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LOT1

LOT WIDTH :

LOT 10 =7,463.70 SF (693.40 SM)

LOT 10 =68% FSR
FLOOR AREA = APROX. 4.4761.05 SF (4158.44 SM)

LOT 08:50.96 M (167'-2 1/4")
LOT 09: 49.00 M (160'-9")

: T?igﬁt T ”f_‘z'—‘r‘rl?:\‘_”_— ] ) Yrﬁl‘ REYAY _! EL\
| d
o
AT
. n_ ! n
SCALE: 1"=25"-0
822.32' (250.64 m)
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WALLACE AVENUE
. n_ 1 n
SCALE: 1"=25"-0
PROPOSED NEW SINGLE DWELLING
CLIENT: BASSI PROPERTIES
LEGAL DESCRIPTION
LOT 4 EXCEPT : WEST 103.1 FEET, SECTION 3, TOWNSHIP 5, NWD, PLAN 7524
PID : 011-255-013
CIVIC ADDRESS
5090 1ST AVENUE, DELTA, BC V4M 1B5
ZONING ANALYSIS
ZONING :
EXISTING = RS1
PROPOSED = CD ZONE RS6: SINGLE DETACHED RESIDENTIAL 6
ZONE (WITH MAX FSR VARIANCE)
OCP DESIGNATION : LOT AREA = 78,727.7 SF (7316.70 SM) MAXIMUM ALLOWABLE DENSITY = 69% AVERAGE LOT DEPTH = m
EXISTING = SSR PROPOSED = PROPOSED F.S.R = EXISTING = 250.66 M (822'-4 1/4")
PROPOSED = NO CHANGE LOT 1=5,976.12 SF (555.20 SM) LOT 01 =65% FSR PROPOSED =
LOT 2 =5,979.35 SF (555.50 SM LOT 02 = 64% FSR
NUMBE?X(I)SFT:-I\?C;I- § 1: LOT 3 =5,036.43 SF E467-90 SM; LOT 03 = 77‘VZ FSR LOT 01:39.14 M (128'-5") B500 - 20020 84 AVENUE LANGLEY, BC
- LOT 4 =5,036.43 SF (467.90 SM) LOT 04 = 77% FSR LOT 02: 39.12 M (1284 14 ")  EMAIL: INFO@JOSSDESIGN.CA
PROPOSED = 10 LOT 5 = 7,395.88 SF (687.10 SM) LOT 05 = 69% FSR LOT 03: 33.01 M (108'-3 34") O 78 sza g6
. LOT 6 =5,246.33 SF (487.40 SM) LOT 06 =73% FSR LOT 04: 33.00 M (108'-3")
NUMBER OF DWELLING UNITS : ’ . ' . DRAWN JS SEPTEMBER 23, 2025
EXISTING =1 tg ; f ggggig SE g}ggg gmg t8$ 82 i gg:ﬁ Ei? tgl 82 gggg m 8%;0) " 5090 1 AVENUE, DELTA
PROPOSED = 35 (5X QUADPLEXES & 5X TRIPLEXES T ' Do s . ;
( ) LOT 9 =7,463.70 SF (693.40 SM) LOT 09 = 68% FSR LOT 07: 62.80 M (206'-0 1/4") !
(
(
(

THESE DRAWINGS REMAIN THE PROPERTY OF JOSS DESIGN INC. AND MAY NOT BE REPRODUCED WITHOUT WRITTEN CONSENT FROM SAME.

EXISTING = 28.29 m (92-10")
PROPOSED = 14.15 m (46-5") to 14.19 (46'-6 12")

MAX. NUMBER STOREYS =2.5
MAX. BUILDING HEIGHT (TO ROOF RIDGE) = 9.50m
PROP. BUILDING HEIGHT (TO ROOF RIDGE) = 9.50m

OFF-STREET PARKING :
PROPOSED = 35 SPACES (1 PER DWELLING UNIT)

MAX. LOT COVERAGE =40%
PROPOSED LOT COVERAGE =

LOT 1 =34% =2,025.57 SF (188.18 SM
LOT 2 =34% =2,025.57 SF (188.18 SM
LOT 3=40% =2,025.57 SF (188.18 SM
LOT 4 =40% =2,025.57 SF (188.18 SM

LOT 6 =39% =2,025.57 SF (188.18 SM
LOT 7 =27% =2,700.76 SF (250.91 SM
LOT 8 =35% =2,700.76 SF (250.91 SM

( )

( )

151050

LOT 5 = 37% = 2,700.76 SF (250.91 SM)
( )

( )

( )

)

LOT 9 =36% =2,700.76 SF (250.91 SM

LOT 10 =36% =2,700.76 SF (250.91

SM)

LOT 1 = 3,855.13 SF (358.15 SM)
LOT 2 = 3,855.13 SF (358.15 SM)
LOT 3 = 3,855.13 SF (358.15 SM)
LOT 4 = 3,855.13 SF (358.15 SM)
LOT 5 = 5,097.08 SF (473.53 SM)
LOT 6 = 3,855.13 SF (358.15 SM)
LOT 7 = 5,097.08 SF (473.53 SM)
LOT 8 = 5,097.08 SF (473.53 SM)
LOT 9 = 5,097.08 SF (473.53 SM)
LOT 10 = 5,097.08 SF (473.53 SM)

SET

LOT 10: 49.00 M (160'-9")

BACK
FRONT MIN. 6.50 m =>6.50m
REARMIN. 7.00 m=7.00 m
SIDE (INTERIOR) MIN. 1.50 m =1.50 m

THESE PLANS CONFORM TO THE B.C. BUILDING CODE 2024
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THESE DRAWINGS REMAIN THE PROPERTY OF JOSS DESIGN INC. AND MAY NOT BE REPRODUCED WITHOUT WRITTEN CONSENT FROM SAME.

WALKER AVENUE

IMPERMEABLE SURFACE PLAN

SCALE: 1"=25"-0"

R/W PLAN 40058

IMPERMEABLE & LANDSCAPED AREA CALCULATION

LOT 01
MAX. IMPERMEABLE AREA 60.00% = 3585.67 SF
PROP. IMPERMEABLE AREA 55.80% = 3334.80 SF
- COV'D. AREA =2025.57 SF
- WALKWAYS & DRIVEWAY =1309.23 SF
MIN. FRONT YARD 40.00% =915.86 SF
PROP. LANDSCAPED 41.23% = 943.99 SF

LOT 02
MAX. IMPERMEABLE AREA 60.00% = 3587.61 SF
PROP. IMPERMEABLE AREA 52.55% = 3142.25 SF
- COV'D. AREA =2025.57 SF
- WALKWAYS & DRIVEWAY =1116.68 SF
MIN. FRONT YARD 40.00% =918.54 SF
PROP. LANDSCAPED 42.32% =971.70 SF

LOT 03
MAX. IMPERMEABLE AREA 60.00% = 3021.86 SF
PROP. IMPERMEABLE AREA 56.63% = 2852.12 SF
- COV'D. AREA = 826.55 SF
- WALKWAYS & DRIVEWAY = 835.22 SF
MIN. FRONT YARD 40.00% = 544.87 SF
PROP. LANDSCAPED 40.20% = 547.59 SF

LOT 04
MAX. IMPERMEABLE AREA 60.00% = 3021.86 SF
PROP. IMPERMEABLE AREA 56.25% = 2833.03 SF
- COV'D. AREA =2025.57 SF
- WALKWAYS & DRIVEWAY = 807.46 SF
MIN. FRONT YARD 40.00% = 545.11 SF
PROP. LANDSCAPED 40.86% = 556.82 SF

LOT 05
MAX. IMPERMEABLE AREA 60.00% = 4437.53 SF
PROP. IMPERMEABLE AREA 54.94% = 4063.58 SF
- COV'D. AREA =2700.76 SF
- WALKWAYS & DRIVEWAY =1362.82 SF
MIN. FRONT YARD 40.00% =1143.26 SF
PROP. LANDSCAPED 70.03% = 2001.63 SF

LOT 06
MAX. IMPERMEABLE AREA 60.00% = 3147.80 SF
PROP. IMPERMEABLE AREA 53.55% = 2809.36 SF
- COV'D. AREA =2025.57 SF
- WALKWAYS & DRIVEWAY =783.79 SF
MIN. FRONT YARD 40.00% = 629.56 SF
PROP. LANDSCAPED 44.52% = 700.74 SF

LOT 07
MAX. IMPERMEABLE AREA 60.00% = 5905.51 SF
PROP. IMPERMEABLE AREA 58.98% = 5800.13 SF
- COV'D. AREA =2700.76 SF
- WALKWAYS & DRIVEWAY = 835.22 SF
MIN. FRONT YARD 40.00% =2121.68 SF
PROP. LANDSCAPED 56.17% = 5979.47 SF

LOT 08
MAX. IMPERMEABLE AREA 60.00% = 4619.66 SF
PROP. IMPERMEABLE AREA 59.42% = 4574.87 SF
- COV'D. AREA =2700.76 SF
- WALKWAYS & DRIVEWAY = 1874.11 SF
MIN. FRONT YARD 40.00% = 1264.98 SF
PROP. LANDSCAPED 45.34% = 1433.98 SF

LOT 09
MAX. IMPERMEABLE AREA 60.00% = 4478.22 SF
PROP. IMPERMEABLE AREA 54.99% = 4104.46 SF
- COV'D. AREA =2700.76 SF
- WALKWAYS & DRIVEWAY = 835.22 SF
MIN. FRONT YARD 40.00% =1170.84 SF
PROP. LANDSCAPED 40.39% = 1182.12 SF

LOT 10
MAX. IMPERMEABLE AREA 60.00% = 4478.22 SF
PROP. IMPERMEABLE AREA 55.01% = 4105.80 SF
- COV'D. AREA =2700.76 SF
- WALKWAYS & DRIVEWAY = 1405.04 SF
MIN. FRONT YARD 40.00% =1173.61 SF
PROP. LANDSCAPED 40.48% = 1187.75 SF

DRIVEWAY

PATHWAY

WALLACE AVENUE

THESE PLANS CONFORM TO THE B.C. BUILDING CODE 2024
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1ST FLOOR & FOUNDATION PLAN

TOTAL 1ST FLOOR AREA = 2608.32 SF
UNIT A =652.08 SF
UNIT B = 652.08 SF
UNIT C = 652.08 SF
UNIT D = 652.08 SF
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C/W/ 6" DRAIN ROCK

SECTION 2
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J
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ROOF MATERIALS (SEE ELEVATIONS)
1/2"0SB OR PLYWOOD ROOF SHEATHING
ENGINEERED TRUSSES @ 24"0.C. (TYP.)
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w ~ ROOF - . - - - -
69.04 m ] = J 31 s ] i
ROOF TRUSSES BY 5 ~ | |[BEDRQO BEDROOM | .« 5 \ 7 ROOF TRUSSES BY
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VENT \ VENT TOP OF ROOF PLATE JS0000EE0000000N0000000000000000000000E00000000000E0000EAEINNNRNNNANANINNANANNNIGI 1080000001 1080000801 1080000801
TYPICAL FACIA/SOFFIT: . 2"X6" DOUBLE TOP PLATE ATTIC
GUTTER MATERIAL (SEE ELEVATIONS) R-50 BATT INSULATION
A 4 g;%%O|ST — - VINYL OR CEDAR SOFFITS W/6 MIL POLY V.B.
. m SOLID SOFFITS REQUIRED IF WITHIN 1.2M FROM PROP.LINE — 5/8" GYPSUM BOARD

FACIA BOARD (SEE ELEVATIONS)
EAVES
ROOF O/H (SEE ELEVATIONS)

BEDROOM #1 BATH BATH

A A A A A A A A AP

UPPER FLOOR ELEVATION

—— 11/2" CONC.TOPPING (REQ'D ONLY
IF SHOWN ON P.ENG DRAWINGS)

r 5/8" FLOOR SHEATHING

G

w 2ND FLOOR
64.66 m

& SR

2'x6" SILL PLATE WITH

5/8" DIA.ANCHOR BOLT @ 32"o.c. X

\— DOUBLE FLOOR JOISTS

FOUNDATION WALL
8" CONCRETE FOUNDATION

" FLOOR JOISTS @ 16"0.C.(TYP.)
OR AS PER ENGINEER'S SPECS.

SOLID BLOCKING (TYP.)
OR AS PER ENGINEER'S SPECS

CROSS SECTION LAYOUT

TYPICAL ROOF:

ATTIC: ENGINEER WOOD TRUSESS@24" O.C.
WITH R-50 BLOWN INSULATION (RS - 8.27)
FLAT DECK ROOF:

TJI/ TRUSS @16"0.C. WITH R-28 INSULATION
(RSI - 4.67)

TYPICAL EXTERIOR WALL:
SEE ELEVATION

EXTERIOR WALLS: 2"x6"@16" O.C.
WITH R-24 BATT INSULATION - STUCCO
RAIN SCREEN

(RSI - 3.46)

FLOOR HEADERS:

R-24 BATT INSULATION - STUCCO
RAIN SCREEN

(RSI - 4.23)

TYPICAL INTERIOR WALL:
2X4 STUDS @ 16" O.C.
1/2" G.W.B.

TYPICAL FLOOR:

5/8" T & G PLYWOOD SUBFLOOR

WOOD FLOOR JOISTS (SEE STRUCTURAL)
2 X8 @16" O.C. WITH R28 BATT ISULATION

TYPICAL FACIA/SOFFIT:
SEE ELEVATION
ALUMINUM SOFFIT
2X10 FACIA BOARD

EAVES

MIN. 18" O/H

ON UPPER FLOOR ROOF
MIN. 20" O/H

ON MAIN FLOOR ROOF

TYPICAL DECK:

WATERPROOF MEMBRANE ON
5/8" SHEATHING ON

2X8 OR 2X10 JOISTS AT 16" O.C.
RAILING HEIGHT 42" MIN

AIR BARRIER SYSTEM & LOCATION :
INTERIOR - 6MM POLY - SEALED & TAPED
EXTERIOR - TYVEK - SEALED & TAPED

NOTE :

WINDOWS: DOUBLE GLAZE, CASEMENT,
LOW-E, ARGON GAS USI 1.40 SHGC 0.25
DOORS: FIBERGLASS, FOAM CORE, U1.8 OR
LOWER USI 1.80
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FENCE DETAIL
N.T.S.

Fé/ CEDAR CAP

2" x 4" PRESSURE
TREATED WOOD

1"x6" CEDAR BOARDS

2"x6" PRESSURE TREATED

WOODS

NOTES:

6")(6"
POST

FENCES ARE NOT REQUIRED, BUT WHERE USED:

1. CONSTRUCTED OF TREATED MATERIAL AND SUITABLY

STAINED.

2. FENCES ON THE SIDE OF THE SINGLE FAMILY DWELLING
ARE LOCATED AT LEAST 1.8m BEHIND THE FRONT FACE OF

THE SINGLE FAMILY DWELLING
3. THE FENCE STRUCTURE IS SUBSTANTIALLY AS
FOLLOWS
STAIR DETAIL
N.T.S.
SPINDLES OF HANDRAIL TO
EXTEND DOWN TO TREAD SHOE
— 1" PLYWOOD TREADS
2x12
STRINGER/| 10" 1" NOSING
7.875" RISE
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ATTIC FLOOR PLAN

TOTAL ATTIC FLOOR =931.37 SF

UNITA=
- MAX. 50%ATTIC FLOOR = 319.83 SF
- PROP. ATTIC FLOOR = 309.25 SF
UNITB=
- MAX. 50%ATTIC FLOOR = 316.84 SF
- PROP. ATTIC FLOOR = 311.06 SF
UNITC =

- MAX. 50%ATTIC FLOOR = 316.84 SF
- PROP. ATTIC FLOOR = 311.06 SF

2ND FLOOR PLAN

TOTAL 2ND FLOOR = 1907.05 SF
UNIT A= 639.67 SF
UNIT B = 633.69 SF
UNIT C = 633.69 SF
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1ST FLOOR & FOUNDATION PLAN

TOTAL 1ST FLOOR AREA = 1948.08 SF
UNIT A = 643.83 SF
UNIT B = 652.17 SF
UNIT C =652.17 SF
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- - b 4" DIA. DRAIN PIPE

C/W/ 6" DRAIN ROCK

—— 11/2" CONC.TOPPING (REQ'D ONLY
IF SHOWN ON P.ENG DRAWINGS)

r 5/8" FLOOR SHEATHING

@ UPPER FLOOR ELEVATION
" DOUBLE FLOOR JOISTS — FLOOR JOISTS @ 16"0.C.(TYP.)
OR AS PER ENGINEER'S SPECS.
SOLID BLOCKING (TYP.)
OR AS PER ENGINEER'S SPECS
2'x6" SILL PLATE WITH FOUNDATION WALL
5/8" DIA.ANCHOR BOLT @ 32"0.c. 8" CONCRETE FOUNDATION
WALL R12 RIGID INSULATION, BELOW
W/2 COATS OF BIT. W.P. THE ENTIRE SLAB AND SLAB
MAIN FLOOR ELEVATION _, 24'x8" CONCRETE FOOTING EDGE/END
@ FIN.GRADE ELEVATION = TO SOLID BEARING (RSI-2.11)
[ 1 H 6"MIN.DRAINROCK
oL [ e s i e I
TYPICAL PERIMETER DRAINAGE

4" DIAMETER PERFORATED PVC
W/ MIN. 6" DRAIN ROCK

9

MIN 18"
TYP. FOR ALL BOX WINDOWS

BOX WINDOW DETAIL
N.T.S.
TYPICAL WALL CROSS-SECTION
STAIR DETAIL
N.T.S.
Y ?x6 LADDER FRAME E;E T
SPINDLES OF HANDRAIL TO
EXTEND DOWN TO TREAD SHOE
—
—— 1" PLYWOOD TREADS
2x12
STRINGER|| 10" 1" NOSING

:

7.875" RISE

TYPICAL INTERIOR WALL:
2 X4 STUDS @ 16" O.C.
1/2" G.W.B.

TYPICAL FLOOR:

5/8" T & G PLYWOOD SUBFLOOR

WOOD FLOOR JOISTS (SEE STRUCTURAL)
2X8 @16" O.C. WITH R28 BATT ISULATION

TYPICAL FACIA/SOFFIT:
SEE ELEVATION
ALUMINUM SOFFIT
2X10 FACIA BOARD

EAVES

MIN. 18" O/H

ON UPPER FLOOR ROOF
MIN. 20" O/H

ON MAIN FLOOR ROOF

TYPICAL DECK:

WATERPROOF MEMBRANE ON
5/8" SHEATHING ON

2X8 OR 2X10 JOISTS AT 16" O.C.
RAILING HEIGHT 42" MIN

AIR BARRIER SYSTEM & LOCATION :
INTERIOR - 6MM POLY - SEALED & TAPED
EXTERIOR - TYVEK - SEALED & TAPED

NOTE :

WINDOWS: DOUBLE GLAZE, CASEMENT,
LOW-E, ARGON GAS USI 1.40 SHGC 0.25
DOORS: FIBERGLASS, FOAM CORE, U1.8 OR
LOWER USI 1.80

6llX6ll
POST

FENCE DETAIL

;4/ CEDAR CAP

NOTES:

© o b 4" DIA. DRAIN PIPE

C/W/ 6" DRAIN ROCK

X [ [ X =
_ I ROOF TRUSSES BY OTHERS
i 1/300 VENT | i
- . &
= | BEDROOM CLOSET HALL . | STORAGE HAL EDROOM
- | -
[] ©
- |
i |
— i E
]ﬁl I~
= -
o Iy
ji BATH HALL ;4( BATH HALL DEN
I LIVING MECH MECH INING
ROOF MATERIALS (SEE ELEVATIONS)
1/2'0SB OR PLYWOOD ROOF SHEATHING
ENGINEERED TRUSSES @ 24"0.C. (TYP.) CROSS SECTION LAYOUT
ATTIC VENT 1:300 TYPICAL ROOF:
ATTIC: ENGINEER WOOD TRUSESS@24" O.C.
WITH R-50 BLOWN INSULATION (RS! - 8.27)
o3 FLAT DECK ROOF:
O TJI/ TRUSS @16"0.C. WITH R-28 INSULATION
(RS - 4.67)
/ TYPICAL EXTERIOR WALL:
OTOP OF ROOF PLATE JES0SE000EE0NE0E00IEE0EENNNNANNNAENINNIEENINANNININEDIINENNINANNNNNNANE JCOUUCUOCC COCUUUCUOCUUCOUUUUCCUCCUCOUCUOU) EXTERIOR WALLS: 2llx6ll@16ll O.C'
TYPICAL FACIA/SOFFIT: " 2'X6' DOUBLE TOP PLATE ATTIC WITH R-24 BATT INSULATION - STUCCO
GUTTER MATERIAL (SEE ELEVATIONS) R-50 BATT INSULATION RAIN SCREEN
VINYL OR CEDAR SOFFITS W/6 MIL POLY V.B. (RS - 3.46)
SOLID SOFFITS REQUIRED IF WITHIN 1.2M FROM PROP.LINE —— 5/8" GYPSUM BOARD
FACIA BOARD (SEE ELEVATIONS) FLOOR HEADERS:
EAVES E:m %%EI'EII;\I"?ULATION . STUCCO
ROOF O/H (SEE ELEVATIONS
( ) (RSI - 4.23)

2" x 4" PRESSURE
TREATED WOOD

1"x6" CEDAR BOARDS

2"'x6" PRESSURE TREATED
WOODS

FENCES ARE NOT REQUIRED, BUT WHERE USED:

1. CONSTRUCTED OF TREATED MATERIAL AND SUITABLY

STAINED.

2. FENCES ON THE SIDE OF THE SINGLE FAMILY DWELLING
ARE LOCATED AT LEAST 1.8m BEHIND THE FRONT FACE OF

THE SINGLE FAMILY DWELLING

3. THE FENCE STRUCTURE IS SUBSTANTIALLY AS

FOLLOWS
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