ey City of

Richmond Report to Development Permit Panel

To: Development Permit Panel Date: April 24, 2019
From: Wayne Craig File: DP 18-816029,
Director of Development HA 18-840922,
ESA DP 18-840993
Re: Application by Oval 8 Holdings Ltd. Inc. No. 0805724 for a Development Permit at

6811 Pearson Way, a Heritage Alteration Permit (HA) at 6900 River Road, and an
Environmentally Sensitive Area (ESA) DP at 6900 River Road and portions of
6899 Pearson Way and 6811 Pearson Way

Staff Recommendation

1.

That a Development Permit (DP 18-816029) be issued, which would

(a) Permit construction of 3 residential towers consisting of approximately 459 units at 6811
Pearson Way on a site zoned “High Rise Apartment and Olympic Oval (ZMU4) — Oval
Village (City Centre)”.

(b) Vary the provisions of Richmond Zoning Bylaw 8500 to:
(1) Waive the requirement for on-site large size loading spaces.

(i)  Increase the maximum permitted building projection into the Pearson Way public
road setback from 1 m up to 2.5 m for proposed Tower F and G balconies.

That a Heritage Alteration Permit (HA 18-840992) be issued to permit construction of an
elevated public walkway and installation of heritage interpretative panels at 6900 River
Road.

That an Environmentally Sensitive Area Development Permit (ESA DP 18-840993) be
issued to permit construction of a public walkway and to introduce ecological enhancements
at 6900 River Ro’@nd portions of 6899 Pearson Way and 6811 Pearson Way.
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Staff Report
Origin
Oval 8 Holdings Ltd. Inc. No. 0805724 (“Oval 8”) has applied to the City of Richmond for a
series of permits, which are discussed in this report and include:
e A Development Permit (DP 18-816029) for permission to develop 3 residential towers,
with approximately 459 units and below grade parking at 6811 Pearson Way (“Lot 177).
e A Heritage Alteration Permit (HA 18-840992) to permit construction of an elevated
public walkway at 6900 River Road (“Lot 14”") and to install historical interpretation
signage.
¢ An Environmentally Sensitive Area Development Permit (ESA DP 18-840993) to permit

construction of an elevated public walkway at 6900 River Road (“Lot 14”) and to
introduce ecological enhancements at Lot 14 and 6811 Pearson Way (“Lot 177).

Attachment 1 includes a summary of the subject lot locations.

The subject site was included in a larger rezoning application (RZ 09-460962) and associated
Servicing Agreements (SA) which required the applicant to:
e Dedicate, design and construct upgrades to introduce final road conditions and interim
sidewalks across the subject sites’ street frontages at Pearson Way and River Road.
Works also included storm sewer and sanitary system upgrades, and related works
(i.e. various traffic signals, frontage and pedestrian enhancements, and related features).
(SA11-564833).
e Design and construct interim dike road access and a temporary perimeter swale
(SA 13-633918).

Additional notable requirements of the rezoning application included:

* Registration of a “No Development” covenant (CA5349574) that requires the owner of
Lot 17 to obtain a Heritage Alteration Permit (HAP) and Environmentally Sensitive Area
Development Permit (ESA DP) for Lot 14 as a condition of a permit being issued for Lot
17. The “No Development” covenant includes additional terms that are discussed in a
subsequent section of this report.

* Registration of a Public Open Space Area statutory right of way that both secured a
temporary 920 m” (0.23 acres) public open space on the adjacent western property,

6633 Pearson Way (“Lot 9”) and the obligation to design and construct the permanent
Public Open Space Area, which includes no less than 4,325 m? (1 acre) of area at Lot 17.

Development Information

Attachment 1 includes a series of location maps that identify the location of the separate and
related development applications that are discussed in this report (i.e. DP 18-816029,

ESA DP 18-840993, HA 18-840992). Please refer to the attached Development Application
Data Sheet (Attachment 2) for a comparison of the proposed development data with the relevant
Bylaw requirements.
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Background

“River Green” Development Background

The subject properties are part of the “River Green” development, which includes approximately
11 hectares (27 acres) of riverfront property in the City Centre’s Oval Village. The River Green
development extends between the No. 2 Road Bridge and Gilbert Road and is bisected by the
Richmond Olympic Oval. It is a multi-phased, high rise, high-density, mixed use development
that includes new streets, parks and open spaces, and related public amenities.

DP 18-816029 (Lot 17)

The proposed redevelopment of Lot 17 is the final phase of residential redevelopment proposed

by the applicant within the portion of the River Green development that is east of Hollybridge

Way (i.e. between the Richmond Olympic Oval and Gilbert Road). The proposal to develop Lot

17 (DP 18-816029) includes:

e Three residential towers (G, H and F) that would introduce approximately 459 residential
units and below grade parking.

e Common outdoor amenity space (7,125 m” [76,690 ft*] and indoor amenity space (1,820 m?
[19,590 ft*]) would be secured for use by all residents in the development.

e Delivery of the applicant’s obligation to design and construct, at the developer’s sole cost, at
least 4,325 m” (1 acre) and 920 m* (0.23 acres) of Public Open Space Area at Lot 17 and Lot
9 respectively.

Heritage Alteration Permit (HA 18-840992)

Lot 14 is a designated heritage property under Heritage Designation Bylaw No. 5572 -1990,
Amendment Bylaw 8794 (6900 River Road). The narrow, L-shaped property is a remnant of the
original larger Brighouse Homestead. Samuel Brighouse was one of Richmond’s early pioneers
and the site’s primary heritage value is its historical association with Samuel Brighouse. There is
no building or structure on the site but some trees that were planted by Samuel Brighouse or his
descendants remain on the site and are historically significant.

Environmentally Sensitive Area DP (ESA DP 18-840993)

The Official Community Plan (OCP) designates all of Lot 14, as well as portions of Lot 13, Lot
17 and the Gilbert Road right of way as a contiguous Environmentally Sensitive Area (ESA)
Development Permit area. In December 2011, Council issued ESA DP 11-593370, which
permitted pre-construction activities (i.e. site clearing, preloading, dewatering containment)
within the ESA identified on Lots 17 and 13, and secured commitments to compensate for
disturbance of valued ecosystem components. Servicing Agreement SA 11-564833 (completed
in March, 2016) also permitted encroachment into the ESA from the east and the south in order
to permit road works and the construction of connecting platforms for the future elevated public
walkways. Compensation was provided within the remaining natural areas within the Gilbert
Road right of way.

The proposed ESA DP 18-840993 provides an approach for protecting, compensating and
minimizing the impacts of development on the remaining valued ecosystem components within
the ESA, to provide a net gain in ESA area and function.
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Riparian Area Regulation (RAR)/Riparian Management Area (RMA)

The City of Richmond applies a Richmond specific riparian management approach to meet the
provincial Riparian Areas Regulation (RAR). The City identifies watercourses where the RAR
applies and establishes Riparian Management Areas (RMA). The Department of Fisheries and
Oceans (DFO) was consulted during the rezoning process. It was determined that although the
Gilbert Road watercourse, which parallels the eastern edge of Lot 14, is a fragmented drainage
watercourse that is uninhabited by fish, it does provide food and nutrients to downstream fish
habitat. The watercourse was designated a 15 m RMA (measured horizontally from top of bank)
with acknowledgement that area within the 15 m RMA had already been impacted by
development. A conservation strategy was established to mitigate impacts to the RMA using
best management practices that include habitat off-sets to ensure no net loss of habitat (quality
and/or quantity).

Applications for a HAP and ESA DP are consistent with the terms of the No Development
covenant that is registered on both Lot 17 and 13 (i.e. residential development at Lot 17 and
future development of a child care facility at Lot 13 is conditional to issuance of an ESA DP and
HAP). The proposed ESA DP and HA permit would:

e Introduce “Gilbert Greenway”, which is a north/south public pedestrian walkway that would
provide a direct connection between River Road and the waterfront. The pathway would
include an elevated public walkway at Lot 14 that connects to a public walkway constructed
on the parking structure at Lot 17. Five interpretive panels would be installed along Gilbert
Greenway to commemorate the historical significance of the original Brighouse Homestead.
Gilbert Greenway is part of the Council supported River Green Village Parks and Open
Space Plan.

¢ Introduce ecological enhancements at Lot 14 and 17 to compensate for encroachments into
the ESA. The proposed Habitat Restoration Plan proposes a modified natural successional
approach which includes removing invasive plant species, dense re-planting of native
understory species and a mix of native and suitable non-native tree species in keeping with
the heritage values associated with Lot 14.

Site and Surrounding Development

The subject applications consider three adjoining properties that are located in the Oval Village
in the City Centre Area Plan (CCAP). The properties are located east of Hollybridge Way and
are in an area defined by Pearson Way, River Road, Gilbert Road and the waterfront
(Attachment 1).

Lot 17 and Lot 13 are zoned “High Rise Apartment and Olympic Oval (ZMU4) — Oval Village
(City Centre)” and designated “Urban Centre T5 (45m)” and “Village Centre Bonus” in the Oval
Village Specific Land Use Map. Lot 14 is owned by the City and is zoned “School and
Institutional Use (SI)” and designated “Park™ in the Oval Village Specific Land Use Map
(Attachment 3). There is no rezoning application associated with the subject proposal.

There are currently no residential uses on the subject properties. Lot 17 was previously
developed as an office building, which required a Development Variance Permit (DV 89-367) to
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permit the proposed building height. The DV permit would be discharged from title of the
property as a consideration of DP issuance.

Development surrounding the subject properties is as follows:

To the north, dike, future Waterfront Park and the Middle Arm of the Fraser River. The crest of
the existing dike would be raised to 4.7 m geodetic, including transition to retain existing grade
at Dinsmore Bridge. Extension of the Waterfront Park would be designed and constructed
through an SA as a condition of Building Permit issuance. The area is zoned “High Rise
Apartment and Olympic Oval (ZMU4) — Oval Village (City Centre)” and designated “Park” in
the oval Village in the City Centre Area Plan (CCAP).

To the east, Gilbert Road approach to the Dinsmore Bridge. Beyond the bridge, existing light
industrial lands that are zoned “Industrial Business Park (IB1)” and designated “Park™ in the
Aberdeen Village in the CCAP.

To the south, Pearson Way, a new residential development including two high rise and one low
rise building at 6699/6655 River Road, 6622/88 Pearson Way (“2 River Green”) that is currently
under construction (DP 16-743848); River Road and a constructed mixed use high-rise
development at 6911 Pearson Way (‘“River Park Place”, DP 12-617639). The properties are
zoned “High Rise Apartment and Olympic Oval (ZMU4) — Oval Village (City Centre)” and
“Residential/Limited Commercial (RCL3)” respectively and are designated “Urban Centre T5
(45 m) and (25m)” and “Village Centre Bonus (VCB)” in the Oval Village in the CCAP.

To the west, a residential development that includes two high rise towers at 6611/6633 Pearson
Way (“2 River Green”) has been constructed (DP 11-587954). The property is zoned “High Rise
Apartment and Olympic Oval (ZMU4) — Oval Village (City Centre)” and is designated “Village
Centre Bonus (VCB)” in the Oval Village in the CCAP.

Rezoning and Public Hearing Results

The subject site was included in a comprehensive rezoning application (RZ 09-460962) for the
“River Green” development area east of Hollybridge Way (adopted October 24, 2011). A
subsequent zoning text amendment application (ZT 12-610289) that proposed a voluntary
Affordable Housing (AH) Value Transfer cash in lieu contribution of $6.79 million to the City’s
Capital AH Reserve Fund was adopted by Council (September 23, 2013). Proposed changes to
the approved subdivision plan required an associated zoning text amendment (ZT 15-695231),
which was adopted by Council on July 25, 2016. There were no written submissions or
submissions from the floor and no concerns about the proposed zoning text amendment were
expressed at the Public Hearing.

Staff Comments

The proposed development scheme attached to this report generally complies with the provisions
of the existing zoning and the urban design form and character objectives of the Official
Community Plan (OCP) and the City Centre Area Plan (CCAP) and associated Development
Permit Guidelines except for the zoning variances noted below.
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Zoning Compliance/Variances (staff comments in bold)
The applicant requests to vary the provisions of Richmond Zoning Bylaw 8500 to:

1) Waive the requirement for on-site large size loading spaces.

(Transportation staff support the proposed variance based on the operating characteristics of
the site. The site would simultaneously accommodate up to three medium size loading vehicles
and parcel and courier deliveries would use the auto-court and on-site concierge service. The
applicant has provided a statement certifying that occupied phases of River Green are rarely
serviced by a large size truck (WB-17) during move-in/out and/or delivery.)

2) Increase the maximum permitted building projection into the Pearson Way public road
setback from 1 m up to 2.5 m for proposed Tower F and G balconies.

(Staff support the proposed variance as the proposed projections are limited to balconies on
the south elevation of proposed Tower G and west elevation of proposed Tower F. The
proposed variance would apply to balconies at and above the third building storey and would
not interfere with public pedestrian circulation or vehicle sightlines. The proposed projections
would articulate the building facade and maximize the functional width of the proposed
balconies.)

Established Phased Delivery of Public Amenities

During the rezoning process, legal agreements were registered on title to establish a strategy to
facilitate the phased delivery of public amenities associated with developing “River Green” east
of Hollybridge Way, which includes development of the subject sites. Supplementary to the
rezoning and associated text amendment reports, the River Green Village Parks and Open Space
Plan, which was presented to the Parks, Recreation and Cultural Services Committee and
endorsed by Council on February 12, 2013, summarized a variety of public open space areas that
are being implemented on a lot by lot basis through incremental Development Permit
applications, including the subject applications.

Waterfront Park and Dike Construction

A conceptual design for the Waterfront Park and Dike from Hollybridge Way to the Dinsmore
Bridge was established during the rezoning review process. The dike works include raising the
height of the dike from 3.3 m to 4.7 m geodetic, as well as a required transition to existing
elevation at the Dinsmore Bridge. The Waterfront Park includes separate pathways for
pedestrians and cyclists set at the crest of the dike, illumination, and enhanced native planting
within the foreshore. The Waterfront Park and dike improvement obligations are secured by a
legal agreement registered on title of the lot and the applicant would be required to enter into SA
agreements for final design and construction as a condition of Building Permit (BP) issuance.

Gilbert Greenway

Gilbert Greenway, a north/south public pedestrian walkway that would provide a direct
connection between River Road and the waterfront, would include an elevated public walkway at
Lot 14 that connects to a public walkway constructed on the parking structure at Lot 17. Both
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sections of Gilbert Greenway are required to enter into SA agreements for final design and
construction as a condition of Building Permit (BP) issuance as outlined in Attachment 15.

Public Open Space Area

In accordance with registered legal agreements, the developer constructed a temporary 920 m?
(9,902 ft*) Public Open Space Area along the eastern edge of Lot 9 at the time the property was
developed. The temporary park has since been removed to facilitate pre-construction activity
and future construction at Lot 17 in accordance with the terms of the registered agreement. As a
consideration of DP issuance, the developer would discharge the covenant (CA5349576) that is
associated with temporary public space at Lot 9.

The developer is obligated to design and construct, at the developer’s sole cost, the permanent
Public Open Space Area, which includes the eastern portion of Lot 9 and at least 4,325 m? (1
acre) of Public Open Space Area at Lot 17 (Attachment 4). The developer would be required to
enter into a SA agreement for final design and construction as a condition of BP issuance. The
Public Open Space Area is conceptually shown in the attached plans and includes:

e A large public open space on a western portion of Lot 17 that would be seamlessly connected
to the Public Open Space Area located on an eastern portion of Lot 9. The space would be
programmed to include both active play and passive uses. The space would include
approximately 624 m? (6,716 %) of programed children’s play area, an open lawn area for
recreation and sports, planting that references the river landscape, a contemporary orchard
with historical references, and public pathways.

e An approximately 4 m wide area along the northern edge of Lot 17 that facilitates transition
between the private outdoor amenity area and the public waterfront. The area would be
planted with native vegetation and would support the City’s emerging Ecological Network
Management Strategy.

¢ The northern portion of Gilbert Greenway. An approximately 3.6 m wide public pedestrian
pathway is proposed on the top of the parking structure along the eastern edge of Lot 17
abutting Lot 14. The exposed parkade elevation would be screened with vegetation to
visually extend the adjacent Environmentally Sensitive Area (ESA) and heritage corridor.
The public pathway would seamlessly connect to the southern portion of the pathway that is
proposed as an elevated public walkway at Lot 14 to provide a direct connection between
River Road and the dike pathway.

e An approximately 3 m wide pedestrian pathway located along the southern edge of the drive
court (between Towers G/H and Tower F) that provides an east/west connection through the
site and a connection between Gilbert Greenway and Pearson Way, which is consistent with
CCAP objectives to maximize pedestrian permeability within this neighbourhood.

Public Art

The developer’s public art obligations for the River Green development were established by the
Public Art Plan that is embedded in the No Development Covenant and registered on title. Asa
condition of DP issuance, the applicant would provide a voluntary contribution towards the
provision of on-site public art ($211,000.00). The Richmond Public Art Advisory Committee
(RPAAC) considered and supported the applicant’s proposal to introduce public art at the south
west corner of Lot 17 within the Public Open Space Area on October 16, 2018.
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The registered plan also identifies the entrance to Gilbert Greenway at Lot 14 as a preferred
location for public art. As a consideration of the associated HA permit, and in accordance with
the covenant that is registered on title, the applicant would provide a public art contribution for
Lot 14, as well as a contribution toward public art that supports the heritage value of the site
($41,000.00 + $42,000.00) in accordance with the established public art selection process (i.e. a
separate report to Council).

Child Care

The developer is required to construct a minimum 464.5 m* (5,000 ft*) turnkey child care facility
and related outdoor areas at Lot 13 and to transfer the facility and the land to the City, at no cost
to the City, prior to occupancy of any residential unit at Lot 17. A concept plan for a single
storey building with underground parking and an outdoor play area is attached (Attachment 5).

On July 23, 2018, Council considered and supported the applicant’s request to modify the
existing legal agreement to allow permits for Lot 17 to be issued in advance of those required for
the child care facility. Occupancy of the proposed residential units at Lot 17 remains tied to
delivery of the child care facility. As additional security, the developer has provided a Letter of
Credit (LOC) for $4.75 million to ensure timely delivery of the building.

Advisory Design Panel Comments

The Advisory Design Panel (ADP) reviewed the proposal to redevelop Lot 17 on

January 8, 2019. The Panel was supportive of the proposed form and character subject to the

applicant giving further consideration to the Panel’s comments. The applicant’s response to the

Panel’s comments includes design development to:

e The ground level treatment of Tower G to increase visual permeability of the ground level
uses to pedestrians.

e Screen mechanical equipment that is located within the common outdoor amenity area.

¢ Encourage public access and use of the Public Open Space Area.

e The southern edge of Building F to soften the interface with the future child care facility at
Lot 13.

A copy of the relevant excerpt from the ADP Minutes from January 8, 2019 is attached for
reference (Attachment 6). The design response from the applicant has been included
immediately following the specific comments from members of the ADP and is identified in
‘bold italics’.

Richmond Heritage Commission

The development proposal was presented to the Richmond Heritage Commission (RHC) on
January 24, 2019. The Heritage Commission supported the proposal to construct an elevated
public walkway at Lot 14 and the removal of 16 heritage trees. The Commission agreed that the
proposed interpretive panels capture the overall history of the site and the area. The proposed
HAP incorporates responses to comments from the Heritage Commission including reducing the
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length of the text on the historical interpretive signage. A copy of the relevant excerpt from the
RHC Minutes from January 24, 2019 is attached for reference (Attachment 7).

Analysis

The proposed development is characterized by its riverfront location, connected public open
spaces, environmental and heritage preservation and enhancement features, below grade parking,
and the terraced tower massing of Towers G and H. The subject development proposal is
consistent with OCP, CCAP and Zoning Bylaw intentions.

Analysis: Development Permit for Lot 17 (DP 18-816029)

The proposal is a single phase development and no air space parcels are proposed.

Conditions of Adjacency

The proposed development of Lot 17 would have minimal impacts on existing and future

surrounding development as follows:

e The distance between on-site towers and between on and off-site towers is greater than 24 m,
which is consistent with CCAP design guidelines.

e Consistent with CCAP design guideline objectives, varying building setbacks are proposed
for Tower G and H. Tower G is uniquely sited at an angle, which would:

o Minimize overlook impacts on both Tower H residents and residents in the adjacent
“2 River Green” development at Lot 9.

© Maintain a view corridor to the river for the future residents of the “River Green 3”
development, which is currently under construction southwest of the subject site at 6699
River Road (“Lot 127).

o Maximize the width of the Pearson Way access to the Public Open Space Area and
establish an inviting gateway to the Public Open Space Area.

o Minimize building shadow impacts on the Public Open Space Area and future children’s
play area.

e Proposed Tower F would be separated from a future single storey child care facility by a 7.5
m wide right of way that would provide access to the future child care facility and would be
used by collection and delivery vehicles accessing Lot 17(Attachment 15/Sketch A). To
maximize pedestrian comfort in this space, the applicant proposes vertical stone pillars along
this fagade to add texture to the wall at ground level, downcast lighting that would be
integrated into the building’s design, and a pattern of natural and charcoal colored concrete
for the drive aisle.

e The proposed development would be required to register a covenant on title prior to DP
issuance that notifies residents that they may be affected by on-site, as well as off-site
impacts that are typical in high density, mixed-use neighbourhoods (e.g. loss of view,
shading, overlook, privacy, ambient noise and nighttime ambient light, etc.).

Urban Design and Site Planning

Public Realm — Public Open Space Area and Street Frontage: Consistent with the CCAP’s
objective to create a destination Waterfront Park and to enhance public access to the waterfront
by securing public open space on private property in locations where it supports an integrated
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open space system, the obligation to provide a minimum of 5,245 m2 (1.3 acres) of Public Open

Space Area at Lots 9 and 17 that was secured through the associated rezoning would be

constructed.

e Adjacencies to the Public Open Space Area include the following:

o Two storey residential townhouse units and common amenity spaces with supplementary
private outdoor space, defined entrances and a slightly raised private patio elevation (0.5
m) are proposed next to the Public Open Space Area on the western portion of Lot 17.

o Private residences with slightly raised private patios (0.5 m) and a landscaped planter are
proposed adjacent to the northern portion of the Gilbert Greenway (an approximately 3.6
m wide public pathway that is proposed on the parking structure). The public pathway
would overlook the adjacent ESA area where enhancement works are proposed.

o To establish pedestrians as the priority over vehicles within the auto-court area, an
intermittent fountain, horizontal bands of stone paving (black, salt and pepper and light
grey granite) and landscaping that visually and physically narrows the entry to the auto-
court are proposed.

e Although Lot 17 is large, it has limited street frontage. The narrowest building elevations are
oriented toward the street frontage and the applicant proposes to animate the buildings’
limited street frontages with common outdoor amenity space uses at ground level that
incorporate vision glass and patio spaces. The design of proposed Tower F would manage a
limited area of exposed parking structure by increasing the setback and treating the area with
high quality materials and finishing details.

e The proposed development must meet the requirements of the Richmond Flood Plain
Designation and Protection Bylaw 8204. A flood indemnity covenant was registered on title
prior to adoption of the rezoning bylaw.

e A BC Hydro Vista box is not required to service the site. The applicant has provided
correspondence from BC Hydro that advises only a junction box would be required to
provide hydro service to the site. The box would be installed flush with grade within the
boulevard in a location that is determined through the SA process.

Vehicle and Truck Access. The site’s limited road frontage and extensive perimeter Public Open

Space Area informed the overall site and functional planning.

e Resident and visitor parking would be provided within two levels of mainly below grade
parking that would be accessed via the proposed auto-court.

e Waste collection and delivery vehicles would access the site via a proposed drive aisle along
the southern property line. The drive aisle would also provide access to the future child care
facility at Lot 13 and accommodate its independent waste collection and loading
requirements, which has been reviewed and is supported by Transportation staff. As a result,
the total buildable area at Lot 13 would be increased. The developer would be required to
register a right of way agreement to secure public use of the drive aisle as a condition of DP
issuance.

e Fire access has been reviewed by Fire staff and the applicant has confirmed that the proposed
auto-court facilitates truck access and turn around to service Towers G and H. The developer
has confirmed that the design and construction of the auto-court, including the proposed
water feature, would support the weight of a fire truck. Tower F would be accessed from
Pearson Way.
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e Three on-site medium size (SU-9) loading spaces are provided. The developer has
demonstrated to staff’s satisfaction that collection and delivery trucks can turn around on-
site.

Parking and Waste Collection: The proposed vehicle, bicycle and truck parking is consistent

with the site specific bylaw (ZMU4).

e Proposed residential vehicle parking slightly exceeds the bylaw requirement and the proposal
complies with bylaw requirements for visitor parking. Eleven tandem parking stalls are
proposed and as a consideration of DP issuance, the applicant would be required to register
an agreement on title that requires tandem parking to be assigned to a single unit.

¢ Residential bicycle storage is located in secure rooms within the parkade within close
proximity of building elevators. Short term bicycle parking is provided in visually prominent
locations (i.e. lobby entrances, auto-court perimeter, adjacent to Public Open Space Area).

e There are three designated waste storage areas within the upper parking level. The collection
space proposed in Tower F would accommodate Tower F residents and also provide short-
term waste storage and a pickup area for the overall development.

TDM Measures: Although the development proposal meets on-site parking requirements, on-site
Transportation Demand Management (TDM) amenities are proposed. Three bike maintenance
and repair areas are proposed and residents would have access to the River Green concierge
shuttle service that provides transportation to local destinations.

To ensure that the required vehicle and bicycle parking and associated amenities are available
and accessible at all times, the developer would be required to register agreements as a
consideration of DP issuance that prohibit conversion of bicycle parking and repair/maintenance
areas, and prohibit conversion or assignment of visitor parking.

Wayfinding: As part of the required Servicing Agreement for Gilbert Greenway and the Public
Open Space Area, Parks staff would oversee the design and installation of a signage strategy that
is consistent with the City’s Parks wayfinding standards. Signage would be installed in key
locations as shown in Attachment 8 (i.e. at each entry to Gilbert Greenway and at both entries to
the east/west pedestrian connection that bisects the residential development).

Common Indoor Amenity Space: A total of 1,820 m* (19,590 ft%) of indoor amenity space is
proposed, which meets CCAP guidelines. The common indoor amenity space is distributed
between the buildings and includes two low-rise buildings that are linking architecture between
the proposed residential towers. An agreement would be registered on title to secure equal
access to the amenities (indoor half basketball court, indoor pool, fitness centre, party and study
rooms, play room, music room, etc.) and associated outdoor patio areas for all residents.

Architectural Form and Character

Massing:

e The proposed development scheme is characterized by the absence of an above ground
parking podium, tower floor plates that continue to ground level, and terraced building
massing above the eighth storey for Towers G and H.

6151211



April 24,2019 -12- DP 18-816029

HA 18-840992
ESA DP 18-840993

While the building floorplates are generally larger in this neighbourhood, the development
scheme proposes varying floorplate shapes and terraced building massing for proposed
Tower G and H, which is consistent with CCAP objectives to support distinctive building
forms.

The Vancouver Airport Authority (VAA) has submitted an application to Transport Canada
for new Airport Zoning Regulations (AZR) that affect CCAP supported building heights at
Lot 17. The building heights proposed by the developer at Lot 17 would not meet the height
restrictions imposed by the new AZR but would comply with proposed special height
provisions that would maintain safety criteria as determined by the VAA. The VAA has
confirmed that the proposed building heights are consistent with the proposed special
provisions, which are subject to approval by Transport Canada (Attachment 9). These
provisions affect building heights on the northeastern portion of the site and have shaped the
terraced building massing that is proposed for Tower G and H. Proposed Tower H is most
impacted by the proposed new flight approach slope, which is reflected in its distinctive,
dynamically terraced building form. Proposed Tower F is a rectangular tower form and is
not affected by the VAA’s application.

The towers are connected by low rise indoor amenity and common areas. The linking
architecture between proposed Tower F and H would be constructed on columns and
elevated above ground level to facilitate pedestrian connectivity and use below.

The elevated building corridor between proposed Tower F and the amenity building, as well
as limited balcony encroachments and architectural building elements (i.e. fin walls) are
proposed to encroach into the east/west pedestrian pathway that is part of the Public Open
Space Area and provides a connection between Gilbert Greenway and Pearson Way. The
attached Development Permit Considerations include proposed modification to the Public
Open Space Area covenant to permit the building encroachments (Attachment 15).

Building Articulation

Articulation of the development’s horizontal expression would include different
combinations of balcony sizes and shapes, large patios at terraced building storeys and the
use of varied cladding materials in muted hues including stone cladding (light and dark grey),
spandrel and metal panels (grey), metal cladding (white, silver), architectural painted
concrete (hues of grey and white), louvers (grey hues), and tempered glass guardrails. Dark
grey louvers would screen rooftop mechanical equipment and the rooftop elevator shaft.
Exposed columns, double height spaces and cantilevered building elements would create
interesting spaces at ground level.
The applicant proposes cantilevered building frame elements, exposed structural vertical
columns and associated building recesses, and projecting vertical building fins to enhance
visual interest of the building elevations.
Proposed varying roof forms, which includes rooftop balcony skylights and glass awning, in
addition to terraced building forms and parapets, would enhance the skyline in both plan and
elevation view.
Color and materials would be used to differentiate between the towers including:
o Creating the impression of taller, slimmer towers by:

- Using vertical bands of stone cladding, in combination with spandrel panels, at

narrow building elevations (proposed Towers G and H).
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- Wrapping building corners with stone cladding (Tower G).

o Applying vertical stone cladding to highlight breaks in building massing along long
building elevations (Tower H).

o Identifying townhouse unit entries with vertical dark grey stone cladding bands.

o Adding depth and texture with exposed structural columns.

o Cladding limited areas of exposed parking with stone (Tower F).

Landscape and Open Space Design

Residential Open Space

e The common residential outdoor amenity space, which is in addition to the Public Open
Space Area, would be located at ground level and at a series of patios associated with
common indoor amenity areas. The ground level common residential outdoor amenity
spaces are designed as passive spaces with a contemporary riverfront theme that would
visually extend the waterfront experience into the development and would be characterized
by paver patterns, water pools, wood decks, trellis structures, boulders, and benches
integrated into planters. A zen/tai chi garden on the rooftop of a proposed half basketball
court would feature a shore pine and Japanese maples along the perimeter of the patio.

e The applicant proposes to landscape the northern portion of the site that abuts the future
Waterfront Park with native trees, shrubs and groundcovers (vine maple, shore pine,
hardhack, red stem dogwood, salal, dull Oregon grape, baldhip rose, red elderberry, red
huckleberry), which is consistent with environmental objectives for this site.

e Sedum green roofs are proposed for both low-rise indoor amenity buildings and the rooftops
would be irrigated.

¢ Individual patio depths range between approximately 2 m to 18.5 m and private patio
landscaping would be required to comply with YVR’s application for new aeronautical
zoning.

e As a consideration of Development Permit issuance, the developer would provide a Letter of
Credit for $2,403,302.00 for landscaping on Lot 17 that excludes costs associated with the
Public Open Space Areas on Lot 17, which will be part of a separate Servicing Agreement
(SA).

Public Open Space Area: Conceptual plans for the Public Open Space Area, which would be
subject to a separate SA, are included in the attached plans. The SA is a consideration of
Building Permit issuance and would include design and construction details.

Tree Replacement (Lot 17)

A survey submitted by the applicant confirms that there are no existing bylaw trees on the site.
No tree protection is required for Lot 17. In accordance with terms established by ESA

DP 11-593370, which facilitated pre-construction works at Lot 17 and Lot 14, 162 replacement
trees, including 56 specimen trees, are required to be planted (i.e. 3 to 1 replacement ratio and 1
in 3 specimen trees). The proposed landscape plan includes 155 trees on the subject site,
including 46 trees that are larger trees (i.e. 8 cm calipers). Ten additional specimen trees would
be planted within the boulevard and selected through the standard SA process. In accordance
with rezoning terms, some of the replacement trees will be located off-site on adjacent
developments as summarized below.
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of the required SA, which is part of a larger compensation strategy for the removal of trees on City property, as
established by the Heritage/Environmental Conservation Plan (December 2011).

Sustainability

BC Energy Step Code: The subject application complies with grandfathering provisions
including in the amended Building Regulation Bylaw (Bylaw 9769) and the developer is electing
to proceed in accordance with the energy efficiency requirements that applied prior to the
adoption of the bylaw amendments. In order to achieve this, the applicant must submit a
Building Permit application to the City before December 31, 2019 or be subject to the Energy
Step Code requirements.

District Energy Utility (DEU): The subject site is located within the Oval Village District Energy
Utility service area. The development would connect to and be serviced by the District Energy
Utility (DEU). As a condition of DP issuance, the applicant would register a legal agreement on
title regarding the developer's commitment to connect to the Oval Village District Energy Utility,
including the operation of and use of the DEU and all associated obligations and agreements as
determined by the Director of Engineering.

LEED: The subject application will target LEED (version 4) silver equivalency. A preliminary
equivalency scorecard was prepared by the applicant and is attached to this report (Attachment
10).

Electric Vehicle (EV) Charging Infrastructure

The applicant proposes to provide an energized outlet (Level 2 receptacle) for every residential
parking stall. The applicant intends to install an EV Management System to control the electrical
demand for the EV charging to ensure minimum charging levels are achieved over an eight hour
overnight period. The development would also provide charging infrastructure in the secured
bicycle storage areas (1 receptacle for every 10 lockers).

Livability

Accessibility: All of the proposed units would incorporate aging in place features to
accommodate mobility constraints associated with aging. These features include lever-type
handles for plumbing fixtures and door handles, and solid blocking in washroom walls to
facilitate future grab bar installation beside toilets, bathtubs and showers. Barrier-free access
and/or accessibility provisions (i.e. wheelchair platform lift) are provided to facilitate access to
building lobbies and to indoor and outdoor amenity spaces throughout the building.
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Basic Universal Housing (BUH): The proposal includes 51 units that would be constructed to be
fully accessible in accordance with the Basic Universal Housing (BUH) features outlined in
Section 4.16 of the Zoning Bylaw. The Zoning Bylaw supports a density exclusion of 1.86 m?
(20 ft%) per BUH unit, which the developer proposes to apply.

Noise Mitigation: Noise related covenants were registered on title at the time the site was
rezoned, including a Mixed Use Airport Noise Covenant, Industrial Noise Covenant and a
Residential Airport Noise Covenant. The applicant has provided an acoustical and mechanical
thermal report, prepared by a qualified professional, that demonstrates compliance with Aircraft
Noise Sensitive Development (ANSD) policy for internal noise and thermal comfort.

Crime Prevention Through Environmental Design (CPTED): The applicant has provided a
summary of feature CPTED measures which focus on:
¢ Encouraging passive surveillance through design (i.e. activating public spaces, avoiding
sudden changes in grade and/or reducing sightlines, clear glazing at entrances and ground
level amenity spaces); and
¢ Creating well defined spaces (i.e. designing with wayfinding in mind including
distinguishing between public, semi-private and private spaces, and signage and lighting
strategies) (Attachment 11).
To minimize impacts on the natural environment at Lot 14 and to ensure public safety, the
southern portion of Gilbert Greenway, which would be located at Lot 14, is proposed as an
elevated public walkway. The Environmental Impact Assessment (EIA) suggests measures to
minimize risks and nuisance such as unsanctioned paths and litter (i.e. elevated walkway with
railings, perimeter fencing where appropriate, barrier planting, and illumination). In addition, a
five year monitoring program would be established and would assess whether additional
measures maybe be implemented in the future.

Site Servicing and Frontage Improvements (Existing Legal Encumbrances)

All off-site Engineering, Transportation, and Parks requirements for the “River Green”
development were identified and secured through the original rezoning (RZ 09-460962). Legal
agreements are registered on title that require necessary improvements to be designed and
constructed, at the developer’s cost, on a phase by phase basis using the City’s standard
Servicing Agreement and/or Development Permit process.

Modifications to schedules in the registered “No Development” covenant that relate to the timing
of the SAs associated with the development proposal are proposed to specify that the required
SAs are a consideration of Building Permit issuance. These modifications are included in the
attached Development Permit Considerations (Attachment 15).

Analysis: Heritage Alteration Permit (HA 18-840992)

Boardwalk
A portion of the Gilbert Greenway located on Lot 14 will be an elevated boardwalk. The
proposed boardwalk alignment has been chosen to minimize environmental disturbance and any
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negative impacts on the heritage value of the site, particularly heritage trees. The proposed
boardwalk material is steel grate to allow light and water penetration and prevent slipping. A
wire panel guard is proposed with wood top tailing. The existing (historic) site grades will
remain unchanged and the elevated boardwalk on Lot 14 will connect to the greenway proposed
on Lot 17.

Heritage Trees

The heritage value of Lot 14 mainly lies in the unique collection of heritage trees planted by
Samuel Brighouse and continued by his descendants. The Statement of Significance for the site
and the trees is attached (Attachment 12). The Arborist Report submitted for the Heritage
Alteration Permit (HAP) application identifies a total of 150 trees on the subject site and in
vicinity. Out of 150 trees, 45 trees that are approximately 60 to 100 years old are considered
heritage trees that are believed to be planted by Samuel Brighouse or his descendants. Based on
the assessment, the Arborist identified the following seven heritage tree species: American Elm,
English Oak, Green Ash, Horse Chestnut, Little-leaved Linden, Lombardy Poplar and Scots
Pine.

A total of 16 of the heritage trees, including one tree that has failed and been converted to a
wildlife stem, are deemed hazardous and are proposed to be removed (1 tree) or converted into
wildlife stems (15 trees). In order to compensate for the loss of the heritage trees, the applicant
would provide 48 replacement trees (5cm to 7cm caliper) at a 3:1 ratio. The species of the
replacement trees reflect the heritage species, and the locations respect the existing patterns of
the tree planting. The heritage tree management plan is summarized in Attachment 13. Twenty
nine heritage trees would be retained and protected.

Heritage Interpretation
To commemorate the overall site history, five interpretive panels would be installed on top of the
wood railing along the proposed boardwalk to capture the historical themes and cultural
significance of the site. The proposed topics of the panels are:

¢ Evolution of the Middle Arm and the Brighouse Estate

e Remnants of the Brighouse Cultural Landscape - the Woodlot

¢ Historic Windrow and Ditch and their Ecological Function

e Historic Sloughs Replacement by Dikes and Ditches

e Brighouse Estate and its Dikes and Ditches

The plans attached to the proposed HAP identify the proposed locations and design details of the
panels. The locations of the panels have been proposed to interpret what the public can see from
the boardwalk.

As a consideration of HAP issuance, the applicant is required to:

1. Enter into a legal agreement regarding the following:

e Submission of a letter of credit in the amount of $93,600 ($1,950/tree) for 48 heritage
replacement trees and its terms and conditions and release schedule.
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e Submission of a letter of credit in the amount of $42,500 to ensure that the heritage
interpretation panels are installed in accordance with the plans and maintained for five
year and its terms and conditions and release schedule.

The landscape L.LOCs may be reduced to reflect the costs of landscape works secured through
the SA.

2. Submission of a public art voluntary contribution of a total of $83,000 ($41,000 with
additional $42,000 for enhanced heritage interpretation) to the Public Art Program
administration 7500-10-000-90337-0000 for a heritage-themed public art project near the
south entrance to Gilbert Greenway.

Analysis: Environmentally Sensitive Area (ESA) (ESA DP 18-840933)

Environmentally Sensitive Area (ESA) Detailed Assessment

The proposed elevated public walkway extends through the City-owned lot at 6900 River Road,
which is entirely designated as ESA. The ESA is classified as “Upland Forest” and extends off-
site slightly to the east, south and west. The Gilbert Road watercourse is situated immediately

east of Lot 14, and as a result, a 15 m Riparian Management Area overlaps over the majority of
the Upland Forest ESA.

The contiguous “Upland Forest” ESA totals approximately 7,695 m* (82,828 ft*), and connects
to the “Shoreline” ESA that encircles Lulu Island. Within this OCP designated area, the
following has been historically removed:

e 276 m’ (2,970 ft*) of ESA vegetation on Lot 17 was approved for removal through ESA
DP 11-593370; and,

e 318m?(3,422 ft* ) mapped on Lot 13 was also subject to ESA DP 11-593370, however,
at the time of application and issuance of that ESA DP, neither the ESA designation nor
significant vegetation was present on the lot. Vegetation on Lot 13 currently consists
primarily of invasive blackberry species with some tree canopy extending over the site
from Lot 14. Removal of vegetation on Lot 13 is proposed to be compensated for at a
ratio of greater than 1:1, as discussed below.

The resulting Upland Forest ESA area, based on existing conditions, is 7,101 m” (76, 434 ft*) and
is designated as a “site” in the Ecological Network Management Plan (See Plan #1 in the
attached ESA DP).

Proposed Impacts to ESA

Impacts to the ESA and RMA will result from alignment of the elevated walkway from River
Road to the south, through Lot 14, and connecting to Lot 17 to the west (ESA DP 18-840993
Plans 1-7). The installation of cast-in-place boardwalk footings with vertical support columns
and steel grate boardwalk platforms would encroach into the ESA by 200 m” (2,152 ft*) as
calculated in an environmental report submitted by PGL Environmental Consultants (PGL):
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e 71 m*(764 ft*) for the area impacted by footings, calculated as 100% encroachment into
the ESA due to complete and permanent impacts. Some footings are within the
ESA/RMA overlap area; and

e 128 m* (1,377 ft?) for the surface area of the boardwalk platforms, calculated as 50%
encroachment because vegetation can be maintained underneath the elevated boardwalk,
and the steel grate material will allow light and water to penetrate to the understory.
Some portions of the walkway are within the ESA/RMA overlap area.

Biophysical Inventory
In the environmental impact assessment submitted by PGL (completed in March 2019), the
quality of vegetation within the subject ESA was found to vary between lots:

o On Lot 14, vegetation is heavily influenced, restricted and degraded by human activities
and invasive species. Most species found on-site, including trees, are non-native species
(approximately 95%). Some of the non-native trees have historical values dating back to
the Brighouse family. Small pockets of native species red alder, red elderberry and
salmonberry were found on site.

¢ Within the Gilbert Road statutory right of way east of Lot 14, vegetation is limited to the
area west of the Gilbert Road sidewalk and travel lane. The ESA below the road was
restored through SA 11-564833 and is characterized by a dense plant community of
young woody species with lesser amounts of young coniferous trees. A live-planted
geobag wall provides a transition between the Gilbert Road sidewalk at a higher
elevation, and the vegetated portion of the ESA/RMA to the west. The restoration area
has completed year 5 of success monitoring and is considered by PGL to be healthy and
functioning.

e On Lot 13, vegetation is almost entirely characterized by Himalayan blackberry.
Significant vegetation was not found at the time of issuance of DP.

e Within Lot 17, all vegetation that previously existed has been removed as part of lot
preparation activities approved through DP 11-593370.

No rare plants or species at risk were identified within any portion of the ESA.

Wildlife Survey

PGL completed two field visits (May and December 2018), and describes the ESA within the
project area as a tertiary wildlife corridor that provides connectivity between the Fraser River
foreshore and the woodlot. The corridor likely provides habitat and nesting opportunities for
song birds. Several species of song bird were observed. Some trees may be large enough to
support raptors; however, no raptors were observed. The tree canopy cover and understory also
provide opportunities for wildlife foraging, nesting and cover, however, no mammals or
amphibians were observed.

Tree Inventory

The arborist report submitted by Arbortech identified 150 trees within the ESA, including 72
Bylaw-sized trees and 78 undersized trees (Attachment 14). Forty one trees and 12 undersized
trees are proposed for removal or conversion to wildlife stems (i.e. a tree that may be alive or
dead that provides present and/or future wildlife habitat). This includes 16 heritage trees noted

6151211



April 24, 2019 -19- DP 18-816029
HA 18-840992
ESA DP 18-840993

in an earlier section of this report and 25 Bylaw sized trees as outlined below. A total of 57 large
and 641 undersized trees are proposed as part of this application.

Of the trees proposed for removal, 25 bylaw-sized trees were assessed to be dead or dying and
would represent hazards to the public.

e 22 Bylaw-sized trees are proposed to be wildlifed (tree tags #302, 303, 305, 307, 308,
313,316,317, 319, 328, 329, 330, 334, 340, 341, 342, 343, 344, 345, 375, 887, and 888)
are in poor condition and would represent hazards to the public based on the proposed
alignment of the walkway;

e 1 tree, tree tag #377, is dead and has previously been modified as a wildlife tree. No
changes are proposed;

e 2 Bylaw-sized trees are proposed to be removed (tree tags #327 and 386).

12 additional undersized trees are proposed to be removed from the ESA:
e 1 tree (STIAPR) conflicts with the walkway;
e 8 trees within 3 stands (ST1IA, ST2RP, #885) are invasive species (holly and black
locust), and are proposed to be removed to support ESA objectives; and
e 3 trees within 1 stand (ST1TPD) are dead.

Mitigation

The location of the walkway and its footings have been intentionally sited to limit impacts to
significant environmental features, including the watercourse, trees and their structural roots, and
notable native plant populations. While the attached plans provide conceptual locations for all
walkway footings, the ultimate locations would be field-fit with the assistance of a Qualified
Environment Professional at the time of construction to ensure impacts to tree roots are
minimized. The walkway is intentionally designed to be as straight as possible to limit the
surface area impacted within the ESA. Low impact construction methods will be used to further
limit impacts, including hand-construction, hand-digging and use of small machinery where
possible.

Proposed Compensation and Landscape Restoration

The enhanced and protected ESA area is proposed to be expanded to include a portion of Lot 17,
ensuring a net gain of 726 m? (7,814 ft*) in the total area of ESA post-development (from 7,101
m? (76,434 ft*) to 7,827 m* (84,249 ft*) as noted in Table 3).

To compensate for impacts, the ESA and RMA west of the Gilbert Road watercourse will be
enhanced using a modified natural successional approach (note that the ESA and RMA east of
the watercourse was enhanced through SA 11-564833 and are considered successful). The total
area of ESA and RMA proposed to be enhanced is 3,523.5 m* (37,926 ft*) (see Table 3 below).

-~ 1 AT e L P L PVl OVl m L

ESA/RMA Enhanced West of Gilbert Road Watercourse 2,001 m”

ESA enhanced within non-RMA 1,043 m?
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ESA/RMA Enhanced Below Walkway and over parkade (calculated at IEXNIN

50%)

ESA Created on Lot 17 over Parkade (calculated at 50%) 79.5 m?

RMA Enhanced on City Land 209 m”
Total Habitat Restored |  3,523.5 m? (37,926 ft)

The modified successional approach focuses on removal of invasive species and dense re-
planting with native understory plants with a combination of native and suitable non-native tree
species. The restoration plan would maintain connectivity to the Fraser River, enhance the
natural environment, and improve biodiversity (See Plan #2, 3 in the attached ESA DP).

The proposed restoration area proposes a variety of native plant species suited to shaded, riparian
environments. The planting list is refined into 8 zones, based on specific location and
anticipated post-development sun exposure.
e Zone 1 — ESA/RMA along the edge of the Gilbert Road watercourse (~97 m?):
o Low-growing aquatic plants and shrubs at ~ 3 plants/m®.

Zone 2 — ESA/RMA interface with Developed Lands(~231 m?):
o Shrubs and small trees at ~ 4 plants/m®.

e Zone 3 -ESA/RMA and ESA-only under the elevated walkway (~356 m?)
o Groundcover and shrubs at ~ 3 plants/m”.

e Zone 4 — Geobag wall within ESA/RMA, along Lot 17/Lot 14 property line (~ 90 m
length, height ranging from 2.3 m to 3.4 m)
o Shade tolerant ferns and shrubs at ~ 2-3 plants/geobag.

e Zone 5 — ESA/RMA forested riparian management area (~979 m2):
o Native trees species with shade-tolerant shrubs and groundcover at ~ 3 plants/m”.

e Zone 6 — Former Brighouse Estate Woodlot, predominantly ESA/non-RMA (~405 m?):
o Shrubs and groundcover at ~3 plants/m”.

e Zone 7 — All areas within 5 m of replacement trees (~ 1,536 m?):
o Shrubs and groundcover at 4 plants/m?.

Zone 8 — ESA created over parkade within RMA, on Lot 17 (~ 173 m?)
o Shallow-rooted shrubs and groundcover at ~ 3 plants/m®.

To compensate for removal of 16 heritage trees, the proposed restoration plan includes 48 6-8 cm
caliper replacement trees (ratio of 3:1), as discussed above within the HAP description. To
compensate for removal of non-heritage trees from the ESA, 6 Pacitfic dogwood trees and 3 vine
maple trees (sized 6-8 cm) are proposed to be planted within the ESA as replacement trees. The
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proposed restoration plan also includes 641 undersized trees (plugs, #1 and #2 pot size), which
are expected to establish within the park better than larger, more mature trees (405 black
hawthorn, 100 bitter cherry, 60 red alder, 51 Pacific dogwood, 15 Douglas-fir, and 10 grand fir).
Due to site constraints and accessibility, replacement tree sizes may be reduced by the Parks
Department based on the planting space available at the time of planting. Tree replacement
would be provided at a ratio of 17:1.

In total, 57 larger sized trees (6-8 cm caliper) and 641 small sized trees will be planted in the
ESA.

The result would be a total of 3,523.5 m? (37,926 ft*) of enhanced natural area within ESA and
RMA, which represents a net gain in habitat function and ecosystem services by:
e Enhancing 3,314.5 m? (35,676 ft*)of ESA and 209 m? (2,249 %) of RMA;
e Supplementing the existing tree canopy cover with 698 new trees;
e Improving the density and diversity of native plant species with 12,606 native plants and
shrubs; and
e Improving connectivity with the contiguous Shoreline ESA and the Ecological Network
as a result of removing invasive species and enhancing the function of contiguous natural
areas.

For details on the proposed compensation and landscape restoration, refer to ESA DP 18-
840993, Plans #1 — 7.

- 4 e~ - Y 5 T

Monitoring and Maintenance

To ensure that the proposed enhancements have the best chance of survival and that invasive
species are controlled, monitoring, maintenance and annual reporting by a Qualified
Environmental Professional (QEP) will occur for 5 years following completion of the landscape
restoration plan. Reports will be provided to the City.
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Development Permit considerations include bonding for the costs of the landscape restoration
including plants, soil, irrigation and the five year monitoring program; tree security for non-
heritage trees within the ESA; installation of tree and ESA protection fencing, and the
registration of legal agreements on Lot 17 to ensure protection and retention of ESA on private
land as outlined in ESA DP 18-840993, Plans #1 — 7.

Financial Impact or Economic Impact (DP 18-816029, HA 18-840992, ESA DP 18-840993)
The development proposal is anticipated to result in the following estimated Operational Budget
Impacts (OBI):
¢ Engineering: Approximately $70,000.00, which considers the anticipated ongoing
maintenance of road works, sidewalks, bike paths, street trees and dike. These costs will
be considered as part of the 2020 Operating budget.
e Parks:
o Approximately $32,000.00, which considers the anticipated ongoing maintenance
of plant beds and furnishings within the Waterfront Park.
o Approximately $21,000.00 for maintenance of the elevated walkway and plant
beds at Lot 14.

Conclusion

Staff recommend support for the subject Development Permits (DP) and Heritage Alteration
(HA) permit on the basis that DP 18-816029, HA 18-840992, and ESA DP 18-840993 would:
e Meet applicable policies and DP Guidelines;
e Expand and enhance public open space within the Oval Village neighbourhood; and
e Preserve and improve access and exposure to the area’s environmental and historic
significance.

Staff recommend that the Development Permits and Heritage Alteration permit be endorsed, and
issuance by Council be recommended.
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ATTACHMENT 2

City of Development Application Data Sheet
- Devel t Applications Department
Richmond %6911 No. 3 Roat Richmond, BC. ey 2C1

DP 18-816029

Address: 6811Pearson Way

Applicant: _Oval 8 Holdings Ltd Owner: _Oval 8 Holdings Ltd.

Planning Area(s): City Centre Area Plan (Oval Village)

Floor Area: Gross: 54,290 m* Net. 48,991 m
] Existing 1 : Proposed

Site Area 18,208 m* 18,208 m*

Land Uses vacant residential

OCP Designation Mixed Use No change

Urban Center T5 (25 m), VCB
CCAP Designation (Lot 14: Park) No Change
High Rise Apartment and Olympic Oval High Rise Apartment and Olympic Oval

Zoning: (ZMU4) — Oval Village (City Centre) (ZMU4) — Oval Village (City Centre)
Number of Units 0 Total: 459

Proposed Variance

Fioor Area A Development Permit for Lot 12

Combined maximum floor area was issued for 34,231 m? of Nor_1e

supported by the ZMU4 zone for Lot | residential floor area and 1,562 permitted

12 and Lot 17 is 83,227 .5 m? for m? of commercial floor area; 48.991 m? of residential fl

residential uses (and 3,261.9 m2) for | therefore the maximum permitted ’ m' oi resigential fioor area

other uses (provided that all non- floor area at Lot 17 is 48,996.5

residential uses are located on Lot m?

13).

Fioor Area Ratio 2.69 None
permitted

Minimum Lot Size Min. 18,000 m? 18,208 m? None

6151211



ATTACHMENT 2

Proposed

Lot Coverage

For the area identified as J in ZMU4, Lot
coverage means the % of the total
horizontal lot area that is covered by
buildings and all enclosed and/or
supported structures, including
landscaped roofs over parking spaces
where such roofs are situated above
finished site grade, but excluding eaves,
balconies, unroofed patios and raised
decks, and landscaped roofs over
parking spaces where such landscaped
roofs are situated at or below finished
site grade. A minimum of 40% of the lot
shali be covered by a combination of
trees, shrubs, native and ornamental
plans or other landscape material

Max. 37%
Landscape minimum 40%

Lot coverage: 34%
Landscape minimum: 66%

Variance

none

Setback — Public road setback

Min. 3 m

-Parking structures entirely
located below finished grade
may project (subject to DP)

-Permitted building projection: 1

m

TWRF:
Pearson Way — West face setback 3m

TWR G:
Pearson Way — South face setback 3.19m

TWR H:
Not Applicable as it doesn’t face any public
street

Amenity Building:
West Face setback 41.1m

Building Projections

TWR F:

Balcony projection: 1.92 m
for balconies from level 3-12
TWR G:

Balcony projection: 2.5 m
for balconies from level 3-12

Parkade:
Located entirely below grade within
setback zone on sides facing Public Roads

Variance

Increase the
maximum
permitted
building
projection
into the
Pearson
Way public
road setback
from 1 m up
to 2.5 m for
proposed
Tower G and

F balconies.
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-3- ATTACHMENT 2
ZMU4 Proposed Variance
TWR F: none
South Face setback 5.69m
East Face setback 6.69m
North Face setback: 125.6m
TWR G:
West Face setback 26.71m
East Face setback 69.3m
Setback — Side Yard, Rear yard Min. 3.0 m North Face setback: 18.8m
TWR H:
West Face setback 102m
East Face setback 9.56
North Face setback: 8.62m
Amenity Building:
East Face setback 7.57m
Encroachments Awning/weather protection: None none
_Awninas. canopies and similar Architectural appurtenances: None
shadin g/vC/eatheFr) rotection and 2 m beyond required road Signage: None
- g P setback for B/L specified Vertical Fin/sunshade: 2 m
signage may project 2 m encroachments
-Parking entirely below grade may Parking Structure:
project East facing Parking structure projects 0.4m
into side yard and is landscaped
. . Tower G: 47m
Height (m) II\D/ISX. 47 m geodetic subject to a Tower H: 33.5m none
Tower F: 47m
Lot Size ZMU4: Min. 18,000 m” 18,208 m? none
= Min. residential at 1.2/unit: none
Off-street Parking Spaces — 551 . -
Resident * Min. residential visitors: Reggg;(:;rl]t\l/?;itgz: 92
City Centre Zone 2 0.2/unit: 92 : ’
Off-street Parking Spaces — = Min accessible: 2% Accessible:14 S\}?s‘i!fog 2 residential, 2 none
. n 5 0,
Accessible Max. small car: 50%. Small Car: 41%
Tandem Parking Spaces . E:rrvrgxt;ejn\;\tlhere 2 spaces 11 tandem stalls none
= Medium size: 1 space plus 1 Variance
space per each additional 160 Wai
Loadi dwelling units over 240 units: . . . ave
oading 3 medium spaces 3 medium sized loading spaces requirement
» Large size: 1 space for every Tg:gc;n;?;f
2 buildings: 2 large spaces loading
Class 1 Bike Storage (Secure) I . .
Rate: Residential (1.25/unif) Min. 1.25/dwelling unit:574 575 none
Class 2 Bike Storage (Unsecured) . M . .
Rate: Residential (0.1 /unit) Min. 0.2/dwelling unit: 92 94 none
All residential parking spaces
none

Electric Vehicle (EV) Charging—
Vehicle

(excluding visitor parking spaces)
to feature energized outlet
(minimum Level 2 charging)

Residential:100%
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Electric Vehicle (EV) Charging —

ATTACHMENT 2

Proposed

1 charging receptacle provided for every 10

Variance

none

bicycle 10% of spaces bicycles
OCP: Min. 6.0 m*/unit,
including 600 m? for children’s | Overall outdoor amenity: 7,125 m? none
play space (i.e. 2,754 m? Onsite common outdoor amenity: 3,337 m?
based on 459 units) plus On-site Public Open Space Area: 3,977 m’
CCAP: Min. 10% of net site Children’s play total: 624 m? (includes 414
0 . (i.e. 1,820 m” based on m? on Lot 17 and 212 m? on Lot 9).
utdoor Amenity Space 18.208 m2)
=4,574 m’
Private outdoor space
Private outdoor space: Balconies: 17,742 m?
minimum area 9 m?, minimum | Range of balcony areas: 6 m?> — 296 m’
~ depth2.5m
2 m® Junit: 918 m* (based on
459 units) none
ZMU4 permits an additional
Indoor Amenity Space 0'1.FAR provided that it is 1,820 m?
entirely used to accommodate
amenity space: 1,820 m”
=2,738 m’
Basic Universal Housing (BUH) Not required 51 BUH none
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Concept Plan: Future Child Care Facility ATTACHMENT 5
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ATTACHMENT 7

Minutes

City of
Richmond
RICHMOND HERITAGE COMMISSION

Held Thursday, January 24, 2019
Room M 2.002
Richmond City Hall

5. New Business
Heritage Alteration Permit (HA-840992) 6900 River Road

The applicant’s heritage consultant/landscape architect provided an overview of the heritage value of the subject
property and the larger development site with the aid of a PowerPoint presentation. Details of the proposed heritage
interpretation throughout the development site, proposed walkway design and interpretive panels were provided.

Commission asked if the text on the panels might change in the future. Staff clarified that the overall design, themes,
content and locations will not change but there may be some minor changes to the text. In response to Commission’s
question regarding the use of QR codes, the applicant noted that currently QR codes are not proposed in the panels.

In response to the Commission’s questions, the following information was provided:

- With regard to the maintenance plan, the applicant noted that the site will be maintained by the applicant for five
years and will be handed over to City.

- With regard to the proposed tree removal for the walkway construction, staff noted that two trees were in conflict
with the walkway construction. One tree is in poor condition and the other is a small-sized tree.

- The applicant confirmed that the temporary plaque had been removed from the site.

- The applicant indicated that the anticipated completion date was 2023.

Commission noted that the proposed interpretive panels adequately captured the overall history of the site and the area
and did not have concerns regarding the proposed tree removal.

It was moved and seconded:
That the Heritage Alteration Permit application for 6900 River Road to construct a walkway be supported as

presented.
CARRIED

After putting forward the resolution, Commission further discussed the project.

- Discussion ensued regarding the usefulness of QR codes. One member noted that users typically like to read
while they are on the site rather than taking the information away.

- Commission felt the text on the proposed panels was quite lengthy.

- Concerns were raised that users might think the pathway is a private pathway which belongs to the residential
development. Way-finding and visual cues need to be strengthened to ensure that users are aware that the
walkway connects River Road to the waterfront.

Staff noted that the additional comments would be communicated to the applicant for consideration.
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ATTACHMENT 11

Crime Prevention Through Environmental Design (provided by the applicant)
Natural Surveillance

1. Blind Comers
a. All pathways avoid sudden grade changes that would reduce sightlines.
b. In parking areas with blind corners, mirrors will be installed to allow users to see around the
corner.

2. Siting and Building Layout
a. Strategic building configuration, which enhances site permeability (e.g. wider urban plaza in
between Tower F,G and H to gain natural surveillance from the pedestrian traffic and
reasonable tower spacing to allow for natural surveililance from the neighboring buildings.
b. Residential entrances are located on prominent locations and have clear sight to multiple
adjacent roadways/pathways.
Outdoor seating will be strategically positioned to aliow for more ‘eyes on the street.
Balconies are situated in the centre of the residential units to protect privacy. They are either
separated by a vertical building element or a privacy screen.
e. The indoor amenities are located on multiple levels and open to the outdoor amenity spaces.
Visitor bicycle storage facilities are located around the building and close to lobbies for ease
of access.
g. Multiple exits are visible from all parking areas, as well as clear Long clear sightlines across
the parkades.
All parking Levels will provide adequate and uniform Levels of Lighting.
Parking walls will be painted white or bright colours to reflect light
A signage program has been developed for the project, clearly identifying and colour-coding
access to elevator cores, stairs as well as residential lobbies
Vestibules will have clear glazing.
Access to the parkade is Limited to two designated monitored entrances.
. Residential parking will be accessed through with access controt.
Vehicular access points will be clearly demarcated for both drivers as well as pedestrians to
limit any points of conflict between the two.
o. The public plaza, and courtyard amenity spaces are easily observed by people from a
multitude number of windows and locations.

ae
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[UR—
v H

33T

3. Entrances
a. Main entrances will have clear glazing to allow the viewer to see into them before entering.
b. Main entrances can be seen from the street and neighbours.
¢. All entrances will provide adequate levels of Lighting.

4. Landscaping
a. Trees Located on Level 1 will have raise crowns to avoid a continuous barrier.
b. Low groundcover will be used along pedestrian pathways.
¢. No Landscaping will impede or conceal the buiiding entrance from the street.

5. Lighting
a. Inset and modulated spaces on the building facades, along access/egress routes, will be well
lit.
b. All pedestrian pathways will include pedestrian scale lighting and direct light.
¢. Areas not intended to be used at night will avoid Lighting.
d. Al Lighting will be located away from walls to avoid climbing opportunities.

Territoriality
1. Public spaces at the amenity Levels are separated through the use of Landscaping and pavement

treatments.
2. Ground-level townhouse-style units will be elevated and gated.
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*Heritage trees are shown in bold
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» STITBR
(10 trees),
» STITBR
» STITC,
o STITP (8
trees),

o STIUA,
e ST2BPAP
(2 trees),

e ST2CRL
(3 trees),

e ST2FS,

e ST2IA,

e ST2PC,

e ST2PS,

e ST2QR,

» ST2UA
(17 trees).
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ATTACHMENT 15

City of _ o
Development Permit & HA Considerations

RlChmond Development Applications Department
6911 No. 3 Road, Richmond, BC V6Y 2C1

Address: 6811 Pearson Way (Lot 17)
File No.: DP18-816029

Prior to issuance DP18-816029, the developer is required to complete the following:

1. Statutory Right of Way': Granting of an approximately 649m’ statutory right of way (SRW),
generally as shown in the Sketch Plan A and subject to final dimensions established by the surveyor
to the satisfaction of the City for the purpose of securing public access and use. The SRW area will
provide for:

e Public right of passage for pedestrian, bicycles, vehicles, emergency services, City services
and third party utility services and vehicles;

e A designated loading/collection area including a loading parking space for the future child
care facility at 6899 Pearson Way;

* Design and construction at the owner’s cost, including but not limited to universal
accessibility, decorative finishing, landscaping, lighting, as well as safety measures related to
vehicular and/or pedestrian use and/or crossing of the SRW;

e Maintenance and repair at the owner’s cost.

2. No Development Covenant: Modify CA5349574 “No Development” covenant (Schedule E, F, J, L)
to require the owner of Lot 17 to submit detailed designs and enter into Servicing Agreements (SA) as
a condition of Building Permit issuance rather than as a condition of Development Permit (DP)
issuance.

3. Public Open Space Covenant: Modify CA5349577 “Public Open Space — Lot 17” covenant (Section
3.2 (a)) to include a new subsection to permit limited building and balcony encroachments into the
Public Open Space Area in accordance with the DP.

4. No Development Covenant: Satisfy the terms of the restrictive covenant (CA5349574). The
registered agreement secures that “no development™ will be permitted and that the City is not
obligated to issue any of a Development Permit (DP), Building Permit (BP), or final building
inspection until the conditions as outlined in the restrictive covenant have been satisfied to the
satisfaction of the City. The terms include requirements for:

4.1.Schedule A: An Environmentally Sensitive Area Development Permit, which requires that the
owner of Lot 17 applies for an ESA DP for the affected properties and requires the owner to
secure an ESA DP, which is subject to City approval.

4.2.Schedule B: An Heritage Alteration Permit, which requires that the owner of Lot 17 makes an
application for an Heritage Alteration Permit (HAP) and requires the owner to secure an HAP,
which is subject to City approval.

* Any works essential for public access within the required statutory right-of-way (SRW) are to be included in the
Servicing Agreement (SA) and the maintenance & liability responsibility is to be clearly noted. The design must be
prepared in accordance with good engineering practice with the objective to optimize public safety and after
completion of the works, the Owner is required to provide a certificate of inspection for the works, prepared and
sealed by the Owner’s Engineer in a form and content acceptable to the City, certifying that the works have been
constructed and completed in accordance with the accepted design. Works to be secured as a condition of Building
Permit issuance.

6151211



-2- ATTACHMENT 15

4.3. Schedule C: Phasing, which requires that DPs for Lot 9 and Lot 12, and that the ESA DP and the
HAP permit precede issuance of a DP for Lot 17.

4.4.Schedule D: District Energy Utility (DEU), which requires the owner of Lot 17 to undertake the
following to the satisfaction of the City:

Design and provide plans and specifications demonstrating capability to connect to and be
serviced by the DEU that will be constructed by or on behalf of the City;
Provide an energy modelling report;
Enter into the Service Provider Agreement or alternative agreement;
Enter into a Section 219 Covenant for the installation, operation and maintenance of all
necessary facilities.

o The required restrictive covenant, SRW, and/or alternative legal agreement(s), which

are to be to the satisfaction of the City, are to secure the owner’s commitment to
connect to District Energy Utility (DEU), which covenant and/or legal agreement(s)
will include, at minimum, the following terms and conditions:
No building permit will be issued for a building on the subject site unless the building
is designed with the capability to connect to and be serviced by a DEU and the owner
has provided an energy modelling report satisfactory to the Director of Engineering;
If a DEU is available for connection, no final building inspection permitting
occupancy of a building will be granted until the building is connected to the DEU
and the owner enters into a Service Provider Agreement on terms and conditions
satisfactory to the City and grants or acquires the Statutory Right of way(s) and/or
easements necessary for supplying the DEU service to the building;
If a DEU is not available for connection, no final building inspection permitting
occupancy of a building will be granted until:
= The City receives a professional engineer’s certificate stating that the
building has the capability to connect to and be serviced by a DEU;
= The owner enters into a covenant and/or other legal agreement to require that
the building connect to a DEU when a DEU is in operation;
* The owner grants or acquires the Statutory Right of Way(s) and/or easements
necessary for supplying DEU services to the building; and
= The owner provides to the City a letter of credit, in an amount satisfactory to
the city, for costs associated with acquiring any further Statutory Right of
Way(s) and/or easement(s) and preparing and registering legal agreements
and other documents required to facilitate the building connecting to a DEU
when it is in operation.

4.5. Schedule G: Public Art, which requires the owner of Lot 17 to submit a design, implementation
and management plan that is consistent with the Public Art Plan, to enter into a Public Art
Agreement, and to provide a public art voluntary contribution of $211,000.00 ($200,450.00 to
the Public Art Reserve 7600-80-000-90173-0000 and $10,550.00 to the Public Art Program
administration 7500-10-000-90337-0000) and in lieu of providing public art as part of the
subject development.

4.6. Schedule H: Child Care, which requires the owner of Lot 17 to deliver a child care facility at Lot
13 as a condition of occupancy of the proposed residential units at Lot 17.

4.7.Schedule N: Community Planning, which requires the owner of Lot 17 to voluntarily contribute
$100,000.00 to future City community planning studies, as set out in the City Centre Area Plan
and as required by the Rezoning Considerations for the subject property (City Centre
Community Planning and engineering Account #3132-10-520-00000-0000).

5. Tandem Parking: Registration of a legal agreement on Title, subject to final approval of the Director

of Transportation:
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¢ Ensuring that where two parking spaces are provided in a tandem arrangement both parking
spaces must be assigned to the same dwelling unit; and

¢ Prohibiting conversion of the any of the tandem car parking areas into general storage space
or other non-care parking uses.

Visitor Parking: Registration of a legal agreement on Title, subject to final approval of the Director of
Transportation, to:
¢ Maintain the number of visitor parking stalls as required by the Zoning Bylaw requirements
in perpetuity;
¢  Prohibit the selling, leasing, assigning, or designating any of the visitor parking spaces to
individual unit owners/renters/occupants or any other persons; and
o Ensure that the required visitor parking stalls are available for use by visitors to this
development at all times.

Non-Conversion of Bicycle Parking and Repair/Maintenance Areas: Registration of a legal agreement
on Title, subject to final approval of the Director of Transportation, to:

e Prohibit the conversion of bicycle parking and/or bicycle repair/maintenance areas into
habitable space, general storage space or other uses that are not related to bicycle parking
and/or repair/maintenance; and

e Secure all bicycle parking and repair/maintenance areas for shared common use by all
residents of the development.

View and Other Development Impacts: Registration of a legal agreement on Title stipulating that the
development is subject to potential impacts due to other development that may be approved within the
City Centre including without limitation, loss of views in any direction, increased shading, increased
overlook and reduced privacy, increased ambient noise and increased levels of night-time ambient
light, and requiring that the owner provide written notification of this through the disclosure statement
to all initial purchasers, and erect signage in the initial sales centre advising purchasers of the
potential for these impacts.

Discharge DV 89-367: Discharge Development Variance Permit 89-367, which was issued in 1990 to
permit a three storey office building that has since been demolished.

Discharge CA5349576: Discharge Temporary Works — SRW Public Open Space from Lot 17, which
is no longer required as the temporary public open space at Lot 9 was approved to be removed and
will be replaced by a permanent Public Open Space Area, which is to be design and constructed to the
satisfaction of staff as a consideration of Building Permit issuance.

Letter of Credit: Receipt of a Letter of Credit for landscaping on the portion of Lot 17 that is not

included in the Public Open Space Area in the amount of $2,403,302.00 based on the cost estimate
provided by PFS Studio.

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

L.

No Development: Satisfy the terms of the restrictive covenant (CA5349574) to the satisfaction of the
City. The terms include requirements to enter into a Servicing Agreement (SA) ':

1.1.Schedule E: Park, which requires the owner of Lot 17 to develop a concept for the Public Open
Space Area, to undertake detailed design and to enter into SATs for the Public Open Space Area,
the Waterfront Park, Lot 14 and any works associated with the HAP and/or ESA DP. As part of
the SA process, the applicant is required to provide associated Letter of Credits (LOCs) for the
design and construction of the Public Open Space Area, Waterfront Park, Lot 14 and HAP
and/or ESA DP. The Public Open Space Area is to include a minimum of 46 specimen trees (> 8

" This requires a separate application.
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cm caliper), including at least one native tree species. The applicant may replace the existing
Public Open Space Area right of way with a survey plan that secures a minimum of 4,325 m* of
Public open Space Area at Lot 17.

1.2. Schedule F: Road and Related Improvements, which requires the owner of Lot 17 to submit

6151211

detailed designs for the remaining required road works and related improvements. The applicant
is required to enter into a SAT and to provide an associated LOC.

The Developer is required to complete frontage improvements, including road works and behind-
the-curb frontage treatments, for: (i) Lot 17; (ii) Lot 14; and (iii) works that were left unfinished
from SA 13-632452 for Lot 9 and Lot 12. The required works include: removal of temporary
asphalt sidewalk and other temporary frontage treatments; construction of new sidewalk and
landscaped boulevard; and pavement widening to the ultimate width. The Lot 17 boulevard along
Pearson Way is to include a minimum of 13 trees, including a minimum of 10 specimen tree
species, which may be non-native trees, in accordance the Heritage/Environmental Conservation
Plan (December 2011). The comments on the frontage works required for Lot 13 are for
information only as the development of Lot 13 is under a separate application. The required
frontage improvements are to be carried out for the following roadway sections:

Pearson Way (West-East) - Lot 9 and Lot 12 Frontages

Some of the behind-the curb frontage improvements are noted as “future works” in the SA design
drawings for Lot 9 and Lot 12. As Lot 17 is the last phase of the River Green development, the
frontage improvements required for the two earlier phases must be completed in conjunction with
the current phase. The following road cross-section describes the required frontage
improvements across the Lot 9 and Lot 12 road frontages. (Measurements are from south to
north).

South property line:

2.0 m wide concrete sidewalk (the back of the sidewalk is on a 0.5 m wide SRW)

1.85 m wide grass boulevard with street trees

0.15 m wide south curb

12.0 m wide pavement

0.15 m wide north curb

1.85 m wide grass boulevard with street trees

2.0 m wide concrete sidewalk (the back of the sidewalk is on a 0.5 m wide SRW)

North property line

Pearson Way (West-East) T.ot 17 and Lot 12 Frontages

The following road cross-section describes the required frontage improvements for the section of
Pearson Way (W-E) across the Lot 17 and Lot 12 road frontages. (Measurements are from south
to north).

South property line:

2.0 m wide concrete sidewalk (the back of the sidewalk is on a 0.5 m wide SRW)

1.85 m wide grass boulevard with street trees

0.15 m wide south curb

10.0 m wide pavement

0.15 m wide north curb

1.85 m wide grass boulevard with street trees

2.0 m wide concrete sidewalk (the back of the sidewalk is on a 0.5 m wide SRW)

North property line




6151211

-5- ATTACHMENT 15

Pearson Way (West-East) Curb Extensions

At approximately mid-block Pearson Way (W-E), curb extensions are required for traffic calming
purposes. The curb extensions are to have a 2.0 m off-set from the adjacent curb line. The road
cross-sections noted under Items 1 and 2 above refer to the sections of Pearson Way to the west
and east of the curb extensions respectively.

Pearson Way (North-South) Lot 12 and Lot 17 Frontages

The following road cross-section describes the required frontage improvements for the section of
Pearson Way (N-S) between Pearson Way W-E and River Road. (Measurements are from west
to east).

West property line:

2.0 m wide concrete sidewalk (the back of the sidewalk is on a 0.5 m wide SRW)

1.85 m wide grass boulevard with street trees

0.15 m wide west curb

12.0 m wide pavement

0.15 m wide east curb

1.85 m wide grass boulevard with street trees

2.0 m wide concrete sidewalk (the back of the sidewalk is on a 0.5 m wide SRW)

East property line_

Pearson Way (North-South) Lot 12 and Lot 13 Frontages

The following road cross-section describes the required frontage improvements for the section of
Pearson Way N-S between Pearson Way W-E and River Road. (Measurements are from west to
east).

West property line:

* 2.0 m wide concrete sidewalk (the back of the sidewalk is on a 0.5 m wide SRW)

1.85 m wide grass boulevard with street trees

0.15 m wide west curb

12.0 m wide pavement

0.15 m wide east curb

0.9 m wide grass boulevard

2.0 m wide temporary asphalt sidewalk

0.45 m wide grass strip

East property line

River Road Lot 12 and Lot 13 Frontages
The following road cross-section describes the required frontage improvements for the section of
River Road between Pearson Way N-S and Gilbert Road. (Measurements are from north to
south).
North property line:
* 2.0 m wide concrete sidewalk with a 0.5 m wide stone paving band along the north edge of
the sidewalk (the sidewalk is to be located on a 2.0 m wide SRW)
1.55 m wide buffer strip
1.8 m wide bike lane
1.56 m wide grass boulevard with streets
'0.15 m wide north curb
16.1 m pavement
0.15 m wide south curb
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River Road Lot 14 Frontage
The road cross-section for Lot 14 River Road frontage is the same as that noted under Item 6
above with the exception that a 2.0 m wide SRW would not be required as Lot 14 is owned by the

City.

River Road/Gilbert Road Intersection

As part of the road works required under SA 13-632452, the Developer is to construct the final
curb/gutter at the River Road/Gilbert Road intersection to align with existing curb lines. The
final curb/gutter works are to be carried out upon completion of the full curb-to-curb construction
of River Road between Hollybridge Way and Gilbert Road.

Traftic Signals
The following traffic signal works are required.

e River Road/Pearson Way intersection - The construction of a new traffic signal at the River
Road/Pearson Way intersection is part of the off-site works under SA13-632452. Theses
signal works are mostly complete. The remaining works will be completed by the City and
paid for by the Developer. Work Order #9534547 will remain open until the full traffic
signal is complete and operational.

¢ River Road/Gilbert Road intersection - At the River Road/Gilbert Road intersection, some of
the existing traffic signal infrastructure may be affected by the Lot 14 frontage works and
may needed to be modified and/or replaced. The Developer is responsible for all such related
costs. Transportation staff will determine the requirements for and the costs of the traffic
signal infrastructure modifications and/or replacements.

Statutory Right-of-Way Requirements

The following SRWs are required.

e Pearson Way (W-E) — 0.5 m wide SRW behind property line, both sides of the road.
e Pearson Way (N-S) - 0.5 m wide SRW behind property line, both sides of the road.

¢ River Road - 2.0 m wide SRW behind property line for Lot 12 and Lot 13, north side of the
road

1.3. Schedule J: Dike, which requires the owner of Lot 17 to undertake the following to the
satisfaction of the City:
e Submit a Conceptual Dike Plan;
e Provide a detailed design that includes any related works;
e At its sole cost, obtain all necessary governmental and related approvals pertaining to the
dike and related worlss;
e Enter into a Dike SA' that includes the following provisions and to provide an associated
LOC:
o The owner of Lot 17 is responsible for raising the height of the crest of the dike to a
minimum elevation of 4.7 m geodetic;
o The owner of Lot 17 is responsible for the costs associated with raising the crest of
the dike to 4.0 m geodetic.
o The City will be responsible for the cost of raising the crest of the dike above 4.0 m
geodetic.

1.4.Schedule L: Water, Sanitary Sewer, Storm Sewer and Related Improvements, which requires the
owner of Lot 17 to enter into a SA" and associated LOC for the design, construction and
installation of servicing works.
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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.

Incorporation of accessibility measures in Building Permit (BP) plans as determined via the
Development Permit processes.

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.

Confirmation that the recommendations identified in the acoustic evaluation report by Brown
Strachan Associates, dated February 26, 2019 and in the mechanical thermal report by Yoneda and
Associates, dated January 22, 2019, or equivalent measures, have been incorporated into the
construction plans.

Confirmation that the commitments regarding EV charging provisions, which are identified in the
letter, dated April 17,2019, from Nemetz and Associates Ltd., or equivalent measures, have been
incorporated into the construction plans to the satisfaction of Sustainability staff.

Address: 6900 River Road
File No.: ESA DP18-840993

Prior to issuance of ESA DP 18-840993, the developer is required to complete the
following:

1.

Receipt of a Letter of Credit for landscape restoration in the amount of $175,002.58 based on the cost
estimate provided by PGL Environmental Consultants Ltd, April 2019. The landscape LOC may be
reduced to reflect the costs of landscape works secured through the SA.

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.

Submission of a Contract entered into between the applicant and a Qualified Environmental
Professional to monitor and provide annual reporting to the City on the ESA for five years following
City approval of substantial completion.

Submission of a Tree Survival Security to the City in the amount of $480,000 for the 113 trees to be
retained.

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

Installation of appropriate Environmentally Sensitive Area (ESA) protection fencing and silt control
fencing in accordance with the Construction Environmental Management Plan (PGL Environmental
Consultants, March 2019) prior to any construction activities occurring on-site.

Registration of a legal agreement on title to identify the modified ESA on Lot 17 and to ensure that
vegetation is retained and planted as identified within the Environmental Impact Assessment (PGL
Environmental Consultants Ltd, March 2019), and will not be abandoned or removed.
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Registration of a legal agreement on title to allow City access to the property in case the works
identified within the Environmental Impact Assessment (PGL Environmental Consultants Ltd, March
2019) are not completed, maintained or monitored as proposed.

Address: 6900 River Road
File No.: Heritage Alteration Permit 18-840992

Prior to issuance of HA 18-840992, the developer is required to complete the following:

L.

Enter into a legal agreement with the City regarding the following:

1.1 Submission of a tree replacement security in the amount of $93,600.00 ($1,950/ tree) for the
required 48 heritage replacement trees prior to the issuance of the HAP. The landscape LOC may
be reduced to reflect the costs of landscape works secured through the SA. The release of the
security will be released in stages as described below.

e 50% of the security can be released upon receipt of a completion report prepared by a
certified arborist confirming that the trees have been planted in accordance with the approved
plans including the locations, sizes and species of the replacement trees, to the satisfaction of
the Director of Development and/or the Director, Parks Services, Community Services, Parks
Services.

¢ The other 50% will be held to ensure that the trees survive for the maintenance period of five
years. The 50% of the security can be further reduced to 25% after three years from the date
of completion upon receipt of a monitoring report prepared by a certified arborist, to the
satisfaction of the Director of Development and/or the Director, Parks Services, Community
Services, Parks Services. The report must summarize the maintenance activities performed
and confirm that the trees are still in compliance with the approved plans and in good
condition.

e The final 25% can be released in its entirety after five years from the date of completion upon
receipt of a second monitoring report prepared by a certified arborist report confirming the
tree are still in compliance with the approved plans and in good condition, to the satisfaction
of the Director of Development and/or the Director, Parks Services, Community Services,
Parks Services.

1.2 Submission of a Letter of Credit in the amount of $42,500.00 prior to the issuance of the HAP.
The landscape LOC may be reduced to reflect the costs of landscape works secured through the
SA. 90% of the security can be released upon receipt of a letter from the landscape architect
confirming that the work has been completed in accordance with the approved HAP. The final
10% can be released after the required five year maintenance period.

Submission of a public art voluntary contribution in the total amount of $83,000 ($41,000 with

additional $42,000.00 for enhanced heritage interpretation) to the Public Art Program administration

7500-10-000-90337-0000 for a heritage-themed public art project near the south entrance to Gilbert

Greenway.

Notes:

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
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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 Developmernit.

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.

Signed (on file) Date
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Sketch Plan A

SKETCH PLAN OF PROPOSED STATUTORY RIGHT OF WAY
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#2820 Richmond Development Permit

No. DP 18-816029

To the Holder: Oval 8 Holdings Ltd. Inc. No. 0805724
Property Address: 6811Pearson Way
Address: Suite 1830 - 1055 West Hastings

Vancouver BC V6E 2E9

1. 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.

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. The "Richmond Zoning Bylaw 8500" is hereby varied to:
a) Waive the requirement for on-site large size loading spaces.

b) Increase the maximum permitted building projection into the Pearson Way public-
road setback from 1 m up to 2.5 m for proposed Tower F and G balconies.

4. 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 #9.01 attached
hereto.

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

6. As a condition of the issuance of this Permit, the City is holding the security in the amount of
$2,403,302.00 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.

7. 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.
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Development Permit
No. DP 18-816029

To the Holder: Oval 8 Holdings Ltd. Inc. No. 0805724
Property Address: 6811, 6899 Pearson Way, 6900 River Road
Address: Suite 1830 - 1055 West Hastings

Vancouver BC V6E 2E9

8. 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

6151211
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= City of
% Richmond Heritage Alteration Permit

No. HA18-840992

To the Holder: Oval 8 Holdings Ltd. Inc. No. 0805724
Property Address: 6900 River Road
Address: Suite 1830 - 1055 West Hastings

Vancouver BC V6E 2E9

(s.617, Local Government Act)

Designated Heritage Property (s.611)

1. (Reason for Permit) [
O Property Subject to Temporary Protection (s.609)
a
a

Property Subject to Heritage Revitalization Agreement (s.610)
Property in Heritage Conservation Area (s.615)
O Property Subject to s.219 Heritage Covenant (Land Titles Act)

2. This Heritage Alteration Permit is issued to authorize:

- Construction of the elevated boardwalk and installation of heritage interpretative panels in
accordance with plans as shown in Schedule A, Plan #1 to Plan #11.

- Introduction of ecological enhancement in accordance with approved ESA Development Permit
DP18-840993.

3. This Heritage Alteration 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.

4. If the work authorized by this Heritage Alteration Permit does not commence within 24
months of the date of this Permit, this Permit lapses.

AUTHORIZING RESOLUTION NO. ISSUED BY THE COUNCIL THE DAY OF

DELIVERED THIS DAY OF , 2018

MAYOR CORPORATE OFFICER

IT IS AN OFFENCE UNDER THE LOCAL GOVERNMENT ACT, PUNISHABLE BY A FINE OF UP TO $50,000 IN THE CASE OF AN
INDIVIDUAL AND $1,000,000 IN THE CASE OF A CORPORATION, FOR THE HOLDER OF THIS PERMIT TO FAIL TO COMPLY WITH
THE REQUIREMENTS AND CONDITIONS OF THE PERMIT.

6151211
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N - dscae Nts

Interpretation panel precedent image

]

STEEL CHANNEL WITH
LIGHTING

PORCELAIN ENAMEL — [
PANELS, B&W IMAGES
16 GAUGE, 6 STUDS
IN EACH PANEL

STEEL FRAME WELDED ————
T0 EXISTING POST

EXISTING RAILING —&

25 Akt 37

513

375 (ON BOARD WALK)
150 (ON CONCRETE)

GUARDRAIL SECTION 1:10

EXISTING ralling at River R0ad Doarawdlk
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W g C!ty of Environmentally Sensitive Area
aop Richmond Development Permit

No. ESA DP 18-840993

To the Holder: Oval 8 Holdings Ltd. Inc. No. 0805724
Property Address: 6900 River Road, and portions of 6811 and 6899 Pearson Way
Address: Suite 1830 - 1055 West Hastings

Vancouver BC VB6E 2E9

1. 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.

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 to #7 attached hereto.

4. Sanitary sewers, 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
$175,002.58 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.

6151211



Development Permit
No. ESA DP 18-840993

To the Holder: Oval 8 Holdings Ltd. Inc. No. 0805724
Property Address: 6811, 6899 Pearson Way, 6900 River Road
Address: Suite 1830 - 1055 West Hastings

Vancouver BC V6E 2E9

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.

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

MAYOR

6151211
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Original Date: 12/05/18

Revision Date: 04/23/19

Note: Dimensions are in METRES
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