EXEMPTIONS 

NET PROJECT AREA 

AMENITIES 

GARBAGE/RECYCLING 

ACCESSORY BICYCLE STORAGE 

ROOF DECKS 

PARKING 

DWELLING PARKING 

UNIT2 
UNIT3 

1 PER DWELLING UNIT 
BICYCLE PARKING 

2 PER DWELLING UNIT 

SITE COVERAGE 

PROPOSED SITE COVERAGE 
GROSS BUILDING AREA/ LOT AREA 
(3 016 fl2 / 8399 fl") 

EXISTING HERITAGE HOUSE 
(MINUS NON-CONFORMING ADDITION) 
PROPOSED DUPLEX 

TOTAL SITE COVERAGE 

BUILDING HEIGHT 

AVERAGE GRADE 
PROPOSED ROOF PEAK 

(8.9 m FROM AVERAGE GRADE) 
TOP PLATE 

(8.5 m FROM AVERAGE GRADE) 

REFERENCE HEIGHT 
FRONT (230.94 + 232.35)/2 
REAR (222.73 + 228.15)/2 
231.65 + ((225.44-231.65)0.4) 

I 

8399 

0.67 

806 fl2 
791 fl2 
806 fl2 
437 fl2 

2 840 fl2 

5 680 fl2 

1 149 fl2 
1 102 fl2 
810 fl2 

3 061 fl2 

8 741 fl2 

325 fl2 
2 761 fl2 

3 086 fl2 

5655 tt2 

130 

96 

279 
279 

fl2 
fl2 

REQUIRED 
4 

8 

1 204 fl2 

1 812 fl2 

3016 fl2 

227.47 fl 
256.67 fl 

255.37 fl 

229.17 fl 
231.65 fl 
225.44 fl 
229.17 fl 

3 

780.26 m2 

74.88 m2 

73.49 m2 

74.88 m2 

40.60 m2 

X2 

525.69 m2 

106.75 m2 

102.38 m2 

75.25 m2 

284.38 m2 

812.07 m2 

30.19 m2 

256.51 m2 

286.70 m2 

525.37 m2 

12.08 m2 

8.92 m2 

25.91 m2 

25.91 m2 

PROVIDED 
4 

8 

0.359 

111.90 m2 

168.30 m2 

280.20 m2 

69.33 m 
78.23 m 

77.84 m 

69.85 m 
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TYPICAL EXTERIOR FRAMED WALL

EXTERIOR WALL CLADDING (REFER TO ELEVATIONS)
7

8" METAL HAT TRACK STRAPPING at 24" o.c.
4 12" 'CASCADIA CLIP' FIBERGLASS THERMAL SPACER or

SIMILAR - SPACING PER SPECIFICATIONS
4" 'SOPRAROCK' EXTERIOR INSULATION BOARD on

AIR AND MOISTURE BARRIER
3

4"  PLYWOOD SHEATHING
2 x 6 WOOD STUD FRAMING at 24" o.c c/w
5 12" 'COMFORTBATT' ROCKWOOL INSULATION
6 mil UV POLY VAPOUR BARRIER
1

2" GYPSUM WALL BOARD

NOTE:
BASEMENT EXTERIOR WALL MAY CONTAIN ADDITIONAL
OVERFRAMING TO MAINTAIN WALL PLANE - REFER TO PLANS

Int.Ext.

RSI CALCULATION

COMPONENT RSi VALUE
(m2 k/w)

CONDUCTIVITY
(W/mk)

THICKNESS
(m)

THICKNESS
(Inches)

PERCENTAGE
(%)

Rsi

Rse

0.10

0.04

0.13

0.04

0.17

0.04

UP Horizontal Down

Note: Materials with 0.000 conductivity not included in calculation.
Rse Below Grade = 0.00

FRR

STC

R   / U

EQUIV. / CODE

SI

Total RSI

ASSEMBLY THICKNESS

W1 -

SAM 100.00 0.12 0.003 0.250 0.012

4.00 0.102 0.030 3.387

0.00

0.13

7.38

EPS Rigid Insulation 100.00

DESCRIPTIONTYPE ASSEMBLY

Exterior Wall Assemblies

TYPICAL FOUNDATION WALL - BELOW GRADE

FILTER CLOTH  and DRAINAGE MAT on
SELF-ADHERED WATERPROOF MEMBRANE (SAM) on

4" EPS RIGID INSULATION on
2 5 8" ICF RIGID INSULATION
8" CAST IN PLACE CONCRETE FOUNDATION WALL (ICF)
2 5 8" ICF RIGID INSULATION
1

2" GYPSUM WALL BOARD

2.63 0.067 0.036 1.852ICF Insulation 100.00

8.00 0.203 2.100 0.097Reinforced Concrete (ICF) 100.00

Assemblies

2.63 0.067 0.036 1.852ICF Insulation 100.00

Int.Ext.

RSI CALCULATION

COMPONENT RSi VALUE
(m2 k/w)

CONDUCTIVITY
(W/mk)

THICKNESS
(m)

THICKNESS
(Inches)

PERCENTAGE
(%)

Rsi

Rse

0.10

0.04

0.13

0.04

0.17

0.04

UP Horizontal Down

Note: Materials with 0.000 conductivity not included in calculation.
Rse Below Grade = 0.00

FRR

STC

R   / U

EQUIV. / CODE

SI

Total RSI

ASSEMBLY THICKNESS

W2 -

'Soprarock' Exterior Insulation 100.00 4.00 0.102 0.037 2.746

0.75 0.019 0.130 0.147

0.04

0.13

6.59

Plywood Sheathing 100.00

5.50 0.140 0.130 0.1182 x 6 Wood Studs 11.00

5.50 0.140 0.037 3.360Batt Insulation 89.00

0.50 0.013 0.250 0.051Gypsum Wall Board 100.00

DESCRIPTIONTYPE ASSEMBLY

Party Wall Assemlies

VBBL

n/a

n/a

W2

-

6.59 0.16

VBBL

n/a

n/a

W1

-

7.38 0.14

DESCRIPTIONTYPE ASSEMBLY

Interior Wall Assemblies

FRR

STC

R   / U

EQUIV. / CODE

SI

ASSEMBLY THICKNESS

W5
W5a

-

Int.Int.

TYPICAL INTERIOR WALL - NON-RATED SMOKE SEPARATION

W5
1

2" PAINTED GYPSUM WALL BOARD - BOTH SIDES
2 x 4 WOOD STUD FRAMING at 16" o.c.

W5a ACOUSTIC WALL
SAME AS W5
ADD: ACOUSTIC BATT INSULATION TO FILL STUD

SPACE
OPTION: ADD 20 ga. RESILIENT CHANNEL (STC = 39)

REFER TO STRUCTURAL DRAWINGS FOR LOAD BEARING WALL
LOCATIONS AND DETAILS

VBBL

n/a

35 / 36

W5

-

n/a n/a

n/aW5a

TYPICAL INTERIOR PARTY WALL

5
8" 'TYPE X' GYPSUM WALL BOARD

2 x 4 WOOD STUD FRAMING at 16" o.c.
ACOUSTIC BATT INSULATION

1" AIRSPACE
2 x 4 WOOD STUD FRAMING at 16" o.c. c/w

ACOUSTIC BATT INSULATION and
5

8" 'TYPE X' GYPSUM WALL BOARD
20 ga. RESILIENT CHANNEL - ONE SIDE ONLY

5
8" 'TYPE X' GYPSUM WALL BOARD -  STAGGERD JOINTS

FRR

STC

R   / U

EQUIV. / CODE

SI

ASSEMBLY THICKNESS

W4 -

VBBL -

1 hr

52

W4

-

Int.Int.
n/a n/a

FRR

STC

R   / U

EQUIV. / CODE

SI

ASSEMBLY THICKNESS

W6
W6a

-

Int.Int.

n/aW6
n/aW6a

FRR

STC

R   / U

EQUIV. / CODE

SI

ASSEMBLY THICKNESS

W3 -

VBBL

35 / 37

-

n/a n/a

TYPICAL INTERIOR WALL - NON-RATED SMOKE SEPARATION

W6
1

2" GYPSUM WALL BOARD - BOTH SIDES
2 x 6 WOOD STUD FRAMING at 16" o.c.

W6a ACOUSTIC WALL
SAME AS W6
ADD: ACOUSTIC BATT INSULATION TO FILL STUD

SPACE
OPTION: ADD 20 ga. RESILIENT CHANNEL (STC = 40)

WALL MAY CONTAIN PLUMBING

TYPICAL EXTERIOR FRAMED WALL

EXTERIOR WALL CLADDING (REFER TO ELEVATIONS)
VERTICAL RAINSCREEN STRAPPING

2 x BLOCKING (TO MAINTAIN WALL PLANE)
AIR AND MOISTURE BARRIER

3
4" PLYWOOD SHEATHING

2 x 6 WOOD STUD FRAMING at 24" o.c
1

2" PLYWOOD SHEATHING
AIR AND MOISTURE BARRIER
VERTICAL RAINSCREEN STRAPPING
EXTERIOR WALL CLADDING

Ext.Ext.
VBBL

n/a

-

n/a n/a

n/a

n/a

W3

-

RSI CALCULATION

COMPONENT RSi VALUE
(m2 k/w)

CONDUCTIVITY
(W/mk)

THICKNESS
(m)

THICKNESS
(Inches)

PERCENTAGE
(%)

Rsi

Rse

0.10

0.04

0.13

0.04

0.17

0.04

UP Horizontal Down

Note: Materials with 0.000 conductivity not included in calculation.
Rse Below Grade = 0.00

FRR

STC

R   / U

EQUIV. / CODE

SI

Total RSI

ASSEMBLY THICKNESS

F1 -

Hardwood Flooring 100.00 0.50 0.013 0.130 0.098

6.00 0.152 2.100 0.073

0.00

0.17

7.11

Concrete Slab 100.00

DESCRIPTIONTYPE ASSEMBLY

Floor Assemblies

VBBL

N/R

n/a

F1

-

7.11 0.14

Int.

Soil

TYPICAL SLAB ON GRADE FLOOR

1
2" HARDWOOD FLOORING

6" CAST IN PLACE REINFORCED CONCRETE SLAB
6 mil UV POLY VAPOUR BARRIER
8" EPS RIGID INSULATION - FULL FIELD
6"  CRUSHED GRAVEL  (min.)

NATIVE SOIL or COMPACTED BACKFILL

RSI CALCULATION

COMPONENT RSi VALUE
(m2 k/w)

CONDUCTIVITY
(W/mk)

THICKNESS
(m)

THICKNESS
(Inches)

PERCENTAGE
(%)

Rsi

Rse

0.10

0.04

0.13

0.04

0.17

0.04

UP Horizontal Down

Note: Materials with 0.000 conductivity not included in calculation.
Rse Below Grade = 0.00

FRR

STC

R   / U

EQUIV. / CODE

SI

Total RSI

ASSEMBLY THICKNESS

F2 -

Plywood Sheathing 100.00 0.75 0.019 0.130 0.147

1.50 0.038 0.130 0.043

0.04

0.10

7.98

2x Sleepers 14.58

VBBL

1 hr

n/a

F2

-

7.98 0.13

Ext.

Int.

1.50 0.038 0.035 0.930Polyurethane Spray Foam Insulation 85.42

9.50 0.241 0.130 0.093Truss Joists 5.00

9.50 0.241 0.035 6.550Polyurethane Spray Foam Insulation 95.00

1.25 0.032 0.430 0.0742 Layers Gypsum Wall Board 100.00

RSI CALCULATION

COMPONENT RSi VALUE
(m2 k/w)

CONDUCTIVITY
(W/mk)

THICKNESS
(m)

THICKNESS
(Inches)

PERCENTAGE
(%)

Rsi

Rse

0.10

0.04

0.13

0.04

0.17

0.04

UP Horizontal Down

Note: Materials with 0.000 conductivity not included in calculation.
Rse Below Grade = 0.00

FRR

STC

R   / U

EQUIV. / CODE

SI

Total RSI

ASSEMBLY THICKNESS

F3 -

Plywood Sheathing 100.00 0.75 0.019 0.130 0.147

9.50 0.241 0.130 0.093

0.04

0.17

7.00

5.00

VBBL

N/R

n/a

F3

-

7.00 0.15

Int.

Ext.

9.50 0.241 0.035 6.550Polyurethane Spray Foam Insulation 95.00

Truss Joists

TYPICAL FRAMED FLOOR - EXTERIOR

FINISHED FLOOR on

2 PLY SBS ROOFING MEMBRANE
4" POLYISOBOARD INSULATION
3

4" T & G PLYWOOD SUB FLOOR (GLUED AND SCREWED)
9 12" TRUSS JOIST FRAMING SYSTEM

REFER TO STRUCTURAL c/w
MINERAL WOOL  INSULATION

7
8" METAL HAT TRACK STRAPPING at 24" o.c.

FINISHED METAL VENTED SOFFIT

FRR

STC

R   / U

EQUIV. / CODE

SI

ASSEMBLY THICKNESS

F6 -

VBBL

n/a n/a

n/a

31

W6

F3b

Int.

Int.

TYPICAL RATED FRAMED FLOOR - INTERIOR

FINISHED FLOOR on
3

4" T & G PLYWOOD SUB FLOOR (GLUED AND SCREWED)
11 7 8" TRUSS JOIST FRAMING SYSTEM

REFER TO STRUCTURAL c/w
ACOUSTIC BATT INSULATION TO FILL JOIST SPACE

5
8" GYPSUM WALL BOARD CEILING

RSI CALCULATION

COMPONENT RSi VALUE
(m2 k/w)

CONDUCTIVITY
(W/mk)

THICKNESS
(m)

THICKNESS
(Inches)

PERCENTAGE
(%)

Rsi

Rse

0.10

0.04

0.13

0.04

0.17

0.04

UP Horizontal Down

Note: Materials with 0.000 conductivity not included in calculation.
Rse Below Grade = 0.00

FRR

STC

R   / U

EQUIV. / CODE

SI

Total RSI

ASSEMBLY THICKNESS

F4 -

Plywood Sheathing 100.00 0.75 0.019 0.130 0.147

1.50 0.038 0.130 0.043

0.04

0.10

8.03

2x Sleepers 14.58

VBBL

1 hr

n/a

F4

-

8.04 0.13

Ext.

Int.

TYPICAL FRAMED FLOOR - EXTERIOR

STAINED WOOD DECKING on LEVELING PADS
2 PLY SBS ROOFING MEMBRANE

4" POLYISOBOARD INSULATION
3

4" T & G PLYWOOD SUB FLOOR (GLUED AND SCREWED)
2x SLEEPERS at 24" o.c. - SLOPED TO DRAIN
9 12" TRUSS JOIST FRAMING SYSTEM at 16" o.c.

REFER TO STRUCTURAL
MINERAL WOOL INSULATION

5
8" 2 LAYERS 'TYPE X' GYPSUM WALL BOARD CEILING

1.50 0.038 0.035 0.930Polyurethane Spray Foam Insulation 85.42

9.50 0.241 0.130 0.093Truss Joists 5.00

9.50 0.241 0.035 6.550Polyurethane Spray Foam Insulation 95.00

1.25 0.032 0.25 0.127Gypsum Wall Board 100.00

FRR

STC

R   / U

EQUIV. / CODE

SI

ASSEMBLY THICKNESS

F5a -

VBBL

31

n/a n/a

n/aF5a

F3b

Int.

Int.

TYPICAL FRAMED FLOOR - INTERIOR

FINISHED FLOOR on
3

4" T & G PLYWOOD SUB FLOOR (GLUED AND SCREWED)
9 12" TRUSS JOIST FRAMING SYSTEM

REFER TO STRUCTURAL
ACOUSTIC BATT INSULATION TO FILL JOIST SPACE

5
8" GYPSUM WALL BOARD CEILING

FRR

STC

R   / U

EQUIV. / CODE

SI

ASSEMBLY THICKNESS

F5 -

VBBL

n/a n/a

1 hr

34

F5

F4b

Int.

Int.

TYPICAL RATED FRAMED FLOOR - INTERIOR

FINISHED FLOOR on
3

4" T & G PLYWOOD SUB FLOOR (GLUED AND SCREWED)
9 12" TRUSS JOIST FRAMING SYSTEM

REFER TO STRUCTURAL
ACOUSTIC BATT INSULATION TO FILL JOIST SPACE

5
8" 2 LAYERS 'TYPE X' GYPSUM WALL BOARD CEILING

DESCRIPTIONTYPE ASSEMBLY

Floor Assemblies

FRR

STC

R   / U

EQUIV. / CODE

SI

ASSEMBLY THICKNESS

F7 -

VBBL

n/a n/a

n/a

n/a

F7

-

Int.

Soil

TYPICAL SLAB ON GRADE FLOOR - GARAGE

6" CAST IN PLACE REINFORCED CONCRETE SLAB
REFER TO STRUCTURAL

6 mil UV POLY VAPOUR BARRIER
6" CRUSHED GRAVEL (min.)

NATIVE SOIL or COMPACTED BACKFILL

Gypsum Wall Board 100.00 0.50 0.013 0.250 0.051

8.00 0.203 0.030 6.773EPS Rigid Insulation 100.00

RSI CALCULATION

COMPONENT RSi VALUE
(m2 k/w)

CONDUCTIVITY
(W/mk)

THICKNESS
(m)

THICKNESS
(Inches)

PERCENTAGE
(%)

Rsi

Rse

0.10

0.04

0.13

0.04

0.17

0.04

UP Horizontal Down

Note: Materials with 0.000 conductivity not included in calculation.
Rse Below Grade = 0.00

FRR

STC

R   / U

EQUIV. / CODE

SI

Total RSI

ASSEMBLY THICKNESS

F2a -

Protection Board 100.00 0.50 0.013 0.130 0.098

1.00 0.025 0.008 3.175

0.04

0.10

7.31

Vacuum Insulated Panel (VIP) 100.00

VBBL

1 hr

n/a

F2a

-

7.31 0.14

Ext.

Int.

TYPICAL FRAMED FLOOR - EXTERIOR

WALKABLE POLYURETHANE MEMBRANE
2 PLY SBS ROOFING MEMBRANE

1
2" PROTECTION BOARD

1" VACUUM INSULATED PANEL (VIP)
3

4" T & G PLYWOOD SUB FLOOR (GLUED AND SCREWED)
2 x 6 FLOOR FRAMING JOISTS at 12" o.c.

REFER TO STRUCTURAL
BATT INSULATION

5
8" 2 LAYERS TYPE 'X' GYPSUM WALL BOARD

0.75 0.019 0.130 0.147Sheathing 85.42

5.50 0.140 0.130 0.134Wood Joists 12.50

5.50 0.140 0.035 3.493Polyurethane Spray Foam Insulation 87.50

1.25 0.032 0.250 0.1272 Layers Gypsum Wall Board 100.00

F5 11.51"

F5a 10.88"

F6 13.26"

F7 6.00"

F4 13.00"

F3 11.63"

F1 14.50"

F2 13.00"

F2a 9.00"
W6 6.50" W6a 6.53"

W5 4.50" W5a 4.53"

W4 9.91"

W2 12.63"

W1 18.23"

W3 VARIES

DESCRIPTIONTYPE ASSEMBLY

Floor Assemblies

TYPICAL FRAMED FLOOR - EXTERIOR

PAVERS ON LEVELING PADS
2 PLY SBS ROOFING MEMBRANE

4" POLYISOBOARD INSULATION
3

4" T & G PLYWOOD SUB FLOOR (GLUED AND SCREWED)
2x SLEEPERS at 24" o.c. - SLOPED TO DRAIN
9 12" TRUSS JOIST FRAMING SYSTEM at 16" o.c.

REFER TO STRUCTURAL
MINERAL WOOL INSULATION

5
8" 2 LAYERS 'TYPE X' GYPSUM WALL BOARD CEILING
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Assemblies

DESCRIPTIONTYPE ASSEMBLY

Roof Assemblies

RSI CALCULATION

COMPONENT RSi VALUE
(m2 k/w)

CONDUCTIVITY
(W/mk)

THICKNESS
(m)

THICKNESS
(Inches)

PERCENTAGE
(%)

Rsi

Rse

0.10

0.04

0.13

0.04

0.17

0.04

UP Horizontal Down

Note: Materials with 0.000 conductivity not included in calculation.
Rse Below Grade = 0.00

FRR

STC

R   / U

EQUIV. / CODE

SI

Total RSI

ASSEMBLY THICKNESS

R1 -

ISO Rigid Insulation Board 100.00 6.00 0.152 0.025 6.096

0.75 0.019 0.130 0.147

0.04

0.10

14.36

Plywood Sheathing 100.00

VBBL

N/R

n/a

R1

-

14.36 0.07

Ext. TYPICAL FRAMED ROOF

24 ga. STANDING SEAM METAL ROOF CLADDING
7

8" METAL HAT TRACK STRAPPING at 24" o.c.
6 12" 'CASCADIA CLIP' FIBERGLASS THERMAL SPACER or

SIMILAR - SPACING PER SPECIFICATIONS
6" POLYISO RIGID INSULATION BOARD

2 PLY SBS ROOF MEMBRANE
3

4" T&G PLYWOOD SHEATHING
11 7 8" TRUSS JOIST ROOF RAFTERS at 24" o.c.

REFER TO STRUCTURAL
11 7 8" ROCKWOOL 'COMFORTBATT' INSULATION
6 mil UV POLY VAPOUR BARRIER
5

8" GYPSUM WALL BOARD CEILING

Int.

11.88 0.302 0.130 0.0934.00

11.88 0.302 0.037 7.826Rockwool Batt Insulation 96.00

Truss Joist Rafters

RSI CALCULATION

COMPONENT RSi VALUE
(m2 k/w)

CONDUCTIVITY
(W/mk)

THICKNESS
(m)

THICKNESS
(Inches)

PERCENTAGE
(%)

Rsi

Rse

0.10

0.04

0.13

0.04

0.17

0.04

UP Horizontal Down

Note: Materials with 0.000 conductivity not included in calculation.
Rse Below Grade = 0.00

FRR

STC

R   / U

EQUIV. / CODE

SI

Total RSI

ASSEMBLY THICKNESS

R3 -

Plywood Sheathing 100.00 0.75 0.019 0.130 0.147

11.88 0.302 0.130 0.093

0.04

0.10

14.97

Roof Truss Joists 4.00

VBBL

N/R

n/a

R3

-

14.97 0.07

Ext.

TYPICAL FLAT ROOF

2 PLY SBS TORCH ON ROOF MEMBRANE
1

2" PROTECTION BOARD
6 12" EFFECTIVE TAPERED POLYISO RIGID INSULATION

2% SLOPE TO DRAIN (min.)
3

4" T&G PLYWOOD SHEATHING
11 7 8" TRUSS JOIST FRAMING SYSTEM

REFER TO STRUCTURAL
11 7 8" ROCKWOOL 'COMFORTBATT' INSULATION
6 mil UV POLY VAPOUR BARRIER
5

8" GYPSUM WALL BOARD CEILING

Int.

11.88 0.037 7.82696.00

0.63 0.016 0.250 0.064Gypsum Wall Board 100.00

Batt Insulation

FRR

STC

R   / U

EQUIV. / CODE

SI

ASSEMBLY THICKNESS

R4 -

VBBL

N/R

n/a

R4

-

n/a n/a

Int.

Ext.

Protection Board 100.00 0.50 0.013 0.130 0.098

PolyISO Insulation Board (Effective) 100.00 6.50 0.165 0.025 6.604

0.302

FRR

STC

R   / U

EQUIV. / CODE

SI

ASSEMBLY THICKNESS

R2 -

VBBL

N/R

n/a

R2

-

n/a n/a
Ext.

Ext.

Gypsum Wall Board 100.00 0.63 0.016 0.250 0.064

TYPICAL FLAT ROOF

2 PLY SBS TORCH ON ROOF MEMBRANE
1

2" PROTECTION BOARD
TAPERED RIGID INSULATION - SLOPE PACKAGE
2% SLOPE TO DRAIN (min.)

3
4" T&G PLYWOOD SHEATHING

11 7 8" TRUSS JOIST FRAMING SYSTEM
REFER TO STRUCTURAL

7
8" METAL HAT TRACK STRAPPING at 24" o.c.

FINISHED METAL VENTED SOFFIT

R4 21.00"

R1 20.63"

TYPICAL FRAMED ROOF - NON INSULATED

24 ga. STANDING SEAM METAL ROOF CLADDING
7

8" METAL HAT TRACK STRAPPING at 24" o.c.
6 12" 'CASCADIA CLIP' FIBERGLASS THERMAL SPACER or

SIMILAR - SPACING PER SPECIFICATIONS
2 PLY SBS ROOF MEMBRANE

3
4" T&G PLYWOOD SHEATHING

11 7 8" TRUSS JOIST ROOF RAFTERS at 24" o.c.
REFER TO STRUCTURAL

7
8" METAL HAT TRACK STRAPPING at 24" o.c.

FINISHED METAL VENTED SOFFIT

R2 20.63"

R2 20.26"

Window and Door Schedule
WT1

WT1
TBD

4'-0" x 3'-6"

3 Tilt/Turn

6

Vinyl
Tilt and Turn

7'-6"
Manufacturer

Refer to Elevations for Operation

Interior - Removable

All windows to conform to BCBC 9.7. Windows, Doors and Skylights

Secondary Suite 1 -  Bedroom, Living Room, Den

12.20

3

Supplier
Unit No.
Specifications

Frame
Frame
R/O

Location Room Qty. Oper.

Total

Head

Dimensions

Type

Screen

Notes:

Vent Area
sf

Tilt/Turn

OP

Supplier

Frame Dimensions

Location Room Qty. Oper.

Total

Door Dimensions
Type

Vent Area
sf

Frame Type
Hardware

Core 

FRR

Unit No.
Data

Notes:

TBD

3'-10" x 7'-6"

8

Deadbolt / Weatherstrip

Vinyl

Entry Door

Solid Wood / Glass

Passage Set

3'-6" x 7'-4"
N/R

N/R

Units 1 and 2 - Entry

2 RH / LH

Units 1 and 2 - Dining Room

2

Units 1 and 2 - Loft

2

DT1

DT1

25.67

FG

Refer to Elevations for Operation
All windows to conform to BCBC 9.7. Windows, Doors and Skylights

WT2

WT2
TBD

4'-0" x 4'-0"

2 Tilt/Turn

10

Vinyl
Tilt and Turn

7'-6"
Manufacturer

Refer to Elevations for Operation

Interior - Removable

All windows to conform to BCBC 9.7. Windows, Doors and Skylights

Secondary Suite 1 -  Kitchen and Living Room

14.10

2

Supplier
Unit No.
Specifications

Frame
Frame
R/O

Location Room Qty. Oper.

Total

Head

Dimensions

Type

Screen

Notes:

Vent Area
sf

Tilt/Turn

Tilt/Turn

Tilt/Turn

3

3

OP

Unit 1 - Dining Room, Bedroom 2 and Bedroom 3

WT3

WT3
TBD

6'-0" x 5'-0"

1 Tilt/Turn

2

Vinyl
Tilt and Turn

7'-6"
Manufacturer

Refer to Elevations for Operation

Interior - Removable

All windows to conform to BCBC 9.7. Windows, Doors and Skylights

Unit 1 - Living Room

21.30

1

Supplier
Unit No.
Specifications

Frame
Frame
R/O

Location Room Qty. Oper.

Total
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Dimensions

Type

Screen

Notes:

Vent Area
sf

Tilt/TurnUnit 2 - Living Room

OP

Secondary Suite 2 -  Kitchen and Living Room
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Screen
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6

Vinyl
Fixed
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Manufacturer

Refer to Elevations for Operation
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All windows to conform to BCBC 9.7. Windows, Doors and Skylights

Unit 1 - Kitchen, Second Floor Stair, Loft Stair

0.00
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Unit No.
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Frame
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Screen

Notes:
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sf

Fixed

FG
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Unit 1 - Bedroom 1
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Notes:
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Unit 2 - Bedroom 1
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2'-0" x 4'-0"

1 Awning

2

Vinyl
Awning

7'-6"
Manufacturer

Refer to Elevations for Operation
All windows to conform to BCBC 9.7. Windows, Doors and Skylights

Unit 1 - Bathroom
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Frame
Frame
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Screen
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sf
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2

Vinyl
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Manufacturer

Refer to Elevations for Operation
All windows to conform to BCBC 9.7. Windows, Doors and Skylights
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Frame
Frame
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Screen
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FG
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Tilt/Turn

Tilt and Turn

Tilt/Turn

Secondary Suites 1 and 2 - Entry

2

RH / LH

RH / LH

RH / LH

WT9

WT9
TBD

2'-8" x 1'-6"

1

1

Vinyl

9'-8"
Manufacturer

Refer to Elevations for Operation
All windows to conform to BCBC 9.7. Windows, Doors and Skylights
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Frame
Frame
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Screen
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OP

Supplier
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Door Dimensions
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Frame Type
Hardware

Core 

FRR

Unit No.
Data

Notes:

TBD

3'-10" x 7'-6"

9

Deadbolt / Weatherstrip

Wood

Entry Door

Solid Wood / Glass

Passage Set

3'-6" x 7'-4"
N/R

N/R

1 RH

DT2

DT2

25.67

FG

Refer to Elevations for Operation
All windows to conform to BCBC 9.7. Windows, Doors and Skylights
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UNIT 2
806 ft2

[74.88 m2]

UNIT 3
806 ft2

[74.88 m2]

HERITAGE HOUSE
1 149 ft2

[106.75 m2]
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EL
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LEVEL

EL
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LEVEL

212.13' [64.65 m]
SEWER INVERT (LANE)

EL
255.00

TOP PLATE

[67.67 m]

[70.40 m]

[73.30 m]

[76.05 m]

[80.54 m]

EL
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LEVEL

EL
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LEVEL

EL
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LEVEL
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ROOF DECK
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TOP PLATE
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ROOF PEAK
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[79.93 m]

229.17 [69.85 m]
REFERENCE GRADE

227.47 [69.33 m]
AVERAGE GRADE

205.54' [62.64 m]
SEWER INVERT (ROAD)
AT MANHOLE

AT MANHOLE

Scale -
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DUPLEX MATERIAL LIST

12" Vertical Metal Cladding
Finish:
Colour:

12" Standing Seam Metal Roof
Finish:
Colour:

Finish:
Colour:

Finish:
Colour:

E

F

G

Finish:
Colour:

Finish:
Colour:

Finish:
Colour:

Paint
Burnt Cypress

Manufacturer
Regal White

Manufacturer
Silver Metallic

Slider Window Screen

6" Painted Composite Cladding

Manufactured Door Unit

Metal Privacy Screen

Manufactured Window Unit

Manufacturer
Silver Metallic

Manufacturer
Regal White (Beside Metal Cladding)
Anthracite (Beside Wood Cladding)

Manufacturer
Regal White (Beside Metal Cladding)
Anthracite (Beside Wood Cladding)

Manufacturer
Regal White

H Finish:
Colour:

Cedar Canopy c/w Painted Metal Stays
Manufacturer
Natural

D

G

224.10'

[68.30 m]

5040

5040

5040

5040

5040

5040

3674

3674

2040

2040

DA B C E F G

AGGREGATE BUILDING FACE WALL AREA 1449.48 sf

LIMITING DISTANCE [LD-7]* ft

sf193.40

20.02
BF-7

17.97

UNPROTECTED

CONFORMS

ALLOWABLE UNPROTECTED OPENINGS AREA 

PROPOSED UNPROTECTED OPENINGS AREA 

sf848.32 78.81

m6.10

sm134.66

sm

sm

PROPOSED UNPROTECTED OPENINGS (%) 13.34 %

ALLOWABLE UNPROTECTED OPENINGS (%) 58.53 %

* Using single plane at closest distance to
the property line

SPACIAL CALCULATION - DUPLEX SOUTH FACADE

SPRINKLERED BUILDING 

ALL OPENINGS

BCBC [2018] Table 3.2.3.1.D

H

F
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EL
264.25

ROOF PEAK

EL
249.50

ROOF DECK
LEVEL

EL
240.50

SECOND FLOOR
LEVEL

EL
231.00

MAIN FLOOR
LEVEL

EL
222.00

BASEMENT FLOOR
LEVEL

EL
257.00

TOP PLATE

[67.67 m]

[70.40 m]

[73.30 m]

[76.05 m]

[80.54 m]

[68.25 m]

[74.76 m]

[79.23 m]

EL
223.92

HERITAGE HOUSE
PROPOSED BASEMENT FLOOR

EL
235.29

HERITAGE HOUSE
PROPOSED MAIN FLOOR

EL
245.29

HERITAGE HOUSE
PROPOSED SECOND FLOOR

EL
259.96

HERITAGE HOUSE
PROPOSED ROOF PEAK

[71.72 m]

212.13' [64.65 m]
SEWER INVERT (LANE)

205.54' [62.64 m]
SEWER INVERT (ROAD)
AT MANHOLE

AT MANHOLE

Scale -

HERITAGE HOUSE
EAST (SIDE) ELEVATION2

DP3.1 1/4"=1'-0"

LI
M

IT
IN

G
 D

IS
TA

N
C

E

AGGREGATE BUILDING FACE WALL AREA 925.50 sf

LIMITING DISTANCE [LD-2]* ft

sf41.00

7.63
BF-2

3.81

UNPROTECTED

CONFORMS

ALLOWABLE UNPROTECTED OPENINGS AREA 

PROPOSED UNPROTECTED OPENINGS AREA 

sf190.70 17.72

m2.33

sm85.98

sm

sm

PROPOSED UNPROTECTED OPENINGS (%) 4.31 %

ALLOWABLE UNPROTECTED OPENINGS (%) 20.60 %

* Using single plane at closest distance to
the property line

SPACIAL CALCULATION - DUPLEX EAST FACADE

SPRINKLERED BUILDING 

ALL OPENINGS

BCBC [2018] Table 3.2.3.1.D

TOP LEVEL SETBACK AT
FRONT AND REAR FOR DECK
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AGGREGATE BUILDING FACE WALL AREA 851.02 sf

LIMITING DISTANCE [LD-5]* ft

sf134.19

15.53
HH-2

12.47

UNPROTECTED

CONFORMS

ALLOWABLE UNPROTECTED OPENINGS AREA 

PROPOSED UNPROTECTED OPENINGS AREA 

sf255.75 23.76

m4.74

sm79.06

sm

sm

PROPOSED UNPROTECTED OPENINGS (%) 15.77 %

ALLOWABLE UNPROTECTED OPENINGS (%) 30.05 %

* Using single plane at closest distance to
the property line

SPACIAL CALCULATION - HERITAGE HOUSE EAST FACADE

NON-SPRINKLER BUILDING 

ALL OPENINGS

BCBC [2018] Table 9.10.14.4.A
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Scale -

PROPOSED DUPLEX
EAST (SIDE) ELEVATION1

DP3.1 1/4"=1'-0"

A

B

C

D

DUPLEX MATERIAL LIST

12" Vertical Metal Cladding
Finish:
Colour:

12" Standing Seam Metal Roof
Finish:
Colour:

Finish:
Colour:

Finish:
Colour:

E

F

G

Finish:
Colour:

Finish:
Colour:

Finish:
Colour:

Paint
Burnt Cypress

Manufacturer
Regal White

Manufacturer
Silver Metallic

Slider Window Screen

6" Painted Composite Cladding

Manufactured Door Unit

Metal Privacy Screen

Manufactured Window Unit

Manufacturer
Silver Metallic

Manufacturer
Regal White (Beside Metal Cladding)
Anthracite (Beside Wood Cladding)

Manufacturer
Regal White (Beside Metal Cladding)
Anthracite (Beside Wood Cladding)

Manufacturer
Regal White

H Finish:
Colour:

Cedar Canopy c/w Painted Metal Stays
Manufacturer
Natural

1

2

3

4

HERITAGE HOUSE MATERIAL LIST

Existing Horizontal Wood Cladding
Finish:
Colour:

Existing Asphalt Shingles
Finish:
Colour:

Finish:
Colour:

Finish:
Colour:

5

6

7

Finish:
Colour:

Finish:
Colour:

Paint
Gloss Black VC-35

Paint
Strathcona Red VC-27 Egg Shell

Manufacturer
Grey

Paint
Oxford Ivory VC-1 Semi Gloss

Existing Wood Trim

New Vertical Wood Cladding

Existing Window Frame

Paint
Scorched Grey

Existing Wood Shingle Cladding
Finish:
Colour:

Paint
Strathcona Red VC-27 Egg Shell

Existing Door Frame
Paint
Gloss Black VC-35

8 Finish:
Colour:

New Window Wood Frame Unit
Paint
Gloss Black VC-35

9 Finish:
Colour:

New Wood Shingle Cladding (Match Existing)
Paint
Strathcona Red VC-27 Egg Shell

B

C

A

1 2

9

F

53

6

5

CB

H

F

7

4036 4036 4036

4040
2036

2036

2036

2020

6 6 6

3364

4952

5250

3070 2066

6927

2816

2816

GENERAL NOTES - HERITAGE HOUSE:

1. EXISTING TRIM TO BE RETAINED (REPAIRED AS NEEDED)
2. EXISTING WINDOWS TO BE RETAINED (REPAIRED AS NEEDED)
3. EXISTING DOORS TO BE RETAINED (REPLACE NECESSARY)

1 2 3 4
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AGGREGATE BUILDING FACE WALL AREA 1379.83 sf

LIMITING DISTANCE [LD-3]* ft

sf293.52

9.17
BF-3

27.27

UNPROTECTED

CONFORMS

ALLOWABLE UNPROTECTED OPENINGS AREA 

PROPOSED UNPROTECTED OPENINGS AREA 

sf311.39 28.93

m2.80

sm128.19

sm

sm

PROPOSED UNPROTECTED OPENINGS (%) 21.27 %

ALLOWABLE UNPROTECTED OPENINGS (%) 22.57 %

* Using single plane at closest distance to
mean distance between Heritage House and
Proposed Duplex

SPACIAL CALCULATION - NORTH FACADE

SPRINKLERED BUILDING 

ALL OPENINGS

BCBC [2018] Table 3.2.3.1.D
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DUPLEX MATERIAL LIST

12" Vertical Metal Cladding
Finish:
Colour:

12" Standing Seam Metal Roof
Finish:
Colour:

Finish:
Colour:

Finish:
Colour:

E

F

G

Finish:
Colour:

Finish:
Colour:

Finish:
Colour:

Paint
Burnt Cypress

Manufacturer
Regal White

Manufacturer
Silver Metallic

Slider Window Screen

6" Painted Composite Cladding

Manufactured Door Unit

Metal Privacy Screen

Manufactured Window Unit

Manufacturer
Silver Metallic

Manufacturer
Regal White (Beside Metal Cladding)
Anthracite (Beside Wood Cladding)

Manufacturer
Regal White (Beside Metal Cladding)
Anthracite (Beside Wood Cladding)

Manufacturer
Regal White

H Finish:
Colour:

Cedar Canopy c/w Painted Metal Stays
Manufacturer
Natural
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AGGREGATE BUILDING FACE WALL AREA 1049.09 sf

LIMITING DISTANCE [LD-1]* ft

sf60.40

7.54
BF-1

5.61

UNPROTECTED

CONFORMS

ALLOWABLE UNPROTECTED OPENINGS AREA 

PROPOSED UNPROTECTED OPENINGS AREA 

sf213.86 19.87

m2.30

sm97.46

sm

sm

PROPOSED UNPROTECTED OPENINGS (%) 5.76 %

ALLOWABLE UNPROTECTED OPENINGS (%) 20.39 %

* Using single plane at closest distance to
the property line

SPACIAL CALCULATION - DUPLEX WEST FACADE

SPRINKLERED BUILDING 

ALL OPENINGS

BCBC [2018] Table 3.2.3.1.D

AGGREGATE BUILDING FACE WALL AREA 1026.62 sf

LIMITING DISTANCE [LD-4]* ft

sf154.20

14.56
HH-1

14.33

UNPROTECTED

CONFORMS

ALLOWABLE UNPROTECTED OPENINGS AREA 

PROPOSED UNPROTECTED OPENINGS AREA 

sf232.95 21.64

m4.44

sm95.38

sm

sm

PROPOSED UNPROTECTED OPENINGS (%) 15.02 %

ALLOWABLE UNPROTECTED OPENINGS (%) 22.69 %

* Using single plane at closest distance to
the property line

SPACIAL CALCULATION - HERITAGE HOUSE WEST FACADE

NON-SPRINKLER BUILDING 

ALL OPENINGS

BCBC [2018] Table 9.10.14.4.A

Scale -

HERITAGE HOUSE
WEST (SIDE) ELEVATION1

DP3.3 1/4"=1'-0"

1
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HERITAGE HOUSE MATERIAL LIST

Existing Horizontal Wood Cladding
Finish:
Colour:

Existing Asphalt Shingles
Finish:
Colour:

Finish:
Colour:

Finish:
Colour:

5

6

7

Finish:
Colour:

Finish:
Colour:

Paint
Gloss Black VC-35

Paint
Strathcona Red VC-27 Egg Shell

Manufacturer
Grey

Paint
Oxford Ivory VC-1 Semi Gloss

Existing Wood Trim

New Vertical Wood Cladding

Existing Window Frame

Paint
Scorched Grey

Existing Wood Shingle Cladding
Finish:
Colour:

Paint
Strathcona Red VC-27 Egg Shell

Existing Door Frame
Paint
Gloss Black VC-35

8 Finish:
Colour:

New Window Wood Frame Unit
Paint
Gloss Black VC-35

9 Finish:
Colour:

New Wood Shingle Cladding (Match Existing)
Paint
Strathcona Red VC-27 Egg Shell

A

B

C

D

DUPLEX MATERIAL LIST

12" Vertical Metal Cladding
Finish:
Colour:

12" Standing Seam Metal Roof
Finish:
Colour:

Finish:
Colour:

Finish:
Colour:

E

F

G

Finish:
Colour:

Finish:
Colour:

Finish:
Colour:

Paint
Burnt Cypress

Manufacturer
Regal White

Manufacturer
Silver Metallic

Slider Window Screen

6" Painted Composite Cladding

Manufactured Door Unit

Metal Privacy Screen

Manufactured Window Unit

Manufacturer
Silver Metallic

Manufacturer
Regal White (Beside Metal Cladding)
Anthracite (Beside Wood Cladding)

Manufacturer
Regal White (Beside Metal Cladding)
Anthracite (Beside Wood Cladding)

Manufacturer
Regal White

H Finish:
Colour:

Cedar Canopy c/w Painted Metal Stays
Manufacturer
Natural

1 2 6

9 5 35

5

6

ABC

C
H

F

22
3.2

5

226.75

4036 4036 4036

4040

2036

2036

2036

2020

5250

71066
3662

2436

3674

4030

2816

6 6

2066

2816

GENERAL NOTES - HERITAGE HOUSE:

1. EXISTING TRIM TO BE RETAINED (REPAIRED AS NEEDED)
2. EXISTING WINDOWS TO BE RETAINED (REPAIRED AS NEEDED)
3. EXISTING DOORS TO BE RETAINED (REPLACE NECESSARY)
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HERITAGE HOUSE MATERIAL LIST

Existing Horizontal Wood Cladding
Finish:
Colour:

Existing Asphalt Shingles
Finish:
Colour:

Finish:
Colour:

Finish:
Colour:

5

6

7

Finish:
Colour:

Finish:
Colour:

Paint
Gloss Black VC-35

Paint
Strathcona Red VC-27 Egg Shell

Manufacturer
Grey

Paint
Oxford Ivory VC-1 Semi Gloss

Existing Wood Trim

New Vertical Wood Cladding

Existing Window Frame

Paint
Scorched Grey

Existing Wood Shingle Cladding
Finish:
Colour:

Paint
Strathcona Red VC-27 Egg Shell

Existing Door Frame
Paint
Gloss Black VC-35

8 Finish:
Colour:

New Window Wood Frame Unit
Paint
Gloss Black VC-35

9 Finish:
Colour:

New Wood Shingle Cladding (Match Existing)
Paint
Strathcona Red VC-27 Egg Shell

6 89

9658

41033

34662066 2066

4816 2816

GENERAL NOTES - HERITAGE HOUSE:

1. EXISTING TRIM TO BE RETAINED (REPAIRED AS NEEDED)
2. EXISTING WINDOWS TO BE RETAINED (REPAIRED AS NEEDED)
3. EXISTING DOORS TO BE RETAINED (REPLACE NECESSARY)

AGGREGATE BUILDING FACE WALL AREA 599.26 sf

LIMITING DISTANCE [LD-8]* ft

sf131.15

22.23
HH-4

12.18

UNPROTECTED

CONFORMS

ALLOWABLE UNPROTECTED OPENINGS AREA 

PROPOSED UNPROTECTED OPENINGS AREA 

sf420.34 39.05

m6.78

sm55.67

sm

sm

PROPOSED UNPROTECTED OPENINGS (%) 21.89 %

ALLOWABLE UNPROTECTED OPENINGS (%) 70.14 %

* Using single plane at closest distance to
the property line

SPACIAL CALCULATION - HERITAGE HOUSE WEST FACADE

NON-SPRINKLER BUILDING 

ALL OPENINGS
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232.79
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242.79
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EXISTING ROOF PEAK
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HERITAGE HOUSE
NORTH (STREET) ELEVATION1
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AGGREGATE BUILDING FACE WALL AREA 696.79 sf

LIMITING DISTANCE [LD-6]* ft

sf84.51

9.17
HH-3

7.85

UNPROTECTED

CONFORMS

ALLOWABLE UNPROTECTED OPENINGS AREA 

PROPOSED UNPROTECTED OPENINGS AREA 

sf110.14 10.23

m2.80

sm64.73

sm

sm

PROPOSED UNPROTECTED OPENINGS (%) 12.13 %

ALLOWABLE UNPROTECTED OPENINGS (%) 15.81 %

* Using single plane at closest distance to
the property line

SPACIAL CALCULATION - HERITAGE HOUSE WEST FACADE

NON-SPRINKLER BUILDING 

ALL OPENINGS

BCBC [2018] Table 9.10.14.4.A

1

2

3

4

HERITAGE HOUSE MATERIAL LIST

Existing Horizontal Wood Cladding
Finish:
Colour:

Existing Asphalt Shingles
Finish:
Colour:

Finish:
Colour:

Finish:
Colour:

5

6

7

Finish:
Colour:

Finish:
Colour:

Paint
Gloss Black VC-35

Paint
Strathcona Red VC-27 Egg Shell

Manufacturer
Grey

Paint
Oxford Ivory VC-1 Semi Gloss

Existing Wood Trim

New Vertical Wood Cladding

Existing Window Frame

Paint
Scorched Grey

Existing Wood Shingle Cladding
Finish:
Colour:

Paint
Strathcona Red VC-27 Egg Shell

Existing Door Frame
Paint
Gloss Black VC-35

8 Finish:
Colour:

New Window Wood Frame Unit
Paint
Gloss Black VC-35

9 Finish:
Colour:

New Wood Shingle Cladding (Match Existing)
Paint
Strathcona Red VC-27 Egg Shell

9

3050

3669

9658

GENERAL NOTES - HERITAGE HOUSE:

1. EXISTING TRIM TO BE RETAINED (REPAIRED AS NEEDED)
2. EXISTING WINDOWS TO BE RETAINED (REPAIRED AS NEEDED)
3. EXISTING DOORS TO BE RETAINED (REPLACE NECESSARY)
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SCALE:

Proposed Heritage House
South (Rear) Elevation
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QUAD LED PATH LIGHT 
6091 

PRODUCT DESCRIPTION 

23" 

3%" 3%" 

\ 

WAC 
LANDSCAPE LIGHTING 

Fixture Type: 

Catalog Number: 

Project: 

Location: 

SPECIFICATIONS 

Sleek linear design blends seamlessly into pathways while providing soft even illumination Input: 9-15VAC (Transformer is required) 
3.0W / 4.SVA 

FEATURES 

IP66 rated, Protected against powerful water jets 

Factory sealed water tight fixtures 

Solid diecast corrosion resistant aluminum alloy 

Recommended spacing for installation: Residential 8 to 1 Oft; Commercial: 5 to 7ft 

Mounting stake, 6 foot lead wire, and direct burial gel filled wire nuts are included 

Maintains constant lumen output against voltage drop 

UL &cUL 1838 Listed 

ORDERING NUMBER 
Color Temp Finish 

Power: 
Brightness: 
CRII 
Rated Life: 

Upto l00lm 
90 
60,000 hours 

O.Tfc 
0.2fc 6 ' 

. ---- 5' 

Tic 
- -----'-"--3~'3" 

from the source 

• 

6091 Quad 
27 2700K Warm White 

Bronze on Aluminum 
3000K PuU::' W/1ile 

BZ 

6091-__ BZ 

Example: 6091-30B2 

waclighting.com 
Phone (800) 526.2588 
Fax (800) 526.2585 

30 

Headquarters/Eastern Distribution Center 
44 Harbor Park Drive 
PmtWashington, NY 11050 

Central Distribution Center 
1600 Distribution Ct 
Lithia Springs, GA 30122 

Western Distribution Center 
1750 Archibald Avenue 
Ontario, CA 91760 

WAC Lighting retains the right to modify the design of our products at anytime as part of the company's continuous improvement program. 

LIGHTING LEGEND 

II!) STEP LIGHT 

0 BOLLARD LIGHT 

\NAC LIGHTING Fixture Type: 

Catalog Number: 

WL-LED140 
Project: 

Location: 
Step And Wall Light 

Model & Voltage Finish 

:) WL-LED140 120 VAC 

'.:) WL-LED140F 277VAC 

Color Temp & CRI 

·) Amber 90 
,) White 90 
O Amber 90 

Lu mens 

3 
3 
3 

O BK Black on Aluminum 
O BZ Bronze on Aluminum 
t) WT White on Aluminum 

,) White 90 3 

Example: WL-LED140-AM-BK 

DESCRIPTION 

WAC Lighting Step and Wall Lights a'e designed to seamlessly blend into any 

architecture featuring a sleek interchangeable magnetic faceplate with no visible 
hardware. These luminalres offer enhanced energy-efficiem fu nctlonallty and 

optimized light output to adequately illuminate stairs, walls and walkways with 

little or no glare. Light engine is IP66 sealed for both indoor and oucdoor 

applications . 

FEATURES 

• Geometric design with downward illumination 
• Magnetized design for easy installation and mai1tenance 
• Low profile, flush to wall aesthetics with no visible hardware 
• 5 year warranty 

SPECIFICATIONS 

Construction: 

Power: 

Input 

Dimming: 

Light Source: 

Rated Life: 

Mounting: 

Finish: 

Operating Temp: 

Standards: 

REPLACEMENT PARTS 

Die-cast corrosion resistant aluminum alloy 

3W, 3.5W 

277 VAC, 50/60Hz, 120 VAC 

, ELV: 100-10% 

Integrated LED 

50000 Hours 

Fits into 2" x 4"j-Box with minimum inside dimensions of 

3"L x 2"W x 2.5"0 

Enamel Coated: White on Aluminum, Bronze on 

Aluminum, Black on Aluminum 

.40°F to 1 04°F (-40°[ to 40°C) 

ETL, cETL, Wet Location Listed, IP66, ADA, Title 24 

JAB-2019 Con pliant 

W-4091-140-BK - LED140 Cover Plate BK 

W-4091-140-BZ - LED140 Cover Plate BZ 

W-4091-140-WT - LEDl 40 Cover Plate WT 

White on l:\ronze on l:\lack on 

Aluminum Ali.min um Aluminum 

LINE DRAWING: 

5" 

51" 
1" 

11/'s" 

wacllghtlng.com I Phone (800) 526.2588 I Fax (800) 526.2585 I Headquarters/Eastern Distribution Center 44 Harbor Park Drive Port Washington, NY 11050 
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LEGEND PLANT SCHEDULE - OFFS~TE M2 JOB NUMBER: 22-030 

CLEARANCE FROM THE 
UNDERGROUND SERVICE LINES 

KEY QTY BOTANICAL NAME 

AGER GIRGINATUM 
QUERGUS GOGG INEA 
EXISTING CITY TREE Gil TO BE RELOCATED 
EXISTING CITY TREE Gl2 TO BE REMOVED 

EXISTING CITY TREE Gi3 TO BE REMOVED 
EXISTING CITY TREE Gl4 TO BE RELOCATED 

COMMON NAME 

VINE MAPLE 
SCARLET OAK 
GREEN VASE ZELKOVE 
GOLDEN GLOBE CEDAR 

GOLDEN GLOBE CEDAR 
PIN OAK 

PLANTED SIZE / REMARKS 

I.SM HT; B4B; 
6GM GAL; B4B 

NOTES: * PLANT SIZES IN THIS LIST ARE SPECIFIED ACCORDING TO THE BG LANDSCAPE STANDARD, LATEST EDITION. CONTAINER SIZES SPECIFIED AS PER 
GNTA STANDARDS. BOTH PLANT SIZE AND CONTAINER SIZE ARE THE MINIMUM ACCEPTABLE SIZES. * REFER TO SPECIFICATIONS FOR DEFINED CONTAINER 
MEASUREMENTS AND OTHER PLANT MATERIAL REQUIREMENTS. * SEARCH AND REVIEH, MAKE PLANT MATERIAL AVAILABLE FOR OPTIONAL REVIEH BY 
LANDSCAPE ARCHITECT AT SOURCE OF SUPPLY. AREA OF SEARCH TO INCLUDE LOHER MAINLAND AND FRASER VALLEY.* SUBSTITUTIONS: OBTAIN WRITTEN 
APPROVAL FROM THE LANDSCAPE ARCHITECT PRIOR TO MAKING ANY SUBSTITUTIONS TO THE SPECIFIED MATERIAL. UNAPPROVED SUBSTITUTIONS HILL BE 
REJECTED. ALLOH A MINIMUM OF FIVE DAYS PRIOR TO DELIVERY FOR REQUEST TO SUBSTITUTE. SUBSTITUTIONS ARE SUBJECT TO BG LANDSCAPE 
STANDARD - DEFINITION OF CONDITIONS OF AVAILABILITY. 
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PLANTING 

• DO NOT CUT LEADER 
• ONLY PRUNE BROKEN BRANCHES 

• ORIENT TO MAXIMIZE CLEARANCE FOR 
VEH ICLE & PEDESTRIAN ACCESS 

• ENSURE TREE IS VERTICAL & CENTERED 
IN THE BOULEVARD 

M INIMUM CLEARANCE 
LAMP STANDARD = 2.5m 

HYDRO POLES= 2.5m 

STOP SIGNS = 6.0m 

MO "ARBORTI E GREEN" 
TREE STRAPS (O.A. E. ) 

!WO. 51mm LllA.x2.41r1 
LONG WOODEN POSTS 
S I AKl:.ll OU I 8 ILJI:. 
ROOTBALL AS SHOWN 

INSTALL ARBORGARD 
TRUNK PROTECTOR (O.A. E. ) 
AT BAS E OF TRUNK 

ENSURE TRUNK FLARE 

12" HIDE DRAIN ROCK STRIP 
AGAINST BLDG IN LOCATIONS 
HHERE SOD IS ADJACENT TO 

BLDG (TYPICAL) 
PROVIDE 2X4 P.T. HEADER BOARD 

STAKED WITH 18" - 2X4 STAKES 
@ 48" O/C AND ENDS 

ROCK TO BE 1-1-1" HASHED 

-..,--._;;,r:::.21,----.-. --, .. ~;21•21--.---. -;:._~2ra , .,--._".'.'r:::.21,-----.-. --, .. ~;:,,,21--.--. -;:._~ora , .c--".'.'.r:::.21,-----.-. - .. ~;:,,,21--.--. -;-. ~ora , .cc--;,_ t::.21,--.. ~ t:01= , :..__ 4., THICK 2'X2' 

SCORE CUT 
CONCRETE 
PAVIN6 
SURFACE 

. ;-,- '' ···i. •, ' ,,. ,. -.. --•: -··. ··' .• _ . 

~--2'X2' 
HYDRA PRESSED 
CONCRETE SLAB 

~-I" SAND SETTING 
BED 

CATCH BASINS/ VALVES = 1.2m 

DRIVEWAY AND CROSS INGS= 1.8m 

UNDERGROUND UTILITY = 1.5m 

AND TOP OF ROOTBALL IS 
EXPOSED AND PLANTED 
A I 1-I NISH l::LJ GHAL.ll:. 

1.0m DIA. MULCH RING; 
75rmll LJl:.1-' I H 0 1-
(X)MPOSTrn nARK MUI r: II 
TAPEnED TO BASE OF 
TRUNK SOD CUT TO 

ROUND ROCK---

4"MM 
COMPACTED TO 
q5sr, PROCTOR 
DENS/Tr CRUSH 
6RAVEL ~" 

COMPACTED 
AGGREGATE BASE 

1mMJmMJmMJmMJmMJm™mill=11ill=11,~II;ff+l=-J;;;;;;g:aii-i1 ---COMPACTED SOIL 
I 111 111 111=111=111 111 11 i' 111 Ti 111 

MINUS) 111=111= 1
' ' '

1-=111 111 111=1
''· SUBGRADE 

0 
er 
"' 0 
z 
"' r 
"' E 
0 
N 

0.15 

MATCH EXTENTS OF RING 

CONTINUOUS SOIL 
I HLNCI I 01 900mm LJLI-' 111 
TYPE 2P GROWIN G 
MFn llJM AS PFR C;ANAnlAN 
LANDSCAP E STANDARD 
LIGI ITL Y COMPACTCD IN 
300mm LIFTS TO PREVENT 
SETTLING. 

03 
L9 

Artlficlal Turf 

Bulk t.lalerial 

concrete Wa ll Block 

SCORE CUT CONCRETE AT 4 
GRADE DETAIL SCALE, 1-112'= l'-0" L9 

T URFSTONE 

rlN ISI Irn GRAn r 

CONTINUOUS l[NGTI I or 
"DEEP ROOT UB1 2-2 '" 
(O.A. E. ) 300mm DEPTH 
ROOT BARRIER ALONG 
EDGE OF SIDEWALK - SEE 
LANLJSCAl-' I:: 1-'LAN 02 DRAIN ROCK STRIP AGAINST Furnishing~ 

L9 BUILDING SCALE NT5 
Garden Ornaments 

Landscape Lighting 

CNV SOIL VOLUME REQUIREMENTS 
LINK SOIL VOLUMES TO PROVIDE THE FOLLOWING MINIMUM VOLUM ES: 

• LARGE TREES = 25 CUBIC METERS PER TREE 

• MEDIUM TREES = 20 CUB IC METERS PER TREE 

• SMALL TREES = 15 CUBIC METERS PER TREE 
• IF SOIL VOLUMES ARE NOT LINKED QUANTITIES WILL INCREASE BY 30% 

PLEASE NOTE 
• SOIL CELLS AND,'OR STRUCTURAL SOIL MAY BE NEEDED TO ACHIEVE REQUIRED SOIL VOLUMES 

• PLEASE ASSUME 20% SO IL VOLUME FOR STRUCTURAL SOI L 

(N.T.S.) 

SCAR IFY SIDES AND 
130 1 I OMOI I HLU.JI I I OH 
ROOT! WATFR PFNFTRATION 

METR IC 

HEIGHT 

FERTILIZER 
TABLETS AS 

SPECIFIED. 

----- MULCH 3" 
FROM STEMS 

---- 3" MULCH LAYER 

Natural Stone 

Ncrtur.a l stone Signage 

P,wers & CotJhle 

Cobbles & Setts 

con~rete Pavers 

Aque Pave Star.derd 6cm 

Artisan Slate Premier 

8elg1ml River Rock 

Broadway Pa~·ers 

coastal Slate Pavers 

TURFSfONE PAVERS ARE COST EFFECITVI'. 

OveraH, Turf stone gray concrete pavers are very effective in many scenarios in which you want to provide a 

secure walkway without completely co'w'ering the existlng soll and grass. However, in addltlon to that, 

CITY OF NORTH VANCOUVER PLACE ~~~~~ 
UNIFORMLY 

AROUND ROOT 
MASS BETHEEN 

MIDDLE AND 
BOTTOM OF 
ROOT MASS 

Turf stone concrete pavers are also a more lnexpensiv-e option when -compared to asphalt aind poured 

concrete. When you have a large space1hat you need to cover wtth pavfng, this is definitely the way to go. For 

example, you may need elitra space to park cars on your property but you don't want to co\J·er the space 

completely wrth asphalt or concrete. AT urfstone driveway or parking lot !s 1he perfect solution. T urfStone is 
perfect for pedestrian or low-vehicular-use areas that need structural strength, but benefit from the lush 

appearance of green space. Featuring~ 40-percent open des1gn, TurfStone pavers allow grass or moss to 
grow 1hrough. preserving the look of a lawn. B~sides keeping things green, TurfStone permeable grid pavers 

control erosion and stabil1ze your soil, making them an ideal choice for slopes and swales. 

DECIDUOUS TREE PLANTING DETAIL 
DRAWN: J. NYVALL DATE: MARCH 2022 EGEIC DWG.No. 
1-------------1-------------'PERMITTOPRACTICE 

CHECKED: C. LINDGREN APPROVED: J. HALL No. io•34so 
T2S 

01 TREE PLANTING DETAIL 
L9 SCALE, i'IT5 05 SHRUB 

L9 SCALE, NT5 

/

~- IX2 GLEAR GEDAR 
VERTICALS, SPACED 
3" APART r-- 2X6 GEDAR 

1---_, __________________________ _,_/_ GAP 1-----.,_ _____________________________ __J 

1-,-,-~~~-~~~~~~~~~~~~~~-::~,____,'- 2X4 RAILS 

5 '-0 II 
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POST 
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12" 0. G. 

\ • e---1,-......1- 2X4 RAILS 
• 

i---8'0" MAX. O.C.---i 
NOTES: 

I. ALL WOOD MEMBERS TO BE PRESSURE TREATED TO C.S.A. STANDARDS 

2. ALL HARDWARE TO BE HOT-DIPPED GALVANIZED 

3. APPLY TWO COATS OF STAIN TO MATCH BUILDING (TO BE APPROVED BY 

OWNER OR LANDSCAPE ARCHITECT) 

4. COAT ALL CUT SURFACES WITH SIMILAR PRESERVATIVE AS ABOVE 

08 5 FT. HEIGHT PERIMETER FENCE 
L9 

3 TO 5 TIMES 
WIDTH OF 
ROOTBALL 

PLANTING 

PREPARED 
PLANTING SOIL 

EXISTING 
UNDIS TVRBED 
SOIL 

DETAIL 

NATURAL FINISH 

PART NUMBER 

PV090TU RFGRM 

I DIMENSIONS 
WJ1L-.:D 

I 
23-s1e· x 15-3/4 ' x 3.s·o 
(ooo, 400 , 90mm) 

.,..._ Turfs.1one Laying Pattern~ 
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PIICE I WBGHT / 
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VARIES I. FENCE MATERIAL POWDERCOAT ALUMINUM 
2. COLOUR OF METAL TO MATCH ARCH. RAILINGS, OR OTHER 
TO BE CHOSEN BY OWNER/ARCHITECT 
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1.1 REFERENCES 

.1 CCDC Doc 2 2DDB 
Comply with all articles ii the Gl!fleral Conditions of Contract In conjl.mdlon "Ith this section 1.mless ""erseded by other Contract Documents. 

.2 B.C. Landscape Standard, 7th edition 2008, prepared by the B.C. Society of Landscape Architects and the B.C. Landscape &, NursetJ Association, jointly. AU 'Work and materials 
shall meet standilrds as set out in the 8.C. Landscape Shndard unless supersede<! by this specification or as directed by Landscape Architect with written lnstroctlon. 

.3 MASTER Hll41CIPAL SPEOFICATIONS & STANDARD DET ALS, 2000 edition, prepared by the Consulling Engineers af British Colurlbia, Roatl:luilders and Heavy Construction 
Assadation, and the t1111icipal Erlgileers Division 

.4 STANDARD FOR LANDSCAPE IRRIGATION SYSTEM. lOD8: Prepared by the Irrigation Industry As50Ciation Df British Columbia. 

.5 MUNIOPAL BYLAWS AND ENGHEmNG SPECIFICATIONS WlfRE NOTED. 

12 TEST~G 

.1 A Cll'rent !not more than one month) test for all growing llledi1.11 to be used on this site is re<p,ired Provide and pay for testing by an indepelldent testilg facility 
pre-approved by the Landscape Architect. Deliver gro'lting mediu11 test results to Landstape Architect far review and approval prior ta placeml!l'lt. Ref@!' ta SecHan 3.4 Growing 
Neclu11 Testing for procedure. 

.2 Owner reservn the right to test or re-test materials. Ccmtrattor respollSible to par fer testing if 11aterials do not 11eet specification. 

1J SUBMITT ALS 

. 1 Any alternate products differing fro11 tt,at ccmtailed in the contract documents 11ust be pre-approved by tfle Landscape Architect. 

.2 Submithls to consist of product sample or • anufachirer's product description. 

1.4 gl( REVEW 
.1 Under the terms of the L;aidscape Architect's Contract with the Owfll!r a11d where tile Landscape Architect is the designated reviewer, the lilldscape Architect will obsene 
construction as is necessary in their opinion to confir11 tonfor1ance to the plans and specifications. Contact Owners Representative to arr.ige for site observation at the 
appropriate tines. Allow two days notice. Observatilll'I schedlie may include birl will not be United to the following: 
.1.1 Start Up Site Meeting. General Contract: Prior to all)' site distll'bance, a 11eeting with the general contractor to review tree preservation issues, general landscape issues 
and 11unicipal re<p1irements. 
.1.2 Stat Up Site Heetlng, landscape Contract Of separatek At the start of work with Ovner's Representative, Site Superintendent and landscape Contractor; a meeting is to 
be held to review expected wirl ¥Id to verify the acceptability of the subgrade and general site coridltlons to the Lilldscape Contractor. Provide ,-owilg 11edu1 test results 
for tlis 11eetlng. 
. 1.3 Progress Site Visits: To observe materials and workmanship as necessary throu{ll the COll'se of tile work. Review of different aspects of the work may be dealt with on 
any single visit. Such elements may Include: Site Layout, Rough Grading, lirowng Hediu11-quality, depths. finish gracing; Drainage and Drailage Materials; lawns or Grass areas; 
Planting -plant material including negotiations with suppliers, mrsery inspections, plillt sizes, <p1ality, quantity, planting practice and layout, tree support; Mulch; Irrigation 
Syste11s; Play Eqlip11ent; Site Furnih.Jre; and other el111ents of the site development where the Landscape Architect is the designated reviewer such as: Pedestrian Paving, 
Fencing, Non-structural walls and slabs, Unit Paving. 
.1.4 Slistantial Perfor11ance, Review of all work, accountilg of all substitutions, deletions; plant co111ts, preparations of deficiency list, and recommendations for conipletiori 
.1.5 Certificate of Completion: Upon the declaration of Slistantial Performance, a recommendation for the issuance of the Certificate of Completion will be 11ade to the Payment 
Certifier as defined in the contract. 
. 1.6 Deficiency Review: Prior to the completion of the holdback period, check for completion of deficiencies. Once completed, a Schedule 'C' will be issed where required. 
.1.7 Warranty Review: Prior to the completion of the w11tmty pl!riod (+/-11 months after issuante of the Certificate of Completion), review all warmty 11aterlal and report 
rectn111eridations for waranty replace11erit. 

15 WORKMANSHP 

. 1 Unless otherwise instructed In the Contract Doc.u11ents, the preparation of the subgrade shall be the respansibllity of the General CCN1tmtor. Placement of growing medium 
constitutes acceptance of the subgrade by the Landscape Contractor. Any siisequent corrections to the subgrade required are the responsibility of the Landscape Contractor. 

.2 All work and superintendence shall be performed by persoooel skilled in landscape contracting. kl additilll'I, all personnel applying herbicides and/or pesticides shall hold a 
cirrent license issued by the appropriate authorities. 

.3 A site visit is required to beco11e fa111iliar with site conditions before blddng and before start of work. 

. 4 Conflr11 location of all services before proceeding with any work. 

. 5 Notify Landscape Architect of any discrepancies. Obtain appro-,al from Landscape Architect prior to deviating fro11 lhe plans. 

. & Take appropriate measures to avoid enviro1111ental damage. Do not dump any waste materials into water bodies, Conform with all federal, pro'lflcial and local statutes and 
guidelines. 

.1 Colllct and dispose of all debris and/or excess 11aterlal from landscape operations. Keep paved surfaces clean and repair da11age resulting fn111 landscape work. Repairs 
are to be ca11pleted prior to final attl!l]tance. 

.8 Where new work connects with eidstilg, and where existing work is altered, 11ake good to match existing 111disturbed condition. 

1.6 WARRANTES 

.1 Guarantee all 11aterials and workmanstip for a mini11um period of one full year from the date of Certificate of Coq,Letio11. 

. 2 Refer to individual sedions for sp1clflc warrantl1s. 

2.1 SCOPE CF wmK 
.1 Other conditions of Contract 11ay apply. Confirm Scope of Work at time of tender. 

.2 Work includes ~ply of all rtlated Items and p1rformlng all operations n1c1Ssary to coapl1te the work In accordance with the drawings and specifications and generally 
consists of the followilg: 

.2.1 Rdentlon of histing Trees where shown on drawings. 

. 2.2 Finish Gracing and Landscape Drainage. 

.2.3 Supply and placement of growing medium. 

. 2.4 Testing of i""orted growing medium and/or site topsoil, 

.2.5 Supply and incorporation of additives to meet requirements of soil test and Table One. 

. 2.6 Preparation of planting beds, supply of plant •aterlal and planting. 
• 2.1 Preparation of rough .-ass nas, supply of 11aterials and seeding. 
.2.8 Preparation of lawn areas, supply of 11aterlals and sodcllg. 
.2.9 Supply and placement of bark mulch. 
. 2.10 Halntenance of planted and seeded/sodded areas until accepted by Owner. 
.2.H SEPARATE PRICE: Establish11ent Maintenance, Section 3.11. 
.2.12 Olher work, Work other than this list, not specified by Landscape Architect. 

2.2 MATEmALS 

.1 Growing Medl1111, Confor11 to BC Landscape Standard for definitions. of i111ported and on-site topsoil. Refer to Table One below. 

TABLE 011, PROPERTIES CF GROWING HED~H FOR LEVEL 2 GROOMED AIID LEVEL l MODERATE AREAS 
Canadan Syste11 of Soil Classification T1Xtural Gass, •Lo111y Sand~ to •sandy Loam~. 

Applications 

Growing Hecli1111 Types 

Low Traffic Areas. 
Trees and Large Shrlis 
21. 

High Traffic. 
Lawn Areas 
2H 

Tuhn Percent Of Dry Weight of Total Growing Hedkn 
Coarse Gravel: 

larger than 251111 
All !ravel: 

lirger than 211m 

0-1" 0 -1" 

0-5% 0-5% 

Planting Areas 
and Planters 
2P 

0-1% 

0-5" 

Percent Of Dry Wel~t of Growing Medium Exclucllg Gravel 

Sane! 
larger than 0.05mm 
smaller than 2.0mm 

Silt: 
l.rger than 0.002nn 
smaller than O.OSIIOI 

Clay: 
smaller th¥! o.002m111 

Clay and Sit ColOOlned 

Organic Content !coast}, 

Organic Content 1int1rior~ 

Acidity lpHI, 

50- 80" 

10 - 25% 

0- 2SX 

maxilllD 35X 

l -10% 

l-5% 

6.0- 7.0 

70 - 90" 40- 80% 

0-15X 10- 25X 

0-1SX 0-2SX 

11axlmum 15,C maxillllm 35" 

l-5% 10- 20X 

l - 5% 15- 20% 

U-7.0 45- 6.5 

Draklage: Percolation shall be such that no standing water is Yisible 60 minutes after at least 10 rinutes of moderate to hHry rain or irrigation. 

.2 Fertlizer: An org¥1ic and/or inorganic compound contailing Nitrogen IN), Phosphate (251. and Polash (soluble 2l in proportions required by soil test. 

.3 Lile: Gro111d agriathral timestone. Heet requirements of the B.C. Landscape Standard 

.4 Organic Additive: Coa11erclal m~ost product to the requirements of the B.C. Landscape Standard, 61h edtion and pre-approved by the Landscape Architect. Recommended 
suppliers: The Answer Garden Products, Fraser Richmond Soils 1 Fibre, Stream Organics Management. 

.5 Sand: Clean, washed pump sand to 11eet reqlire11ents of the B.C. Landscape Standard. 

. & Composted Bark Hutch: 10mm 13/S-l rinus Fir/Hemlock bark chips and fines, free of clwnhs and stichs, dark brown in cololl' and free of au soil, stones, roots or other 
extraneous •att1r. Fresh orange in colour bark viii be rejected. 

.1 Herbicides and Pesticides: If used, 11ust confonn to all fecleral, provincial and local statirles. Appliers 11ust hold cummt licenses issued by the appropriilte airlhorities in 
the area. 

.8 Filter Fabric: A non biode!,adable blanket or other filtering me11brane that will allow the passage of water but not fine soil particles. (Such as ltRAFI 140 N.., GEOLON N40 
OR AHDCO 4545 or alternate product pre-approved by the Landscape Architect.I 

.9 Orainage Piping if required: Schedule 40 PVC norinat sizes. 

.10 Drail Rock: Clean, round, ln1rt, dll'allle, Mid hav1 a maxl111.a sill of 19m11 and containing no 11aterlal Sllaller than 1G1111. 

.11 Plant Hat1rial: To the nquir1111nts of tht B.C. Landscape Standard. Refer to 3.9, Plants and Planting. All plant material 11ust be provld1d fro11 a certified dlsaase frte 
oorsery. Provide proof of certification. 

. 12 Sod: Refer to individual sections ii this specificatiori 

.13 Supplier and installers of segmental block walls to pra¥ide engineered drawings for all walls: signed and seated drawings for all walls, indhi<klally, in excess of t2m, or 
cot1binatlons of walls collectively In eiccess of 1.2m. klstallatlons 11Ust be reviewed 111d si!Jled off by Certified Professional Engineer; inlcude cost of engineering services in 
Tender price. 

.14 Miscellaneous: Any other material necessary to complete the project as shown on the drawings and descrlled hereil. 

l.1 RETENTION OF EX~TNG TREES 
.1 Prior to any wirl on site - protect indviduat trees or plant groupings indcated as retained on landscape plans as vegetaHon retenHon areas. 
.1.1 In some instances the Landscape Architect will tag trees or areas to remain. Discuss tree retenti011 areas at a start-~ meeting with the Landscape Architect. 

.2 A physical barrier 1111Jst be installed to delineate dealing boundaries, Refer to physical barrier detail If detail not provided, comply with local 11wicipal reqlireaents. 

,3 No liachine trnel throu{ll or within vegetation retention areas or under crawns of trees to be retained is allowed. 

,4 Do not stockpile sol~ construction materials, or excavated materials within vegetation retention areas. 

.5 Do not park, fuel or service vehicles within vegetatiOII retentiOII areas. 

. 6 No debris fires, clearing fires or trash buming shall be per11itted within vegetation retention areas. 

.7 No exca¥aHCN1s, chin or service trenches nor any other disruption shall be permitted within vegetation retention areas without a review of the proposed encroach11ent by 
the Landscape Architect. 

. 8 Do not cut branches or roots of retained trees without the approval of the landscape Architect. 

. 9 Any da111age to existilg vegetation Intended for preservation will be subject to evaluation by an LS.A. Certified Arborlst using the •Glide for Plant Appraisal~. Eighth Edition, 
199t 
.9.1 Replace111nt planting of equivalent value to the disturbillce will be required. The cost of the evaluation and of the replacement planting will be the responsibility of the 
lieneral Contractor and or the personlsl responsible for the disturbance . 

. 10 In IKllicipalities wilh specific tree retention/replacement bylaws ensure compliance to bylaws, 

,11 kl sih.Jations wllere req,hd construction 11ay distll'b existing vegetation intended for preservation, contact Landscape Architect for review prior to coiraencing 
constr1.c:tion. 

]1 GRADES 
,1 Ensure sub1rade is prepared to conform to depths specified in Section 3.5, Growing Hedi111 S!fply, below. Where planting is indcated dose to existing trees, prepare 
sullable planllng pockets far material indicated on th1 planting plan. Shap1 subgrade to lllmlnate fr11 standing wahr and confor11 to thl site grading and drillnage plan. 

.2 On slopes in exce" of 3:1 trench subgrade across slopt! to 150m11 (6•) rinillllll at 1.511 (5 ft.) intervals 11inimum. 

.3 Scarify the entire si.tlgrade im1ediately prior to placing growing medium. Re-cultivate where vehicular traffic results in compaction during the constructiCNI procedures. 
Ensure that all planting areas are smoothly contoured after li{llt COllpaction to finished grades. 

. 4 Eliminate standing water from all finished grades. Provide a 51100th, fir• and even surface and conform to grades shown on the Landscape Drawings, Do not exceed 
maxillll a,d llinilull !,adi1nts defined by thl! B.C. Landscape Sta,dard. 

.5 Construct swales. tNI to line and grade, smooth and free of sags or ligh points. Minimum slope 2", maxl11Um side slopes 10X. Assure positive drainage to collecHon points. 

. & Slope not to exceed the following maxin.111s: Rough Grass J:1, Lawn 4:1, Landscape plantings 2:1. 

.7 Finished soil/m~ch eleration at bulling to co•ply with •unicipal requirements . 

.8 lnfor11 Landstillle Architect of co11pletion of finish 1rade prior to plac111ent of seed, sod, plants or mulch. 

33 LANDSCAPE DRAINAGE 
,1 Related Work: Growing lll!dil.D and Firish Gracing, Grass areas, Trees ShrOOs and Groundcovers, Planters, Crib Walls . 

.2 Work Included: Site finish !P'acing and surface lhinage. Installation of any drainage syst111s detailed on landscape plans. Note: Catch basins shown on landscape plans for 
coordination only, conflr11 scope of work prior to bid. 
.2.1 Coordl111te all landscape drainage work with rest of site drainage, Refer to engineering drawings and specifications for coooections and other lhinage work. 
.2.2 Deter11lne exact location of all existing utiliHes and stNctures and 111derground utilities prior to co11111encing work, which may not be located on drawings and conclJct work 
so as to prevent interruption of service or damage to them. Protect existing structures and utility services and be responsible for damage caused. 
.23 Planter bins on slab, Refer to Section 3.10, Installing Landscapes on Struch.Jres. 

. 3 Execution 

.3.1 Do trending and backfilHng in accordance with engineering details and specifications . 

. 3.2 Lay drains on prepared bed, true to line and grade with inverts s110oth and free of sags or high points. Enwe barrel of each pipe is in contact wilh bed throughout fuU 
length . 
. 33 Colll'lence laying pipe at outlet and proceed in upstreill'l direction. 
.3.4 lay perforated plpt!s with perforations at 8pm and 4pm positions. 
.35 Hake joints tight in accordance with manufacturer's. directions . 
. 3.6 Do not allow wat1r to flow through tht pipH during construction except as approved by Engineer. 
.3.l Hake watertijlt connections to existing drains, new or existing 11anholes or catchbasins where indicated ar as directed by Landscape Architect. 
.3.8 Plug "strea• ends of pipe with watertight clean out caps. 
.3.9 Surround ¥Id cover pipe with drain rock in unlfor• 150rM layers to various depths as shawn in details, minimum 100mm . 
. 3.10 Cover thin rock with non-woven filter doth lap all edges and seam minim1111150nn. 
.3.11 Assur1 posltivt drainil!JI. 
.3.12 Back fill remainder of trench as indicated. 
.3:0 Protect s.ubdrains. from floatation during ins.tallation. 

3.4 GROWING HEDIUM TESTNG 
.1 Submit repres•ntatire s•ple of growing medium proposed for use on this project to an indl!l]endent laboratory. Provide test results to Landscap, Architect prior to 
placing. Test results to include: 
.1.1 Physical properties, X content of gravel, sand, silt, clay and organics. 
.1.2 Aciclty PH and quantities of lkne or sulphur required to bring within specified range. 
.1.3 Nutrient levels of principle ¥Id trace elements and rec011mendations for required soil amendments. 
.1.4 Carbon/Ntrogen ll!Vel. 

35 GROWING HEOIUH SUPPLY AND PLACEMENT 
.1 Supply all growing medilll required for the perfor11ance of the Contract. Do not load, transport or spread growing medium -.hen it is so wet that its structure is likely to be 
damaged. 

.2 Supply all growing medium admixtures as required by the sol test. Allended 1rowing •edh,•111ust lll!et the specification for growing medum as defined in Table One for the 
various areas . 
.2.1 Thoroughly rix required ;nencbents into the full depth of the growing 11ediu11. 
. 2.2 Special nixes 11ay be required for v;rlous situations.. Refer to drawing not11 for Instructions . 

.3 Place the amended growing medu11 in all grass illd planting areas. Spread growing medum in uniform layers not exceeding 6. (15011ml, over unfrozen Sl.tlgrade free of 
standing water . 

.4 Minimum depths of growing 11edium placed and compacted to 80": 

.4.1 On-grade. 

.4.1.1 Seeded and sodded la 18" 1450mm) 

.4.1.2 Mass planted shrubs & !J'OOndcover- 1e· (450nnl 

.4.1.3 Growdcover oriy areas, if defined on plan ... _ ...... _18" 14501111) 

.4.1.4 Tree &- l;rge shNb pit- ~epth to confom to depth of rootball - width shall be at least twice the width of the root ball with saucer shaped 
sides. 
.4.2 On-Slab: 
.4.2.1 Irrigated la · A• (210rm1l 
.4.21 Groundcover area- 12· (lOOnnl 
.4.2.3 Lawn without aut11111atic irrigatio · 12" (lOOnn) 
.4.2.4 Sllrub & gro111dcover area- 15" {380•ml 
.4.25 Trees and speci11en strub- ... O" 1760llml over colu1111s and/or edge of slab {verify colu1111 locations on-site for tree locationsJ 
.4.2.& Depth noted includes r tor 125-5Dm11l si11d over filter fabric 
.4.2.l MaxR1111118" depth growing m1dlum except where 11ounded for trees over column points. 

. 5 Manually spread growing medium/planting soil around exis.ting trees., shrOOs and obstacles. 

.& In perimeter seeded grass areas, feathll" growing 11edlu11 out to nothing at edges and blend into existing grades. 

.7 Finished grades shall confor11 to the elevations shown on landscape and site plans. 

3.6 ROUGH GRASS AREA - SEEDING 

3.7 

.1 General: Rough grass areas are nated OIi the drawings as NRough Grass#. Treat all areas defiled as rough grass betveen all property li'1es of the project including all 
boulevarcls to edge of roads and lanes. 

.2 Prepa-ation of Strfaces: To B.C. Landscape Standard Class 3 Areas !Rough grass] Section 7.1.t3 

.2.1 Cle¥! existing soil by mechanical 11eans of debris orer 50mm in any dinension. 

.21 Rougliy grade surfaces to allow for maintenance sp,cified and for positive drainage. 

.3 Tile of Seedng: Seed from early spring (generally April 1st) to late fall !Septeniber 15th) of each year. Further extensions may be obtained on conc.....-ence of the Landscape 
Architect. 

. 4 Seed Supply & Testing: All seed must be obtained from a recognized seed ~plier and shall be No. 1 grass 11ixture delivered in containers bearing the following information: 
,4,1 Analysis of the s•ed mixture 
.4.2 Percentage of each seed type 

.5 Seed Hhthrt: All varieties shall be rated as strong performers in the Pacific Northwest illd are subject to client approval. 
70% Creeping Red Fescue 
20X Anr11al Rye 
5X Saturn Perennial Rye 
5X Kentucky Bluegrass 
For Wildflower Areas use a llixture of Wildflowers with Hard Fescues (Terralink Coastal Wildflower&] with Hard Feuue or pre-approved alternate . 

,& Fertilizer: Mechanical seeding: Apply a complete synthetic slow-release fertilizer with 11aximum 35% water soluble nitrogen and a form~ation ratio of 18-18-18 - 50% 
sulphur urea coated, 112 kg/ha(100lbs/acrel using a mechanical spreader. 

.7 Seeding: Apply seed at a rate of 112k/H 1100lbs /acrel with a mechanical spreader, Incorporate seed into the top 1/4" 16nnl of soil and Ughtly co1pact, 

. 8 Acceptance: Provide adequete protection of the seeded .reas until conditions of acceptance have been met. Co11ply with Section l.7 Hybseedng . 

SEEDING 
.1 May d as an alternate to mechanical seedng ii rough grass areas. 

.2 Hay not be used in ar lawn triess pre-approved by the Landscape Architect prior to bidding. 

. 3 Prepa-ation and Growing Medum: 
,3.1 In areas of Rou. lrau: Comply with SediCNI ~h Grass. 
.3.2 Where approved for use in areas of lawn, comply wit ·on 3.8 Lawn Areas: Sodding. 

.4 Protection: Ensure that fertilizer in solirlion does not come in contact foliage of any trees, shrubs, or other susceptible vegetation. Do not spray seed or 11lich on 
objects not expected to grow grass. Protect existing site equip11ent, roadways, Ian · g. refnnce points, monuments, 11ark1rS and structures from damage. Where 
contamination occurs. remove seeding slurry to satisfaction of and by 11eans approved by t scape Architect 

.5 Hlich shall consist of virgin wc,od fibre or recyded paper fibre designed for hydrauUc seeci'lg and dyed 
for wood fibre substitute use tl5X (by wei~l. Confor• to B.C. Landscape Standard for mulch requirements . 

e of 11onitoring app6cation. If using recycled paper material 

.6 Water: St.all be free of any impurities tllat 11ay have an injurious effect on the success of seeding or may be harmful to the envir 

.7 Equipment: Use Industry standard hydraulk: seeder/mulcher e<p1lpment with the tank volume certified by an identification plate or sticker affixed · view on the 
eq.ment, The hyhulic Heder/mlicher shall be capabl, of S1Jfficient agitation to nix the llilterial into a homogenous slurry and to maintain lhe sl1rry in ah~ state 
until it is applied. The dsch;rge pu11ps and gun nozzles shall be capable of applying the 11aterials unlfomly over the designated area. ~ 

.8 Applk:ation Rate. 

.8.1 Seed Himlre: 136 kg/ha 1125 lbs/aael 

.8.2 Fertilizer: 112 kg/ha (100 lbs/acre) 

. 8.3 Coastal Wildflower Hix: Whlrt specifi1d, apply (31 lbs/atre) 11/4 lb.: 1 lb. of grass saedl 

.8.4 Notes: 

.8.4.1 At th1 t.11 of Tend1r provlcll a coq,lett chart of all compon1nts of th1 mix proposed lncludng nilch. tac:kifler, watll' ttc. Sloped sitts r1qlir1 tackifill'. 

.8.4.2 Fertilizer: 

.8.4.2.1 Rough Grass: If a soil analysis is avaiable, comply with results. 

.8.4.2.2 Lawn: Where hychseeding Is approred, co11ply with soil analysis recommendatlCN1s. 

.9 Accurately measure the quantities of each of the • aterials to be charged Into the tank either by 111ss or by a coamonly accepted system of mass-calibrated volu11e 
measureraents. The materials shall be added lo the tarl while it is being filled with water, in the following sequence; seed, fertiizer. Thorou{llly mix into a ho110genous sltny . 
After charging, add no water or other 11aterial to the mixture. Do not leave slurry ii the ta,_ for 110re than four 141 llall's. 

.10 Distrillute slurry uniformly over the surface of the area to be hydroseeded. Blend applicalion into previous applicalions and existing grass areas to fom unlfora surfaces. 

.11 Clean up: R111ove all materials and other debris resulting from seeding operations frOII the job site. 

.12 Halntenance, Begin • alntenance inmediately after seeding and continue for 60 days after Substantial Coinpletion and until accepted by the Owner. Re-seed at three week 
intervals where gerllination has failed. Protect seeded areas from damage with temporary wire or twile fences co...,lete with sig111ge 1111il grass area is taken over by the 
Owner. Water in sufficient quantities to ensure deep penetration and at frequent intervals to • aintain vigorous growth untl grass is taken orer by the Owner. It is the Owner's 
responsibility to ~ply water at no extra cost to lhe Contract. 

.13 Acceptant1 of the Rough Grus Areas: Proper germination of all specified grass species is the responsibiUty of the Landscilfle Contraclor. The ,-ass shall be reaM1nably 
well established, with no apparent dead or bare spots and shall be reasonably free of weeds (to B.C. Landscape Standard, Section 13 Maintenance Level 4 (Open space). Sixty 
days after substantial completion, areas 11eeting the conditions above will be taken over by the Owner, Areas seeded in Fall will be ampted in Spring one month after start of 
growing season, provided that the above conditions for acceptanc:e are fulfilled. 

J.8 LAWN AREAS - SODONG 

.1 lien,ral: Treat all areas defined as lawn nas on the l¥1dscape plan between all property lines of the project inducing all boolevards to edge of 1'4lads and lanes. 

.2 Growilg Medura: Comply with Section 2.2.1, Growing Hediu11. Prior to sodding, re<p1es.t an inspection of the finished !P'ade, and depth and condition of growing inedilll by the 
landscape Arctitect. 

.3 T•1e of Sodding: Sod fro• April 1st to October 1st. Furlher extensions may be obtained on concurrence of the Landscape Architect. 

.4 Sod Supply: Conform to all condtions of 8.C. landscape St¥1dard, Section 8, 8.C. St¥1dard for Turfgrass Sod . 

.5 Specified Turfgrass by area: Refer lo Table 2 below. 

TAlll.E 2 SPEOFIED TURFGRASS BY AREA 

Area 
CLASS 1 

CLASS 2 
CLASS 3 
SPEOAL 

Description 
Lawn, all areas noted on drawings as lawn in urban 
dewelopwient sites Inducing boulevard grass 
lirass - public parks, industrial and institutional sites 
Rough Grass 

Quality Grade 
No. 1 Pre11ium 

No. 2 Standard 
s•e hydroseeding 

Major Species 
Kentucky Blue for sun, Fesrues for shade 

same 

. 6 Lime: The lime shall be as defined in Section 2.23, Materials. Apply at rates recom•ended in re<p1ired soil test. Refer to Section 3.4 for method. 

.7 Fertilizer: Refer to Section 2.2.2 Malerials. Apply specified fertilizer at rates shown in the required soil test. Apply with a mechanical spreader. Cultivate into grawing 
medium 48 hol.l'S prior to sodding. Apply separately from lime. 

.8 Sodding: Prepare a smooth, firm, even surface for laying sod. Lay sod staggered with sections closely butted, without overlapping or gaps, smooth and even with adjoining 
areas and roll lightly. Water to obtain • oisture penetration of 3" to 4" (7 -10t11). C011ply with reqtireinents of BC Landscape Standard Section 8, BC Standard for Turfgrass 
Sod . 

,9 Haintenana!: Begin • aintenana! immediately after soddifl!I and c011tinue for 60 days after Substantial Co• pletion and until accepted by the Owner. Protect sodded areas 
from damage with temporary wire or twile fences complete with signage until lawn is taken over by the Owner. Water to abtain moisture penetration of r to 4• 11-1oc11l at 
intervals necessary lo 11aintaill sufficient growth. Keep grass cut at height of between 1-1/r l4c11I and 2· 1scm). Provide adequate protection of sodded areas against dill'lage 
until the turf has been takln over by Owner. Repair all)' damaged areas, re-!J'ade as necessary. Aeration 11ay be required if in the Landscape Arctitect's opinion, drainage 
throu!11 the sod base 11edilll is ilpaired. 

.10 Acceptant1 of lawn Areas: The turf shall be reasonably well established, with no apparent dead spots or bare spots and shall be reasonably free of weeds Ito B.C. 
Landscape Standard, Section 13 Maintenance Level 2 IAppearancel. Use herbicides if necessary for weed re•oval uriess other conditions of contract forbid their use. After the 
lawn has been cut at least twice, areas. meeting the conditions above will be taken over by the Owner. 

J.9 PLANTS ANO Pl.ANTING 

.1 Confor• to planting layout as s.hown on Landscape Plans. 

.2 Clltain approval of Landscape Architect for layoot and preparation of planting prior to c011mencement of planting operations. 

.3 Hake edge of beds wilh smooth clean defined li,es, 

.4 Time of Planting: 

.4.1 Plant trees, shrubs and groundcovers only during periods that are nor11al for such work as determined by local weather conditions when seasonal conditions are Ukely to 
ensure sumssful adaptation of plants to their new location. 

.5 Standards, 

.5.1 All plant material shall conform to the reqtire11ents of the B.t Landscape Standard, 7th edition 20otl, urins exceeded by drawing Plant Schedule or this specificatio11. 

.5.1.1 Refer to B.C. Landscape Standard, Section 9, Plants and Planting and in Section 12, BCLNA Standard for Container Grown Plants for rini11U11 standards. 

.5.11 Refer to Plant Schedule for specific plant and contaiMr sizes and c1111ply with reqtire111nts. 

.5.2 Plant llilterial obtained from areas with less severe dimatic conditions shall be grown to withstand the site clirlate. 

.6 Review-: 

.6.1 Review at the soll'ce of ~ply illd/or collecllon point does not prevent subsequent rejection of any or all planting stock at the site . 

.7 Availability: 

.7.1 Area of search includes the Lower Mainland and Fraser Valley. Refer to Plant Sched~e for any extension of area. 

.7.2 s...iply proof of the avaiability of tile specified plant material within 30 days of lhe award of the Contract . 

.8 Substih.Jtiori: 

.8.1 Obtain writt,n approval of the Landscape Archit,ct prior ro 11akifl!I any substih.Jtions to the specified 11ateriaL Non-approved substiMions will be rejected. 

.8.2 Allow a minim1111 of 5 days prior to delivery for re<p1est to substltlute. 

.8.3 Swstitutions are subject to BC Landscape Standard- definition of Condtions of Availabiity. 

.9 Plant Species &- Location: 

.9.1 Plants shall be true to 11111e and of the hei!11t, caliper and size of root ball as shown on the landscape/site plan plant schedule. Caliper of trees is to be taken 6· l1Scm) 
above grade. 
.91 Plant all specified species in the location as shown on the landscape drawings, Notify landscape Architect if conflicting rock or underground/overhead services are 
encountered. 
.9.3 Deviation of ~en planting locatilll'I will only be allowed after review of the proposed deviatiOII by the Landscape Architect. 

.10 Excavation: 

.10.1 Trees and large shrWs: Excavate a saucer shaped tree pit to the depth of the rootball and to at least twice the width of the rootball. Assure that finished grade is at 
the original grade the tree was grown at • 

.11 Drainage of Planting Holes: 

.11.1 Provide drainage of planling pits where reqlired, ie. on sloped conditions, break out the side of the planting pit to allow drainage down slope: and in flat conditions, mound 
to raise the rootball above impervious layer. Notify the landscape Architect where the drainage of planting holes Is tinlttd . 

.12 Planting and Fertilizing Procalklres, 

.12.1 Plant all trees and shrubs wilh the roots placed in thei- natural !J'Owilg positlori If burlapped, loosen around the top of the ball and cut away or fold under. Do not pull 
burlap fro• 111der the ball Caref~ly re•ove containers without injuring the rootballs. Aft1r settled In place, cut tvne. FGr wire baskets, clip illd removt top three rows of 
wire. 
.12.2 Fillthe planting holes by gently firming the growing raediu• around the root system in 6· l15cml layers. Settle the Mlil with water. Add soil as required to 11eet finish 
grade. Leave no air voids. When 2/3 of the topsoil has been placed, apply fertilizer as recom11ended by lhe re<p1ired soil test at lhe specified rates. 
.12.3 Where planting is indicated adjacent to exisling trees, use special cart to avoid dsturbance of the root system or natural grades of such trHs. 
.12.4 Wh1re lrees are In lawri areas, provide a clean cut 11ulch1d 900mm (3 ft.) dlam1ter circ:11 centered on the tree. 

.13 Staking oflrees: 

.13.1 Use two 2~a~x5' stakes, wless superseded by llllnicipal requirements. Set stakes llini•u112 ft. in soil. Do not drives.take lhrough rootball . 

.13.2 Leart th1 tr11 car1fully vll'lical. 

.13.3 Tie with pre-approved comraercial, flat woren polypropylent fabric belt, • ininlll wldlh 19m11 13/4 "I. Approved proclJct, AroorTie - available from DeepRoot. 

.13.4 Coniferous Trees over 6 ft. height: &Jy with three 2-strand wires 111 gaugel. Drive three stakes equidistant aro111d the tree completely below grade . 

. 13.5 Trees 6 ft.+ on Wood or Concrete Decks: Guy as above using three deadlll!n lllin. 2'xlx4"1 buried to the 11axi1111Jm possible depth instead of stakes. 

.13.6 Mark all guy wires with visible flagging 11aterlal 

.14 Prunifl!I: 

.14.1 Llnlit pr111lng to the minimum necessary to r111ove dead or Injured branches. Presene lhe natural character d the plants, do not cut the leacllr. Use 011ly dean, sharp 
tools. t1ake all cuts cleill and cut to tile brillch collar leavilg no stubs. Shape affected areas so as not to retain water. Remove da11aged •aterial. 

.15 ltuklil1~ 

.15.1 Hutch all planting areas with an even layer of mulch to 2-1/2 - 3• 165 -15mm) depth. Confirm placement of 11ulch In areas tabeled ·lroundcorer Area· on drawings. tuch a 
3 ft. llJODiral diameter circle around trees in lawn •eas, leave a clean edge, 

.1& Acceptance: 

.16.1 The estab6shment of all plant material is the responsibility of the landscape Contractor . 

.17 Plant Haterlal Maintenance: 

.17.1 Maintain all plant •aterlal for 60 clays after landscape work has received a Certificate of Co11pletion. 

.112 Watering, Confor• to B.C. landscape Standard, Section 13.3.2 - Watering and generally as follows, 

.112.1 Water to supple• ent natll'al rainfall such that the soil moisture content is k1pt to 5D% to 100% of field capacity. Water to the full depth of the root zone each tiae. 
The Owner is responsible to supply water at no e.tra cost to the Contract. Confim source of water prior to begiooing work. 
.113 Use app1'4>priate measures to combat pests or diseases damaging plant material. Comply with all local governing slatutes and gridelines far che• ical. control. 
.114 Plant 11aterial which fails to survive shall be replaced in the next appropriate season as deter11ined by the Landscape Architect . 
.115 Repair tree guards, stakes., and guy wires, when necessary. 
.116 Maintain areas relatively weed free. !Appearance level 2, B.C. Landscape Standard, Chapter 131. 
.17.7 Maintain • ulch to specified depths, 

.18 Plant Warranty: 

.1l1 Replace all unsatisfactory plant •aterial except lhose designated "Specimen" for a period of one 11) year after the Certificate of Completion. Replace au unsatisfactory 
plant matl!rial designated "Specimen" for a period of two (2) years after the Cll'lificale of Completion. Replace all unsatisfactory trees illd shrubs and continue to replac1 
these wtll lhe specified number Is complete and satisfactory to the Landscape Architect. Such replacement &hall be subject to the notification, inspectiCN1 and approval as 
specified for the original planting, and shall not constitute an extra to the Contract. 
.18.2 Those Plants, identified as hardy within one zone of the Canada Department of Agriculture tonal dass for the area, specified by the Landscape Architect and installed by 
the Landscape Contractor which are killed through below nor• al templ!l'atures (below the average of the extre11e 11inin1.D temperah.Jres officially recorded in the area 
concerned, in the last 10 years!, will nat be replaced without cost of replacement borne by the Owner. 
.1l3 A review 11ay be requested lklrlng the latter part of the warranty growing season. All plant • aterlal showing well developed foliage, healthy growth and bud fonning, will 
then be taken over. 

.18.4 For all plant material, the Landscape Architect reserves lhe right to extend the Contractor's responsibility for another growing season if, in his opinion, leaf development 
and 1rowth is not sufficient to ensure future satisfactory growth . 
.18.5 Where the Owner is respoosible for plant maintenance and has not provided adequate 11aintenance, the plant replace11ent section of the contract may be declared void . 
The Landscape Architect shall determine whether maintenance has been satisfactory using the B.C. Landscape Standard, Section 13, Maintenance as the guide. The reqlired 
maintenance standard is a 11inillu11 of Level Three- Medium. Refer to Section 3.H. Establishment Maintenance. 
.18.6 The Laidscape Contractor is respCN1sible to replace any plant 11aterial or repair any construction included in the CCN1tract that is damaged or stolen until the issuanc, of 
the Certificate of Completion . 
.18.1 Deviation fro• the specifications 11ay require ext,nsion of the Warranty P,riod as deternined by the Landscape Architect. 

3.io>-,,' 'NG LANDSCAPE ON STRUCTURES 

.1 Verif~oe and protection 11aterial is completely installed and acceptable before beginning work. Contact Landscape Architect for instructions if not in place. 

.2 Coordinate work with construe lanters and planter drainage . 

.2.1 Verify that planter drains are in place sitive ~ainage to roof drains is present prior to placing any drain roclc or soil 

.3 Pl'4lvide dean oot at all through-slab drain locations. Use llin. dia. PVC Pipe filled with ~ain rock unless specific ~awing detail sllawn . 

.4 Install hin rock evenly to a 11inin1111 depth of 4" (100..mlor alternate sheet., ··-~•,-pedfied. Install sheet drain as per 11anufacturer's reco1111efldations . 

.S Cover drain rock lor alternate sheet drain If specified on drawilg details! with filter fabrk Lapp n • Oniml at all edgts. Obtail approval of drainage system prior to 
placing growing medium. 

.6 Place an even layer of 25 - 50mm dean washed puq, sand over filter fabric . 

.7 Place growing medium to depths specified in Section 3.5 above for various surface treahlents. Rtf1r to Drawing details for any tight weight f1~•~ired to alter grade. 
Use Styrofoam block over hin rock shaped to provide smooth sll'face transition at edges. Butt each piece tightly togelher and cover with filter fabric top soil froll 
migrating downward, 

3.11 ESTABLISHMENT MAINTENANCE (Provide a separate prke for this. sectlCNII 

.1 kltent, The intent of -establistwnenr maintenance is to provide sufficient care to newly installed plant 111aterial for a relatively short period of tilM! to ensure or increase 
the long term success of thl planting. Thi obj1ctlH is the adaptation of plants to a new site In order lo obtain the desired 1ffect from the planting whle reducing tllll! rate of 
failtre and 111necessary work associated with improper establish•ent. Establid111ent of 11aintenance proceckJres apply to all new and retained vegetation including rultivated 
turf!J'HS nas and new trees and shrLJJs. 

.2 Maintenance Period: Provide 11aint1nance of Installed landscaping for 12 months following SOOstantlal c011pletlan . 

.3 Related Standards and Legislation: 8.C. Lands.cape Standird, latest edition, Fertilizer Code., B.C. Pesticide Control Act, 

.4 Site Review: In addition to the Inspections at substantial conipletion, at final prO!J'ISS draw application, and at the end of the guarantee period, there should be three other 
reviews clJrlng the 12 months attended by the Contractor and a designated representative of the Owner. Mailtaln a logbook and reporting procedures and S1Jb11it to the 
designated representative . 

.S Scheduling: Prepare a schedule of anticipated visits and sub1it to designated representative at start-". Maintenance operations shall be carried out predOllilately during 
the growing season between March 1st and November 30th, however visits at other tnes of the year may be required. 

.& Haintenance Level: Comply with B. C. Landscape Standard, Section 13, Table 7, Maintenance Level "Medi1111-. 

.7 Materials: Co11ply with Part Two of this specification. 

.l.1 Fertilizers, To tht requirements of the B.C. Landscape Standard. For1111Jlations and rates as required by sol testing . 

.8 Plant Material Establishment: 

.8.1 Watering: During the first growing season, water new plants at least every ten 1101 days between April 1st and July 31st, and every twenty 1201 days between August 1st 
and September 15th. Hinllllllm 25 gallons per tree per a1111Ucatlon. Dlling the second gl'4lwlng season, water new pl.Mis at least every twenty clays between Aprl 1111d July 31 
and once between August 1st and Septe•ber 31st. Apply water at a rate and duration such that the water content reaches field capacity to the full depth of the growing 
medium. Apply water again when the water conttnt reaches 2SX of field caJ)ildty. Pro'tidt and irrigate with water In tht event that any auto111tic Irrigation syste• malfunctions 
or has not been COllpletely installed. Scheduled applicalions of water shall be missed only when rainfall has penetrated the soil fully as reqiired. 
.8.2 Mulch: Maintain 11ulches. In the original areas. and to the original depths . 
.8.3 Weed Control: Remove all weeds fro11 all areas at least once per 11onth clJring the growing season by hoeing or cultivation to a ma:0111•1 depth of 80..m, hand-pliling, or, if 
necessary, by the use of herbicides . 
.8.4 Pest illd Disease Contro~ Inspect all planted .reas far pests and diseases perlodcally and at 111st ev1ry two months during the !,Owing season by• 11ep1rlenced 
person. Carry out treahlent for pests. or diseasts promptly and consistently for maxin.im effectiveness. Co11ply with all B.C. Pesticide Control Act and 1111Jnicipal requirements . 
.l5 Tree Support: Haintain stakls, guy wires and ties one fij( growing season. Check ties at least every t..o months to enstre that they ara not causing a depression in the 
bark. Loosen, reJ)illr ar replace ties as necessary. Re11ove all stakls guy wirts and ties after the first growing s.eason excl!l]t where lal'ile trees reqtire contiluing si.,port in 
the opinion of the landscape Architect. All flagging of guy wires shall be visible and in good repair . 
.8.6 Pr111ing: klspect all trees and shrubs at least every two 11onths during the growing s.eason: prune to reniove all dead, weak or diseased wood. Haintilin the natural shape 
of the plant. Carry out clipping or shaping oriy if required in the 11aintenance contract for specific varieties or cCN1citions. 
.8.7 Fertiizing: Once during the twelve mooth period of estabUshment maintenance fertilize shrubs., trees and gl'4lundcorers according to soil analysis requi'e• ents. 

,9 Grass Areas Establlstnent: 
.9.1 Watering: Use hoses ¥Id sprinklers, irrigation systems or other methods to apply water to Class 1 and Class 2 grassed areas (B.t Landscape Standard, Section 7, lavns 
and Grasses) such that the grass Is maintained in a turgid condition. ~ply illd Irrigate with water In the event of any irrigation syste11 11alf111ction, or inco11plete installation 
at no expense to lhe owner. Apply water to prevent packing or erosion of the sol Apply water at a rate and duration so that the watll" content in the growing medium reaches 
field capacity to the full depth of the growing 11ediln. A1111ly water again when the water content reaches 25X of field capacity . 
.9.2 Weed, Insect and Disease Control: Inspect grass areas each time they are 11owed for weeds, insect pests, and dseases and treat pro"'Hy when necessary by appropriate 
manual 11ethods, or by the use of chellicals in compliance with the B.C.S.L.A./8.C.l.N.A. landscape Stilldards latest edtion. Kil broad.eafed weeds in grassed areas by a general 
application of a suitable herbicide if the weed population exceeds 10 Broadleaf weeds or 50 amual weeds or weedy grasses per 40 square 11eters. This application shall reduce 
the weed population to zero . 
,9.3 Fertilizing: According to soil analysis. 
.9.4 Liming According to soil analysis 
.9.5 Mowing and Tri1111ing - All areas: The fk'st four cuts shall be a sh.-p rotary type mower. Excess grass dipping shall be re110ved after each cut. Mow all grassed areas 
with a sharp reel or rotary mower when the grass reaches a height of 6Dnn, Mow to a height of 40m11. Edge with a mechanical vertical cutting edger once per year in March, 
Re11ove all grass dlppilgs after each cut. 
.9.6 Aeration: Aeration not required in the f.-St ,-owilg seasori If necessary, in the second growing season, aerate in early Hay with a suitable mechanical corer. Core to a 
deplh of 'IDthnm.14"1, and re11ove cores. 
.9.7 Repairs: Rt-grade, re-seed or re-sod when necessary to restore damaged or falling grass areas. Match the grass varieties in the surrounci'lg area. Re-sod, if required, 
throu.out the growing season. Re-seed between April 1st and Aprl 15th or between September 1st and Septellber 15th. Protect re-s.eeded areas illd keep moist until the f.-St 
mowing . 
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1.1 COPYRIGHT 

.1 The Structural Soil specification is provided as an instrument of service and remains the property of M2 landscape Architecture. The information provided in this 
specification is for exclusive use by our client for the specific project noted. This information contained in this documE!nt may not be reproduced or distributed, in whole or in 
part, without the permission of M2 Landscape Architecture. 

1.1 SCOPE OF WORK 

.1 The work of this sl:!dion shall govern the supply of all@quipment, mat@rials and labour necessary for the preparing and placing and compacting Structural Soil Mix on a 
prepared sub grade, 

.2 It is the intent that the structural soil mixture will provide the necessary load bearing characteristics for light toad hard surface paving areas while allowing and promoting 
the development of tree roots. The long term goals the promotion of healthy, long lived trees while reducing the potential negative implications of large scale root development 
under hard surface areas. 
.3 Refer to drawings for location and dimension of structural soil mixture. 

.4 All other related work as described in the drawings and/or this specification. 

1.3 RELATED WORK 

. 1 S@ction 02100, Landscape R@quir@m@nts 

.1 Section 01710, Landscape Drainage 

.l Section 02810, Irrigation System 

.4 Section 02933, Sodding [Seeding[ 

.5 Section 02906, Planting Trees. Shrubs, and Groundcover 

1.4 RELATED MASTER MUNICIPAL SPECIFICATIONS 

.1 Contractor to report all conflicts with civil engineering to Landscape Architect 

.2 Section 02210, Site Grading 

.3 Section 02123, Excavating, Trenching, and Backfilling 

. 4 Section 02226, Aggregates and Granular Materials 

. 5 Section 02666, Waterworks 

.6 Section 01711. Storm Sewers 

.7 Section 02725, Manholes and Catch Basins 

1.5 STANDARDS 

. 1 BCSLA/BCLNA Landscape Standard (most current edition) 

. 2 Canadian System of Soil Classification 

1.6 QUALITY ASSURANCE 

. 1 All structural soil material used in street tree planting shall be from a source approved by the Consultant and all similar materials supplied to the site shall be of similar 
nature and from a single source. 14 days prior to supplying any material to the site, inform the Consultant of proposed source and provide a copy of an analysis undertaken by a 
recognized testing agency approved by the owner, at the Contractor's expense and indicating the particle size characteristics of the proposed material in written form as laid out 
in 2.1.1 of this section. 

.2 All nutritive admixtures to structural soil material supplied to the site shall be from a source approved by the Consultant and all similar nutritive admixtures supplied to the 
site shall be of similar nature and from a single source. 14 days prior to supplying any nutritive admixture, inform the Consultant of proposed source and provide a copy of an 
analysis undertaken by a recognized testing agency approved by the owner. The test report shall quantify and qualify the following characteristics of the proposed nutritive 
admixture: 
.2.1 Gravel, sand and fines content each as a% of dry weight mineral 
.2.2 Organic material content as a percentage of dry weight. 
. 1.l Acidity (pH[ 
. 2.4 Salinity in millimhos/cm at 25 degrees C. 
.2.5 Basic fertility (total nitrogen available K, Ca, Mg, P.I 
. 2.6 Recommendation for incorporation of necessary amendments. 

J Provide and pay for all required testing of materials proposed for use on this project. At the Consultant's discretion, all materials may be re-tested. Contractor will be 
responsible for costs of re-testing if materials do not meet specification and for correction of the deficiency. 

.4 Cost of imported materials shall include cost of modifications from sourc@ to @nsure that th@se materials meet specifications. 

. 5 Acceptance of material at source does not preclude future rejection if material fails to conform to requirements specified. 

. 6 Confirm compaction of subgrade and structural soil by Geotechnical Reports from qualified Geotechnical Engineer. 

.7 Aggregate Test, 

. 7.1 Provide source and sieve designation of intended aggregate material prior to ordering . 

. 7.2 At the Landscape Architect's discretion, materials may be retested. Contractor is responsible for costs of testing if sample does meet specification and for correction of 
any deficiency. 
.7.3 Submit 2.5kk sample of stone to Landscape Architect prior to mixing. Sample should be labelled to include source of material submitted. 

.8 Structural Soil Mix Design: 

. 8.1 Prepare sample of structural soil mix with proposed milC ratios for approval by Landscape Archih!ct a minimum of 14 days prior to placement. Notify Landscape Architect 
minimum 2 days prior to mixing samples. 
.8.2 Landscape Architects may request additional samples of Structural Soil mixture to be tested in the event that further refinement of the mixture is necessary. 

1. 7 SCHEDULING 

.1 Obtain approval from Consultant of schedule 14 days in advance of structural soil preparation or delivery of material to site. Co-ordination of the installation of the 
structural soil mixture is critical. Ensure scheduling has been co-ordinated with all consultants and related contractors. 

. 2 Schedule to include; 

.2.1 date for commencement of preparation of structural soil at source 

.2.2 sub grade preparation at site 

.2.3 shipping dates 

.2.4 arrival dates on site 

. 2.5 installation dates 

.3 Schedule work to co-ordinate with installation of any drainage, irrigation, tree grate footings, lighting, paving etc. 

.4 Complete work to ensure tree planting will occur under optimum conditions 

.5 Do not handle or place structural soil mix in rain. 

1.8 FIELD REVIEW 

.1 Start up meeting with Consultant is required to confirm the areas of installation and mixing. If not previously submitted, ensure growing medium sample and test report, 
aggregate stone sample and structural soil sample and report are supplied at the Start-up Meeting. 

. 2 Co-ordinate site meeting with Consultant at the following times 

.2.1 drainage installation and connection 

. 2.2 irrigation installation 

.2.3 mixing of structural soil mixture 

.2.4 installation of structural soil mixture 

.2.5 sub grade preparation and layout . 

. 2.6 installation of trees 

.3 Where materials are installed in phases, it is the contractors responsibility to inform the Consultant of critical installation times for each phase as noted in Section 1.8.2. 

1.9 SAMPLES 

.1 Provide 2 kg samples of all materials required for the preparation of structural soil minimum 14 days prior to commencement of installation. Samples of all material shall be 
submitted with test report from approved testing agency as per section 1.3.2. and 1.3.3 

1.10 PRODUCT HANDLING 

. 1 All materials used in the composition of structural soil shall not be prepared, worked or traveled upon when in a wet or frozen condition. 

.2 Supply and handle dolomite lime, fertilizer, stabilizer and other chemical amendments in standard, sealed, waterproof containers with net weight and product analysis clearly 
marked on exterior of package. 

1.11 DELIVERY, STORAGE AND PROTECTION 

. 1 For structural soil prepared at source and delivered to site, deliver all materials to site in such a manner as to prevent damage to or separation of all materials used in the 
preparation of structural soil. 

.2 On-site storage of prepared structural soil shall be undertaken in such a manner as to prevent damage or separation of any materials. 

.3 Structural soils to be installed as soon as practicable after mixing, any structural soils stored overnight whether on-site or at source shall be covered with tarpaulin of 
material approv@d by th@ Consultant until such time as materials installed. 

.4 All material to be stockpiled shall be protected in accordance With B. C. Ministry of Environment guidelines. 

1.1 GROWING MEDIUM 

.1 TABLE ONE, 

.1.1 Provide all growing medium required to complete the work . 

. 1.2 Comply with the requirements of Table 1. below 

. 1.3 Organic material in the growing medium must be well decomposed to prevent oxygen consumption caused as a result of decomposition of the organic matter in the soil 
mixture. 

TABLEOOE 

PROPERTES GROWING HEDIUH FOR GAP-GRADED MIXTURE 

TEXTURE: Particle size classes by the Canadian System of Soil Classification 

Gravel: greater than 2mm - less than 7511• 

San~ greater than 0.05mm - less than 2111 

Silh greater than 0.001 mm - less than 0.05 "" 

Clay, less than 0.001nln 

Clay and Silt CINlbined 

ACIDITY (Ph}, 

ORAINAG~ Minimu• sahraled hydraulic conductivity (cm/hr[ in place. 

SALINITY, Sahrated extract cooductivity shall not exceed, 

ORGANIC CONTENT, Percent of Dry Weight (%} 

2.1 AGGREGATE 

.1 Clean inert stone of high angularity is preferred over washed gravel. 

.1 Stone dimension aspect ratio should approach 1,M with a maximum of 1,M length, width, depth . 

.3 Single size stone, 75mm clear siev@ designation: Blasted Quarry Rock. 

0 

maximum 60% 

maximum 35% 

maxim111!i% 

11axinu11 ~0% 

6.0 - 7.0 

3.0 

3.0 millimhos/co at 15'C 

8" -11% 

.4 Aggregate to be used for structural soil shall be free of any foreign elements or material. Provide samples and test reports as described in section 1.5 and 1.8 

.5 Aggregate quality: Material shall be sound hard, durable, free from soft, thin, elongated or laminated particles, organic material, clay lumps or material, or other substances 
that would act in a deleterious manner or use intended . 

2.3 SOIL STABILIZER 

. 1 A non-toxic organic binder. 
Product: Stabilizer, The Original Natural Binder, as available from Island Sport Turf, Parksville, BC. 250-616-1199. Also available from Yardworks Supply Ltd., Aldergrove, BC. 
604-607-3004 . 

2.4 GRANULAR BASE 

.1 To Master Municipal Specification Section 02226, Aggregates and Granular Materials. 

2.5 PAVING MATERIALS 

.1 Refer to architectural drawings. 

2.6 FILTER FABRIC 

.1 Non Woven filter fabric shall be installed as a separation layer directly above the compacted structural soil mixture. Do not install fabric until adequate compaction of the 
structural soil mixture has been confirmed . 

.2 Filter fabric shall be selected and designed to withstand wear and tear during construction 
without deterioration of its strength and filtering properties. Conform to the following ASTM designations: 
- Grab Tensile Strength ASTM-D-4631 .400 kN 
- Tensile Elongation ASTM-D-4631 50% 
- Mullen Burst ASTM-D-3786 1170 kPa 
- Flow Rate ASTM-0-44916110 I/minim' 

.3 Fabric shall be Amoco 4545 or approved equivalent . 

3.1 SUBGRAOE 

. 1 Excavate sub grade to establish tree pit / trench as indicated on contract drawings. Place the structural soil under the paving adjacent to the planting pits, NOT in the 
planting pits themselves. 
.2 Areas designated as structural soil tree pits for street tree planting shall be prepared to ninety-five percent (95%) Modified Proctor Density and shall be free of stones, 
debris, root branches, toxic materials, building materials and other deleterious materials to the approval of the civil engineer . 

3.1 PREPARATION OF EXISTING GRADE 

. 1 Verify that grades are correct. If discrepancies occur, notify Consultant and do not commence work until directed . 

. 1 Excavate trench to Master Municipal Specification Section 02223, Trenching, Excavation and Compaction allowing for design depth and width of structural soil mix. 

.1.1 Refer to contract drawings for areas to be treated and to details for dimensions 

. 1.1 Compact to 95% Modified Proctor Density . 

.1.l Subgrade elevations shall slop@ parallel to th@ finished grades and/or toward the subsurface drain lines as indicated on the civil engineering drawings . 

.4 Do not proceed with the installation of the structural soil material until all walls, curbs, and utility work in the area has been installed. Structural elements or design 
features that are dependent on the structural soil mixture for support may be postponed until after the installation of the mixture. 

.5 Re-compact disturbed subgrade to requirements of master municipal specifications and civil engineering drawings . 

3.3 SUB DRAINS 

.1 Install to requirements of Master Municipal Specifications. Refer to Section 02666, Waterworks, Section 02721. Storm Sewers, and Section 02725, Manholes and Catch Basins 

. 1.1 Install prior to installation of the structural soil mixture . 

.1.2 Co-ordinate all contract drainage work with other drainage on-site 

. 1.3 Confirm location of storm sewer connections with civil engineer . 

3.4 IRRIGATION 

. 1 Install to requirements of Section 02810, Irrigation System. Refer also to Irrigation Drawings . 

.1.1 Install irrigation main lines in co-ordination with installation of the structural soil. Confirm timing at start-up meeting . 

.1.1 Co-ordinate all contract irrigation work with other civil engineering and drainage on-site 

.1.l Confirm location of irrigation connections with civil engineer . 

3.5 MIXING STRUCTURAL SOIL MATERIAL 

.1 Ensure consistent even distribution of all components by thorough mixing. The ratio of components will vary and may require adjustment to ensure the soil volume is 
adequate to fill all voids in the stone . 

.1 Base Ratio of Materials: 
- 4 cu metre of aggregate stone section 2.2 
- 1.25 cu metre of Growing Medium section 2.1 
- 2 kg Stabiliser section 2.3 
x Water as required 
x The amount of water required will vary according to moisture present in growing medium . 

.l Combine the stone, growing medium and Stabilizer product into a thorough, homogeneous mixture. Haisten mixture with fine spray of clean potable water while mixing to 
activate Stabilizer product . 

3.6 MIXING 

.1 Do not OVER MIX, OVER HANDLING can result in separation of the growing medium from the stone. Further and final mixing will occur during the placement of the material. 

.1 All mixing shall be performed on a flat hard, level surface approved by the consultant, using the appropriate soil mixing equipment. 

.l Prepare sample Structural Soil Mixes to determine ratio of mix components. Submit sample with test results for approval . 

3.6 MIXING 

.1 Do not OVER MIX, OVER HANDLING can result in separation of the growing medium from the stone. Further and final mi,ing will occur during the placement of the material. 

.2 All mixing shall be performed on a flat hard, level surface approved by the consultant, using the appropriate soil mixing equipment . 

.3 Prepare s.imple Structural Soil Mixes to determine ratio of mix components. Submit sample with test results for approval. 

3.7 PLACEMENT 

.1 Subgrade shall be approved by the Consultant prior to placement of the structural soil mixture. 

.2 Structural soil shall be moist, but not saturated with water when placed. Placement shall be handled to avoid damage to drainage structures, irrigation equipment, concrete 
structure or pavement. 

.3 Place Stone mixture in 300mm lifts through entire area of structural soil mixture. 

.4 Compact each lift of structural soil material with vibrating drum roller to the satisfaction of the civil engineer. 

.S Provide Geotechnical Report to confirm compaction. Test to ensure uniform, acceptable compaction rates have been achieved for each lift and in all areas of structural soil 
mixture . 
Refer to Quality Assurance, section 1.5 

.6 Provide a uniformly firm and level surface allowing for specified depths of road base and / or growing medium to meet finished design grad@. 

.1 Installation of structural soil in the location of the tree is not recommended. Various techniques such as reinforced wood boxes, steel boxes, large diameter PVC pipe, etc. 
have been employed to allow for sand to be installed at the tree location with the compacted structural soil surrounding the hole. At the time of tree installation, the sand is 
removed and growing medium (as per Section 2.11 added to surround the root ball. 

3.8 INSTALLATION OF FILTER FABRIC 

.1 After approval of structural soil mixture compaction, install Filter Fabric . 

.2 Ensure minimum 60cm overlap of all fabric seams and beyond edge of structural soil. 

3.9 GRANULAR BASE MATERIAL 

.1 Place minimum 75 mm granular base on top of filter fabric over structural soil layer. 

.2 Compact granular base to 95% Modified Proctor Density. Compaction must be consistent with other surrounding granular base materials . 

.3 All areas shall be graded too the contours and elevations indicated on the contract drawings. Ensure positive drainage . 

3.10 PROTECTION 

.1 Protect existing conditions from damage or staining and make good any damage. 

.2 All damage will be repaired at the expense of the installation contractor. 

3.11 TREE PLANTING 

.1 Remove structural soil or other backfill material (sand, see comments in section 3.7.71 from the full dimensions of the tree grate area [1.2m x 1.2m x depth of root ball!. 

.2 Re compact all material below root ball to original specified density to prevent settling of the root ball in the hole. 

.3 Ensure tree is planted in the exact centre of the specified planting station straight and true . 

.4 Install tree in accordance with BCSLA Landscape Standard. Cut away synthetic root ball twine, cut back improperly sized wire baskets, pull back burlap from around trunk 
etc . 

.5 Backfill with Growing Medium as per Section 2.1. Ensure the same growing medium used in the structural soil mix is installed as backfill material. 

,6 Place 50mm depth composted fir/hem bark mulch over the top of the open tree pit area. 

3.11 TREE GRATES 

.1 Site Furniture and to contract drawings for tree grates, frames and footings . 

3.13 ACCEPTANCE 

.1 Consultant shall inspect structural soil "in place' and determine acceptance of material, and finish grading prior to paving . 

.2 Finish grade shall be to within 15mm of proposed grades within 3.0m of any adjacent fixed elevation and to within 15mm of proposed grades over any other 3.0 length. Finish 
grades shall not be uniformly high or low . 

3.14 SURPLUS MATERIAL 

.1 Remove all excess fill soils and mix stock piles and dispose of all waste materials, trash and debris from the site. 

.2 Clean up any soil or dirt spilled on any paved surface at the end of each working day. 

.3 Upon completion of the structural soil mixture installation. Leave area broom-clean. Avoid washing the area until all of the paving has been completed . 
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Description of Historic Place 

The Follis House is a one-and-a-half storey, wood-frame, gabled vernacular house located on 
the south side of West 14th Street between Jones and Mahon Avenues in North Vancouver, BC. 

Heritage Values 

Constructed in 1907, the Follis House is testament to the earliest suburban development of 
North Vancouver soon after incorporation, and the start of an era of tremendous growth and 
prosperity for the city. The subject house further holds value as one of the earliest on the block 
and as one of the oldest surviving houses on the 300-block between Jones and Mahon 
Avenue. 

The Follis House is valued for its continuous residential use since 1907. It also holds associative 
value for its connection to the Follis Family, as well as two long-term North Vancouver resident 
families, the Evans Family and the McCaffery Family. The Follis Family built the house and 
owned the property until 1930, when it was purchased by Arthur and Clementine Evans 
(resided 1930-1946). The property was consequently purchased by the McCaffery Family, who 
lived at the house for almost 30 years (1947-1974). 

The subject house holds aesthetic value for its Gabled Vernacular architectural style, which was 
extremely popular during the Edwardian Era (1905-1913).  

Finally, this historic place holds scientific and environmental value for its traditional construction 
techniques and craftsmanship as evident in its design and finishes, for its historic, locally-
sourced, low energy-intensive materials - their quality, durability, and repairability - and for the 
embodied energy (the total energy expended over the building’s 115+ years lifecycle) held in 
the building. 

Character-defining Elements 

The elements that define the heritage character of the Follis House are its: 

• Original location on the south side of West 14th Street 
• Original siting set back from the street, below grade 
• Residential scale, form and massing 
• Traditional, early 1900s wood frame construction and finishes  
• One-and-a-half-storey height 
• Architectural elements associated with the Gabled Vernacular architectural style, including: 

- A prominent, steep-pitched, front-gabled roof with deep eaves, tongue-and-groove 
soffits, exposed roof rafters, and two gabled dormers 

- Cedar shingles on the front and rear gables 
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- Lap wood siding 
- Inset porch with a single turned column and a canted bay on front 
- Original window openings with wood trim and projecting sills 
- Original wood windows sashes on main and upper levels 
- End-wall chimney on the west elevation 

• Continuous residential use since 1907 
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Current Photos 

 Ance Building Services  ::  739 Campbell Avenue, Vancouver BC V6A 3K7   ::  tel: 604.722.3074   ::   Page 5

front view

rear view 
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side view (east elevation)

side view (west elevation)



Heritage Conservation Plan :: The Follis House – 311 West 14th Street, North Vancouver :: August 2022

Historic Brief 
Located on the ancestral territories of the Squamish, Tsleil-Waututh and Musqueam peoples, 
exploration and settlement by people of European descent throughout the 18th, 19th and 20th 
century eventually led to the claim of land and the incorporation of a place that is now known 
as North Vancouver. When the City of North Vancouver separated from the District of North 
Vancouver in 1907, only about 1000 residents and a couple hundred houses were present 
there, but a newly installed electricity and streetcar systems brought promise for a fast growing 
city. Real estate activity and prices grew quickly as did interest and speculation. By 1910, there 
were 5,000 residents, as well as several new public services and community organizations. 

After their youngest daughter, Margaret “Maggie” Jane was born in 1890, Margaret Jane (nee 
Acheson) and William Follis moved from the United States to New Westminster, BC. In 1907, 
they purchased land in the recently incorporated City of North Vancouver and built the subject 
house on the south side of West 14th Street, near Mahon Avenue. The family built another 
dwelling at the lane on the adjacent lot, southwest of the subject house, in 1912. After the 
death of Margaret Jane in 1914, ownership of the two properties went to the family’s two 
daughters, Maggie Jane and Lena. It is unclear which of the family members lived in the two 
dwellings, as throughout the 1910s the two houses were both listed in the Tax Assessment 
Rolls and City Directories as 317 West 14th Street. Other residents for the properties were 
mentioned as well in the City Directories, such as Joseph Gray and John Scovil in 1913, and 
Arthur T. Crook at 311 West 14th Street and Harold E. Smith at 317 West 14th Street in 1921, 
which indicates that both places were rented or took in borders from time to time. At some 
point between 1926 and 1930 the second dwelling at the lane of Lot 8 was either demolished 
or lost to fire. 

The Evans Family purchased the subject lot in 1930 and lived at 311 West 14th Street between 
1930 and 1946. Arthur Evan and Clementine (nee Watt) Evans later moved to 338 West 16th 
Street and became long-term residents of North Vancouver. As the city’s population grew 
rapidly in the 1940s, new residential subdivisions sprouted in areas such as North Lonsdale, 
Pemberton Heights, Seymour Heights and Capilano. Having moved from Vancouver, the 
McCaffery Family were part of the influx of new residents, and purchased the subject property 
from the Evans Family. Michael and Jean McCaffery lived at the house for almost 30 years 
(1947-1974). 

The subject house was included as a significant heritage building (“A” ranking) on the City of 
North Vancouver’s Heritage Inventory, which was initiated in the early 1980s and updated most 
recently in 2013. The largest alteration to the house is a rear addition. Further, the basement 
was clad with vertical cladding, possibly at a time when the house was lifted to create a livable 
ground level suite. Some windows and the front porch railing were replaced as well. The end-
wall chimney on the west elevation was at some point partially repointed and/or extended, 
which together with the recladding of the basement may have been part of larger alterations to 
the basement level. 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Archival Photographs 
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Close-up of a 1926 aerial photograph, which shows the 1907 subject house circled in red and the 1912 
dwelling to the southwest of the subject house, indicated with a blue arrow. Source: MONOVA, Archives 
of North Vancouver, 15882 [1926].

Different aerial view showing the subject property in1926. Source: MONOVA, Archives of North 
Vancouver, 15884 [1926].
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Left: A photograph of Lena (bottom left) and 
Margaret Jane (top right). It is assumed that Maggie 
is in the photograph as well. Source: Ancestry.ca 
[date unknown].

Lena Follis (left) married Charles Francis Wilcox (right) on November 10, 1913.  
Together with Thomas A. Hughes, Lena also owned Lot 15 on Block 64. Hughes would 
later purchase the property on Lot 8. Source: Ancestry.ca [date unknown].
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Left: Fire Insurance Map from 1930. The subject lot is 
marked with a red line. The dwelling on Lot 8 that can 
be seen on the aerials from 1926, southwest of the 
subject house, was demolished by this time. Source: 
MONOVA, Archives of North Vancouver, 1981-086.

Aerial photograph of North Vancouver from 1948. The subject house at 311 West 14th Street is circled 
in red. Source: Vintage Air Photos, BO-48-3305
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A photograph of Arthur Evan 
(left) and Clementine Evans 
(right). Their daughter, 
Frances, stands to the right of 
Arthur. The photograph was 
taken in 1978, when the family 
lived two blocks away from 
their old house at 311 West 
14th Street, at 338 West 16th 
Street. Source: Ancestry.ca 
[1978].

Arthur Evan Evans in front of his 
house at 338 West 16th Street in 
1978. Source: Ancestry.ca 
[1978].
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The subject house at 311 West 14th Street 
in 2000. The house was painted into its 
current colours between 2009 and 2011. 
Source: MONOVA, Archives of North 
Vancouver, 140 [2000]. 
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Research Findings 

Legal Address: Lot 9 Block 64 Plan VAP750 District Lot 548 Land District 1 Land District 36  

Sources: BC Assessment; CityMAP North Vancouver (https://gisext2.cnv.org/citymap/) 

Civic Address: 311 West 14th Street, North Vancouver, BC, V7M 1 R2. 
The two houses on Lot 8 and 9 were both referred to in the past as 317 West 14th Street in the 
Tax Assessment Rolls and the City Directories. In the 1920s, various addresses are given, 
including 311 West 14th, as well as 315 & 321 West 14th Street for the houses on Lots 8 and 9. 
The 311 West 14th Street address can definitely be associated with the subject house from 
1931 onwards. 

Sources: MONOVA, Archives of North Vancouver, Tax Assessment Rolls 1907-1932; BC City 
Directories, 1907-1932. 

Date of Construction: 1907 

Source: MONOVA, Archives of North Vancouver, Tax Assessment Rolls 1907-1908. 

Original Developer/Owner & Resident: Margaret Jane & William Follis 

Sources: MONOVA, Archives of North Vancouver, Tax Assessment Rolls 1907-1908; BC City 
Directories, 1907-1908. 
  

Architect: unknown 

Builder: unknown 

Name: The Follis House 

Source: The City of North Vancouver Heritage Register (2013) 
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- 1907-1930: The Follis Family"
*1913: Joseph Gray and John Scovil at 317 West 14th Street"
*1921: Arthur T. Crook at 311 West 14th Street, Harold E. Smith at 317 West 14th Street"
*1922: Alex Grant Jr. at 311 West 14th Street 

- 1930-1946: Arthur Evan and Clementine Evans 
- 1947-1974: Michael P. and Jean McCaffery 
- 1975-1978: Terrence P. and Sharie L. Loychuck 
- 1979-1987: Joseph and Cyra Frank 
- 1988: Victor Johnson 
- 1989: Bill Mahoney 

* likely renters or borders 

Sources: MONOVA, Archives of North Vancouver, Tax Assessment Rolls: 1907-1932; BC 
City Directories, 1907-1955; City Directories/Criss-Cross Directories, 1956-1989; 
Ancestry.ca; Newspapers.com

Owner/Residents
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Condition Assessment 

Overall the building is in good condition. 

A. Structure 
The wood-frame structure appears to be in good condition. The exterior building lines are true 
to the eye, and there is no visual evidence of structural distortion. 

B. Exterior wood elements 
The original lapped wood siding on the main floor is overall in good condition. 

The square cedar shingles on the basement level (front) and upper level (including the 
dormers) are in fair to good condition. 

Note: the lapped wood siding installed vertically at the basement level is a later intervention 
and is in fair condition. 
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Note the horizontal (main floor) and vertical (basement level) lapped wood siding. The vertical siding is a 
later intervention, which may have replaced square cedar shingles, as indicated by the original shingles 
remaining at the basement level (left in the photograph, marked with a red circle). 

The window and door trim is overall in good condition. Note the extra large size of the casing 
heading board. 

The water table board that separates the basement from the main floor is in good condition. 
The facia board is in good condition. 
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The bay window assembly is in good condition, although the operability of the  
windows was  not assessed.  

 
The casing header of the wood windows throughout the house (marked with red  
boxes in the photograph) is extra large large. 
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The tongue and groove soffits are in for to good condition. Some additional up close 
assessment is required when construction begins. 

The porch column, cap and base, and the porch railing are in good condition. The wood front 
stairs are in fair condition. 

C. Roofing and waterworks 
The asphalt shingle roof appears to be in good condition. The aluminum gutters and 
downspouts appear to be functioning adequately. 

 
The house has a prominent, steep-pitched, front-gabled roof with deep eaves, tongue-and-groove 
soffits, exposed roof rafters, and two gabled dormers. All these elements appear to be in overall good 
condition. 

D. Windows and doors 
The original window and door openings survive on the building at the main and upper floors 
on all elevations, and most at basement level. One window at the main floor (east elevation) 
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was replaced. The windows and doors appear to be in good condition although their 
operability was not assessed. 

 
The subject house has an unusual entry, with a front door not facing  

     the street and a square side light located on a separate wall from the  
     door (marked with a red rectangle in the photograph). 

E.Masonry 
The red brick, end-wall chimney on the west elevation is in fair condition. There is evidence of 
interventions that impacted the integrity of the chimney. The internal chimney at the rear is in 
fair condition. 
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                  The end-wall chimney on the west elevation shows evidence of three different  
                      interventions at basement level. 

F. Finishes 
The painted finish on all wood elements is overall in fair to good condition, except for the 
wood siding and shingles on the south and west elevations. The failing paint there is a result of 
exposure to sunlight. The overall painted finish appears to be at the end of its service. 
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     The south elevation (rear) shows evidence of failing paint due to sun exposure. 
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Conservation Objectives 

Preservation is the overall conservation objective for the building while Rehabilitation is the 
conservation objective for the basement level of the heritage house and the property. 

The Follis House will continue on its original site at 311 West 14th Street and with its detached 
residential use. The house will be preserved. The basement level of the house will be 
rehabilitated to provide a higher ceiling height and a renovated living space. The height of the 
house will be raised by about 2 feet to allow for the introduction of a more liveable basement 
level. The proposed changes are minimally visible from the street and do not negatively impact 
the heritage value and character-defining elements identified in the Statement of Significance. 

A laneway infill (duplex) will be developed on the south end of the site. The design of the 
laneway infill is compatible with, distinguishable from and subordinate to the Follis House as 
per Standard 11 - Standards & Guidelines for the Conservation of Historic Places in Canada; 
The infill building is undetectable from the street and hence does not impact the existing 
historic streetscape. 

 
Drawing of the proposed development (west elevation) showing the heritage house on the left and the 

proposed infill (duplex) on the right. Source: dlp Architecture Inc. 
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Drawing of the proposed development (south elevation/facade). Source: dlp Architecture Inc. 

The following conservation actions or processes for historic buildings have been established by 
the Parks Canada, Historic Places Initiative (HPI) and listed in the Standards & Guidelines for 
the Conservation of Historic Places in Canada (second edition) . 1

Preservation: The action or process of protecting, maintaining and/or stabilizing the existing 
materials, form and integrity of an historic place or of an individual component, while 
protecting its heritage value. 

Restoration: The action or process of accurately revealing, recovering or representing the state of 
a historic place or of an individual component, as it appeared at a particular period in its 
history, while protecting its heritage value. 

Rehabilitation: The action or process of making possible a continuing or compatible contemporary 
use of an historic place or of an individual component, through repair, alterations, and/or 
additions, while protecting its heritage value. 

 http://www.historicplaces.ca/media/18072/81468-parks-s+g-eng-web2.pdf1
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Site Plan & Proposed Changes 
The below site plan shows the Follis House and the proposed infill (duplex) on the south end of 
the lot. The existing heritage house is outlined in red, and the proposed development is 
outlined in green. The heritage house is proposed to remain in its original location on the lot, 
and the proposed development is subordinate in footprint and siting to the heritage house. 

 
Proposed site plan with the heritage house outlined in red and the proposed development outlined in 

green. Source: Convergence Drafting Services Inc. 
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Recommended Conservation Procedures 

Structure and foundation – Preservation & Rehabilitation 
The heritage house will remain on its original site. Preserve the wood frame structure in situ. 
Rehabilitate basement framing. NOTE: the wood structure will need to be temporarily lifted to 
allow access for the foundation removal and replacement. Excavate and install new concrete 
footings, foundation and slab. Elevate the house and introduce a liveable basement level with 
new windows and door as per architectural drawings. 

Site – Rehabilitation 
An infill building will be developed on the south side of the lot. Standard 11 for Rehabilitation, 
in the Standards and Guidelines for the Conservation of Historic Places in Canada, requires new 
additions to historic places to be subordinate, distinguishable and compatible. The proposed 
infill achieves this by using a compatible roofline and colour scheme, distinguishable 
contemporary design and materials, and subordinate footprint and visibility. 
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Left: Two 
renders of the 
proposed 
development 
showing the low 
visibility and 
impact of both 
the rising go the 
heritage house 
and the 
introduction of 
the infill building 
at the rear. 
Source: 
Convergence 
Drafting Services 
Inc.
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Proposed north elevation (front) 

 
Proposed north elevation (front) of the heritage house. Source: Convergence Drafting Services Inc. 

Rehabilitate the foundation by replacing it and introducing a new higher basement as per the 
architectural drawings (1). Introduce new vertical wood siding for the basement level (2). 
Rehabilitate (rebuild) the front stairs as per the architectural drawings (3). Preserve all of the 
existing exterior architectural elements on main floor and upper floor level, including original 
windows, horizontal lapped wood siding, soffits and shingles (4). 
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Heritage Conservation Plan :: The Follis House – 311 West 14th Street, North Vancouver :: August 2022

Proposed south elevation (rear) 

 
Proposed south elevation (rear). Source: Convergence Drafting Services Inc. 

Rehabilitate the foundation by replacing it and introducing a new higher basement as per the 
architectural drawings (1). Introduce new vertical wood siding for the basement level (2). 
Preserve windows on main floor and upper floor (3). Remove existing door as part of the back 
deck removal to make room for the infill building (4). Replace in-kind (with replicated 
dimension, profile and wood species) any wood siding or trim on main floor and shingles on 
upper floor where impacted by deck removal, door removal or when’re damaged beyond 
repair (5). 

 Ance Building Services  ::  739 Campbell Avenue, Vancouver BC V6A 3K7   ::  tel: 604.722.3074   ::   Page 27

TI ~ -- " ,., 
" ,," A "" 1).. 

Al I 11' 
,11 1111 II II I'\.''_., 

.,.,~A ll I II " " ✓✓,,. 

'b II~ • • • • lb~ J 
111 W 

II 

• • • ~ rs.~ 

~ 
II -I ... I).~ ~ p 

~ 
II'"',~ 

~,< II 11 ).. 

L 11
1i' II " " " " II 11'>1 

~ 111 I 1111 1111111 II II II 1111 II II 
If' /1 II II II -ii II 

tf 
-. ~-

I --
I . 

~ 

. 
~ 

-

-
~) 
~- 1 

I 
11 I 

:.i_ ________________ _________ __J_ 



Heritage Conservation Plan :: The Follis House – 311 West 14th Street, North Vancouver :: August 2022

Proposed east elevation 

 
Proposed east elevation. Source: Convergence Drafting Services Inc. 

Rehabilitate the foundation by replacing it and introducing a new higher 
basement as per the architectural drawings (1). Introduce new vertical wood 
siding for the basement level (2). Restore window trim on main floor to historic 
dimensions and profile as per windows that have not been altered (3), Relocate 
existing wood windows or introduce new wood windows at basement level, 
similar in size and location to existing but at correct new height (4). Preserve 
dormer and its finishes (5). Preserve asphalt shingles roof and dormer roof (6). 
Replace front door with new wood door replica authentic to 1907 (such as  
model 525G from BC Door, see image right) and introduce distinguishable 
guard rails to meet code (7). 
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Heritage Conservation Plan :: The Follis House – 311 West 14th Street, North Vancouver :: August 2022

Proposed west elevation 

 
Proposed west elevation. Source: Convergence Drafting Services Inc. 

Rehabilitate the foundation by replacing it and introducing a new higher basement as per the 
architectural drawings (1). Introduce a new wood-frame door for basement site (2). Introduce 
new vertical wood siding for the basement level (3). Relocate existing wood windows or 
introduce new wood windows at basement level, similar in size and location to existing but at 
correct new height (4). Repoint and extend existing end-wall chimney to meet new height (5). 
Preserve all existing wood windows at main floor (6). Preserve dormer and its finishes (7). 
Preserve asphalt shingles roof and dormer roof (8). Remove existing chimney which is no longer 
in use and not visible from the street (9). 
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Heritage Conservation Plan :: The Follis House – 311 West 14th Street, North Vancouver :: August 2022

Finishing 
Follow Master Painters' Institute Repainting Manual procedures, including scraping loose paint 
down to next sound layer (not bare wood), clean surface with mild TSP solution with gentlest 
means possible, and rinse with clean water; do not use powerwashing. Repaint using high-
quality paints in correct historic sheens for the building part: 

Body (siding and shingles): Strathcona Red VC-27 Egg Shell 
Trim (trim board, porch column, railing, soffits): Oxford Ivory VC-1 Semi Gloss 
Windows and doors: High Gloss Black VC-35 

In the future, when repainting is required, colour changes are permissible as long as researched  
historic colours are used and that a high contrast scheme is applied, using a dark or medium 
toned body colour with a light trim colour. A fourth dark colour could be introduced if desired 
on the upper storey, as per the archival photographs. 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Maintenance Plan 

Following completion of the conservation works, the owner must maintain the building and 
land in good repair and in accordance with generally accepted maintenance standards. All 

work should follow The Standards and Guidelines for the Conservation of Historic Places in Canada (2nd 
Edition). The local government determines an acceptable level or condition to which the 
heritage building is maintained through the Heritage Maintenance Bylaw. 

As general upkeep is frequently overlooked and will lead to deterioration of heritage resources, 
maintenance standards warrant special attention. Any building should be kept in a reasonable 
condition so it continues to function properly without incurring major expenses to repair 
deterioration from neglect. The most frequent source of deterioration problems are from 
poorly maintained roofs, rainwater works and destructive pests. 

Establish a maintenance plan using the information below: 

Maintenance Checklist 

a. Site  

• Ensure site runoff drainage is directed away from buildings.  

• It is recommended to maintain min. 2 foot clearance between vegetation and 
building face and a 12 inch wide gravel strip against the foundation in planted 
areas.  

• Manage vegetation (vines, etc.) so that they do not attach to the building or any 
elements of it. 

b.Foundation  

• Review exterior, and interior where visible, for signs of undue settlement, 
deformation or cracking of foundation and if encountered seek advice from 
Professional Engineer. "

• Ensure perimeter drainage piping is functioning satisfactorily. "

• Inspect basement interior for signs of moisture migrating through foundation walls 
in the form of efflorescence (a white powder on concrete) or staining of finishes. A 
"smell test" for musty air can indicate a moisture problem.  

c. Wood Elements 
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• In the wet coastal climate of British Columbia maintaining integrity of exterior wood 
elements is critical in preventing water ingress into buildings. "

• Annually inspect wood elements for signs of deterioration, identify source of 
problem and take corrective repair/replacement action: "

o wood in contact with ground or plantings; 

o excessive cupping, loose knots, cracks or splits; 

o open wood-to-wood joints or loose/missing fasteners; 

o attack from biological growth (moss, moulds, etc.) or infestations (carpenter ants, etc.); 

o animal damage or accumulations (chewed holes, nesting, bird/rodent droppings) USE 
HAZARDOUS MATERIALS PROCEDURES; 

o signs of water ingress (rot, staining, mould, infestation). 

• Closely inspect highly exposed wood elements such as porches, railings and stairs 
for deterioration. Anticipate replacement in-kind of portions of these elements every 
10-15 years. "

• Inspect visible caulking joints for continuity and shrinkage. Expect to redo caulking 
every 3-5 years.  

d. Masonry 

• Review structural integrity for deformation, leaning, cracked or spalling bricks.  
• Always work with a professional mason to conduct assessments and repairs on the 

chimney 

e. Windows and Doors"

• Replace cracked or broken glass as it occurs. "

• Check satisfactory operation of windows and doors. 

• Check condition and operation of hardware for rust or breakage. Lubricate 
hardware annually. "

• Inspect weather stripping for excessive wear and integrity.  
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f. Roofing and Rainwater Works 

• Inspect roof condition every 5 years, looking for:"

o loose, split or missing shingles, especially at edges, ridges and hips;"
o excessive moss growth and/or accumulation of debris from adjacent trees; 

• Remove roof debris and moss with gentle sweeping and low-pressure hose.  

• Plan for roof replacement every 18-22. 

• Annually inspect and clean gutters, flush out downpipes. Ensure gutters positively 
slope to downpipes, there are no leaks or water splashing onto building.  

• Ensure gutter hangers and rainwater system elements intact and secure. "

• Ensure downpipes inserted into collection piping stub-outs at grade and/or 
directed away from building onto concrete splash pads. "

g. General Cleaning 

• Building exterior should be regularly cleaned depending on build up of 
atmospheric soot, biological growth and/or dirt up-splash from ground. "

• Cleaning prevents buildup of deleterious materials which can lead to premature and 
avoidable maintenance problems. "

• Windows, doors and rainwater works should be cleaned annually. "

• When cleaning always use gentlest means possible such as soft bristle brush and 
low-pressure hose. Use mild cleaner if necessary such as diluted TSP or Simple 
Green©. "

Do not use high-pressure washing as it will lead to excessive damage to finishes, seals, caulking 
and wood elements, and it will drive water into wall assemblies and lead to bigger problems.  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Research Resources 

Ancestry.ca: 
 - British Columbia, Canada, Death Index, 1872-1990 

- British Columbia, Canada, Marriage Index, 1872-1935 
- Canada Census, 1911/1921 
- Canada, Find A Grave Index, 1600s-Current 
- Canada, Voters Lists, 1935-1980 

City of North Vancouver CityMAP (https://gisext2.cnv.org/citymap/) 

City of North Vancouver Heritage Register (2013) 

MONOVA, Archives of North Vancouver: 
 - Archival Images 
 - City Directories 
 - Maps 
 - Tax Assessment Rolls 

North Shore Heritage (https://www.northshoreheritage.org/) 

Sommer, Warren. The Ambitious City: A History of the City of North Vancouver. Menlo Park 
(B.C.): Harbour City Publishing, 2007. 

UBC Special Collections: 
- Historical Newspapers 

Vancouver Public Library: 
 - Online database of BC City Directories, 1860-1955 

Vintage Air Photos (https://vintageairphotos.com/)
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Overview for Zoning Variances 
 
The following provides a summary and overview of the proposed zoning variances associated with the 
project at 311 West 14th Street.  
 
Table 1. Requested Changes to the Zoning Bylaw 

 Current Regulation (RS-1) Proposed (CD-768) 
Permitted 
Principal Use 

One-Unit Residential Use Three principal Dwelling Units 

Principal 
Buildings 

One per lot Two per lot 

Accessory Lock-
Off Units 

Not permitted One Accessory Lock-Off Unit permitted for 
each Dwelling Unit in the Southern Most 
Building (Infill building). 

Accessory 
Secondary Suite 

One per unit One Accessory Secondary Suite permitted 
in the Northern Most Building (Heritage 
Building) and the owner does not have to 
reside on the property. 

Property owner 
requirement for 
Secondary Suite 

To permit an Accessory Secondary 
Suite, the property owner must reside 
on the lot 

Waive the requirement for the property 
owner to reside on the lot  
 
(Note: Accessory Lock-Off Suites already 
don’t have the requirement) 

Gross Floor Area 
(GFA) 

Combined an in total shall not exceed 
the lesser of 0.3 times the Lot Area 
plus 92.9 sq. m metres (1,000 sq. ft) 
or 0.5 times the Lot Area 

Combined and in total, shall not exceed 
0.67 FSR 
 
Basements, bicycle storage lockers, and 
garbage and recycling storage shall be 
excluded 

Lot Coverage 40% (of which 30% for Principal 
Building) 

40% combined and in total for both 
Principal Buildings 

Siting (Principal / 
Infill Buildings) 

Principal Buildings shall be sited not 
less than: 
- 4.6 m (15.0 ft) from the Front 
- 14.9 m (49 ft) from the Rear 
- 1.2 m (4.0 ft) from the sides 
 
 

Northern heritage building: 
- 6.7 m (22.2 ft.) from the Front 
- 22.5 m (73.8 ft.) from the Rear 
- 4.4 m (14.4 ft.) from the west  
- 4.7 m (15.5 ft.) from the east 

 
Southern infill building: 
- 25.1 m (82.3 ft.) from the Front 
- 6.096 m (20.0 ft.) from the Rear 
- 2.3 m (7.5 ft.) from the sides 

Bicycle Parking No requirement Minimum 8 Secure Bicycle Parking Spaces 

Garbage and 
Recycling 

No requirement Garbage and recycling shall be screened 
on all sides and shall not be located in 
required Emergency Access Pathways, 
driveways, or Parking Spaces. 
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Justification for Variances 
 
Accessory Lock-Off Suites 

The variance allows for Accessory Lock-Off Suites as an accessory use in the infill principal building. 
Suites are permitted in duplex developments, as well as within single-family development. The addition of 
suites is an expected and supported part of the development and so the zone has been varied to allow for 
Accessory Lock-Off Suites which will provide additional rental homes in the area, and potentially make the 
principal units more attainable for ownership by providing the units as ‘mortgage helpers’. These 
Accessory Lock-Off Suites have no vehicle parking requirement as per Part 9 of the Zoning Bylaw, as they 
form an integral part of the main dwelling unit and could be treated as the same dwelling unit.  
 
Property Owner requirement for Accessory Secondary Suite 

Zoning Bylaw Section 507(11)(e) requires that Accessory Secondary Suites in single-family homes be 
permitted only where the owner resides on the property. Given that the development is intended to be 
stratified, there will be other principal dwelling units on the same lot with separate owners. Accessory 
Lock-Off Suites are not subject to the same ownership requirement, and so to be consistent across the 
whole lot and remove issues with inconsistent ownership structures, this requirement is proposed to be 
waived for the suite in the heritage building.  
 

Siting (Principal Buildings) 

The proposed variances to the setbacks are to allow a principal building to be sited in the rear of the lot. 
The heritage building will remain in its existing location with setbacks that already comply with standard 
zoning requirements – these will be adjusted to ensure the heritage home remains in its existing location.  
 
The varied setbacks for the rear principal building are consistent with other residential development that is 
sited in the rear of lots, such as Accessory Coach House buildings. The rear setback is larger than the 
standard rear setback for coach houses, in order to allow for a better interface with the lane, as well as 
space for vehicle parking. The building is also set back farther from the sides of the lot to allow for more 
open space and to ensure the new infill residential building remains subordinate to the heritage home.  
 

Bicycle Parking 

A development of this size is generally exempt from bicycle parking requirements, but the zone will be 
varied to include them as the applicant has proposed secure bicycle storage on the lot. The overhead 
clearance height will be varied as the stalls are provided in secure lockers rather than an interior room.  
 

Garbage and Recycling  

Garbage and Recycling storage facilities are required. For clarity, the siting of such sites are varied to 
ensure they will be screened and not located in required emergency access pathways, driveways, or 
parking spaces.  
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DLP Architecture inc.  Architecture   ~   PassivHaus 

202-460 Nanaimo St. - Vancouver BC – V5L4W3 - 778-889-6849 - www.dlpdesigns.com

Attn: September 8, 2023 

City of North Vancouver 
Planning Department 

DIS – Summary for 311 west 14th St 

The developer information session (DIS) for the rezoning application at 311 west 14th St took 
place on November 17th 2022. This session was hosted virtually by the City of North Vancouver 
Planning Department. Notices were distributed to neighbours and an ad was placed in the local 
paper to inform the public. Most questions and comments were directed at the applicant, Architect 
Lucio Picciano. Some general zoning and procedural questions were asked of the hosting planner, 
Bram van der Heijden. 

Four members of the public attended the DIS, which was consistent with communication received 
prior to the session by all four. The same people who commented prior to and after the DIS were 
also in attendance. 

The project seeking rezoning is a heritage revitalization and infill rear duplex. 

The purpose of this form is to summarize the comments received after the DIS session for the 
proposed development.  

Project Address: 311 W 14th St 

Summary of Key Comments: 

1. Questions regarding changes to the existing heritage house were vocalized by all participants.
2. Participants focused their attention on the existing house as it dominated the front yard

exposure.
3. All participants were either part of or associated with the North Shore Heritage Preservation

Society.
4. Suggestions were made to retain all original detailing inside and outside, which we are

proposing in our submission.
5. Lifting the house 30” was discussed and supported by all members as it further developed the

primary status of the heritage house over the infill.
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6. Participants supported the contemporary and minimalist design of the rear infill duplex with 
some suggestion to explore different colour pallettes for the cladding. 

7. One participant focused on sustainability particularly how both buildings would be heated 
and cooled. 

8. All participants were supportive and encouraged by our commitment to achieve passive 
house certification. 

9. Despite supplying only electricity to both houses, members wanted us to preserve both 
existing brick chimneys. 

10. Discussions also included reducing the carbon footprint with construction materials. 
11. All participants would like to see the official plans and heritage report when accepted. 
12. Two members supplied comment forms after the DIS that aligned with comments of the other 

two particpants. 
13. No negative feedback from attendees. 
 
List of solutions that directly reflect comments or concerns of the participants: 
 

A. The project will be high performing with respect to energy, the rear duplex will target 
Passive House. 

B. The Heritage House will be lifted and retained in its original form both inside and out. 
C. The landscape has undergone significant design development to enhance the current state 

of the property and compliment the Heritage House. 
D. Exterior colours of the rear duplex have been chosen to be neutral but also 

complimentary to the Heritage House. 
E. Both chimneys are to be retained despite electrification. 
F. An interior review of the existing house was performed after the DIS by the architect 

with most original detailing observed to be still intact, to be preserved and revitalized. 
 

 
 

Applicant Contact: City Planning Contact: 
Lucio Picciano Architect AIBC 
lucio@dlpdesigns.com 
 

Bram van der Heijden -  
bheijden@cnv.org 
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January 20, 2023 
 
VIA EMAIL: lucio@dlpdesigns.com  
 
D. Lucio Picciano 
DLP Architecture 
806-318 Homer Street 
Vancouver, BC V6B 2V2 
 
Dear Mr. Picciano: 
 
Re:  311 West 14th Street (Heritage Revitalization Application) 
 
This will confirm that at their meeting on December 14, 2022, the Advisory Design Panel 
reviewed the above submission and endorsed the following resolution: 

 
“THAT the Advisory Design Panel has reviewed the Heritage Revitalization Agreement 
for 311 West 14th Street and recommends approval subject to addressing the following 
issues to the satisfaction of the Development Planner: 

 
 design development to explore the integration of rainwater management through 

landscape design; 
 further design development for landscaping treatments in the rear and side yards; 
 further review of adjacency of basement suite windows and parking pads; 
 further review and design development on the front yard fencing, and creation of less 

separation overall; and 
 further design development for garbage enclosure and location for the rear units; 

 
AND THAT the Panel wishes to thank the applicant for their presentation.” 
 

The recommendations of the Advisory Design Panel pertain only to site-specific design and site 
planning considerations and do not, in any way, represent Council and staff approval or 
rejection of this project. 

 
Yours truly, 
 

 
T. Huckell 
Committee Clerk-Secretary 
 
Cc: B. van der Heijden, Planner 1, Planning and Development 
 M. Menzel, Planner 2, Planning and Development 
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December 19, 2022 
 
VIA EMAIL: lucio@dlpdesigns.com 
 
D. Lucio Picciano, Architect AIBC  CPHD 
dlp Architecture Inc. 
806-318 Homer Street 
Vancouver, BC V6B 2V2 
 
Dear Mr. Picciano: 
 
Re: 311 West 14th Street (Follis Residence) – Heritage Revitalization Agreement 
 
At their regularly scheduled meeting on December 13, 2022, the Heritage Advisory Commission 
received a presentation regarding the above. Following review and discussion, the following 
motion was made: 

 
“THAT the Heritage Advisory Commission, having reviewed the presentation from Lucio 
Picciano, dlp Architecture Inc., for the property located at 311 West 14th Street (Follis 
Residence), supports the project subject to the resolution of the following items to the 
satisfaction of City Staff: 
 

 undertake a review of the interiors and confirm assumptions on the condition of the 
character defining elements in the Heritage Conservation Plan (operable window, doors 
and trim); 

 review the extent and height reduction of proposed fencing at the front yard and simplify 
the separation of spaces as much as possible; 

 further exploration of duplex colour scheme in line with heritage professional; 
 further exploration of heat pump and other mechanical equipment be placed in side 

yards and mindful of potential impacts to neighbours; 
 that the heritage conservation plan be shared with the contractor, to ensure 

recommendations within the plan are adhered to; 
 

AND THAT the Commission thanks the applicant for their presentation and commitment to 
achieve passive house certification for the new duplex building.” 

 
 
 
 

…/2 
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The recommendations of the Heritage Advisory Commission do not, in any way, represent 
Council and/or staff approval or rejection of this proposal. 

 
Yours truly, 
 

 
C. Bulman 
Committee and Records Clerk 
 
Cc: E. Chow, Planner 2, Planning and Development 
 B. van der Heijden, Planner 1, Planning and Development 
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THE CORPORATION OF THE CITY OF NORTH VANCOUVER 

BYLAW NO. 9094 

A Bylaw to amend “Zoning Bylaw, 1995, No. 6700” 

The Council of The Corporation of the City of North Vancouver, in open meeting assembled, 
enacts as follows: 
 
1. This Bylaw shall be known and cited for all purposes as “Zoning Bylaw, 1995, No. 6700, 

Amendment Bylaw, 2024, No. 9094” (DLP Architecture Inc., 311 West 14th Street, CD-
768). 

 
2. Division VI: Zoning Map of Document “A” of “Zoning Bylaw, 1995, No. 6700” is hereby 

amended by reclassifying the following lands currently having a civic address of 311 West 
14th Street and legally described below as henceforth being transferred, added to and 
forming part of CD-768 (Comprehensive Development 768 Zone): 

 
PID: 015-143-023 LOT 9 BLOCK 64 DISTRICT LOT 548 PLAN 750 

 
from zone RS-1 
 

3. Part 11 of Division V: Comprehensive Development Regulations of Document “A” of “Zoning 
Bylaw, 1995, No. 6700” is hereby amended by: 

 
A. Adding the following Comprehensive Development Zone to Section 1100 in numerical 

order: 
 

“CD-768 Comprehensive Development 768 Zone” (311 West 14th Street). 
 
In the CD-768 Zone, permitted Uses, regulations for permitted Uses, regulations for 
the size, shape and siting of Buildings and Structures and required Off-Street Parking 
shall be as in the RT-2 Zone, except that: 

 
(1) Two Principal Buildings shall be permitted on one Lot; 

 
(2) The permitted Principal Use on the Lot shall be limited to: 

 
(a) One-Unit Residential Use in the northernmost Principal Building (the 

heritage building); 
 

i. Accessory Secondary Suite Use, subject to Section 507(11) of this 
Bylaw; 

ii. Accessory Home Occupation Use, subject to Sections 507(6), (7), 
and (8) of this Bylaw; 

iii. Accessory Home Office Use; 
 

(b) Two-Unit Residential Use in the southernmost Principal Building (the infill 
building); 

 
i. Accessory Lock-Off Unit Use, subject to Section 507(15) of this 

Bylaw; 
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ii. Accessory Home Occupation Use, subject to Sections 507(6), (7), 
and (8) of this Bylaw; 

iii. Accessory Home Office Use; 
 

(3) Section 507(11)(e) requiring the owner to reside on the property shall be waived; 
 
(4) Section 507(15)(a) requiring an Accessory Lock-Off Unit Use to be accessory to 

a Townhouse Use or Apartment Use shall be varied to allow the Accessory Lock-
Off Unit Use to be Accessory to a Two-Unit Residential Use; 

 
(5) Gross Floor Area (One-Unit and Two-Unit Residential): 
 

(a) The total combined Gross Floor Area (One-Unit and Two-Unit Residential) 
for both Principal Buildings shall not exceed 0.67 times the Lot Area (5,655 
square feet); 

(b) Notwithstanding section (5)(a) of this zone, Basements (One-Unit and Two-
Unit Residential) may be excluded from Gross Floor Area (One-Unit and 
Two-Unit Residential) up to 2,761 square feet; 

(c) Notwithstanding section (5)(a) of this zone, bicycle storage lockers and 
garbage and recycling storage shall be excluded from Gross Floor Area 
(One-Unit and Two-Unit Residential);  

 
(6) The Principal Buildings shall be sited as follows: 

 
(a) The northernmost Principal Building (heritage house) shall be not less than: 

 
i. 6.7 metres (22 feet) from the Front Lot Line; 
ii. 22.5 metres (73.8 feet) from the Rear Lot Line; 
iii. 4.4 metres (14.4 feet) from the west Interior Lot Line; 
iv. 4.7 metres (15.5 feet) from the east Interior Side Lot Line; 

 
(b) The southernmost Principal Building (infill building) shall be not less than: 

 
i. 25.1 metres (82.3 feet) from the Front Lot Line; 
ii. 6.096 metres (20.0 feet) from the Rear Lot Line; 
iii. 2.3 metres (7.5 feet) from Interior Side Lot Lines; 

 
(c) Where unenclosed Porches or steps project beyond the face of a Principal 

Building, the minimum distance to an abutting Lot Line may be reduced by: 
 

i. 3.048 metres (10 feet) from the Front Lot Line and Rear Lot Line; 
 

(d) Where Bay Windows or chimneys project beyond the face of the 
northernmost Principal Building (the heritage building), the minimum 
distance to an abutting Lot Line may be reduced by: 

 
i. 0.67 metres (2 feet) from the Interior Side Lot Lines;  
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(7) Height 
 

(a) The northernmost Principal Building (the heritage building) shall not exceed 
a maximum building height of 8 metres (26.25 feet) as measured from the 
average Building Grades along the north property line;  

 
(b) The southernmost Principal Building (the infill building) shall not exceed a 

maximum overall building height of 9.3 metres (30.51 feet) as measured 
from the average Building Grades along the north property line; 

 
(c) Section 509B(4)(c) requiring a minimum First Storey height of 0.76 metres 

(2.5 feet) above the reference grade shall be waived;  
 

(8) Every Primary Dwelling Unit and Accessory Secondary suite shall have access 
to 2 Bicycle Parking Spaces and a total of 8 Bicycle Parking Spaces shall be 
provided; 

 
(9) Overhead clearance of bicycle parking shall be no less than 1.2 metres; 

 
(10) Garbage and Recycling shall be screened on all sides and shall not be located 

in required Emergency Access Pathways, driveways, or Parking Spaces.  
 
 

READ a first time on the <> day of <>, 2024. 

READ a second time on the <> day of <>, 
2024. 

READ a third time on the <> day of <>, 2024. 

ADOPTED on the <> day of <>, 2024. 

 
MAYOR 

 
ACTING CORPORATE OFFICER 
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THE CORPORATION OF THE CITY OF NORTH VANCOUVER 

BYLAW NO. 9095 

A Bylaw to Designate Property as Protected Heritage Property 

The Council of The Corporation of the City of North Vancouver, in open meeting assembled, 
enacts as follows: 
 
1. This Bylaw shall be known and cited for all purposes as “Heritage Designation Bylaw, 

2024, No. 9095” (“Follis Residence”, 311 West 14th Street). 
 
2.  Pursuant to Section 611 and 612 of the Local Government Act, the following lands, buildings 

and structures are, in their entirety, designated as protected heritage property: 
 

Street Address: 311 West 14th Street, North Vancouver 
 

Common Name / Description: Follis Residence 
 

Legal Description: PID: 015-143-023 
LOT 9 BLOCK 64 DISTRICT LOT 548 PLAN 750  

 
3. Pursuant to the Local Government Act, the property designated as protected heritage 

property by this bylaw is subject to the requirements set out in the Local Government Act 
and the City of North Vancouver’s “Heritage Conservation Procedures Bylaw, 2013, No. 
8292”, as may be amended or superseded from time to time. 

 
4. This bylaw comes into force on the date of adoption. 
 
 

READ a first time on the <> day of <>, 2024. 

READ a second time on the <> day of <>, 
2024. 

READ a third time on the <> day of <>, 2024. 

ADOPTED on the <> day of <>, 2024. 

 
MAYOR 

 
CORPORATE OFFICER 
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