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THE CORPORATION OF THE CITY OF COURTENAY

MEMORANDUM

To: Rob Roycroft, Interim Director of Development Services File No.: 3060-20-2208
From: Mike Grimsrud, Planner Il Date: March 2, 2023
Subject: Application for Development Permit at 4625 Madrona Place

PURPOSE:

To consider the issuance of an Industrial development permit for a warehouse/wholesale building supply
store.

BACKGROUND:

The subject property is 6,037 m? (1.5 ac.) in area and zoned Industrial Two Zone (I-2), legally described as
Lot B, District Lot 236, Comox District, Plan VIP85381. It is currently used as an equipment storage yard and
has no buildings and minimal landscaping including one tree in the eastern corner which is to be retained.
It has street access on both Madrona Place and Waters Place. It borders light industrial uses to the
northwest; single detached residential to the northeast; utility facilities to the southeast, mostly across
Waters Place; and an undeveloped property to the southwest zoned Multi Use Five Zone that permits
residential, commercial and industrial uses.

City statutory rights of way on the southeast and southwest property lines for water, sewer, and drainage
are pictured below along with a BC Hydro SRW the southwest related to overhead power lines. On the
southwest the City has signed to discharge the SRW and BC Hydro has approved the plan, and the 1 m City
SRW strip on the southeast does not conflict with plans, including civil plans which are acceptable to
Subdivision and Development Servicing.

Figure 1: Subject Property Location and Context

The proposal is to construct a 1,581 m? (17,012 ft?) single-storey building that complies with all zoning
requirements and is subject to Industrial Development Permit Area guidelines from OCP Bylaw No. 2387,
2005. These guidelines can be found in Schedule 3 of the attached permit. The application was made in April
2022, before the July 25" adoption of new Industrial Development Permit Area guidelines.
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DISCUSSION:

Official Community Plan and Industrial Development Permit Area Guidelines

The subject property was designated as Industrial in the OCP at time of application. The Industrial land use
designation supports the continuation of existing industrial areas within the City and encourages industrial
development as a means of diversifying the economy (OCP Bylaw 2387, 2005, Policy 4.3.2). The intent of the
Industrial Development Permit Area guidelines is to ensure that buildings are compatible with surrounding
land uses and to ensure developments have attractive appearances and streetscapes. The development
permit guidelines also address the siting of buildings, landscaping, lighting and parking.

The new OCP, Bylaw 3070, 2022, General Land Use Policy 7 further underscores the need to promote
compatibility between land adjacent industrial and residential land uses and minimize negative impacts. The
current land use designation, Town Centre, does not list industrial as a permitted class of use, though it does
permit commercial, a class that could fit the proposed development. The application was made and was
nearly completed under the previous OCP — delayed by new civil design requirements that came about while
the application was in-stream — so it is considered primarily as such, but it is noted that it also fits within new
OCP land use better than does the existing equipment storage yard.

Figure 2: Site Plan
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Form and Character and Compatibility with Surrounding Uses
The building form is boxy, though less so than other nearby industrial buildings through some front and

rear horizontal articulation, for efficient use of space. It adds visual interest through graphics, most notably
on the northeast side facing residences, and southwest side glazing. The roof is flat to minimize total height
and massing and match other industrial buildings on Madrona Place. The building provides noise screening
for residential neighbours from parking and loading, supplemented by a 2.0 m high concrete noise barrier
wall near the property’s western corner. The building is not stepped down toward neighbours but is only
2/3 the zone’s permitted height. Fencing exists along all property lines and is not screened; the application
would leave most fencing in place — aside from moving the southwest fence closer to the property line —
but add landscaping on the subject property side, where it can be accessed more easily for maintenance,
improving the overall look. Plans and elevations are included in Attachment No. 1, Schedule No. 1.

Figure 2: Elevations
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Siting, Landscaping and Screening

A detailed landscape plan has been provided by Mystic Woods Landscape Design and approved by Alison
Mewett, BCSLA March 31, 2022, detailing tree, shrub and groundcover planting species, size and location
(Attachment No. 1, Schedule No. 2). Also in the same schedule is a January 24, 2023 email from Alison
Mewett specifying additional groundcover to accommodate grade changes brought about through civil plan
review. The building is sited to the northeast, with parking and loading to the southwest, shielding noise
from residential neighbours. Perimeter landscaping provides screening and although no tree cutting is
needed replanting exceeds the Tree Density Target. The southwest property line sees shrubs that can grow
to over 2 m to balance screening and power line avoidance priorities. All required landscape buffers are met;
a 7.5 m width requirement along a small portion of the rear property line will be supplemented with hard
landscaping such as stamped concrete or pavers outside a warehouse door, parallel the institutional utility
property at 110 Water Place. Underground irrigation will be provided.

Figure 3: Landscape Plan

Signage, Lighting and Parking

Any signage will be considered under a separate sign permit application. As a condition of the permit, and in
alignment with the guideline and the City’s Dark Skies Policy, all outdoor lighting must be Full-Cut Off/Flat
Lens. Parking provision is summarized on the zoning compliance table below. Parking areas are broken up in
sections of 2-9 spaces with landscape screening. Vehicle movement is pictured in Schedule No. 1 plans, with
the main access off Madrona Pl and a secondary access for loading off Waters Pl; minimal foot or bicycle
traffic is expected given the wholesale/warehousing use but 4 class | bicycle parking spaces are provided
between the front door and the Madrona Pl site entrance.
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Zoning Compliance

The development permit submission complies with all I-2 requirements as well as parking specifications as

summarized below:

Table 1: Zoning Compliance

Industrial Two Zone (I-2) Proposal
Use Includes Building supply store Building supply store
Lot Coverage 60% 26%
Front Yard Setback | 7.5 m 8.3m
Rear Yard Setback | 4.5m 8.8 m

Side Yard Setback

0 m except where adjoining residential
zone: 6.0 m for 1-storey bldg.; 7.5 m
for 2-storey bldg.

53.5 m SW side; 7.6 m NE side

Building Height

15.0m

9.8m

Parking Stalls

1 per 90 m? warehouse area +
1 per 2 employees +

1 per 35 m? retail area +

1 per company vehicle

14 for 1179.5 m? warehouse area +
5 for 10 staff +

6 for 211.4 m? retail area +

0 for 0 company vehicles = 25

Parking Min. W, L 2.75m, 5.5m 2.75m, 55m
Parking Aisle Min 7.2m 8.9m

Width

Small Space Max. 10% 4%

Loading Stalls

1 per 1,850 m? floor space

3 for 1,581 m? floor space

H/C Parking

1 for 21-86 required or provided stalls

1 for 25 stalls

Bike Parking

No requirement for use type

4 class |

Landscape Buffer

3.0m;

7.5 m adjoining residential /
institutional use;

6.0 m adjoining street

3.0 m SW along undeveloped MU-5
property; 7.5 m NE adjoining
residential, SE adjoining institutional;
7.5 m front, 6.1 m rear

Loading and Refuse
Screening

2.0 m height fence and/or landscaping

2.0 m + screening for loading and
refuse through landscape buffer trees
(when grown); fenced gated refuse
area within landscape buffer

Recommended Action:

That DP 2208 be approved.

Prepared by:

Mike Grimsrud
Planner2

Reviewed by:

for Nancy Gothard, RPP, MCIP

Acting Manager of Development

Planning

Approved by:

Rob Roycroft, RPP, MCIP
Interim Director of Development
Services




Memorandum - March 2, 2023

Page 6 of 33
Application for Development Permit at 4625 Madrona Place

Attachments:

1. Attachment No. 1: Draft Development Permit No. 2208
2. Attachment No. 2: Applicant’s Written Summary
3. Attachment No. 3: Additional Materials

Attachment No. 1: Draft Development Permit No. 2208



THE CORPORATION OF THE CITY OF COURTENAY

Permit No. DP 2208

DEVELOPMENT PERMIT
March 2, 2023

To issue a Development Permit

To:
Name: Top of the Hill Holdings Ltd, Inc. No. BC0841027
Address: 4635A Madrona Place
Courtenay, BC
VON 9E7

Property to which permit refers:
Legal: Lot B, Section 67, District Lot 236, Comox District, Plan VIP85381
Civic: 4625 Madrona Place

Conditions of Permit:

Permit issued to permit the development of a single-storey warehouse/wholesale building supply store
subject to the following conditions:

1. The development shall be substantially consistent with plans and elevations as shown in
Schedule No. 1, by Sash Developments, dated April 4, 2022, and parking revision dated July
6, 2022, including graphics pictured to break up large wall expanses and a 2.0 m high concrete
noise barrier wall to dampen truck loading sound for neighbouring residential property;

2. The development shall be substantially consistent with the landscape architectural plans as
shown in Schedule No. 2, by Mystic Woods Landscape Design and sealed by Alison Mewett,
BCLSA March 31, 2022, as supplemented by the included January 24, 2023 Alison Mewett
email and as annotated by City staff;

3. Submission of landscape security in the amount of $103,231.25 ($82,585 x 125%) is required
to be paid at the time of building permit application, as contained in Schedule No. 3, by
Mystic Woods Landscape Design and sealed by Alison Mewett, BCLSA, dated March 31,
2022;

4. Landscaping must be completed within one year of the date of issuance of the occupancy
permit by the City;

5. The minimum depth of topsoil or amended organic soil on all landscaped areas is to be 450
mm for shrubs, 300 mm for groundcover and grass, and 300 mm around and below the root
ball for trees;

6. All new street lighting in the proposed development must use Full Cut Off/Flat Lens
(FCO/FL) luminaries to light roads, parking, loading and pedestrian areas;

7. A sign permit shall be obtained prior to any signage being installed on the property;
8. The development shall meet all other applicable requirements, standards and guidelines; and




9. No alterations or amendments shall be made without the City’s permission. If any
amendments are required, the applicant shall apply for either an amendment to the
development permit or obtain a new development permit.

Time Schedule of Development and Lapse of Permit

That if the permit holder has not substantially commenced the construction authorized by this permit within
(12) months after the date it was issued, the permit lapses.

3/2/2023
Date Interim Director of Development Services




Schedule No. 1 — Plans & Elevations


















Schedule No. 2 — Landscape Plans



Staff Note: Hard
landscaping such as
stamped concrete or
pavers in dashed area






From: Alison Mewett

To: Grimsrud, Michael

Ccc: Angus Neufeld

Subject: Re: 4625 Madrona Place Civil Changes and Landscaping
Date: Tuesday, January 24, 2023 6:34:10 PM

Mike

Further to our discussion today please note the following:

The planting scheme as shown on the Landscape Plans issued for Development Permit. dated and
sealed March 31, 2022, is compatible with the removal of the proposed retaining wall. as shown on
the Civil Engineering plans dated December 2022.

The (new) slope will be augmented with groundcovers along the entire western property line at the
density as shown below.

Qty Botanical Name Common Name Size Spacing

126 Arctostaphylos uva-ursi Kinnikinnick 4 pot 407 0.C.

I trust this resolves your concerns regarding the Development Permit application.
Alison Mewett,
BCSLA

From: "Grimsrud. Michael" <mgrimsrud@courtenay.ca=
Date: January 23, 2023 at 4:25:20 PM MST

To: Angus Neufeld <angus(@sashdevelopments.ca>

Cc: "Law, Connie" <claw(@courtenay.ca>. "Croin, Devin"
<dcroin(@courtenay.ca>

Subject: 4625 Madrona Place Civil Changes and Landscaping

Hi Angus,

I understand that you have satisfied Development Engineering requirements for
development permit and that some changes were required to the site plan, most
of which should not impact the development’s ability to be in substantial
compliance with the submitted site and landscape plans that would be attached
to the permit. However. retaining walls that were pictured along portions of
SW. SE and NE property lines on the Wedler Engineering V22-0552 / A-02
Site Servicing plan re-issue from September 15! 2022 have been removed on the
current December 13™ 2022 re-issue. This would affect grade and may impact
appropriate species selection or planting requirements. Please have your

landscape architect review these plans with an eye on grade changes and
contirm landscaping acceptability or revise the landscape plan as needed.






Schedule No. 3 — Landscape Cost Estimate






Memorandum - March 2, 2023 Page 22 of 33
Application for Development Permit at 4625 Madrona Place

Attachment No. 2: Applicant’s Written Summary
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DEVELOPMENTS
April 1, 2022

Mike Grimsrud

Planner Il - Development
City of Courtenay

830 Cliffe Avenue
Courtenay, BC VON 2J7

Email: mgrimsrud@courtenay.ca

Re: Proposed Development Description
4625 Madrona Place
Courtenay

Mike:

The proposed development at 4625 Madrona Place is for a building supply store with the purpose of
providing retail sales and wholesale products of building materials to existing customers and the public.

The rationale behind locating on this site is that it is centrally located and will service customers in the area.
By locating at Madrona Place Bartle & Gibson’s customers will have shorter driving times from their homes
and job sites meaning reduced demand on existing roads and infrastructure.

The new project is a clean and quiet operation that will not generate any offensive odors or noise which
could offend adjacent properties. We have provided significant landscaping as well as a sound wall at the
South East corner of our site as a means to address any potential sound migration from our site to the
adjacent neighbors. The new Bartle & Gibson facility will enhance the area by converting an existing
construction storage yard into a clean new building supply store and yard.

The submitted building meets the criteria for an industrial building as described in the City of Courtenay land
use bylaw. The project will meet current City requirements but will also be contextually aligned with the other
buildings and uses along Madrona Place.

Bartle & Gibson looks forward to relocating to this new location and being a positive contributor to the street,
the neighborhood and business community.

Sash Developments 543 Willow Brook Drive SE  Calgary, AB T2J 1N6 403.608.8107 angus@sashdevelopments.ca
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Attachment No. 3: Additional Materials



Memorandum - March 2, 2023
Application for Development Permit at 4625 Madrona Place

Page 25 of 33

e CITY OF COURTENAY
Development Services

830 Cliffe Avenue
T Courtenay, BC, VAN 2J7
" ; Tel: 250-703-4839 Fax: 250-334-4241

Email: planning@courtenay.ca

Project Address: 4625 Madrona Place

SUSTAINABILITY
EVALUATION

COMPLIANCE CHECKLIST

Applicant: Angus Neufeld

pats:March 31,2022,

Signature:

a) Provides a mix of housing types and sizes;

NA

b} Balances the scale and massing of buildings in
relation to adjoining properties;

Yes, we are maintaining a similar massing as the adjacent neighbors on the
street. Our proposed landscaping and street scape are a significant
improvement when compared to existing buildings on the street,

c) Complements neighboring uses and site
topography;

Yes, we are working with existing topography and
site grades.

d) Provides or supports mixed used developments
or neighborhoods;

NA

e) Promotes walking to daily activities and
recreational opportunities;

Yes, the new facility will enhance the neighborhood.

fy Supports a range of incomes;

NA

g) Is a positive impact on views and scenery;

Yes, we are changing what is currently a construction storage
yard into a productive, quiet, finished yard and building.

h) Preserves and provides greenspace, trails and
landscaping;

Yes, please see landscaping plans.

www.courtenay.ca

Page 1 of 3
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Bu:ldmg Demgn The apphcatron

Description of how the criteria are met

a)

Exhibits high standard of demgn Iandscaplng
and environmental sensitivity,

Yes, wo are planning i use tha best materials avallatle for cur bullding. Tha dosign Is clean and
straightforward using current 1achnology for heating and ceoling. The landscaping has basn designed fo
screen the working yard and the buliding from adjacent properties areating a green buffer around the

project.

b)

Maintains a high standard of quality and
appeararnce;

The entire project is going to be a significant improvement
from the current use. The landscaping and building design will
improve the business park.

sidewalks, transit facilities, recreation area or
enwronmentally sensstwe ares;

c) Includes articulation of building faces and roof This is an industrial building and has been designed
lines with features such as balconies, entrances, [tn he clean and efficient.
bay windows, dormers and vertical and horizontal
setbacks with enhanced colors;

d} Avoids creating a strip development appearance; |Yes

e) Satisfies Leadership in Energy and Yes
Environmental Design (LEED) certification {(or
accepted green building best practices);

f) Uses environmentally sensitive materials which  |Yes
are energy sensitive or have accepted low
pollution standards;

g) Builds and improves pedestrian amenities; NA

h} Provides underground parking; NA

) Applies CPTED {Crime Prevention Through Yes
Environmental Design) principles;

Transportation. The application: =~~~ .- e " Description of how the criteriaaremet =

a) Integrates into public transit and closeness to NA
major destinations;

b} Provides multi-functional streef(s); NA

c) Prioritizes pedestrian and cycling opportunities NA
on the public street system and through the site
location that can provide an alternative to public
road;

d) Provides or contributes towards fraif system, NA

Infrastructu re. The appncatjon

" Description of how the criteriaaremet |

2)

Includes stormwater techn:ques that are
designed to reduce run-off, improve groundwater
exchange and increase on-site retention;

Yes, please see landscaping plans and civil plans. The
landscape will absorb a significant amount of water.

b)

Utilizes renewable energy sources (i.e. solar,
geothermal) within servable area to City
standards,

This is _to he determined.

www.courtenay.ca

Page 20f 3
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and fronting road;

Yes, the building and the landscaped area are a
positive image for the street,

b} Is designed with quality and variety of features
within the project (i.e. street furniture, street
lights, signs, curb treatments);

NA

¢} Provides public and private amenity space;

A small green space is located to the North of our
building for staff.

d) Preserves heritage fixtures;

NA

e) Orients to views, open space and street;

NA

restoration/improvement;

a) Protects riparian areas and other designated NA
environmentally sensitive areas;
'b) Provides for native species, habitat NA

c) Includes tree lined streetscapes.

The yard and parking area are completely screened by
landscaping make the entrance are very attractive.

www.courtenay.ca

Page 3 of 3
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Staff Note: Referenced guidelines listed below

scash

DEVELOPMENTS

March 2, 2022

Mr. Michael Grimsrud
City Planner

City of Courtenay
830 Cliffe Avenue
Courtenay, BC

VON 2J7

Email: mgrimsrud@courtenay.ca

Re: Industrial DP Compliance Checklist
4625 Madrona Place
Courtenay, BC

Michael:

As part of our DP submission, please find below our responses to your questions for our development
permit for our new industrial building in Courtenay.

A. Form and Character:

1. Our new building is a warehouse/wholesale facility. We have placed the building on the east side of
the site to create a sound separation from the work activities which will occur on the western yard
and parking area. The Eastern side of our building will be articulated with graphics and an
extensive amount of trees that will screen and buffer our facility from the neighboring property.

2. Based upon our discussion and with an acoustic consultant, the proposed building will act as a
noise screen and separation from the adjacent property. The landscaping and absence of
penetrations on the east side will mitigate any noise from the building.

3. We propose using a 6 chain link fence for our yard area which is on the west side of the site.
Privacy slats will be provided for the yard fencing. The east property line has an existing 6 solid
wood fence that will remain for the new facility.

Signage:
Building signage will be as shown on the drawing package.

—

Siting, Landscaping and Screening:

A Landscape Architect has submitted plans for the project.

See attached plans addressing screening etc.

A continuous perimeter of landscaping has been provided as per the City of Courtenay
Landscaping requirements.

Done, see attached plans

Done, see attached plans

Done, see attached plans

Not applicable

Done, see attached plans

9. Done, see attached plans

10. Done, see attached plans

11. Anoutdoor area is available to employees. It is located at the north west corner of the building.
12. Not applicable

13. Not applicable

WMh=oO

0N

Sash Developments 543 Willow Brook Drive SE  Calgary, AB T2J 1N6 403.608.8107 angus@sashdevelopments.ca
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8.4 Industrial

1. Category

The Industrial Development Permit Area i3 designated pursuant to Section 919.1(F) of
the Local Government Act for the form and character of industrial development.

2. Justification

Thiz designation is intended to ensure development occurs that is integrated and sensitive
to adjoining land vse features and environmental presents an attractive streetscape and
building appearance.

3. Guidelines
Development permits will be
A Form and Character

1. All buildings, structures and expansions or additions thereto, shall be
architecturally coordinated and zhall give consideration to the relationship
between building and open areas, circplation systems, visual impact and design
compatibility with the surrounding properties. In particular, it is recommended
that the visibility of blank vnarticulated walls and flat roofs be dizcouraged.

Acute noise sources shall be located as far from residential vses as possible.
Buildings located on corner lots, lotz adjacent to residential or mstifutional
properties, or next to public open spaces should be stepped down toward the
blanking street, adjacent building, or public open space.

==

Any fencing will have to be appropriately screened with landscaping from
adjorning properties of a different zone or uze, or from a transit corridor.

Lid

B. Signage
1. All signs shall conform to the City of Courtenay Sign Bylaw No. 2042, 1995 and
all amendments thereto.

[

The size, location and design of freestanding signage shall be architecturally
wtegrated with the overall design of the buildings and landscaping. The design of
fascia signs containing individual business signage shall be integrated into the
design of the building.

Exposed wood and flat stone are strongly encouraged as sign materials and raized
of recessed letters or symbols are strongly encourage to give relief to signs.

Lad

4. Multi-tenant buildings shall provide combined tenant signage.

. The use of indirect lighting methods to illuminate signage is required.

6. The illumination of all signs shall conform to the City of Courtenay Darke Skies
Policy.

7. All freestanding signs on 20t Street, Cliffe Avenue, Crown Isle Boulevard, Izland
Highway, Kilpatrick Street, Lerwick Road and Ryan Foad zhall be ground
criented and no freestanding signs adjacent to any City street shall be supported
by a single support.

A
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C. Siting, Landscaping and Scresning
1. A Landscape Architect or registered professional shall prepare a plan which will
mncorporate plant species, quantities and installation soitable for the project.

A detailed landscaping and screening plan, drawn to scale and showing the type,
size and location of proposed landscaping, shall be svbmitted with the
development permit application.

[

[}

A continuous perimeter of landscaped area of at least 7.5 rﬂetres in width shall be
provided along the inside of all property lines adjacent to 29t Street, Mizsion
Road, Ryan Road, Lerwick Road, Atlas Road, Anderton Road, Comox Foad and
Cumberland Foad. A continuous perimeter landscaped area of at least 6.0 metres
in width shall be provided along the width of all property lines adjacent to all
other roads. Landscaping shall be incorporated within all setback areas. Where a
building iz greater than 4300 sg.m, a continmous perimeter landscaped area of at
least 15 metres shall be provided along the inside of the adjacent property lines.

4. Parking and ocutdoor storage shall not be permitted in the required landscape
sethack.

5. To separate parking, services or storage areas from adjacent properties, a
landscaped buffer area of at least 3.0 metres in width and 2.0 metres in height
shall be provided along the mside of all property lines.

6. A minimom 7.5 metre continuous landscape buffer area shall be provided along
all adjacent residential or institutional property boundaries and 3 metres adjacent
all cther uses.

7. If a property is adjacent to the Agricultural Land Reserve boundary, a fence and
landscaped buffer area of at least 10 metres in width shall be prm*lded along the

mnside of the property line.

8. On light industrial lots which back onto the residential buffer zones, light
industrial buildings shall be placed parallel to the buffer in order to increase the
screening effect of the buffer. Where this results in long, blank walls, additional
planting, building articulation, or other means shall be vsed to break up the
monotony of the surfaces.

9. Loading areas, garbage and recycling containers and storage areas shall be
screened and gated to a minimum height of 2 metres by buildings, a landscaping
acreen, a solid decorative fence or a combination thereof.

10. Chain hnk fencing shall be used only when screened by landscaping. Decorative
fences are encouraged.

11. Developments zhall include installation of street trees and sidewalks along all
adjacent streets. Boulevards of adjacent streets shall be landscaped, irngated and
maintained by adjacent developments. Distinct paved surfaces, benches and
crnamental street lights are encovraged throughout the site. Outdoor patios or
amenities areas for employees are encouraged.

12, Any development adjacent to or near stream or wetland areas shall adhere to the
requirements of the Streamside Stewardship 1993 guidelines and the “Land
Development Guidelines for the Protection of Aquatic Habitat 19927 prepared by
the Department of Fizheries and Oceans and the Ministry of Water, Land and Adr
Protection along all streams and their tributaries.

94
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13. The City may require an environmental analysis of site conditions in areas subject
to natural hazards such as slope slippage, drainage, or high vegetation value, prior
to development.

14 Tt iz City policy to limit the peak run off from areas of new development to that
which the same catchment areas would have generated under the pre-development
land vze. A storm water management plan will be required as part of any
development and shall be prepared by a Professional Engineer to comply with the
City’s stonmwater management policies and plans and the City’s Water Balance
Model.

15. Setback areas abutting stream areas shall be fenced prior to development
occurring to prevent encroachment of equipment or material into the stream
system.

16. A biophysical assessment of the site prepared by a professional biologist may be
required cutlining any environmental values fo be protected during and after
developments and the methods to achieve this to the satisfaction of the City and

federal and provincial agencies.

17. Prior to the subdivizion or development of land containing a stream, the natoral
watercourse and surrounding area shall be considered for dedication to the Crown,
the Municipality or other public agencies committed fo the protection and
preservation of natural watercourses.

18. Undeveloped areas of the site shall be left in ity natural state if there is substantial
existing native vegetation. Otherwise, the owner will undertake vegetation control
within & months of building occupancy satisfactory to the City.

19. The City will require the following minimum depth of topsoil or amended organic
soils on all landscaped areas of a property:

shrubs — 450 mm
groundeover & grass — 300 mm
trees — 300 mm around and below the root ball
20. All landscaped areas shall be serviced by an underground irrigation system.
D. Lighiing

1. Lighting should be designated for security and safety. However, there should not
be glare on neighbouring properties, adjacent roads or the sky.

[

All new, replacement and upgraded street lighting in existing and proposed
developments will e Full-Cuot Off Flat Lens (FCO/FL) luminaries to light roads,
parking, loading and pedestrian areas. Exterior building lighting will also be
required to have FCO lighting fixtures.

E  FParking

1. Parking areas shall be screened from adjacent properties and from direct view of
large expanses or parked vehicles from the street. The screening may be achieved
by landscaping and fencing where appropriate.

95
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[

Parking areas shall include landscaped areas, defined by concrete curbs with
landscaping, to provide visual breaks between closters of approximately ten stalls,
where practicable, given parking lot circulation and other site constraints. The
termination of parking aizles shall be landscaped.

3. Parking lots shall be broken down into smaller parking areas evenly dispersed
throughout the development integrated with planted landscape areas. Tree
planting is required throughout all parking areas where practicable given parking
lot circulation and other site constraints.

4. Vehicuplar and truck movement patterns shall be illustrated to ensure adequate

circulation.

5. The site plan must demonstrate the capacity for the safe and efficient movement
of people and traffic.

§. Bicycle parking facilities shall be provided at grade near the primary building
entrances of all buildings.
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