7 Clty of
22842 Richmond Report to Development Permit Panel

To: Development Permit Panel Date: April 25, 2024

From: Suzanne Smith File: DP 21-945917
Program Manager, Development

Re: Application by Arno Matis Architecture for a Development Permit at 6851 and
6871 Elmbridge Way

Staff Recommendation
That a Development Permit be issued which would:

1. Permit the construction of 376 residential units, hotel and accompanying commercial uses in
a high-rise mixed use development containing three 15 storey towers at 6851 and 6871
Elmbridge Way on a site zoned ‘““High-Density Mixed Use (ZMUS52) — Oval Village (City
Centre)”; and

2. Vary the provisions of Richmond Zoning Bylaw 8500 to:

a) Reduce the minimum road setback of 3.0 m along River Road to 0.25 m to allow a
projection on a small portion of the development’s podium (Levels 3 to 6) for
components of the building and residential balcony units; and

b) Notrequire a large size on-site loading space in the proposed development.

a2

Suzanne Smith
Program Manager, Development

SS:ke
Att. 4

7658413



April 25,2024 -2- DP 21-945917

Staff Report
Origin
Arno Matis Architecture has applied to the City of Richmond on behalf of Landa Oval
Development Ltd. for permission to develop a high-rise mixed use development containing three
15 storey towers at 6851 and 6871 Elmbridge Way on a site zoned “High-Density Mixed Use

(ZMU52) — Oval Village (City Centre)”. The site currently contains multi-tenant light industrial
buildings (Attachment 1 — Location Map).

Highlights of the proposed development include:

e 341 market residential units and 35 affordable housing units (Low End Market Rental —
LEMR).

o Market residential units are located in the development podium and two towers at
the north west and south west portions on the site.

o LEMR units are dispersed throughout the development’s podium, consistent with
the Housing Agreement Bylaw and housing covenant secured through the
rezoning for this development.

e Approximatelyl3,854 m? (149,123 {t?) of floor area for:

o A hotel tower at the north east portion of the site; and

o Commercial floor space at-grade around the subject sites road frontages.

e Approximately 750 m? (8,073 ft%) of on-site indoor amenity space on Level 6 of the
development’s podium.

e Approximately 3,037 m? (32,690 ft*) of on-site outdoor amenity space on Level 6 and 9
of the development.

e A new City road (herein called the new west road) along the subject sites west edge that
will connect Elmbridge Way and River Road and provide the primary vehicle access to
the development’s parkade. The name of this road will be determined by Council through
the City’s Road Naming Policy process.

The site is being rezoned from “Light Industrial (IL)” to “High-Density Mixed Use (ZMUS52) —
Oval Village (City Centre)” under Richmond Zoning Bylaw, Amendment Bylaw 10423
(RZ 17-782750).

A Servicing Agreement (SA 23-035702) is required as a rezoning consideration item and
includes, but is not limited to, the design and construction of new and upgraded water mains,
storm sewer and sanitary infrastructure (including new service connections) around the subject
site. Frontage works, a public pathway, widening of the existing lane to the east and the new
west road (including all tie-ins and transitions to existing road infrastructure) will also be
completed through this Servicing Agreement.

Development Information

Please refer to 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
Development surrounding the subject site is as follows:

To the north: The Richmond Olympic Oval is located across River Road on a site zoned “High
Rise Apartment and Olympic Oval (ZMU4) — Oval Village (City Centre)”

To the east:  Across an existing lane is the Onni ‘Ora’ high density mixed use development on
a site zoned “Residential/Limited Commercial (RCL3)”.

To the south: Across Elmbridge Way is an existing building containing Worksafe BC offices on
a site zoned “Downtown Commercial (CDT1)”.

To the west: A site zoned “Light Industrial Business Park (IB1)” containing existing light
industrial buildings.

Rezoning and Public Hearing Results

The Public Hearing for the rezoning of this site was held on December 19, 2022. At the Public
Hearing, concerns were noted from the neighbouring development to the east (Ora mixed use
project) in relation to traffic impacts and concerns about the lane. The project was referred back
to staff to address these matters with the developer and returned for a second Public Hearing.
The applicant subsequently met with residents of the Ora development, and with City staff to
review the issues and potential revisions in response.

A revised rezoning proposal was brought forward to the May 15, 2023 Public Hearing where the
bylaw received 2™ and 3™ reading. This rezoning proposal made the following modifications to
address traffic impacts and lane concerns raised at the previous Public Hearing that have been
included and complied with as part of this Development Permit application:

e Hotel Pick-up and Drop-Off - All hotel vehicle pick-up and drop-oft functions were
relocated on-site within the project parkade (level 1). No hotel vehicle pick-up or drop-
off functions will occur in the lane. This was a significant change made from the original
design in response to concerns.

e Lane Access — As a result of concerns about impacts of traffic from the development
proposal to the existing lane, the lane access to the proposed development’s parkade will
be restricted to hotel guests and on-site employees only (enter from the lane) and on-site
employees (exit from the lane).

e Main Site Access - The new west road vehicle access to the parkade will be the primary
entrance/exit to the development and will accommodate a majority of the traffic for the
development and minimize traffic impacts to the lane.

o Vehicle Access Restrictions - Installations to facilitate vehicle access restrictions to the
lane and ensuring that new west road vehicle access remains the primary vehicle access
to the development have been incorporated (i.e., gate, security intercom/FOB access).

o Lane Width and Function - Works to widen the lane by 3 m will accommodate 1.5 m of
additional pavement widening to the existing lane and 1.5 m wide concrete transition
area. This lane widening undertaken by the proposed development would result in a total
7.5 m wide drive-aisle plus 1.5 m wide concrete transition area that will be designed to
enable access to the parkade and loading/service functions from the lane. Pedestrians can
also utilize this transition area to facilitate safe movements through the lane as needed.



April 25, 2024 -4- DP 21-945917

These lane works will be completed through the City’s Servicing Agreement process,
which is a rezoning consideration for the subject development.

e On-site Loading - On-site loading spaces are arranged to allow access from the lane to
accommodate standard loading functions required for this development’s non-residential
and residential uses. In accordance with the rezoning, no on-site large loading space is
provided as none of the proposed uses in the development would require service from
these large trucks and the on-site loading facilitates (accommodating medium sized
trucks) can adequately service the proposed development. A variance is included in this
Development Permit application to not require a large size loading facility that is outlined
in the Zoning Compliance/Variance section of the report below. This approach is
supported by Transportation staff.

In addition to the above and in response to concerns about vehicles temporarily stopping in the
lane and the resulting negative impacts to lane operations, regulatory revised “no stopping”
signage was posted in the lane by the City at the time of the Public Hearing in May 2023, which
would prohibit any vehicles from stopping or parking in the lane and require use of the on-site
loading facilities in the Ora development.

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 and is generally in compliance with the “High-Density
Mixed Use (ZMUS52) — Oval Village (City Centre)” except for the zoning variances noted below.

Zoning Compliance/Variances (staff comments in bold)
The applicant requests to vary the provisions of Richmond Zoning Bylaw 8500 to:

1) Reduce the minimum road setback of 3.0 m along River Road to 0.25 m to allow a projection
on a small portion of the development’s podium (Levels 3 to 6) for components of the
building and residential balcony units.

(Staff supports the proposed variance as the proposed setback reduction only applies to one
small corner portion of the development’s podium on levels 3 to 6 of the project. The proposed
reduction in sethack will have no impact to the pedestrian streetscape at-grade and does not
result in any additional shadowing to adjacent areas. The proposed variance also enables the
residential dwelling units at this corner portion of the podium adequate private outdoor space
(i.e., balcony) and also maintains the project podiums’ asymmetrical and angled design that is
an element included in this development’s design rationale.

2) Not require a large size on-site loading space in the proposed development.

(Staff supports the proposed variance as this matter was assessed through the processing of
the rezoning application which confirmed that none of the proposed uses in the development
would require service from larger trucks that would require a large size loading space. The
current loading facilities accessed from the lane provide for medium size loading, which is
adequate to service the development, has been reviewed and confirmed through the submitted
Traffic Impact Assessment by the applicant’s Transportation consultant and is supported by
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Transportation staff. In addition, a rezoning consideration item secures a legal agreement
that specifies a maximum truck size (i.e., medium sized truck SU-9 or equivalent) aligned with
the on-site loading being provided in the project and prohibits large size vehicles (i.e., WB-17
or equivalent).

Advisory Design Panel Comments

The Advisory Design Panel was supportive of project to move forward subject to the proposal
giving consideration to ADP comments. A copy of the relevant excerpt from the Advisory
Design Panel Minutes from December 6, 2023 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 proposal will have public roads along the north (River Road), south (Elmbridge Way)
and west (new west road) frontages and an existing lane to the east.

e The design provides for a vibrant and pedestrian friendly streetscape along these public road
frontages. At-grade commercial retail units (CRUs) wrap around the River Road, new west
road and Elmbridge Way road frontages and provides for an activated streetscape on-site and
provides continuity with adjacent at-grade retail developed on neighbouring developments to
the east.

¢ Smaller open plaza spaces, situated between the frontage works (boulevards,
sidewalks/multi-use pathways) and CRUs along the public roads provide additional
opportunities for the development of a pedestrian friendly public realm.

¢ Inresponse to elevation transitions, grade differences are addressed through the gradual
sloping of the grade between the sidewalk and entrances to the CRU’s and incorporating
steps/risers were necessary along the north edge (River Road) of the development. Along the
south edge (Elmbridge Way), the grade difference is managed through stairs and accessible
ramps between the sidewalk and open spaces directly in front of the CRUs with landscape
pockets incorporated into this area. This grade transition along Elmbridge Way generally
aligns with the approach to managing a similar grade condition in the neighbouring
development to the east.

o A lane exists between the subject site and neighbouring high-density mixed use development
to the east (Ora development) that will be further widened by 3 m through this development.
The new west road will be dedicated, designed and constructed through this project and will
connect Elmbridge Way and River Road along the west edge of the site. The placement of
the residential towers at the north west and south west portions of the site and hotel tower at
the north east area responds to the surrounding adjacency conditions to minimize shadowing
and to ensure compliance with minimum tower separation guidelines in the City Centre Area
Plan (CCAP).

¢ Shadowing from the proposed development has been minimized to the public plaza area on
the north side of River Road (Olympic Oval plaza area) by pushing the hotel tower location
as far south as possible. Furthermore, residential tower locations have also been situated as
far south as possible and separation between the residential towers has been reduced to allow
the tower on the north west portion of the site to be pulled back from River Road while still
complying with minimum tower separation distances. Upper levels of the residential tower



April 25,2024 -6- DP 21-945917

(north west tower levels 13 to 15) and hotel tower (north east tower levels 14 and 15) have
been stepped back and terraced on the north side to reduce shadowing of surrounding areas.

Urban Design and Site Planning

Residential lobby building entrances from the street are designed around open entrance
plazas at the north west and south west portions of the development site. Entrances to the
hotel lobby are situated at the north east portion of the site and the commercial/office lobby
entrance is located at the south east corner. The overall placement and shaping of the
development’s podium creates plazas and open space at-grade adjacent to pedestrian
entrances to the residential and/or hotel lobby and CRU’s fronting the public roads around
the project.
The parkade for the development is located within the podium and consists of one level of
parking below grade and five levels above grade. Access and egress to the development’s
parkade will be through the primary vehicle access from the new west road and restricted
access from the lane as outlined previously in this report. Hotel pick-up and drop-off
functions have been incorporated into the level 1 of the parkade with direct internal access
from the pick-up/drop-off area being provided to the hotel lobby area.
Indoor amenity space is provided on level 6 of the project podium. The indoor amenity area
is required to be available for use by all residents and is 750 m? or 8,073 ft* in area and
complies with City Centre Area Plan (CCAP) amenity space guidelines. Indoor amenity
facilities will consist of a lounge, fitness centre and other resident recreation spaces (i.e.,
yoga, steam/sauna facilities). Access to the indoor amenity space is provided from the
outdoor amenity area and the residential podium. It will be accessible to both market strata
and residents of the LEMR units.
Outdoor amenity space is provided on level 6 of the project podium and on level 9. On level
6, outdoor amenity space is provided in a consolidated courtyard area with a variety of
features including seating and patio areas available to all residents, outdoor kitchen and
dining areas and multi-purpose lawn/open space areas. An outdoor pool is also proposed as
part of the outdoor amenity, which would be an amenity that would be available to residents
and hotel guests. A small portion of the indoor amenity is also to be shared with the hotel. A
legal agreement was secured through the rezoning to ensure the shared use of the outdoor
pool amenity and small portion of the indoor amenity to enable access for all residents and
hotel guests. On level 9, additional outdoor amenity space containing the children’s play
area is provided in courtyard area between the residential towers. The outdoor amenity areas
on level 6 and 9 is required to be available for use by all residents and is 3,037 m? (32,690
ft?) in area, which exceeds with City Centre Area Plan (CCAP) amenity space guidelines.
Outdoor amenity features include:
o A children’s play area with climbing structure and landscaping to enable outdoor
play and activities.
o Access to the outdoor amenity on level 6 is provided from the residential podium.
Access to the outdoor amenity on level 9 is provide from the residential towers.
o The outdoor amenity areas are designed to have good natural light/sun exposure.
The placement of the amenity areas in and shape and orientation of the residential
towers helps to maximize sun exposure and minimize excessive shadowing.
Service functions for the proposed development located on the subject site containing the
residential and commercial loading areas, hotel shuttle loading and garbage/recycling
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collection areas are located on-site and accessed from the lane. Garbage/recycling rooms for
the residential and non-residential areas are located on level 1 and sized to accommodate all
the necessary bins and equipment.

Architectural Form and Character

The architectural form of the project podium and the application of asymmetrical plaza
spaces at-grade are a design response to other similar shaped and oriented public spaces in
the surrounding area (i.e., Richmond Olympic Oval plaza area on the north side of River
Road opposite of the subject site and linear park to the east between the Ora project and
Hollybridge Way).

Frontage width of CRU’s along River Road and Elmbridge Way is broken up through the use
of varied setbacks and triangular plaza areas that integrate well with pedestrian-oriented
commercial activities (i,e., retail, restaurants and cafes).

Horizontal frame elements on the project podium wrap around the perimeter of all four
frontages and differentiate and help break up the massing between the podium and tower
components of the project. These horizontal frames are generally limited to levels 3 to 6 of
the podium and provide another architectural response to break up the vertical massing of the
building form at the lower levels by providing a strong horizontal building element between
levels 2 and 3.

The boomerang/wave footprint shape of the three towers is a consistent design element in
this project that enables minimal direct tower to tower overlook within the development site
as well as to existing neighbouring developments. This tower form also provides for
maximum natural light exposure for residential units in the tower and hotel rooms while also
ensuring natural sunlight exposure to the indoor and outdoor amenity spaces on levels 6 and
9 of the project.

Although the shape of the three towers are similar, the application of balconies and
metal/aluminum frames to the residential towers compared to the application of a generally
contiguous glass curtain wall cladding for the hotel tower provides for a distinct architectural
expression between the residential and hotel towers.

The development’s contemporary design and architecture is reflected in the proposed
cladding, building materials and glazing proposed in the project that will consist of glazed
curtain wall systems, aluminum frame/screen assemblies around balconies, podium and
building parapets and glass guardrails around balconies.

Landscape Design and Open Space Design

On-site landscaping in the subject development is located at-grade and on levels 6 and 9
associated with the outdoor courtyard amenity areas. Other landscape planting areas are
proposed on the rooftops of the hotel/commercial mid-rise tower and rooftop of the two
residential towers.

At-grade, landscape design looks to enhance the pedestrian vibrant streetscape and integrate
with the boulevard and sidewalk/pathway works being implemented on the public road
frontages of the subject site. Pockets of landscaping are incorporated into the public plaza
areas and consist of low level groundcovers and shrubs. Where larger plazas are situated
generally around the corners of the development site, additional landscape plantings have
been incorporated to provide varied surface treatment in the plaza areas directly in front of
the CRUs.
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Where there is a grade transition between the sidewalk and entrance to the CRUs or building
entrance areas, landscaping has been implemented in the form of concrete planters and
terraces to reduce the presence of stairs and accessible ramps adjacent to the public road.
The outdoor courtyard located on level 6 provides a significant planted landscape
environment that include multi-purpose open spaces with trees, landscaped terraces around
the edges and landscape buffers and screens provided between residential dwelling units,
communal outdoor areas and outdoor patios to be used for the hotel. Benching, furniture
(fixed and stationary tables and chairs), pathways and patios also have been integrated into
the programing of the outdoor space area as a high-quality amenity for residents and guests
of the hotel.
The outdoor courtyard on level 9 provides the outdoor amenity area containing areas and
installations to facilitate children’s play and activities.
The proposed landscaping plant lists include the incorporation of native plantings for
landscaping throughout the project. A total of 83 on-site trees will be planted as part of this
development, which will consist of a mix of both deciduous and coniferous tree species.
o The proposed amount of trees to be planted (83) exceeds the Official Community
Plan requirements of 2:1 tree replacement ratio (the rezoning identified the
removal of 6 on-site trees requiring a minimum of 12 replacement trees at the
OCP 2:1 replacement ratio).
An on-site irrigation system will be provided for all planted and landscaped areas.
In order to ensure that the proposed landscaping works are completed, the applicant is
required to provide a landscape security of $1,506,747 as a Development Permit
consideration (Attachment 4).

Crime Prevention Through Environmental Design

Crime Prevention Through Environmental Design (CPTED) principles have been considered
throughout the design development of the subject project.

Building entrances to the hotel, CRUs and residential lobby areas have clear and visible sight
lines from the adjacent public sidewalks and roadways.

Clear sight lines is provided along the existing lane with limited recesses located along the
building edge adjacent to the lane.

Active and passive surveillance is provided from the development to the public areas along
the road and lane frontages and amenity areas located on level 6 and 9 of the project.

Accessible Housing and Unit Composition

The proposed development includes 38 basic universal housing units that are designed to be

easily renovated to accommodate a future resident in a wheelchair. These single-storey units

are required to incorporate all of the accessibility provisions listed in the Basic Universal

Housing Features section of the City’s Zoning Bylaw, and are permitted a density exclusion

of 1.86 m? (20 ft?) per unit.

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; and

o solid blocking in washroom walls to facilitate future grab bar installation beside toilets,
bathtubs and showers.
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The residential unit mix is as follows:
o Market residential units — 341 total units consisting of 13 studios; 165 one
bedroom (includes those with den); 135 two bedroom (includes those with den);
26 three bedroom (includes those with den) units.
*  Unit mix complies with the 40% family friendly unit target identified in
the Official Community Plan (OCP).
o Affordable LEMR Units — 35 total units consisting of 3 studios; 10 one bedroom;
11 two bedroom; 11 three bedroom units.
= Unit mix complies with the Affordable Housing Strategy targets for unit
mix composition.

Public Art

This development will install public art and the developer has been working with an
independent public art consultant to prepare a Public Art Plan. Through the rezoning, a legal
agreement will be registered on title to secure the implementation of a Public Art Plan and a
financial security provided in accordance with the public art rezoning consideration item for
this project.

For public art contributions with a cumulative budget over $250,000, the Public Art Plan is
presented for Council approval prior to Building Permit issuance. The contribution amount
is anticipated to be $330,781, therefore, the Public Art Plan for this project will be brought
forward for Council approval prior to issuance of the Building Permit.

Sustainability

The proposed development will be connected to the City Centre District Energy Utility
(DEU) for space and domestic hot water heating services. For cooling, an on-site low carbon
energy plant will be required to be designed and constructed at the applicant’s sole cost and
transfer it to the City. Legal agreements for the connection to the City’s DEU system and
development of on-site low carbon energy system were secured through the rezoning.

Based on the above provisions for connection to a City DEU system and provisions of an on-
site low carbon energy system, the subject development will be subject to BC Energy Step
Code — Step 2. The developer has confirmed that the project has been designed and
modelled to comply with Step 2 performance targets.

Transportation

Parking standards for the project are in compliance with Zoning Bylaw 8500 as they were
secured through the associated rezoning (currently at third reading) prior to the introduction
of the Provincial Bill 44 (limited residential parking requirements).
The parkade is located within the project podium and contains a total of 675 parking spaces
of which:
o 350 parking stalls are for residential uses.
o 273 parking stalls are for non-residential uses.
o 52 stalls allocated to Richmond Olympic Oval use during special events (when not
reserved by the oval, these stalls can be used by the public). This was secured by legal
agreement at rezoning.
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e Through the rezoning, a package of Transportation Demand Management Measures were
secured that have been incorporated into this Development Permit application submission,
including:

o Transit pass program available for the residential and non-residential uses in the
development.

Additional on-site bicycle amenities and facilities:

Dedicated car-pool parking spaces (5 stalls)

Car share program and dedicated parking stalls for two car share vehicles

Electric Vehicle charging infrastructure (outlets to support level 2 EV charging

infrastructure for a minimum of 10% of the non-residential parking stalls.

o Interim off-site walkway connection along River Road that will be designed and
constructed through the Servicing Agreement for this project.

0 O O O

Conclusions

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

Kevin Eng
Planner 3

KE:cas

Att. 1 Location Map

Att. 2 Development Application Data Sheet

Att. 3 Advisory Design Panel Excerpt of December 6, 2023 Meeting Minutes
Att. 4 Development Permit Considerations
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Address: 6851 and 6871 Elmbridge Way

Applicant: Arno Matis Architecture Owner: Landa Oval Holdings Lid.

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

Floor Area Gross: 72,561 m? Floor Area Net: 42,225 m?
[ Existing | Proposed

Site Area: 13,913 m? 13,832 m?
Residential (apartment housing)
Hotel and supporting commercial

Land Uses: Light industrial business park uses | services
At-grade commercial
Office

OCP Designation: Mixed use Mixed use — no change

City Centre Area Plan (CCAP)
Designation

Urban Centre T5 No change — complies with OCP

High Density Mixed Use (ZMU52)
— Oval Village (City Centre)

376 residential dwelling units

N/A e 35 affordable LEMR units
e 341 strata residential units

Zoning: Industrial Business Park (IB1)

Number of Units:

ZMU 52 Bylaw

Requirement
Max. 3.1 FAR including:

Variance

Proposed

Max 3.1 FAR including:

Floor Area Ratio:

- Base (including AH): 2.0 -

FAR
- Village Centre Bonus: 1.0
FAR (non-residential use

Base (including AH): 2.0
FAR

- Village Centre Bonus: 1.0
FAR (non-residential use

only) only)
- 0.1 FAR —indoor amenity - 0.05FAR - indoor amenity
space only space only

none permitted

Lot Coverage:

Max. 90% for buildings and
landscaped roofs over
parking spaces

Max. 90% for buildings and
landscaped roofs over
parking spaces

none

7658413




Setbacks (m)

|

-0

ZMU 52 Bylaw
Requirement

Road: 3.0 m (9.84 ft.)
Lane: 0.0 m (0.0 ft.)

Proposed

Road:

- River Road: 3.0 m (9.84
ft.)

- New West Road: 3.0 m
(9.84 ft.)

- Elmbridge Way: 3.0 m
(9.84 1t.)

- Lane: 3.0 m (9.84 ft.)

' Variance

Reduce River
Road setback to
0.25 m to permit

a minor
encroachment
for components
of the building
and balconies on

levels 3to 6
Height (m): 47 m (154 ft.) GSC 47 m (154 ft.) GSC none
Lot Size: Min. 10,000 m? 13,832 m? none
Min. 675 stall Min. 675 stall
- Residential (AH and - Residential (AH and
Mkt): 350 Mkt): 350
Parking - Shared pool - Shared pool none
(commercial/hotel, (commercial/hotel,
residential visitor): 273 residential visitor): 273
- Oval: 52 - Oval: 52
Bicycle Parking Class 1 - 512 spaces Class 1 — 644 spaces none

Class 2 — 121 spaces

Class 2 — 138 spaces

Medium Size — 4 spaces

Medium Size — 4 spaces

No large size

Loading Large Size — 1 space loading space
Amenity Space — Indoor: 750 m? 750 m? n/a
Amenity Space — Outdoor: 2,256 m? 3,037 m? n/a
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to the laneway with the entry point facing the ElImbridge Way. Please refer to drawing £2.01 Ground Level
Landscape Plan.

e CRUs along the New West Road appear to be narrow, particularly those near the corner plaza; look at their
relationship to the corner plaza space in terms of size to ensure their viability as CRUs
CRU depths along New West Road are 30 ft. Note that previous iterations did not include CRU on the
New West Road. This has been added to animate the public realm.

e Ensure adequate weather protection along the south side of the building to provide opportunities for installing
outdoor cafés; also investigate oppartunities for additional nlantina alona the south edge to create more intimate
patio spaces adjacent to the CRUs Additional planting has been added
to provide a soften CRU frontage and intimate patio spaces along ElImbridge way. Please refer to drawing L2.01
Ground Level Landscape Plan. Please note that overhangs are provided on all three street frontages to provide
weather protection. Average overhang depths River Road = 6.6' New West St = 4' Elmbridge Way = 11.5'. Frames
act as overhangs on all three street frontages as a stark design choice, providing ample rain protection. These
frames are shown as dotted lines on architectural drawing A.201.

e ook at onnartunities to nlant more trees along the New West Road right-of-way;

Given the site's horizontal and vertical constraints, it’s tricky to
accommodate additional trees within the private property. The narrow planters between the city sidewalk and
CRU patios are designed as terraces to soften the grading transition. High planters will be required for tree
planting, which is not desired for pedestrians. Instead, we propose to extend landscape bulges with four
additional street trees along the New West Road right-of-way with the understanding that this proposal will be
subject to review and approval of the Servicing Agreement. Please refer to drawings L2.01 Ground Level
Landscape Plan and L4.01 Ground Level Planting Plan.

e The design of the massing shades the central courtyard on Level 6 for some parts of the day, investigate
annartunities to maximize sunlight exposure into the area, particularly at the outdoor swimming pool area;
00l has been located on the southern end of the building, away from the 3 towers
to maximize sunlight. The sun receives full sun from 9am-3pm during the summer (and partial sun thereafter).
Further, boomerang massing curves to minimize shadowing on podium.

e Understond that security issues regarding access to and contral of some areas in the courtyard includina the
swimmina pool bv various users in the development will be resolved as the project moves forward
Noted. Security issues and access control measures will be further studied and resolved
as the project moves torward.

e Stepping stones are proposed for crossing the dry creek feature/pathway on the Level 6 central courtvard: ensure
there are clear accessible routes for crossing the linear dry creek feature/pathway
Stepping stones will be replaced with concrete bridges with integrated toe rail/curb to ensure clear

accessible routes for crossing the dry creek feature. Please refer to drawing L2.02 Level 6 Landscape Plan.

e Look at how some of the central units within the interior corners af the residential buildings with small windows at
the end relate to fire compartmentalization and separation Fire
compartmentalization and separation will follow code requirements, unit adjustments to be resolved at the
Building Permit stage.

e Appreciate the presentation package provided by the applicant especially its portrait format
Noted with thanks.

e Appreciate the design team for bringing the river character into the design of the project
Noted with thanks.

e  Consider fine tuning the pockets of green spaces alona River Road. Elmbridae Wav and the New West Road including
introducing permeability along these three sides Noted. Additional
plantings have been added along Elmbridge Way LRU trontage and at tne soutnwest corner plaza. The pockets of
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green spaces will be refined further as the project moves forward to ensure the permeability from the sidewalk
to the CRUs and residential entrances while optimizing plantings.

Agree with the Panel comment that the grading treatment along Elmbridge Way looks busv: review the location of
the stairs and introduce additional landscaping to improve the grading treatment; anc

The stairs along ElImbridge Way have been reduced in scale by doubling planted
segments. Additional planting have been incorporated to soften the grading. Please refer to drawing L2.01
Ground Level Landscape Plan.

Support the Panel comment reaardina usina structural soil to increase the soil volume for planting on the ground
fevel structural soil has been extended under the boulevard, bike path
and sidewalk along River Road and under sidewalk along EImbridge Way. Please refer to drawing L4.01 Ground

Level Planting Plan for structural soil extent and proposed soil volume for street trees.

The following written comments submitted by Panel member Nicci Theroux were reod into the record by the Chair:

Appreciate the detail incliided in the nresentation nackage; consider including north arrow on the landscope

drawings Noted. North arrow has been placed on the landscape
drawings.
Support the vibrant connection ot the street level with CRUs CRU spaces are required

to be above the flood plane. A continuous plaza surrounding the project on all three sides provides a vibrant
connection to the street.

Soil volume appears inadequate on Level 6 >roposed planters on Level
6 will ensure min. 450mm depth for shrub planting with the soil mound up to achieve min. 900mm of soil depth
for trees. A minimum of 6 cubic meters of soil has been provided for each tree on level 6, but opportunities to
increase soil provisions will be pursued. Please refer to drawing L4.02 for the proposed soil volume.

Consider structural sail or snil cells under the sidewalk along River Road as the soil volume appears inadequate;

structural soil has been extended under the boulevard, bike path and
sidewalk along River Road. Please reter to drawing L4.01 Ground Level Planting Plan for structural soil extent and
proposed soil volume for street trees.

Planters ot ElImbridge Way and New West Road appear to be too small for trees indicated: consider aiming for a
minimum of 6 cubic metres of soil volume even for smaller trees; ant A
minimum of 6 cubic meters of soil has been provided for each on-site tree in planter at Eimbridge Way and New
West Road. Please refer to drawing L4.01 Ground Level Planting Plan for the proposed soil volume for trees.

The tree trench at ElImbridae Way appears narrow; consider structural soil or soil cells under the sidewolk

Structural soil has been extended under sidewalk along Elmbridge Way. Please
refer to drawing L4.01 Ground Level Planting Plan for structural soil extent and proposed soil volume for street
trees.

Panel decision:
It was moved and seconded

That DP 21-945317 be supported to move forward to the Development Permit Panel subject to the applicant giving
consideration to the comments of the Advisory Design Panel. CARRIED
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Attachment 4

City of Development Permit Considerations

Development Applications Department

RIChmond 6911 No. 3 Road, Richmond, BC V6Y 2CI

Address: 6851 and 6871 EImbridge Way
File No.: DP 21-945917

Prior to Development Permit issuance, the following are to be met prior to forwarding this
application to Council for approval:

1. Enter into a security agreement and receipt of a Letter-of-Credit for landscaping in the
amount of $1,506,747.00

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

1. As part of the existing Servicing Agreement application (SA 23-035702), design approval
and construction and installation of the new sanitary sewers and forcemain in Elmbridge
Way and the removal of the existing sanitary system along the south property line of the
proposed site is required to be undertaken in coordination with and ahead of the other
Servicing Agreement works and to discharge the existing rights of ways along the south
property line to the satisfaction of the City. This is required prior to issuance of any
demolition permits for the existing buildings on the proposed site and/or prior to issuance of
any building permits to ensure that the new sanitary sewers and forcemains in Elmbridge
Way are installed and operational and the existing sanitary system are removed and the
existing rights of ways are discharged at the south property line of the proposed site before
the start of any site preparation works or release of future building permits.

2. Incorporation of accessibility measures in Building Permit (BP) plans as determined via the
Rezoning and/or Development Permit processes.

3. 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.

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

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 Copy on File -

Signed Date
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Development Permit

No. DP 21-945917

To the Holder: Arno Matis Architecture
Property Address: 6851 and 6871 EImbridge Way
Address: 1540 West 2nd Ave

Vancouver, BC V6J 1H2

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

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

. The "Richmond Zoning Bylaw 8500" is hereby varied to:

a) Reduce the minimum road setback of 3.0 m along River Road to 0.25 m to allow a
projection on a small portion of the development’s podium (Levels 3 to 6) for
components of the building and residential balcony units.

b) Not require a large size on-site loading space in the proposed development.

Subject to Section 692 of the Local Government Act, R.S.B.C.: buildings and structures;
oft-street parking and loading facilities; roads and parking areas; and landscaping and
screening shall be constructed generally in accordance with Plans #1 to #51 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
$1,506,747.00 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.

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.

7658413



Development Permit
No. DP 21-945917

To the Holder: Arno Matis Architecture
Property Address: 6851 and 6871 Elmbridge Way
Address: 1540 West 2nd Ave

Vancouver, BC V6J 1H2

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
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PLANT SCHEDULE
KEY OTY  BOTANICALNANE COMMON NAVE SIZE 3 DESCRIPTION KEY QTY  BOTANICALNAME COMMON NALE SIZE & DESCRIPTION KEY QY BOTANICALNAME COMMON NALE SIZE & DESCRIPTION
STREET TREES YERGREEN SHRUBS
., . - ASSES GROUNDCOVERS AND PERENNIALS
R 12 ACERRUSRUM " OCTOBERGLORY OCTOBER GLORY REDMIPLE TCM CAL 345, UNIFORK SZE AND OLTY o I RIALER JPONICATHIN CRINSON EVERGREEN R2ALEA HPOT 2470 e ASTIBE X ARENDS! FANAL AL ASTILSE 1p0T 120c
x ou QUERCUS COCCINEA SCARLET OAK 7CM CAL. 888, UNIFORM SIZE AND OLTY Agp I3 AZALEA CUMPO PIRK' GUMPO PINK AZALEA #POT 2470L. . LOULEGIA FORMOIAY WESTERN COLUMEINE \enpor | 6 .
SANA C MPOT, 12°0.C.
we 15 ARBUTUS UNEDO 'COMPACTA DWARF STRAWBERRY TREE #5POT FULL 367 0.C. > 3
QN SITE TREES - EVERGREEN ) d -
ON SITE TREES - EVERGREEN . . ) N CHOISYA « DEWITTEANA AZTEC PEARL MEXICAN ORANGE "AZTEC PEARL £1POT FULL 3 0., 544 CALAMOGROSTIS ACUIFOLIA KARL FOERSTER FOERSTER REED GRASS HPOT 18°0L.
C0G 2 CHAMAECYPARIS OBTUSA GRACILLIS GRACILLIS JAPANESE FALSE CYPRESS & HT, BB SPECIUEN. 22 CHASHANTHIUM LATIFOLIUM NGRTHERN SEA OATS 01907 1506
Yy 4 CRYPTOLIERIA JAPONICA BLACK DRAGON BLACK DRAGON JAPANESE CEDAR & HT. B&B SPECIMEN, Jok 5 CHAMAECYPARIS OBTUSA KOSTERI KOSTER HINOKi CYFRESS S HT. B8R . . o
e 2 PINUS CONTORTA VAR, CONTORTA SHORE PINE 12'HT. ' IDTH 1IN, S % CHOSYATERMATA NEXICAN ORANGE £3P0T 35 0L ¢ 818 CAREXAORROWI ICE DANCE ICE DANCE SEDGE #IPOT 17°0C.
PPE 3 PINUS PARVIFLORA BERGMANIF BERGMANI JAPANESE WHITE PINE 8 HT, WOGD CRATE. HAND-SCULPTED - GAULTHERIA SHALLON SALAL £ POT 180 432 FESTUCA QVINA GLAUCA' BLUE FESCUE #1POT 12°0C.
” N - 478 HAKONECHLOA MACRA JAPANESE FOREST GRASS #1POTFULL 1670,
CNSITE TREES - DECIDUOLS HNT HAAMELS X INTERNED ARNOLDS PROMISE AATCH AL spot i 670 HAKONECHLOA MACRA AUREOLY AUREOLA APANESE FORESTORASS 41 POT FULL. 15°0.C
A2 ACER CIRCINATUM VIRE MAPLE 9 HT B&B MULTL-STEMKIED (3 M. FuLL ar 117 LAVANDULAANGUSTIFOLIA MUNSTEAD BLUE' MUNSTEAD BLUE ENGLISH LAVENCER 41POT 1870 ° -
A0 1 ACER PALMATUM ‘OSAKAZUKT OSAKAZUKI JAPANESE HAPLE 2'HT, B&B, MULTI-STEMMED (3 MIN) FULL, RIGPE MUSCAR] 815 BLUE o6 AL . 763 JUNCUS EFFUSUS COMMON RUSH #1POT 15°0C,
85 2 ACER SHIRASANANGM AUREUN GOLOEN FULL MOON MAPLE 5HT, B88, MULTHSTENMED (3 NI 4 @0 LRIOPEHUSCARI BIG BLUE LUELILY TURF #POT.1220C 1770 LIRIOPE MUSCAR! BIG BULE: 516 BLUE LLY TURF ¥IPOT 1208
BNH 9 BETULA NIGRA HERITAGE' HERITAGE RIVER BIRCH 12 HT. 886, MULTI-STEMMED (3 MIN FULL 42 LONICERAPILEATA PRIVET HONEYSUCKLE #3POT 27 0.C A MISCANTHUS SINENSIS MALEPARTUS: WALEPATUS MAICEN GRASS §POT 2470
CKC 12 CORNUSKOUSAVAR, CHINENSIS CHINESE FLOWERING DOG#O0D 7CH CAL BAG, FULL UNIFORM SIZE & QUALITY 3 9 PRUNUSLUSITANICA LOLTA LOLITA PORTUGUESE LAUREL 7POT 4T ’ ’ ' s
) CORNUS CONTROVERSA " JUNE SHOW JUNE SNOW DOBWOOD TREE 6CM CAL. BAR SPECIMEN QUALITY. STRAIGHT CLEAR TRUNK, ) . 31 MISCANTHUS SIENSIS YAKU JMA DWARF MAIDEN GRASS HMPOT 24°0C
€ 2 CERCIDIPHYLLUMJARONICA KATSURA TREE 7CM CAL 848, UNIFORM SIZE AND OLTY Wb 69 RHODODENDRON BRUCE BRETCHBILL BRUCE ERETCHILL RHODODERORON 45 POT 35 0., 135 PENNISETUM ALOPECUROIDES HAMELN' HAMELN FOUNTAIN GRASS H1POT 20°0C.
(2 CORNUS VENUS DOGWOOD TCM CAL. BSB. Shh 364 SARCOCOCCA HOOKERIANA v, HUMILIS SWEET 80X #3POT FULL 16°0.C. o
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GBP 8 GINKGO BILOBA PRINCETON SENTRY PRINCETON SENTRY MAIDENHAR TREE  6CM CAL BA3, UNIFORM SIZE, 6 HEIGHT CLEAR TRUNK Tan 142 TAXUS CUSPIDATA HONLOO' EMERALD CARPET SPREADING VEW 41607 FULL 18°0C W PERSCARA ANPLEXCAULE FRETA T ONTAN FLEECEFLONER. #1707 1
MR 2 MAGNOLIA STELLATA ROYAL STAR' STAR MAGNOLIA 5'HT. W8 MULITISTEM, FULL u L FIRETA Al i 1POT W80C
Pro PRUNUS X YEDOENSIS AKEBONO' AKEBONO YOSHINO CHERRY 7em CAL, WB. FULL § HT CLEAR TRUNK Tmd M8 TAXUS XMEDIA DENSIFORMIS DENSE YEW 43POT FULL 24° 0 811 POLYSTICHUM LUNFUM SWORD FERN HEOT 157 0C.
sIo8 STYRAX JAPONICUS ‘SNOW CONE: SNOW CONE JAPANESE SNOWBELL ECM CAL. BRE. SPECIMEN QUALITY. STRAIGHT CLEAR TRUNK. Tmh o BG2  TAXUS XMEDIAHICKSI HICK'S YEW - MALE T HT, FIELD GROWN 15" 0.C., FULL. FRIVACY HEDGE 3% STIPATENUISSIMA MEXICAN FEATHER GRASS #2907 FULL 3 180,
sS4 STEWARTIAPSEUDOCANELLIA JAPANESE STEVARTIA TCMCAL. 848 & MIN, STANDARD MATCHING. FULL
Trhe 49 TAXUS X MEDIA 'HA EODIE" HM EDDIE FASTIGIATE YEW FHT.BEB, 20,
Voo 2 VACCINIUW CORYMBOSUM TOP HAT TOP HAT EDIBLE BLUEBERRY $2P0T. 24°Q.C.
Va3 VACCINUL OVATUM THUNDERBIRD' THUNDERBIRD EYERGREEN HUCKLEBERRY #2 POT 24" 0. GREEN ROOF PLANT SCHEDULE
SEDUM HYBRIDUM 'IMMERGRUNCHEN',
PLANTING NOTES: DECIDUOUS SHRUBS SEDUM MIDDENDORF. DIFFUSUM
B 112 BERBERIS THUNBERGK ROYAL BURGUNDY ROYAL BURGUNDY JAPANESE BARBERRY  #3P0T 24°0.C . )
SEDUM TETRACTINUM ‘CORAL REEF,
K 2& :::1 :ﬁ:m i::‘f;ig’;?:;?:“ WIHBLSLA/ B‘C'Ng ‘AQ:;ANESZDVS' . Hp 81 HYORENGEAPANCULATA LITTLE QUICK FIRE LITTLE QUICK FIRE PANICLEHYDRANGEA 43 POT 36D SEDUM ALBUM GREEN IGE
2 & S ON CITY PROPERTY SHALL BE APPROVI Cl | .\
OF RICHHOND ENGINEERING AND PARKS DEPARTMENTS. FINAL SPACING. QUANTITY, TREE Hl 6 HYDRANGEA PANICULATA LIME UGHT HYDRANGEA PANICULATA 'LIME LIGHT #3PQT STANDARD SEDUM SPURIUM 1OHN CREECH
SPECIES TO THE SATISFACTION OF THE GENERAL MANAGER OF ENGINEERING SERVICES, 7] 61 [TEA VIRGINLANA LITTLE HENRY LITTLE HENRY SWEETSPIRE #3POT FULL 367 0L. B N
NEVH TREES MUST BE OF GOOD STANDARD MINIMUM 6CH CALIPER, AND INSTALLED WITH o 8 ROSAERACENA £ 26730 CECAP LANDSCAP sor 2 SEDUM SPURIUM "ALBUM SUPERBUM
APPROVED ROOT EARRIERS TREE GUARDS AND APPROPRIATE SOLL. * i - LANDSCAPE ROSE fApoT 240 SEDUM SEXANGULARE
N INSTALLATION OF STREETSCAPE SHALL 5E UNDER SLPERVISION OF THE CITY OF RICHOND S 35 SPIREAJAPONICALITILE PRINCESS LITTLE PRINCESS JAPANESE SPREA £3POT FULL 24°0C. SEDUM HYBRIDUY MHIERGRUNCHEN
PARKS DEPARTMENT. Vs 4 VIBURNUM PLICATUM SUMVER SNOWFLAKE' SUMMER SNOWFLAKE VISURNUM 47O SEDUM REFLEXUM BLUE SPRUCE'
1 SETBACKS FOR STREET TREE PLNTING. TREES SHALL NOT BE PLANTED WITHIN : v o
6.0m FROM STREET LIGHTS SEDUM SICHOTENSE
20m FROM CATCH BASINS
8.0m FROM STREET INTERSECTIONS
1.0m FROM HYDRANTS
2.0m FROM MANHOLES
2.0m FROM DRIVEWAYS
2.0m FROM KIOSKS

ALL PLANT MATERIAL AND PLANTED AREAS SHALL BE TOP ORESSES WITH A MINIMUAI SOMM

12} ORGANIC MULCH LAYER, AS PER SPECIFICATIONS.

AUTOMATIC IRRIGATION SHALL BE INSTALLED FOR ALL SOFT LANDSCAFING IN PROPERTY.
ADEGUATE SUB-SURFACE DRAINAGE SHALL BE INSTALLED FOR ALL PLANTED AREAS.
THE LOCATION, SPACING. AND SPECIES OF THE PROPQSED STREET TREE ARE SUBJECT TO

REVIEW AND APPROVAL IN THE SERVICING AGREEMENT PROCESS.
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PROJECT TEAM:

ARCHITECT

Amo Matis Architecture
204 - 1540 West 2nd Ave
Vancouver, BC V6J 1H2

ARCHITECT

Arcadis |BI Group

Suite 700 - 1285 West Pender Street
Vancouver, BC CA V6E 481

LANDSCAPE ARCHITECT
PFS Studio

1777 West 3rd Avenue
Vancouver, BC V6J 1K7
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CLIENT:

SODDED LAWN, SEE SPECIFICATIONS

RO AR N A T :W)«//—— PLANTING MEDIUM, SEE SPECIFICATIONS

PLANTING MEDIUM, SEE SODDED LAWN,
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. SCARIFIED SUBSOIL PLANTING MEDIUM,
/_ 1o / SEE SPECIFICATIONS

o,

FILTER FABRIC. SEE ARCH.
COMPACTED /_ PROJECT TEAM:
SUBGRADE s STYROFOAM VOIDING AS REQUIRED, SEE
PRE-FABRICATED DRAINAGE LAYER g ARCH,
CONTINUOUS, SEE ARCH s ARCHITECT
' : P PRE-FABRICATED DRAINAGE LAYER s Archi
Amo Malis Architecture
PROTECTION BOARD AND = CONTINUOUS, SEE ARCH.
~. . 204 - 1540 West 2nd Ave
WATERPROOFING. Vancouver, BC V6J 1H2
SEE ARCH. PROTECTION BOARD AND WATERPROOFING,
STRUCTURAL SLAB, SEE ARCH, SEE ARCH. ARCHITECT
STRUCTURAL SLAB, SEE ARCH. Ar(':adis 1Bl Group
LAWN TYP. ON GRADE LAWN PLANTING ON SLAB, MINIMUM DEPTH LAWN PLANTING ON SLAB, WITH Vaeaer, 60 CAVRE 481
VOIDING e LANDSCAPE ARCHITECT
s N LAWN PLANTING - TREE STAKES TO BE REMOVED AFTER ONE FULL YEAR FROM TIME PES Studio
- 4 scalE: 1=t OF SUBSTANTIAL COMPLETION. 1777 West 3rd Avenue
- REMOVE TREE WRAP, PACKAGING AND TAGS AT TIME OF STAKING, Vancouver, BC V6J 1K7
: L - REMOVE ONLY DEAD OR BROKEN BRANCHES.
i -DO NOT CUT LEADER.
-WATER TO SATURATION. REMOVE AIR SPACE WITH SOIL PORES.
- ALL TREES TO BE NATURAL FORM, NO TIPPING, SHEARING
ALLOWED.
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2 > o~ This plan and design are, and at all limes remain the exclusive propeny
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