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INTRODUCTION 

As a part of the project rezoning application package to the City of Vancouver for the project located at  5163-5187 

Joyce Street the client and design team have committed to incorporating sustainability features into the proposed 

design of the development.   

There are two (2) paths a developer may choose to demonstrate compliance with the new City of Vancouver green 

building rezoning requirements. These performance paths are:  

A. Near-Zero Emission Building – Passive House

OR 

B. Low Emission Green Building – chosen Path

Figure 1: Compliance path 

The building falls under the building types with a city recognized low carbon energy system”. The following are the 
policy energy performance limits for this project: 

Table 2: Performance limits 
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SUSTAINABLE DESIGN SUMMARY 

Building Envelope 

1. Airtightness testing of building performance to prevent excessive air leakage, reducing heat loss, lowering 

utility bills and preventing drafts. 

2. Enhanced levels of wall, roof and parking spray insulation to decrease heat loss and lower annual heating 

bills. 

3. High-performance residential glazing with a U-Value of 0.32 BTU/h.ft2/oF and SHGC of 0.32.  

4. Embodied carbon emission calculations to determine the impact of construction making future 

construction in the province more sustainable. 

HVAC Systems & Energy 

1. In-suite heat recovery ventilation system to lower heating utility bills and ensuring good indoor air quality. 

2. Low temperature ambient loop heat pump system for heating and cooling in residential units with 

thermostats in each room for optimum occupancy control.   

3. Enhanced commissioning to verify the building components are working as per the design documents 

before occupancy.  

4. Limited refrigerant emissions to reduce global warming potential.  

5. Energy sub-metering will be provided to tenants, so they only pay for the energy they use. 

6. Domestic Hot Water (DHW) by 91% efficient gas-fired condensing boilers  

Indoor Air Quality 

1. Direct Ventilation will be provided to each bedroom in occupied space. This ensures good indoor air quality 

throughout the home.  

2. Low emitting materials ensure VOCs (Volatile Organic Compounds) and odors from materials are 

minimized, creating a healthier environment for occupants.  

3. Indoor air quality testing will take place before occupancy ensuring construction contaminants such as 

odors and VOC’s have been properly flushed from the building before occupancy.  

Integrated Rainwater Management & Green Infrastructure 

The project design team has incorporated integrated rainwater management and green infrastructure measures for 

the management of the site’s rainfall in consultation with the City-Wide Integrated Rainwater Management Plan 

Volumes I & II and the City’s Rainwater Management Bulletin.  

Resilient Drinking Water Access 

Accessible water potable fixtures Will be provided at ten locations around the building that will be accessible to 

occupants and will have a minimum pressure of 10 PSI for use in emergencies. 

Documentation 

Required supporting documentation has been included as follows: 

• Item B.2: completed Preliminary Zero Emissions Building Plan (ZEBP) Energy Checklist, demonstrating the 

project meets the performance limits for energy use (TEUI), heat loss (TEDI), and greenhouse gas emissions 

(GHGI), together with key inputs and a summary of detailed energy model inputs for detailed and/or 3rd 

party review included as Appendix A;  
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• Item B.6.2: Preliminary embodied emissions calculations, and a description of specific measures that will

be explored during design to reduce embodied emissions;

• Item B.10: Description of the site IRMP, including strategies of green and grey infrastructure measures

included in the landscape and building design; more details forthcoming;

• A commitment by the owner to meet the requirements of the Green Buildings Policy for Rezoning with

documentation to be submitted at a later project phase, included as Appendix B, comprises:

o B.3: Design, build, and testing to meet a building airtightness target of 2.0 L/s/m² @ 75 Pa

o B.4: Complete an enhanced commissioning process;

o B.5.1 & 5.2: Design and build to include building metering and sub-metering of energy, and to enter

into an agreement on energy reporting, including assistance for building future owners;

o B.6.1: Complete refrigerant emissions calculations;

o B.7: Design and build a direct ventilation system;

o B.8: Design and build with low-emitting materials;

o B.9: Test indoor air quality before occupancy;

o B.11: Design and build a resilient potable water access
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GREEN BUILDING POLICY COMPLIANCE 

B.1.1  LEADERSHIP IN ENERGY & ENVIRONMENTAL DESIGN 

LEED Gold is not required for residential buildings under the City of Vancouver Green Buildings Policy for Rezoning. 

As the project building is more than 50% residential, LEED registration, design, and certification to a Gold standard 

rating is not required. Refer to figure one above.  

B.1.2  PERFORMANCE LIMITS 

The project at 5163-5187 Joyce Street Vancouver, BC, is a residential development located in Vancouver, BC. It 

comprises 293 residential units, commercial, amenity space and five levels of below-grade parkade, and support 

facilities.  

The proposed mechanical HVAC system for the suites consists of distributed water to air heat pumps connected to 

a common ambient loop that has a central air source heat pump, boiler and cooling tower. The central air to water 

heat pumps provides heat to the loops year-round with the boilers only running below 00C or in periods of high 

heating demand/load. Ventilation will be provided to each suite by a ERV unit. Ventilation in the corridor will be 

provided by a central make up air unit connected to a hot water loop. Electrical baseboards provide freeze protection 

for all other areas. The parkade is unheated with exhaust fans controlled by CO and combustible sensors. DHW 

preheat by air source heat pump, high efficiency boiler top-up and low flow fixtures. Other features include high-

performance building envelope and glazing. Edge Consultants have taken no credit for reduced infiltration in the 

energy model. 

 

Based on our preliminary iterations of the model and the inputs as outlined in the model input sheet (Appendix B – 

Energy Model Report) the results of our simulation indicated the following results: 

 

Table 2: Energy model results   

The simulation demonstrates that this building is compliant with the City of Vancouver’s Green Building’s policy for 
rezoning. 

A report has been developed to confirm that the project design is on target to meet the requirements as dictated by 

the Green Buildings Policy for Rezoning 2016, pathway B. Low Emissions Green Building, effective May 1, 2018. The 

report includes preliminary strategies explored by Edge, to achieve the various requirements of the Low Emissions 

Green Building pathway, a Preliminary Zero Emissions Building Plan (ZEBP) Energy Checklist showing that the project 

meets the performance limits for energy use (TEUI), heat loss (TEDI), and greenhouse gas intensity (GHGI), together 

with key inputs, and a summary of detailed energy model inputs for detailed and/or 3rd party review. See the full 

preliminary Zero Emissions Building Plan (ZEBP) Energy Checklist and summary of detailed energy model report in 

Appendix B. 
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B.1.3  WHOLE BUILDING AIRTIGHTNESS TESTING

Airtightness testing and reporting for whole-building and suites are required for this residential building. The owner 

is committed to achieving the specified building airtightness target of 2.0 l/s*m2 @ 75 Pa air leakage or sealed 

according to good engineering practice, and the suite-level air leakage target of 1.2 l/s*m2 @ 50 Pa as tested to 

ASTM E779, or an equivalent standard. If choosing to model a reduced infiltration rate, the project must commit to 

achieving the corresponding airtightness target, to be confirmed by mandatory air tightness testing.  Edge 

Consultants have taken no credit for reduced infiltration in the energy model. 

Note: projects must provide all airtightness documentation required by the AHJ at each phase of project approval, 

and projects using reduced infiltration rates may have additional documentation requirements.   

B.1.4  ENHANCED COMMISSIONING

The owner is committed to completing an enhanced commissioning process for all building energy systems following 

ASHRAE Guideline 0-2005, and 1.1-2007, or an alternative commissioning standard. 

B.1.5  ENERGY SYSTEM SUBMETERING & REPORTING

1.5.1 Energy System Sub-Metering  

Separate master metering is required for each energy utility (e.g.: Electricity, Gas, etc.) and sub-metering is required 

of all major energy end-uses and major space use within the building. The creation of an Energy Star Portfolio 

Manager account is required for the project with all basic property information as designed, including setup of 

meters for all energy utilities servicing the building.  

 1.5.2 Energy Reporting  

The owner must agree with the City of Vancouver to report energy use data for the building as a whole and certain 

common areas and building systems and to provide for the hiring of a service provider to assist the future building 

owners for a minimum of three years in collecting and submitting the energy use data to the City.  

B.1.6  REFRIGERANT EMISSIONS & EMBODIED EMISSIONS

1.6.1 Refrigerant Emissions 

The project must calculate and report the life-cycle equivalent annual carbon dioxide emissions the project building, 

in kgCO2e/m², from the emission of refrigerants. Emissions from refrigerants will be calculated in the case that the 

total installed heating and cooling capacity of equipment containing refrigerants is 35 kW or greater, using the 

following formula:  

kgCO2e/m2 = [GWPr*Rc*(0.02*L+0.1)] / (L*A) 

Outputs representing the overall refrigerant emissions associated with the building’s mechanical components will 

be provided to the City of Vancouver for Building Permit. The owner has documented the commitment to meet this 

requirement in the appended Letter of Commitment. 

1.6.2 Embodied Emissions 

Athena Impact Estimator version 5.4 was used to calculate the preliminary embodied emissions for the project. The 

Life Cycle Assessment (LCA) boundary accounts for cradle-to-grave impacts, including resource extraction, product 

manufacturing and transportation, building construction, product maintenance and replacement, and building 

demolition/deconstruction/disposal (EN 15804/15978 modules A1-A5, B2-B4, and C1-C4). Operating energy and 

water consumption are excluded. The LCA includes systems identified in the Green Building Policy for Rezoning – 

Process and Requirements. A building lifetime of 60 years is assumed. 
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Figure 3: LCA summary 
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Table 1: Total Environmental Impacts 

Table 2: GWP Intensity (embodied carbon) 

B.1.7  VERIFIED DIRECT VENTILATION

The building will be designed and constructed with a ventilation system that provides outdoor air directly to all 

occupiable spaces in the quantities defined by applicable code, including bedrooms, living rooms, and dens in 

residential units. The ventilation system shall allow for the designed flow rates to be tested and verified at the 

occupiable space level as part of the enhanced commissioning process. 

B.1.8  LOW EMITTING MATERIALS

Interior materials will be selected following the specified Low Emitting Materials content requirements to minimize 

emissions from Volatile Organic Compounds (VOCs) and added urea-formaldehyde. 

B.1.9  INDOOR AIR QUALITY TESTING

Testing for formaldehyde, particulates, ozone, total volatile organic compounds, and carbon monoxide will be 

conducted before occupancy following the targets and methods specified by the rezoning policy. The results as 

compared to acceptable target concentration levels and standards will be reported to the City for occupancy permits. 

B.1.10  INTEGRATED RAINWATER MANAGEMENT & GREEN INFRASTRUCTURE

See Appendix C 
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B.1.11  RESILIENT DRINKING WATER ACCESS

The project design incorporates potable water access points capable of operating on city water pressure alone and 

without electricity. The fixtures will be accessible for all building occupants and located where residual city water 

pressure is a minimum of 10 psi. Points of water access will be provided for every 75 people. Based on a preliminary 

occupancy count of 731 people, this would equate to a total of ten access points.  

SUMMARY 

The building design and construction for the project incorporates a variety of strategies demonstrating a committed 

and effective approach to meeting the requirements of the City of Vancouver’s Green Building Policy for Rezoning 
2017. The implementation of these strategies will ultimately yield a sustainable building with a minimized 

environmental footprint, optimized energy performance, and indoor air quality that promotes occupant health
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APPENDIX A – LETTER OF COMMITMENT  
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EXECUTIVE SUMMARY  

The project at 5163-5187 Joyce Street Vancouver, BC, is a residential development located in Vancouver, BC. It 

comprises 293 residential units, commercial, amenity space and five levels of below-grade parkade, and support 

facilities.  

The proposed mechanical HVAC system for the suites consists of distributed water to air heat pumps connected to 

a common ambient loop that has a central air source heat pump, boiler and cooling tower. The central air to water 

heat pumps provides heat to the loops year-round with the boilers only running below 00C or in periods of high 

heating demand/load. Ventilation will be provided to each suite by a ERV unit. Ventilation in the corridor will be 

provided by a central make up air unit connected to a hot water loop. Electrical baseboards provide freeze protection 

for all other areas. The parkade is unheated with exhaust fans controlled by CO and combustible sensors. DHW 

preheat by air source heat pump, high efficiency boiler top-up and low flow fixtures. Other features include high-

performance building envelope and glazing. Edge Consultants have taken no credit for reduced infiltration in the 

energy model. 

As a part of the rezoning Application package, the following report has been developed to provide confirmation the 

project design is on target to meet the requirements as dictated by the Green Buildings Policy for rezoning 2016, 

pathway B. Low Emissions Green Building, effective May 1, 2017. The following report includes preliminary 

sustainability strategies explored by Edge Consultants, to achieve the various requirements of the Low Emissions 

Green Building pathway, along with all required supporting evidence at this stage, as listed:  

As per item B.2 of the green buildings policy for rezoning, a summary of strategies and measures to achieve 

performance limits for energy use, heat loss, and greenhouse gas intensity has been provided in this report including: 

• The completed Preliminary Zero Emissions Building Plan (ZEBP) Energy Checklist, demonstrating the project 

meets the performance limits for energy use (TEUI), heat loss (TEDI), and greenhouse gas intensity (GHGI), 

together with key inputs. 

• A summary of detailed energy model inputs for detailed and/or 3rd party review. 

There are three phases to the City of Vancouver’s energy modeling guidelines to meet or exceed the following targets 

 

• TEDI (Thermal Energy Demand Intensity) 

• EUI (Energy Use Intensity) 

• GHGI (Greenhouse Gas Intensity) 
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1.0     INTRODUCTION 

1.1.     PROJECT DESCRIPTION 

The project at 5163-5187 Joyce Street Vancouver, BC, is a residential development located in Vancouver, BC. It 

comprises 293 residential units, commercial, amenity space and five levels of below-grade parkade, and support 

facilities.  

The proposed mechanical HVAC system for the suites consists of distributed water to air heat pumps connected to 

a common ambient loop that has a central air source heat pump, boiler and cooling tower. The central air to water 

heat pumps provides heat to the loops year-round with the boilers only running below 00C or in periods of high 

heating demand/load. Ventilation will be provided to each suite by a ERV unit. Ventilation in the corridor will be 

provided by a central make up air unit connected to a hot water loop. Electrical baseboards provide freeze protection 

for all other areas. The parkade is unheated with exhaust fans controlled by CO and combustible sensors. DHW 

preheat by air source heat pump, high efficiency boiler top-up and low flow fixtures. Other features include high-

performance building envelope and glazing. Edge Consultants have taken no credit for reduced infiltration in the 

energy model. 

Table 1: Modeled floor area 

Table 2: Project consultants and contact details 



20-5163-JOYCE-VAN-08 

2 | P a g e

1.2.     BUILDING GEOMETRY AND CONSTRUCTIONS 

The overall amount of glazing for the above-grade levels of the project building is 50%. The building opaque 

assemblies comprise an R-6 effective window wall spandrel. The roof is insulated with R-30 continuous Insulation 

above deck on podium levels and R-20 insultation on rooftop of tower. The fenestration for the residential windows 

has a U-value (Glazing and frame combined) of 0.32 BTU/h.ft2.0F, SHGC = 0.32. The parkade ceiling is modeled with 

5” of R-20 spray insulation beneath conditioned areas.  

Note. The owner is committed to hitting the TEDI targets required for the project and will ensure these targets are 

adhered to during the detailed design and construction phases of the project.  

Figure 1: Building geometry (IESVE Software) 
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Figure 2: Building geometry (IESVE Software) 

 
Figure 3: Building geometry (IESVE Software)  
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Figure 4: Proposed modeled constructions (IESVE Software) 

Figure 5: Proposed modeled constructions (IESVE Software) 
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Figure 6:  Proposed modeled constructions (IESVE Software) 
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2.0     ENERGY MODEL INPUT SHEET  
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Table 3: Model input sheet1

1 Disclaimer 1 see Appendix C 
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3.0     ENERGY MODEL RESULT SHEET 

 

Table 2: Energy Model Results 
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4.0     ENERGY BREAKDOWN 

Figure 6: Energy end-use breakdown



20-5163-JOYCE-VAN-08-MIS  

 

10 | P a g e  

 

Figure 7: Energy end-use breakdown
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5.0     PROPOSED HVAC SYSTEM 

Figure 8: Proposed Suite Layout 
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6.0     CONCLUSIONS 

Based on the model input sheet as noted on page six and seven of this report and the supplementary information 

received from the project team, the results of the energy model simulation to the required performance targets are: 

The simulation demonstrates the current proposed design building is compliant with the targets as outlined as 

required in the City of Vancouver’s Green Building’s policy for rezoning based on the model input sheet of this report. 

Edge Consultants  

Report Prepared by: 

Eoghan Hayes, P. Eng., B.Eng., LEED®AP (BD&C), BEMP (Building 

Energy Model Professional)  

Principal 

C| 604.338-1063 

E| ehayes@edgec.ca 

 July 24, 2020 

mailto:ehayes@edgec.ca
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APPENDIX A – PROPOSED ELECTRICAL AND MECHANICAL DETAILS  

The MER (Mechanical Engineer of Record) is responsible for the service water heating/ domestic hot water system 

design for the project. Information is for preliminary purposes of the energy model and assisting the design team 

with achieving the COV low carbon energy targets specified in this report. Should the information in this document 

change from fundamental efficiency values and design the MER must notify Edge and the client in order to ensure 

the project targets are not compromised in the building permit, or construction phases of the project.  

APPENDIX B – CONSTRUCTIONS 

Information is for preliminary purposes of the energy model and assisting the design team with achieving the COV 

low carbon energy targets specified in this report. Should the information in this document change from 

fundamental assembly thermal values and design the Architect & project team must notify Edge and the client in 

order to ensure the project targets are not compromised in the building permit, or construction phases of the 

project.  

APPENDIX C – DISCLAIMERS / COV/STEP CODE ENERGY MODELING DISCLAIMER 

Disclaimer 1: Edge Consultants do not agree with certain model inputs stated in the COV energy modeling guidelines 

regarding plug and internal loads in suites. The Step Code applies a one size fits all approach to all residential 

buildings which is amicable in getting buildings more sustainable but has the unintended consequence of setting 

lower than expected overall energy target values than post-construction.  It is important to note the disclaimer in 

the COV energy modeling guidelines (Refer to Appendix C of this report) to ensure the client and all intended 

recipients of this report are fully aware of the BC Step Code approach and that expectations may not align with how 

the client or any other parties understand the BC Step code approach.   

https://guidelines.vancouver.ca/E006.pdf 

“1.2 Modelled vs Actual Results 
The results of models created to meet these guidelines are intended for regulatory purposes only, to enable the 

Authority Having Jurisdiction (AHJ) to determine whether a building complies with the applicable policy or code. 

Much like an emissions test on a car, test results are used for standardized comparison, and are not necessarily 

predictive of actual performance. The energy and thermal comfort performance of actual buildings will depend on 

many factors that can vary from these standardized assumptions, including intensity and hours of use, weather, 

occupant behavior, as-built vs as-designed parameters, among many others. This applies to performance in both 

actively and passively cooled buildings.  

 In addition to varying from actual energy use, the standardized assumptions used may vary from those used in other 

ratings systems or modelling guidelines developed for their respective programs, which will cause differences in 

modelled performance. As noted above, the standardized inputs in these guidelines were developed to facilitate 

easy comparison with fixed limits and between projects, with better prediction of actual performance as a secondary 

goal. For this reason, some assumptions may be higher or lower than other references.” 

https://guidelines.vancouver.ca/E006.pdf
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APPENDIX C - Integrated Rainwater Management & Green Infrastructure 
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LEVEL

LEVEL 5

TOTAL AREA

TOTAL VOLUME

750mm (30")
GROWING MEDIUM ON
FILTER CLOTH ON 150mm
(6") "PERMAVOID" CELLS

LEGEND

GROUND LEVEL

SOIL DEPTH DIAGRAM

171.74 m3

228.98m2

169.24m2

59.74 m2

450mm (18")
GROWING MEDIUM ON
FILTER CLOTH ON 150mm
(6") "PERMAVOID" CELLS

750mm (30")
GROWING MEDIUM ON
FILTER CLOTH ON 150mm
(6") "PERMAVOID" CELLS

450mm (18")
GROWING MEDIUM ON
FILTER CLOTH ON 150mm
(6") "PERMAVOID" CELLS

14.12 m3

31.38 m2

19.22 m2

12.16 m2

185.86 m3

260.36 m2
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SUBCATCHMENT
AREA A2 BOUNDARY

SITE CATCHMENT
AREA  BOUNDARY

A2

A1

A1

A2

SUBCATCHMENT
AREA A1 BOUNDARY

8.32sq units

PROPOSED 17.0m LONG
250mm STORM CONNECTION
AT MIN 2%. PVC SDR35
INVERT AT STM MAIM= 90.96m
INVERT AT BUILDING= 91.68m

PROP 1.2m ID TRAPPING SUMP

PROP 1200mm FLOW CONTROL
MH SEE DETAIL THIS SHEET

SITE CATCHMENT AREA BOUNDARY

SUBCATCHMENT AREA A1 BOUNDARY

SUBCATCHMENT AREA A2 BOUNDARY

OVERLAND FLOW DIRECTION

WATER SERVICE
CONNECTION EX COMBINED

SEWER SERVICE
CONNECTION

PROP.BUILDING STORM INLET.
SEE MECHANICAL DESIGN FOR
FINAL LOCATION.
INV. @ FLOW CONTROL MH=91.37m

1A

1A

PROP. INV. AT PARKADE =91.68m
250mmØ STM CONN.

PROP. 250mmØ  INLET PIPE
F/C INV.=91.30m

PLAN VIEW

INV. 91.37m

~ PROP. DETENTION TANK ~

0.80m

PARKADE WALL

LADDER RUNGS WITH DONUT
ORIENTATION AT 2:00 O'CLOCK

ORIFICE AREA CALCULATION

Ao = ORIFICE AREA (m2)
C = COEFFICIENT FOR SQUARE-EDGED ORIFICE (0.6)
g = GRAVITATIONAL ACCELERATION (m/sec2)
h = DESIGN HEAD (m)
D = ORIFICE DIAMETER (m)
Q = ALLOWABLE RELEASE RATE (m3/s)

(PREDEVELOPMENT 5 YEAR STORM)
Ao = Q / (C x SQRT(2gh))
Ao = 0.0094 / (0.6 x SQRT(2 x 9.81 x 0.30) = 0.006m2

D = SQRT(4Ao / PI)
D = SQRT(4 x 0.005 / PI) = 0.091m = 91mm

~ PROP. TRAPPING SUMP ~

6.35mm GALVANIZED STRANDED
STEEL WIRE CABLE WITH 1m SLACK

1200mm

DEBRIS CAGE

PROPOSED FINISHED GRADE AT
FLOW CONTROL MH

RIM ELEV.  (SEE ARCH. TO
CONFIRM GRADE)

ORIFICE PLATE (MIN. 16mm THICK) WITH 91mm
DIAMETER SQUARE EDGED ORIFICE SIZED FOR 2

YEAR 24 HOUR OF PREDEVELOPMENT STORM EVENT.
Q5 - 0.0094m³/s

SECTION 1A-1ASECTION 1B-1B

1200mm FLOW CONTROL MANHOLE
& 1200mm TRAPPING SUMP

N.T.S

250mmØ OVERFLOW RISER
MAX HGL ELEV=91.67m

0.30m HEAD FOR DESIGN
OF ORIFICE PLATE

WATER TIGHT SLIDING GATE C/W EYE BOLT (AS
FABRICATED BY LE RON PLASTICS OR EQUIVALENT)

CONTROL STRUCTURE TO BE FABRICATED IN
PVC AND ANCHORED TO MANHOLE

PROP. 250mmØ INLET

COVER GRATE TO H-20 LOADING

EYE BOLT SET INTO CONCRETE

SEDIMENT AND GREASE TRAP

0.
6m

 INV EL 91.67 m

INV. 91.37m

1B

1B

0.
3m

EL 90.47m

1200mm 1200mm

0.
6m
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COMMON

SUITE 02
TYPE: 2 BED

SUITE 04
TYPE: 2 BED

SUITE 01
TYPE: 1 BED

SUITE 09
TYPE: 1 BED

SUITE 08
TYPE: 3 BED

SUITE 05
TYPE: 1 BED

SUITE 07
TYPE: 2 BED

SUITE 06
TYPE: 1 BED

SUITE 03
TYPE: 1 BED

EXIT 

STAIR 

#2

Min. 3'-6" Ht. Metal 
Guardrail/Fence

7'-9" 13'-10" 5'-0" 18'-4" 11'-1"

Kids Play AreaRaised Planter Raised Planter Outdoor Kitchen Raised Planter Building Interior

4' ht. Privacy Hedging

Upright Logs and Boulders

Play Hut

Metal Trellis c/w Catenary Lights

Kitchen Counter and Bar
w/ Cooking and Sink

2
'-
6

"

2
'-
0

"

2
'-
0

"

Dining Table and Chairs

B
u

ild
in

g
 F

a
c
e

02
L-1.2

SECTION THROUGH PODIUM WEST SIDE
SCALE: 1/8" = 1'-0"

Min. 3'-6" Ht. Metal 
Guardrail/Fence

5'-6"5'-0"12'-0"7'-6"11'-6"

Raised 
Planter

Ourdoor AmenityRaised PlanterBuilding Interior

4' ht. Privacy Hedging

2
'-
0

"

2
'-
0

"

Skylight

B
u

ild
in

g
 F

a
c
e

03
L-1.2

SECTION THROUGH PODIUM EAST SIDE
SCALE: 1/8" = 1'-0"

Skylight

Skylight

4'-1"

WalkwayRaised Planter

7' ht. Feature Wall
w/ Fire Place

Hedge along 
Walkway

3'-11"

Urban
Agriculture

4'-2"

Raised 
Planter

Walkway

Wood Bench

Multi-stem stree

2
'-
6

"

Garden Plot

02
L-1.2

03
L-1.2

Drawing Title

5163-5187
Joyce Street,
Vancouver BC

Project Address

Mixed-Use
32-Storey HighRise

Issues

Revisions

Copyright Reserved: This plan and design are and
at all times remain the exclusive property of BLA
Design Group and may not be used or reproduced
without their written consent.

Notes: Drawings are to be read in conjunction with
each other.  Any discrepancies on the drawings are
to be reported to the designer before initiating
work, purchase of products and/or manufacturing
for construction or installation.

It is the responsibility of the Contractor to ensure
all work is fulfilled in accordance to the
requirements of the latest edition of both the BC
Building Code, and the city Zoning and
Development By-law.

190524 Issued for Review

N

Drawn by:

Checked by:

Date:

Scale:

Project No.:

Issues:

19071

LF

DC

JUL 24, 2020

1/8" = 1'-0"

191203 ISSUED FOR REVIEW

Durante Kreuk Ltd.

102 - 1637 West 5th Avenue 

Vancouver BC V6J 1N5

t: 604 684 4611

f: 604 684 0577

www.dkl.bc.ca

200724 ISSUED FOR REZONING

Landscape Plan 

 

Level 5

L - 1.2   

URB
A
N
 A

G
RI

C
ULT

URE

PO
TT

IN
G

 T
A
BL

E

BE
N
C

H
O

UTD
O

O
R 

A
M

EN
IT
Y

LO
UN

G
E 

FURN
ITURE

FIREPLA
C

E

 W
A
LL

O
UTD

O
O

R KITC
H
EN

D
IN

N
IN

G

KID
S 

PL
A
Y A

RE
A

BE
N
C

H

LO
G

S 
+ 

BO
ULD

ER
S

PLA
Y H

UT

SHRUB PLANTING  

WITH POTENTIAL FOR BIRD HABITAT

MULTI-STEM TREES

SHRUB PLANTING WITH POTENTIAL FOR BIRD HABITAT 

NO TREE TO ENSURE THAT URBAN AGRICULTURE IS NOT SHADED 

PRIVACY HEDGING

SK
YLI

G
H
T

CANOPY ABOVE

C
om

p
ost

SK
YLI

G
H
T

RA
IS
ED

 B
EN

C
H

SINGLE-STEM SHADE TREE

PIP RUBBER SAFETY SURFACING

METAL TRELLIS W/ CATENARY LIGHTS

PRIVATE

 PATIO

PRIVATE

 PATIO

Balcony

Balcony

Balcony

Balcony

Balcony Balcony Balcony

G
A
RD

EN
 P

LO
T

18" SQ. PAVERS WITH MIXED TONES

G
A
RD

EN
 P

LO
T

G
A
RD

EN
 P

LO
T


	20-5163-JOYCE-Van-080-SDS-REV1.0.pdf
	Report Cover Page-sds
	20-5163-JOYCE-Van-080-SDS
	Signed Green Commitment Letter
	20-5163-JOYCE-Van-080-SDS
	Report Cover Page-Energy Model
	20-5163-JOYCE-Van-080-Report
	20-5163-JOYCE-Van-080-SDS
	2460-JoyceStreet-IRMP Report June 30,2020
	2460-5163 5187 Joyce-IRMP-POST-DEV

	Binder2.pdf
	20-5163-JOYCE-Van-08-SDS Rev2.pdf
	Signed Green Commitment Letter.pdf
	20-5163-JOYCE-Van-080-Energy Report Rev2.pdf
	2460 Preliminary Final IRMP SS.pdf


