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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. 1010-20-12-084 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;

to increase the amount of useable open space;

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

by providing a more specific sustainability approach;

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

S @ ™o o

by looking at ways to mitigate light pollution to neighbouring residents.
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Date:
From:

September 12, 2013 Page 2
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:

1.0

1.1

2.0

2.1

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.

Background

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.

Policy
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 H10 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.
Document # 661883v1



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:

s A Floor Area Ratio (FAR) of 1.1.

o 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.

e 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:
From:

Subject:

September 12, 2013 Page 4
Lisa Berg, Senior Community Planner

Official Community Plan Amendment, Rezoning and Development Perm|t 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: uniqgue 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 interms of | e Closure of access from Taylor Way.
access o Vehicular access from Keith Road provided from a

right-in/right-out driveway.

e 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 e 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.

s Visitors and staff will have access to the parkade.

e 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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From:
Subject:

September 12, 2013

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)

Page 5

H3 Criteria

Evaluation

ic

Minimal impact on
established areas in terms of
obstruction of views

The neighbours to the north and west will have the
greatest potential visual impacts.

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
separation

The site is bound by Taylor Way to the east which
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
may include smaller

-townhouse units, low-rise

multiple family housing,
supportive housing, rental
housing or housing that
meets adaptable design
guidelines

A 2-storey common amenity building is proposed with
an attached 3-storey residential building.

The project will offer supportive housing for senior
citizens.

Housing 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

This is a specialized seniors’ living facility consisting of
assisted living and memory care.

Residents will be of limited mobility and will not drive,
thus on-site amenities are provided for as well as a
resident shuttle bus.

No independent living units are proposed.

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
building form contribute to the
desired neighbourhood
character

The proposed siting requires refinement to maximize
separation between the residential building and
adjacent single family homes.

Further information on how the proposal fits
contextually within the neighbourhood is required.
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Date:
From:
Subject:

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 H10:

H10 Evaluation

1 Examine the potential role of o 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 e 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.

e 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.

Document # 661883v1




Date:
From:

September 12, 2013 Page 7
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):

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

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

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

e 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:

e like to see more neighbourhood context in the presentation and proposal;
e be more responsive to context and materials;

¢ blend the buildings to a cohesive architecture with more variety to the
massing and materiality;

Document # 661883v1
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From:
Subject:

September 12, 2013 Page 8
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)

e that the amount of useable opens space needs to be increased;
e re-examine the tree retention with invasive species in mind;
e see a more thorough specific sustainability approach;

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

e |ook 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 Type, 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.
Document # 661883v1



Date: September 12, 2013 Page 9

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)

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 requirement’ 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:

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

e 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;

e 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

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

! Zoning Bylaw parking requirement = 34 spaces
Document # 661883v1
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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:

e 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.

o 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.

e 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.

azf%ﬁ@/{

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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APPENDIX B

PROJECT PROFILE
at February 27, 2013

Application: OCP/RZ/DP No. 12-084

Project: 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

PROPOSED? CD ZONE:

Gross Site Area:
Floor Area Ratio:
Building Area:
Total area
FAR exempt area
Net area
4. Site Coverage:
Setbacks:

Front Yard (south, Keith
Road):

Rear Yard (north):
Side Yard (west):

Side Yard (east, Taylor
Way)

Side Yard-Combined:
6. Building Height:
7. No. of Storeys:
8. Parking:

1,115 m? (minimum)
0.35

n/a

30%

9.1 m

9.1m
1.52m
1.52 m

1.9to12.1m
7.62m
2 plus basement

1 per unit

Source: Information provided by applicant

6,434.5 m?
1.1

9,381 m?
2,805 m?
6,576 m?
35%

89m

9.6 m
10.5m
4.0m

14.5m

16m

5 (includes parkade)
1 per 3.3 beds = 40

Parkade:
e 28 visitor/staff
e 3 accessible
¢ 1 shuttle bus

Surface:
e 8 visitor

Document # 668204v1
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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:
e 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.
e 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.

Document # 668204v1
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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

& 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

Not sure

15% \

24 respondents (60%) 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?

vt Appropriate Location

sure
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 OCP
(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?

Parking

Not sure
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 Onni 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
Not sure

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.

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 lines was very important, if not
essential given the location next to Taylor Way and adjacent single family dwellings. 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
frees for privacy and screening to removing them as they block views and natural light.

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

Comments were polarized fo 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)

41 825 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.

e 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
application.

e 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

e 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.

e 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 comice. 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. A6 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. Interms 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?7 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,
overlying 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 poljution.

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 any one 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:

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

e 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.

e 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.

e 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. | 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.

o 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 eatrlier 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. Concemed 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

ol A

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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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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MAISON SENIOR LIVING RESIDENCE
DESIGN BRIEF - RATIONALE FOR PROPOSED DEVELOPMENT

REZONING, OCP AMENDMENT & DEVELOPMENT PERMIT APPLICATION

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:

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

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

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

e 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

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




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:

“Qver 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.

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 LOCATION: 707 KEITH ROAD & 825 TAYLOR WAY

SOUTHEAST VIEW DOWN TAYLOR WAY

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 sgm
Building Coverage 40.8%
Total Site Coverage 61%

Floor Area Ratio (FAR) 1.02
Maximum Height 10m

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.




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 facade
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 facade 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.
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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

MORRE Architects
Plamners Int

® Sjte 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 facade 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:

e 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

e 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

e 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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825 Taylor Way & 707 Keith Rd, WV
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OBSERYATIONS & DISCUSSIONS
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have shallow roobing habets whech makes them suscepalle to bane bown over by the wand

s wel as beeng damagod by fomcss foees. 18 s 6 ri
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e e AT ra Rood R lrvsiierse meilea). Annosum Roor Rot

i labrrdsarilion armern) soud W hite Trank Roe (Phaliee Sorfsart 1o name: a few
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Pe wad b dlmerved thae the root flares ire cither bened o partally buned on most
of thise trers. Thes s hkely the result of the narorl accomulanon on the foress floor over
f
pumee. L here were abso peeny of the frecs thar bad serucouec] soors veubile a0 rhe surtioe amd 4

few of them exhilwied aedling rones near therr bases, € irCllEnE POOEE EOOW BCR0SS G

i
} 1'. swerpenicular to the richal placement of roots. This can pose problems for some trees the
W M B wcuE® Of e VA T ey PG shawing P e sioun ' I ' : I an p P |
oooeg Dot T e SERiadhileey 1 0 st e ’ . e ivEtire they pet. They cun sumove for many years with pedled moos bt evenially the
- b . ] , ]
" ‘L; geectinge well canse “choking oft” off a burtress or structural roor cansing dechine and passible
" P R
' i ,'. s death for the tree. For the most part their buttress roots appear fo have developed to

- o
Cinmpensife for i e privannp comnditens on this site and the vamang termun, Therefore they
are comsscbercd 1o have un nrvpecal p|.|l. ement ol their poots however the vase maomnhes

.|'|I-|I|.'.||' o hive .|.|_|.||I-1| 1wl well 'l'.|||'|'|' WSROt Frod o |I:1';| L] h;l.'..'1r1|_lI .._-:n;ruur-.mn;.-;::] B |'|.|rr|_1'| s
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Fathure as a pesult of growing on i ock or nurse log where either there was insufficient sodl
tor ool anchorge or natunl decay of the numse log caused the reee 1o po over. Ir does nor
(ki Dgeh ook an this e g ar remains @ juvendbe however it is not ikely to be a long term
landscape investment on this dte the mose matiee it pets

A Nurse Lag s defined as a larger and decompouny fallen log or stump wilach acts as
A germunanon substore for tree speacs establishung in the anderstory in a forested
covironment. Such logs provide mosture, nutnents and often some degree of elevanon
alwwe othier |"-u|l.'ll-r|.l|5'| COMPetig Vepetanon o the firesd e, Howrever, theough noanral
l.|nllt'||h1-l IRIETOE PCRREN 1||| Muarsg |ll]_- Deeiks divaen oacer PR .||||..1 '|.1H|-..1"'- AL I.H'-ﬂul !n; :1|_'.|I'r1
thic trecs which nicreass the |'-r~|'\-|r.||r|||1:| ol it !r].lh_ tailiires bocaise of the -”:lT"“l'-'”"-

Picturo 4. Scern fadurs i pecvsowsdy bopred ine placement of the structural roots whach tend 10 wrap arcund the nurse Jog
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L bew of these trees have be Lok s living STUImIps oF wildlife snaps allowing nsture to
take ity course. [l sdie frees are debined s iy '\-r.l.ll.ll:lll!.,l derad or |;|'.'1|'|p trer with I-i1|-_-|_'|_|]
charactorrstics thar provide habutat for waldlife. They are an swaluable component in the
lorcer poomystenn.  Acoordswe to the My of Forests, |ands and Neme) Besoumne
COlperanons, theee are found o be over 0 speces of vertehirates and invertchranies that an

1H]H!Il.!l mt of the wddlide mes, lor 1:%.|III|'-|I: Lo, Deats, epbsisets, Fugags, I I srrlnmrae oy

Picttiare ¥, Aciree Wildlife spag

e trees e Vilryaag an thede bruiink I.|j1|:'r g Iniet vt modierate, Ths is o
I £ pech dor i Ty al w densely 1|||1|||l.|ll,'-|_| i [orested sircas, ],1F1|_'r{'1_| trunks will
withstand grenter seeess (wind, i, oo’ foad erd) than those thar have lirtle 1o no mper
Papeered eevnnkes alsas albonye for  mnasee uniform disealboanom of the strees thar vl be imposed
Ll |I1|. e ”IIL l.|11-|.i Bk A i ||:'|I||L ||u Frrascs ail |I| Aimic et 'I||-|_ 111|_':|1|':r |||1 I|'||_ trise '.u|| (iR
Mecharucally the tops of well-papered trunks are more apt 1o bend under the wind further
from the '.|.I'Ia-|..|| than thesse wath less e Phis reduces the dimeer of bmken tromks or

other defommanon from exposiire 1o the hoivy winds

gty of these teees are also commiderod i have iy g masderste bve oromen siten and
lllll'. A I Wer |I'I-l|'|E as v h|!.'|| I cromen, L [ 4] I"...'-'-'-'-L- |,||, 'I'||1|;'|_1 i F]]:_' rafpch 0f
the vertical extent of the Ive crnvam comparce 1o the overall beght of the ree. Some of the

freds are cxiintng & moderate 0 heavy oone ormops ain ther canomes, Excossive comng can
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be an indiwcaror of stress but the amount of cones peescnt o nof considesed alanming. It s
alaoy impoerant o pone that the new folispe o bods thar wee visible gppeir to be faly

eV ul.:. wiwrmlawned rhin siehvonit thee canopees,  There are 6 few frees that are showmg somic
sapnd of evidence of chlormas wath o vellovane or browmsh hue 1o foliape when viewed from
A desmnwe. Chbmuy o condinon m wiich lesves produce insufficient chiosophvll

C hlorsphivll s responsbile for ahsordwng bght eoemey n planes and therefore, is responsthle

foer the procs colour i a beal. Chlomne keaves dme penerally pale o yolbine

It 15 also smportant o aobe thar these frees have beon growang n thas locanon for
LT Tl T TRl T T ST || i -1-||h]'-'-!"|'.||. It v peswrseeatele 00 @ 1|'IH1‘-' thial 35 3 resialr ol r]1=h_ all sl
fhiesd o are wiortang iopcther b0 some dopmee 1o sindam the foroes af manire that act LN
thom. o example, ther rood systems are bkely iniermaened, ther branches over lap and
I O i i siher angd for all iremm ll'u.. e -_r'ld Of Tmees acts |._|- © & TeErm Al
works together, o a cortun degree, which makes themn more formsdable 2 3 group than 3

“wigidl akee [

Cverill the trees are conssdered o be i faee o0 marpmal conddinon. Thene are o of
rees o s st and bor the maost part they have oot been well momoaned.  In some cses a
thwrmrugeh mapection of the free runks was nesl possihle because the vy has been allowed o
ETURE LEEY (hRED thesre. With thie ity visils |l.|-.|.||:_- isecierieud ar & e ol =t 'l.'.'i';'r:; .||i ol i
deciluois rrees ol alrcady defolsited for vinter dormeiney the ssses=ment of anv health
relatcnl waucs that tend 1o present themselves i the leaves wias not able o be observed
Ihere were oo vesible fungal conks or ourwand signs of roor decay evidens on the assessed
frecs.  There & o apparenl indscation of shifong or heivine m the oot plarEs at the e (o

NIIE VIS WS i |I|III|'|II. feud

RECOMMENDATIONS

I There are o number of trees recomimended for removal thar are cither in masginal
comdibson; or are deerned o have a '|||.|.'l| [ |'i'|.sh|.|'|l!. il Golere foer v ARVINE MEIsOns;
il op tall sathun e witiun ©lose i1rl|~.|11||rl. o the }1r|||u:|:~|.-|_1 |1||_i|r_;|||||.'_' fi u1r|;11'|_||r of the
development. Please reter to the attached Recommendatons Table accompanying
this repont tor turther information on these trees and the Removal and Rerennion
Magi (Faguee | & 2 which can be fowid on priane 14
Protectinn cones for uny of the retuned rrees that are deemed o be wirthin close
prosimuty 16 the buddmg footpant or @ the 2one of heavy construchon activities
should be constructed mo delineare o 2one around the teees with fenoing o prevenr
encroiicliment ol ELPMIcnE is we 1] as prevent ibems (et being stored withn the

fa

PO0T FOIIES OF U AT the trees. The £ ncung showdd be lagh enouph (1.2 metres (4
1) 1o deter anvone feorm ptenag the roor sones, Sermoee should be |'-|.1.;;-|,! iy Hae
tencing o convey 10 workiers the purpose for the fence. Wooden frame and ornge
oy o of e alent 18 sustable for thas apphicabon. Phease reler to "4‘1|"u'r'.||:|'-.
B o further mitormanon.  The ree Protection & 10 remiam in E1E.|-|_|_ tor the duratsen
i the constructan activites uwindd there 18 oo further o vesgluliey that the tmunks amd
pracad weines wall be o I-I!'l.ll.'_l.'l.l {are must e tmken when constrociinn scrvities oooog
withen ofF Witlan ¢k procamu ey B0 the Cnboal Hoot Zone (RS of any iree. As

s sty [ RN Challenpes, pdaptatons (o the profechon 2oncs ooy be
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RADIX TREE & LANDSCAPE CONSULTING

domminant stems bw' gither reotopmng & '-|‘|.||l|||!.l o spbordinanng the co-dominant
SICTTLS & |||n!.1]lu|'r; a '\|||'||1In|'lru'11|.1| ".I:IE1i'H It Sysiemm feistiabie. In the arbonoulhone
eotmymanity, the Amencan Mabonal Standard Tosttute (ANST) and the ISA Best
Management Practoes are used to set pusdehines to prevent over praang of troes. It
is penerally recommendod thar no more than 25% o 305 of the overa] five canops
b vemmonced at any oo grven peamng ovcle. That o oo say that all prusang

[0 -ml--lh—d!- CEEY A TPSE A |'|:||.|||||,|.'; Imr i nfl 1II1'I.i|1"|II i i 11?' Fangr, |_"|1|j w;_*-:r_'l:l
reduchon; dlearance for overhang 10 the srruchures, subondination of COMmMCng;
lesders et shonbd o evoeed 25% - 506 of the ovemld] Bve LAy that 5 removesl
Thas s & peocraliy CXP tod mend l.l.‘rl'l.'|.1 A loe gualificd Cermfied Adbsonsts
andd reputalide ree servioe compamnees. The only excepoon woukd be when nunganng
ITRRBAAIT S ARG r1'|l|'.nr1 ol 10 ﬁ\!l.n L |hl.' fink uui !'I'rrﬂu-"ﬂﬂlh ol Baadiere o a PieE O e
sterms whsch, i siwne cases, royuires formonal of moee than the recommended 5074
Proper promeng: practocs mast be sdbencd o and ths work o o be conduciod by o
ungder the deroct supervinonntructon of 3 qualibed Comified Arbonst -

IR

1%

RADIX TREE & LANDSCAPE CONSULTING

catised by the compaction of the roors,  Amending the soil sath onramc mamer will
smipeove the soll gershion ad create mone conducwve conditens to belp counrerct
rthe impact on the root system. Thas wall, m meen, anprove the overall healch and
lompeviny il the trees

The wstallanon of the replcement plants should be executed i acoosdance with the
'll'll:.uill. ARIOENS ST iy |-|. Ihr B, 1 sl .|:|'r|_' ."‘if.lrll.l:q'rl‘lh e |'.L1lr:|::'!|| tor pn |11|_:r
l'*.l]lll.ll:f_ practices.  This mchsdes buf s pot Brmted 1o the tollowang sems such as
exposny the root flare pooe to plantng, planting it at a proper depth, watenng i the
pant owsi o's oo nstalled, stakong and molchang eic

Aoy new plact mastenal (trees & any other planes included) regueees care m the fiest 2
hii o LR Ul R e TR i it llu.'_'. g ntat:h*]‘uﬂ I o uﬂ.l'luru_nr I i |h:.-r rh_"n.'.l}
planted troes rely on the amossture hekd ashm thar coot balls uand they can ger ther
rescets out andd estalsishod. Thes may take 8 fow scasons thenclone s EpOTTANE o
e thar the rsot hall does nﬂrdr;r o cven il thic sonl arooamd i o mEesr the oot
hall cosld snll be dey. 1r s ampoetant that from tme @0 tme o get @ there and

14 10w s determmned thar subordinanng the compening leaders and invsralling check wirh vowr hands. Begrbar and thomuogh warenng to any sew plaot oorenal o
‘-Hi‘-F'IIrl'l"n:f-l.H '\-lll'li'l-'rﬂ svabcm s tha F"l'l.'ll"l':l'l.'ll imscthuracd By ateabe AT ks, then of r\.ul'arn.ﬂ bosr fhie sicoess of the new 1'-..I.IH'|IIE"- Ir &5 revoenmenided 1o have an
shpb] oy big apatallend, inspaeciod arpd evahsted w3 HI.L-I].I:I.I-!"[I {ertfien] Nebuogmer witvnares] underground reaton system installed 1o addecss the waterg needs. I
The cable support syseem would requare regralir indpectnons overtime. An Erhie sae i) i s sportant 10 notc thil ovon f an automated system s n place, thar there may
showkd occur at one year after ity wutial istallanon to ensare that o B working b curse 1o provide addinonal or -i1rﬁ1|.i_'|r:||_':1i'.|.| WAFET 10 COrTAMy reds OF F!Linr:'- One
CIRETCL ]'|'!. .'"i'l:ll.l'lllilll'llr EFAPMCT PRS0 e executcd Iy devisang an IS l:'r"ll:luﬂ o i v wnaker howes m direct weater diree ri:. i the menst rooe of the new
sChedule thar follows the manufacturer’s recommendinons of mapecting thar type of plane, “The souker hose(s) can be attached o a sepply hose directed m the chosest
cable /lwace support svstem selected sl olmervag the usetul ble of the system hime Inly and artwched a batvery opersicd nmer o assst wath watenoge wathin the
which cin raonge bmom 5 o 15 yes. The matallabon of the cable sysdern must be puidelines peianded thesueh the GVRED Witer Copservatinon Peactices. The second
exccuted i socondance m the stindasds and speaboinons ser our by Amencan option wokild be o munually provade water or use o tree watening bag winch has
Nutcnal Stanchands Inatitute < ANST A0 Parr 3 (2006) - Supplemental Suppon been krnuwn to be svalible at Home Depot, Rona or Lee Valley Toals
Aystems, the 15A Bedr Management Pricnees tor Leg Suppodt Systems, and the 200 Chrgganae mildeh showibd be plisced around the base of any newly planted trees withan
meodscneeer's recommendanions the cateal moor 2one. This promotes mostiee retenion i the sol and helps reduce

15, A sonl analyus and subvsurface prescraption fertilizer applcatons, o mamtun sol the establishiment of competing weeds or griss. Do nor place the mudeh up agamst
fertihry and the retumed trees’ overall health, before, dunng and after construction, s the tree iselt, place o several inches away, Mulching at approximarely 5 cm = 7.3 em
recomamended. Trees are often lughly ||rll'|.u'r|.'-|| TS dnnlprmu withan thar CRZ due coverape over the entice oot system aeen 10 improve overall tree health o
fo comatruction acovities thus implementing & prescrption fertilizer progeam o help recommended, The mulching should be spread out over the enncal msot zone and
bilster the trees” hsdth and narend defenses s eecommended iF the infeni = o N |!I.||.'|.1| aeht up agnst the trunk.
preserve the health and langeviry of these teees 21, Remawal of the vy thiat s growing up oaio the tanks of the remined reecs is

L6, Muosuroring the teees durog and pose construenon s o be executed by o guahified steongly recommended, Managing or controlling the Ivy mo deter it from grovang up
Cemibied Arborst o ensure thae all aspects of their 1rniq'r1.'.|li1rl| are being adhered to i thas trss & PRt To prevent i From furlicr ﬂlﬂut!i“g. A el o i difficuh
il properdy addressed, Site visits fo docoment the progeess gl observe the trees tis ikt defects o condict thorough mspections of the teee rrunks o they are
LU I IL‘l.ILl]ﬂ.'I.t Hir ||||:|.*|:'| thi diearion of the ropect .|1||;:| 1||;:|.'|er|_5 |_ur||'|'|-||_'rj| i coviered Ty

17, 1t 15 recommended 10 conduct some mor invigoranon, soll remedistion (mixing mn =2, N velughes, equapment o construction matenils or hke srems dee (o b stored
irgime matter) and compaction eelicd wathan the moot aones of some of the retamaed witlun the GRS af these thees
trees post construcnon aod poor o some of the landscape installation. Use of an 23, 1 pecoimimendod 1o control or remove the Ivy thar is growang ep i the trees thait
i Spade® or like cqupment 1o ensure thar there s minimal soor damage in the are peopsoned for retennion
critcal eont sone dunog the aeration process i strongly recommended Mulching up 24 Turf s non recommentded o be ostalled as part of the hindscipe withun the oot

w3 3-TS5em(2-3 |I'u,;1-|.'-: i Lll,'prl'l LLER 1P RLpsLY o dverall iroe hesleh s recormimended
veratng the surroanduge sonl arownd the trees wath the wee of the Aar Spadc®, post
coastruchon, will reduce some of the porennal for damage and stress thar can be
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Testing and Analysis:
fﬂﬁr Ll|5lﬂﬂ: 1 |||, AR RRITIENNE @ II1I|I-|| I || i the trees defeed wathan this rejn Ak, i wiEted of & vl and l1h:|'\.u'_'||

HASPEC TR FERiEn the e mncd was Dased Aapeal tha 1111:t|.r]1-.-|1'- ol Vil Teee Assrsimenes. Moo

I cowsclusion, thas 15 a umgpue property. 1t s heavaly treed wath lots of matane trees
und unforronately they have not boon well mauntaimed for thesr entire prowth penid. The
overall condition of the troes s consdered 10 be ather Guir or mananal however effors arc

PITNRIARE PR, Sl h i b A Fosial -0 ;rr.lF'-h o inerericnd e f, where el l.h:lnm the et fiar
(LT FepHary

bewng made wo retan 8 ndmber of trocs fo manten some sorcening and povacoy 1o the g .
B - P : Assumptions and Limiting Conditions:
r|.|_-|J_|'||||-|p|_|r-_u|_-‘I propertics, ansd o U Aty larpe, Imature tees o the overall Landsg AP ’
| 4 | ) : | _ I The mformaton contamed i this feport covens oaly those mems thar were examaned and reflec
plan Al etborts wall e misde b0 L;'rp Ay fhees that arc reasonable 1o retain based on ther the ciwslshin ol thewe seims at the hme of Sl ] The TR T Lizmsted 4o wisual
spooics, the iocanaon and funchon on the e and ther ovenill condinon cxaminaton of soocssble components wythout descchon, cxcavanon o probemeg. There = no

WAMTAENEY (W Fuarantee, expirssdd oo |.11.i111|:11_ that oo wilerie o ddefaosemeses of e rees o
I'he prunary conoern is the overall long reem health and safery for the trees and for [ORCIT u qucshiod muay tof amse 0 the futue
The L L LERS LRT ilhas HuT'- it afe prven Dadedd [T elvrrvalnes misile vsang ponerally JL._'rprrnd

Fud

thioae bveng around them. O ere muest be veben when '.ul-rl,uh: arvmand thiese L_t-,_'rr TrEEnrT

trocs and in onder 10 preserve them, it 0 important o wnderstand that manure trees are much professunnal ppdgment, howrver, lecause troes and plants ane long omgansms snd sulwect 10
i Iull!.:l.. -.h:'ru-,-.ll sl diveme | ihe reudin, odwerraivem, reoosmimenolites ws, mndd analves a% 01 oan

erl H-I-Th'l'l ary vidal oaly soa the dete sy such =il ol vt sl snalreed took pl:..l.f
No guarandee, wareanly, repecscntahon of opeson o offered or made by Radis Troe and

bess .ll.ir[".lni'lh.' fon site Changees thar vooer dunng o are sssocated aath commuctem. Care
rmaesd b rakies when comtruncten actrarees oveur close to o wathan the moot sone of am
ree. A tree prodection sonc s requuecd for the retaned troes thar Bl wathin dose prosoman

I_ull.hl " 145 { ormadfurge o by rh |||,| =£f il r!'u: W .t]_p.Jrh il rl";q: |l|_-|.u_]r- |{1I-5.|_-rﬁ Al S
non O A posd owirsace the sone af the heaviess construchon actmntses (1 -] 3% 4 on e YR J l" b X .

reaEmncraiates ard analvies oontsencd wnthen thn H.l.'r-rrr

The proteci benong o i - v gl . 1 - : " § F =
The POt L M o TN N Pl for Hhe duratwen of the construcnon until there L e has been Biden tor olitwin sll informanon from rohabile soumces. Al dars bas beeny venhied

15 no furher possiiubity of chamg emoder o possbie; heragver, the apposser/company can nother goarantee noe be eovpooabie
o the scvumcy of infuermatun peocsdod by othee
-‘w}'umﬂ .IlllthLu.]I- uny Foscus that the goal v o minimire the mnﬂl:lﬂ'ﬂ’ff“l- 4 Al troe weork o 1o e rrnpl-.'h' o wmsdder th T RS ol wn IS Cernbed Adborss and @
the constroction sctivities on these trees. Thus, any work or actmaties conducied dunng the complance with 15A, BC Hydoo and 'WOB stundands
covinrse af the comstructuon mase be done with the aoverall lurg.rl ferm prescrvanon aof the trees 3 \hreratsin ol any prnre el thes report orvalsdates the ennine Fopot

m rrund as some are ntengded for retention. Condoecnng o sod analysis and onplementing a
presenpton fertlizer program will assase i promoning improved and opamal healrh, and IF you have any questions or coacems please feel free o contact us
mutintiun the vighiey of the trees
Sncerely voaurs,

The recommendanons noted above are scceprable mo achieve rl'u..‘ |:1.I|.EH|..'1." of redeang %-E-L: L i.f'f?ﬂ"fr-
the pverall impact of the construction on the retained trees, scknowledging their
preservanon over the long term, and schieving the peoper speailications for the construction
il soul retennon,  Sie visos by g qualified Cemified Arbonse ar differeny spages of
T CL g VTS A TR i"- |-'I."Ll|||||'||l.']'|l.]li'l.! Pk CHasqire I|1.|F I|I1' l1r| il l|'u|-: .u'u.l r|:'|11|:'|| ||‘.|.r:. iHrasures o
preserve the retmned trees are bewng awdhered 1o, The recommendations have been made
based on the site Andings and may be subject to change based on any Farther
{nformation that anses or any sdditional Sndings that are uncovered afier this report
1§ submitted.

Mchilbe Melbwen

ISA Certifus] Arbonsy (PMN-6TOTA)
Certibied “Troee Risk Assessor { S}
Woildlife /1 hunger Lree Assensor B, (1%=1453)
Cof) #0370 08

i '1'f1||!':|.'|.| I Il rr'li1.1|Fr|.|ru.I!

Raclix T'ree jnd Landscape Consulting

It i important 1o note that there are oy different facrors causing stress 1o trees
For :'.‘L-|I11|11|.'. imposed stress could be things such as eovaronmiental factors like chmare
change to cultural conditions such as soil compachon or mechanscal dimage to the morts,
bt i lkely 1o be o combinanon of factor. Trees pliy an impartant role in the arban
condogy, and all of us mist be steveards 10 ensure o tree’s siievval and ose own afery

St Fled, T18-110 Beookabank diee, Nofth Vanoogeer, BC V71 IVE Sute #J64, T18-311 Brooiibank Ave, North Vancouwer, BC V71 IVE
P TT 2196104 Fax: 778 261.0140 P TTANIOELIEE  Fam: TTR. 2620140

ARBORIST REPORT milliken NORR




RADIX TREE & LANDSCAPE CONSULTING RADIX TREE & LANDSCAPE CONSULTING

APPENDIX ‘A’ APPENDIX ‘B’
IMPACTOF CONSTRUCIION ON TREES TREE PROTECTION BARRIERS FOR TREES

BACKGROUND OF AFPROACH

A e s -11.'1. fuis JI:HI. st il owi Cimi Aol safest rr;l.u_'lil. -|'|-nr|ur|_]:|.' !-n';m d_.,m.u:._— K]
thie pussr sysiem, Dhunng comnstrpction, rools ar Tnu,pmul]-. cut when nstalling foundanons,
water, sewer hnes or other unbines, doveway, curbs, sadewalks etc. Many roots are also lost
when sonl 18 removed dunng prading. Fine alsorbing moots oocur prmaniy witiun the nop 6
o 8 iwchies of sl Remomang w8 fewe anchies of soel dusg |.:1'J||.|u1:; Can resl ot
edirriaa v ndy iod rl:ul1'3. il thiese poots. Loas o e posals el rn]m_{ walcr .|r||j i ent
alvsa W] tuch wall evennaallv lead to dechne. o At ia rEet rocHs coukd COMT AT
stalnloy ard morcase the e smallery of tadore

Compacton of the sl o placmg Gl over a tree toot svstem dunng pradeng = lI
n|l-hI“'- X4 dﬂ.“lrnl-l."ﬁ i "l.ll- l"'I.I.r'Ir |.'|.'u1. B |1:u.!||'|:|'_ thise i Tt (L n'l.l'ul:n.' OATRET By SEVIVE
Hw-fu'll-un!-u:ll-n}!.h.-nll'--lrt the pores space m the anl When the sl over the mooe pd e (17 4 4]~
syafems i compactod, or Bl sl s added dunag construcnon, the amount of sod air is ‘-.,‘l J
; ! : b &
greatly recluced. Ar the same time, gases toxsc to plant roots tend o sccomalate inthe soil RN "
These sdverse Factors pesult @ roor morraliey and teee decline sl e Ry | l-l' I' ¢ i
| 5
} - " P ke of
"Itl.‘l'll-lml. .I| IR uraes P ll‘lt' Afems anid |:||'I1E11 also contrlsibe to iree |.|-|,1 |:|ri|,' Hurﬁ -' brachay Wi
- LA

snnparees bt ECAnSpOeT of water and nuteents to the coomvn amd allos enteance of decay
and orther discase EFEANISITS. SIOnng of -||.|.|'lrl|||;~i and meiterals withum the oot sone and sol
contmmation due to spalls of matenals such us fuel erc will also damage the root system

]
The Cancal Roat Zone (CRA) i the aren ol Critical Fiool Zoms radiae J
i g
sod arounkd the tree where the magonny of the roots e - ~ .
| L r =
bocated. The room within this area provade stabality and P “n 5
: I
HPe resp wisihle for the 11i'|l..1]-'.|' of winber gl nutrents to l,." \'n. ]
imute tree hewlth, ARy bl axl COMUCTIH luimuits I,"' '"-, l.
rool prowth due o lick of avalible oxypen | - '
YE { o i
I Tk 1
. | _M} i
Ihet seress of compaction and low soul fermlity, | B i
coupled with other physical, eovironmental and human \ F/ Mete: of wls
; : 0 ploage of bulding mater
forces acting against these trees, it i resonahle o "-‘ f aolthin harve
- o sgansl protiction ¥
|.'3n.|'|1:'-|.'r I!|I..-|l Ihl.' { L] .|J Wit i wies ol I]u_'u_' trees 1.1.'|H '-1__ lll-" ‘|' F )
be impacted, ro some dogree, due to the proposed Yol ol 188 Fronaction Darsies
construction actvety that wall oocur near the trees S ——
- LR 1mian -

Prowviching protection for the trees i recomimended o
LAY Sowtwwiert = il Surtoksl N Gf ssiacsd o

reduce any smpact 1o the trees and thesr moot systems ) dow sigen gy X 1
Saite #2864, T18-11) Brookabank Ave, Morth Vancouver, BC V71 TV Suite P2G4, TIE-11) Broolcbank Ave, Morth Venooower, BC W7 IWE
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Tree Inventory
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Attn: Kate Milliken Binns
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File: 5012230-001

Milien Developments

801 West 3 Street, Suite 304

Morth Vancouver, BC VTP J3PD
Artention: s Wate Milkken-Binng
Deaar s, Milkken-Binns,

Reference:  Trafhc Impact Study
TOT Keith Road = West Vancouver, BC

As pant of its Rezoning and Development Permit application, Milliken Developments retained MMM
Group 10 prepare 8 Traffic Impact Study of their proposed Supportive Living and Memory Care
community on the sufrounding road network This letter report presents our findings,
recommendations, and conclusions regarding the need for any improvements to the adjacent and
nearby ransponation system in ofder 10 mainiain a satsfactory level of service, an acceplable level of
safety, and the appropriate access provisions. Key items that have been considered include, in no
particular order

¥ Spacing between the proposed site driveway and the Taylor Way inlersection
«  Trip generation rates and parking generation ratios
¥ Impact on trafhc on ihe surrounding road natwork

PROPOSED DEVELOPMENT

As shown In Fligure 1, Millikén Developmaents s proposing to construct a 92-suite / 110-resident (bed)
Supportive Living and Memory Care community on two single-family residential lots (707 Keith Road
and 525 Taylor Way) which are located in the norfvwest comer of the intersection of Taylor Way and
Keith Road in the District of West Vancouver (District). Access to the eight surface and 32
underground parking spaces would be provided from a right-in [ right-out driveway located on Keith
Road (sae Figure 2.)

Page 1of 18
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Figure 2 = Site Plan
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METHODOLOGY

in order 10 address the District’s requirements, MMM Group completed the following 'work pian

« Confirmed the scops of the Trafic impact Study with District staff

«  Conducted peak panod irip generaton surveys af the 107-unit Sunrise of Lynn Valley assisted
living facilty located at 980 Lynn Valley Road, Normh Vancouver on Tuesday, November 20,
2012 between 700 and 9.00 a.m. and 4:00 and §:00 p.m

¥ Visited the sie and surroundings on Monday, November 26, 2012 t0 dearly understand the
study ared in terms of curment access, street laning, parking, pedestrian and cychs! faciities,
Fansd and rafc control medsunes

« Estimated background trafic for the study horizon (2022) which incorporates traffic generated
by the Evedyn by Onni project plus the annual growth rate of 1.0 percent per year provided by
e Mty

+ Eshmated sile-generaied afic for the development (&l build-out) basad on tnp rate results of
ihe tip generabion survey, information in MMM Group fles measured al similar developments in
Matro Vancouver as well as data published in the institule of Transportation's Trip Ganeration,
Bih Edition

+  Cuantified the taffic genemisd by sasting uses, | e single-family homes

*  Quantified the amount of new site-generated vehicular traffic that will be added o the adjacent
road at build-out (= proposed developmaent - axmbng uses)

* Estimated dwecthonal gistribution for the development (81 bulld-out) using Irip ofientation
establshad durng the rexoning process for the Evelyn by Onni project and assigned site-
generated traffic o the road nebvork for the 2022 peak hour scenarios.

¢ [Estimated lodal traffic for the 2022 horizon year by summing the site-generated and background
iraffic

+ Used Synchio 8 software 1o evaluale operational performance (e, delays, queues, sic) at
study intersections for the following scenarios:

o Existing (2012) weekday AM and PM peak hours
o Fulure (2022) weekday AM and PM peak hours without the development
o Fulure (2022) weekday AM and PM peak hours with the development

During the weskday PM paak hour, southbound traffic queues on Taylor Way were observed 1o
spill back from the Marine Drive intersection through the Keith Road intersection. As such, the
capacdy of the southbound through lanes (in Synchro) was reduced lo 1000 vehicles per hour
{weekday aftemoon peak hour only) 1o better reflect observed capacity of the southbound
miovemeni through the intersaction

* Reviewed and commenied on site circulation, pedestrian connections and parking supply

Page 4 of 18

!h\\ MMM GROUP

December T, 2012
Milliken Developments
Mz Kate Milliken-Binns

FINDINGS
Existing Traffic Volumes

Existing weeskday moming and aflemoon Saturday midday paak hour traffic volumes at the iniersection
of Keith Road and Tayior Way are illustrated in Figure 3. Az suggested above, southbound traffic on
Taylor Way expenences long queues (and comesponding long delays) dunng peak penods. Queues
spilback from the Manne Drve inersaction, resulting rom capacity constraints on the Lions Gate
Bndge. This condmon was obsenved durng the traffic counts for the weekday afternoon peak hour only
{i.e, did not ooour during the moming peak hour)

Trp Genarabon Counds

Trip generation counts were conducted by MMM Group 1o measure the trip generation al 3 simiar
Supportve Living and Mamory Care community, namely Sunrise of Lynn Valley in North Vancouver
Statistics for the sosfing and proposed Supporive Living and Memory Care communites are
compared in Table 1

Table 1: Comparison of Building Statistics

s  Land Uso Supportie Living and Memory Care | Supportive Living and Mamory Care
= Suiles 2% a2
»  Residents (Bads) 107 10
Other Varlables
»  Classification ol adjacent siresl Major Artanal Major Foad
= Availabiliny of on-stroat parking Prohibnied Limsted
» Mo, of bus routes on adjacent streot 3 1
=  Distance 1o nearest bus stop <200 <X00m
=  [estance [0 neares! residences <200m <X)0m

As shown in Table 1, the axisting and proposed Supportive Living and Memory Care communities
share similar characieristics including avadability of transid service, lack of nearby on-street parking,
and classification of adiacent streats,

Page S of 18

TRAFFIC STUDY

ml”liﬁﬁ‘ﬂ NORR




December T, 2012
Milliken Devalopments
Ms Fabs blliken-Binms

’h\\ MMM GROUP
= N
=
% A
i SCALENTS
PROPOSED SITE | L_”C
E ﬁ . 3 (]

@7 1 _.l iI |

r'i:ﬂ:m_' o | -
i "=
EVELYN BY ONNI
ESQUIMALT AVE
= EVELYN DR
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Published data indicates that np generation peaks at Supportive Living and Memory Care communities
during the weekday AM and PM peak hours' The trip genaration at Sunwise of Lynn Valley s
summarized in Table 2 for typical weekday AM and PM peak hours with published trip generation rates
provided for COMParative purposes

Table I - Supportive Living and Memory Care Trip Rates

| Trip Generation Survey Bach s ™ i | % - 03 i
| = | e

ME Bty 5% kS 14 rrey 5% 023 2
e P T i

i = Trp Genaemion Surory Tussdey Mowerier 10 2012 - Sunmee of Lyon Visley, Norh Vancoes
I = Lo Ui 75 Asaimded Lving, Fap Garevaion l"Eehﬂn‘ﬁ“lFﬁ_ﬂ: AT e o TR T
Engrsery. 2008

A key finding is thal the trip rates and directional distribution measured at Sunrise of Lynn Valley
provide a conservative (or high) estimate of trip generation for the proposad form of development

Ste Ganerated TrafMc

Trip rates used to estimate site-generated traffic for the existing and proposed forms of development
during the weakday AM and PM peak hours are summarnized in Table 3

Table 3 - Weekday Peak Hour Trip Rates

ndicardent AW Poak Hour PM Peak Hour :
variaie Entering Exiting Tota Endering  Exiting  Todal =
Supportive Living and Memary Care | Beds 73% 2% 024 | 41% =% 030 | 9
Single-F amily Ressential I DwslingUns | 25%  75% 075 | &% 3% o1 | 2
Moles.  * - verscls Figs ef in0epenten| variatie, 8 g bed

1 = Thp Ganerelion Survey, Tussday, Novembss 30, 3013 - Surviss of Lyrn Vallay, Mo Vanooone
# = Land Use 210 Singie-F amily Bosidertsl Trp Ganessiion F® Edtion {‘i¥ashington, DC: instiute of
Tranaponaton Engreemn. 208)

The sile-generaied traffic volumes for the proposed development are presented in Table 4

' Trip Generation, 8 Edition (Washington, DC: ITE, 2008)

Figure 3 - Existing (2012) Traffic Volumes

Page T of 18
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> M
Table 4 - Site-Generated Traffic Volumes® g A
"
AM Pesk o PN Pesk Mo E SCALE: NTS

Suppontive Lnang and Memaory Care 0 7 i) 1 X
i Sungle-F amsly Fiésidentssl [E sisting) 1 -1 -4 | -1 -2
| TOTAL 9 & F s 2 15 n
[e— Jpr———— r-p...'-l.qa.

When completed, the development i3 expecied 1o add 25 new vehicle trips (= 19 entering + & exiting) to
the road network duning the weekday AM peak hour of adjacent street traffic and 31 vehicle trips (= 12
entering + 19 exiting) during the PM peak hour

Trip Diztribidron and Traffic Assgnment

Site-generated raffic was dstnbuted using irip onentation established durng the Rzoning process for
the Evelyn by Onini project across the strest
«  20% 1ofrom wesi

+  30% to/from north
v 50% woifrom south

The assignment of site-generated traffic 1o the study intersection is illustrated in Figure 4 and accounts
for the right-in / right-out movemaents at the site driveway plus the new roundabout just west of the site DUCHESS AVE
at Keith Road and Evelyn Drive. Consaquently, site-generated traffic must approach from Taylor Way

while departing traffic has an opportunity 1o U-tum af Evelyn Drve in order 1 turm north (beft) or south

(right) at Taylor Way

Fufure (2022) Total Traffic LEGEND

The background 2022 pesk hour traffic volumes (e withoul development) incorporates ftraffic Weekday AM Peak Hour Volumes X
generated by the Evelyn by Onni project plus the annual growth rate of 1.0 percent per year provided

by the Ministry, Given that traffic volumes at the Keith Road / Taylor Way intersection currently operate Weekday PM Peak Hour Volumes fcx)

al capacity dunng peak penods, increases in through traffic may result in longer queuss rather than

more traffic traveling through the intersection

Future 2022 total traffic volumes were determened by adding the site-generated traffic volumes to the

2022 future traffic volumes without development Total traffic volumes are illustrated in Figure 5. Figure 4 - Site-Generated Traffic Volumes (at build-out)
Pags 8 of 18 Page 9 of 18
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Operational Analysis

The future analysis accounts for the nght-in / right-out movements at the site driveway and includes
improved laning on Keith Road &l Taylor Way (wes! leg of intersection) which provides easthound lefi-
turn and righl-lum lanes (each with 35m storage length). The remaining intersechon approaches ans
modeled pér euisting condibons

Reponed measures of iraffic perdormance include volume 10 capacity [vic) rafic and a delay-based
rafic Level of Serice (LOS) indicalor ranging from LOS A (ideal) io LOS F (over-saturated)
condibons. Typical peak hour urban condibons are in the LOS C to LOS D range with average delays
ranging from 20 10 55 seconds per vehicke at signalized intersectons and 15 1 35 seconds per vehicle
ot unsgnalzed intersechons As a target for design parameders, LOS D for individual approaches is
congidered Bppropnate for the study anea. The resulls - based upon the Highway Capacity Manual
(Washington DC: Transportattion Research Board, 2010) infersection capacity generated by the
Synchio softwane - &re aftached 1o this report and summarized in Table 5 for the following SCENAMNGS:

« Existing (2012) weekday AM and PM peak hours

¥ Futurs (2022) weskday AM and PM peak hours without the development

«  Fulure (2022) weekday AM and PM peak hours with the development

EVELYN BY ONMNI
Key findings from Tabile 5 include:
ESQUIMALT AVE ¢ Keith Road / Taylor Way
-_

EVELYN DR 1 During the weakday AM peak hour, the east and westbound approaches to this
signalized intersecthon currently operate at LOS E and LOS F. These approaches are
expected lo continue operating at LOS E and LOS F in the future, even with the
plannad improvamants.

DUCHESS AVE 1 During the weekday PM paak hour, movemants on all but one of the approachas
operate at LOS D or better. Southbound traffic is expactad to operata at LOS E, given
that soulthbound iraffic queues on Taylor Way spill back from the Manne Drive
intersection through the Keith Road Intersection,

¥ Keith Road / Driveway:
LEGEND o The site driveway is expected io operate al LOS B or better.
Weekday AM Peak Hour Volumes XX
Weekday PM Peak Hour Volumes (xx)

Turning movements rounded 10 nearest 5

Figure 5 = Future (2022) Total Peak Hour Traffic Volumes

Page 10 of 18 - . Page 11 of 18
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Table § = Existing and Future Peak Houwr Traffic Conditions

F e (MIIF) Fidisre (072

LR TR R TRy |

[P i

W IC At LS

"1
wh D i

RK

EBL T F 174 F 187
E&T F L7 c 009 c oo
EBR F 1M F 1.3
weLT F 112 E 08 E ne2
'T‘;'::’ Tficsgnd | WEBR | & 03 B 038 c 0®
NEL A 013 A (1 ] 02
NET B 051 B G B 0 4%
S8 A 0zs A ¥, A 028
S8T c o8 | D 0 a8 D 1.01
Keith Road/ | MinorSkeet | WETR _ A 0.0
Ovivewsy | SiopComtrol |  SBR N e A 010
Weekiday PM Paak Hour
EBL ] D 066 i) 06T
EBT D 07s C 008 G 008
EBR A S A oM
WELT c 028 D 629 D 0%
m“:;* Traffic Sigrad | WER A 0.13 A 014 A ou
WAL A 018 A 040 A 043
N T c 090 c ng7 c nar
SAL A 0.13 A 013 A 013
AT c 08 | E 1.08 F 1.09
Keith Road | | Minor Sweot | WHTH FYRMM | T A 6,03
Driveway | StopControl | SBLR | ) et ke 0.15
Mok Ml = norhboind, #lo L = 1ef, 8o, LOS = Livel of Servics, VG Rafio = Volums-io-Capacily Ratio
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The results of the intersection queuing analysis are summarized in Table 6
Table 6 - Comparison of Future (2022) Queues and Storage Length

75" Peroentile Duage Length im)

: b O B
R e rufure G077 ke (7
it Dhesppd oo W e Eme
 Weehday AM Peak Hou

ERL il | BS 3 |

EBT na i i

EBR 15 b

WaT a 55 0
:;w, WEH charrei e 13 5

L 45 1] 10

T G ] &

sa 40 15 %

L L 280
Weekilay PM Poak Hour

EBL 3 40 |

E&T s ]

EBR Ll 15

war na 1]
el B - : :

MBL 5 i Fai

T fm 300 5

8B 40 ] &

sar ) 180 185

Noiea NIl = nombound, sk, queus length rounded Io the nearest &m

Key findings include;
#  Norihbound and southbound lefi-turn queue lengths on Taylor Way (from analysis) are within
available storage limits,

« I lorecasied site braffic volumes matenalize, the easibound lefi-lum queve may exceed
avadable storage lengih dunng weekday paak hours and consaguanily block the site driveway.

«  During peak hours, queues on Taylor Way are expected to range between 75 and 300m at the
Kaith Road intersection. Spillback from adjacent intersections, however, was observed during
the wasrkday afternoon peak hour. Increases in traffic volume could, therefore, result in longer
queues rather than increased intersection utilization

Page 130l 18
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Site Circuialion

Pedasinan Connactivity

el SYPRRIG 2, By CHERANON Stinsmte O K She Inchdy Sidewalk along Keith Road | Taylor Way - sidewalk would continue fo be provided along the site

¥ Hardscaped road with an adjacent sidewalk connecting the site driveway on Kesth Road and frontage providing opportunities for residents, visiiors and staff 10 walk 1o nearby destinations, e.g. bus
the Lndeiground parkade stops on Taylor Way, shops and services at Park Royal

v Eight perpendicutar visitor parking spaces located on the hardscaped road near the building Keith Road / Taylor Way Intersection - this signalized intersection &5 equipped with push-bution-
entrance actuated pedesirian sgnals and marked with crosswalks facilitating the movement of pedestnans

« A hammérhead tumaround al the entrance to the underground parkade across the intersechon

« Designated loading area under the budding adjacent 1o the lobby, kilchen, and waste and
recychng room

¢  Thirty-bwo underground parking spaces for visilors and staff

Benefits of the cument site plan include
¥  The throat length ol the ste driveway would accommodate at least one vehide, which is egual
1o Bl U numibes of velecles axpactad 1o gueue at thes locahon
« Site servicing (e delvenas, garbage and recychng pick-up, efc.) would occur under the
building thereby reducing, If not elminating visual and audidory impacts

Concerns about the curment site plan include
+ Cambining the loading area and the entrance to the underground parkade may result in truck-
passanger car conflicts as trucks back info the loading area while passanger cars atfempt o
enter or exit the parkade. This concern could be mitigated by adding engineanng controls
{preferrad) such as traffic signals, parabolic mirrors, etc.. or providing administrative controls
{leasi preferred) such as hving stafl stop traffic while trucks manoceuvre amund the bading
mres,

Figure & = Pedeatrian Signals and Sidewalk on Northwest Corner of Keith Road / Taylor Way

Page 14 of 18 ——— Page 15 of 18
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Parking Supply

Forty off-street parking spaces (= 8 surface « 32 underground) would be provided on the sile. As
summarized in Table T, the District's requirements yield a8 need for at least 34 vehicle parking spaces
for the proposed development. The number of small car pariing spaces on the site may not axcesad
30% of the total parking spaces. Consequently, these requirements will be met

Table 7 - Zoning Bylaw No. 4662, 2010 Parking Requirements

| |1 panriing ipece for
- Asursted Livng every 1) bece 110 bads M

| T

Nows  Joewng Dyt o GBS FUT0 591 - Pregats Motpltal 1, p 550-7

Table 8 compares the peak parking demand from the ITE Pavking Generation, 4" Edifion and a Lower
Mainiand asssted hang facity

Table 8 - Parking Demand at Supportive Living and Memory Care Communities

ISl b ariraiil Pra Pyt

ATl a1 |'I'll|l'.|lll_r"|ll-I

!H'E 110 cecupled becds 0 35 spaces por bed 39 speces i |

| |

|WFHII J 110 occupiad bade ~~ 0.38 spaces par bad 40 gpaces i

" Hotes 1 - Lang Use 154 Assisted Living Parking Ghansmiion, 4 Edfion (Wasregion DG insiiie of Tranapormtcn
Engnesrs, 2010

£ = Farking Utienlion Survey of T3-bed Mlkel Homa (Aassisied Living), Burmaty, BC (Varcouvar, BC. MR
o (lamnaity ND LEA), My 17003

Kay findings include.
v Al comparable Supporive Living and Memory Care Communities, the average peak parking
demand vares from 0.35 1o 0,38 parking spaces pér bad

¢ AL 038 parking spaces per bed, ihe proposed parking supply at 707 Keith Road equals the
typical parking demand at comparable facildies (i.e. 0.35 to 0.36 parking spaces par bed)

NN\ vmm Grour
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RECOMMENDATIONS
In light of the findings, the foliowing recommendations are forwarded for consideration:

1. Limst movements at the site drveway 10 nght-in / night-out through signage.

2. Rewvisit the design of the loading area with a view to adding engineering conirols (prefered);
such as traffic signals, parabolic mirors, efc. or providing administrative controls (least
preferred) such as having staff stop traffic while trucks manoeuvre around the loading area

SUMARY AND CONCLUSIONS

A B2-sute / 110-resident Supportve Living and Memory Care communily s proposed for the norfhwes!
comer of Kefth Road and Taylor Way in Weat Vancouver. Access 1o the esght surface and 32
underground parking spaces would be provided from a right-in [ nght-out driveway located on Keith
Foad. The site is currently occupésd by two single-Family dwelling units
¥  When compleied, the development is axpecied 10 add 25 new vehicls trips (= 19 entering + B
exitng) o the road network during the weekday AM peak hour of adjacent street traffic and 31
vahicle trips (= 12 entering + 19 exiting) during the PM peak hour
+ An operahonal analysis indcated that the site driveway on Keith Road is expected to operate at
acceplable levels (le. LOS A or befter) with the proposed development Consequently,
infgrsecton improvements do not appear 1o be required
¢ AL 353m, the proposed spacing betwean the site driveway and Taylor Way appears io be
sufficient

+ The operational analysis indicated that the signalized intersection of Keith Road and Tavior
Way cumently operated al unacceptable levels (ie. LOS E or worse) with and without the
proposed develepment glven the planned improvemants,

+ Tha norh and southbound lef-tum lanes al the Keith Road / Taylor Way intersection ara

anbeipated 1o accommodate future traffic volumes such that vehicle queues (generated by left-
turning traffic) will not spill back info the through traffic lanes on Taylor Way.

« If forecasted traffic volumes generated by the adacent Evelyn by Onni project materialize in 10
years, \he sasibound lef-tum queue may axcsed available storage length duning weekday peak
hours, Consequently, narthbound drivers leaving the ste may choosa to head west from the
sité, avoiding the Keith Road / Taylor Way inlersection

+ The proposad parking supply (= 40 spaces) meets bolh District requirements (=34 spaces) and
ihe peak demand cbserved ol comparable facilities (=40 spaces)

¢ Improvements 1o the sde plan and road network have been identified for consideration. These
include tuming resiriclions af the site driveway and the dasign of the lpading area.
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!h\\ MMM GROUPF

December T, 2012
Killiken Developmenis
kls Kate Milliken-Binne

Should you have any questons aboul our methodology, findings, recommendations or conclusions;
please contact me 8l (604) BB5-9381 o vanwesiderenffbmmm.ca

Yours truly,

MMM Group Limited

<ofiginal signed by>

Floris van Weelderen, P Eng . PTOE
Manager. Transportabon Planning
Assocate Partner

Altachments
Appendix A - Trip Generation Survey at Sunrise of Lynn Valley, North Vancouver, BC
Appendix B - Intersection Capacity and Queuing (Synchro) Calculations
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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.
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 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.
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