i : * ; \, City Of
24 Richmond Report to Development Permit Panel

To: Development Permit Panel Date: November 6, 2018

From: Wayne Craig File: DP 18-822484
Director, Development

Re: Application by Anthem Properties Group Ltd. for a Development Permit at 5191,
5195, 5211, 5231, 5251, 5271, 5273, 5291, 5331 and 5351 Steveston Highway

Staff Recommendation

That a Development Permit be issued which would permit the construction of 43 townhouse
units and four secondary suites at 5191, 5195, 5211, 5231, 5251, 5271, 5273, 5291, 5331 and
5351 Steveston Highway on a site zoned “Town Housing — Steveston Highway (Steveston)
(ZT85)”.
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Staff Report
Origin
Anthem Properties Group Ltd. has applied to the City of Richmond for permission to develop 43
townhouse units at 5191, 5195, 5211, 5231, 5251, 5271, 5273, 5291, 5331 and
5351 Steveston Highway. Four of the 43 townhouse units are proposed to contain a ground-level
secondary suite. The site is being rezoned from “Single Detached (RS1/E)” and “Two-Unit
Dwellings (RD1) zones to “Town Housing — Steveston Highway (Steveston) (ZT85)” zone for
this project under Bylaw 9841 (RZ 17-765557), which received Third Reading following the

Public Hearing on April 16, 2018. The site is currently vacant but previously contained nine
single family homes and one duplex.

Frontage improvements including beautification works and storm sewer upgrades were secured
through the rezoning process and will be constructed through a separate Servicing Agreement
(SA 17-788628). The Servicing Agreement must be entered into prior to final adoption of the
rezoning bylaw.

Development Information

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

Development surrounding the subject site is as follows:

e To the north, existing single-family dwellings on lots zoned “Single Detached (RS1/B)”.

e To the east, existing single-family dwellings on lots zoned “Single Detached (RS1/C)” and
“Single Detached (RS1/B)”, which are identified for townhouse development under the
Arterial Road Land Use Policy.

e To the south, Across Steveston Highway, existing single-family dwellings on lots zoned
“Single Detached (RS1/B)” and “Single Detached (RS1/D)”.

e To the west, a seven-unit two-storey townhouse complex on a lot zoned “Low Density
Townhouses (RTL1)”.

Rezoning and Public Hearing Results

On March 26, 2018, Council passed a resolution that the Public Hearing notification area for the
rezoning application for this project (i.e., RZ 17-765557) be expanded beyond the usual 50 m to
include the area outlined on the specified map (Attachment 2) to generally include properties
fronting onto Swallow Drive, Wagtail Avenue, Warbler Avenue, Hummingbird Drive,
Woodpecker Drive, and Chickadee Court. For consistency, the same notification area will be
used for this Development Permit Panel meeting.
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The Public Hearing for the rezoning of this site was held on April 16, 2018. At the Public
Hearing, the following concerns about rezoning the property were expressed; the response to the
concern is provided in italics.

1. Proposed Traftic Signal at Swallow Drive

As part of the rezoning a traffic signal was proposed to be installed at Swallow Drive.
Due to the concerns raised by area residents regarding the proposed traffic signal,
Council directed staff to remove this requirement. Council also directed staff to allow
the proposed driveway location to remain but be restricted to right-in/right-out only (i.e.,
with a raised concrete island in the middle to channelize the right-in and right-out
vehicle movements). Registration of a right in/right out only covenant on Title is
required prior to Development Permit Issuance. In addition, Council directed staff to
amend the rezoning considerations to have the developer’s voluntary contribution of
$150,000 be directed towards upgrading the existing pedestrian signal at

Steveston Highway and Lassam Road.

2. Parking in the Neighbourhood

The proposed development meets the off-street parking requirement in the Zoning Bylaw,
with two residential parking spaces and 0.2 visitor parking spaces for each unit. Four
additional parking spaces will also be provided for the four secondary suites proposed.

Staff Comments

The proposed scheme attached to this report has satisfactorily addressed the significant urban
design issues and other staff comments identified as part of the review of the subject
Development Permit application. In addition, it complies with the intent of the applicable
sections of the Official Community Plan (OCP) and is in compliance with the “Town Housing —
Steveston Highway (Steveston) (ZT85)” zone.

Advisory Design Panel Comments

The Advisory Design Panel (ADP) has reviewed the project and supports it. A copy of the
relevant excerpt from the Advisory Design Panel Minutes from Wednesday August 22, 2018 is
attached for reference (Attachment 3). The design response from the applicant has been included
immediately following the specific Design Panel comments and is identified in ‘bold italics’.

Analysis

Conditions of Adjacency

e The proposed form, massing, and orientation of the buildings are compatible to the existing
adjacent developments on the block.

e While three-storey units are proposed along Steveston Highway, the building height is
stepped down to two storeys along the side property lines to provide appropriate transition to
the adjacent single-family home to the east and two-storey townhouse development to the
west.

e Two-storey units in duplex form'(seven buildings) and triplex form (one building), as well as
the outdoor amenity area are proposed along the rear (north) property line to minimize
privacy and overlook concerns.
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Typically, two units per cluster (i.e., duplex buildings) are preferred along the rear yard
interface with single-family housing; however, in order to provide a larger outdoor amenity
space, one three-unit cluster (i.e., a triplex building) is being considered for the development.

The existing site grade along the rear (north) property line (within the existing SRW) will be
maintained to provide an appropriate transition to the adjacent single-family properties to the
north. A 1.8 m tall wood fence will be installed along the rear property line to protect the
privacy of the neighbouring single-family homes. A low retaining wall will be installed to
the south of the existing SRW to raise the back yards to the ground level of the proposed
townhouse units.

A low retaining wall (approximately 0.3 m high) will be installed along the side property
lines with a 1.8 m tall wood fence on top.

A variety of trees will be planted along the rear and side property lines to enhance the
interfaces between the proposed townhouse development and the existing adjacent residential
developments.

Perimeter drainage will be required as part of the Building Permit to ensure storm water is
managed and addressed through the development and will not impact the neighbouring
properties.

Adjacent properties to the east have future potential for redevelopment as townhouses, and
the proposed development will not reduce this potential. A statutory right-of-way (SRW)
allowing access to/from the adjacent future development site through the subject site (over
the internal drive aisle) has been secured at rezoning.

Urban Design and Site Planning

The site layout includes 19 two-storey units and 24 three-storey units in 13 clusters.

The layout of the townhouse units is oriented around a single driveway, providing access to
the site from Steveston Highway and an east-west internal manoeuvring aisle providing
access to the unit garages.

Vehicle access will be limited to right-in/right-out only and will be provided in the western
portion of the site, directly across from Swallow Drive; one separate pedestrian access will
be provided in the eastern portion of the site.

Units along Steveston Highway are designed to have a strong street presence with individual
front entrances and yards. Low planting and permeable fencing will create semi-private
spaces for those units and a pedestrian-oriented streetscape along Steveston Highway.

The two-storey townhomes are arranged as duplexes and triplexes along the northern portion
of the site to serve as a transition to the existing single-family homes. The low profile of the
duplex and triplex form is complementary in scale and character to the single-family homes.

Four of the three-storey townhouse units in Buildings 4, 6 and 9 (i.e. B2 units) will each
contain a 1-bedroom ground-level secondary suite of approximately 30 m? (320 ft%) in size.

All units will have two vehicle parking spaces in a side-by-side double car garage. An
additional surface parking stall will be assigned to each of the secondary dwelling units.

A total of nine visitor parking spaces, including two accessible visitor parking spaces, will be
provided throughout the site. The number of visitor parking spaces proposed is in
compliance with the minimum bylaw requirement.
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Both internal and external bicycle parking spaces have been incorporated into the proposal
and are in compliance with the zoning bylaw requirements,

The indoor and outdoor amenity spaces are proposed opposite to the vehicle access to the
site. The outdoor amenity area will be situated in a central open courtyard at the rear (north)
of the site and the indoor amenity building will be located adjacent to the outdoor amenity
area.

The proposed size of the outdoor amenity space exceeds the minimum area recommended by
the Development Permit Guidelines.

The applicant is proposing to provide a portion of the required indoor amenity space on-site
with a 65 m? (700 ft*) building; a cash contribution in-lieu ($24,850.00) of providing the
balance of the required indoor amenity space (i.e., 35 m” or 376 ft*) has been secured at
rezoning stage.

A mailbox kiosk will be provided in front of the indoor amenity building.

The required garbage, recycling and organic waste storage enclosure is proposed adjacent to
the indoor amenity building. The enclosures have been incorporated into the design of the
indoor amenity building to minimize their visual impact. The proposed location will also be
convenient to all of the units.

Architectural Form and Character

The design of this project follows the West Coast tradition of simple forms and clean lines.
The style of architecture is characterized by planar and mass elements, use of natural
materials and the use of glass to connect indoor and outdoor spaces.

Expansive roof overhang creates a sense of shelter and defines the entries to the townhouse
units.

Stepping in building form is achieved by changes in roof plane and massing elements. The
step back at the third floor of the three-storey units reduces the scale of the buildings along
the street.

A pedestrian scale is generally achieved along Steveston Highway and the internal drive aisle
through the inclusion of variation in building projections, recesses, varying material/colour
combinations, landscape features, and the use of individual unit entrances.

The impact of blank garage doors has been mitigated with panel patterned doors, transom
windows, unit entrances, and planting islands along the drive aisle.

The proposed building materials (composite cement siding, hardie-plank and hardie-panel
etc.) are generally consistent with the Official Community Plan (OCP) Guidelines.

A palette of warm earth tone colours is proposed, with black for the metal railing,
gutters/downspouts, and silver for vinyl window frames. Cedar-toned fibre cement panels
are used extensively at soffits to bring visual warmth to the exteriors.

Tree Preservation

Tree preservation has been reviewed at rezoning stage, but was reviewed once again in
September, 2018 due to changes in tree condition; a total of 45 bylaw-sized trees on-site (up
from 42 trees) are now identified for removal as three additional trees are now assessed as
being in poor condition. To compensate for the loss of three additional trees that were
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identified for retention at the rezoning stage, three Pyramidal Norway Spruce trees at 4.0 m
tall (which exceed the minimum replacement tree size requirement of 3.5 m tall) are
proposed to be planted in the outdoor amenity space.

Based on the 2:1 tree replacement ratio goal stated in the Official Community Plan (OCP),
90 replacement trees are required. The applicant is proposing to plant 125 replacement trees
on-site, which exceeds the bylaw requirements, including 28 conifers and 97 deciduous trees.

Parks Operations staff has authorized the removal of one 34 cm caliper Western Red Cedar
tree and a number of hedge rows located along the Steveston Highway frontage due to their
poor condition and conflicts with proposed frontage improvements. Compensation of $1,300
has been secured at rezoning.

One 60 cm caliper Douglas Fir tree (tag# 942) located on the proposed development site, one
40 c¢m caliper Pear tree (tag# 979) located on shared property line with the neighbouring
property to the north (10801 Hollymount Drive) and five trees (0S002, OS003, OSO04,
0S005 and OS006) located on neighbouring properties are identified for retention.

Prior to Development Permit issuance, submission to the City of a Tree Survival Security as
part of the Landscape Letter of Credit is required. No Landscape Letter of Credit will be
returned until the post-construction assessment report, prepared by the Arborist, confirming
the protected trees located on-site survived the construction, is reviewed by staff.

To ensure the protected trees on-site and on neighbouring properties will not be damaged
during construction, tree protection fencing must be installed to City standards prior to any
construction activities occurring on-site.

The applicant has committed to relocate a 20 cm caliper Red Oak tree (tag# 977) on-site to
the proposed outdoor amenity area. Proof of a contract with a company specializing in tree
relocation to undertake the transplant of this tree, and a Tree Survival Security to the City in
the amount of $5,000, have been secured at rezoning.

Landscape Design and Open Space Design

The street edge along Steveston Highway has been well defined with landscaping including
various trees, shrubs and ground covers. Each block of building will have individual identity
with the use of varying trees and shrub planting to allow distinction through colour, texture
and form. Each unit will have a private front yard with an outdoor patio to generate
animation along the streetscape.

All units along the rear (north) property line will have a private yard with a patio and a lawn
area except for the two units at the northeast corner of the site. These two units will have a
raised deck since the existing site grade is to be maintained for tree protection purposes.
Construction of the deck will be monitored by the project arborist; a proof of contract with a
Certified Arborist for the supervision of all works conducted within, or in close proximity, to
tree protection zones have been secured at rezoning.

Landscaping will be provided along the main east-west internal drive aisle between blocks of
buildings to provide vertical green to soften the internal streetscape. Trellis with landscaping

“and grasscrete in front will be provided at each of the dead ends of the internal drive aisle to

provide visual interests at the terminuses.
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Outdoor amenity space is design to be contiguous with an indoor amenity space; a built-in
gas barbecue and a harvest table are proposed in close proximity to the amenity building.

An outdoor ping-pong table is proposed to allow for physical play; and large open lawn areas
are proposed for informal play and wellness activities for the residents.

Natural play elements; including stepping logs and balance logs, as well as vertical agility
poles, are proposed within the children’s play area for active and creative play.

Public Art and an interpretive heritage signage for the Spargo House (which was located on
the development site) have been incorporated into the landscape design. The Public Art
pieces to be installed on site will be arranged by the City’s Public Art Program; a
contribution of $52,895.42 has been secured at the rezoning stage. The interpretive heritage
signage to be installed on site has been reviewed and approved by the City’s Heritage
Planner. To ensure the approved design of the interpretive heritage signage will be installed
and maintained by the future strata, prior to the issuance of Development Permit, the
applicant is required to register a legal agreement on Title to specify the design and the
maintenance arrangement.

Permeable pavers with decorative pattern will be used at the vehicle entrance.

Pavers will be used at the dead ends of the internal drive aisle and at the intersection of the
pedestrian walkway from Steveston Highway and the internal drive aisle to break up the long
internal drive aisle. Pavers will also be used to highlight a pedestrian route along the main
east-west drive aisle.

In order to ensure that the proposed landscaping works are completed, the applicant is
required to provide a landscape security of $361,014.53 in association with the Development
Permit.

Crime Prevention Through Environmental Design

Site lighting and clear sight lines provide unobstructed views of surrounding area. Walkways
are direct and open between buildings and along the internal drive aisle. Walkways and
amenity space will be illuminated.

Plantings near residential entries are low to maximize views and casual surveillance
opportunities of common areas.

Expansive glazing for each unit increases the visual presence and surveillance along
Steveston Highway, the amenity area as well as internal walkway and drive aisle.

Sustainability

At the rezoning stage, the applicant committed to achieving an EnerGuide rating of 82 for the
proposed town houses and to pre-ducting all units for solar hot water heating. A Certified
Energy Advisor has confirmed that the proposed townhouse units will be designed to achieve
an EnerGuide rating of 82. The report prepared by the Energy Advisor is on file and will be
utilized through the Building Permit review process to ensure these measures are
incorporated in the Permit drawings.
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e The architect advised that the following design/features will be incorporated into the
development:

o EnergyStar appliances and lighting.
o EnergyStar windows.

o Heat recovery ventilators.

o Low flow fixtures.

Accessible Housing
e The proposed development includes five convertible units that are designed with the potential
to be easily renovated to accommodate a future resident in a wheelchair (i.e., the A6 units).
The potential conversion of these units will require installation of a chair lift (where the
staircase has been dimensioned to accommodate this in Unit A6’s) in the future, if desired.
e All of the proposed units incorporate aging in place features to accommodate mobility
constraints associated with aging. These features include:
o Stairwell hand rails.
o Lever-type handles for plumbing fixtures and door handles.
o Solid blocking in washroom walls to facilitate future grab bar installation beside toilets,
bathtubs and showers.

Conclusions

The applicant has satisfactorily addressed staff’s comments regarding conditions of adjacency,
site planning and urban design, architectural form and character, and landscape design. The
applicant has presented a development that fits into the existing context. On this basis, staff
recommend support of this Development Permit application.

Edwin Lee
Planner 1
(604-276-4121)

EL:blg

Attachment 1: Development Application Data Sheet

Attachment 2; Notification Map

Attachment 3: Excerpt from Advisory Design Panel Meeting Minutes (August 22, 2018)
Attachment 4: Development Permit Considerations ’
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Development Application Data Sheet

Development Applications Department

DP 18-822484 Attachment 1

Address: 5191, 5195, 5211, 5231, 5251, 5271, 5273, 5291, 5331 and 5351 Steveston Highway

Applicant: Anthem Properties Group Ltd.

Planning Area(s): Steveston (Schedule 2.4)

Owner: _Anthem Steveston Developments Ltd.

Floor Area Gross: 8137.3 m?

Floor Area Net: 5876.9 m®

l Existing ‘ Proposed

Site Area: 8970 m® 8970 m’
Land Uses: Single-Family Residential/Two-Family Residential | Multiple-Family Residential
OCP Designation: | Low-Density Residential No Change
Zoning: Single Detached (RS1/E) and Town Housing - Steveston Highway

9: Two-Unit Dwellings (RD1) (Steveston) (ZT85)
Number of Units: | 9 single-family homes & 1 duplex 43 townhouse gmts *

4 secondary suites

| Bylaw Requirement | Proposed | Variance

Floor Area Ratio: Max 0.66 0.66 none
permitted

Lot Coverage — Building: Max. 40% 40% none
Lot Coverage — Non-porous
Surfaces: Max. 65% 65% none
Lot Coverage — Landscaping: Min. 25% 34% none
Setback — Front Yard (m): Min. 4.5 m 45m none
Setback — East Side Yard (m): Min. 3.0 m 3.36 m none
Setback — West Side Yard (m): Min. 3.0 m 3.21m none
Setback — Rear Yard (m): Min. 6.0 m 6.0 m none
Height (m): Max. 12.0 m (3Wstoreys) 9.66 m (3 storeys) none
Lot Width: Min. 50.0 m 200.0 m none
Lot Depth: Min. 35.0 m 450m none
Off-street Parking Spaces — 2(R)and 0.2 (V) perunit | 2 (R)and 0.21 (V) per unit none
Regular (R) / Visitor (V): +1 (R) per secondary suite | +1 (R) per secondary suite
Off-street Parking Spaces — Total: 90 (R) and 9 (V) 90 (R)and 9 (V) none
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Tandem Parking Spaces:

Max. 50% of proposed
residential spaces in
enclosed garages
(86 x Max. 50% = 43)

none

Small Car Parking Spaces

Max. 50% when 31 or
more spaces are provided
on site
(99 x Max. 50% = 49)

48

none

Handicap Parking Spaces:

Min. 2% when 11 or more
spaces are required
(99 x 2% = 2 spaces)

2

none

Bicycle Parking Spaces — Class 1/

Class 2:

1.25 (Class 1) and
0.2 (Class 2) per unit

1.49 (Class 1) and 0.21
(Class 2) per unit

none

Off-street Parking Spaces - Total:

54 (Class 1) and
9 (Class 2)

64 (Class 1) and
9 (Class 2)

none

Amenity Space — Iindoor:

Min. 100 m? or Cash-in-lieu

65 m? + Cash-in-lieu

none

Amenity Space — Outdoor:

Min. 6 m? x 43 units
= 258 m?

372 m?

none
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Attachment 3

Excerpt from the Minutes from
The Design Panel Meeting
Wednesday, August 22, 2018 — 4:00 p.m.

Rm. M.1.003
Richmond City Hall

DP 18-822484 - 43-UNIT TOWNHOUSE DEVELOPMENT

ARCHITECT: Integra Architecture Inc.

PROPERTY LOCATION: 5191, 5195, 5211, 5231, 5251, 5271, 5273, 5291, 5331 and

5351 Steveston Highway

Applicant’s Presentation

Nicholas Kasidoulis, Anthem Properties, Shamus Sachs, Integra Architecture Inc., and
Mary Chan Yip, PMG Landscape Architects, presented the project and answered queries
from the Panel on behalf of the applicant.

Panel Discussion

Comments from Panel members were as follows.

appreciate the comprehensive package and clear presentation of the project;

interesting collection of buildings on a linear site; proposed single entry is
appropriate for the length of the site;

not concerned with the asymmetric arrangement of buildings along Steveston
Highway; location of the driveway opposite Swallow Drive across Steveston
Highway will avoid the possibility of headlights facing directly into townhouse
units in the subject site;

appreciate the arrangement of longer building forms and buffering along
Steveston Highway;

two-storey rear units (i.e., the duplexes and a triplex) provide an appropriate
interface with the existing single-family homes to the north;

appreciate the provision of a generous amenity area and the location of the
indoor amenity adjacent to the outdoor amenity space; consolidating garbage
and recycling and electrical room into one building form makes sense;

consider replicating the paving treatment on the internal drive aisle adjacent to
the amenity area to other parts of the long the internal drive aisle to break up the
length of the asphalt;

Pavers have been implemented intermittently and at the ends.
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proposed variation in building forms and heights and articulation of each
building will not necessitate the addition of more colours to the proposed colour
palette;

consider the long-term maintenance of the colour of the cedar material;
The developer feels this is a future liability for the strata corporation and will
proceed with cementitious material for soffits.

investigate opportunities for using real wood on the building, e.g. on the soffit;
The developer feels this is a future liability for the strata corporation and will
proceed with cementitious material for soffits.

overall, the design of the project works well;
appreciate the clear package; landscape plans are helpful;
appreciate the large outdoor spaces in the development;

units facing the adjacent single-family homes to the north have nice deep yards
considering the City’s requirements for these back units, i.e., limited to 2-storey
duplexes and triplex;

appreciate the applicant for providing an arborist report for trees to be removed,;
applicant could have included identifying species in the tag;

nice to see generous outdoor spaces in this form of development;

appreciate that the landscape planning reflects the overhangs in the
contemporary buildings;

proposed outdoor amenity space is nice and large; appreciate the mature
existing tree at the back; scale of hard outdoor spaces works;:

consider moving the indoor amenity building closer to the street to make the
mail kiosk more accessible to residents; will also provide more breathing room
for the large Douglas Fir tree at the back and free up some spaces to enlarge the
play area for children;

The small outdoor area has been designed as an informal meeting place for
residents when gathering mail each day. Furthermore, low hedges and
planting protect this area from the internal drive aisle and entry.

review the planting between the soft and hard areas in the outdoor amenity area
as there is need for more contiguous, useful and active spaces;

With the existing Picea not surviving, the grades in the outdoor amenity can
be integrated with the amenity building and surrounding area. The
replacement trees have been placed north of the amenity space to allow for
more open space for the residents to interact and have a better indoor outdoor
relationship. The grades from the amenity building to outdoor patio, to the
play space, and to the lawn area are accessible; it allows people to flow from
one use to the next. This spatial configuration allows interaction for large
group use during social events or as individuals.
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consider appropriate treatment for garbage and recycling in the indoor amenity
building to make it a nice visual feature at the entry;

From the outside, the garbage and recycling room will appear as part of the
overall amenity building utilizing the same cladding material and windows
Jfacing the entry drive. Additional landscaping will be placed in front of the
Garbage room to further soften the fagade.

appreciate the package and the unit plans for the convertible units; would
appreciate if the model number of the vertical lift that would fit into the space
was indicated;

Chair lift is proposed, specification is included in the DP package.

appreciate the comprehensive package provided by the applicant;
the project is on the right track to meet EnerGuide 82 rating;

commend the project’s design team for the highly insulated building envelope
assemblies;

the project’s mechanical system needs to be clarified;
The units will have electric heat, NG instant hot water heat, and HRV,

consider introducing variation in accent colours for duplex units along the
internal drive aisle where the unit door is side-by-side with the garage door to
provide identity to individual units;

As noted in other comments from the ADP panel, we feel there is enough
variation in materials that additional variation is not necessary.

consider introducing the pop-up roof feature of the two-storey duplex units to
the three-storey units facing Steveston Highway to maintain a consistent
character for the pop-up roofs;

In our opinion, maintaining a third storey without pop-up sections helps to
reduce the height of the third floor and allows the project to read more like a
two storey structure along Steveston Hwy, which is more in keeping with the
existing two storey homes across the street and on each side of the
development.

consider a permeable paving surface treatment for the handicapped parking
stalls adjacent to the internal drive aisle;
Permeable paving has been added to handicap parking.

appreciate the presentation of the project; the smart-looking buildings will
become a catalyst for improving the neighbourhood;

appreciate the treatment of the street, the introduction of the boulevard, layered
approach into the front yard, and street-facing townhouse units;

agree with Panel comment that aligning the right-in, right out entry with
Swallow Drive across Westminster Highway makes sense;



5973074

4.

consider a lightly foliaged tree for the front yards of units to avoid shady yards;
The tree species we have proposed in the front yards are 2 maple varieties
Acer red rocket and Acer griseum and 1 dogwood variety Cornus ‘starlight’.
Acer red rocket is has a more columnar growth habit. The narrowness will
allow light into the yards. Acer griseum has an open canopy with an upright
branch pattern. This openness allows for light into the yards. Cornus
‘starlight’ has an upright oval crown. This upright growth pattern allows for
filter light into the yards. With the selection, we believe that we comply with
the intent of the comment.

appreciate the retention of the large Douglas Fir tree at the back of the indoor
amenity building; applicant is advised to be careful in saving the tree;

appreciate the large outdoor amenity space which is centrally located and not
lined up right with the site entry; will enhance the safety of children using the
amenity space;

there is a high density of trees proposed to be planted on the site, except at the
amenity area; consider relocating and grouping the conifers farther to the north
to free up the lawn area; ‘
Tree will be located to insure a usable amenity area.

not concerned with grade changes in the amenity area; however, minimize or
eliminate steps from the hard area to the soft area;
Steps have been removed.

consider opening up the children’s play area a bit more; could install a barrier to
prevent children from crossing the street; also consider improving the
surveillance of children using the play area;

Amenity open space has been adjusted to allow the children’s play and grass
area to be opened up more. A low fence and landscaping have been added to
prevent children from running onto the street. Seating areas are available for
surveillance.

consider planting a tree on either side of the visitor parking stall between
Buildings 1 and 4 to provide some vegetation on the long stretch of drive aisle;
also investigate opportunities for planting in other areas along the long internal
drive aisle; look at the Polygon development on No. 2 Road as precedent;
applicant is also advised to take necessary precautions to ensure survivability of
trees, e.g. putting root barrier around the tree;

Proximity of and location of landscape space beside the visitor stalls prohibit
us from planting large trees. It would conflict with the envelope. A hibiscus
has been added for a large scale shrub.

not supportive of the proposal to move the trees on the outdoor amenity area
farther to the north as the original location of trees add visual value to the long
stretch of buildings and road;
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internal drive aisle ends could be paved to provide additional parking stalls; if
not possible, consider planting shrubs; also consider bringing some trees closer
into the access;

Planting has been added.

consider a completely cast-in-place concrete wall for buildings facing
Steveston Highway;

The wall is quite low (127 +/-) above grade and will be blocked by planting.
CIP concrete is used as an architectural detail at the individual entries.

proposed public art seems interesting; public artist is encouraged to locate the
subject site on the Richmond plats (i.e., maps that show a parcel of land and
how it is subdivided into individual lots);

in general, a well-presented and exciting project;

appreciate the proposed materials and colours; however, the applicant is advised
to be consistent in showing colours of materials in all their presentation
materials;

consider a different treatment for the indoor amenity building to highlight its
publicness;

While the materials of the amenity building are similar to the remaining
development, extensive use of glass is utilized to distinguish the building and
make the building more open and connected to the surrounding amenity area.

consider variation/differentiation in materials for the gateways and pedestrian
paths into the development; will bring diversity to the pedestrian experience
along Steveston Highway;

Pavers have been integrated throughout the site within the vehicle areas. In
contrast, the pedestrian walkway is finished in concrete to provide a distinct
change to allow for a designated pedestrian zone.

appreciate the applicant for integrating public art at an early stage of the project;

architecture and landscaping could be framed and synergized with the proposed
public art; also consider the interaction of the public with the proposed public
art;

Both Pieces of public art have been relocated to the West side of the entry
along the pedestrian path for a more direct interaction.

appreciate the package provided by the applicant; however, consider larger
fonts for future packages;

quality of architecture presents a benchmark for developments along arterial
roads in Richmond;

good layering in the proposed landscaping;

appreciate the proposed amenity area; the applicant is advised to consider the
Panel comments to improve the amenity area;
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the internal drive aisle is very long; consider breaking them up intermittently
with pavers; support Panel comments to introduce landscaping along the drive
aisle and at the ends to provide visual interest and make them more pedestrian
friendly;

Pavers have been implemented intermittently and at the ends. Additional
hibiscuses have been added to provide for large scale shrub plantings along
the roadway.

appreciate the provision of a variety of unit types;
proposed public art piece and location is appropriate;

variation in materials and colours may not be necessary due to the maturity of
articulation and landscaping in the development; and

no concern with the location of the proposed entry driveway.

Panel Decision

It was moved and seconded
That 18-822484 be supported to move forward to the Development Permit Panel subject
to the applicant giving consideration to the comments of the Advisory Design Panel.

CARRIED



ATTACHMENT 4

Development Permit Considerations

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

Address: 5191, 5195, 5211, 5231, 5251, 5271, 5273, 5291, 5331, 5351 Steveston Hwy.File No.: DP 18-822484

Prior to approval of the Development Permit, the developer is required to complete the following:
1. Final adoption of the Zoning Amendment Bylaw 9841
2. Registration of a legal agreement on title to restrict access to the property to right in/right out movements only.

3. Registration of a legal agreement on title to ensure that the design of the interpretive heritage signage to be
installed on site is consistent with the design approved by the city’s heritage planner (as shown in the
Development Permit package) and that the interpretive heritage signage will remain on site and will be maintained
by the future strata.

4. Receipt of a Letter-of-Credit for landscaping and tree survival security in the amount of $361,014.53. No
Landscape Letter of Credit will be returned until the post-construction assessment report, confirming the protected
trees survived the construction, prepared by the Arborist, is reviewed by staff.

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

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

Should the applicant wish to begin site preparation work after third reading of the rezoning bylaw, but prior to
final adoption of the rezoning bylaw and issuance of the Development Permit, the applicant will be required to
obtain a Tree Permit and submit landscaping security (i.e. $48,000 in total) to ensure the replacement planting
will be provided.

2. Incorporation of energy efficiency, CPTED, sustainability, and accessibility measures in Building Permit plans as
determined via the Rezoning and/or Development Permit processes.

3. If applicable, payment of latecomer agreement charges associated with eligible latecomer works.

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

5. 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.

Note:
*  This requires a separate application.

e  Where the Director of Development deems appropriate, the preceding agreements are to be drawn not only as personal covenants
of the property owner but also as covenants pursuant to Section 219 of the Land Title Act.
All agreements to be registered in the Land Title Office shall have priority over all such liens, charges and encumbrances as is
considered advisable by the Director of Development. All agreements to be registered in the Land Title Office shall, unless the
Director of Development determines otherwise, be fully registered in the Land Title Office prior to enactment of the appropriate
bylaw.
The preceding agreements shall provide security to the City including indemnities, warranties, equitable/rent charges, letters of
credit and withholding permits, as deemed necessary or advisable by the Director of Development. All agreements shall be in a
form and content satisfactory to the Director of Development.

» Additional legal agreements, as determined via the subject development's Servicing Agreement(s) and/or Development Permit(s),
and/or Building Permit(s) to the satisfaction of the Director of Engineering may be required including, but not limited to, site

Initial:



2.

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 contains prohibitions on the removal or disturbance of both birds and their nests. 1ssuance
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 Date

6007102



ara s City of
2822 Richmond \ Development Permit

No. DP 18-822484

To the Holder: ANTHEM PROPERTIES GROUP LTD.

Property Address: 5191, 5195, 5211, 5231, 56251, 5271, 5273, 5291, 6331 AND

5351 STEVESTON HIGHWAY

Address: C/O NICHOLAS KASIDOULIS

#300 — 550 BURRARD STREET
VANCOUVER, BC V6C 2B5

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

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

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 #4 attached hereto.

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

. As a condition of the issuance of this Permit, the City is holding the security in the amount of
$361,014.53 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.

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.

5973074



Development Permit
No. DP 18-822484

To the Holder: ANTHEM PROPERTIES GROUP LTD.

Property Address: 5191, 5195, 5211, 5231, 5251, 5271, 5273, 5291, 5331
AND 5351 STEVESTON HIGHWAY

Address: C/O NICHOLAS KASIDOULIS
#300 — 550 BURRARD STREET
VANCOUVER, BC V6C 2B5

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

5973074
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8102 90 AON

Tag#  Ht Dbh Tree Type Cond Loc Action
932 62 Weeping willow U ON Remove
933 20 41 Deodar cedar U. ON Remove
934 72 Flowering cherry M ON Remove
935 57 Flowering cherry U ON Remove
936 222624 Walnut U ON Remove
937 20 50 Sawara cypress M ON Remove
938 20 Est. 65 Sawara cypress M ON Remove
939 20 52 Blue spruce U ON Remove
940 20 72 Deodar cedar U ON Remove
941 5 32 Flowering cherry u ON Remove
942 16 60 Douglas-fir M ON RETAIN
943 6 20-32 Western redcedar M ON Remove
944 8 25 Norway spruce M ON Remove
945 8 20 Norway spruce M ON Remove
946 8 22 (Est.) Norway spruce M ON Remove
947 10 35 Paperbirch U ON Remove
948 34 Flowering cherry U ON Remove
949 20 22 (Est.) Paper birch U ON Remove
950 20 22 (Est.) Paperbirch U ON Remove
951 5 20-22 Western redcedar M ON Remove
952 8 20-31 Western redcedar U ON Remove
953 4 34 Western redcedar U ON REMOVE
— 954 4 25 Western redcedar U ON Remove
: 955 4 40 Western redcedar U ON Remove
m 956 9 19 22 Western redcedar M ON Remove
E 957 8 22-45 Western redcedar U ON Remove
< 958 4 20-30 Western redcedar u ON Remaove
m 959 9+49+11+12  Plum U ON Remove
E 960 8+10+11 Plum U ON Remove
O 961 30 Lawson cypress U ON Remove
2 962 29+39 Lawson cypress U ON Remove
-|< 963 40 Lawson cypress U ON Remove
964 40 Lawson cypress U ON Remave
8 965 50 Lawson cypress U ON Remove
> 966 15 40 Sitka spruce U ON Remove
w ) 967 4 3628 Western redcedar U ON Remove
m 968 20 Pear U ON Remove
5 969 49 Flowering cherry U ON Remove
m 970 22 Pear U ON Remove
O 971 41 Flowering cherry U ON Remove
972 22 Flowering cherry M ON Remove
973 21+421+25 Sawara cypress U ON Remove
974 11+19+22 Sawara cypress u ON Remove
975 17+18+20 Sawara cypress U ON Remove
976 43 Lawson cypress U ON Remove
977 20 Red oak M ON -RETAIN
> 978 28 Apple U ON Remove
o 2 979 40(est)  Pear U  SHARED RETAIN
25 980 101216  Cherry U ON Remove
G 5 0s 001 20-25 Western redcedar U  OFF PROTECT
o w 0S 002 25 Japanese maple S OFF PROTECT
E 0S 003 12+20+20 Plum S OFF PROTECT
8 f: 0S 004 60 (est) Austrian pine M OFF PROTECT
g - 05 005 | 30(est)  Japanese maple S OFF PROTECT
-~ 0S 006 1215 Plum U OFF PROTECT
‘ ; Co1 25 - <20 White cedar M aTy REMOVE
Z e €02 1.2 <20 Photinia U aTy REMOVE
CD Co3 2 <20 White cedar S arty REMOVE
2E 5 | 04 <20 White cedar S arty REMOVE
30 W Vo 05 4 <20 White cedar S cITY REMOVE
ffa 37 ' C06 4 <20 White cedar S CITY REMOVE
e N o7 4 <20 White cedar s aTy PROTECT
= no
o
(oo
o=
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