5 City of
¥ Richmond Report to Development Permit Panel

To: Development Permit Panel Date: September 21, 2020

From: Wayne Craig File: DP 19-855200
Director, Development

Re: Application by Oris (Dyke Road) Development Corp. for a Development Permit at
6091 and 6111 Dyke Road

Staff Recommendation
That a Development Permit be issued which would:

1. Permit the construction of a mixed use development containing 13 dwelling units and
approximately 128 m? (1,378 ft?) of commercial space at grade at 6091 and 6111 Dyke Road
on a site zoned “Commercial Mixed Use — London Landing (Steveston)(ZMU 40)”; and

2. Vary the provisions of Richmond Zoning Bylaw 8500 to not require an on-site loading space.

Az

Wayne Craig
Director, Development
(604-247-4625)

WC:ke
Att. 3
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Staff Report
Origin
Oris (Dyke Road) Development Corp. has applied to the City of Richmond on behalf of BC
458834 BC Ltd (Director: R. Puri) and Oris (Dyke Road) Development Corp. (Directors: D.
Westermark; S. Lawson; B. Cavanaugh; J. O’Bray; N. Curran) for permission to develop a
mixed use development containing 13 residential units and approximately 128 m* (1,378 ft%)
commercial unit at 6091 and 6111 Dyke Road on a site proposed to be zoned “Commercial

Mixed Use — London Landing (Steveston)(ZMU 40)”. The site currently contains two light
industrial buildings.

The site is being rezoned from “Light Industrial (IL)” to “Commercial Mixed Use — London
Landing (Steveston)(ZMU 40)” for this project under Bylaw 9953 (RZ 15-702486).

Servicing Agreements (SA 18-852853; SA 18-852854) are required as a condition of rezoning
adoption and include, but is not limited to, the following improvements:

e Design and construction of sanitary relocation works along the subject site’s Dyke Road
(west) frontage.

e Design and construction of frontage works (including loading area lay-by along Dyke Road),
on-site public pathway (north property line), Streamside Protection and Enhancement
Area (SPEA) restoration/enhancement within the Dyke Road allowance and on-site servicing
connections.

Development Information

Please refer to attached Development Application Data Sheet (Attachment 1) for a comparison of
the proposed development data with the relevant Bylaw requirements.

Through the processing of this Development Permit application, the applicant has included a
proposed change to add one residential unit for a total of 13 units in the project. At time of
rezoning, the project proposed 12 residential units. The proposed increase of one residential unit
is achieved through dividing a large unit into two smaller units with no additional floor area or
density being added to the project. The proposal remains consistent with the provisions in the
“Commercial Mixed Use — London Landing (Steveston) (ZMU 40)” zone developed for this site.
There are minor changes to the east portion of the development’s north and east building
elevations that relate to revisions to window placement as a result of the interior building
modifications to accommodate the additional unit.

The revised proposal, with an additional residential unit, exceeds the City’s Zoning Bylaw
requirements for off-street parking (residential and visitor parking stalls). The developer has also
informed the neighbouring development’s strata to the east at 13251 Princess Street (Nakade) of
the proposed change to add a residential unit.
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Background

The subject site is located in the London/Princess Sub Area of the Steveston Area Plan Official
Community Plan (OCP) and is designated “Mixed Use” in the land us map for the area. The
proposed mixed use project proposed in this Development Permit complies with this OCP
designation and is consistent with the rezoning application previously considered by Council.
Development surrounding the subject site is as follows:

e To the north, is a site zoned “Light Industrial (IL)” containing one and two storey existing
industrial buildings.

e To the east, is an existing four storey residential apartment complex at 13251 Princess Street
(Nakade Development).

e To the south, is a Provincially designated Riparian Management Area (RMA)(15 m). Across
Dyke Road to the south is a public pathway.

e To the west, an existing mixed use development located on the west side of Dyke Road at
6168 Dyke Road (The Pier). A RMA (15 m) at the southwest portion of the site associated
with the existing watercourse running along the south portion of the site.

Rezoning and Public Hearing Results

During the rezoning process, staff identified the following design issues to be resolved at the
Development Permit stage:

e Coordination of on-site restoration landscaping and planting within the Streamside Protection
and Enhancement Area (SPEA)/RMA in conjunction with the enhancement plan submitted
by the project’s Qualified Environmental Professional (QEP).

e Landscape design detailing of outdoor amenity, courtyard and on-site pathways in the
project.

e Additional architectural design detailing for the project.

e Inclusion of a request to vary Richmond Zoning Bylaw 8500 requirements for on-site loading
as a result of loading provisions being incorporated into the frontage improvements for the
development.

Through the review of this Development Permit application, staff have worked with the applicant
to ensure the project complies with the applicable design guidelines contained within the OCP
and urban design and landscape issues identified during the processing of the rezoning
application as follows:

e Landscape and enhancement plantings within the SPEA/on-site RMA are consistent with the
project’s QEP restoration plan and comply with all applicable Federal and Provincial
regulations.

e The outdoor amenity, courtyard area and surrounding circulation pathways are designed to be
accessible with complementing landscaping that provides appropriate privacy screening to
the residential units.

e Architectural detailing for the project responds to the surrounding mixed use and
multi-family residential developments by incorporating modern building forms and
contemporary materials. This project also proposes cladding treatments (hardi-shingle,
horizontal siding) that are similar to the lower-density residential developments in the
London/Princess Sub Area to the east.
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The Public Hearing for the rezoning of this site was held on December 18, 2019. Through the
Council consideration of the application at the Public Hearing, the following concemns in relation
to adjacency, height and massing of the project were expressed by the strata in the neighbouring
development at 13251 Princess Street and a resident at 6168 London Road:

e Comments and concerns about the overall height and massing of the project when compared
to existing developments in the surrounding area.
e Questions about the setback of the project in relation to Dyke Road.

The project/applicant responses to address these issues is summarized as follows:

e Following additional review it was determined the height and massing of the development is
consistent with other mixed use projects in the surrounding area. For the portion of the
building directly adjacent to the neighboring four-storey development to the east at 13251
Princess Street, the project’s height and massing is stepped down to be less than the height of
the neighboring building and provides a 3 m side yard (east property line) setback that is
identical to the setback for this neighboring development, providing a 6 m separation
distance between buildings.

e The building on the subject site is also pulled as far to the north as possible in response to an
existing RMA (15 m), which allows for views and sun exposure to be maintained for the
south and southwest facing residential units for the existing project at 13251 Princess Street.

e Inresponse to Dyke Road setbacks questions, the building is sited to provide fora 1.5 m
setback for the first storey and 6 m setback for remaining portions of the building above the
first storey. This approach is consistent to other mixed use projects developed in this area by
providing for a pedestrian-friendly building frontage with a strong commercial/retail frontage
presence to the street. The additional setback on the upper floors allows for increased
sunlight exposure and views along the north-south portion of Dyke Road.

Staff Comments

The proposed scheme attached to this report has satisfactorily addressed the urban design issues
and other staff comments identified as part of the review of the subject Development Permit
application. In addition, it complies with the intent of the applicable sections of the Official
Community Plan (OCP) and is generally in compliance with the “Commercial Mixed Use —
London Landing (Steveston)(ZMU 40)” zone except for the variance noted below.

Zoning Compliance/Variances (staff comments in bold)

The applicant requests to vary the provisions of Richmond Zoning Bylaw 8500 to not require an
on-site loading space.

Staff supports the proposed variance as provisions for a loading area lay-by will be
incorporated into the Dyke Road frontage upgrades to the west of the subject site in lieu of a
dedicated on-site loading space. Design and construction of the loading area lay-by is being
secured through the Servicing Agreement, which is a rezoning consideration item to be
completed for this development.

The subject site is also constrained by a limited amount of road frontage accessible to vehicles
as a result of the existing RMA (15 m) that runs along the site’s entire south and portions of
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the west frontage. Remaining portions of the site with road frontage are utilized for vehicle
access, residential lobby entrance and a small commercial unit located at the northwest corner
of the development.

The variance request relates to not requiring an on-site loading space and provisions to secure
an off-site loading lay-by along the site’s Dyke Road (north-south) frontage through the
Servicing Agreement was identified in the Rezoning Staff Report and related Rezoning
Considerations.

Advisory Design Panel Comments

The Advisory Design Panel was held on November 6, 2019 and was supported to move forward
to the Development Permit Panel subject to the applicant giving consideration to the comments
of the Advisory Design Panel. A copy of the relevant excerpt from the Advisory Design Panel
Minutes from November 6, 2019 is attached for reference (Attachment 2). The design response
from the applicant has been included immediately following the specific Design Panel comments
and is identified in coloured text.

Analysis

Conditions of Adjacency

e The proposed design and overall massing of the project responds to existing developments in
the surrounding area.

o Along the north-south portion of Dyke Road, the building at grade is pulled close
to the property line to allow for a pedestrian-friendly streetscape and commercial
space interface to Dyke Road, which is similar to other mixed use developments
in the area. The building is pulled back from Dyke Road (west elevation) for
levels 2 through 4, which maximizes views to the south (river) and maximizes
sunlight exposure to the street.

o Massing of the project steps down and decreases from the highest parts of the
project on the west portion of the site to the lowest part of the building on the east
portion of the site. The building height on the east portion of the site is 18.2 m,
which is lower than the adjacent development to the east at 13251 Princess Street
(Nakade). In addition, a side yard setback of 3 m is provided on the subject site,
which allows for a 6 m separation distance between these two developments.

o Along the north edge of the site, the present adjacency condition on the subject site is a
two-storey light industrial building that has no setback to the north property line. The site to
the north (13191 Princess Street) contains a one-storey and two-storey industrial building
adjacent to the subject site. There is presently a grade difference between these two sites
with the subject site being higher in elevation with an approximately 1.8 m tall retaining wall
with a barrier railing providing the transition to the neighbouring site.

o The proposed mixed use building at street level will be setback 3 m from the
north property line and contains a commercial unit. The portion of the building
(Ievels 2-4) above the commercial unit (level 1) containing the project’s
residential units is cantilevered 1 m over and setback 2 m from the north property
line. The development opens up to a courtyard containing the outdoor amenity
area generally at the north east portion of the site. A 3 m wide pathway is also
provided along the north edge of the site providing pedestrian access to the
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courtyard area of the development. This pathway would also serve as a potential
future public connection between Princess Street and Dyke Road which would
only be achieved through redevelopment of the neighbouring site(s) to the north.
The proposed development reduces the amount of building along the north edge
of the site and provides a 3 m setback for level 1 and 2 m setback for levels 2-4.

o A similar grade difference from the present situation will remain between the
subject site and property to the north. The small visible portion of the concrete
retaining wall along the north property line will have reveals to add additional
detailing and a metal barrier railing mounted on-top.

e The following approaches are taken along the east portion of the subject site containing an

existing four-storey residential development (13251 Princess Street — Nakade) and
existing two-storey industrial operation at 13191 Princess Street to address these
neighbouring adjacencies:

o The portion of the development on the south east portion of the site adjacent to
the neighbouring residential development to the east is pulled back from the south
property line and setback 3 m from the east property line. This approach
maximizes south and southwest views to the river for the neighbouring site and
allows for sun exposure to these neighbouring units. The 3 m setback along the
east property line is similar to the setback for the neighbouring site and provides
for landscaping to be implemented within with side yard area.

o The side yard on the neighbouring residential property to the east contains a
private walkway which is generally lower than the grades proposed for the
development site. To manage this grade transition, the subject site proposes a
0.5 m tall retaining wall above the elevation of the walkway on the neighbouring
site. A stepped landscaped retaining wall is proposed in the east side yard setback
area providing the remaining transition to the proposed finished grade for the site.

o The northeast portion of the site adjacent to the existing industrial development
opens to a courtyard containing the outdoor amenity for the development. A
buffer is integrated on the subject site’s east property line to provide a landscaped
edge between the outdoor amenity area and neighbouring industrial building.

Urban Design and Site Planning

Due to the existing watercourse with the RMA (15 m) designation running along the site’s
south property line and requirement to comply with the identified setback to this watercourse,
the building fronting the north-south portion of Dyke Road along the site’s west property line
is pulled close to the street and within 3 m of the north property line (at street level). This
enables the commercial unit for the development to have a direct interface to the Dyke Road
streetscape, consistent with other commercial uses at grade and developments in this area.
Vehicle access to the site was reviewed as part of the rezoning application and supported by
the City’s Transportation Department. The vehicle access to the parkade is situated as far
north as possible, away from where Dyke Road curves north. This vehicle access location
allows for the commercial unit, residential lobby entrance and pedestrian linkage providing
access to the courtyard/outdoor amenity to the project and future public pathway connection
between Dyke Road and Princess Street to be contiguous and not separated from the
pedestrian-oriented streetscape along the north-south portion of Dyke Road.
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e Pedestrian circulation is provided along the Dyke Road frontage along the west edge of the
site through sidewalk, boulevard and related improvements that will be completed through a
Servicing Agreement for this development. A 3 m wide pathway provides direct access to
the courtyard area at the north east area of the site containing the outdoor amenity. This 3 m
wide pathway also forms a portion of a future public pathway linking Dyke Road and
Princess Street. The ultimate pathway width and connection will be achieved when
development to the north at 13191 Princess Street occurs in the future. As part of this
development, a 3 m wide statutory right-of-way along the site’s north property line and the
design and construction of this pathway will be through a Servicing Agreement, both of
which are secured as rezoning consideration items.

e A pathway along the south portion of the development adjacent to the RMA 1is a private
connection providing an egress pathway for access and exiting requirements.

e This development does not provide for an indoor amenity area (or cash-in-lieu contribution)
as the average unit size for this project (179 m? or 1,927 ft?) exceeds the average unit size of
148 m? (1,593 ft?) identified in the exemption provided for in the OCP.

o The below grade parkade structure contains all of the off-street parking stalls required by the
Zoning Bylaw provisions and includes:

o 24 stalls for the 13 residential units.

o Four stalls for the commercial space.

o Four residential visitor stalls (shared with the commercial stalls) (Note — The
shared stalls for commercial and residential visitor purposes is included in the
“Commercial Mixed Use — London Landing (Steveston)(ZMU 40)” zoning
provisions and secured through a legal agreement to be registered as a rezoning
consideration item.

o These oft-street parking provisions complies with the Zoning Bylaw and zoning
district proposed for this project.

e The garbage and recycling bins are located in a dedicated refuse/recycling room in the
parkade. For garbage and recycling service days, the contractor will arrange to bring the bins
out onto Dyke Road and temporarily placed in the lay-by area along Dyke Road to be
constructed as part of the frontage works for this development. Once service is completed,
the bins will be returned to the refuse/recycling room. This approach has been reviewed and
is supported by Environmental Programs staff.

e In accordance with Zoning Bylaw requirements, this development provides for supporting
infrastructure for all residential parking stalls in this development to support level 2 electric
vehicle charging capabilities.

o This development also provides one of the shared commercial/residential visitor stalls to be
equipped with a 240v electrical outlet to support electrical vehicle charging infrastructure.

Architectural Form and Character
o The building’s form and architecture respond to the site’s geometry and corner location. To
break up overall building massing and respond to surrounding land uses, the building design
provides for three building forms as follows:
o Along Dyke Road (west portion), the building at street level containing the
commercial unit is sited close to the street with upper levels stepping back that is
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characteristic of contemporary building forms and architecture within this mixed
use area.

o The building fagade along the south-west portion of the site contains large
amounts of glazing and open deck space taking advantage of the sun exposure and
south oriented views to the water.

o The east portion of the development steps down in massing to be less than the
height of the existing neighbouring four-storey building at 13251 Princess Street.
As this part of the development does not contain any rooftop deck open space, a
unique roof form is proposed to provide a transition from some of the
contemporary building forms to the west to the more traditional residential
building forms to the east. The curved roof form makes reference to a historic
building shape that is typical of some of the supporting fishery buildings in the
nearby Steveston Harbour Authority lands.

Variable heights for the parapets of the building also assists with differentiating a
single-building into the three distinct building forms as noted above and breaking up the
overall massing of the project.

Two separate rooftop access structures containing an elevator, access/egress stairways and
private washroom facilities (powder room) are setback from the edges of the building to
minimize visibility from the surrounding streets and are designed to have similar
architectural finishing and cladding materials as the rest of the development.

The proposed design (thin metal support columns with clear glass guard rails) and
architectural detailing (decorative painted beams) of the decks on the west, southwest and
south building frontages provide an architectural element that is consistent across the entire
project. The application of slim profile metal support posts and use of clear glass guardrails
helps to reduce the overall building mass of the project.

Building cladding primarily consists of fibre cement lap siding, panel boards, shingles and
trim that is consistent with the cladding materials used in the surrounding residential
developments to the east. Corrugated metal siding is proposed at grade around the
commercial unit, residential lobby and vehicle access to the parkade, differentiating these
areas of the development from the residential component.

Landscape Design and Open Space Design
On-Site Landscaping

The outdoor amenity area is located on the north east portion of the site and is designed to
incorporate play equipment to facilitate active play (play structure with climbing net and
balance bridge), sized to meet minimum OCP requirements for outdoor amenity areas and
allows for sun exposure during summer months. Elevated planters with landscaping and
trees helps to define the outdoor space, while providing buffering to the existing industrial
use to the east and privacy screening to the on-site residential units to the south. The outdoor
amenity area is also sited directly adjacent to the courtyard providing access to the building
and pathway along the north edge of the site (future public pathway when development on
neighbouring sites occurs), which provides a central location for access and use by residents
of the development.

On-site landscaping and planted areas will be serviced by an irrigation system to be installed
as part of the landscape works for this project.
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e 8 new deciduous trees (dogwood, cherry, vine maple and beech varieties) are proposed to be
planted on-site within the courtyard area within raised concrete planter beds.

e Shrubs, grasses and groundcovers are proposed for the landscaping along the east side yard
integrated into a terraced planter adjacent to the building. Along the south portion of the site
between the RMA/SPEA and mixed use building, shrubs and groundcovers are integrated
into elevated planter boxes and at grade to provide screening to retaining walls.

e The subject site does not contain any existing bylaw sized trees or landscaping on
neighbouring properties that will be impacted as a result of this development.

e Perimeter fencing along the north and east edge of the site consists of a metal rail fence and
kept at a height of approximately 1 m to provide a suitable transition to neighbouring
properties. The fencing proposed along the north property line has been designed so that it
can be removed with the implementation of a public pathway upon redevelopment of the
neighbouring property to the north.

e To provide additional design detailing, add visual interest and differentiate various open
spaces, accesses and pathways, a variety of hard surface treatments (patterned/coloured
concrete and pavers) have been selected.

¢ A landscape bond/letter of credit in the amount of $90,387 will be secured as a Development
Permit consideration (Attachment 3) for this project.

On-Site Restoration/Enhancements within the RMA/SPEA

e In accordance with the rezoning proposal, the subject site and overall development complies
with the designated RMA for the watercourse that runs along the south portion of the site and
required 11.1 m wide Streamside Protection and Enhancement Area (SPEA) as determined
by the project’s Qualified Environmental Professional (QEP) and approved by the Province.
This 11.1 m wide SPEA is located partially on the subject site on the south side along Dyke
Road. The remaining SPEA is located within the City’s Dyke Road allowance from the
south property line of the site to the edge of the watercourse. The proposed restoration and
enhancement works for the SPEA are addressed through the following:

o Restoration and enhancement works within the SPEA located on the subject site
are covered by the QEP’s plans prepared for this area forming part of this
Development Permit application.

o Restoration and enhancement works within the SPEA located in the City’s Dyke
Road allowance will be completed through the Servicing Agreement, which was
secured as a prior rezoning consideration item for this project.

e The project’s QEP has submitted a plan for the restoration and enhancement of the SPEA
that involves the following works:

o Implement a naturalized grade/slope within the SPEA.

o Invasive plant management.

o Restoration and enhancement plantings consisting primarily of native plant/shrub
species (observed by the QEP to be consistent with existing plantings in the area
and native to Richmond). 6 proposed trees (black cottonwood — native to
Richmond) are proposed to be implemented within the SPEA (2 located on-site; 4
located in the City’s Dyke Road allowance).

o Implementation of a split rail fence at the edge of the SPEA to demarcate the
restoration area and discourage future disturbance or trespass into this area.
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On-site planting and landscaping outside of the SPEA is compatible with the proposed
restoration and enhancement works proposed by the QEP in the SPEA. The private pathway
that runs along the edge, outside of the designated SPEA consists of gravel and provides a
suitable surface treatment adjacent to this area.

In support of the restoration and enhancement works within the SPEA, the project QEP has
also prepared a supporting Construction Environmental Management Plan (CEMP) and
monitoring and maintenance plan.

A landscape bond/letter of credit in the amount of $50,410 will be secured as a Development
Permit consideration specific to the restoration and enhancement works within the on-site
SPEA and will be subject to the monitoring and maintenance plan submitted by the project
QEP.

Environmental Sustainability staff have reviewed the SPEA plans and supporting materials
submitted by the project QEP and support the recommended restoration and enhancement
works.

Crime Prevention Through Environmental Design

The design of the project provides clear access points and areas for commercial, residential
and common areas to ensure they are well defined and visible.

The courtyard area, containing the outdoor amenity area is located in a highly visible central
area of the development with active and passive surveillance provided by the residential units
that overlook this space and access the area.

Low permeable fencing is provided around the perimeter of the site that provides the ability
for surveillance and visibility beyond the boundaries of the site.

The pathway along the north edge of the site will be highly visible from the adjacent
commercial unit at grade and courtyard area of the development that allows for frequent
surveillance of this area.

Accessible Housing

The proposed development includes four basic universal housing units that are designed to be
easily renovated to accommodate a future resident in a wheelchair. These single-storey units
are required to incorporate all of the accessibility provisions listed in the Basic Universal
Housing Features section of the City’s Zoning Bylaw, and are permitted a density exclusion
of 1.86 m? (20 ft?) per unit.
The rooftop deck areas for three residential units are serviced by an elevator which allows for
these private amenity areas to be accessible to individuals with mobility impairments.
All of the proposed units incorporate aging in place features to accommodate mobility
constraints associated with aging. These features include:

o Stairwell hand rails.

o Lever-type handles for plumbing fixtures and door handles.

o Solid blocking in washroom walls to facilitate future grab bar installation beside

toilets, bathtubs and showers.
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Sustainability

e This development is required to adhere to the Step 3 performance targets in the Energy Step
Code as the Development Permit application was submitted after July 16, 2018. The
applicant has submitted confirmation from the Coordinating Registered Professional that the
proposed design of this project meets Step 3 performance targets in the Energy Step Code.

Conclusions

The proposed Development Permit for the mixed use project on the subject site has addressed all
matters related to adjacency, site planning and urban design, landscaping and overall form and
character of the development and adheres with all applicable Development Permit Guidelines
contained in the Official Community Plan (OCP). On this basis, staff recommend support for
this Development Permit application.

Kevin Eng

Planner 2
(604-247-4626)

KE:blg
Attachments:
Attachment 1 — Development Application Data Sheet

Attachment 2 — Excerpt of November 6, 2019 ADP Minutes with Applicant Responses
Attachment 3 — Development Permit Considerations
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: C.Ity of Development Application Data Sheet
‘E | RlChmond Development Applications Department

DP 19-855200 Attachment 1

Address: 6091 and 6111 Dyke Road

458834 BC Ltd.; Oris (Dyke Road)
Applicant: Oris (Dyke Road) Development Corp. Owner: Development Corp.

Planning Area(s): Steveston Area Plan — London/Princess Sub Area

Floor Area Gross: 2,840 m? Floor Area Net: 2,560 m?

l Existing | Proposed
6111 Dyke Road — 972 m?

Site Area: 6091 Dyke Road — 809 m? 1,781 m? (consolidated)
Mixed use development
Land Uses: Light industrial containing at grade

commercial (1 unit) and 13
residential units

OCP London/Princess Sub Area

Plan Designation: Mixed use No change - complies

Commercial Mixed Use —

Zoning: Light Industrial (IL) London Landing
(Steveston)(ZMU40)
Number of Units: N/A 1 commerc!al un!t
13 residential units
| Bylaw Requirement | Proposed | Variance
Floor Area Ratio: 1.45 FAR 1.45 FAR none permitted
Lot Coverage: Max. 55% 52% none
Min. 3.5 m south property
line setback 3.6 m setback to south
Setbacks — Parking structure: No minimum setbacks to property line none

west, north and east
property lines

Min. 6 m setback for 1.5 m setback for building

building above ground at grade
Setback — West property line: level 6.0 m setback for portions none
No minimum setback for | of building above ground
building at grade level
Setback — South property line: Min. 10 m 10 m setback t_o south none
property line
Setback — East property line: Min. 3 m 3.0 m setback to east none

property line

6521551




-0

Min. 3.0 m setback for
building at grade.

3.0 m setback for building
at grade

Setback — North property line Mm. 2,0 m setback for 2.0 m setback for building none
building above ground
above ground level
level
Height (m): Max. 20 m 19.8 m (top of elevator none
structure)
Off-street Earkmg Spaces — 20 stalls 24 stalls none
Residential:
Off-street Parking Spaces —
Commercial/Residential Visitors 4 stalls 4 stalls none
(shared)
Total off-street Spaces: 24 stalls 28 stalls none
Amenity Space — Outdoor: Min. 78 m? (840 ft?) 98 m? (1,055 ft?) none
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ATTACHMENT 2

Excerpt of November 6, 2019 Advisory Design Panel Minutes

1. DP 19-855200 — FOUR-STOREY MIXED USE BUILDING OVER ONE
PARKADE LEVEL (BELOW GRADE)

ARCHITECT: The Andrews Architects Inc.
LANDSCAPE PMG Landscape Architects Ltd.
ARCHITECT:

PROPERTY LOCATION:  6091/6111 Dyke Road

Applicant’s Presentation

Dana Westermark, Oris Consulting Ltd., Wendy Andrews, The Andrews Architects Inc.,
and Yiwen Ruan and Mary Chan Yip, PMG Landscape Architects, presented the project
and answered queries from the Panel on behalf of the applicant.

Panel Discussion

Comments from Panel members were as follows:

. consider installing an automatic door in the underground parkade to access the
elevator to enhance the accessibility of residents and visitors with mobility
issues;

u
. consider installing pocket or sliding doors in lieu of inward-swinging doors for

washrooms of Basic Universal Housing units;

. appreciate the applicant contributing to the Public Art Fund; public art benefits
the public realm;

. the project’s architectural approach responds well to the different building
frontages; articulation of the building facades helps break down the scale and
massing of the building;
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ATTACHMENT 3

City of Development Permit Considerations

Development Applications Department

Rlchmond 6911 No. 3 Road. Richmond, BC V6Y 2C1

Address: 6091/6111 Dyke Road File No.: DP 19-855200

Prior to issuance of the Development Permit, the Applicant is required to complete the following:
1. Receipt of a Bond or Letter-of-Credit in the amount of $90,387 for on-site landscaping.
NOTE: landscape estimates for the purposes of a landscape letter of credit to include a 10% contingency cost.

2. Receipt of a Bond or Letter-of-Credit in the amount of $50,410 for on-site landscaping and restoration/enhancement
works with the RMA/SPEA.

NOTE: landscape estimates for the purposes of a landscape letter of credit to include a 10% contingency cost.

Prior to Building Permit Issuance, the developer must complete the following requirements:

1. Submission of a Construction Parking and Traffic Management Plan to the Transportation Department. Management
Plan shall include location for parking for services, deliveries, workers, loading, application for any lane closures, and
proper construction traffic controls as per Traffic Control Manual for works on Roadways (by Ministry of
Transportation) and MMCD Traffic Regulation Section 01570.

2. The applicant is required to obtain a Building Permit for any construction hoarding associated with the proposed
development. If construction hoarding is required to temporarily occupy a street, or any part thereof, or occupy the air
space above a street or any part thereof, additional City approvals and associated fees may be required as part of the
Building Permit. For further information on the Building Permit, please contact Building Approvals Department at
604-276-4285.

Note:

¢  Where the Director of Development deems appropriate, the preceding agreements are to be drawn not only as personal covenants
of the property owner but also as covenants pursuant to Section 219 of the Land Title Act.

All agreements to be registered in the Land Title Office shall have priority over all such liens, charges and encumbrances as is
considered advisable by the Director of Development. All agreements to be registered in the Land Title Office shall, unless the
Director of Development determines otherwise, be fully registered in the Land Title Office prior to enactment of the appropriate
bylaw.

The preceding agreements shall provide security to the City including indemnities, warranties, equitable/rent charges, letters of
credit and withholding permits, as deemed necessary or advisable by the Director of Development. All agreements shall be in a
form and content satisfactory to the Director of Development,

e Additional legal agreements, as determined via the subject development's Servicing Agreement(s) and/or Development Permit(s),
and/or Building Permit(s) to the satisfaction of the Director of Engineering may be required including, but not limited to, site
investigation, testing, monitoring, site preparation, de-watering, drilling, underpinning, anchoring, shoring, piling, pre-loading,
ground densification or other activities that may result in settlement, displacement, subsidence, damage or nuisance to City and
private utility infrastructure.

e Applicants for all City Permits are required to comply at all times with the conditions of the Provincial Wildlife Act and Federal
Migratory Birds Convention Act, which contain prohibitions on the removal or disturbance of both birds and their nests. Issuance
of Municipal permits does not give an individual authority to contravene these legislations. The City of Richmond recommends
that where significant trees or vegetation exists on site, the services of a Qualified Environmental Professional (QEP) be secured
to perform a survey and ensure that development activities are in compliance with all relevant legislation,

Initial:
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== City of
4 Richmond Development Permit

No. DP 19-855200

To the Holder: ORIS (DYKE ROAD) DEVELOPMENT CORP.
Property Address: 6091 AND 6111 DYKE ROAD
Address: C/0 12235 NO. 1 ROAD

RICHMOND, BC V7E 1T6

This Development Permit is issued subject to compliance with all of the Bylaws of the City
applicable thereto, except as specifically varied or supplemented by this Permit.

This Development Permit applies to and only to those lands shown cross-hatched on the
attached Schedule "A" and any and all buildings, structures and other development thereon.

The "Richmond Zoning Bylaw 8500" is hereby varied to not require an on-site loading space.

Subject to Section 692 of the Local Government Act, R.S.B.C.: buildings and structures;
off-street parking and loading facilities; roads and parking areas; and landscaping and
screening shall be constructed generally in accordance with Plans #1 to #22 attached hereto.

Sanitary sewers, water, drainage, highways, street lighting, underground wiring, and
sidewalks, shall be provided as required.

As a condition of the issuance of this Permit, the City is holding the security in the amount of
$90,387 for on-site landscaping works to ensure that development is carried out in
accordance with the terms and conditions of this Permit. Should any interest be earned upon
the security, it shall accrue to the Holder if the security is returned. The condition of the
posting of the security is that should the Holder fail to carry out the development hereby
authorized, according to the terms and conditions of this Permit within the time provided, the
City may use the security to carry out the work by its servants, agents or contractors, and any
surplus shall be paid over to the Holder. Should the Holder carry out the development
permitted by this permit within the time set out herein, the security shall be returned to the
Holder. The City may retain the security for up to one year after inspection of the completed
landscaping in order to ensure that plant material has survived.

As a condition of the issuance of this Permit, the City is holding the security in the amount of
$50,410 for on-site landscape and restoration/enhancement works within the Riparian
Management Area (RMA)/Streamside Protection and Enhancement Area (SPEA) to ensure
that development is carried out in accordance with the terms and conditions of this Permit.
Should any interest be earned upon the security, it shall accrue to the Holder if the security is
returned. The condition of the posting of the security is that should the Holder fail to carry
out the development hereby authorized, according to the terms and conditions of this Permit
within the time provided, the City may use the security to carry out the work by its servants,
agents or contractors, and any surplus shall be paid over to the Holder. Should the Holder
carry out the development permitted by this permit within the time set out herein, the security
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Development Permit
No. DP 19-855200

To the Holder: ORIS (DYKE ROAD) DEVELOPMENT CORP.
Property Address: 6091 AND 6111 DYKE ROAD
Address: C/0 12235 NO. 1 ROAD

RICHMOND, BC V7E 176

shall be returned to the Holder. The City may retain the security for up to one year after
inspection of the completed landscaping in order to ensure that plant material has survived.

8. If the Holder does not commence the construction permitted by this Permit within 24 months
of the date of this Permit, this Permit shall lapse and the security shall be returned in full.

9. The land described herein shall be developed generally in accordance with the terms and
conditions and provisions of this Permit and any plans and specifications attached to this
Permit which shall form a part hereof.

This Permit is not a Building Permit.

AUTHORIZING RESOLUTION NO. ISSUED BY THE COUNCIL THE
DAY OF ,
DELIVERED THIS DAY OF ,

MAYOR
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