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Date: September 12, 2013 File: 1010-20-12-084 

From: Lisa Berg, Senior Community Planner 

Subject: Official Community Plan Amendment, Rezoning and Development 
Permit No. 12-084 for 825 Taylor Way and 707 Keith Road (Maison 
Seniors' Living) 

RECOMMENDED THAT: 

1. Official Community Plan Amendment, Rezoning and Development Permit 
application No.1 01 0-20-12-084 for 825 Taylor Way and 707 Keith Road known 
as the Maison Seniors' Living project advance in the application review process; 

2. Staff bring forward proposed bylaws to amend the Official Community Plan and 
Zoning Bylaws, and a proposed Development Permit for Council consideration, 
subject to preliminary development plans for 825 Taylor Way and 707 Keith Road 
(proposed 'Maison Seniors' Living') being further detailed, specifically: 

a. to provide more neighbourhood contextual information (for re-submission 
to the Design Review Committee); 

b. to be more responsive to context and materials; 

c. by blending the buildings with a cohesive architecture with more variety to 
the massing and materiality; 

d. to increase the amount of useable open space; 

e. by re-examining tree retention with invasive species in mind; 

f. by providing a more specific sustainability approach; 

g. by considering screening to create boundaries without a linear fence; and 

h. by looking at ways to mitigate light pollution to neighbouring residents. 
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Date: September 12, 2013 Page 2 
From: Lisa Berg, Senior Community Planner 
Subject: Official Community Plan Amendment, Rezoning and Development Permit No. 12-084 

for 825 Taylor Way and 707 Keith Road (Maison Seniors' Living) 

Purpose 

This report deals with an application for an Official Community Plan (OCP) amendment, 
Rezoning and a Development Permit for 825 Taylor Way and 707 Keith Road (see 
Appendix A - Context Map). The development proposal is for a seniors' assisted living 
and memory care residence consisting of 110 beds. On April 8, 2013 Council directed 
staff to consult with the community on the development proposal. The purpose of this 
report is to advise Council on: 

• the outcome of the Community Consultation meeting held on May 28,2013; 

• the recommendations of the Design Review Committee meeting held on July 25, 
2013; and 

• the suitability of the development proposal for further consideration. 

1.0 Background 

1.1 Prior Resolutions 

April 8, 2013 - Council directed that community consultation on Official 
Community Plan Amendment, Rezoning and Development Permit Application 
No. 12-084 for 825 Taylor Way and 707 Keith Road take the form of Design 
Review Committee consideration and a public meeting in May 2013; and that 
staff report back on the results of this consultation, and provide a complete 
review of the development proposal and recommended next steps. 

2.0 Policy 

2.1 Official Community Plan 

Redevelopment of this site is guided by OCP Policy H3 and H10. 

Policy H3 recognizes that opportunities occur in limited site-specific situations 
where a housing need may be addressed in a manner that is consistent with the 
Principles of the OCP. This policy specifies that applications for such site
specific zoning or OCP amendments within a single family area should apply in 
limited circumstances and be subject to Council's Public Involvement Policy and 
defined criteria; namely that development would have minimal impact on 
established areas in terms of access, traffic, parking and obstruction of views and 
the site would provide a degree of physical separation (e.g. a road, green belt, 
alternate use, or change in natural grade) from the surrounding neighbourhood. 

Policy H1 0 provides further direction for the review of this development 
application; specifically where a proposal is for seniors' housing. 

This proposal is evaluated against Policies H3 and H10 in Section 4.1 of this 
report. 
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Date: September 12, 2013 Page 3 
From: Lisa Berg, Senior Community Planner 
Subject: Official Community Plan Amendment, Rezoning and Development Permit No. 12-084 

for 825 Taylor Way and 707 Keith Road (Maison Seniors' Living) 

2.2 Bylaw 

The site consists of two properties: 707 Keith Road and 825 Taylor Way, and has 
an area of 6,434.5 square metres. The site is currently zoned RS3 (Single 
Family Residential Zone 3), which establishes a minimum lot size of 1,115 
square metres. The subject site could be developed with five single family lots 
under existing zoning. 

3.0 Analysis 

3.1 Discussion 

The Site 

The site is bounded by Taylor Way to the east, Keith Road to the south with the 
Evelyn by Onni development beyond, and single family residential to the north 
and west. The site is 6,434.5 square metres (1.6 acres) in area, with access 
from Keith Road and Taylor Way. It has a north to south slope of approximately 
15%. Stands of mature coniferous trees are located throughout the site and the 
southeast property line facing Taylor Way features a large boulevard evergreen 
hedge. 

A vacant single family house currently occupies each property. Neither of the 
houses are considered to have architectural merit or heritage value. 

The Proposal 

The proposal is for a private-pay seniors' assisted living and memory care 
residence of 110 beds. No independent living units are proposed. Key features 
of the proposal include: 

• A Floor Area Ratio (FAR) of 1.1. 

• A single building consisting of: a 2-storey resident amenity, and dining 
wing and a 3-storey attached residence wing consisting of 110 beds within 
93 bedrooms. 

• 40 parking spaces (32 enclosed spaces within an underground parkade 
and 8 surface spaces). 

Proposed resident amenities are to include: common and private dining rooms, a 
theatre, a lounge and living room each with fireplaces, library, games space and 
meeting area and a bistro. A significant design feature of the resident amenity 
building is a spacious south-facing ground-level patio adjacent to a large 
common area with a grand winding staircase and elevator access to common 
areas on the next level. Support areas are also contained within this building, 
including a primary kitchen, food service areas, staff offices and laundry. 
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Date: September 12, 2013 Page 4 
From: Lisa Berg, Senior Community Planner 
Subject: Official Community Plan Amendment, Rezoning and Development Permit No. 12-084 

for 825 Taylor Way and 707 Keith Road (Maison Seniors' Living) 

The residence building features three levels of living, with secure memory 
bedrooms on the first level. This specialized living area contains 36 bedrooms, a 
separate dining and activity area and an internal courtyard. Other features 
include: unique memory care therapy rooms, a wellness centre, bathing room, 
and access to secure outdoor space to prevent resident wandering. 

Levels two and three of the residence building contain 74 bedrooms (37 
bedrooms on each floor). Each floor has activity and library areas, lounge space, 
a wellness centre and bathing room, and access to large south facing decks. 
Seniors on these floors will dine in the bistro or common dining room, use the 
private dining room for family gatherings, watch a movie, sit by one of two 
fireplaces and generally gather and interact with other residents on these levels. 

See Appendix B for the complete project profile. 

Official Community Plan H3 

The following table evaluates the proposal against the criteria set out in OCP 
Policy H3: 

H3 Criteria Evaluation 
1a Minimal impact on • Single driveway access from Keith Road. 

established areas in terms of • Closure of access from Taylor Way. 
access • Vehicular access from Keith Road provided from a 

right-in/right-out driveway. 

• Singular vehicular access to the site is in keeping with 
the surrounding residential neighbourhood to the north 
and the multi-family Evelyn by Onni development to 
the south. 

1b Minimal impact on • 40 parking spaces provided: 32 enclosed spaces 
established areas in terms of within the underground parkade and 8 surface visitor 
traffic & parking parking spaces. 

• Parking provided for visitors and staff (residents will 
not drive and will not be permitted to own or park cars 
on the site). 

• Resident shuttle bus will be provided for. 
• Visitors and staff will have access to the parkade. 

• Traffic study considered a similar land use in North 
Vancouver and considered the impact of traffic with 
the Evelyn site to the south. The study concluded that 
traffic will not be worsened by the development and 
that parking is sufficient for the proposed land use. 
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September 12, 2013 Page 5 
Lisa Berg, Senior Community Planner 
Official Community Plan Amendment, Rezoning and Development Permit No. 12-084 
for 825 Taylor Way and 707 Keith Road (Maison Seniors' Living) 

H3 Criteria Evaluation 
Minimal impact on • The neighbours to the north and west will have the 
established areas in terms of greatest potential visual impacts. 
obstruction of views • The site is heavily treed and screened with vegetation, 

which obscures views beyond. 

• Proximity between the existing single family homes 
and the rear of the proposed residential building will 
have the greatest impact. The applicant proposes to 
'sink' the building into the ground so that it presents as 
a 2-storey building along the north property line. 

Provides a degree of • The site is bound by Taylor Way to the east which 
separation serves as a physical barrier to the Cedardale 

neighbourhood to the east. 
• The site is bound by Keith Road to the south. 
• A large mature evergreen hedge at the corner of 

Taylor Way and Keith Road adds to visual screening. 
• Mature tree retention along the north and west 

property lines is planned for, as well as additional tree 
and vegetation planting to buffer the site from the 
adjacent single family homes. 

• Increasing the setbacks to provide for increased 
screening and separation from the north and west 
property lines is required. 

Appropriate housing types • A 2-storey common amenity building is proposed with 
may include smaller an attached 3-storey residential building. 

. townhouse units, low-rise • The project will offer supportive housing for senior 
multiple family housing, citizens. 
supportive housing, rental 
housing or housing that 
meets adaptable design 
guidelines 
Housing intended for people • This is a specialized seniors' living facility consisting of 
with special accessibility assisted living and memory care. 
needs, including certain forms • Residents will be of limited mobility and will not drive, 
of seniors' housing, should be thus on-site amenities are provided for as well as a 
located on relatively flat sites, resident shuttle bus. 
close to transit, services and • No independent living units are proposed. 
amenities • The site slopes at an average of 15%. 

• The site is located within close proximity to public 
transportation (north and south bound bus stops on 
Taylor Way) and Park Royal shopping centre. 

• On-site resident amenities are provided. 

• Resident shuttle van is provided. 

Ensure siting, design and • The proposed siting requires refinement to maximize 
building form contribute to the separation between the residential building and 
desired neighbourhood adjacent single family homes. 
character • Further information on how the proposal fits 

contextually within the neighbourhood is required. 
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September 12, 2013 Page 6 
Lisa Berg, Senior Community Planner 
Official Community Plan Amendment, Rezoning and Development Permit No. 12-084 
for 825 Taylor Way and 707 Keith Road (Maison Seniors' Living) 

Official Community Plan H10 

The following table evaluates the proposal against the criteria set out in OCP 
Policy H1 0: 

H10 Evaluation 
1 Examine the potential role of • Not applicable. 

secondary suites in providing 
additional housing options for 
seniors. 

2 Support the development of • Not applicable. 
home service and assistance 
programs to allow seniors to 
remain in their existing homes 
and neighbourhoods. 

3 Support the creation of new • This proposal is for assisted living and specialized 
senior housing in areas with memory care. Residents will be of limited mobility and 
convenient access to services will not drive, thus on-site amenities are provided for 
and transit. as well as a resident shuttle bus. 

• The site is located within close proximity to public 
transportation (north and south-bound routes along 
Taylor Way, with transfers to regional destinations at 
Park Royal) 

Community Consultation Meeting 

On May 28, 2013, the District hosted a Community Consultation Meeting to 
obtain community comment and feedback on the proposal. A notice of the 
meeting was mailed to owners and residents within a defined notification area 
approved by Council on April 8, 2013. Notice of the meeting was also posted to 
the District website and on the Community Calendar. 

The Community Consultation Meeting was attended by approximately 65 people 
and facilitated by District staff. The meeting began with an Open House where 
display boards and materials were set up around the room and members of the 
public were given the opportunity to discuss the project one-on-one with District 
staff and the applicant. 

The meeting started with a staff presentation describing the purpose of the 
meeting, an outline of the application review process, the location and description 
of the site and an overview of the next steps in the review process following initial 
community consultation. The applicant then made a presentation on the 
proposal. Concerns and issues expressed by the audience were responded to 
by District staff and the applicant's team and were captured in meeting notes 
recorded by District staff. A questionnaire was also made available at the 
meeting. 
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Date: September 12, 2013 Page 7 
From: Lisa Berg, Senior Community Planner 
Subject: Official Community Plan Amendment, Rezoning and Development Permit No. 12-084 

for 825 Taylor Way and 707 Keith Road (Maison Seniors' Living) 

Staff received 50 completed questionnaires. The questionnaires are 
characterized as follows (an analysis of the received questionnaires is included in 
Appendix C): 

• 67% of the questionnaire respondents identified themselves as living 
within the defined notification boundary for the meeting. 

• 50% felt that this type of housing (assisted seniors' living) was needed in 
the community. 

• 53% did not agree that this type of housing should be located next to 
Taylor Way. 

• 61 % raised concerns over parking. 

In summary, the proposal for seniors' assisted living has support, however the 
location of the project at the corner of Keith Road and Taylor Way and adjacent 
to single family homes was heavily criticized by those in attendance at the 
Consultation Meeting. Community concerns are: 

1. that the proposed land use will negatively impact and further add to traffic 
congestion on Taylor Way and Keith Road; 

2. that there is insufficient parking on site; and 

3. that there would be a loss of privacy for adjacent neighbours resulting 
from the proposed building form and massing, increased density, and tree 
removal. 

Design Review Committee 

The DRC considered the proposal at its July 25, 2013 meeting, and members 
were generally supportive of the proposal and agreed that the proposed land use 
(supportive seniors' housing) was appropriate for the site. However, most DRC 
members felt that there was not enough contextual information provided in the 
submission to adequately comment on the relationship between the proposal and 
surrounding development. 

The DRC passed the following resolution: 

"THAT the Design Review Committee has reviewed the Maison Seniors Living 
Residence at 825 Taylor Way and 707 Keith Road and agrees that the site is 
appropriate for the use AND THAT the Committee recommends 
RESUBMISSION that addresses the following concerns: 

• like to see more neighbourhood context in the presentation and proposal; 

• be more responsive to context and materials; 

• blend the buildings to a cohesive architecture with more variety to the 
massing and materiality; 
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Date: September 12, 2013 Page 8 
From: Lisa Berg, Senior Community Planner 
Subject: Official Community Plan Amendment, Rezoning and Development Permit No. 12-084 

for 825 Taylor Way and 707 Keith Road (Maison Seniors' Living) 

• that the amount of useable opens space needs to be increased; 

• re-examine the tree retention with invasive species in mind; 

• see a more thorough specific sustainability approach; 

• consider some kind of screening to create boundaries without a linear fence; 
and 

• look at ways to mitigate light pollution to neighbouring residents. 

Minutes from the Design Review Committee are attached as Appendix D. 

Evaluation: Land Use 

Meeting the needs of the elderly and those with special needs is addressed to a 
limited extent in the OCP. In general, the OCP focus is on the well-elderly rather 
than those with special needs, and on the impact of new development on existing 
neighbourhoods. The OCP acknowledges that there is an increasing demand for 
purpose-built seniors' housing and that many will need supported and assisted 
living, however fulfilling these types of housing needs remains a challenge. The 
proposal would provide for an alternative form of seniors' housing to address the 
needs of those that require assistance to carry out day-to-day living needs or are 
in need of specialized memory care due to conditions such as Alzheimer'S. 

The adjacent neighbours to the north and west of the site are strongly opposed to 
the development proposal. At the Community Consultation Meeting, 50% of 
questionnaire respondents agreed that this type of housing is needed in the 
community however 53% felt that this was an inappropriate location, primarily 
due to concerns of increased traffic at Keith Road and Taylor Way, and 
sufficiency of on-site parking for staff, visitors and support workers. 

Although community consultation on this project revealed mixed reviews, 
redevelopment of this site would fulfil broader alternative housing objectives 
identified within the OCP and fill a housing gap for those who require support for 
carrying out day-to-day living needs. 

Evaluation: Housing Tvpe, Scale and Fit 

The building consists of: a 2-storey common resident amenity wing at the 
southeast corner of the site, adjacent to Keith Road and Taylor Way and a 3-
storey attached residential wing along the north and east property line. The 
residential portion has been "sunk" into the ground so that it appears as a 2-
storey structure along the north property line, which abuts single family homes. 
The amenity wing is located away from the adjacent single family homes to 
internalize site operations away from the adjacent neighbourhood. 

The result is that the entire building is located on the site to work with the natural 
sloping topography, which minimizes the scale of the building and allows it to fit 
contextually with the surrounding neighbourhood. 
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September 12, 2013 Page 9 
Lisa Berg, Senior Community Planner 
Official Community Plan Amendment, Rezoning and Development Permit No. 12-084 
for 825 Taylor Way and 707 Keith Road (Maison Seniors' Living) 

Refinement of the siting and massing along the north property line and a portion 
of the west property line is needed. The opportunity to maximize the setbacks in 
these areas to increase tree retention possibilities and additional landscaping will 
help to improve the buffering of the building from the adjacent single family 
homes. 

Evaluation: Access. Traffic and Parking 

A traffic study was supplied by the applicant. As the site is located along Taylor 
Way, it is well known that the area experiences heavy traffic volumes. The 
proposal includes 40 on-site parking spaces for visitors, staff and support 
workers. The ratio is 1 parking space per 3.3 beds, which exceeds the Zoning 
Bylaw requirement1 for institutional uses. The proposed 40 spaces are in 
keeping with typical parking demands at comparable facilities. 

The proposed driveway is located 35 metres to the west of Taylor Way. The 
proposed on-site hammerhead turn-around was reviewed with the fire 
department during preliminary meetings with the applicant. The applicant 
responded to initial comments and revised the slope of the driveway, the turn
around area to accommodate emergency vehicles and the functioning of the 
loading area inside of the parkade entrance. 

The traffic study concludes that: 

• peak traffic in the morning and evening would generate 25 and 32 car trips 
respectively; 

• the proposed driveway to the site will operate at acceptable levels, that it 
is located far enough away from Taylor Way, and access should be 
restricted to right-in/right-out turns; 

• with or without the proposed development, the intersection at Keith Road 
and Taylor Way currently operates beyond acceptable levels due to 
capacity constraints on the Lions Gate Bridge; 

• intersection upgrades are not required to accommodate the propose 
development; and 

• parking is sufficient compared with peak demands at similar facilities. 

1 Zoning Bylaw parking requirement = 34 spaces 
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Date: September 12, 2013 Page 10 
From: Lisa Berg, Senior Community Planner 
Subject: Official Community Plan Amendment, Rezoning and Development Permit No. 12-084 

for 825 Taylor Way and 707 Keith Road (Maison Seniors' Living) 

3.2 Sustainability 

The applicant has provided a sustainability strategy which includes targets 
related to the three tenets of sustainability: Social, Environmental and Economic 
(SEE) indicators. Key sustainable features include: 

CD Social: Supporting a specific housing need for an aging population; 
providing a high standard of architectural design to incorporate natural 
lighting and views from key gathering areas; and promoting accessibility to 
the site and within the building. 

• Environmental: Use of native plant materials, retention of mature trees, 
siting the building in response to site conditions, and providing useable 
open space; application of vegetated swales and on-site storm water 
management including rain gardens to detain storm flows; green roof over 
the common amenity building to reduce heat-island effect and to blend the 
building within the landscape; other energy reduction techniques such as 
lower flow plumbing fixtures, strict insulation and glazing measures and 
optimized mechanical systems; and use of locally and regionally sourced 
building materials and use of low emitting materials and paints. 

• Economic: Creation of construction jobs to the management and operation 
of the facility brings employment potential, local business spin-offs, and 
utilization of existing infrastructure and services without the need for 
significant expansion. 

3.3 Consultation/Communications 

As described in this report, this application was presented at a Community 
Consultation Meeting and was considered by the Design Review Committee. 
Project updates were posted on the District website. 

If Council approves the staff recommendations, staff would work with the 
applicant to revise the proposal and then take the application back to the Design 
Review Committee for further consideration. Once the applicant addresses DRC 
and staff concerns, staff would bring forward amending bylaws and a draft 
Development Permit for Council consideration. 

A rezoning sign will be posted on the property prior to Council giving 
consideration to any amending bylaws and holding a Public Hearing in 
accordance with the Local Government Act. Additionally, a Public Information 
Meeting will be held prior to the public hearing. 
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Date: September 12, 2013 Page 11 
From: Lisa Berg, Senior Community Planner 
Subject: Official Community Plan Amendment, Rezoning and Development Permit No. 12-084 

for 825 Taylor Way and 707 Keith Road (Maison Seniors' Living) 

3.4 Conclusion 

Staff recommends that Council advance the application in the review process 
given that the project is consistent with the Official Community Plan (OCP) 
objective of creating alternative housing for seniors and that the site is 
appropriate for the proposed use; and subject to the concerns raised by the 
Design Review Committee and from the Community Consultation Meeting being 
addressed in a revised development package. 

Proposed bylaws and a proposed Development Permit would be presented to 
Council following further detailed review of issues (as set out in the 
recommendations) and subject to further recommendations from the Design 
Review Committee. 

4.0 Options 

(as recommended by staff) 

A. The proposed development application advance in the application review 
process following consideration of issues detailed in the recommendation; 

(or, alternatively) 

B. Same as Option A, but with further direction on modifications to the project; or 

C. Reject the application. 

Author: 
Lisa Berg, Senior Community Planner 

Appendices: 

A - Context Map 
B - Project Profile 
C - Community Consultation Meeting, May 28, 2013 
D - Design Review Committee Consideration, July 25, 2013 
E - Development Proposal Booklet 
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Application: 

Project: 

APPENDIX B 

PROJECT PROFILE 
at February 27, 2013 

OCP/RZlDP No. 12-084 

Maison Senior Living Residence 

Applicant: Milliken Development Corporation (for the owners) 

Address: 825 Taylor Way and 707 Keith Road 

Previously Before Not previously before Council 
Council: 

Other Comments: An Official Community Plan (OCP) Amendment, Rezoning and Development 
Permit to a Comprehensive Development (CD) zone for a seniors' assisted 
living and memory care facility consisting of 110 beds (in 92 suites). 

EXISTING ZONE: RS3 PROPOSED2 CD ZONE: 

1. Gross Site Area: 1,115 m2 (minimum) 6,434.5 m2 

2. Floor Area Ratio: 0.35 1.1 

3. Building Area: n/a 

Total area 9,381 m2 

FAR exempt area 2,805 m2 

Net area 6,576 m2 

4. Site Coverage: 30% 35% 

5. Setbacks: 

Front Yard (south, Keith 9.1 m 8.9 m 
Road): 

Rear Yard (north): 9.1 m 9.6 m 

Side Yard (west): 1.52 m 10.5 m 

Side Yard (east, Taylor 1.52 m 4.0m 
Way) 

Side Yard-Combined: 1.9 to 12.1 m 14.5 m 

6. Building Height: 7.62 m 16 m 

7. No. of Storeys: 2 plus basement 5 (includes parkade) 

8. Parking: 1 per unit 1 per 3.3 beds = 40 

Parkade: 

• 28 visitor/staff 

• 3 accessible 

• 1 shuttle bus 

Surface: 
• 8 visitor 

2 Source: Information provided by applicant 
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APPENDIX C 
COMMUNITY CONSULTATION MEETING, MAY 28,2013 

The Meeting 

This meeting was hosted by the District and attended by an estimated 65 people. Presentation 
boards describing the project and the application review process were on display for attendees to 
review. 

District staff opened the meeting with a presentation describing the purpose of the meeting, the 
principles of the DWV's development application review process, described the subject properties 
and the outlined the required municipal approvals. The possible next steps were outlined in the 
review process following initial community consultation. 

The applicant then described the proposed project and gave details about the concept for the 
project. The project architect explained the building programming, site planning consideration, and 
design details. The landscape architect spoke about the established landscape character of the 
surrounding neighbourhood and how this was addressed in the design process. 

People spoke in support of the project, but with concerns. The most common concerns were: 

• Parking: those in attendance were concerned with the amount of parking that was 
proposed and if it would be sufficient for staff, visitors and support services. 

• Traffic: with proximity to Taylor Way, Evelyn by Onni, Park Royal, the tower proposal 
for the White Spot site (at Park Royal) and other public assembly and institutional 
uses, the project could contribute to traffic congestion. 

Staff closed the meeting and explained that Council will consider the next steps for the project and 
this would occur once staff reports out on the community consultations. 

Attendees 

While approximately 65 people attended the meeting, 59 people signed in and 50 people 
completed questionnaires. 
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Questionnaire Responses 

Those in attendance were invited to complete a brief questionnaire prepared by the District. 50 
completed questionnaires were returned. 

1. Please tell us where you live. 

Community Consultation Meeting on Maison Seniors 

Living 

0% 

Neighbourhood 

West Vancovuer 

Other 

31 respondents (67%) identified themselves as being from the area within the neighbourhood 
as defined on the notification map approved by Council. 15 respondents identified themselves 
as living elsewhere in West Vancouver and no respondents said they were from elsewhere. 

2. Milliken Developments is proposing to develop the site with a seniors' assisted living and 
memory care centre. This is a senior citizen residential project consisting of 110 beds in 93 
bedrooms. 

a. Do you think this type of housing is needed in the community? 

Housing Type 

24 respondents (50%) agreed that this type of housing is needed in the community 
while 17 respondents (35%) said it was not. Of those who felt that this type of housing 
was not needed, reasons cited included that private-pay facilities were not needed as 
much as publicly funded facilities are, that the traffic the site would generate would be 
unacceptable and that housing for younger families should be looked at to avoid 
Ambleside becoming a 'seniors' ghetto.' 7 respondents weren't sure. 
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b. Do you think this type of housing is an appropriate use of land adjacent to Taylor Way? 

Not 
sure 

Appropriate location 
12% ____ _ 

26 respondents (53%) did not feel that this site was appropriate for the development. 
Respondents felt that the site did not meet enough of the location criteria in the GCP 
(Policy H3) and that it was sited within a single family neighbourhood. Traffic, noise, 
difficult pedestrian access and impact to adjacent single family homes were all raised 
as major concerns. 17 respondents (35%) said the location was appropriate and 6 
respondents (12%) weren't sure. 

3. Residents of the center will not drive. 32 underground parking spaces are provided for staff, 
visitors and a resident's shuttle van. 8 surface parking spaces are provided near the driveway 
entrance from Keith Road. All vehicles will enter and exit the site from Keith Road. Do you 
have any comments or concerns related to parking? 

Not sure 
Parking 

13%", 

23 respondents (61%) stated they had concerns over the amount of proposed parking. 
Respondents were skeptical of the traffic study provided by the applicant, and that it would 
underestimate the amount of parking that a facility of this type would require. With the 
intersection at Keith Road and Taylor Way admittedly operating at "unacceptable levels" within 
the traffic study, respondents were not convinced that the development would not further 
negatively impact traffic and parking in the area. With a lack of on-street parking, fear of high 
traffic levels with the Evelyn by Gnni project in the future and mixed reviews by respondents of 
the traffic circle on Keith Road east of the driveway, concerns related to parking (and traffic 
congestion in general) are a main concern with regard to this development proposal. 
Respondents felt that there was not enough parking being provided on site. 10 respondents 
(26%) felt the parking being provided was adequate while 5 respondents (13%) weren't sure. 
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4. The building form is a 3-storey residential block located at the interior of the site, with common 
area facilities located in an attached 2-storey block at the corner of Keith Road and Taylor 
Way. The 3-storey residential building will present as a 2-storey building along the north 
property line. Do you agree with the proposed building form? 

Building Form 
Notsure~ 

11% ~ 

24 respondents (51%) did not agree with the proposed building form. Respondents felt that the 
massing of the building adjacent to single family homes was inappropriate in that a 3-storey 
apartment building next to 2-storey single family houses is intrusive and out of character and 
unacceptable to the immediate homes to the north and west. 18 respondents (38%) agreed 
with the proposed building form and suggested that the design was excellent and was an 
inventive and creative use of the topography. 5 respondents (11%) weren't sure about the 
proposed building form. 

5. Stands of mature trees and vegetation are proposed to be retained and augmented with 
additional plantings on the perimeter of the site. The building is proposed to be sited closer to 
Keith Road and Taylor Way in order to optimize the distance of the building from single family 
housing to the north and west. The building is set back from lot lines, to provide building 
separation from adjacent lots and to provide space for trees and vegetation as follows 
(setbacks listed). How important is screening of the site to you along the property lines? 

Most respondents agreed that screening along the property fines was very important, if not 
essential given the location next to Taylor Way and adjacent single family dweflings. While 
some respondents were clear that they were not in favour of the proposed development, they 
felt that it was important to maintain trees and vegetation although screening did not solve their 
concerns over land use, density, traffic and parking. Some respondents were supportive of the 
proposed screening and tree retention plans and other comments varied between saving all 
trees for privacy and screening to removing them as they block views and natural fight. 

6. Please provide any additional comments that are important to you about the development 
proposal. 

Comments were polarized to either in support of the project as it fulfills a housing need in the 
community and that the project has been well designed for the site, to those who are opposed 
to the project. The comments that raised concerns about the proposal related to proximity to 
Taylor Way (impact on traffic congestion, noise and parking), being adjacent to single family 
homes (density too high, massing of the building, and screening and buffering) and concerns 
about a private-pay residence versus a publicly funded facility. 
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APPENDIX D 
DESIGN REVIEW COMMITTEE CONSIDERATION 

July 25, 2013 meeting minutes regarding the proposal for 825 Taylor Way and 707 Keith Road 
(Maison Seniors' Living) 

4.1 825 TAYLOR WAY & 707 KEITH ROAD, MAISON SENIOR LIVING 
RESIDENCE. FILE 1010-20-12-084 

Background: 
Geri Boyle advised that this application at the initial phase in the approval consideration 
process. This phase includes holding a community meeting and review by the Design 
Review Committee. At the community meeting concerns were expressed about the 
proposal, both with specific design and broader general concerns including traffic. 
Following this phase staff will report back to Council on whether the application should 
proceed and on what basis. 

Project Presentation: 
Developer Don Milliken opened the presentation and advised that the proposal is for a 
seniors care facility entirely focused on assisted living and memory care - proposing 110 
beds with 2/3 assisted living and 1/3 memory care. His studies showed a need in West 
Vancouver for 900 assisted and memory care private paid beds. Feels that this is very 
much in need in West Vancouver and that the topography and neighbourhood are 
suited for this type of facility. 

Using model and a power point presentation Architect Ron Poon of Norr Architects 
reviewed the proposal. 

• Features of site - heavily treed, steep slope, existing trees mitigate visual impact 
to neighbours. He noted that the team had been unsuccessful in gaining access 
to neighbouring properties to check sight lines during the preparation of the initial 
app lication. 

• Proposed design - site organized 3 pieces, amenity pavilion to south; servicing 
aspect in middle; and assisted living and memory care residences to north. Keep 
quiet part of building backing onto private homes and pull building back to create 
a landscape buffer separation from the homes 

• Parking - vehicular access bent to screen parkade from Keith Road, providing 8 
surface parking stalls and 32 spaces in parkade. 

• Architecture - building cut into grade so building as low as possible. South side 2 
storeys with green roof, building steps back to north where residences occur, 
entire project to have flat roof. Contemporary design to fit site and integrate into 
community with strong horizontal roof planes allows low profile building and 
reduces impact. 

• Materials - front building has a more public treatment with large amount of 
glazing to create open feel with natural stone base and timber framing; the 
residential portion is more restrained with combination siding panel, wood 
detailing and wood cornice. Tried to create a visually interesting elevation but be 
respectful to neighbours. 
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Landscape Architect, Gerry Eckford, reviewed the landscape concept for the project. 
He addressed tree management plan and the intent to retain as many trees around 
perimeter of site as possible. Landscape plan is in direct response to views from 
adjacent properties and addressing needs of residents. Path and seating provided 
throughout gardens for residents. Looking at neighbours window and balcony locations 
to screen the building as much as possible. Make effort to address frontage for visitors 
to site and have public frontage on building. Sustainability includes: green roof, rain 
garden, permeable paving, grasscrete turnaround and use of local or recycled 
materials. Fencing along property line to be different for each neighbour's property line 
to provide element of character. 

Committee Questions: 
The Committee provided questions, with the applicants' response in italics, including the 
following: 

1. Why was 727 Keith not purchased as part of plan? Property was not needed 
for the development and isn't on the market. 

2. Have you met with residents and how well have you satisfied their needs? 
Had a meeting with Cedardale and Ambleside Rate Payers' association and 
met with 3 direct neighbours who had concerns on what their vistas would 
look like. In response have dropped building further into ground and 
increased setbacks so impact would not be any more than a residential 
house, also retained and added to the perimeter landscape with intent for the 
building to appear close to invisible. 

3. Would you consider lowering the building further? To achieve the current 
height will be digging into hillside a lot, feel that building at lowest level. 

4. Will there be a lot of blasting to remove rock? Need further testing, but based 
on information gathering from the Evelyn site feel that blasting will be minimal. 

5. How many visitor and staff parking spaces? 40 parking spaces total: 8 
surface parking spaces adjacent to driveway, with the remaining 32 spaces 
under the building. Feel this is adequate for staff and visitors. 

6. Will the green roof be irrigated? No. 
7. Staffing levels of facility? Varies at different times, at peak time 60 staff but 

feel 90% will be taking transit. 
8. Is building wood frame? No concrete non-combustible construction. 
9. A 6 ft. high fence is proposed around the north and west sides. What is the 

rationale for this height of a fence? Intent to provide additional screening for 
neighbours' rear yards; by providing 6 ft. gives them more privacy. 

10. Materiality of the building what are components? Base of building, parkade 
and chimney in natural stone; Hardi Panel siding; wood corners, cornices and 
brackets; heavy timber frame overhang covering outdoor spaces on pavilion. 

11. In terms of context, why are adjacent homes not shown on the model or 
drawings to understand massing relationship? Model started out as study 
model and evolved into detail model. Have not been able to be on the 
property to measure the properties so at a disadvantage. 

12. Visitor parking stalls are they part of the 40? Yes, providing 40 parking stalls 
- 32 parking stalls for visitors and 8 for staff. The 8 surface spaces for pick up 
interaction into front door. 
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13. Sustainability statement what are the greenhouse gas reductions? Putting in 
energy efficient mechanical equipment and initiatives. Feel social 
sustainability important on how to improve quality of life for community, 
over/ying principle of keeping long time residents in the neighbourhood, 
extending relationship and connections, freeing up housing stock, creating 
economically viable business not a mathematical checklist more 
comprehensive. 

14. How dealing with light pollution as it seems that bedrooms in facility directly in 
line of site with neighbouring residents? Addressing with landscape, 
committed to go to each neighbouring property and adjust planting with more 
evergreen trees to minimize the light pollution. 

15. Do trees shown on model represent size and location of existing? Model 
does show existing coniferous and evergreens and sizes and locations are 
fairly accurate. 

16. What is fence material? Cedar fence, not committed to anyone style, happy 
to go to individual neighbours and select a style for each yard. 

17. Are there any existing view corridors to neighbours to north? Not aware of 
any site lines except the forest view. 

Committee Comments: 
Members' comments on the application included: 

• Make sure photo representative of the real site lines; if taken from low angle they 
can be deceiving. 

• Front entry sequence seems a bit thin because a whole lot of things going on, 
maybe a lusher entry sequence to make more special. Look at moving parking 
spaces to make more room, focus on getting more vegetation to wrap around the 
front to create a special entry sequence. 

• The building has a great common area with glazing and articulation but back 
building seems boxy; 2 different characters and architecture. Like to see more 
relationship architecturally. 

• Think the use is well-suited to this location (i.e., a busy intersection on a major 
arterial route). Context - don't understand from the presentation the context; 
more work needs to done. I understand lack of access to adjacent properties, but 
it is your issue to figure out. Think parking will be an issue, as there is no 
immediate street parking for visitors, important in moving forward to make sure 
whatever evidence have supports this number of parking spaces is not 
anecdotal; needs to be imperial in order to make sense. 

• Like the park like setting but feel 6 ft. high fence loses a lot of character, think 
blurring the boundaries is a stronger design response than creating "own private 
Idaho" with 6 ft. fences. Elevation and materiality are not at level of design 
resolution or expectation that they should be given the importance of this location 
and significance of this use; needs more design development and richness of 
residential portion as seems uninteresting and bland. Sustainability needs to 
address long time lifecycle costs as big issue for this type of facility, not 
generalities it needs to be crystal clear on strategies. The earlier you implement 
strategies the less costly and more appropriate they area. 
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• Feel use appropriate for site. Landscape has too little useable space, a result of 
retaining too many trees; plan being driven by apologizing for existing to 
neighbours. Some of the trees saving are not worth saving and should be 
removed to create open space, pull walls back from building as feel it is a dark 
not pleasant place to be. Interplay needed between saving some trees and 
footprint of building being too large. Like to see north east corner popped up 
more and become taller so building could come away from northern property line 
more. Not attending to what building and use of property are going to be for next 
40 or 50 years by just trying to retain those trees. Think trellises are light in 
relation to walls and what is around it. Building language not too bad; colours a 
little safe; stone on east side not seen by anyone; should take money and put in 
background building materials. 

• Think not a bad location for this development; important to go out of way to make 
sure residents happy with final plan; consider lowering building as much as 
possible to minimize impact. Don't feel traffic and parking is a major issue, do 
have questions with numbers created in traffic report (Traffic Engineer answered 
clarified questions). Don't feel traffic impact is a game changer for this 
development, but background traffic with the new Onni Development will be the 
issue. 

• Question materiality. In looking at neighbourhood and Evelyn Drive development, 
don't see any hardi board; feel this is a lower level of finish than what 
neighbourhood should have. Concerned that deciduoustrees will create light 
pollution to neighbours. Density is filling whole site, wonder if look at less density 
to make project work; consider outdoor space as feel pushing to all boundaries of 
site sets up difficulty to neighbours. Architecture appears as one building 
attached to another building and the bulk of the housing being too repetitious; 
creating more massing changes might help - something that takes the big length 
of the building and breaks up a bit. Also address elevation looking up at building 
from Evelyn Drive. Look at massing changes and getting more out of site; look at 
burying heights so working more sympathetically with the neighbours. Agree 
good use for this site but wonder if project could work with less density. 

• Wouldn't want to see number of parking spaces reduced. 

The presenters clarified comments on traffic and outdoor amenity space requirement for 
memory care residents and assisted living clientele. 

Resolution: 

It was Moved and Seconded: 

THAT the Design Review Committee has reviewed the Maison Seniors Living 
Residence at 825 Taylor Way and 707 Keith Road and agrees that the site is 
appropriate for the use AND THAT the Committee recommends 
RESUBMISSION that addresses the following concerns: 

1. like to see more neighbourhood context in the presentation and proposal; 
2. be more responsive to context and materials; 
3. blend the buildings to a cohesive architecture with more variety to the massing 

and materiality; 
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4. that the amount of useable open space needs to be increased; 
5. re-examine tree retention with invasive species in mind; 
6. see a more thorough specific sustainability approach; 
7. consider some kind of screening to create boundaries without a linear fence; and 
8. look at ways to mitigate light pollution to neighbouring residents 

CARRIED 
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Perfectly Urban. 





The proposed Maison Senior Living, private pay, boutique 
assisted living and memory care (Alzheimers and dementia) 
community is spearheaded by long time West Vancouver 
residents Don Milliken and Mark Coleman.  Don and Mark 
are the founding partners of Maison Senior Living.  Maison’s 
proposed 93 suite / 110 residences community at the 
northwest corner of Taylor Way and Keith Road is intended to 
address a serious need for high quality seniors’ care in West 
Vancouver.  At present, according to a recent study by the 
Altus Group there is an unmet demand for 900 assisted living 
and memory care, private pay (i.e. not government funded) 
beds in West Vancouver alone.  The available supply of this 
style and quality of seniors’ care in West Vancouver is 70 beds.  
These 70 beds are divided between Hollyburn House and 
Amica.  In each of these communities it is very difficult to be 
accepted as an assisted living or memory care resident unless 
you previously lived as an independent resident in the same 
facility.

The sad state of affairs is that residents in comfortable 
independent living focused communities such as Hollyburn 
House, Amica and even the future Westerleigh usually progress 
to the point that they require more care than is available at these 
communities.  At that point these seniors, and their families, often 
face the prospect of either moving to a publicly funded facility or 
moving outside of West Vancouver.  Unfortunately, individuals 
who have resided in West Vancouver for decades are often forced 
to leave their home community to live elsewhere in the lower 
mainland.  This is usually not the first choice of the senior or their 
families.  Don Milliken experienced exactly this situation with his 
father beginning 8 years ago.  His father and mother had lived 
in West Vancouver for over 30 years.  His father’s deteriorating 
condition led to home care, which worked for a while.  When 
home care was no longer practical he was forced to move to a 
community outside of West Vancouver.  His Alzheimer’s excluded 
him from being accepted at Hollyburn House and Amica and it 
was the family’s choice not to put him on a waiting list for West 
Vancouver government funded communities.  Literally hundreds 
of West Vancouver families are facing similar situations.  Maison 
Senior Living is intended to fill this much needed care for seniors 
in West Vancouver.  

The generally accepted description of the levels of senior’s care in 
Canada is independent living, assisted living and memory care. 
 Independent living can be generally described as senior’s 
living together in a community for social interaction and group 
activities and often dining in a common dining room rather than 
preparing meals themselves.  Independent living accommodations 
vary but often include one and two bedroom apartments with 
kitchens.  Examples in West Vancouver of high quality, private pay 
independent living focused communities are Hollyburn House, 
Amica and the future Westerleigh.  Assisted living communities 
provide a higher level of care for seniors who have somewhat of 
a level of physical and/or mental disability.  In an assisted living 
community a senior may have some level of, perhaps, Alzheimers 
and/or may have difficulty, for example, getting dressed or 
showering themselves.  They may also be taking some medications 
which may require management.  In West Vancouver, Hollyburn 
House and Amica provide 35 beds each for seniors with assisted 
living needs.  Generally, though, a senior will only be accepted 
as an assisted living resident in these communities if they have 
already been living in the community as an independent living 
resident.  Memory care refers to seniors with Alzheimers or 
dementia.  Because their memory has deteriorated, these seniors 
require considerably more assistance and guidance with most day 
to day activities.  Memory care seniors may or may not require 
physical assistance.  In West Vancouver there is no private pay 
memory care available.  

The proposed Maison West Vancouver is a community designed 
for 74 residents with assisted living care needs and 36 residents 
with memory care needs.  There will be no independent living 
seniors residents in Maison West Vancouver.  Maison’s building 
design reflects the two levels of high quality senior’s care being 
provided.  At the south facing front entrance to Maison West 
Vancouver, on Keith Road, there is a spacious ground floor 
patio adjacent to a large common area living room with library, 
fireplace, theatre, a games and meeting area, and a bistro.  
Upstairs, accessed via an elevator or winding grande staircase, is 
a large dining room with fireplace, an expansive outdoor deck, 
and a private dining room.  This second level also includes the 
kitchen, staff offices, and a lobby connection to the covered 
parking.  These two levels are for the use of Maison’s seniors 
with assisted living care needs.  

Behind the facilities described above are three residential floors.  
The lowest floor is designed exclusively for a maximum of 36 
senior’s with memory care needs.  This floor has expansive 
outdoor areas with south facing patios and a large outdoor 
patio and walkway to the north.  The outdoor area to the north 
is very private and peaceful as a result of retaining walls and the 
site’s topography.  In addition to large activity areas, this floor 
has its own spacious private dining room with large deck with a 
view of the Lion’s Gate Bridge and Stanley Park.

Thirty seven seniors will occupy each of floors 2 and 3 (for a 
total of 74 residents with assisted living care needs).  These 
assisted living floors each provide large activity areas, including a 
library area on each floor and both have generous south facing 
deck areas and excellent views.  Seniors on the assisted living 
floors will dine, use the bistro, use the private dining room for 
a family gathering, watch a movie, sit by one of two fireplaces 
and generally gather and interact with other residents in those 
areas adjacent to the front entrance and described above.  

From a regulatory perspective, the Maison Senior Living project 
requires a rezoning and amendment to the Official Community 
Plan if it is to be realized.  It is clear that such an amendment 
is both anticipate and strongly supported by Policy H3 in the 
Housing chapter of the OCP because of the great improvement 
to housing diversity that comes with the Maison project.  
Detailed in this design brief, the enclosed design drawings are 
the specifics as to how the Maison project manages to meet 
and go beyond the H3 policy intent:

 •  minimal impact on established areas in terms of access, 
traffic, parking, and obstruction of views;

 •  provides a degree of physical separation (e.g. a road, 
green belt, alternate use, or change in natural grade) 
from the surrounding neighbourhood

 •  housing types include low-rise multiple family housing 
and supportive housing

 •  housing is intended for people with special accessibility 
needs, including certain forms of seniors’ housing, 
should be located on relatively flat sites, close to transit, 
services and amenities

 •  siting, design and building forms contribute to desired 
neighbourhood character

MAISON SENIOR LIVING RESIDENCE  
DESIGN BRIEF - RATIONALE FOR PROPOSED DEVELOPMENT 
REZONING, OCP AMENDMENT & DEVELOPMENT PERMIT APPLICATION



A summary of the site statistics for the proposed 3- to 4-storey 
Maison residence is as follows:

PROPOSED ZONE CHARACTERISTICS 

Site size 6,443 sqm

Building Coverage 40.8%

Total Site Coverage 61%

Floor Area Ratio (FAR) 1.02

Maximum Height 10 m

Note:  statistics are generated from the gross site area before 
accounting for a 172 sqm road dedication

As indicated above, the H3 policy recommends an OCP amendment 
for single family properties such as the an  RS3 zone to a denser 
form if the resulting use is contextually appropriate, sensitively 
designed and notably beneficial to housing diversity in a meaningful 
way.  The relationship of this relatively denser project to Taylor Way 
is supported by strong planning logic that often points to denser 
forms along main transportation corridors.  Such developments 
along busier roads provide an effective transition to the less dense, 
single family neighbourhoods further from the road and are a 
common urban design strategy.  The wider width of this arterial 
road also provides good distance between the single family houses 
to the east, in addition to the heavy tree cover that exists along 
the road as a screen.   The Evelyn project to the south is just north 
of Park Royal and includes a multi-family development in the 
scale proportional and greater than the Maison proposal.  From a 
land use perspective, the Maison development provides a logical 
extension of slightly increased density moving north from the 
important commercial hub of Park Royal, especially for a needed 
seniors’ facility like the Maison residence.   Lastly, the strategies to 
ensure an appropriate interface with the single-family homes to the 
north and west are described in the Design sections below.

Also relevant in the assessment of the Maison proposal are other 
OCP amendments recently transacted in the District of West 
Vancouver.  The above mentioned Evelyn project is a relevant 
example for the Maison project as is the recent Westerleigh 
development.  The Evelyn project reinforces the OCP vision of 
increasing density in sites close to commercial centres with a 
diversity of housing.  The OCP amendment for the Westerleigh 
seniors’ project was supported under the framework of the H3 
policy for also filling a housing need in the community.  Both the 
site and policy context of these precedent examples lend strong 
support for the OCP amendment rationale for the Maison project.  
Notably, the Westerleigh does not provide the breadth and diversity 
of assisted living and memory care services that will be available at 
the Maison residence.  As a result, the housing niche filled by the 
Maison project is arguably even more beneficial to the community 
than the Westerleigh.

With this, it is anticipated that the Maison application will be 
recognized as a noteworthy example of an appropriate OCP 
amendment that aligns with the District of West Vancouver 
planning principles and meets long-term community needs. 

COMMUNITY CONTEXT

Demographic trends in North America, British Columbia and West 
Vancouver are well recognized with the largest segments of our 
population quickly approaching retirement and senior-status.  The 
OCP for the District of West Vancouver repeatedly acknowledges 
this statistic reality and further reveals that this trend is amplified 
in West Vancouver, where populations are notably older than 
neighbouring municipalities: 

“Over the decades, West Vancouver’s demographic profile has 
shifted from a fairly homogeneous population of mostly young 
families with children, to one of a greater proportion of older 
residents and smaller families.

BC Stats projections indicate that the aging trend in West 
Vancouver will continue, with fewer young children and youth and 
significantly more older people than today.

The Maison Senior residence in West Vancouver is a specific 
reaction to address these new population characteristics and 
to ensure a known void is filled for the future needs of the 
community.  

Specifically, the Maison project is targeted at a segment of the 
aging population that can no longer live independently.  Assisted 
living with memory care is a critical component of housing diversity 
which many communities continually strive to develop, so older 
residents can remain in their neighbourhoods and close to family.  
Along with the specific statistics that are provided in the Altus 
report, this reality is also clearly recognized in the OCP: 

“West Vancouver’s growing proportion of older residents will 
require a considerable increase in health, support and housing 
services to meet their varied needs.”

Further support for the project within a community context is found 
in the Social Planning chapter of the OCP where greater accessible 
is encouraged for buildings with more diverse health and wellness 
services.  These specific elements of social planning are main tenets 
in Maison Senior Living community.   

SOUTHEAST VIEW DOWN TAYLOR WAY

SITE LOCATION:  707 KEITH ROAD & 825 TAYLOR WAY

SITE CONTEXT AND LAND USE

This application proposes to consolidate and rezone the properties 
707 Keith Road and 825 Taylor Way, located the northwest corner 
of Taylor Way and Keith Road.  Currently zoned RS3, the resultant 
zone will be a Comprehensive Development (CD) zone fitting for a 
seniors’ specific use.

ADJACENT LAND USES ARE:

NORTH:   two single-family lots zoned RS3.  The lots are up-slope of 
the Maison site with several mature trees existing within 
the setback area on each side of the property line. 

SOUTH:  across Keith Road, the Evelyn project is zoned CD with  
a mix of residences ranging from single family houses to  
apartment buildings.

EAST:   five single-family lots zoned RS3, across 4 to 5 lanes of 
Taylor Way. The homes are east of a soil bank and a line 
of trees that line Taylor Way.  Only a very small portion of 
houses are visible from the street.  

WEST:   two single-family lots zoned RS3.  Several mature trees 
exist within the setback area on each side of the  
property line.



SITE, BUILDING AND 
ARCHITECTURAL DESIGN

The enclosed Maison design drawings illustrate the various 
considerations and treatments that were given for the facility and 
surrounding interfaces.  The final design was derived through an 
iterative process including conscious design and valuable input from 
District planning staff.  The building orientation and aesthetics were 
systematically designed and redesigned to arrive at a solution that 
best considers the site context.  

The Maison property slopes consistently down from the northwest 
to the southeast.   This aspect of the site along with the adjacent 
single-family houses to the north and west provide the main 
considerations for siting the building and designing the appropriate 
form given the interfaces to the adjacent properties.  In this regard, 
a notable design decision was to locate the building closely to 
and along Taylor Way.  The majority of the building mass was 
purposefully directed at the east side of the site and set into the 
natural site grade.  This yields a maximum distance between the 
Maison building and the adjacent house at the southwest along 
with a much shorter building height adjacent to the northern 
houses.  The east elevation of the building illustrates that the 
south portion of the building is 2-storeys stepping up to 4-storeys.  
Moving further north, the increasing grade decreases the building 
height to 3-storeys, eventually revealing a building height of no 
more than 2-storeys above existing grade.  The building is in fact 
3-storeys at the north end, but has been purposefully recessed 
into the existing site topography to create an appropriate interface 
with the northern houses.  Similarly, the north elevation reveals 
that the building is even more recessed at the northwest corner 
yielding a building height of only 1.5- storeys above existing 
grade.  The building siting and form were also informed by various 
internal modifications such as the reposition of the kitchen to front 
Taylor Way rather than be closer to the existing house.  In all, the 
exercises to continually refine these building elements led to a 
building form and location that fully considers the site context and 
respects the neighbouring properties.  These design decisions are 
one example where the proposal is consistent with Policy NE 2, 
which is intended to minimize visual impacts of new development 
through design and construction. 

The architectural aesthetic of the Maison residence is contemporary 
coastal style and has been thoughtfully designed to appropriately 
integrate into the local community and context.  The horizontal 
roof planes of the building allow for a lower building profile to 
reduce visual impact and overshadowing.  Elements of the façade 
with generous use of wood and glazing give a cadence to the 
building walls, and together with the various decks and courts,  
the building generates a unique character.  The use of stone at the 
building base, cement board siding and panel systems for the upper 

floors and use of timber structure and detailing give the building a 
classic West Coast expression.   A natural colour palette will also be 
used to ensure the building blends into the natural surroundings.  

Given that the Maison residence will be an on-going operation, 
there is vested interested in incorporating sustainable and green 
building elements that will make the residence both energy efficient 
and a more enjoyable place to live.  To this end, a number of 
components have been woven into the building design that meets 
the intent of superior environmental design stated in OCP Policy 
BF–A1.  A benefit of this is also the relative reduction in greenhouse 
gas emissions that is targeted in the Climate Action chapter of 
the OCP.  Included in the efficiency elements of the project will be 
lower flow plumbing fixture for water reduction and strict insulation 
and glazing measures.  Mechanical systems will be optimized 
during detailed design to ensure the best balance of personal 
comfort and system efficiency for reduced consumption.  In relation 
to other experiential components, local and regional materials and 
systems will be used whenever possible, including the use of wood 
structure for accents and exterior deck elements.  Low emitting 
materials and paints will be specified and are in line with wellness 
goals of the facility.  The south facing façade of the building is also 
an important component that will provide daylight and views from 
key gathering areas in the residence.  Lastly, a vegetated roof over 
the common amenity area and a reflective roof over the remainder 
of the building will be provided to significantly reduce heat-island 
effect from the new building and help further realizing the intent 
of Policy NE 2, by helping to minimize environmental and visual 
impacts of the building. 

In conclusion, numerous design strategies were utilized to 
ensure the suitable integration of the Maison residence into the 
surrounding area.  The result is a building that strives and successes 
to contribute positively to the neighbourhood character.  

LANDSCAPE DESIGN

An Environmental Site Inspection and an Arborist Report were 
completed for the project, which meets the intent of Policy NE 7 
to inventory natural assets on site.  As detailed in these reports, 
the existing site is predominately in a natural condition with a 
broad range of native plant material mixed in with several invasive 
species.  While there are a number of valuable trees, many of the 
existing trees have previously been topped and are in fair to poor 
condition.  The more valuable trees are located along the north 
property line and will prove valuable in their retention.  The siting of 
the building and the creation of usable landscape open space is in 
direct response to the site opportunities.  The proposed landscape 
design demonstrates continuity with the surrounding environment 
by maintaining the pre-existing site contours.  

The overall landscape strategy for this project is to provide a 
calming natural environment for the use and enjoyment of 
residents and visitors.  The front yard will have a slightly more 
ornamental feel picking up some of the character of Taylor Way 
above the Upper Levels Highway with a formal row of cherry trees 
and under plantings.  The treatment of the corner of Keith Road 
and Taylor Way will provide a balance of a strong corner treatment 
with the provision of some views for the residents.  Low retaining 
walls and site signage will be clad in natural stone.

The rear yard and flanking side yards respond directly to the natural 
forest character of the site.  Tree retention and restoration to a 
healthy natural condition has been a priority with an exhaustive tree 
inventory and analysis forming the basis of the tree management 
planning and retaining wall configuration.  This again supports the 
intent of Policy NE 2 to minimize or mitigate environmental impact 
through restoration practices.  Particular attention has been paid to 
trees along the north and west edges of the site to maintain dense 
screening between the project and adjacent homes.  Where gaps in 
the existing planting do exist, additional evergreen and deciduous 
trees will be planted in a natural pattern. The existing dense mixed 
hedging along the Taylor Way frontage will also be retained to 
provide screening to the building.   Understory plantings will be 
predominately native to maintain a consistency with the existing 
site and in response to solar access.

A range of open spaces has been provided for the use of residents 
and with an understanding of the range of capabilities.  Each space 
has a unique character in response to its solar orientation and 
views.  At grade patios have been provided at the north and west 
faces with an accessible path connection.  

These two patios will be quiet and reflective.  Elevated patios are 
also provided adjacent to amenity and dining areas and will have 
more sun and distant views. 

Sustainability has been further addressed in part through the 
protection and enhancement of the retained site, the use of a native 
drought tolerant plant palate, and through the introduction of 
storm water management strategies including rain gardens to 
detain storm flows.



INFRASTRUCTURE

A Servicing Brief completed by CREUS Engineering and it has 
been determined that the requirements of the proposed Maison 
development can be accommodated within the existing capacity 
of the District civil infrastructure.  Given the central and urban 
location of this redevelopment, it is clear that the project does not 
unduly burden the existing infrastructure.  Specific to stormwater 
management, the project is also committed to the intent of OCP 
Policy NE 8 and to deliver a stormwater management solution in a 
location and manner that promotes site sensitive design.

A Traffic Impact Study completed by the MMM Group indicates that 
there would be no major traffic or parking impacts generated from 
the Maison project.  The nature of a seniors’ residence, especially 
with memory care services, typically does not generate a high level 
of traffic or parking impact and any minor impact can and has been 
readily mitigated.   As a result, filling this housing need with a facility 
such as the Maison project consequently fulfills the Transportation 
& Mobility Policy T2 and T5, to reduce vehicular dependency.   
Specifically addressed in the report is that “The north and southbound 
left-turn lanes at the Keith Road / Taylor Way intersection are 
anticipated to accommodate future traffic volumes such that vehicle 
queues (generated by left-turning traffic) will not spill back into 
the through traffic lanes on Taylor Way.”  This statement is true in 
a condition with or without the Maison development.  The overall 
minimal impact associated with the traffic and parking requirements 
of the Maison project is consistent with expectations of the H3 policy.

CONCLUSIONS

We are confident that that the Maison Senior Living project will be a 
significant benefit to the housing diversity of West Vancouver given 
the community demographic trends and local assisted living statistics.  
The proposed location for the Maison residence is ideal for a small, 
high-quality assisted living and memory care community as the site 
offers very convenient access to family members and staff taking 
transit and provides for beautiful views for residents from a number 
of terraces and balconies.  Our project team has invested a great each 
of thoughtfulness, working with the existing site topography and 
features, to create a building and landscape design that integration 
sensibly into the natural surroundings.  Numerous sustainable features 
are also incorporated to enhance the living experience for residents 
and lessen the impact on our environment.  We are proud that this 
application meets the very high standards set for the Maison Senior 
Living project and we look forward to taking the next steps toward 
realizing the vision for this important residence to West Vancouver.



 

 

Sustainability Statement 

Maison Senior Living Residence 

Rezoning, OCP Amendment & DP Application No. 12-084 

 

 

The following is a Sustainability Statement in support of the aforementioned DP Application for 825 Taylor 

Way and 707 Keith Road. This document is an assessment of the project’s overall contribution to 

sustainability when analyzed under the specific headings of environmental, social and economic 

indicators. 

 

1. Environmental Indicators: 

 

Given that the Maison residence will be an on-going operation, there is vested interested in incorporating 

sustainable and green building elements that will make the residence both energy efficient and a more 

enjoyable place to live. The applicable environmental features of the Maison West Vancouver proposal 

relating to green design / construction and in addition to ecological protection and restoration can be 

summarized as follows: 

• Landscaping Strategy: the existing site is predominately in a natural condition with a 

broad range of native plant material mixed in with several invasive species. While there 

are a number of valuable trees, many of the existing trees have previously been topped 

and are in fair to poor condition. The more valuable trees are located along the north 

property line and will prove valuable in their retention. The siting of the building and the 

creation of usable landscape open space is in direct response to the site opportunities. 

The proposed landscape design demonstrates continuity with the surrounding 

environment by maintaining the pre-existing site contours. The overall landscape strategy 

for this project is to provide a calming natural environment for the use and enjoyment of 

residents and visitors alike 

• Vegetated Swales / Storm water Management: reference should be made to the 

landscaping drawings which show the incorporation of vegetative swales and pervious 

paving materials. Sustainability has been further addressed in part through the protection 

and enhancement of the retained site, the use of a native drought tolerant plant palate, 

and through the introduction of storm water management strategies including rain 

gardens to detain storm flows 

• Building Support Systems: a vegetated roof over the common amenity area and a 

reflective roof over the remainder of the building will be provided to significantly reduce 

heat-island effect from the new building and help further realizing the intent of Policy NE 

2, by helping to minimize environmental and visual impacts of the building 

• Energy Use Reduction: a number of components have been woven into the building 

design that meets the intent of superior environmental design stated in OCP Policy BF–A1. 

A benefit of this is also the relative reduction in greenhouse gas emissions that is targeted 

in the Climate Action chapter of the OCP. Included in the efficiency elements of the 

project will be lower flow plumbing fixture for water reduction and strict insulation and 

glazing measures. Mechanical systems will be optimized during detailed design to ensure 

the best balance of personal comfort and system efficiency for reduced consumption 

• Site Contours: the overall design has been realized out of a recognition and respect for 

the existing site contours. The successful marriage of the building form to the site had 

been a strong priority from the outset 

• Building Materials: local and regional materials and systems will be used whenever 

possible, including the use of wood structure for accents and exterior deck elements. Low 

emitting materials and paints will be specified and are in line with wellness goals of the 

facility 

 

2. Social Indicators: 

 

The social sustainability of the Maison West Vancouver concept is reinforced through the following 

features: 

• Supporting a Specific Need: the OCP for the District of West Vancouver repeatedly 

acknowledges the demographic statistic that West Vancouver in particular contains a 

large population percentage quickly approaching retirement and senior-status. This 

facility stems from an actual social need within the District 

• Architectural Design: a high standard of architectural design and exterior finishes have 

been incorporated into the overall proposal. The south facing façade of the building is also 

an important component that will provide daylight and views from key gathering areas in 

the residence 

• Accessibility: the convenience and accessibility of the site to facilities within the locality 

ensure that the social element of the proposal is not left wanting 

 

3. Economic Indicators: 

 

In addition to the environmental and social features of the proposal the economic sustainability of the 

proposal cannot be understated:  

• Employment: the realization of such a proposal would no doubt prove beneficial from an 

employment perspective; both short and long-term. From the construction through to the 

management and operation of the end product the employment potential could be more 

than promising for the District. Should the vision become a reality the economic benefits 

for local businesses, workers and contractors would be significant 

• Diversification & Enhancement: such a facility would naturally result in a net increase to 

the property tax base and in addition would create spin-off opportunities for the local 

primary and secondary sector; supporting local businesses and producers 

• Use of Existing Infrastructure: it is proposed to maximize the existing municipal 

infrastructure and services without the need for significant expansion 

 

 

In conclusion, numerous design strategies were utilized to ensure the suitable integration of the Maison 

residence into the surrounding area. The result is a building that strives and succeeds to contribute 

positively to the neighbourhood character ensuring that it is environmentally, socially and economically 

sustainable. 
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REPORT 
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PLEASE NOTE that tree barriers shown are not to scale but rather to show the intent.  Please refer to the Recommendations Table attached to report for futher information.

LEGEND 
 
= TREE PROTECTION BARRIERS 
= TREES PROPOSED FOR RETENTION

Michelle McEwen
Typewritten Text

Michelle McEwen
Typewritten Text

Michelle McEwen
Typewritten Text

Michelle McEwen
Typewritten Text

Michelle McEwen
Text Box
606

Michelle McEwen
Text Box
607

Michelle McEwen
Text Box
605 

Michelle McEwen
Text Box
608

Michelle McEwen
Text Box
609

Michelle McEwen
Text Box
613

Michelle McEwen
Text Box
614

Michelle McEwen
Text Box
617

Michelle McEwen
Text Box
618

Michelle McEwen
Text Box
619

Michelle McEwen
Oval

Michelle McEwen
Oval

Michelle McEwen
Oval

Michelle McEwen
Oval

Michelle McEwen
Oval

Michelle McEwen
Text Box
622

Michelle McEwen
Oval

Michelle McEwen
Text Box
623

Michelle McEwen
Oval

Michelle McEwen
Oval

Michelle McEwen
Text Box
632

Michelle McEwen
Text Box
633

Michelle McEwen
Oval

Michelle McEwen
Oval

Michelle McEwen
Text Box
634

Michelle McEwen
Text Box
635

Michelle McEwen
Text Box
636

Michelle McEwen
Oval

Michelle McEwen
Oval

Michelle McEwen
Text Box
637

Michelle McEwen
Text Box
638

Michelle McEwen
Text Box
639

Michelle McEwen
Text Box
641

Michelle McEwen
Text Box
644

Michelle McEwen
Text Box
645

Michelle McEwen
Oval

Michelle McEwen
Oval

Michelle McEwen
Oval

Michelle McEwen
Oval

Michelle McEwen
Oval

Michelle McEwen
Text Box
675

Michelle McEwen
Text Box
676

Michelle McEwen
Text Box
677

Michelle McEwen
Text Box
678

Michelle McEwen
Text Box
679

Michelle McEwen
Text Box
674

Michelle McEwen
Text Box
671

Michelle McEwen
Text Box
672

Michelle McEwen
Text Box
673

Michelle McEwen
Text Box
670

Michelle McEwen
Text Box
668

Michelle McEwen
Text Box
669

Michelle McEwen
Oval

Michelle McEwen
Oval

Michelle McEwen
Oval

Michelle McEwen
Oval

Michelle McEwen
Oval

Michelle McEwen
Oval

Michelle McEwen
Oval

Michelle McEwen
Text Box
698

Michelle McEwen
Text Box
699

Michelle McEwen
Text Box
709

Michelle McEwen
Text Box
704

Michelle McEwen
Text Box
706

Michelle McEwen
Text Box
708

Michelle McEwen
Text Box
710

Michelle McEwen
Text Box
711

Michelle McEwen
Oval

Michelle McEwen
Oval

Michelle McEwen
Oval

Michelle McEwen
Oval

Michelle McEwen
Oval

Michelle McEwen
Oval

Michelle McEwen
Text Box
691

Michelle McEwen
Text Box
714

Michelle McEwen
Oval

Michelle McEwen
Pencil

Michelle McEwen
Pencil

Michelle McEwen
Pencil

Michelle McEwen
Pencil

Michelle McEwen
Rectangle

Michelle McEwen
Text Box

Michelle McEwen
Line

Michelle McEwen
Line

Michelle McEwen
Line

Michelle McEwen
Line

Michelle McEwen
Line

Michelle McEwen
Line

Michelle McEwen
Line

Michelle McEwen
Line

Michelle McEwen
Line

Michelle McEwen
Line

Michelle McEwen
Line

Michelle McEwen
Line

Michelle McEwen
Line

Michelle McEwen
Line

Michelle McEwen
Line

Michelle McEwen
Line

Michelle McEwen
Line

Michelle McEwen
Line

Michelle McEwen
Line

Michelle McEwen
Line

Michelle McEwen
Line

Michelle McEwen
Line

Michelle McEwen
Line

Michelle McEwen
Line

Michelle McEwen
Line

Michelle McEwen
Line

Michelle McEwen
Line

Michelle McEwen
Line

Michelle McEwen
Line

Michelle McEwen
Line

Michelle McEwen
Line

Michelle McEwen
Line

Michelle McEwen
Line

Michelle McEwen
Line

Michelle McEwen
Line

Michelle McEwen
Line

Michelle McEwen
Line

Michelle McEwen
Line

Michelle McEwen
Line

Michelle McEwen
Line

Michelle McEwen
Rectangle

Michelle McEwen
Callout
 AT NO LESS THAN 2.25 M FROM BASE OF TREE #607 OR AT DRIPLINE ON ALL SIDES AFFECTED TO ENCOMPASS ENTIRE TREE

Michelle McEwen
Callout
 AT NO LESS THAN 2.5 M FROM BASE OF TREE #613 AT SOUTH SIDE; 3.5 M AT EAST & WEST SIDES; OR AT DRIPLINE ON ALL SIDES AFFECTED TO ENCOMPASS ENTIRE GROUP 

Michelle McEwen
Callout
 AT NO LESS THAN 4.0 M TO 5.0 M FROM BASE OF TREE OR AT DRIPLINE ON ALL SIDES AFFECTED TO ENCOMPASS ENTIRE GROUP 

Michelle McEwen
Callout
 AT NO LESS THAN 1.5 M FROM BASE OF TREE OR AT DRIPLINE ON ALL SIDES AFFECTED TO ENCOMPASS ENTIRE GROUP 

Michelle McEwen
Callout
 AT NO LESS THAN 3.5 M FROM BASE OF TREE #632 & #634 OR AT DRIPLINE ON ALL SIDES AFFECTED TO ENCOMPASS ENTIRE GROUP 

Michelle McEwen
Callout
 AT NO LESS THAN 2.0 M FROM BASE OF TREES OR AT DRIPLINE ON ALL SIDES AFFECTED TO ENCOMPASS ENTIRE GROUP 

Michelle McEwen
Callout
 AT NO LESS THAN 2.25 M FROM BASE OF TREE #641 OR AT DRIPLINE ON ALL SIDES AFFECTED TO ENCOMPASS ENTIRE GROUP 

Michelle McEwen
Callout
AT NO LESS THAN 3.0 M FROM BASE OF TREE #676 OR AT DRIPLINE ON ALL SIDES AFFECTED TO ENCOMPASS ENTIRE GROUP 

Michelle McEwen
Callout
AT NO LESS THAN 3.3 M FROM BASE OF TREE #709 OR AT DRIPLINE ON ALL SIDES AFFECTED TO ENCOMPASS ENTIRE GROUP 

Michelle McEwen
Callout
AT NO LESS THAN 2.7 M FROM BASE OF TREE #714 OR AT DRIPLINE ON ALL SIDES AFFECTED TO ENCOMPASS ENTIRE GROUP 

Michelle McEwen
Callout
AT NO LESS THAN 4.0 TO 5.0 M FROM BASE OF TREE #671 OR AT DRIPLINE ON ALL SIDES AFFECTED TO ENCOMPASS ENTIRE GROUP 



PLEASE NOTE that tree canopies are not to scale.  Location or placement of trees is reasonably accurate without the use of a GPS device.

LEGEND 
 
= TREES PROPOSED FOR REMOVAL 
= TREES PROPOSED FOR RETENTION

Michelle McEwen
Typewritten Text

Michelle McEwen
Typewritten Text

Michelle McEwen
Typewritten Text

Michelle McEwen
Text Box
606

Michelle McEwen
Text Box
 607

Michelle McEwen
Text Box
  605  

Michelle McEwen
Text Box
608

Michelle McEwen
Text Box
609

Michelle McEwen
Text Box
610

Michelle McEwen
Text Box
611

Michelle McEwen
Text Box
612

Michelle McEwen
Text Box
613

Michelle McEwen
Text Box
614

Michelle McEwen
Text Box
615

Michelle McEwen
Text Box
616

Michelle McEwen
Text Box
617

Michelle McEwen
Text Box
618

Michelle McEwen
Text Box
619

Michelle McEwen
Text Box
620

Michelle McEwen
Oval

Michelle McEwen
Oval

Michelle McEwen
Oval

Michelle McEwen
Oval

Michelle McEwen
Oval

Michelle McEwen
Oval

Michelle McEwen
Oval

Michelle McEwen
Oval

Michelle McEwen
Text Box
621

Michelle McEwen
Text Box
622

Michelle McEwen
Oval

Michelle McEwen
Oval

Michelle McEwen
Text Box
623

Michelle McEwen
Oval

Michelle McEwen
Oval

Michelle McEwen
Text Box
625

Michelle McEwen
Text Box
626

Michelle McEwen
Oval

Michelle McEwen
Oval

Michelle McEwen
Text Box
630

Michelle McEwen
Text Box
631

Michelle McEwen
Text Box
629

Michelle McEwen
Text Box
628

Michelle McEwen
Text Box
627

Michelle McEwen
Oval

Michelle McEwen
Oval

Michelle McEwen
Oval

Michelle McEwen
Oval

Michelle McEwen
Text Box
632

Michelle McEwen
Text Box
633

Michelle McEwen
Oval

Michelle McEwen
Oval

Michelle McEwen
Text Box
634

Michelle McEwen
Text Box
635

Michelle McEwen
Text Box
636

Michelle McEwen
Oval

Michelle McEwen
Oval

Michelle McEwen
Text Box
637

Michelle McEwen
Text Box
638

Michelle McEwen
Text Box
639

Michelle McEwen
Text Box
640

Michelle McEwen
Text Box
643

Michelle McEwen
Text Box
641

Michelle McEwen
Text Box
642

Michelle McEwen
Text Box
644

Michelle McEwen
Text Box
645

Michelle McEwen
Oval

Michelle McEwen
Oval

Michelle McEwen
Oval

Michelle McEwen
Oval

Michelle McEwen
Oval

Michelle McEwen
Oval

Michelle McEwen
Oval

Michelle McEwen
Text Box
647

Michelle McEwen
Text Box
646

Michelle McEwen
Text Box
648

Michelle McEwen
Text Box
649

Michelle McEwen
Text Box
650

Michelle McEwen
Text Box
658

Michelle McEwen
Text Box
652

Michelle McEwen
Text Box
653

Michelle McEwen
Text Box
654

Michelle McEwen
Text Box
655

Michelle McEwen
Text Box
656

Michelle McEwen
Text Box
657

Michelle McEwen
Text Box
660

Michelle McEwen
Text Box
659

Michelle McEwen
Text Box
661

Michelle McEwen
Oval

Michelle McEwen
Oval

Michelle McEwen
Oval

Michelle McEwen
Text Box
651

Michelle McEwen
Oval

Michelle McEwen
Oval

Michelle McEwen
Oval

Michelle McEwen
Oval

Michelle McEwen
Oval

Michelle McEwen
Oval

Michelle McEwen
Oval

Michelle McEwen
Oval

Michelle McEwen
Oval

Michelle McEwen
Text Box
662

Michelle McEwen
Text Box
663

Michelle McEwen
Text Box
664

Michelle McEwen
Text Box
665

Michelle McEwen
Text Box
680

Michelle McEwen
Text Box
666

Michelle McEwen
Text Box
667

Michelle McEwen
Text Box
675

Michelle McEwen
Text Box
676

Michelle McEwen
Text Box
677

Michelle McEwen
Text Box
678

Michelle McEwen
Text Box
679

Michelle McEwen
Text Box
674

Michelle McEwen
Text Box
671

Michelle McEwen
Text Box
672

Michelle McEwen
Text Box
673

Michelle McEwen
Text Box
670

Michelle McEwen
Text Box
668

Michelle McEwen
Text Box
669

Michelle McEwen
Oval

Michelle McEwen
Oval

Michelle McEwen
Oval

Michelle McEwen
Oval

Michelle McEwen
Oval

Michelle McEwen
Oval

Michelle McEwen
Oval

Michelle McEwen
Oval

Michelle McEwen
Oval

Michelle McEwen
Oval

Michelle McEwen
Oval

Michelle McEwen
Oval

Michelle McEwen
Oval

Michelle McEwen
Text Box
681

Michelle McEwen
Text Box
682

Michelle McEwen
Text Box
683

Michelle McEwen
Text Box
684

Michelle McEwen
Text Box
685

Michelle McEwen
Text Box
686

Michelle McEwen
Text Box
687

Michelle McEwen
Text Box
688

Michelle McEwen
Text Box
689

Michelle McEwen
Text Box
690

Michelle McEwen
Text Box
692

Michelle McEwen
Text Box
693

Michelle McEwen
Text Box
694

Michelle McEwen
Text Box
695

Michelle McEwen
Text Box
696

Michelle McEwen
Text Box
697

Michelle McEwen
Text Box
698

Michelle McEwen
Text Box
699

Michelle McEwen
Text Box
712

Michelle McEwen
Text Box
703

Michelle McEwen
Text Box
705

Michelle McEwen
Text Box
709

Michelle McEwen
Text Box
700

Michelle McEwen
Text Box
701

Michelle McEwen
Text Box
702

Michelle McEwen
Text Box
704

Michelle McEwen
Text Box
706

Michelle McEwen
Text Box
708

Michelle McEwen
Text Box
710

Michelle McEwen
Text Box
711

Michelle McEwen
Oval

Michelle McEwen
Oval

Michelle McEwen
Oval

Michelle McEwen
Oval

Michelle McEwen
Oval

Michelle McEwen
Oval

Michelle McEwen
Oval

Michelle McEwen
Oval

Michelle McEwen
Oval

Michelle McEwen
Oval

Michelle McEwen
Oval

Michelle McEwen
Oval

Michelle McEwen
Oval

Michelle McEwen
Oval

Michelle McEwen
Oval

Michelle McEwen
Oval

Michelle McEwen
Oval

Michelle McEwen
Oval

Michelle McEwen
Oval

Michelle McEwen
Oval

Michelle McEwen
Oval

Michelle McEwen
Oval

Michelle McEwen
Oval

Michelle McEwen
Oval

Michelle McEwen
Text Box
713

Michelle McEwen
Text Box
691

Michelle McEwen
Text Box
714

Michelle McEwen
Oval

Michelle McEwen
Text Box
718

Michelle McEwen
Text Box
717

Michelle McEwen
Text Box
715

Michelle McEwen
Text Box
716

Michelle McEwen
Text Box
720

Michelle McEwen
Text Box
724

Michelle McEwen
Text Box
719

Michelle McEwen
Text Box
721

Michelle McEwen
Text Box
722

Michelle McEwen
Text Box
723

Michelle McEwen
Text Box
726

Michelle McEwen
Text Box
727

Michelle McEwen
Text Box
728

Michelle McEwen
Text Box
730

Michelle McEwen
Text Box
725

Michelle McEwen
Text Box
731

Michelle McEwen
Text Box
729

Michelle McEwen
Text Box
733

Michelle McEwen
Text Box
737

Michelle McEwen
Text Box
735

Michelle McEwen
Text Box
734

Michelle McEwen
Text Box
736

Michelle McEwen
Text Box
732

Michelle McEwen
Oval

Michelle McEwen
Oval

Michelle McEwen
Oval

Michelle McEwen
Oval

Michelle McEwen
Oval

Michelle McEwen
Oval

Michelle McEwen
Oval

Michelle McEwen
Oval

Michelle McEwen
Oval

Michelle McEwen
Oval
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