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EX. 3008 PVC SAN

12 The existing sheds and hardscapes within

the TPZs of trees #T1, #T2, #T3, #T4, and
#T5 will be demolished and removed under

PLAN 37268

19

D . . - .
— A PVC WAT Arborist supervision. No excavation
— . . ..
| machinery will enter the TPZs to minimize
& disturbance to the trees.
&
- _ EX. 1809 AC WAT
(ABAND)
&>
'»C)'
EX. 3000 PVCSTM
0 3.4
0]
m
8 NOTE: WOOD FENCE NOT PERMITTED. FENCE TO
EX. GAS BE COMPOSITE, VINYL OR ALUMINIUM ONLY
B 24

Non-Bylaw Sized Tree

TREE #T1
TO BE RETAINED

TREE/CONIF:d0.2r2

— | FENCE BETWEEN TRUNKS TREE #T2
TO BE RETAINED

Non-Bylaw Siz

The non-bylaw sized on-site tree will be
removed under Arborist supervision, as it
impacts trees #T3 and #T5. Removal will be
done manually, without excavation
machinery or heavy equipment entering the
TPZs. The stump will be left in situ or
t pulled out by machinery.

grind

FENCE BETWEEN TRUNKS

TREE #T3
TOBERE

TR

++++++++++

TREE #T5
TO BE RETAINED

TREE #T4
TO BE RETAINED
>
N
®
Gy TREE/DEC:
%,

+++++

A new aluminium fen
along the southern si
trees . Arborist super
construction, includin
existing fence.

Excavatior
patio) and
#T2, #T3,
IS required
offset, and
to prevent
installed o

PROPOSED PAIR OF FEE SIMPLE DUPLEX

CLIENT: 1503988 B.C. LTD.

LEGAL DESCRIPTION

LOT 189 DISTRICT LOT 305 GROUP 2 NWD PLAN 37268
PID: 005 - 290 - 473

CIVIC ADDRESS

20294 49 AVENUE, LANGLEY

ce is proposed

te boundary, impacting
vision is required during
g removal of the

ZONING ANALYSIS

ZONE = GO1
CURRENT ZONING : RM1 URBAN RESIDENTIAL
LOT AREA = 11969.47 SF ( 1112.00 SM)

SITE COVERAGE

n for the building envelope (sunken
rear stairs will impact trees #T1,
#T4, and #T5. Arborist supervision
. Excavation will have a 3-foot
exposed roots will be remediated
desiccation. Rear stairs will be

n prepared existing grades.
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PERMITTED = 40.00%=
PROPOSED AREA = 41.22%=

DUPLEX #1 = 2484.86 SF

UNIT A=1219.81 SF
UNIT B =1265.05 SF

DUPLEX #2 = 2449.20 SF

UNIT C=1237.71 SF
UNIT D =1211.49 SF

4787.79 SF (444.80 SM)
4934.06 SF (458.39 SM)

FLOOR AREA RATIO
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E.15.64m
F. 15.64m"
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4

4

~ T
N+ + +
g
N
s Papagt
n i

o+
o+

"

[P

%

FENCE

PERMITTED FAR =1.2=
PROPOSED FLOOR AREA =0.92 =

TOTAL AREA UNIT A = 3197.66 SF

- UPPER FLOOR AREA = 1164.47 SF

- MAIN FLOOR AREA =741.12 SF

- GARAGE AREA =479.17 SF

- BASEMENT FLOOR AREA =812.90 SF

TOTAL AREA UNIT B = 3308.55 SF

- UPPER FLOOR AREA = 1187.74 SF

- MAIN FLOOR AREA =784.46 SF

- GARAGE AREA =480.58 SF

- BASEMENT FLOOR AREA =855.77 SF

TOTAL AREA UNIT C = 3257.39 SF

14363.36 SF (1334.40 SM)
10962.94 SF (1018.49 SM)

GENERAL NOTES:

THESE DRAWINGS HAVE BEEN PREPARED BY JOSS DESIGN INC. TO
CONFORM TO CURRENT RESIDENTIAL STANDARDS OF THE BRITISH
COLUMBIA BUILDING CODE (B.C.B.C.) 2024 AND THE SPAN BOOK 2004
EDITION. THE BUILDER IS RESPONSIBLE FOR ENSURING THAT ALL
CONSTRUCTION CONFORMS TO PROVINCIAL AND LOCAL BUILDING CODES
AND BY-LAWS.

IT IS THE CONTRACTOR'S RESPONSIBILITY TO CHECK AND VERIFY ALL
DIMENSIONS, MATERIALS, AND SPECIFICATIONS PRIOR TO CONSTRUCTION.
ANY ERROR OR OMISSIONS SHALL BE BROUGHT TO OUR ATTENTION
IMMEDIATELY SO THAT CORRECTIONS CAN BE MADE AND PLANS REPLACED.

DO NOT SCALE DRAWINGS. JOSS DESIGN INC. WILL NOT BE RESPONSIBLE
FOR DEPARTURES FROM AND/OR CHANGE TO THESE PLANS.

STRUCTURAL SPECIFICATIONS

EXTERIOR WALLS ARE DRAWN 6" THICK ASSUMING 1/2" PLYWOOD
SHEATHING ON 5-1/2" STUDS. ALL INTERIOR WALLS ARE DRAWN 4" OR 6"
THICK FOR 2x4 OR 2x6 STUD WALLS.

DIMENSIONS TO BE TAKEN FROM OUTSIDE FACE OF SHEATHING FOR
EXTERIOR WALLS AND CENTRE OR FACE OF STUDS FOR INT. WALLS AS
SHOWN.

ALL HEIGHT DIMENSIONS ON FLOOR PLANS ARE FROM TOP OF FLOOR
PLYWOOD.

APPLICATION OF MATERIALS MUST CONFORM TO THE TABLES PROVIDED IN
THE SPAN BOOK 2004 EDITION.

BUILDING FRAMES SHALL BE ANCHORED TO THE FOUNDATION WALLS BY
FASTENING A SILL PLATE TO THE FOUNDATION WALL WITH 13MM ANCHOR
BOLTS SPACED AT 1800MM ON CENTER, UNLESS OTHERWISE NOTED.

FLOOR JOISTS SPANNING MORE THAN 2100MM ARE TO BE BRIDGED AT MID
SPAN OR AT 2100MM ON CENTRE BY 38x38 DIAGONAL BRIDGING. ALL
SUBFLOORS TO BE 15. 5MM T&G PLYWOOD, GLUED AND NAILED TO THE
JOISTS.

WINDOW AND DOOR SIZES ARE APPROXIMATE AND CONTRACTOR SHALL
CHECK WITH WINDOW AND DOOR SUPPLIER FOR ACTUAL ROUGH
OPENINGS.

ALL LINTELS ARE TO BE 2-38x135 D. FIR NO. 2 OR BETTER, UNLESS
OTHERWISE STATED, AND SHALL BE SUPPORTED ON A MINIMUM 38MM
BEARING.)

BUILDER TO CHECK SNOW LOAD AND RAIN LOAD GUIDELINES FOR THEIR
MUNICIPALITY PRIOR TO CONSTRUCTION.

TOP OF EXTERIOR FOUNDATION WALLS TO BE MIN 8" ABOVE FINISHED
GRADE.

ALL GUARDRAILS TO BE 42" IN HEIGHT AND 4" VERTICAL SPACING . ALL
GUARDRAILS MUST CONFORM TO ALL RELEVANT REQUIREMENT TO
SECTION 9.8.8 OF THE B.C.B.C. 2024.

CONTRACTOR MUST VERIFY ALL SERVICE LINES PRIOR TO CONSTRUCTION.

FOOTINGS MUST PENETRATE BELOW FROST LINE AND BE ON SOLID
BEARING.

EXPOSED SHEET METAL FLASHING SHALL BE OF GALVINIZED STEEL.
CAULKING AND FLASHING TO BE PROVIDED AS PER B.C.B.C. 2024.

INSULATION AND VENTILATION

ATTIC ROOF SPACE SHALL BE VENTED WITH ROOF TYPE, EAVE TYPE
AND/OR GABLE TYPE VENTS TO A MINIMUM OF 1:300 OF THE INSULATED
CEILING AREA. ROOFS CONSTRUCTED WITH ROOF JOISTS SHALL BE VENTED
TO A MINIMUM OF 1:150 OF THE INSULATED CEILING AREA.

VENTS SHALL BE UNIFORMLY PLACED AROUND THE BUILDING.
CRAWLSPACES MAY ALSO BE HEATED BY A FORCED AIR HEATING SYSTEM
OR VENTS TO AN ADJACENT BASEMENT AND SHALL BE VENTED TO
ACCORDING TO SECTION 9.32 OF THE B.C.B.C. 2024.

CEILING INSULATION SHALL BE INSTALLED SO AS NOT TO RESTRICT AR
FLOW THROUGH ROOF VENTS TO ATTIC SPACES.

ATTIC SPACES AND CRAWLSPACES TO HAVE A MINIMUM 500x700 ACCESS
HATCHWAY.

MISCELLANEOUS

THE INSTALLATION OF PLUMBING, HEATING AND ELECTRICAL EQUIPMENT
AND MATERIALS SHALL BE IN ACCORDANCE WITH MANUFACTURERS
SPECIFICATIONS AND THE APPLICABLE SECTIONS OF THE B.C.B.C.
STANDARDS.

ENGINEERED GLASS IS REQUIRED WHEN USED AS GUARD.

SCOUR PROTECTION PER SUBDIVISION REQUIREMENT. CONSTRACTOR'S
RESPONSIBILITY TO CHECK WITH GEOTECH ENGINEER.

WINDOW IN STAIRWAY MUST PROVIDE MINIMUM 900 MM BETWEEN
SILLANDADJACENT FLOOR,0THER WISE MUST BE EITHER ENGINEERED OR
GUAR DED FROM INSIDE.
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UNIT D =714.43 SF

GARAGE = 482.56 SF
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GASFR |
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POST DEDICATION AREA = 5700.07 SF

LOT COVERAGE
PERMITTED = 45.00% x 5700.07 SF = 2565.03 SF
PROPOSED = 43.59% = 2484.86 SF

BASER N\

ROAD DEDICATION
AREA =649.83 SF
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ROOF MATERIALS (SEE ELEVATIONS)
1/2"0SB OR PLYWOOD ROOF SHEATHING
ENGINEERED TRUSSES @ 24"0.C. (TYP.)

ATTIC VENT 1:300

>3

TOP OF ROOF PLATE f XQXYWWHWUQHHYYY‘{‘{‘{‘{YYY ‘{W‘{YWYYYWY OO0 X“{Y‘;“{}\Y}\Y}\YI‘{‘{}‘YX(XXYX}(}‘‘{x‘{}‘%{r‘{r‘{\x‘g(\(X(X‘;XY\X‘{})(I[XX)(X}‘)(}(X)(X)(}(‘{‘{Y‘l‘(‘{ OO0
TYPICAL FACIA/SOFFIT: - 2"X6" DOUBLE TOP PLATE ATTIC
GUTTER MATERIAL (SEE ELEVATIONS) R-40 BATT INSULATION
VINYL OR CEDAR SOFFITS W/6 MIL POLY V.B.

SOLID SOFFITS REQUIRED IF WITHIN 1.2M FROM PROP.LINE
FACIA BOARD (SEE ELEVATIONS)

EAVES

ROOF O/H (SEE ELEVATIONS)

UPPER FLOOR ELEVATION

TYPICAL EXTERIOR WALL:

FINISHING MATERIAL - SEE ELEVATION

BUILDING PAPER

3/8" PLYWOOD SHEATHING

2X6 STUDS @16"0.C. W/ R-20 BATT INSULATION(U.N.O.)
6 MIL. POLY VAPOUR BARRIER

1/2" GYPSUM BOARD

MAIN FLOOR ELEVATION

— 5/8" GYPSUM BOARD

r 5/8" FLOOR SHEATHING

"\ DOUBLE FLOOR JOISTS

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

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

5/8" FLOOR SHEATHING

< PP

2"X6" DOUBLE TOP PLATE J

2"x6" SILL PLATE WITH
5/8" DIA.ANCHOR BOLT @ 32"o.c.

FIN.GRADE ELEVATION

it |

G BASEMENT ELEVATION

WWYVVVVVVYY

FOUNDATION WALL

8" CONCRETE FOUNDATION WALL

W/2 COATS OF BIT. W.P.

24"x8" CONCRETE FOOTING

TO SOLID BEARING

6" MIN. DRAIN ROCK

L 1/2" GYPSUM BOARD CEILING

BASEMENT SKIM COAT
4" CONCRETE SLAB

6 MIL. POLY VAPOUR B
5" MIN. COMPACTED, G
OR CRUSHED GRAVEL
R-12 INSULATION FOR RADIANT HEATING

RIER
NULAR FILL

T, B

R L

P

e e e B e B e e e

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

TYPICAL WALL CROSS-SECTION

CONCRETE FOUNDATION

DAMPROOFING / DRAINAGE OR
WATERPROOFING / DRAINAGE LAYER

COLD JOINT PROTECTION LAYER

YN

4" PERIMETER DRAINAGE PIPE

i

=—— INSULATION

SEALANT

SOIL GAS BARRIER

CONCRETE FLOOR

WITH MIN.6" COVER OF 3/4"
COARSE GRAVEL

<

B ’4~71\,
5 o d a

FOOTING DAMPROOFING
CAPILLARY BREAK —

SUITABLE SEALING TAPE ———

—— GAS PERMEABLE LAYER
SOIL

FIGURE 7.1.4.5.7 — SEALING SUB-SLAB MEMBRANE HORIZONTALLY TO CONCRETE FOOTING WHEN INSULATION IS
BETWEEN THE FOUNDATION WALL AND FLOOR SLAB

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

RADON MITIGATION PIPE

SUITABLE SEALING TAPE

CROSS SECTION LAYOUT

TYPICAL ROOF:

SEE ELEVATION

ENGINEERED PREFABRICATED TRUSSES
R-40 BATT INSULATION

6 MIL. POLY VAPOUR BARRIER

5/8" G.W.B.

TYPICAL EXTERIOR WALL:
SEE ELEVATION

BUILDING PAPER

3/8" PLYWOOD SHEATHING
2X6STUDS @ 16" O.C.

R-20 BATT INSULATION

6 MIL. POLY VAPOUR BARRIER
1/2" G.W.B.

TYPICAL INTERIOR WALL:
2X48STUDS @ 16" O.C.
1/2" G.W.B.

TYPICAL FLOOR:

5/8" T & G PLYWOOD SUBFLOOR

WOOD FLOOR JOISTS (SEE STRUCTURAL)
2 X2 BRIDGING @ MAXIMUM 84" O.C.

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

AROUND EDGE OF FLQOR SLAB (IF APPLICTYPICAL DECK:

WATERPROOF MEMBRANE ON
5/8" SHEATHING ON

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

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

LEVEL 2 FULL PASSIVE
VERTICAL STACK

—

FIRE STOPPING BLOCK
BETWEEN STRAPPING \‘
2x4 ON FLAT |
@20'0.C.
5/8" TYPE "X" GWB
BOTH SIDES
RIM JOIST / FLOOR
BEAR TRUSSESON | || HEADERS AND
PARTY WALL LINTELS
" FLOORHEADERS: R-
/ 24 STUCCO
(RSI 4.43)
CONTINUOUS METAL j (18|-T|(8U6F1< TEE FI{?RI;SISTANCE RATING-PARTY WALL wi4a
FIRESTOP - TWO ROWS 38 MM x 89 MM STUDS, EACH SPACED 400
MM OR
1" AIR SPACE 600 MM O.C. ON SEPARATE 38 MM x 89 MM PLATES SET
25 MM APART

* WITH OR WITHOUT ABSORPTIVE MATERIAL

+ 89 MM THICK ABSORPTIVE MATERIAL ON EACH SIDE
+15.9 MM TYPE X GYPSUM BOARD

CONTINOUS FIRE STOP

| 2-2x12" ENF PLATE
1" AIR SPACE

CONTINUOUS METAL j

FIRESTOP

2-2x12" END PLATE

FIRE-STOPPING BLOCK

BETWEEM STRAPPING

2x4 ON FLAT
@?20"0.C.

BEARTRUSSESON |

PARTY WALL

CONTINUOUS METAL )

FIRESTOP

CONTINUOUS METAL j

FIRESTOP

N

5/8" TYPE "X" GWB
BOTH SIDES

RIM JOIST / FLOOR
HEADERS AND
LINTELS

FLOOR HEADERS : R -
24, STUCCO

(RSI4.43)

OOV

2x4 ON FLAT

1 HOUR FIRE RESISTANCE RATING-PARTY WALL wi4a
(STC 61, 1h FRR)

- TWO ROWS 38 MM x 89 MM STUDS, EACH SPACED 400
MM OR

600 MM O.C. ON SEPARATE 38 MM x 89 MM PLATES SET

25 MM APART

* WITH OR WITHOUT ABSORPTIVE MATERIAL
+ 89 MM THICK ABSORPTIVE MATERIAL ON EACH SIDE
+15.9 MM TYPE X GYPSUM BOARD

TYPICAL PARTYWALL SECTION

PARTYWALL SECTION

PARALLEL TO TRUSSES

INSULATED SECTION

LABEL "RADON SYSTEM'

BOX WINDOW DETAIL
N.T.S.

PERPENDICULAR TO TRUSSES

STAIR DETAIL
N.T.S.

SEALANT
\ SUITABLE SEALING

LABEL "RADON SYSTEM" |

TAPE

LABEL "RADON SYSTEM' - — -
—

—
—

—
% CONCRETE FLOOR

SOIL GAS BARRIER

‘ : —

_ | GAS PERMEABLE LAYER

\ SUB-SLAB PIPING INSTALLED DURING
CONSTRUCTION ACCORDING TO 7.1.2.7

FIGURE 7.2b- LEVEL 2 - FULL PASSIVE RADON STACK

:

2x12 )
STRINGER| 10

SPINDLES OF HANDRAIL TO
EXTEND DOWN TO TREAD SHOE

— 1" PLYWOOD TREADS

1" NOSING

\

?x6 LADDER FRAME SEAT

MIN 18"
TYP. FOR ALL BOX WINDOWS

7.875" RISE

FLOOR JOIST

MAIN RESIDENCE
SUITE FLOOR PROTECTION:

FLOOR SYSTEM F17c

45min FRR & 48 STC

11/2" CONCRETE TOPPING
SUBFLOOR OF &/8" PLYWOOD
WOOD I-JOIST SPACED 16" O.C
ABSORPTIVE MATERIAL IN CAVITY
5/8" TYPE X GYPSUM BOARD

FLOOR SHEATHING

L

e e e W sy

A

DROPPED

CEILINGS (TYP.)

OUTSIDE

|
| | } |
SUITE AREA } } /
\

DRYWALL TYPE 'X' TO CONTINUE TO U/S OF FLOOR SHEATING MAIN RESIDENCE
r— IR BEDROOM WINDOWS
| | OPENABLE TO OUTSIDE

MIN. 0.355M (3.76 SF)
AND NO DIM. LESS THAN 381mm (15")

|

|

| MEANS OF EGRESS (BCBC 2024)
FIRE SEPARATING SUITE - W3c |

\
\
EXIT OR SHARED CORRIDOR

45MIN. FIRE SEPARATION & STC 43 | \\J DOOR SWING OUTSIDE
2x6 @16" O/C | SHALL NOT BE LESS THAN 1980
89mm THICK ABSORPTIVE MATERIAL | | HIGH "
RESILIENT METAL CHANNELS ON ONE SIDE SPACED AT 16 0.C. HAVE CLEAR OPENING WIDTH OF
12" TYPE X' GYP BOARD ON EACH SIDE —— ‘ NOT LESS THAN 800mm

| | \/\;

J\;

]

CROSS SECTION

OTES: g

- FIRE STOP ALL PLUMBING SERVICES PENETRATING THROUGH FIRE SEPARATIONS
- MAIN ELEC PANEL IN DWELLING UNIT WITH SUB PANEL IN SEC. SUITE

TYP. SECONDARY SUITE

CROSS-VENTILATION DETAIL FOR ENCLOSED FLOORS

USED FOR VERANDA AND DECK

OUTSIDE

FLASHING & COUNTER FLASHING
CANTD STRIP

2x4 CONT. STUD
STEEL GRILL AREA
3/4" CLEAR GAP AIR CIRCULATIO
CANTD STRIP
FLASHING & COUNTER
WATER PROOF MEMBRANE
CROSS PURLIN

INSIDE

FRESH AR

VY

FRESH AR

FRESH AIR

MY

- ELEC. SUB PANEL IS NOT PERMITTED IN REQ'D RATED FIRE SEPARATIONS

- CARBON MONOXIDE DETECTORS AND WARD WIRED PHOTO ELEC. SMOKE ALARMS
(ALL INTERCONNECTED)

- AN ADDITIONAL SMOKE ALARM OF PHOTO ELEC. TYP. CONFORMING TO CAN/ULC-SA531
"STANDARD OF SMOKE ALARMS" SHALL BE INSTALLED IN EACH SUITE

FENCE DETAIL
N.T.S.

;4/ 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

@]OSS

3. THE FENCE STRUCTURE IS SUBSTANTIALLY AS
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