7 City of
% Richmond Report to Development Permit Panel

To: Development Permit Panel Date: January 23, 2018

From: Wayne Craig File: DP 15-718109
Director, Development

Re: Application by Douglas L. Massie, Architect for a Development Permit at
6020 Steveston Highway

Staff Recommendation
That a Development Permit be issued which would:

1. Permit the construction of second floor and roof top additions at 6020 Steveston Highway on
a site zoned “Neighbourhood Commercial (CN)” and “Agriculture (AG1)”; and

2. Vary the provisions of Richmond Zoning Bylaw 8500 to:
a) Increase the maximum permitted building height from 9.0 m to 10.2 m.

b) Reduce the required 3.0 m minimum east side yard setback from 3.0 m to 2.3 m for a
mechanical closet that is approximately 3.4 m in height and 3 m in width.

¢) Reduce the minimum manoeuvring aisle width from 7.5 m to 6.7 m.

Waze Craig
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Staff Report
Origin
Douglas L. Massie, Architect, has applied to the City of Richmond for permission to develop
second floor and roof top additions to the existing building at 6020 Steveston Highway on the
“Neighbourhood Commercial (CN)” zoned portion of a site zoned “Neighbourhood Commercial

(CN)” and “Agriculture (AG1)” to expand the child care facility area and provide office area at
the second floor level, and to provide required children’s outdoor play area on the roof top.

The applicant has proposed to develop the commercial portion of a split-zoned site in accordance
with the site’s existing commercial zoning. The proposal does not include any changes to the
agricultural portion of the site. A City Work Order is required prior to Building Permit issuance
for the design and construction of bus stop improvements along the Steveston Highway frontage
of the site. Granting of 1.5 m wide statutory right-of-way (SRW) is required along both the
Steveston Highway and No. 2 Road frontages for future road widening as a consideration of the
Development Permit.

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

The subject site is located at the corner of Steveston Highway and No. 2 Road in the

Gilmore Planning Area and is located within the Agricultural Land Reserve (ALR). The site
currently contains a two-storey mixed use building; originally constructed with two apartment
units, outdoor amenity and roof area over ground-oriented commercial space. The building
currently contains commercial units in two ground floor units and child care use in a third ground
floor unit and the entirety of the second floor area.

Development surrounding the subject site is as follows:

To the North: Across Steveston Highway, an existing 15-unit two-storey townhouse complex on
property zoned “Low Density Townhouses (RTL1)”.

To the West: Across No. 2 Road, the City’s Fire Hall No. 2 on a property zoned “School &
Institutional Use (SI)”.

To the East:  Single detached homes located on smaller properties zoned “Agriculture (AG1)”,
located within the Agricultural Land Reserve.

To the South: Single detached homes located on smaller properties zoned “Agriculture (AG1)”,
located within the Agricultural Land Reserve.

Advisory Design Panel Comments

The Advisory Design Panel (ADP) was supportive of the proposal, subject to the applicant
giving consideration to comments provided by the Panel. An annotated excerpt of the Advisory
Design Panel Minutes from July 19, 2017 is attached for reference (Attachment 2). The
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applicant design response has been included immediately following the specific Design Panel
comments and is identified in ‘bold italics’.

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 generally in compliance with the
“Neighbourhood Commercial (CN)” zone 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) Increase the maximum permitted building height from 9.0 m to 10.2 m.

(Staff supports the proposed variance, as it accommodates a roof top children’s play area,
is limited to two stair structures and elevator access. As a result of providing the majority
of the required outdoor play area on the roof top, the existing outdoor play area at grade is
reduced in size and parking and a landscape buffer are proposed to be added along the
south property line. The proposed play area boundary fencing is located approximately 12
JSeet away from the east edge of the roof to mitigate any potential overlook issue.)

2) Reduce the required 3.0 m minimum east side yard setback from 3.0 m to 2.3 m for a
mechanical closet that is approximately 3.4 m in height and 3 m in width.

(Staff supports the proposed variance, as it accommodates required mechanical servicing
Jor the second floor, is limited in size and does not impact the existing business on the
ground floor. The project mechanical engineer has confirmed that the proposed location,
size and height of the mechanical closet are required.)

3) Reduce the minimum manoeuvring aisle width from 7.5 m to 6.7 m.

(Staff supports the proposed variance, as it accommodates additional parking, it
accommodates required 1.5 m wide SRWs along both frontages for potential future road
widening, and it is an improvement over the existing site conditions. The proposal
includes a 6.9 m wide northerly drive aisle and 6.7 m wide westerly drive aisle. Both drive
aisles have parking only on one side and the widths have been confirmed as adequate by
technical analysis to Transportation staff.)

Analysis

Floodplain Management Implementation Strategy

e The proposed redevelopment meets the requirements of the Richmond Flood Plain
Designation and Protection Bylaw 8204. Registration of a flood plain covenant on Title is
required as a Development Permit consideration. The minimum habitable elevation is 2.9 m
GSC for all new construction (existing ground floor exempted).

Conditions of Adjacency
.o The proposed building massing is two-storey with roof top access structures and play area.
This massing responds to the existing adjacent single-family home to the east of the site. The
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design does not include any east facing windows at the second floor level and the rooftop
play area is inset from the east edge of the roof by approximately 3.76 m (12.33 ft.). The
applicant has submitted a letter of support from the neighbour to the east.

As the site is adjacent to existing residential homes to the east and south and within 25 m of
existing residential townhouses to the north, registration of a legal agreement on Title is
required as a Development Permit consideration to ensure compatibility of the proposal with
the existing residential uses. The legal agreement will indicate that any noise generated
inside or outside the building by activity or mechanical equipment is required to be mitigated
to comply with the City’s Noise Bylaw. An acoustic report has been received for the
proposed new roof top equipment, which confirms that the new equipment will comply with
the City’s noise Bylaw.

The existing building is located along Steveston Highway, physically separated from the
neighbouring small agricultural lot, with a single-family home to the east by a paved side
yard, existing fencing and the existing hedges and trees on the neighbouring property. The
fencing will be reviewed during construction and replaced as necessary.

There is an existing surface parking arca at the rear of the existing building, with paving that
extends to the south property line, adjacent to the neighbouring small agricultural lot with a
single-family home. A children’s play area was recently constructed on a portion of the
surface parking area adjacent to the building. The play area is proposed to be reduced in size
and relocated to a larger play area on the building roof., The parking area will be
reconfigured, improved, and will be physically separated from the neighbouring property to
the south by a new proposed landscape bed with low planting and a new tree, as well as new
2 m height solid fencing.

The garbage, recycling and organics storage area is adjacent to the loading space; at the
southeast corner of the building, and will be located approximately 4.5 m away from the
neighbouring property.

No changes are proposed for the AG1 zoned portion of the property, which is not included in
the subject Development Permit application. The agricultural zoned portion of the property
currently includes an open gravel area, fenced septic tank area, septic field and perimeter
chain link fencing. The septic field is landscaped with lawn and surrounded on three sides
with fruit bearing trees and blueberry bushes. The applicant is aware that commercial and
child care uses are not permitted to encroach into the agricultural zoned portion of the
property, including parking and loading.

Urban Design and Site Planning

The subject application proposes to improve streetscape landscaping, signage, accessibility
and pedestrian circulation for an existing commercial development at a gateway location to
the Steveston neighbourhood, across the street from the City’s Fire Hall No.2.

The subject application also proposes to improve the existing bus stop at Steveston Highway
and accommodate future road widening along both frontages. The existing corner free
standing sign will be relocated further away from the intersection to improve driver sight
lines.

The existing entry driveways along Steveston Highway and No. 2 Road will be narrowed,
defined with new curb and low planting and improved with new paver treatment. The
functionality of the Steveston Highway driveway will be improved by removing the existing
free-standing sign.
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The reconfigured surface parking area will provide 35 parking spaces, including one
accessible parking space, six Class 1 and six Class 2 bicycle storage spaces, and one medium
sized loading space on-site, all in accordance with the Zoning Bylaw. Registration of legal
agreements on Title are required as a Development Permit consideration to ensure that all
parking spaces, the loading space, and secure bicycle storage area are provided for the shared
use of all tenants/units, and are not permitted to be assigned to specific tenants/units.

To allow for future bus shelter at the existing bus stop along Steveston Highway, granting of
a Statutory Right-of-Way (SRW) and obtaining a City Work Order for the design and
construction of the works are a Development Permit consideration.

To allow for future road widening, granting of 1.5 m wide SRW along both frontages with
corner cut is required as a Development Permit consideration.

Architectural Form and Character

The proposed additions would expand the existing second floor to a full two-storey building
with roof top access and play area structures. The proposal is of appropriate scale and
massing in relationship to the existing zoning, gateway location and surrounding buildings.
The existing building and proposed improvements provide a pedestrian scale with building
projections and recesses, entry canopies, small scale brick, a variety of materials and
landscape features.

The existing building materials (painted vertical corrugated metal siding, painted vertical
wood siding, brick, stucco and concrete block) and new added proposed building materials
(coloured vertical metal siding and painted steel mesh guard rail) are generally consistent
with the Official Community Plan (OCP) Development Permit Guidelines and contribute to
the gateway location to the neighbourhood.

The existing building materials will be retained and replaced as necessary in the portions of
the building that will remain unchanged, except that existing stucco and wood siding will be
replaced for improved performance and design continuity. The existing white coloured
stucco at the second floor balcony facing Steveston Highway will be removed and replaced
with new white coloured vertical metal siding. The existing grey painted vertical wood
siding facing No. 2 Road will be removed and replaced with grey coloured vertical metal
siding.

The palette of colors, including white, dark red, medium and dark grey painted metal siding,
dark red brick, metallic silver anodized mesh guardrail, and medium grey painted concrete
block, enhance the building appearance. The existing palette of colours will be changed by
adding the dark grey colour to increase visual interest for the relatively simple building
massing.

The mechanical equipment will be screened by painted steel mesh guardrail enclosures on
the roof.

Landscape Design and Open Space Design

The landscape design responds to the site conditions and architectural design and improves
both the Steveston Highway and No. 2 Road streetscapes.

Pavers are proposed in the two driveway areas.

The soft landscaping proposed will feature a variety of tree and shrub plantings; which will
provide a softening of the streetscapes, and enhance the parking area.
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¢ Low height shrubs and groundcovers are planted along both street frontages to improve the
streetscapes. Low- to mid-height shrubs and groundcovers are planted along the north edge
of the roof deck; which will also improve the streetscape.

e At the intersection of Steveston Highway and No. 2 Road, as well as in the surface parking
area visible from No. 2 Road, Katsura and flowering Serviceberry trees will be planted to
provide visual interest. Tree planting is not proposed along the west and north edges of the
parking areas, as it is not permitted within the SRW areas or within the immediate area of the
hydro kiosk. Tree planting is also not proposed along the south edge of the site to provide
adequate truck manoeuvring clearance to the loading space.

¢ In order to ensure that the proposed landscaping works are completed, the applicant is
required to provide a landscape security of $ 116,250.20 in association with the Development
Permit.

Tree Retention and Replacement

e The applicant has submitted a Certified Arborist’s report; which identifies on-site tree
species, assesses tree structure and condition, and provides tree removal recommendations
relative to the proposed development. The report assesses one bylaw-sized existing tree on
the subject site; specifically, a multi-stemmed Horse Chestnut tree (0.9 m DBH) located
along the No. 2 Road property line. There are no street trees on City property adjacent to the
subject site and no trees on neighbouring properties adjacent to proposed areas of excavation
on the subject site.

e The City’s Tree Preservation staff have reviewed the Arborist’s report and support the
Arborist’s findings. The tree is in poor condition with crown dieback, mechanical damage at
base of stem and low vigor. The top portion of the crown is also interfering with BC Hydro
power lines. This tree is required to be removed and replaced.

e A tree management plan is included in the Development Permit plans.

e The landscape plan includes the planting of two new trees on the site.

Crime Prevention Through Environmental Design

e The site plan and landscape plan provide opportunities for passive surveillance through clear
sight lines between the commercial and child care units, building entries, sidewalks, rear
parking area and entry driveways.

Accessibility

e An accessible parking space is provided at a location close the building.

¢ The proposed development includes elevator and wheelchair access at both floor levels.

¢ The building is required to comply with all BC Building Code accessibility requirements.

Child Care Facility Requirements

The development was reviewed on a preliminary basis with Vancouver Coastal Health staff and
no concerns were expressed about the proposed expansion of child care programming in the
proposed development on the subject site.
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Before an expanded child care program could operate on the subject site, the operator would be
required to obtain Building Permit approval; demonstrating compliance with the BC Building
Code, Vancouver Coastal Health child care program licensing requirements and Business
License requirements.

The proposed parking on-site could accommodate the proposed expanded child care program.

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.

SW’VZL' %’fu&%y& .

Sara Badyal
Planner 2
(604-276-4282)

SB:blg

Attachment 1: Development Application Data Sheet
Attachment 2: Annotated Excerpt from July 19, 2017 Advisory Design Panel Meeting Minutes
Attachment 3: Development Permit Considerations

5503317



City of

Development Application Data Sheet

RlChmond Development Applications Department
DP 15-718109 ' D Attachment 1

Address: 6020 Steveston Highway

Applicant: Douglas L. Massie, Architect AIBC, MRAIC Owner:  Richmond South Point Child Care Ltd
Planning Area(s): Gilmore
| Existing | Proposed
‘ 2,759 m° Zoned CN
Site Area 940 m? Zoned AG1 No change to site area
3,699 m* Total
OCP Designation Agriculture . No change to designation
Zonin Neighbourhood Commercial (CN) No change to zoning. Zoning variances as
g Agriculture (AG1) noted below.

Flood Construction Level | 2.9 m GSC for new construction Complies

2 apartment dwelling units 1 office unit
Number of Units 2 child care units 5 child care units

1 take out/delivery restaurant unit 1 take out/delivery restaurant unit

1 general retail unit 1 general retail unit

| Bylaw Requirement | Proposed | Variance

Floor Area Ratio:
In CN area Max. 0.5 (1,379.6 m?) 0.31 (860.8 m) Existing None permitted
In AG1 area Max. 0.5 (470 m%) 0.48 (1,326.7 m%) Proposed
Floor Area (CN): Existing: Proposed:
At main floor 629 m 629 m?
At 2" floor 231.8 m? 691.7 m* None permitted
At roof level 0 m? 6.0 m?
Total 860.8 m” (9,266.1 ft)) 1,326.7 m* (14,281.3 m?)
Lot Coverage (CN) Max. 35% 22.8% Existing None
Setbacks (CN): Existing:
Steveston Hwy Min. 3 m 146 m
No 2 Rd Min. 3 m 145 m
Interior Side Yard (East) Min. 3 m 23m 0.7 m decrease
Rear Yard Min. 3 m 10.5m for service closet
Building Height (CN) Max. 9 m 10.2 m Max. 1.2 m increase
Parking Spaces:
Child Care 10 10
Child Care Staff 12 12 None
General Retail & Office 11 12
Total 33 34
Small Car Parking Spaces Max. 50% 3% (1 space) None
Accessible Parking Spaces Min. 2% 3% (1 space) None
Manoeuvring Drive Aisle Min. 7.5 m Wide 6.7 m Min. 0.8 m decrease
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Attachment 2

Annotated Excerpt from the Minutes from

Advisory Design Panel Meeting
Wednesday, July 19, 2017

DP 15-718109 Three-storey commercial development (addition to two-storey building)
ARCHITECT Arcus Consulting Ltd.
LLOCATION 6020 Steveston Highway

Panel Discussion

Comments from the Panel were as follows:

appreciate the use of the site for a daycare facility; the proposed addition to the existing facility is needed in
the area — Noted

building setback is good; no concern with the existing building pulled back from Steveston Highway and
No. 2 Road — Noted

appreciate the positive response of the neighboring single family dwelling to the east to the proposed
addition which will result in additional height for the subject building — Noted

there is significant improvement in the flow and functionality of ground level spaces on site, particularly in
the parking arrangements at the back of the site — Noted

relocating a portion of the ground level children’s outdoor play area has resulted in additional parking
spaces for the building — Noted '

the proposed pedestrian walkway at the northwest corner of the site works well — Noted

consider making the building entry at the south side of the building as the main entry to the daycare facility
rather than at the west side entry due to the narrow width of the sidewalk adjacent to the west side of the
building and its proximity to the drive aisle and parking spaces — Both entries provide access.

consider installing a canopy over the main entry to the building to accentuate the main entry and provide
weather protection — Canopy added

architectural form and character works well; varying expressions of proposed windows and roof lines

- integrates well with the existing building — Noted

proposed materials palette and colours are appropriate — Noted
suggest that the applicant investigate whether existing corrugated metal siding needs replacement — Will
review during construction and replace as needed to ensure quality matches new construction.

" appreciate the proposed treatment for the stair at the southwest corner of the building; also support the

installation of windows adjacent to the stairs which provide day lighting; consider making the stairs more
open within the constraints of the Building Code — Considered.

support the reconfiguring of outdoor spaces at ground level; also support the use of rooftop spaces for a safe
and secure children’s play area — Noted

proposed rooftop play area is accessible; lay-out is logical; consider increasing the height of the fence which
provide screening for the mechanical equipment to provide more separation to the play area — 1.8 m high
Sfencing will be used.

consider installing a shade canopy or seasonal options at the southeast corner of the rooftop — Additional
shade cover will be added to both rooftop play spaces. On the west side a trellis will be constructed over
the artificial turf lawn space and umbrellas at the tables. On the East side an umbrella will be added to
the play space adjacent the chalk boards.

not certain whether LEED equivalency is applicable to the proposed building renovation and addition as the
applicant has not provided a LEED scorecard — LEED equivalency is not applicable for the proposed
building renovation and addition ’
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appreciate the applicant providing information regarding the project’s proposed sustainability approach;
however the applicant is advised to reference ASHRAE 90.1-2010, not ASHRAE 90.1-2007 — Noted
proposed roof enclosure for mechanical units is small considering that four mechanical rooftop units (RTUs)

_are being proposed in addition to the existing RTUs for CRUs — Area has been reviewed and is acceptable

to project mechanical engineer.

the applicant is encouraged to incorporate public art into the project at it will enhance the pedestrian-
oriented character of the site — Considered. The applicant will not be participating in the public art
program. However, this project does encourage creative play with the use of chalk boards in each of the
outdoor daycare play spaces.

consider increasing the prominence of the daycare and office entrance at the west side of the building, e.g.
through installing a canopy and signage, to enhance way finding — Canopy and signage added to increase
prominence.

applicant is advised to ensure the accessibility of the elevator — Wheelchair access is provided to all floors.
appreciate the building setbacks — Noted

commend the applicant for the proposed reuse of the building which will improve its appearance — Noted
consider enhancing the landscaping along the Steveston Highway frontage; also consider incorporating
landscaping at the south property line — Landscaping enhanced on both the Steveston Highway and No. 2
Road frontages. The planting choices have been adjusted to complement the opposite Fire Hall plantings
to provide a more cohesive landscape gateway feeling along Steveston Highway. The south property line
is also planted with lavender and ornamental grasses. Design includes drought tolerant plantings with
interesting scent and textures, such as ornamental grasses and lavender.

support the form and character, materiality of the building, and site functionality and planning — Noted
agree with the Panel comment regarding the proposed building reuse and the flexible solution to improve
the appearance of the existing building — Noted

agree with the Panel comment regarding the improvement of the west elevation; the proposed window
adjacent to the stair echoes the verticality of the Fire Hall across No. 2 Road — Addressed above.

consider repainting or replacing the existing red metal cladding at the north fagade of the building due to the
prominence of the northwest corner of the site — Addressed above.

Consider improving any free standing signage — One free standing sign will be removed and other sign has
been improved and will be relocated.

appreciate the proposed location of the daycare outdoor play area on the rooftop; will provide good views to
the south arm of the Fraser River and North Shore Mountains — Noted

review the proposed planting at the prominent northwest corner of the site; reconsider the use of rocks
which are not part of the river delta site context; look at the landscaping at the corner of the Fire Hall site
across No. 2 Road for precedent to provide a gateway feel to the corner; also consider replacing daylily and
bergenia planting with all-season planting — Addressed above.

support the programming and landscaping of the rooftop children’s play area — Noted

support the proposed lay-out of the two playground slides; consider two different slides to provide different
slide experiences for children — Each playground has a double slide, with one convex and one concave
slope to provide a variety of experiences in each play space.

consider an opaque material for the fencing through the middle of the slides if it is permanent — Considered.
Visually permeable vertical picket fencing between play spaces is preferred by daycare operator to allow
views and interaction between the spaces.

review the proposed planting on the rooftop as it is not indicative of a daycare; consider a more interesting
planting for children but still low maintenance, e.g. blueberry planting — Rooftop planting has been revised
to provide edible plants such as Alaskan Blueberry, scented plants such as Rosemary and Lavender, and
inferesting textures such as Mexican Feather Grass.

appreciate the proposed stump table — Noted
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e consider installing a tree, e.g. Japanese maple, in a small-sized planter on the rooftop to enhance the
playground experience of children and provide visual interest to the rooftop — Four small ornamental
Japanese maples will be located in pots on the rooftop play spaces.

e consider expanding the size of the trellis feature on the rooftop and locating the posts outside the elliptical
figure — Considered. The trellis posts are located within the Fibar and artificial Turf areas for safety
purposes, as the rubber area is for running and tricycling. A trellis has been added to the artificial turf
lawn space on the east side, and the width of the trellises has been extended to follow the oval shape for
better shade coverage.

e proposed putting green appears like an odd feature — Artificial turf area provides all-season lawn space
intended as a flexible playspace for a variety of games.

e consider a lighter coloured recycled rubber tile for the rooftop playground surface to mitigate heat
absorption and enhance the play experience of children — Alternate colours and availability will be
considered during construction.

Panel Decision
It was moved and seconded

That DP 15-718109 move forward to the Developthent Permit Panel subject to the applicant giving
consideration to the comments of the Advisory Design Panel.

CARRIED
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. Attachment 3
City of

Development Permit Considerations

RlChmond Development Applications Department
6911 No. 3 Road, Richmond, BC V&Y 2C1
Address: 6020 Steveston Highway File No.: DP 15-718109

Prior to the Development Permit being forwarded to Council for approval, the developer is required to
complete the following:

1. Granting of public-rights-of-passage and utilities statutory rights-of-way 1.5 m wide along the entire
Steveston Highway and No. 2 Road frontages and 4 m x 4 m corner cut for the purposes of bus stop transit
shelter, future sidewalk, future multi-purpose path and utilities. The City is responsible for maintenance and
liability of any works essential for public access within the required statutory right-of-way (SRW). The
design must be prepared in accordance with City specifications & standards and the construction of any
works will be inspected by the City. Bus stop transit shelter concrete pad with conduits to be secured via
City Work Order* prior to Building Permit* issuance as noted below.

2. Registration of a flood plain covenant on Title identifying 2 minimum habitable elevation of 2.9 m GSC for
all new construction (existing ground floor exempted).

3. Registration of a legal agreement on Title for commercial development within 30 m of any residential use
indicating that they are required to mitigate unwanted noise and demonstrate that the building envelope is
designed to avoid noise generated by the internal use from penetrating into residential areas that exceed
noise levels allowed in the City’s Noise Bylaw and noise generated from rooftop HUAC units will comply
with the City’s Noise Bylaw.

4. Registration of a legal agreement on Title ensuring that all parking spaces are provided for the shared use of
all tenants/units and are not permitted to be assigned to specific tenants/units.

5. Registration of a legal agreement on Title ensuring the loading space is provided for the shared use of all
tenants/units.

6. Registration of a legal agreement on Title ensuring that Class 1 secure bicycle storage facilities are provided
for the shared use of all tenants/units and are not permitted to be used for habitable space (e.g., other storage
uses).

7. Submission of a Landscape Security to the City in the amount of $116,250.20 (based on signed and sealed
cost estimate prepared by project Landscape Architect including materials, labour and 10% contingency).

Prior to future Building Permit* issuance, the developer is required to complete the following:

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

2. Submission of a construction traffic and parking management plan to the satisfaction of the City's
Transportation Department (http://www.richmond.ca/services/ttp/special.htm).

3. Submission of payment for a City Work Order* for the design and construction of Steveston Highway bus
stop improvements which include, but may not be limited to, a new 3 m x 9 m concrete pad (measured west
of bus id pole) in the City boulevard and a 1.2 m x 6 m concrete pad within the new 1.5 m SRW PROP with
conduits for accessibility requirements and future bus shelter.

4. If applicable, payment of latecomer agreement charges, plus applicable interest associated with eligible
latecomer works.

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

*

This requires a separate application.

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

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

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

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

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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= City of
.
2 Richmond Development Permit

No. DP 15-718109

To the Holder: DOUGLAS L. MASSIE, ARCHITECT
Property Address: 6020 STEVESTON HIGHWAY
Address: C/O CHERCOVER MASSIE & ASSOCIATES LTD.

120 - 1200 WEST 73RD AVENUE
VANCOUVER, BC V6P 6G5

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

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

3. The "Richmond Zoning Bylaw 8500" is hereby varied to:
a) Increase the maximum permitted building height from 9.0 m to 10.2 m.

b) Reduce the required 3.0 m minimum east side yard setback from 3.0 m to 2.3 m for a
mechanical closet that is approximately 3.4 m in height and 3 m in width.

¢) Reduce the minimum manoeuvring aisle width from 7.5 m to 6.7 m.

4. Subject to Section 692 of the Local Government Act, R.S.B.C.: buildings and structures;
off-street parking and loading facilities; roads and parking areas; and landscaping and
screening shall be constructed generally in accordance with Plans #1 to #10 attached hereto.

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

6. As acondition of the issuance of this Permit, the City is holding the security in the amount of
$116,250.20 to ensure that development is carried out in accordance with the terms and
conditions of this Permit. Should any interest be earned upon the security, it shall accrue to
the Holder if the security is returned. The condition of the posting of the security is that
should the Holder fail to carry out the development hereby authorized, according to the terms
and conditions of this Permit within the time provided, the City may use the security to carry
out the work by its servants, agents or contractors, and any surplus shall be paid over to the
Holder. Should the Holder carry out the development permitted by this permit within the
time set out herein, the security shall be returned to the Holder. The City may retain the
security for up to one year after inspection of the completed landscaping in order to ensure
that plant material has survived. ‘

7. If the Holder does not commence the construction permitted by this Permit within 24 months
of the date of this Permit, this Permit shall lapse and the security shall be returned in full.
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Development Permit
No. DP 15-718109

To the Holder: DOUGLAS L. MASSIE, ARCHITECT
Property Address: 6020 STEVESTON HIGHWAY
Address: C/O CHERCOVER MASSIE & ASSOCIATES LTD.

120 - 1200 WEST 73RD AVENUE
VANCOUVER, BC V6P 6G5

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

5503317
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