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Staff Report 

Origin 

Orion Construction, on behalf of the owner of the subject property, has applied to the City of 
Richmond for permission to develop two industrial buildings on the subject lot at 9800 Van 
Home Way. The owner intends to sell the buildings as strata titled units after completion of the 
project. The development site is currently zoned "Light Industrial (IL)" and contains one 
industrial building as well as accessory storage uses. 

A Servicing Agreement is required prior to Development Permit issuance, and includes, but is 
not limited to, the following improvements: 

• decommissioning and replacement of the existing water main located along the Van 
Home Way frontage; 

• decommissioning and replacement of the existing sanitary main along the Van Home 
Way frontage; 

• decommissioning and replacement of the storm sewer main located along the Van 
Home Way frontage; and, 

• frontage improvements to both River Drive and Van Home Way including the 
undergrounding of utilities, street lighting as well as widening of the existing boulevard 
from 1.0m to 1.5m along Van Home Way. 

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. 

Background 

The subject site and the surrounding area are located in a predominantly industrial 
neighbourhood within the City Centre Area Plan. Development surrounding the subject site is as 
follows: 

• To the North: Across River Drive, a "Light-Industrial (IL)" zoned property currently 
operated by South Coast BC Transportation Authority. 

• To the South: The CP railway right-of-way (which is identified in the CCAP as a future City 
road), and further south, an industrial building offering mixed-employment 
uses on a site zoned ""Light-Industrial (IL)". 

• To the East: A "Light-Industrial (IL)" zoned property containing two warehouse buildings 
used for storing trailers. The property is subject to an active rezoning 
application currently at third reading (ZT 16-753545) to allow non-accessory 
vehicle parking. The property further east is owned and operated by BC 
Hydro and contains service utility infrastructure. 

• To the West: Across Van Home Way, two "Light-Industrial (IL)" zoned properties used by 
South Coast BC Transportation Authority. 
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Related Policies and Studies 

Aircraft Noise Sensitive Development Policy 
The subject site is located within Aircraft Noise Areas lA and 2, which would restrict all new 
noise sensitive uses. The proposed industrial use is not restricted, and noise mitigation is not 
required. Prior to issuance of the Development Permit, the applicant is required to register an 
aircraft noise covenant on Title to address public awareness of the potential impact of aircraft 
noise on the site. 

Floodplain Management Implementation Strategy 
The proposed redevelopment must meet the requirements of Richmond Flood Plan Designation 
and Protection Bylaw 8204. Registration of a flood indemnity covenant on Title is required prior 
to issuance of the Development Permit. 

Site Disclosure Statement 
The applicant must provide confirmation of compliance and approval from the Ministry of 
Environment with regard to site investigation for any contaminants due to previous activities on 
the property prior to the issuance of the Development Permit. 

Staff Comments 

The proposed scheme attached to this report has satisfactorily addressed the significant 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, City Centre Area Plan and is generally in compliance 
with the "Light Industrial (IL)" zoning regulations. 

Advisory Design Panel Comments 

On February 8, 2023, the Advisory Design Panel supported the subject Development Permit 
application moving forward to Development Permit Panel, subject to consideration of the panel's 
comments. The applicant has incorporated a number of design changes in response to the 
Panel's comments, including: 

• Commitment to install five ( 5) Electric Vehicle (EV) charging stations in the parking 
areas. The charging stations are distributed throughout the parking areas with two (2) 
stations west of Building A, one (1) to the south of Building A adjacent to an outdoor 
amenity area, and two (2) west of Building B along the central drive aisle between the 
two buildings. 

• Relocating the garbage enclosure to an area south of Building A and away from the edge 
of the future road south of the site. 

• Providing more surface texture and line painting in the parking area to demarcate 
pedestrian pathways and enhancing pedestrian safety. 

• Providing a centrally-located outdoor amenity area south of Building A. 
• Providing an additional outdoor landscaped and amenity area immediately east of 

Building B. 
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A copy of the relevant excerpt from the Advisory Design Panel Minutes from February 8, 2023 
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 'bold 
italics'. 

Analysis 

Conditions of Adjacency 

• 

• 

• 

• 

• 

The buildings are designed to have a strong visible presence along both River Drive and Van 
Horne Way. 
Building A, which is the smaller building of the two, is proposed to be closer to the western 
portion of the site, and would have a strong visible presence along Van Horne Way. 
Both Buildings A and B would have a strong visible presence from trains entering and 
exiting the City via the Canada Line. 
The buildings are proposed to have similar height to the majority of the industrial buildings 
in the immediate area. 
The edges of the site would be landscaped through planting of shrubs, flowerbeds and trees 
in order to provide buffering from the streets as well from the lot south of the property, which 
is currently hosting the CP railway right-of-way and is earmarked for redevelopment as a 
future City road. 

Urban Design and Site Planning 

• 

• 

• 

• 

• 

• 

The proposed development includes two new two-storey light industrial buildings that are 
oriented north-south. 
Vehicular access to the site is provided via one driveway off River Drive and two (2) off Van 
Horne Way. The two buildings are separated by a central drive aisle which contains loading 
areas as well as the majority of the on-site parking spaces. The proposed access locations 
and building arrangement has been designed to accommodate on-site truck turning 
movements. 
Building A will have three (3) painted and textured pedestrian access-ways from the multi­
use pathway along Van Horne Way and connect to Building A. Paths of travel for 
pedestrians to the rest of the site are proposed to be clearly demarcated in order to provide 
additional pedestrian safety within the site. 
The CCAP identifies a future City road located along the southern portion of the property. In 
in order to accommodate the construction of the future City road, the developer has agreed to 
provide a minimum 6.94 m wide Statutory Right-of-Way (SRW) along the properties 
southern frontage. This SR W is consistent with the SR W secured along the southern portion 
of the adjacent property to the east at 9920 River Road through the associated Zoning Text 
Amendment process for that property (ZT 16-753545). 
A garbage and recycling enclosure is proposed on the southeast corner of Building A. The 
proposed enclosure is to be on a concrete slab with steel swing doors finished to match the 
design character of the buildings. 
Sixty-six (66) Class 1 bicycle spaces are provided within the buildings in individual units . 
An additional 62 Class 2 bicycle spaces are provided via several bicycle racks grouped into 
18 locations near building entrances and outdoor amenity areas. 
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Architectural Form and Character 
• Two industrial buildings with similar design features and appearance are proposed. 
• The buildings have a modem industrial appearance, with extensive glazing on all four 

elevations with a flat roof. 
• Full-height vertical elements with accenting materials such as aluminum and metal cladding, 

break up the horizontal massing along all elevations for both buildings. 
• Both buildings will incorporate built-in canopies along their west elevations in front of 

individual units' entrances in order to provide visually-pleasing fa9ades and weather 
protection for employees and visitors. 

• All elevations will include a variety of building material and colours for accenting as well as 
cladding to further signify the modem industrial character of the site and in order to integrate 
the buildings' form and character with the immediate neighbourhood's. Proposed building 
materials would include concrete, aluminum, steel, and clear and spandrel glazing. 

Tree Removal, Replacement and Retention 

• 

• 

• 

• 

There are a total of 21 bylaw sized trees on the subject site. A Tree Management Plan is 
provided in Attachment 3. 
The applicant proposes to remove fourteen (14) trees. Two (2) trees proposed to be removed, 
which are located along the south property line, are in poor condition. Nine (9) trees 
proposed to be removed are adjacent to the existing on-site building and their retention would 
be impacted by the demolition of the existing building and associated construction works to 
accommodate any on-site development in the future. Three (3) trees, which are in fair to 
good condition, have been identified for removal due to conflict with the proposed 
Building B envelope. 
The City's 2:1 replacement ratio would require a total of 28 bylaw sized trees to be planted in 
lieu of the proposed trees' removal. The applicant is proposing to plant 40 bylaw sized trees 
on-site, which would exceed the minimum requirement of 28 replacement trees. The 
proposed replacement trees would include a mix of coniferous and deciduous species. 
Deciduous trees are proposed in close proximity to the parking areas to allow for clear sight 
lines, while eight (8) coniferous trees are to be planted along Van Home Way frontage, 
clustered with other plantings. 
The applicant proposes to retain seven (7) trees (Tag #936, 937, 949, 5059, A, B, C) along 
the south property line. Prior to Development permit issuance, the applicant shall submit to 
the City a copy of a signed contract with a Certified Arborist to confirm the supervision of all 
works conducted within or in close proximity to tree protection zones. The contract must 
include the scope of work required, the number of proposed monitoring inspections at 
specified stages of construction, any special measures required to ensure tree protection, and 
a provision for the arborist to submit a post-construction impact assessment to the City for 
review. 

• Prior to demolition of the existing building on the subject site, installation of tree protection 
fencing around all trees would be required. Tree protection fencing must be installed to City 
standard in accordance with the City's Tree Protection Information Bulletin Tree-03 prior to 
any works being conducted on-site, and remain in place until construction and landscaping 
on-site are completed. 
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The applicant is required to provide security deposit of $70,000.00 for the protection and 
retention of the aforementioned seven (7) on-site trees. 

Landscape Design and Open Space Design 

• 

• 

• 

• 

• 

• 

• 

• 

• 

The focal pedestrian access to the site would be through the northwest at the comer at the 
intersection of Van Home Way and River Drive. The entry point would include an outdoor 
amenity space designed to function as a plaza, comprising of seating as well as a landscaped 
area with a mix of shrubs, plants and flowers. The plaza area would also include a public art 
installation, which is required as part of the City of Richmond's Public Art policy for 
development proposals of this scale (See Public Art section below for more detail). 
The landscaping buffer of 3 meters fronting Van Home Way will include a mix of deciduous 
trees as well as native plants and shrubs in addition to the eight (8) coniferous trees noted 
earlier, providing a diverse and seasonally varied landscaped area. 
Landscaping buffer of 3 meters fronting River Drive, north of Buildings A and B, will 
include a mix of deciduous trees and native plants and shrubs that are layered to provide 
seasonal variation and texture. 
An enlarged landscaped and outdoor amenity area is provided immediately east of 
Building B fronting River Drive. The landscaped area would include shrubs and plants 
around a central seating space which includes picnic tables and benches. The area would be 
accessible from both River Drive and via Building B. 
There are twelve (12) smaller landscape amenity areas in font of several individual units in 
both buildings. These spaces would contain benches and bicycle racks. Four of the areas in 
front of Building A would be landscaped with perennial shrubs and plants and each space 
would contain one (1) deciduous tree. 
An enlarged landscaped outdoor area is provided south of Building A. This space would 
contain a mix of trees and shrubs and would include several benches and bicycle racks. 
A landscaped outdoor area is provided on the southeast comer of the site bordering the edge 
of the future road planned for the CP railway right-of-way. This area would be landscaped 
with several deciduous trees as well as shrubs and plants, and would include benches and a 
picnic table for use by future employees and visitors. 
The applicant is required to submit an acceptable security for landscaping in the amount of 
$126,108.30 plus applicable taxes, inclusive of a 10 per cent contingency cost, prior to the 
issuance of the Development Permit. 
Irrigation is to be provided for all soft landscaped areas with the utilization of a high 
efficiency irrigation system. 

Sustainability 
• The buildings are designed to achieve a minimum 10% saving on energy cost budget from 

the BC Building Code baseline standard (ASHRAE 90.1 ), which would be confirmed 
through an energy model, and outdoor lighting will be high efficiency LED to aid building 
energy efficiency (Attachment 4). 

• Both buildings have been designed to allow for the installation of future solar photovoltaic 
roof mounted panels by individual tenants in the future, should the future tenant choose to do 
so. 
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• The proposed bicycle parking exceeds the requirements in the Zoning Bylaw and electrical 
outlets would be installed near several bicycle racks along buildings' walls to promote e-bike 
usage. 

• All units would have the potential for Electric Vehicle charging stations through Electric 
Vehicle rough-in installations. This would enable the installation of charging stations for 
approximately 88 parking stalls in the future, which would be 46 per cent of the total number 
of on-site parking spaces proposed. In addition, the applicant has agreed to install five (5) 
Electric Vehicle (EV) charging stations through the parking areas. The charging stations 
would provide active charging to ten (10) vehicles. 

• The landscaping plan includes drought-resistant species with minimal water usage 
requirements. 

Crime Prevention Through Environmental Design 

• 

• 

• 

• 

The site has three (3) access points for vehicles and five (5) access points for pedestrians . 
Pedestrian pathways have clear sightlines from individual units in both buildings. 
Outdoor lighting will consist of wall-mounted LED lighting around both buildings and will 
also include surface-based lighting in front of units and loading areas. Lighting fixtures 
would be installed so as to ensue that lighting is directed downward thus limiting light 
spillover onto the adjacent sites. 
Outdoor amenity areas are to be built in areas with high visibility from various units in both 
buildings. 
The outdoor amenity area east of Building B would be visible from River Drive and would 
be accessible via Building Bas well as from River Drive. The area would be well-lit with 
surface and wall-mounted LED lighting and landscaping would be done in such manner as to 
promote high visibility into and within the area. 

Public Art 
• As per the City's Public Art policy the developer is providing a voluntary contribution to 

Public Art in the City. The applicant has committed to provide a public art installation on­
site at the northwest entry plaza area. The public art installation will be in the form of a 
multi-coloured surface mural throughout the entry plaza area and was endorsed by the City of 
Richmond's Artist Selection Panel on December 13, 2022. A legal agreement and letter of 
credit securing commitment to the installation and maintenance of the art installation will be 
registered between the owner and the City prior to the issuance of the Development Permit. 

Site Servicing 
• The applicant is required to enter into a Servicing Agreement prior to Building Permit 

issuance for the design and construction of the required site servicing and off-site work 
including but not limited to: 

o Road frontage improvements along Van Home Way and River Drive 
o Drainage upgrades, 
o Sanitary system analysis, and 
o W atermain upgrade. 
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Conclusions 

As the proposed development is consistent with the applicable policies and Development Permit 
Guidelines, staff recommend that the Development Permit be endorsed, and issuance by Council 
be recommended. 

The list of Development Permit Considerations is included in Attachment 5, which has been 
agreed to by the owner (signed concurrence on file). 

Babak Behnia 
Planner 2 
(604-204-8639) 

BB:cas 

Att. 1: Development Application Data Sheet 

7202148 

2: Excerpt from the Meeting minutes of the Advisory Design Panel (February 8, 2023) 
3: Tree Management Plan 
4: Sustainability Strategy 
5: Development Permit Considerations 



City of 
Richmond 

Development Application Data Sheet 
Development Applications Department 

DP 21-943565 Attachment 1 

Address: 9800 Van Horne Way 

Applicant: Orion Construction Owner: -------------1321791 BC LTD 

Planning Area(s): _C_i_,tyc_C_e_n_t_re __________________________ _ 

Existing I Proposed 

Site Area: 36 379.78 m2 No change 

Land Uses: Industrial No change 

OCP Designation: Industrial No change 

Zoning: Light Industrial (IL) No change 

Number of Units: 1 
44 industrial units in two (2) 

buildings 

Bylaw Requirement Proposed Variance 

Floor Area Ratio: 1.2 0.62 None permitted 

Gross Floor Area 43,603.2 m2 22,609 rn2 None 

Lot Coverage for Buildings: Max. 80% 48.6% None 

Setback - Front Yard: Min. 3 m (north) 3m None 

Setback - Side Yard: Min. 0 m (east) 1.2 m None 

Setback- Exterior Side Yard: Min. 3 m (west) 13 m None 

Setback- Rear Yard: Min. Om 
Building A: 15. 7 m 

None 
Building B: 15.8 m 

Height (m): Max. 16 m 
Building A: 9.9 m None 
Buildinq B: 10.3 m 

Off-street Parking Spaces -
146 190 None 

Regular/Commercial: 
Off-street Parking Spaces -

3 5 None 
Accessible: 

Amenity Space - Outdoor: N/A 706 m2 None 
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ATTACHMENT 2 

Excerpt from the Meeting minutes of the Advisory Design Panel (February 8, 2023) 

Panel Discussion 

7202148 

Comments from Panel members were as follows: 

■ understand the constraints of the long and narrow site from a design 
perspective; 

■ consider incorporating different levels of electric vehicle (EV) charging stations 
either spread out or concentrated in one area of the subject site considering the 
size of the proposed industrial development and the potential needs of tenants; 

There will be several level 2 EV charging stations installed at the 
development. They have been dispersed appropriately. Level 2 chargers are a 
widely accepted standard and is an appropriate level of charging for a 
workplace. 

■ ensure that the proposed outdoor storage space adjacent to the property owned 
by BC Hydro does not become unsightly (e.g. a depository for garbage and 
junk) and follow the City's guidelines for outdoor storage spaces; consider 
installing a fence for the outdoor storage space; also consider incorporating an 
amenity space in the outdoor storage space; 

The outdoor storage area has been placed further from the road providing 
room for an amenity space and landscaped area. A 6' high fence is also 
provided around this storage yard, which will support the City or Richmond 
and ADP comment to screen this area. Privacy slates have been specified to 
screen the outdoor storage. All design and materials decisions pertaining to 
the SR W, including the provision of amenity spaces and fencing, are subject 
to the approval of BC Hydro. The proposed landscaped area, amenity space, 
and storage yard are subject change. 

■ consider relocating the proposed garbage and recycling enclosure to the north 
and adjacent to Building A as the future road could become a busy road in the 
future and would be highly visible to the public; also consider other interim 
uses for the road-right-of-way, e.g. use the space for community gardens as 
there is demand for this type of outdoor amenity space; 

The garbage enclosure has been moved adjacent to Building A per the ADP's 
recommendation. 
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• consider incorporating a more focused, dedicated and substantial landscaped 
area in the subject site at the front of the subject site to create a more visually 
appealing entrance to the site; consider shifting Building B to the south to 
provide space for this landscaped area without reducing the buildable area in the 
project; 

The landscape area north of the buildings includes different sizes and colors 
of plant species to provide a visually appealing buffer along River Drive. 
Attractively landscaped amenity areas have been provided at the north-east of 
Building B and at the north-west of Building A to increase the landscape area 
near the roadway. 

• consider installing tastefully designed line painting on the internal drive aisles 
of the subject site to demarcate pedestrian and vehicular circulation routes, e.g. 
"pedestrians only", "cyclists only, "no parking" pavement signs to enhance the 
safety of pedestrians and cyclists safety on the site; 

For the street connections, from the multiuse path to the front of Building A 
on the west of the property, the drive aisle is proposed to be saw-cut with a 
colour contrasting finish. This will provide an obvious visual and tactile route 
of travel. For the pedestrian paths of travel between the buildings, line 
painting is proposed to demarcate the anticipated locations of pedestrian 
travel to pedestrians and vehicles. 

• appreciate the legal agreement registered on Title that includes safeguarding the 
long-term durability/maintenance of the proposed public art in the project; the 
public art artist/designer is encouraged to use sustainable materials for long­
term use or materials that can be replaced economically to ensure the long-term 
maintenance of the proposed public art; 

Durability and sustainability have been considered to date. The project team 
will continue to work with the artist and art consultant to ensure 
sustainability and economical replacement are key consideration during 
material selection. 

• appreciate the applicant's focus on public art considering the industrial use of 
the site; the proposed public art would provide an interesting visual experience 
from Canada Line; 

• review the location of the seating area in the comer plaza at the northwest 
comer and consider the safety of users from trucks turning at the comer; 
consider increasing the size of the comer plaza considering the size of the 
proposed industrial development, e.g. convert two adjacent parking stalls into a 
landscaped area to become part of the plaza; 

The north corner amenity plaza is within the site and the City of Richmond's 
engineering staff have considered the turning radius in the design of the road 
and multi-use pathway adjacent to our site at this corner. 
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■ support the Panel comment to relocate the garbage and recycling enclosure 
elsewhere on-site and utilize the future road ROW for community gardens in 
the interim; also support the Panel comment to relocate the garbage and 
recycling enclosure to the space adjacent to Unit 126 in Building A; 

■ does not agree with the applicant's approach to provide more parking stalls as a 
marketing strategy; consider providing just the required minimum number of 
parking stalls and tum the extra parking stalls into an amenity space; the project 
could attract more tenants by providing more amenity spaces; 

The project team are confident that the design has managed to strike a 
balance between providing attractive amenity spaces dispersed across the 
property and providing parking for employees and visitors. There are 44 units 
planned for the site. The users of these units have not been identified. 
Providing the site with ample parking ensures consumer facing businesses 
have adequate parking and will ensure there are no conflicts between users 
for spaces. 

■ proposed location for garbage and recycling enclosure is an ideal location for an 
outdoor amenity space as it is centrally located; consider relocating the garbage 
and recycling enclosure to a more hidden area in the subject site; 

The garbage enclosure has been moved adjacent to Building A per the AD P's 
recommendation. 

■ agree with the Panel comment that the proposed comer plaza at the northwest 
comer is too small considering the size of the project; concerned about the 
usability of this amenity space as its location does not provide privacy to users; 

The plaza is designed to be open and welcoming, with multiple lines of sight. 
Excessive privacy measures for amenity spaces have the potential to create 
safety concerns outside of peak hours. 

The plaza is a prominent site entrance with adequate seating and 
landscaping, balancing its need to act as a transitory pedestrian space and 
amenity area. The size and configuration suits both of these competing 
priorities. As well, increasing the plaza size would inhibit entry to Unit 101 in 
Building A. Adding the proposed amenity space to the south of Building A 
should help relieve concerns with the size of the plaza. 

■ support Panel comments regarding too many extra parking stalls on the site; 
consider the possibility that some workers would be using public transit and 
could access the subject site at the southwest comer from Canada Line 
Bridgeport Station that would result in some pedestrian movement along the 
south side of Building A; look at ways to mitigate conflict between pedestrian 
and vehicular traffic on the site; 

A street connection at the south side of Building A has been provided to allow 
for users to enter the site and safely cross the drive aisle to get to the building 
sidewalk. 
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• consider installing an outdoor amenity space on the south side of Building A as 
it is centrally located; also consider multiple smaller landscaped areas in 
selected areas on the site with opportunities for planting of trees to provide 
shade for users during summer especially in landscaped areas located on the 
west side of the two buildings; 

The amenity area on the South of Building A has also been expanded to 
provide a second large amenity area that is accessible to both Buildings A and 
B. 

• consider relocating the proposed garden and recycling enclosure elsewhere on­
site; however, should the proposed location be retained, consider providing 
adequate landscaping around the enclosure; 

• appreciate the applicant's improved sustainability strategy and comments 
regarding the use ofbioswales and on-site water storage systems; 

• review the design of the high SRI building rooftops, e.g. review the size of the 
ballasts and how it would be visually experienced from Canada Line; 

The proposed roofing system is a 121b per sq.ft. ballast comprised of smooth 
river rock. This roof system's appearance is not drastically affected by 
weathering like other materials. The smooth river rock is and will remain an 
attractive ballast material. 

During our review of the Canada Line's adjacency, we determined that the 
train 's height is similar to that of the building height, which will minimize 
sightlines to the roof. The roofing materials, combined with the height of the 
building and the speed that the SkyTrain will be traveling at make us 
confident the roof system's visual experience from the SkyTrain will be 
inoffensive and in conformance with other industrial developments along the 
Metro Vancouver's SkyTrain routes. 

• support the Panel comment regarding the interim use of the ROW for the future 
road for outdoor amenity spaces such as community gardens; 

The various amenity areas provided across the site satisfy the need for 
attractive outdoor amenity spaces. A community garden space presents a 
potential conflict between the tenants and customers of the industrial site and 
the users of the gardens. As well, this project's location away from significant 
residential development make demand for a garden minimal. 

• future road ROW along the south side of the subject site could provide a linear 
park that provides connection to the site in the interim especially if there is still 
no plan to develop the future road; the proposed garbage and recycling 
enclosure on the south side needs to be relocated elsewhere on-site; 

The development's extensive amenity and landscaping area eliminate the 
need for a linear park along the ROW. 

• support the Panel comment to distribute the amenity spaces on the site so there 
would be fewer but more substantial smaller nodes throughout the site; 



7202148 

- 5 -

■ irrigation for the public realm should be provided longer than what was 
previously required due to climate change; consider introducing water 
management strategies, e.g. water surge to allow plants to access water through 
capillary action; 

The irrigation strategy proposed will be a high efficiency irrigation system. 
The plant selection includes native and adaptive plants material to response to 
water management strategy. Irrigation is noted for boulevard area as well as 
on site. 

■ the proposed development is better than a lot of industrial complexes in the 
City; 

■ the project is unique for a light industrial development; 

■ consider enhancing the project's sustainability strategy and integrating further 
landscaping into the proposed development; 

The majority of the plant material is native and drought tolerant species in 
response to sustainability strategy. The plant locations have been studied to 
ensure the light requirements for particular plant species have been 
respected, providing a sustainable environment for plants. 

The project's sustainability strategy is strong for an industrial development. It 
considers elements of building design and siting, energy usage, material 
choices, transportation sustainability, landscaping and natural 
considerations, and waste control and reduction measures. The sustainability 
strategy has incorporated applicable City of Richmond policies. 

■ support the Panel comment regarding the choice of materials to be used for the 
proposed public art to ensure long-term maintenance and durability; and 

■ proposed landscaping treatment in front of Building A is more successful than 
in front of Building B; investigate further landscaping opportunities in front of 
Building B, e.g. installing more tree canopies, considering that the number of 
proposed parking stalls is more than what is required. 

Plant material has been carefully chosen to provide four season interest and 
softening the development, on both the streetscape and in nodes of planting at 
building B entrances. The area in front of Building B hosts parking and large 
truck bays, presenting a conflict with exorbitant landscaping. 

In addition to the above comments from the Panel, the following written comments were 
submitted by Panel member Pam Andrews and were read into the record by Viren 
Kallianpur: 

■ the two multi-tenant light industrial buildings and parking look good. 
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Panel Decision 

It was moved and seconded 
That DP 21-943565 be supported to move forward to the Development Permit Panel 
subject to the applicant giving consideration to the comments of the Advisory Design 
Panel. 

CARRIED 
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Tree Protection Zone 
No Entry 

8@ ~ 
No Dumping 

No Fill 

No Digging or No Lumber or 
Excavating Supply Storage 

EXISTING GRADES WITHIN FENCE TO REMAIN 

Fencing to be installed pr ior to demolition and remain in 
place until construction is complete. A fi ne of Sl ,000.00 

per tree will be issued for relocating or removing 
tree protection fencing. NOTES: UNCHANGED AND UNDISTURBED 

1. ATTACHMENT OF FENCE TO TREES WILL NOT BE PERMITTED. 
2. ANY EXPOSED ROOTS ARE TO BE HAND PRUNED USING PROPER ARBORICULTURAL PRACTICES. 
3. UNDER NO CIRCUMSTANCES SHALL ANY CONSTRUCTION MATERIALS , EQU IPMENT OR VEHICLES BE 

PLACES WITHIN THE TREE PROTECTION ZONE. 
4. ALL TREE PROTECTION TO BE ERECTED PRIOR TO ANY CONSTRUCTION ACTIVITY AND IS TO REMAIN IN 

PLACE UNTIL ALL CONSTRUCTION HAS BEEN COMPLETED. OBTAIN WRITTEN APPROVAL FROM CONTRACT 
ADMINISTRATOR PRIOR TO REMOVAL OF FENCING. 

SIGNAGE TO BE ATTACHED TO AT LEAST 2 
SIDES OF FENCING. SIGNAGE TO BE 
MINIMUM 11"X14" 
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VAN HORNE WAY 

PROTECTING AND MANAGING TREES DURING CONSTRUCTION 

1. Upon ,eceiving the necessary approvals and prior to the commencem■ nt or tree r■movals, all areas 
designated for presuvation must be flagged in the field . All designat1d preurvation areas must be 

left slilnding and undamilged during the remov;ils work. All tree ,emov;ils must be felled into the 

development ar ■ a. The r■ movals e1e to be completed outs id ■ of th ■ mig,atory bi,d/ nesting season 

which Is genera ly between mid-Much to Mid-April. A Oualifi ■ d Environmental Professional must 

p1ovid1areportindicalingthepresenceo1absenceofbirdnestsfo1anyp11mitsubmissionsfo1lree 
removalsdi.-inglhislim1oflheyea1. 

2 . Upon completion of the tree removal,. a• felled ll'ees are to be ,emoved from the site , ;ind all bfush 

chlpp1d and removed, unless olherwlH di1ected by the P,oject Manager. No lumber or bfush from 

theclearingistobestoredonthesite. a!lbrush,rootsandwooddeb1ismustbesh1eddedintopiecn, 

J . Tree P1otection Fencing will be lnstal1d along retained tree a1us adjac ■ nt to areas where 

constructionwilencroachintotheadjac1ntll'eeedge. Refe1tode1ailprovid1dbyArboristand/or 

Municipality 

4. Areas within the drip line of the treu dnigm1ted for preservation are not to be used for any type ol 

sto rage (e.g.storag1old1bris,construclionmaterial. surplussob, andconstructionequipment). No 

ll'enchingorl\mnelingforund11ground111rvicesshalbelocatedwithinthet1eeprotectionzoneordrip 

lineor11e1s designatedfo1prn1rvalionwithinor adjac1nttoconstiuclionzone. 

5 . Trees shall not have any rigging cabin or hardware of any llOrt attached or wrapped a,ound them, 

nor shd any contaminants be dumped within the proteclille aren. Further. no contaminanl'$ shal be 

dumped or nushed where they may come into conlac;t with lhe feeder root, of the tr en. 

6 . lntheeventthatitisnecnsarytoremoveadd~ionaltimbsorportionsoflrees, afl.erconstnJctionhas 
commenced, to accommodate consll'uction, the Consulting Arborist or project adminislrator is to be 

lnformedandthe removalistobeu1cutedca1efullyandinfullaccordancewitharboricuMural 

techniquu,byacertifi11dandllc■n11dArborist. 

7, During ucavation operations In which roots are atrected, the Contractor Is to prune all exposed roots 

clHnly. Pruned root ends shall point obliquely downwards . Th• expo111d roots should not be allowed 

to dry out The Conll'acto, shal discuss w.1tering of the roots with the Owner ind Contrac;t 

Administrator prior to pruning to ensure that so th.at optimum '$0ij molstu1e Is maintained duril'lg 

conslrvction and backfilWng operations. Bacld11ing must be completed with clean, uncontamW!ated 

nalilletopsoil. 

The assessment ofth1 ll'ees presented within this report has be1n prepared using accepted 
1rbo1iculturaltechniqun. Th11selncludeavisu.,lexaminationofthe abov1-11round partsofHchtreeror 
slrucluraldefec;ts ,scars,extuna1 indtcationsol decay,evidenceolinsectprn1nce,thegeneral 
condition of the tren and th• sunounding she. as well as the proximity of prop1rty and people. None of 
the tren examine d were dissected, cor1d. probed, or c~mbed, and delililld root crown examinations 
involvingexcavationwer11notund11rtak11n. 

NolwilhstandW\g the recommendations and conclusions resulting from the assessment, ii: must be 

reaiz1dthat11euar11fivingor11ani,msandth11irhealthandvigou1isconst1ntlychanging. Theyarenot 
immune to changes in sil:e cond~ions o, susona1 variations in th• wuther. 

While 1easonable efforts have been made to insure that the trns recomm1nd1d for r■ tention are 
hulthy. no guarantees are off1111d or lmplifld, that these tren or any part of th•m wil rema in standing. 
lti,bothprofessionallyandpraclica11yimponibletopredictwithabsolu!ec■rtaintythebehaviorolany 

sin11le t1eeorgroupoftre1slnallclrcumstances. lnevitablyastandlngtreawilla!ways posesomerisk. 
Mosttreeshavethepotentialforfai!ur11provid11dwilhthenecessarycombina!ionsors1ressesand 
elements . This 1iskcanonlyb11 elimlnat1diflhetreeisremoved. 

Although1veryetrorthasbeenmadeto11nsurethatthisassnsmentl,r1uonabtyaccurateth11tr11n 
shouldbere-assessedperiodicaly. The ■ssnsmentpr11sent11dhe111isvalidatth11tmeofinspeclion. 

LJ 

CONSTRUCTION MITIGATION ANO MANAGEMENT 

POTENTIAL CONSTRUCTION IMPACTS TO TREES 

\ 
I 
I 

T11es are living organisms that react to changes in their environment Tran can be damaged during 
construction without showing signs of damage until some years later. Many of th• problems relate to the 
rootsandresult W\slowdeathorth11tr1111th1oughitsinabmtytoabsorbsufficiflntwa111randnutrients. 

Thel11adingcauseorconstructiondam1getolre1siscompactionoflh11soilaroundtheroots. 
Equipmententeringintoapreservalionton11comp1essnth11airpock1tsaroundthe1ootsinhlbilinglhe 
t,111 from absorbing nulri■ nts and water. This damage ultimately r1ducn the hulth of the tree . 
Accordingly,duringtheremovalstage, equipmentusewithinlh1 preserv1tionzonesshould be ,estrtct11d 
to11nsur1thatlhetree'srootsar11notdisturb11d,lh111byassistingtomalntainlh1t contlnuedhealth. 

MECHANICAL DAMAGE 

Equipment can also physically dam11111 th1 ll'Hs through sll'lking the tiunk, ~mbs andfor roots. Feled 
tflH can al'$0 cau,e damage during the tfle removal stlge of development. Some damage is 
unavoidable due to the density of the 11111s. howevu, through the UH of proper equipment and best 
management practicn the damage can be minimized. The conll'actor ,hould be he ld responsible for all 
avoid1bledamagetothetfeasdurin11alst1gesofdevelopment. 

ROOT DAMAGE 

T111 pr■ s ■ ,vation is dependent not only on pro11cting the root zon1 from compaction and dama ge, but~ 
lsalsocriticaltoensurethatthestructuralrootswilhinlheroot platearenotdisturbed. lmpactstothis 
arumayresultinara~ureolthellees. 

During consll'uctlon, there ue situations where work must be compl11t1d within a protection zone that wi" 
have an lmpac;t to th, roots of the pru11V1d trees . The most common root Injury is cutting typically 
caused by ll'enching for utilities . The lud11 roots of a llee are typicaly s~uatad w~hin the upper JO cm 
of the so~ profie. My trenching or excavation within this zone will damage root,. Roots pl;iy a critio;;al 
,olelnanchoringatfH. trm1jor,upport1ootsareseve1edthetreeismor11susceptib1etowindthrow 
dam1geandcouldposeahu11dtoadjac11ntstnJcturesandp1ople. 

Tree roots requi,e space and a ir to absorb water and minerals. Whln grades are increaud the feeder 
1ootsar11nolongerableto1tt'ec;tiv1lyfunclion. Gradechangesofonlyt1ncentim1tuscankillthefine 
,ootsofsometrees. 

SUMMARY: RICHMOND 
21 TREES ASSESSED 
21 ON SITE TREES 

14 ON SITE TREES PROPOSED FOR REMOVAL 

7 ON SITE TREES PROPOSED FOR RETENTION 
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ATTACHMENT 4 

Sustainability Strategy 

As one of the largest industrial builders in the Lower Mainland, Orion Construction and our team of 
consultants are familiar with the City of Richmond's goal of sustainable development. We strive to 
incorporate as many sustainable initiatives in our projects as possible within the limitations of 
applicability and feasibility. Orion Construction has created our own approach to sustainability which is 
consistent with and complements the City's own goals. As project designs are finalized in the coming 
months, the project team will pay close attention to City of Richmond feedback and looks forward to 
working with staff on creating an exemplary industrial development. 

1. Building design features include: 
• The buildings' simple massing design and unit configurations not only allow for efficient commercial 
uses but also enhances thermal performance and building system performance* 
• Limited window-to-wall ratio (WMR) to reduce solar heat gain* 
• Enhanced thermal performance of the building envelope by utilizing variation in colour, materials, and 
pattern in lieu of complex massing and architectural features* 
• Construct exterior envelope walls as fully insulated sandwich panel design to increase energy efficiency. 
Anticipated r-value of 11.69 
• Incorporate extensive Low-E glazing in office areas to maximise building efficiency 
• Maximise solar reflectivity on walls through the use of a high albedo paint, accounting for up to 70 
percent of vertical building surfaces on a typical project 
• Selecting materials that have long-life and low maintenance properties to extend the lifespan of the 
building and reduce future obsolescence of building elements 
• The roofing system will utilise a 121b per square foot ballast. This assembly has been found to provide a 
solution exceeding the performance of a high-SRI roof (such as TPO) for solar reflectance 

2. Energy sustainability features include: 
• Both buildings will be designed as solar ready to allow for future installations by tenants. This includes 
ensuring the building structure can withstand anticipated panel array loads 
• Use of water efficient plumbing fixtures* 
• Demonstrate through an energy model a minimum 10 percent saving on energy cost budget from 
ASHRAE 90.1 baseline 
• Design all outdoor lighting as high efficiency LED to maximise building efficiency 
• Base building electrical will support tenant installation of high efficiency LED interior lighting and 
mechanical systems 
• Building commissioning activities will ensure base building mechanical and electrical systems are 
functioning efficiently 

3. Transport sustainability features: 
• Efficient parking and bay design reduces the amount of vehicle idling and driving on site 
• Provide 100% of units with an Electric Vehicle rough-in. This translates to approximately 88 stalls 
being EV ready, which is nearly 80% of the required parking spaces. This exceeds the City's 
requirements by 8:1 and future proofs the site against growing EV use. The rough-ins may support the 
charging of light-duty vehicles 
• Meet or exceed bicycle parking requirements and provide bike parking throughout. The project creates 
visible connections to the surrounding cycling network to promote commuting and visits by bicycle 
• Include exterior electrical outlets near select bike parking locations to promote charging of e-bikes 
(locations TBD as building designs are finalized) 
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• The development is located within walking distance to bus stops and the Bridgeport Sk:yTrain and 
contains a pedestrian-only entrance beautified by public art, thus promoting commuting and visits by 
transit and by foot 

4. Landscaping and natural considerations include: 
• Design for reduced water usage through selecting drought resistant species and minimizing use of sod* 
• Select endemic flora and ensure alien or invasive species are not installed 
• Maximised canopy cover in car parking areas through selected tree species 
• Significant amenity areas throughout the project, promoting activation of spaces and eliminating 
potential dead-zones 
• Limiting the removal of trees and planting new trees will improve Richmond's urban tree canopy 

5. Waste control and reduction features include: 
• Use local and recycled building materials, including concrete and steel for foundations, slabs and 
exterior walls* 
• Provide facilities to encourage three stream waste separation and recycling* 
• Garbage and waste materials will be stored in weatherproof and animal resistant containers. These 
containers will be visually screened from adjacent sites and current public throughfares* 
• Create a waste disposal and recycling services plan to guide demolition operations. This plan will 
promote diversion of waste from landfills and include measures for recycling and reuse of demolished 
materials 
• When necessary, dispose of any contaminated soils in a fully compliant and environmentally respectful 
manner 

* Policies from the City's DP Guidelines for Green Buildings and Sustainable Infrastructure 
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City of 
Richmond 

Attachment 5 

Development Permit Considerations 
Development Applications Department 

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

Address: 9800 Van Horne Way File No.: DP 21-943565 

Prior to approval of the Development Permit, the developer is required to complete the following: 
1. Receipt of a Letter of Credit for landscaping in the amount of $126,108.30 plus taxes, inclusive of a 10% contingency 

cost (as per the landscape cost estimate provided by KD Planning & Design Ltd., on June 14, 2022). 

2. Submission of a Contract entered into between the applicant and a Certified Arborist for supervision of any on-site 
works conducted within the tree protection zone of the trees to be retained. The Contract should include the scope of 
work to be undertaken, including: the proposed number of site monitoring inspections, and a provision for the 
Arborist to submit a post-construction assessment report to the City for review. 

3. Submission of a Tree Survival Security to the City in the amount of $70,000.00 for seven (7) trees to be retained 
(Trees Tag #936, 937, 949, 5059, A, B, C). A legal agreement is to accompany the Tree Survival Security to set the 
terms for its use and release. 

4. Installation of appropriate tree protection fencing around all trees to be retained as part of the development prior to 
any construction activities, including building demolition, occurring on-site. 

5. City acceptance of the developer's offer to make a voluntary contribution towards the City's Public Art Fund, the 
terms of which shall include the following: 

a) The value of the developer's voluntary public art contribution shall be based on the Council-approved rates for 
residential and non-residential uses and the maximum buildable floor area permitted under the subject site's 
proposed zoning, excluding floor area associated with affordable housing and market rental, as indicated in the 
table below. 

Building Type Rate Proposed Floor Area Minimum Voluntary Cash 
(after exemptions) Contribution 

Industrial $0.29 (2023 rate) 243,783 SF $70,697.07 

b) In the event that the contribution is not provided within one year of the application receiving endorsement from 
the Development Permit Panel (i.e. the Development Permit Panel meeting date), the contribution rate (as 
indicated in the table in item a) above) shall be increased annually thereafter based on the Statistics Canada 
Consumer Prince Index (All Items)- Vancouver yearly quarter-to-quarter change, where the change is positive. 

c) Prior to Development Permit approval by Council, the developer shall submit a Public Art Plan, for the subject 
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site, to the satisfaction of the Director, Arts Culture and Heritage Services. The Public Art Plan shall be: 

(1) Prepared by an appropriate professional. 

(2) Based on a contribution value of at least the total amount indicated in the table in item a) above. 

(3) Consistent with applicable City policies and objectives (for example, the Richmond Public Art Program, 
City Centre Public Art Plan, Capstan Public Art Plan and other relevant supplementary public art and 
heritage planning that may be undertaken by the City), as determined to the satisfaction of the Director of 
Development and Director, Arts, Culture, and Heritage Services. 

( 4) Presented for review( s) by the Public Art Advisory Committee and endorsement by Council, as required 
by the Director, Arts, Culture, and Heritage Services. 

NOTE: For contributions with a cumulative budget over $250,000, the Public Art Plan is presented for 
Council approval prior to Building Permit issuance. 
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(5) Implemented by the developer, as required by legal agreement(s) registered on Title to prior to 
Development Permit approval. 

d) Prior to Development Permit approval, the developer shall enter into a legal agreement for the provision of on-site 
Public Art, the terms of which shall include: 

(1) "No building" shall be permitted on the subject site, restricting Building Permit issuance for any building 
on the lot, in whole or in part ( excluding parking), until the developer, to the City's satisfaction: 

(a) Enters into additional legal agreement(s), if any, required to facilitate the implementation of the City 
approved Public Art Plan, which may require that, prior to entering into any such additional 
agreement(s), a Detailed Public Art Plan is submitted by the developer for the subject site and/or an 
artist is engaged, to the satisfaction of the City (as generally set out in the legal agreement entered 
into and the Public Art Plan submitted prior to Development Permit approval). 

(b) Submits a Letter of Credit or cash security or cash contribution ( as determined in the sole discretion 
of the City) to secure the developer's implementation of the Public Art Plan, the collective value of 
which shall be at least $70,697.07, including $3,534.9 as a cash contribution equal to 5% of the total 
amount indicated in the table in item a) above ($70,697.07) and a Public Art security Letter of Credit 
in the amount of ($70,697.07) being the total amount identified in item a) above. 

(2) "No occupancy" shall be permitted on the subject site, restricting final Building Permit* inspection 
granting occupancy of the building ( exclusive of parking), in whole or in part, on the subject site until: 

(a) The developer, at the developer's sole cost and expense, commissions one or more artists to conceive, 
create, manufacture, design, and oversee or provide input about the manufacturing of the public 
artwork, and causes the public artwork to be installed on City owned site, if expressly permitted by 
the City in writing and pre-approved by Council, or within a statutory right-of-way on the subject site 
(which right-of-way shall be to the satisfaction of the City and secured by one or more legal 
agreements for rights of public passage, public art, and related purposes including maintenance, in 
accordance with the City-approved Public Art Plan and, as applicable, Detailed Public Art Plan). 

(b) The developer, at the developer's sole cost and expense and within 30 days after the date on which the 
applicable public art is installed in accordance with the City-approved Public Art Plan, executes and 
delivers to the City a transfer of all of the developer's rights, title, and interest in the public artwork to 
the City if on City property or to the subsequent strata corporation if on the subject site (including 
transfer of joint world-wide copyright) or as otherwise determined to be satisfactory by the City 
Solicitor and Director, Arts, Culture, and Heritage Services. 

NOTE: It is the understanding of the City that the artist's title and interest in the public artwork will 
be transferred to the developer upon acceptance of the artwork based on an agreement solely between 
the developer and the artist and that these interests will in tum be transferred to the City, subject to 
approval by Council to accept the transfer of ownership of the artwork. 

( c) The developer, at the developer's sole cost and expense, has submitted a final report to the City, to be 
submitted promptly after completion of the installation of the public art in accordance with the City­
approved Public Art Plan, which report, to the satisfaction of the Director of Development and 
Director, Arts, Culture, and Heritage Services, includes: 

(i) Information regarding the siting of the public art, a brief biography of the artist(s), a statement 
from the artist(s) on the public art, and other such details as the Director of Development and 
Director, Arts, Culture, and Heritage Services may require; 

(ii) A statutory declaration, satisfactory to the City Solicitor, confirming that the developer's financial 
obligation(s) to the artist(s) have been fully satisfied; 

(iii) The maintenance plan for the public art prepared by the artist(s ); 

(iv) Digital records (e.g., photographic images) of the public art, to the satisfaction of the Director of 
Development and Director, Arts, Culture, and Heritage Services. 

e) As an alternative to the provision of public art on-site, the developer may offer to make a voluntary cash 
contribution in lieu; provided that the value of such voluntary public art contribution shall be at least the total 
amount indicated in the table in item a) above. In this case, the requirements of c) through e) above will not apply. 
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6. Registration of an Aircraft Noise covenant on Title (Areas IA and 2). 

7. Discharge previous Flood Covenant BE227221 from title. 

8. Registration of a Flood Indemnity Covenant on Title (2.9 m GSC). 

9. Registration of a legal agreement to secure the building energy performance target achieving a minimum 10% saving 
on energy cost budget from ASHRAE 90 .1 baseline standards and requiring outdoor lighting installation of high 
efficiency LED to aid building energy efficiency. The legal agreement would also include requirements that both 
buildings would be designed to allow for the installation of future solar photovoltaic roof mounted panels by 
individual tenants in the future. 

10. Registration of an Electric Vehicle (EV) Charging Infrastructure covenant on title, securing the owner's commitment 
to voluntarily provide, install, and maintain five (5) EV charging equipment (including charging stations) for a total of 
ten (10) vehicles to be used by tenants and others, on-site. More specifically, the five (5) required charging stations 
must be designed to the specifications of Level 2 EV standards and ability to provide charging to ten (10) vehicles 
simultaneously. The covenant shall also require that, in addition to the ten (10) stalls noted above, a minimum of 88 
parking stalls (being a min. of 1 stall per unit) shall feature conduits and pre-ducting in order to support future EV 
charging installation. 

11. Confirmation of compliance and approval from the Ministry of Environment with regard to site investigation for any 
contaminants due to previous activities on the property prior to the issuance of the Development Permit. 

12. Registration of a legal agreement on Title identifying that the property is located in an industrial area and that land use 
of the property must be consistent with the Zoning Bylaw, and requiring that the owner provide an acknowledgement 
of the same in all purchase and sale agreements. 

13. Granting a Statutory Right-of-Way of 6.94 m width along the south portion of the site in order to secure the area for 
the future road connecting Van Home Way to No. 4 Road. 

Prior to Building Permit Issuance, the developer must complete the following requirements: 
1. Enter into a Servicing Agreement for the design and construction of site servicing and off-site works and frontage 

improvements. A Letter of Credit or cash security for the value of the Service Agreement works, as determined by the 
City, will be required as part of entering into the Servicing Agreement. Works include, but may not be limited to: 

Water Works: 

a) Using the OCP Model, there is 756.0 Lis of water available at a 20 psi residual at the River Dr frontage. Based on 
your proposed development, your site requires a minimum fire flow of 250 Lis. 

b) The developer is required to: 

i) Subject to funding approval, the City will pay for the replacement of the existing water main located along the 
Van Home frontage. The existing water main is to be replaced by the developer with approximately 250m of 
new water main located on the roadway. 

c) At Developer's cost, the Developer is required to: 

7191270 

i) Install a new 100mm water service connection extending from the newly proposed new water main 
replacement, complete with water meter and water meter box as per standard city specifications. 

ii) Submit Fire Underwriter Survey (FUS) or International Organization for Standardization (ISO) fire flow 
calculations to confirm development has adequate fire flow for onsite fire protection. Calculations must be 
signed and sealed by a Professional Engineer and be based on Building Permit Stage building designs. 

iii) Provide a right-of-way for the water meter. Minimum right-of-way dimensions to be the size of the meter box 
(from the City of Richmond supplementary specifications)+ any appurtenances (for example, the bypass on 
W2o-SD) + 0.5 m on all sides. Exact right-of-way dimensions to be finalized during the building permit 
process (or via the servicing agreement process, if one is required). 
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d) At Developer's cost, the City will: 

i) Complete all tie-ins for the proposed works to existing City infrastructure. 

Storm Sewer Works: 

a) At Developer's cost, the Developer is required to: 

i) Decommission the existing storm sewer main along the Van Home Way frontage and replace it with a new 
600mm minimum storm sewer main or OCP size as per the City's specifications. The new storm sewer shall 
be installed within the roadway. 

ii) Install a new 150mm storm service connection extending from the newly proposed storm main replacement, 
complete with IC. 

b) At Developer's cost, the City will: 

i) Complete all tie-ins for the proposed works to existing City infrastructure. 

Sanitary Sewer Works: 

a) The Developer is required to: 

i) Subject to funding approval, the City will pay for the replacement of the existing sanitary main located along 
the Van Home frontage. Sanitary sewer main is to be replaced by the developer with approximately 220m of 
new sanitary sewer main located on the roadway. The new sanitary main diameter will be confirmed through 
the servicing agreement design. The proposed sanitary main replacement is required to extend from the south 
west face of the existing manhole located at the North West comer of the lot until where it will tie into a 
manhole located along the south PL of 9800 Van Home Way. The new sanitary main will require a junction 
and the installation of an additional manhole to accommodate the realignment of the main unto the roadway. 

ii) Subject to funding approval, the City will pay for the installation of a new manhole located along the south 
PL of 9800 Van Home Way where the newly proposed sanitary main will tie into the existing sanitary main. 

b) At Developer's cost, the Developer is required to: 

i) Not start onsite excavation or foundation construction until completion of rear-yard sanitary works by City 
crews. 

ii) Install a new 150mm sanitary service connection extending from the newly proposed sanitary main 
replacement, complete with IC 

c) At Developer's cost, the City will: 

i) Complete all tie-ins for the proposed works to existing City infrastructure. 

Street Lighting: 

a) At Developer's cost, the Developer is required to: 

i) Review street lighting levels along all road and lane frontages, and upgrade as required. 

Frontage Improvements and General Items: 

a) At Developer's cost, the Developer is required to: 

i) Complete other frontage improvements as per Transportation requirements. 
Initial: 
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ii) Underground utility upgrade works that are required beyond the development frontages (subject to the model 
run results) shall be eligible for a latecomer agreement. 

iii) Van Home frontage: Widen existing grass boulevard (varying width+- I .Om) to 1.5 m and provide street 
trees. Existing 3.0 m wide multi-use pathway will need to be shifted into the site to maintain the existing 
width. 

iv) River Drive frontage: install a new curb and gutter along the existing road edge and enhance the existing 
boulevard to include trees/grass, while maintaining existing multi-use pathway. 

v) Coordinate with BC Hydro, Telus and other private communication service providers: 

(1) To pre-duct for future hydro, telephone and cable utilities along all road frontages. 

(2) Before relocating/modifying any of the existing power poles and/or guy wires within the property 
frontages. 

(3) To underground overhead service lines. 

vi)Locate/relocate all above ground utility cabinets and kiosks required to service the proposed development and 
proposed undergrounding works, and all above ground utility cabinets and kiosks located along the 
development's frontages, within the developments site (see list below for examples). A functional plan 
showing conceptual locations for such infrastructure shall be included in the development design review 
process. Please coordinate with the respective private utility companies and the project's lighting and traffic 
signal consultants to confirm the requirements ( e.g., statutory right-of-way dimensions) and the locations for 
the aboveground structures. If a private utility company does not require an aboveground structure, that 
company shall confirm this via a letter to be submitted to the City. The following are examples of statutory 
right-of-ways that shall be shown on the architectural plans/functional plan, the servicing agreement 
drawings, and registered prior to SA design approval: 

- BC Hydro PMT - 4.0 x 5.0 m 

- BC Hydro LPT-3.5 x 3.5 m 

- Street light kiosk- 1.5 x 1.5 m 

- Traffic signal kiosk 2.0 x 1.5 m 

- Traffic signal UPS - 1.0 x 1.0 m 

- Shaw cable kiosk- 1.0 x 1.0 m 

- Telus FDH cabinet 1. 1 x 1.0 m 

vii) Provide, prior to start of site preparation works or within the first servicing agreement submission, whichever 
comes first, a preload plan and geotechnical assessment of preload, dewatering, and soil preparation impacts 
on the existing utilities fronting the development site and provide mitigation recommendations. 

viii) If required, submit a proposed strategy at the building permit stage for managing excavation de-watering. 
Note that the City's preference is to manage groundwater onsite or by removing and disposing at an 
appropriate facility. If this is not feasible due to volume of de-watering, the Developer will be required to 
apply to Metro Vancouver for a permit to discharge into the sanitary sewer system. If the sanitary sewer does 
not have adequate capacity to receive the volume of groundwater, the Developer will be required to enter 
into a de-watering agreement with the City wherein the developer will be required to treat the groundwater 
before discharging it to the City's storm sewer system. 
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ix) Provide a video inspection report of the existing utilities along the road frontages prior to start of site 
preparation works or within the first servicing agreement submission, whichever comes first. A follow-up 
video inspection, complete with a civil engineer's signed and sealed recommendation letter, is required after 
site preparation works are complete (i.e. pre-load removal, completion of dewatering, etc.) to assess the 
condition of the existing utilities and provide recommendations to retain, replace, or repair. Any utilities 
damaged by the pre-load, de-watering, or other ground preparation shall be replaced or repaired at the 
Developer's cost. 

x) Conduct pre- and post-preload elevation surveys of all surrounding roads, utilities, and structures. Any 
damage, nuisance, or other impact to be repaired at the developer's cost. The post-preload elevation survey 
shall be incorporated within the servicing agreement design. 

xi) Monitor the settlement at the adjacent utilities and structures during pre-loading, dewatering, and soil 
preparation works per a geotechnical engineer's recommendations, and report the settlement amounts to the 
City for approval. 

i) Not encroach into City rights-of-ways with any proposed trees, retaining walls, or other non-removable 
structures. Retaining walls proposed to encroach into rights-of-ways must be reviewed by the City's 
Engineering Department. 

ii) Coordinate the servicing agreement design for this development with the servicing agreement(s) for the 
adjacent development(s), both existing and in-stream. The developer's civil engineer shall submit a signed 
and sealed letter with each servicing agreement submission confirming that they have coordinated with civil 
engineer(s) of the adjacent project(s) and that the servicing agreement designs are consistent. The City will 
not accept the 1st submission if it is not coordinated with the adjacent developments. The coordination letter 
should cover, but not be limited to, the following: 

(a) Corridors for City utilities (existing and proposed water, storm sewer, sanitary and DEU) and private 
utilities. 

(b) Pipe sizes, material and slopes. 

(c) Location of manholes and fire hydrants. 

( d) Road grades, high points and low points. 

( e) Alignment of ultimate and interim curbs. 

(f) Proposed street lights design. 

iii) Enter into, if required, 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, 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. 

2. At the Owner's cost via City Work Order*, design and construct/install utility connections and frontage 
improvements, works include, but not be limited to water works and storm sewer works. 

3. The owner is required to review street lighting levels along all road frontages and upgrade as required. 

4. 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. 

Initial: ---
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5. Obtain a Building Permit (BP) for any construction hoarding. If construction hoarding is required to temporarily 
occupy a public street, the air space above a public street, or any part thereof, additional City approvals and associated 
fees may be required as part of the Building Permit. For additional information, contact the Building Approvals 
Department at 604-276-4285. 

6. Additional width along Van Home Way for frontage improvement to be secured through an SRW. 

Note: 

* 

• 

This requires a separate application. 

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. 

• 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. 

[Signed copy on file] 

Signed Date 

7191270 



City of 
Richmond 

To the Holder: 

Property Address: 

Address: 

1321791 BC Ltd. 

9800 Van Horne Way 

Orion Construction 
Unit 104 - 3950 191 Street 
Surrey, BC V6C 0A6 

Development Permit 

No. DP 21-943565 

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

2. 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. 

3. 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 -29 attached hereto. 

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

5. As a condition of the issuance of this Permit, the City is holding the security in the amount of 
$126,108.30 plus applicable taxes 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. 

6. 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. 

7. 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. 

7202148 
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DP 21-943565 
SCHEDULE "A" 

Original Date: 11/09/21 

Revision Date: 04/06/21 

Note: Dimensions are in METRES 
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DEVELOPER/STRATA COMPANY TO ENSURE CONTRACT WITH LOCAL WASTE HAULER 
(SUCH AS MAPLE LEAF DISPOSAL LTD,) IN PLACE TO ENSURE REGULAR AND 
ONGOING WASTE REMOVAL OF THE SITE, 

ALL WASTE BINS TO BE PROVIDED BASED ON THE RECOMMENDATIONS OF WASTE 
HAULER UNDER CONTRACT, AND IN CONFORMANCE WITH CITY OF RICHMOND 
STANDARDS, BASED ON TENANT REQUIREMENTS, 

p 
ARCHITECTURE PANEL ,uc. 
""°''110\l'I l,INDIC.Ul••=rncru•l U,0.,.0!>"" 
1>1- 1u,,o.,1•<n1rr,w..1Ttooo;.1e.,·••nc.o 
O • US1'«1 I •uc~,.,..,, .. ,11 CT\11UJ.H!lCOM 

.CU• ... .,.~~ - ,r; •• • ..,. ......... rn ... ■ .c .. V1 S 3.11 
UL1!60"'l •o•,.s•ss ~"•••• D•, :JD•<>•oc.u 

T><Jt.CO-.>r.-.,6»-t;Jr,.r_~<,"<1 ,..~=AT...U... 
,.,.,. • .,, .. ,. ,.-c:,:•....,,...t~~:.•·, · c• 
_.., ~ r • .e•.,.,_ •i:; • -.o<CM.'VT N,Kj 
o•, ,,.::>,T _ ... .;..o=T'Ji"-'TTt.'<C:'o~T 
c,o,,r• oe; 1<:: • •1•e.• :::, 4 1'-:;•c• ,,: _, e,,. ns, ,:• 
,._,,,~.,~_. !lL l;.r,;,,., ...o:,n-co,cu,r_,..,<:-< 
~,.,,.,. .,,,1-..:.-u,..,u.,, a: • .,."''"'= 
..,..._,,._..'"A- ' -'""" ""'-"'tt.:;• -"• •· G-"'>.JU .-·::'t. ...... ::,,,- ..-::.-i=ff •"""'-~,:,_""'.,, ......... a,, ''""~ .. •c,c-.~..,... -....,,.-c:,,i:; , 
l~C• ..-,•,HC"'Cl~.:t ,0":>-1:'tl • 

,::;::, 
\- CEDAR COAST 

6 UAJI.U.ll LIP:>~TEOFE.11.ACPCO Ml,IEf/l 

LIP':>ATEOPERCrrrco\lllENT 

DE.S=i:;IPT10fl 

ORION CONSTRUCTION 
104 - 395019 1 STREET. 
SURREY BC, VJZ 0Y6 
PHONE: {604)362-2994 

CEDAR COAST 
VAN HORNE 

AOCAESS 9100 VAN HOlmE 'NAY. RICHMCND. ec 

CRJ,,\',ING 

WASTE MANAGEMENT 
PLAN & DETAILS 

A-0.4 6 



VAN HORNE WAY VAN HORNE WAY 
-,, ... 

;-· -Tr:-:.··· 
BUILDING A 

\lAN HORNE WAY , ,~ 
,,,.,.,_,....1"'11,. ~~:--==-= ... =--~---,,,-..... ----~-.,;;:::::::.--•· r 
• nf/Ri ; ..... _, ___ _..... . ~ ~ 

~ ....... , ..... ~ ' 

C) (9 
10:00 am 12:00 noon 4:00 pm 

'I"" 
N 
J: 
u 
~ cc :a: 

'I"' 
N 
w z 
::, ., 

'I"' 
N 
~ 
w 
m 
:a: 
w ... 
D. 
w 
,n 

p 
ARCHITECTURE PANEL INC. 

... u:11rffCT\IOI UIIOl,C.,I AlCNITICT\l~I ~OIA'I O!IIGII 
1~ . 1'tJ<out ~"llU, W,.1"1 •oc•.K. V .. OCA 
-JHJiOO J ~uc1+1~,;u:c11,ncru~r, .... !LCOM 

• Uh"•-'•~ « • ••1 .-,, ........... . ~. I. C., V2 ■ 3JI 
T e l.> <&D ~I 6 0'7-S AS5 "'" " " ·' ~•u·. J o ~ou,r, u 

n-t:lt ~,., .. ,., .. -::, r~ ~;i.~ .. ~ • , -N:;"" ""-'-
• ~ w._, ... .. . ...,,., ....... . ~ ~•~""-" '' -
..., ,_,....,_ ~ • e• .., ,0.•l<: A ,t;)~;c,TM! ~ 
;,n-::-,r ""· A•:.,..c r1,-.. mv, .:...~do<l" 
...,,., .... ,,. .. ~ • t ... '7 - • ~ '< ,L ,_,__., ~ H<,> 

"U.~•t, .,..z ., 0-f. An,;,t- ".00"~L""<> A1V•'<="• <='".._. ,.,,,.,., .. !GO.~ .. •.:.u,ooc•t.•~•= 
~ """1:>-''"'"'"'~"':;'"'"~•>U•'"°" ,, ...... "'\JT ........ :..-rc,,,...,.,,.,..,,....,..,,,..,.,~•• 
t>'!t:.::- u ,u,,:; t :;«tt:U "-U"<.''f..- ..,t, ,;o ,,c, 
~ ,,.._.._-.,..,_. 0•";)_.:;,,1~:a\t'<>• 

= \- CEDAR COAST 

3 MA.R, 1l.2l 1/PilATEDPER,1, CPCOl,U,I EHT 

2 DEC,15.21 1/PJAf E0 FEFI CITY C.O\I IJEl rT 

CESCRtPTIOtl 

ORION CONSTRUCTION 
10<1•3950191 STREET, 
SURREY BC, V3Z OY6 
PHONE: (604) 362-299<1 

CEDAR COAST 
VAN HORNE 

AJ:CR ESS. iaOOVAIIHOfWE WAY, RICH\10NO, &C 

OR,f,Y.lt lO 

SHADOW STUDY 

PROJECT •ORA""'lG tlJWBER REV. 

A-0.5 3 



I 
I 

~ 

er 
»6~~ ........ ~ ................ ......i---..... -~--~~~-----"'!!"!"l"~~~-~~~---li:~==::~~-- I ~iiiiiiii~ 

~ -l------0 

AMENITY PLANNING DESIGN RATIONAL 
t<.EY DESl6N C,ON51DERATION5: 
• DEC.ENiRALIZED 

->+,/ -. - ----- -
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 

ALLOl'"iS FOR AG-GESS FROl--1 A VARIETY OF UNITS AT A TIME AND 
REDUCES ~KIN6' DISTANC.E FR0"'1 IJNIT5 

• V,1>,RYIN6 AMENITY PROVISIONS 
MEETS THE V,I-RYING DENSITY NEEDS Or! THE DIFFER8'T 8UILDIN6 
STYLES BY PROVIDIN(;, MORE DENSE .A.MENITIES AT BUILDING A 
Y'iHIGH Y'ILL HAVE A Hl6HEFi:. USER RATE THAN 6UILDIN6 B 

• MULTIPLE STREET C.ONNEGTICNS 
AC:.C.ESS PO,NTS TO THE SITE HA'/E SEEN PROVIDED ALONG eon-1 
ROADY'lA."1'5 AND PR.O'/ISIONS HAVE eEEN MADE FCR THE FUTIJRE 
ROAD TO THE 50UTH TO ALLO~ FOR ~UL TIPLE CONNECTIONS TO 
THE SITE FCR PEDESTRIANS AND CYCLISTS 

SOJTHER.N ExPOSURE 
EFFORTS HAVE BEEN MADE TO TAKE AOI/ANTAGE OF THE 
SOUTHERN EXPOSURE TO 5UNLl6HT FOR )vt).NY OF THE .A."'1ENITY 
A'<EAS 
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ACCESSIBILITY RATIONAL 
FULLY COl'-1PLIA'ff PER BC.BC, 2018 SECTION 3.8 4 BUILDING AC.C,ESS 

HANDBOOK 
• ALL UNlf5 ARE ACGES51SLE 

ACGESS:BLE MAIN FLOOR (ALL AMENITIES PROVIDED ON MAIN 
FLOOR) - 3.8.2.1. l(F) 
50% OF PEDESTRIAN ENTRANCES ARE ACGE55IBLE - 3 ."S . .2.2.1 

• AGGE55ISLE PATH OF TRAVEL 
.AGGESSBLE PATH OF TRAVEL PROVIDED FROM AC.C,ESSIBLE 
P.ARKING STALLS TO UNIT ENTRANC,ES - 3.0.2.5. 
\SOOmm l",IDE PATH PROVIDED TO ALL UNIT ENTRANC,E:, - 3 .8.3.3. 

AC.C,ESSIBLE Y'iASHROOM 
ALL UNITS PROVIDED Y'IITH ONE AGGE5SIBLE UNIVERSAL 
l"IA.SHROOM - 3 .e.2.e. 
ALL AC.C.ESSIBLE LJNl,/ERSAL V"I.ASHROOMS TO CONFORM TO THIS 
SECTION - 3.e..3.12. 

• SIGNS ! INDIC.ATORS 
ALL UNITS PROVIDED Y'I TH ::iIGNAGE FOR ACGESSIBL= 
l"IA5HROOMS 4 P.ARKINO' STALLS - 3.,?,.2.10.1 
ALL STAIRS l RAMPS PROVIDED 1"111-rl--l TAC.TILE =:Ua.!.FAGE 
INDIC,ATOR5 - 3.e.2.10.3 

AC,C,ESSISLE PARl<IN6 STALLS 
ACGESS'BLE STALLS PROVIDE PER THE C,ITY OF RICHMOND 
ZONIN6 BYLAV'i 1 .5.1\ ! 1.5 .14 
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SYMBOL LEGEND 

Hi CLASS 2 EXTERIOR BIKE PARKING 

1§1 PICNIC TABLE 

BENCH 

[§] CONCRETE BENCH SEAT 

~ ACCESSIBLE PARKING STALL 

fl ACCESSIBLE ACCESS TO AMENITIES 

ACCESSIBLE PATH OF TRAVEL 
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KEYED SITE PLAN NOTES 
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