N City of

Report to Development Permit Panel

Richmond Planning and Development Department
To: Development Permit Panel Date: November 7, 2013
From: Wayne Craig File: DP 12-617455

Director of Development

Re: Application by Matthew Cheng Architect Inc. for a Development Permit at
6511 No. 2 Road (formerly 6471, 6491 and 6511 No. 2 Road)

Staff Recommendation
That 2 Development Permit be issued which would:

1. Peumnit the construction of 15 townhouses at 6511 No. 2 Road (formerly 6471, 6491 and
6511 No. 2 Road) on a site zoned “Low Density Townhouses (RTLA4)”; and

2. Vary the provisions of Richmond Zoning Bylaw 8500 to increase the maximum ratio of
tandem parking spaces from 50% to 60% of the total residential parking spaces required.

j/ .

Wayng Craig
Director/o‘t(Devel ment

//
EL:blg —
peile
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Staff Report
Origin
Matthew Cheng Architect Inc. has applied to the City of Richmond for permission to develop 15
townhouse units at 6511 No. 2 Road (formerly 6471, 6491 and 6511 No. 2 Road). This site is

being rezoned from the “Single Detached (RS1/E)” zone to the “Low Density Townhouses
(RTL4)” zone for this project under Bylaw 8890 (RZ 1)-586782). The site is currently vacant.

A Servicing Agreement for frontage improvements along Na. 2 Road is required prior to
issuance of a Building Permit for the site. Works include, but are not limited to, removing the
existing sidewalk behind the curb and gutter and installing a new 1.5 m concrete sidewalk at the
property Jine; with a 1.38 m grass and treed boulevard up to the curb.

Development Information

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

Background

Development surrounding the subject site is as follows:

To the north, a large, newer, single-family home on a lot zoned “Single Detached (RS1/E)”, with
future multiple-family development poteutial through rezoning.

To the east, across No. 2 Road, existing single-family dwellings on lots zoned “Single Detached
(RS1/E)”, fronting Christina Road and Camsell Crescent.

To the south, older single-family homes on lots zoned “Single Detached (RS1/E)”, with
multiple-family development potential through rezoning.

To the west, existing single-family dwellings on Jots zoned “Swngle Detached (RS1/B)”, fronting
Garnson Court.

Rezoning and Public Hearing Results

The Public Hearing for the rezoning of this site was held on June 18, 2012. The following
concerns were expressed during the Public Hearing. The response to the concem is provided in
italics.

1. Potential traffic unpacts due to the proposed development.

Staff have reviewed the traffic impacis of the proposed development in conjunction with the
current traffic capacity of adjacent streets. Staff’s findings indicate that the number of trips
generated by the development is minimal and can be accommodated on existing adjacent
streefs.
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2. Potential noise pollution during and after construction.

Construction activity noise is governed by the Noise Regulation Bylaw No. 8856. This bylaw
prohibits certain construction activity noise prior to 7.00 AM and afler 8:00 PM on Monday
through Friday, prior to 10:00 AM and after 8:00 PM on Saturday (provided it is not a
Statutory Holiday), and prior fo 10.00 AM and after 6:00 PM on Sundays and Statutory
Holidays.

All the garage doors are designed 1o face the infernal drive aisle: the active children’s play
area is located in the central part of the site with a large setback to the adjacent existing
single-family homes 1o the west; landscaping is proposed along the site perimeter to provide
a buffer to the neighbouring properties.

3. Loss of privacy and overlook.

Two (2) storey unils are proposed along the rear property line to minimize overlooking onto
the neighbouring single-family properties. The proposed rear yard setbacks of 5.4 m fo
6.0 m exceed the minimum 3.0 m rear setback requirement undey the RTL4 zone.

Planting of a variety of trees along the rear property line is also proposed 1o provide a
natural screen 1o protect the privacy of the neighbouring homes to the west.

Staff Comments

The proposed design 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 Comnunity Plan (OCP) and is generally in compliance with the “Low
Density Townhouses (RTL4)” 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 increase the
maximum ratio of tandem parking spaces from 50% to 60% of the total residential parking
spaces required.

(Staff supports the proposed variance to allow a total of 18 tandem parking stalls (9 units) in
this 15 townhouse unit development since the proposal was submitted prior to the new
direction on tandem parking arrangements was given and the related bylaw amendment was
approved by Council in March, 2013.

Staff typically support variances related to tandem parking arrangements on the basis that
tandem puarking reduces the overall pavement area on site and facilitates a more flexible site
layout. In order to address recent concerns related to the potential impact arising from on
street parking, the developer is proposing to provide one (1) additional visitor parking stall on-
site.

At present, no parking is permitted on both sides of No. 2 Road. One (1) addifional visitor
parking stall on site should alleviate the demand for street parking from the visitors of the
proposed development and minimize impact to the adjacent single-family neighbourhood.
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Transportation Division staff have reviewed the proposal and have no concerns. A restrictive
covenant to prohibit the conversion of the garage area into habitable space has been secured
af rezoning. )

Advisory Design Panel Comments

The Advisory Design Panc} (ADP) reviewed the project at the January 23, 2013 meeting of the
ADP. Changes have been incorporated to address comments made by Panel members. A copy
of the relevant excerpt from the ADP Minutes from January 23, 2012 is attached for reference
(Attachment 2). The design response from the applicant has been included immediately
following the specific Design Panel comments and is identified in ‘bold italics’.

Analysis

The subject Development Permit application was submitted before the adoption of the current
Official Community Plan (OCP) Bylaw 9000 (adopted on November 19, 2012) and the design
was developed based on the previous Official Community Plan (OCP) Bylaw 7100. While the
proposal complies with most of the current Development Penmnit Guidelines (i.e., Section 14 of

OCP Bylaw 9000) there are exceptions as highlighted below.

Conditions of Adjacency
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The current Arterial Road Guidelines for Townhouses (OCP Bylaw 9000) state that building

height along the side yards should be stepped down to a maximum building height of two (2)
storeys within 7.5 m of the side yard interface with single-famuly housing. The guidelines in

the prior OCP (Bylaw 7100) allowed a height along side yards of a maximum building height
of 2¥% storeys.

Three (3) storey townhouse clusters with end units stepped down to 2-Y storey are proposed
along No. 2 Road. The third floor of the end units are recessed and have limited windows
(i.e., small or high secondary windows) overlooking the side yards.

While the required side yard setback is 3.0 m, a 3.5 m to 3.8 m setback is provided to the first
and second floors, as well as a 5.5 m to 5.9 m setback to the third floor is provided to
minimize overlooking opportunity. This is consistent with the guidelines of the current OCP.

All rear units (along the west property line) will be two (2) storeys; increased rear yard
setback is proposed to provide a better interface with the adjacent single-family developments,
as per the current OCP.

A mix of conifer and deciduous trees are 1o be planted on the north, west, and south property
lines (except adjacent to the paved drive aisle and parking stalls) is proposed 1o provide a
natural screen between the proposed development and the adjacent existing single~family

" homes.

The minimum Flood Construction Level is 0.3 m above the highest elevation of the crown of
No. 2 Road (i.c., 2.25 m geodetic). The applicant is proposing to taise the site grade to 2.05 m
geodetic at the front yard and 1.39 m geodetic at the rear. It is anticipaled that the site grade
of the adjacent sites 10 the north and south will also be raised through future redevelopments.
Perimeter drainage will be installed as part of the Building Permit to ensure the proposed
grade change does not adversely impact the surrounding properties.
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Urban Design and Site Planning

The layout of the townhouse units 1s organized around a single driveway providing access to
the site from No. 2 Road and a north-south drive aisle providing access to all unit garages.

Vehicle access is limited to right-in/right-out to/from No. 2 Road. The Jong-term objective is
for the doveway access established on No. 2 Road to be utilized by adjacent properties if they
re-develop. A Public Right-of-Passage (PROP) Right-of-Way (ROW), allowing access
to/from the future development sites to the north and south via the subject site, has been
secured over the proposed drive aisle atl rezoning.

A total of 15 units in five (5) clusters are proposed. The eastern clusters are oriented towards
No. 2 Road while the western ones are oriented towards the internal drive aisle.

The proposed site layout provides for an attractive pedestrian-oriented streetscape of
townhouses fronting No. 2 Road, complete with a landscaped edge, low metal fencing, and
gates to individual townhouse unit front doors. All units along No. 2 Road will have direct
access from the sidewalk on No. 2 Road to the unit entry.

All units have two (2) vehicle parkong spaces. Tandem parking spaces are proposed in all of
the street fronting units (9 out of 15 units in total).

A total of fowr (4) visitor parking spaces (including one (1) accessible parking space) are
provided throughout the site. The number of visitor parking spaces proposed exceeds the
bylaw minimum requirement.

The outdoor amenity is proposed at a central location in the site adjacent to a tree preservation
area. The size and location of the outdoor amenity space provides an effective open landscape
and amenity area convenient to all of the units.

Mailbox and garbage and recycling enclosures are proposed at the entry driveway for delivery
and collection convenience. These facilities have been incorporated into the design of the
adjacent building to minimize visual impacts. '

Architectural Form and Character
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A pedestrian scale is achieved along No. 2 Road and along the intemal drive aisle, through
variation in building height, projections and recesses, entry porches, varying material
combinations, a range of colour finishes, landscape features, and individual design of intemal
unit entrances.

Echoing the two-storey houses in this neighbourhood, the architectural design concept of this
proposal fosters the perceived horizontal line created by the height of the neighbouring
properties. By providing skirt roof at the 2" floor of the street fronting buildings, the
proposed development will continue the horizontality of the streetscape. In addition, the
proposed hip and gable roofs gently reflects the rthythm of the neighbouring roofs.

A neutral colour palette with accents of warro hues s proposed to harmonize with the schemes
of the neighbouring properties and recreate a flowing fabric for the streetscape.

The impact of blank garage doors has been mitigated with panel patterned doors, transom,
windows, secondary unit entrances, and planting islands.
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The proposed building materials (Hardie-Plank siding/shingle-side/panel, wood trim and
fascia board, cultured stone, and asphalt roof shingles) are generally consistent with the
Official Community Plan (OCP) Guidelines and compatible with the existing single-family
character of the neighbourhood.

Tree Preservation

Tree preservation was reviewed at rezoming stage; three (3) trees were identified for
protection. A Tree Protection Zone (TPZ) based on the trunk diameter ratio method and
required permeable root space is established by the project Arborist. Proposed buildings are
setback at least 0.9 m from the established TPZ to provide a functional working space buffer,
while protecting the trees.

To ensure the protected trees will not be damaged during construction, tree protection fencing
will be installed to City standards prior to any construction activities occwring on-site. A
contract with a Certified Arborist to monitor all works to be done near or within the tree
protection zone is required prior fo Development Permit issuvance. A $7,500.00 Tree Survival
Security for the three (3) protected trees on-site is also required prior to Development Permit
issuance.

13 bylaw-sized trees on-site were identified for removal due to their health and condition and
their locations within the proposed building footprint. 26 replacement trees are required, of
which, two (2) larger calliper conifers along the No. 2 Road frontage are required to
compensate for the loss on two (2) large conifers on-site that are in good condition, but are
located within the proposed building footprints.

The applicant is proposing to plant 3] replacement trees on-site, including two (2) 5.0m
Serbian Spruce trees along No. 2 Road, as well as 15 other conifer and 14 deciduous trees
throughout the site.

Landscape Design and Open Space Design
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In addition to tree replacement planting, hedges, an assortment of shrubs and ground covers,
and perennials and grasses have been selected to ensure the landscape treatment remains
interesting throughout the year.

A low metal fence will be used to demarcate private space and individual grade level unit
entrances along the street frontage. Since there is a Statutory Right-of-Way (SRW) for utility
purposes on-sile located along the No. 2 Road frontage, an encroachment agreement for the
fence installation will be required prior to Building Permit issuance.

Road end trellises are proposed at the ends of internal drive aisle as a terminus of the view.

The Outdoor Amenity Space is divided into two (2) areas (upper and lower) due to the
difference in proposed finished site grade between the required Tree Protection Arca

(at 1.39 m, no grade changes allowed) and the internal drive aisle (raised to 2.05 m). The
two (2) areas are connected by deep steps that extend across the entire width of the amenity
arca which will facilitate casual seating and children’s play.

The upper outdoor amenity space, where the designated children’s play area is Jocated,
features a spider web like climbing apparatus.
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e The lower outdoor amenity space, located within the required trec protection area, will be
covered with mulch (a common playground material), and is designated as a flexible space for
active play.

e In order to ensure the landscaping works are undertaken, the applicant is required to provide a
landscape security of $124,830.92 in association with the Development Permit.

e Indoor amenity space is not proposed on-sitc. A $15,000 cash-in-lieu contribution has
been secured as a condition of rezoning approval, consistent with Council Policy 5041.

o Crime Prevention Through Environmental Design

e The sile plan and individual unit design create adequate opportunity for passive surveillance
over the common areas on-site, including the outdoor amenity space, iailbox area, and
internal drive aisle/walkway.

e Individual unit entrances are visible from either the public strect or the internal drive aisle.

e Space differentiation (public, semi public, private) is achieved through the use of fences,
gates, and landscape features.

e Low planting is proposed along edges of buildings to keep the unit entires open and visible.

Sustainability
e The developer advises that the following sustainability features will be incorporated into the
development:

> Use of permeable pavers on driveways, walkways, and hard Jandscaping

\%

Use of some native plant species

v/

Trees and natural features on-site protected during construction

v

Use of long lifespan exterior cladding

v

Use of rain screen system separating cladding from the wall sheathing with a drainage
plane

Use of insulated exterior glazing
Use of weather sealed doors

Use of steel enfry and garage doors
Insulated garages

Programmable thermostats

No use of large mechanical air unit

V¥V VV Y VY

Installation of ventilation fans (bath or in-line type) to meet or exceed Energy Star
requirements

> Installation of dual flush or pressure assisted toilets in one or more bathrooms

Accessible Housing

¢ The proposed development includes one (1) convertible unit that is designed with the
potential to be easily renovated to accommodate a future resident in a wheelchair. The
potential conversion of these nnits will require installation of a vertical lift in the stacked
storage space (which has been dimensioned to aliow this in Unit 112) in the future, if needed.

3500748



November 7, 2013 -8- DP 12-617455

¢ All of the proposed units incorporate aging in place features to accommodate mobility
constraints associated with aging. These features include:
> Stairwell hand rails
> Lever-type handles for plumbing fixtures and door handles
> 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. Therefore, staff
recommend support of this Development Permit application.

"

Edwin Lee
Planning Technician — Design
(604-276-4121)

EL:blg

Attachment 1: Development Application Data Sheet
Attachment 2: Excerpt from the Minutes of the Advisory Design Panel Meeting — January 23, 2013
Attachment 3: Development Permit Considerations
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) C!ty of Development Application Data Sheet
Richmond Development Applications Division

DP 12-617455 Attachment 1

Address: 6511 No. 2 Road (formerly 6471, 6491 and 6511 No. 2 Road)

Applicant: Matthew Cheng Architect Inc. Owner: Trine Developments Lid.

Planning Area(s). Thompson

Floor Area Gross: 2,569.59 m? Floor Area Net: 1,712.55 m?
| Exisng [ Proposed

Site Area: 2,865.30 m? 2.865.30 m?

Land Uses: Single-Family Residential Multiple-Family Residential !

OCP Designation: Neighbourhood Residential No Change

Zoning: Single Detached (RS1/E) Low Density Townhouses (RTL4)

Number of Units: 3 15

| Bylaw Requirement | Proposed |  Variance

Floor Area Ratio: 0.60 0.60 none permitted

Lot Coverage — Building: Max. 40% 40% none

éﬁtﬁggzzfage = Non-porous Max. 65% 55.1% none

Lot Coverage — Landscaping: Min. 25% 26.3% none

Setback — Front Yard: Min. 6.0 m 6.0m _ none

Setback — Side Yard (North). Min. 3.0 m 3.0m none

Setback — Side Yard (South): Min. 3.0 m 3.0m none

Setback — Rear Yard: Min. 3.0 m 54m none

Meight (m): Max, 12.0 m 11.65m none

Lot Size: MinéSS?nn;ew;ge X 6142%2”(}’22; X none

Off-street Parking Spaces — 2 (R) and 0.267 (V) per

Resident (R) / Visitor (V): 2 (R) and 0.2 {V) per unit unit none
Off-street Parking Spaces — Total: Min. 30 (R) and 3 (V) 30 (R) and 4 (V) none
Max. 50% of proposed .
. _ : A variance
Tandem Parking Spaces: _ residential spaces 18 requested

(30 x Max. 50% = 15)
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Max, 50% when 31 or
more spaces are

Small Car Parking Spaces: provided on site (34 x 4 none
Max. 50% = 17)
Min. 2% when 3 or more
. . _ visitor parking spaces are
Handicap Parking Spaces: required (3 x Min, 2% = 1 none
1)
Bicycle Parking Spaces — Class 1 1.25 (Class 1) and 1.25 (Class 1) and hone
/ Class 2: 0.2 (Class 2) per unit 0.2 (Class 2) per unit
\ , a _ Min. 19 (Class 1) 19 (Class 1)
Bicycle Parking Spaces — Total: and 3 (Class 2) and 3 (Class 2) none
: 2 .
Amenity Space - Indoor: Min. 70 mliezr Cash-in- $15,000 cash-in-lieu none
. 2 «
Amenity Space — Outdoor: Min. 8 m* x 15 units 130 m? none

=90 m?

3900748




Attachment 2

Excerpt from the Minutes from
The Design Panel Meeting
Wednesday, January 23, 2012 — 4:00 p.m.

Rm. M.1.003
Richmond City Hall

Comments from the Panel were as follows:

1.

buildings integrate well with the residential neighbourhood; massing is broken up with roofs
of various types and levels;
Thank you.

treatment of the base is weak; applicant is encouraged to explore ways to strengthen the base
through the use of bays/projections, etc.;

The use of cultured stone has been extended to the internal drive aisle on the east
elevations of building C, D and E.

entries are not compelling; although the cultured stone cladding appears to be high quality, it
does not work well in the elevation;

The entries enhance the traditional style of the townhouses, which fits into this
neighbourhood. The choice of cultured stone in terms of pattern and colour are
appropriate in tire elevation.

deeper setback at the back of the residential units would be welcome both to the residents of
the subject development and to the existing residents of the adjacent development;

Wihile a minimum of 3m is required for the setback at the rear yard, we have provided a
minimum of 5.9m for the setback, wiich should be welcome both to the residents of the
subject development and to the existing residents of the adjacent development.

appreciate the provision of detailed drawings for the convertible unit; suggest that a sliding
door be used in the powder room on the main floor to make it more usable; consider
removing extra hallway space on the upper floor to create bigger bedrooms and a usable
second washroom;

Noted. The convertible unit floor plans have been revised. See attached floor plans.

concern on the survivability of the lawn adjacent to the children’s play area; would be
affected by the tightness of the space, the amount of sun exposure and the canopy of cedar
trees; consider swapping the location of the lawn and children’s play area;

The Amenity area design has been revised as requested. See L1 and L3 for your reference.
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10.

) 1.

12.

13.

14.

15.

amount of trees and shrub materials seers too optimistic; concern on the survivability of
plant materials undemeath the trees; plant materials close to the trunk of the trees may affect
the survivability of the trees; echo the concern about the shady lawn;

Underneath the trees in the tree protection zone, most of the area has been changed from
live plant material to mulch. There are some pavers along the building adjacent to the tree
protection zone instead of lawn.

notice trellis structures on the landscape plan but don’t see vines on the plant list;
The vines at the trellis structure have been added. See L1 for your reference.

consider splitting the entry walks leading to the front door of the street fronting units and
infroduce planting materials to provide privacy to individual entnes;

Planting materials between the walks leading to the fronf door of the street units have been
added to provide privacy to each entry. See L1 for your reference.

no CPTED concerns;

- A multitude of windosvs on the north elevation of Building E, the south elevation of
Building D, and the west elevation of Building A look out on to the amenity area
increase the level of surveillance.

- There are no sudden changes on pathways that reduce sightlines.

- Orient the main residential entrance towards the street,

- The enclosed garbage and recycling room are designed in « manner which screens
containers but avoids creating blind spots or hiding areas.

- The front yard fencing is predominantly open in design.

overall, the project is good; finishing is also good;
Thank you.

applicant needs to reconsider the expression of the massing of the ends of the two buildings
fronting No. 2 Road to integrate better with adjacent single family homes; also consider
introducing windows to mitigate the units’ large blank side walls;

The end portions are relatively small and the massing successfully appears to have a two-
storey expression.

consider design development of units facing the interior dnveway,
The north elevation of Building A and the south elevation of Building B have been revised
with more windows and articulations.

consider opportunities to mitigate the blank garage doors along the internal dnve aisle;
Transom windows have been added to garage doors to enrich the architectural aesthetics
along the internal drive aisle.

look at bringing the materials used in sireet fronting elevations, e.g. cultured stone cladding,
to the other elevations, particularly along the interior drive aisle;

The use of cultured stone has been extended to the internal drive aisle on the east
elevations of building C, D and E.
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16.

17.

18.

19.

20.

21.

22.

23.

24.

25.

elevations of the end units appear a bit austere; applicant could use some more glass;
The north and south elevations of Building A and B have been revised with more windows,

massing of the end units of street fronting buildings looks generally successful and appears to
have a two-storey expression;
Thank you.

concern on the large amount of space devoted to parking spaces resulting in limited residual
outdoor space;
The parking spaces are provided to meet the minimum requirements.

consider enhancing the treatment of ground floor units along the interior driveway;
The north and south elevations of Building A and B have been revised with more windows.

regrettable that ground floor animation is limited to a window introduced into the design of a
tandem garage;
Noted.

integrate energy conservation in the design process;

- The attached garages are fully insulated.

- All exterior doors manufactured from fibreglass.

- All windows in home are Energy Star labelled or equivalent for the climatic zone of
home.

- Trees and natural features on site are protected during construction.

- Suppliers and trades recycle their own waste, including leftover material and
packaging.

design of the exhaust system of residential units should take into consideration that the
development is surrounded by residential neighbours;

The exhaust system includes only kitchen and bathroom fans that will not be direct
towards neighbours. The proposed ventilution spstem does not conflict with the acoustic

Seatures in the acoustic report.

additional gable windows may be appropriate for units along the internal drive aisle but not
for the end units of the street fronting buildings as they are facing other houses;

Gable windows have been added to these elevations: Building A North, Building D East,
Building B South and Building B West.

No gable windows are on the neighbour facing faces of the building.

traditional style of the townhouse units fits into the neighbourhood;
Thank you.

the color palette is very brown and may benefit from the introduction of additional color and
hues;
The colour palette we have proposed fifs well with the neighbourhood.
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26. agree that the applicant js a bit optimistic on the lower lawn area; applicant needs to work
with the arborist to shift the retaining wall as far west as possible to maximize the use of the
lawn or expand the children’s play area;

The retaining wall is located at farthest west possible upon the arborist's recommendation.

27. colour palette and design fits well with the neighbourhood which is transitioning from single
family houses to townhouses;
Thank you.

28. slope of the gables is appropriate for the neighbourhood;
Thank you.

29. the north elevation of Building A and south elevation of Building B appear blank; consider
adding at least a window near the turn to the internal drive aisle entrance 1o enhance the
visual interest of motorists entering the project; and
The north and south elevations of Building A and B have been revised with more windows.

30. avoid privacy issues on the elevation of end units of street fronting buildings facing future
developments.
On Buildings A and B, the balance of ulility doors and windows must be maintained in
order not to look like a “utility building.” On Building A, there are windows that open info
the stairwell and face a blank wall; the windows do not reveal the habitable space, but
provide ambient light into the interior. Tlere are windows for bathrooms on level 2; these
will be frosted/translucent with no visibility, but for light transmittance only. There is a
window into the garuge which is not a great concern for privacy because it is not a
Srequently habituated space nor do the activities there generally require much privacy. The
clerestory windows in the bedroom are high above the eye level of an average standing
person.
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J 1 y Development Permit Considerations
4 RIChmOnd Development Applications Division

6911 No. 3 Road, Richmond, BC V8Y 2C1

Address: 6511 No. 2 Road (formerly 6471, 6491 and 6511 No. 2 Road) File No.: DP 12-617455

Prior to approval of the Development Permit, the developer is required to complete the following:
1. Final adoption of Zoning Amendment Bylaw 8890.

2. Submission of a Contract entered into between the applicant and a Certified Arborist for supervision of any on-site
works conducted within the tree protection zone of the trees to be retained. The Contract should include the scope of
work to be undertaken, including: the proposed number of site monitoring inspections, and a provision for the
Arborist to submit a post-construction assessment report to the City for review. Please note that the Arborist must be
onsite to during installation of Tree Protection Fencing, root pruning, and placement of lock block for pre-loading (if
required).

3. Submission of a Tree Survival Security to the City in the amount of $7,500.00 for the three (3) trees to be retained.
50% of the security will be released at Final Inspection of the Building Permits of the affected site and the remaining
50% of the security will be released two (2) years after final inspection of the Building Permits in order to ensure that
the trees have survived.

4. Submission of a Letter-of-Credit for landscaping in the amount of $124,830.92.

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

1. Enter into a Servicing Agreement® for the design and construction of a new 1.5 m concrete sidewalk installed along
the entire frontage, on the west property line of No. 2 Road, including a 1.38 m wide grass and treed boulevard
(existing sidewalk to be removed). Design to include water, storm & sanitacy connections as required.

2. Registration of an encroachroent agreement to allow the proposed 42 high aluminum fence with gate to Jocate along
the No. 2 Road frontage, which will be located within the existing Right of Way (Plan 52420).

3. Submission of a Construction Parking and Traffic Management Plan to the Transportation Division. 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 Contro] Manual for works on Roadways (by Ministry of
Transportation) and MMCD Traffic Regulation Section 01570.

+ 4. TIncorporation of accessibility, acoustic, mechanical, and sustainability features/measures in Building Permit (BP)
plans as determined via the Rezoning and/or Development Permit processes.

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 streef, 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
Division at 604-276-4285.

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 bul 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 Direcior 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.

Initial:

3901543
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The preceding agreements shall provide security to the Ciry 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.

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

[signed copy on file]

Signed o ' Date




Richmond Development Permit

No. DP 12-617455
To the Holder: MATTHEW CHENG ARCHITECT INC.

Property Address: 6511 NO. 2 ROAD
(FORMERLY 6471, 6431 AND 6511 NO. 2 ROAD)

Address: C/O #202 - 670 EVANS AVENUE
VANCOUVER, BC V6A 2K9

[. 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 increase the maximum ratio of
tandem parking spaces from 50% to 60% of the total residential parking spaces required.

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 shal! be constructed generally in accordance with Plans #0 to #4 attached hereto.

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

6. Asa condition of the issuance of this Permit, the City is bolding the security in the amount of
$124,830.92 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 Pernut 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 maternial has survived.

7. [f the Holder does not commence the construction permitted by this Permit witlun 24 months
of the date of this Permit, this Permit shall lapse and the security shall be returned in full.

1900748



Development Permit
No. DP 12-617455

To the Holder: MATTHEW CHENG ARCHITECT INC.

Property Address: 6511 NO. 2 ROAD
(FORMERLY 8471, 8491 AND 6511 NO. 2 ROAD)

Address: C/O #202 - 670 EVANS AVENUE
VANCOUVER, BC V6A 2K2

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

3900748
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