*&84 Richmond Report to Development Permit Panel

To: Development Permit Panel Date: January 28, 2014
From: Wayne Craig File:  DP 13-645286
Director of Development
Re: Application by Andrew Cheung Architects Inc. on behalf of 684267 B.C. Ltd for a

Development Permit at 8151 Anderson Road

Staff Recommendation
That a Development Permit be issued which would:

1. Permit the construction of a fifteen (15) storey high-rise building and a six (6) storey mid-rise
building to create approximately 111 units, and ground level commercial units at 8151
Anderson Road on a site zoned “Downtown Commercial (CDT1)”;

2. Vary the provisions of Richmond Zoning Bylaw 8500 to reduce the residential parking rate
from the standard City wide parking rate to the City Centre Zone 1 parking rate.

L/
Wayfie Craig <

Director of kDeV'elo ment

WC:dn~
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Staff Report
Origin
Andrew Cheung Architects Inc., on behalf of 684267 B.C. Ltd., has applied to the City of
Richmond for permission to develop approximately 111 units in a fifteen (15) storey high-rise
building and a six (6) storey mid-rise building, as well as ground level commercial units at 8151
Anderson Road on a site zoned “Downtown Commercial (CDT1)”, The proposal will also
provide eight (8) units that will be secured as affordable housing with a Housing Agreement.

The site is currently developed as a low rise commercial building with surface parking and
vehicle access to the site via both Anderson Road and Buswell Street.

There is no rezoning associated with the development proposal. The applicant proposes to
develop the site in accordance with the site’s CDT1 zoning and Urban Core T6 (45m)
designation in the City Centre Area Plan (CCAP).

A Servicing Agreement (SA) is required and is discussed in detail in Attachment 6. The scope of
the SA includes upgrading the watermain along Anderson Road, extending, upgrading and
reconnecting the storm sewer, and either proportionately contributing to a City Capital Project to
construct a new gravity sanitary system for the catchment area or undertaking associated works.

Surrounding Development

The subject site is in the Brighouse Village in an area designated for high-density, high-rise
commercial and mixed-use development under the City Centre Area Plan (CCAP) (Attachment
2). Development surrounding the subject site is as follows:

To the north, a mixed multiple-family residential and commercial high-rise (“Nova”) that
includes retail along Park Road, and four (4) two-level townhouse units fronting Buswell Street
with a layout that supports live/work uses. The site is zoned “Downtown Commercial (CDT1)
and designated Urban Core T6 in the CCAP (Brighouse Village);

To the east, Buswell Street and an existing low-rise multi-family rental complex that consists of
four (4) buildings (“Dolphin Square™). The site is zoned “Land Use Contract (LUC) 73” and
designated Urban Centre T5 and Park in the CCAP (Brighouse Village);

To the south, Anderson Road and an existing Petro Canada gas station. The site is zoned “Gas &
Service Station Commercial (ZC18) Brighouse Village (City Centre)” and designated Urban
Core T6 in the CCAP (Brighouse Village); and

To the west, a high-rise residential tower with commercial use along the Anderson Road frontage
(“Anderson Building”). The site is zoned “Downtown Commercial (CDT1)” and designated
Urban Core T6 in the CCAP (Brighouse Village).

Development Information

The proposed development site is located in the Brighouse Village area of the City Centre
(Attachment 2). It abuts Anderson Road to the south, Buswell Street to the east, a city lane to the
north and private property to the west. The site is currently developed with a low rise
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commercial plaza and associated surface parking with access from both Anderson Road and
Buswell Street.

The proposed building integrates a three-storey podium with ground-level commercial space and
two levels of screened parking; a three-storey residential volume that intersects the podium and
runs parallel to Buswell Street; and a two to twelve-storey stepped tower volume that also
intersects the podium but runs perpendicular to Buswell Street.

Pedestrian access is provided to the commercial spaces from both street frontages and to the
residential lobby from Buswell Street. Access to the parking, loading and garbage/recycling
facilities is provided from the lane. Common outdoor amenity space for the residents is provided
at the fourth level, on the southwest portion of the podium adjacent to Anderson Road. Common
indoor amenity space is also provided on the fourth level, with direct access to the outdoor
amenity space.

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

Related Policies and Bylaws

The applicant is required to comply with City bylaws and policies, including the following.
With the exception of the variance noted below, the application complies with the Richmond
Zoning Bylaw. In applicable cases, the terms are articulated in the Development Permit
Considerations (Attachment 6);
e OCP
e CCAP
OCP Sustainability Policy
OCP Crime Prevention Through Environmental Design (CPTED)
OCP Accessibility Policy
Flood Plain Designation and Protection (Bylaw 8204)
OCP Aircraft Noise Sensitive Development (ANSD) Policy
Affordable Housing Strategy
e Public Art Program (Policy 8703)

OCP/CCAP

The site is designated “Downtown Mixed Use” in the OCP, which supports the proposed mixed
residential and commercial use. The site is located within the Brighouse Village Plan in an area
designated for high-density, high-rise commercial and mixed-use development, which supports
the use and density proposed by the subject application.

OCP Sustainability

e Through the process of design review, the applicant has proposed a site specific geo-
exchange system that is supported by Engineering staff. Although other recent development
in the City Centre have committed to connect to an existing or a future City Centre District
Energy Utility (DEU), the proposed site specific system is supported based on the expected
long time line associated with introduction of a City DEU to service this location within the
City Centre.
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A ground source heat pump system is proposed, which would provide both heating and
cooling that may be operated simultaneously for both the commercial and residential
components of the building. Details of the proposed geo-exchange system are attached
(Attachment 3).
In accordance with the CCAP, the proposed development will be constructed to achieve
LEED Silver equivalency. The applicant has provided a list of sustainability features that
may be incorporated to ensure the development proposal achieves LEED Silver equivalency
(Attachment 4). The list includes, but is not limited to the following:
o On-site geothermal heat exchange facility;
Green roofs;
Minimum 20% locally sourced materials;
Minimum 10% recycled materials;
Low VOC emitting materials and low flow toilets, showers and lavatories;
Low-E coating of all exterior glazing;
Extension of slabs beyond the plane of glazing by 0.5 m (20”) on all sides of the
proposed residential tower to minimize solar heat gain on the west and south
elevations;
o Metal panels and 51% perforated metal screens on the south and east fagade of the
parking podium facilitate natural light and ventilation into the parking garage;
o LED luminaires with occupancy sensors within the parkade, and photocells to
harvest daylight penetrating the perforated metal screen.; and
o Electric charging plug-ins within enclosed bike rooms and for 20% of required
parking stalls in accordance with the OCP.

© O O O O O

OCP Accessible Housing

The proposed development includes forty seven (47) single storey basic universal housing

units that are designed to be easily renovated to accommodate a future resident in a

wheelchair. Provided the units incorporate all of the accessibility provisions listed in the

Basic Universal Housing Features section of the City’s Zoning Bylaw, a density exclusion of

1.86 m? (20 ft*) per unit is permitted and has been utilized in the project.

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.

The proposed development would provide barrier-free access to the commercial units, the

residential lobby, and to the required indoor and outdoor amenity space.

OCP Crime Prevention Through Environmental Design (CPTED)
The development proposal incorporates a range of CPTED principles that include but are not
limited to the following (Attachment 4):

The parking structure and the residential lobby are designed to minimize alcoves and hidden
corners, and are well illuminated. The interior of the parking structure would be painted
white and elevator lobbies and vestibules include glazing in accordance with Building Code
requirements;
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e Visitor and commercial parking is separated from residential parking and secured with
overhead gates;

e Commercial units are accessed both directly from the sidewalk and from a rear access service
corridor to provide direct access to the parking and loading area; and

e The proposed site plan and the use of transparent building material at the ground level and
between the indoor amenity and the outdoor amenity areas introduce opportunities for
passive surveillance. '

Flood Management Implementation Strategy

The development proposal is required to comply with the requirements of the Richmond Flood
Plain Designation and Protection Bylaw 8204. In accordance with the Flood Management
Strategy, a Flood Indemnity Restrictive Covenant is required prior to issuance of the
Development Permit.

OCP Aircraft Noise Sensitive Development (ANSD) Policy

The subject site is located within an area that permits consideration of all aircraft noise sensitive
land use types. However, as the site is affected by OCP Airport Noise Contours, the
development is required to register a covenant prior to Development Permit issuance.

Affordable Housing

e The applicant has applied to take advantage of a provision in the CDT1 zone to increase
permitted density from 3.0 FAR to 3.15 FAR by providing a minimum of 5% of the proposed
residential floor area as affordable housing units. To secure affordable housing units within
the proposed development, the applicant is required to enter into a Housing Agreement prior
to issuance of the Development Permit. In order to enter into a Housing Agreement, the
Local Government Act, Section 905, requires enactment of a bylaw by the City. A report
will be drafted by the Affordable Housing Coordinator, with a bylaw and associated Housing
Agreement attached.

e QOut of the proposed 111 units, eight (8) units will be secured as affordable housing. The
units will be located on the north side of the east-west oriented mid-rise building. The
following units have been identified as affordable housing units and details are provided in
Attachment 6:

o Two (2) one bedroom units and one (1) one bedroom and den unit on both the
fourth and fifth storey of the building; and

o One (1) one bedroom unit and one (1) one bedroom and den unit on the sixth
storey of the building.

e Typically, a mix of one and two bedroom units are secured for affordable housing within a
development. However, in this case, Community Services staff support the typology, size
and location of units proposed to be secured as affordable housing units based on
consideration of:

o The size of two bedroom units within the development, many of which are less
than the minimum 80 m* (860 ft*) required by the Affordable Housing Strategy;

o The size of the one bedroom units proposed to be secured as affordable housing
units, which all exceed the minimum 50 m?* (535 ft*) requirement; and

o The provision of one bedroom and den units that will be rented at the rate applied
to a one bedroom unit.
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Public Art

e As a condition of development permit issuance, the applicant would voluntarily contribute
approximately $87,462.43 ($0.77/ft* per residential buildable square foot, excluding
affordable housing, and $0.44/ft* per commercial buildable square foot) towards the City’s
public art reserve fund. The contribution would be allocated to administration and on-site
installation of public art.

e The applicant has submitted a public art plan, which was considered and supported by the
Public Art Committee on November 18, 2014. The parking podium fagade, which is
proposed to be covered in solid and perforated metal panels arranged in a barcode
arrangement, has been identified as an opportunity for the integration of a variety of possible
art mediums. The parking facade treatment stands on its own as a design element but is
expected to be further enhanced with the addition of public art. The process of incorporating
art into the parking podium fagade will be undertaken in accordance with the Public Art
Program (Policy 8703).

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

1) Reduce the residential parking rate from the standard City wide parking rate to the City
Centre Zone 1 parking rate.

(Staff support the proposed variance based on consideration of the subject site’s location
within the City Centre Zone 1 parking area and proximity to the Canada Line. Consistent
with similar past approvals, Transportation staff support the variance subject to the applicant
agreeing to:

1. Comply with the Affordable Housing Strategy and secure a minimum of five percent
(5%) of the total residential floor area as affordable housing units; and

2. Provision of transportation improvements to the satisfaction of Transportation staff
that contribute toward a transit-oriented environment. Provisions include:

o $50,000 voluntary contribution to the future upgrading of the Park Road and
Buswell Street intersection to include full traffic signalization; ‘

o Upgrading the crosswalks at the Anderson Road and Buswell Street intersection
with decorative stamped asphalt treatment to improve pedestrian visibility and
safety;

e Continuous weather protection along the street wall; and

o Installation of a minimum of four (4) benches along the site’s frontages as
shown in the attached landscape plans.

Urban Design Response

The proposed design concept is characterized as “intersecting building volumes” by the applicant
and satisfactorily addresses the significant urban design issues identified during the Development
Permit application review process. The proposal addresses the urban design objectives of the
OCP and CCAP Development Permit Guidelines and the CCAP High Rise Commercial &
Mixed Use Sub Area Guidelines.
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Advisory Design Panel Comments

The current proposal incorporates changes that reflect the proposal’s consideration by the
Advisory Design Panel (ADP) on October 8, 2014. Members of the ADP appreciated many
elements of the proposed design and provided suggestions for further design development, in
particular, simplification of the overall design, resolution of the intersecting building volumes,
and design development of the parking fagade treatment. A copy of the relevant excerpt from
the ADP Minutes from October §, 2014 is attached for reference (Attachment 5). The design
response from the applicant has been included immediately following the specific Design Panel
comments and is identified in ‘bold italics’.

Conditions of Adjacency
Anderson Road and Buswell Street (south and east)

The site is bordered by Anderson Road and Buswell Street. Future development of the
remainder of the block is anticipated to introduce similar high-rise building forms, which is
supported by the CCAP. Across Buswell Street, on the north portion of the block, mid-rise
(25 m) high development is anticipated in accordance with the area’s designation in the
Brighouse Village plan. The southern portion of the site is designated as park (Attachment
2).

The proposed development is not expected to significantly affect existing and anticipated
development across Anderson Road. The subject site is located on the north side of the street
and there would be negligible shadow impacts on properties to the south. The separation
provided by the street and building placement minimizes impacts on outlook and privacy.
The proposed development would not significantly impact the existing development across
Buswell Street. Shadowing, although increased, would only occur on parts of the site during
the later portions of the day.

The separation provided by the street would limit resulting outlook and privacy impacts to
existing residents on the east side of Buswell Street.

Significant impacts on the future park across Buswell Street are not anticipated. The tower
massing is proposed to be located toward the north side of the subj ect site, which would
preserve daytime sun penetration to the park.

The proposed landscaped open space on the fourth level of the development and the proposed
green roofs on the mid-rise volumes would introduce an attractive outlook for surrounding
existing and anticipated future development.

Lane (north)

The site is bordered by an existing City lane to the north, which will be widened in
accordance with City Centre lane standards and provide access to all properties on the block.
As part of this application, the portion of the lane adjacent to the subject site would be
widened and would introduce a sidewalk and overhead lighting.

The proposed development would have limited impacts on the existing development across
the lane (“Nova”). Like the proposed development, the Nova development has a low-rise
parking podium with south facing common open space above. Some shadowing of this open
space will occur during mid-day at the equinoxes but sun would penetrate into this area until
the mid-morning and after the mid-afternoon. The common open space area would not be
affected by shadows in the summer.
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e The tower component of the existing northern development (“Nova”) is situated toward the
northeast corner of the site and is separated from the proposed tower and most of the midrise
volumes on the subject site by 38.0 m (125.0 ft.). This exceeds the tower separation
suggested by the CCAP.

Western Adjacency (west)

e To the west, the site is bordered by an existing “stepped podium and tower” development
(“Anderson Building™).

e The tower component of the proposed development is separated from the existing Anderson
Building tower by 24.0 m (78.75 ft.). This is consistent with the expectations of the CCAP.
Further, the western elevation of the proposed parking podium will not be visible to residents
of the Anderson Building (see attached Reference plan).

e The proposed development also addresses adjacency impacts by:

o Proposing a parking podium that is lower than that of the western adjacent
Anderson Building;

o Increasing the building setback at the fifth level of the building to reduce overlook
impacts;

o Orienting most units toward the north and south to reduce overlook issues; and

o Enhancing the outlook for residents of the Anderson Building by proposing to
introduce a landscaped open space over the parking podium and green roof
treatments of the exposed mid-rise rooftops.

Streetscapes and Lane

Anderson Road and Buswell Street

e The CCAP designates both Anderson Road and Buswell Street pedestrian-oriented retail
streets.

e Improvements to the public realm will be undertaken through a series of right of ways, which
are located along Buswell Street, the lane, Anderson Road and corners abutting road/lane as
discussed in detail in Attachment 6.

e The proposed development contributes to these streets by:

o Defining the edges with a three to six-storey streetwall;

o Providing continuous, highly-transparent, commercial space at the ground level to both
physically and visually animate the public realm;

o Incorporating design elements that encourage pedestrian activity including continuous
weather protection, street furniture, special paving patterns and landscaping; and

o Incorporating public art into the parking podium fagade. The parking fagade is proposed
to be covered in a combination of solid and perforated metal panels arranged in a bar
code pattern that will create different effects during the day and night.

Lane

e Required lane improvements would include discharging the existing right of way and
replacing it with an updated utilities and public passage right of way (284728C, 285749C,
265760C, SRW Plan 79051). The right of way area will be dedicated to the City after
Provisional Occupancy and/or Final Occupancy and prior to registration of Strata Plans.
Transfer of land to the City will be secured by way of an option to dedicate/purchase for a
nominal amount (Attachment 6).
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e To support connectivity between the street fronting public realm and the lane, as well as to
add spatial depth to the streetscape experience, the podium facade, including the glass
storefront windows, the parking level metal panels, and the overhead canopy are proposed to
wrap the corner from Buswell Street into the lane.

e An existing covenant (AD233647), which permits an awning to encroach above the sidewalk
in front of a building would be discharged as a condition of DP issuance.

e Parking, loading, and garbage/recycling is enclosed within the parking podium and screened.
Although the western portion of the parking podium facade is relatively unarticulated, the
treatment is similar to the Nova development on the north side of the lane and the
introduction of a sidewalk and overhead lighting will improve safety and pedestrian amenity.

Site and Functional Planning

Building Features

e The site and functional planning is consistent with many developments within the City
Centre characterized by:

o Mixed-use development including commercial spaces along the street frontages;
o Parking, loading and waste management that is accessed from the lane;

o Multi-level parking enclosed within a building podium; and

o Residential uses above the podium level.

e The development proposal includes commercial use and the residential lobby at ground level.

e The residential levels propose a double-loaded corridor layout. This maximizes both outlook
and light access for the units. The interior corner unit on level five and level six has
somewhat reduced outlook but achieves good southwest light access.

e Common outdoor amenity space of 819 m? (8,815 ft*), which exceeds the OCP guideline
recommendation, is provided on the south side of the development at the podium level to
maximize sun access. An outdoor kitchen with barbeque and sink, seating benches, a fire
place, and a designated children’s play area are features of the outdoor amenity space.

¢ The adjacent common indoor amenity space is south facing and sited to provide a good
visual and physical relationship with the outdoor amenity space. It is also centrally located
within the building and within immediate proximity of the elevator core.

e The indoor amenity space, consisting of 180 m* (1,937 ft*), which exceeds the OCP guideline
recommendation, includes a gym and a multi-purpose room that includes a kitchen.

o All units are provided with private outdoor space. On the podium level, the private outdoor
space is screened from the common area with planters and soft landscape material.

e Private outdoor spaces range in size from 5.7 m* (61 ft*) to greater than 9 m? (96 ft*), which
maximize opportunity for active use of balconies. Some units located on the sixth, seventh
and ninth storey propose larger private outdoor spaces that are between 20 m” (215 ft*) and
85 m” (915 ft*) and include private hose bibs to encourage personal landscaping/gardening
activities.

e The proposed functional planning and massing result in building volumes that create
significant variation in building heights and setbacks. In addition to minimizing the impacts
on development on nearby properties and maximizing the livability, views and sun
penetration for the subject development, this arrangement contributes to a more dynamic
skyline than a simple podium and tower development.
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Parking & Loading

The site is located within the City Centre and benefits from being near transportation options

that are available to future residents, including access to the Canada Line. As noted earlier,

Transportation staff support the proposed variance to allow application of City Centre Zone 1

parking rates at this site, provided that affordable housing units are secured on-site in

accordance with the Affordable Housing Strategy and other transportation improvements that

support a transit-oriented environment are secured. These include:

o $50,000 voluntary contribution to the future upgrading of the Park Road and Buswell
Street intersection to include full traffic signalization;

o Upgrading the crosswalks at the Anderson Road and Buswell Street intersection with
decorative stamped asphalt treatment to improve pedestrian visibility and safety;

o Continuous weather protection along the street wall; and

o Installation of a minimum of four (4) benches along the site’s frontages as shown in the
attached landscape plans.

Resident and commercial/visitor parking is enclosed within a parkade that is accessed via the

existing lane. A total of 114 residential stalls and 47 shared visitor/commercial off-street

parking stalls are proposed on-site, which exceeds the City Centre Zone 1 parking rate

requirement.

Transportation staff support shared visitor and commercial parking conditional to the terms

outlined in Attachment 6.

The applicant has demonstrated to the satisfaction of Transportation staff that loading

vehicles and waste collection vehicles can be accommodated on-site via the existing lane.

Garbage and recycling is enclosed within the parkade and would be accessed from the

loading spaces.

Both long term and short term bicycle parking is provided on-site and either meets or

exceeds the Zoning Bylaw requirement.

The proposed development provides electric vehicle charging infrastructure in accordance
with the OCP (Attachment 1).

Architectural Form and Character
Building Articulation

The proposed development employs a variety of architectural strategies to minimize the building
mass, add variety to the building form and character, and achieve a pedestrian scale along the
street frontages.

The proposed “intersecting” building volumes break the overall mass into smaller volumes,
creating a less monolithic expression. The various building and fagade setbacks also create
upper level spatial interest. The applicant has chosen to express the individual building
volumes by using different materials, detailing and colors to further differentiate the
volumes.

The proposed ground level consists of glass storefront windows with minimal gray spandrel
panels along the street frontages. This treatment extends to the second and third levels
around the two-storey residential lobby entry on Buswell Street. The parking podium is clad
in a combination of solid metal anodized finish panels and perforated charcoal painted metal
screens. The panels are arranged in a barcode pattern and this textured treatment extends
along both road frontages and wraps around the Buswell Street/lane corner.
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The proposed north-south oriented mid-rise volume is characterized by painted charcoal
concrete walls with reveals, punched windows and balconies, and gray spandrel panels.

The proposed east-west oriented mid-rise and tower volumes are lighter in colour than the
north-south mid-rise volume and are characterized by the generous use of windows with
accent blue spandrel panels.

The tower portion of the proposed development incorporates the strategic use of architectural
frames to establish a fagade hierarchy and highlight the verticality of the tower on the four
elevations. This is particularly effective at breaking up the apparent building mass on the
longer north and south elevations.

The terminus of the tower responds to the CCAP’s objective to diversify the skyline. On the
Buswell elevation, the window wall treatment at the centre of the tower extends to the
maximum permitted building height of 47 m (147 ft.) geodetic and is expressed with a two-
storey penthouse element that stands proud of the remainder of the fagade. This element also
extends west to fully screen rooftop mechanical equipment. On the north, south and west
elevations, the aforementioned frames also stand proud of the main building and roofs.
Between these, various roof and balcony elements are stepped in plan and elevation.

Landscape Form and Character

Within the property lines, the ground level public realm is proposed to be primarily hard
surface in response to the commercial uses located at grade, the potential to extend these uses
outdoors, and the future urban character of the site. Tan colored concrete pavers are
interrupted by complementary 1.5 m (5 ft.) wide tan-coloured concrete bands with planting
islands that extend between the sidewalk and the building face. The lobby entrance is
punctuated with basalt pavers. Street furniture includes benches and bike racks.

The proposed podium-level outdoor amenity space includes active and passive areas and is
sited to maximize southern exposure. The common space is separated from semi-private
patios by a landscaped 45 cm (187) high planter. Proposed hard landscaping elements
include an outdoor kitchen with barbeque and sink, seating benches, and a fire place located
within proximity of the indoor amenity area, as well as benches throughout the area. A
designated children’s play area includes a Kompan active climbing structure that is designed
to encourage active, imaginative play while retaining a naturalistic appearance that
complements the overall landscape design. In addition, rounded granite boulders, in various
sizes, are proposed to further encourage active play. A combination of lighting fixtures
(downcast wall lights, bollard lighting) are proposed to sensitively illuminate the outdoor
amenity area without affecting adjacent residential units. A row of deciduous, columnar
Dawyck Beech trees is proposed at the west end of the podium to soften and introduce visual
interest to the interface with the existing podium wall of the adjacent Anderson Building.
The proposed building design maximizes on-site landscaping opportunities and groposes to
treat mid-rise rooftops as green roofs. These areas, which total 650 m? (6,995 t°), are
proposed to be planted with grasses in contrasting colors and punctuated with small
flowering trees in Corten steel planters on level six and seven.

The total landscaped rooftop area, which includes both the outdoor amenity space and mid-
rise rooftops, is 1,469 m’ (15,812 ftz).

The applicant has provided confirmation that there are no bylaw sized trees on the site and
that there are no trees on adjacent sites that would be affected by the proposed development.
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Servicing Agreements/Engineering

e Engineering issues will be addressed through the required Servicing Agreement (SA), which
1s discussed in detail in Attachment 6. The scope of the SA includes upgrading the
watermain along Anderson Road, extending, upgrading and reconnecting the storm sewer,
and either proportionately contributing to a City Capital Project to construct a new gravity
sanitary system for the catchment area or undertaking associated works.

e Portions of Buswell Street consist of individual fee simple lots that are currently incorrectly
titled to the Province. Real Estate Service staff are in the process of securing City ownership
of the lots, which are required to facilitate the 2014 Buswell Street Sanitary Sewer
Construction Capital Project. The capital project is required to accommodate demand
generated by high density re-development underway in the area. The applicant is responsible
for the costs associated with transfer of ownership including survey and plan registration
costs for the two (2) Buswell Street parcels located between Park Road and Anderson Road
as referenced in Attachment 6.

Conclusions

The proposed development is responsive to the City of Richmond’s urban design objectives
within the Brighouse Village of the City Centre. While responding to CCAP urban design
objectives, the proposal sets itself apart from existing development in the area by proposing a
building design that is characterized by the intersection of building volumes and an unique
treatment of the parking podium fagade. In addition, the proposal demonstrates a strong
commitment to sustainability by committing to introduce an on-site geo-exchange system that
would heat and cool the development, and green roof treatment of all exposed mid-rise roof tops
that are not used as private patio space. The proposed building design, ground level uses, and
public realm design would contribute to the incremental process of strengthening the evolving
urban, pedestrian-oriented character within this neighbourhood. Based on the proposal’s design
response to the objectives of the CCAP and the site context, staff support the proposed
development propos:gtl.

iana Nikolic
Planner II — Urban Design

DN:rg

Attachment 1: Data Sheet

Attachment 2: Brighouse Village Specific Land Use Map

Attachment 3: Geo-Exchange System Details (provided by applicant)

Attachment 4: Sustainability and CPTED Provisions List (provided by applicant)

Attachment 5: Advisory Design Panel Minutes & Applicant Responses (inserted in bold italics)
Attachment 6: Development Permit Considerations
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; : “ C!ty of Development Application Data Sheet
v RlChmond Development Applications Division

DP 13-645286 Attachment 1

Address: 8151 Anderson Road
Andrew Cheung Architects Inc. on behalf of
Applicant: 684267 B.C. Lid Owner. 684267 B.C. Ltd., Inc. No. 684267

Planning Area(s). City Centre Area Plan (Brighouse Village)

Floor Area Gross: 11041.65 m* (118,850 ft) Floor Area Net: 10,192.81 m? (109,715 ft.2)
| | Existing [

Site Area: 3,484.4 m? 3,484.4 m*
Land Uses: Restaurant, office Retail commercial, residential
OCP Designation: Downtown Mixed Use Downtown Mixed Use
Zoning: CDT1 CDT1

site is currently developed as
Number of Units: commercial units in a one and two storey | 111

building with surface parking

| Bylaw Requirement | Proposed | Variance
3.15 provided Affordable
Housing is provided in

Floor Area Ratio: : . 3.142 none permitted
accordance with Council
policy
Lot Coverage: Max. 90% 81.3% None

Anderson Road: 6.0 m,
with provisions to reduce

, to 3.0 m .

Setback — Front Yard and exterior Buswell Street: 6.0 m, Anderson Roao!. 30m None
side yard ) - Buswell Street: 3.0 m

with provisions to reduce

to3.0m
Setback — Interior Yard Min. O m 0.1m None
Setback — Rear Yard Min. O m if there is a lane Om None
Building Height (m): Max. 47 m geodetic 46.87 m None
Lot Size: No minimum lot width, 61.44 m x 56.69 m None

depth, area
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City Centre Zone 1 Rate:
Commercial:3.75/100 m?
45 stalls

Visitor: 0.2/unit: 23 stalls

Commerciallvisitor

City Centre Zone
1 Rate in lieu of
compliance with

s ; ) Affordable
(note: commercial and | shared: 47 Housing Strate
Off-street Parking Spaces — visitor stalls are shared | (Commercial: 45, Visitor: 9 9y
o and other
Regular/Commercial: therefore a total of 45 | 23) :
: . . transportation
stalls are required) Residential: 115 imorovements
Residential (1.0/unit, AH | Total: 162 i
0.9/unit): 111(103 pp Y
Transportation
regular, 8 AH) staff
Total required: 156
. 2% of total :
Off-street Parking Spaces — ) - Resident: 3
Accessible: . .Re3|dent|a|.:.3 _ Visitor/lcommercial:2 None
Visitor/Commercial: 1
Total off-street Spaces: 156 162 None
-20% provided with 120
volt receptacle
e o .
fé\rd]fjd :luorgavlviﬁq/o predicted # 120 volt receptacles:38
Electric vehicle charging o 9 # stalls pre-ducted. 46 None
~-Minimum 1 120 volt ]
#120 volt receptacles:16
receptacle for every 10
Class 1 bicycle parking
spaces
. . Class 1: 143 Class 1: 151
Bike Parking Class 2: 28 Class 2: 28 None
Amenity Space — Indoor: Min. 100 m? 180 m? None
. 2 819.4 m*
Amenity Space — Outdoor: Min. 666 m"(based on plus an additional 650 m? None

111 units)

of green roof area
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City of Richmond

ATTACHMENT 2

Specific Land Use Map: Brighouse Village (2031)
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ATTACHMENT 3

Stantec Consulling Lid.
1100 - 111 Dunsmuir Street, Vancouver BC V6B 6A3

October 27, 2014
Hle:

Altention: Kassra Tavakoli, MAIBC. AlA
ANDREW CHEUNG ARCHITECTS INC.,
Suite 410, 1639 W 2nd Avenue
Vancouver BC

V6 TH3

Canadg

Dear Kassra,

Reference: Mechanical System for the Tower at 8151 Andreson Rd., Richmond BC

The following will provide a brief description of the geoexchange system planned for the Tower at
8181 Anderson Road in Richmond, BC, to assist In the DP approval process, and relaxation of the
DEU Ready Requirement,

The mechanical system planned for at 8151 Andreson Road will include:

o Air handliing units with hydronic coils and four pipe fan coil units (in residences) to provide
heating and cooling.

o Cenfral heat pump system which will allow simultaneous heafing and cooling.
o Geoexchange field (ground loops) for a ground source heat pump system,
o Peaking and backup hot water bailer system,

o Place fo connect a cooling systern backup cooling fower,

Both the commercial and the residential components of the building will reguire, and are planned
fo include, mechanical cooling. Once the required refrigeration equipment (chiilers or heat
pumps) is avallable In a bullding, It makes technical sense to use the equipment efficiently, and
include the heat recovery concepts. The system naturally fitting with these principles is the
gecexchange system, dlso referred to as geothermal system, or a ground source heat pump
system.

The geoexchange systems use ground as a heat source when net heating is required, and also as
a heat sink when nef cooling is required. This constitutes the renewable energy component for
the use by the building. The mechanical system uses a heat pump to facilitate the fransfer of heat
from a low femperafure source to a higher temperature sink (load).

For the component of simultanecous heating and cooling demand in the building (between
different zones), the heat pump system allows heat recovery, i.e. the use of heat recovered from
the zone requiring cooling, which is rejecting heat and which would otherwise need o be
rejected to the outside, for heating in zones that require heat. The building only requires the heat

Draman wilhy corarmunity inoraing



October 27, 2014
Kassra Tavakol, MAIBC. AIA
Page 2 of 2

Reference; Mechanical System for the Tower at 8151 Andreson Rd., Richmond BC

from a supplemental source for the balance of heat reguired which Is not covered by the heat
pump system (heating season), and for component of heat requiring higher femperatures than
what the heat pump sysfem provides (such Qs domestic water heating). When excess heat is
available, it is rejected (deposited) info the ground (cooling season). Through the mechanism of
the daily or seasonal heat storage, the heat from the building is recovered and reused.

Heat pumps in geoexchange systems achieve a coefficient of performance (COP) of 2.5t0 4.5,
l.e. for every unit of electric energy input for the heat pump compressors, the machine provides
2.5 10 4.5 units of heat. Combined with simultaneous cooling, the combined COP-s of over 6 can
be achieved. This efficiency is the basis of the economical operation of the building, and the
economy for the building occupants,

The supplemental heat is provided, typically, from a heating system with boilers. This is a peaking
system which provides for the high pecak heating demand load during short duration load peaks,
as well as the component of heat requiring higher temperatures than what the heatf pump system
provides (such as domestic water heafing), It also serves as a backup system for the building heaot,
in case the heat pump system is down or unavailable. While this system needs to be sized for the
peak load, the use, and the energy consumption from this system is small,

The system will be sized to meet cooling demand, and up o 80% of the peak heafing load (in
compliance with the recommendations of the CSA 448 Standard (Design and installation of earth
energy systems). The boiler backup system will provide higher temperature domestic water
heating, peeking heat and backup service for the heating heat pump system.

The system and the sizing Is still in the preliminary evaluation stage,; the preliminary sizing will follow
conceptual design stage.

Please call with any questions or suggestions.

Regards,

STANTEC CONSULTING LTD.
{

%\

Dejan Radoicic, P.Eng., LEED AP
Associate

Phone: (604) 696-8075

Fax: (604) 696-8100
dejan.radoicic@stantec.com

c. File, Stantec: M Dhont



ATTACHMENT 4

Sep. 24th 2014

Sustainable Features
8151 Anderson Rd. : Residential tower with grade oriented retail.

The following is a list of some of the sustainable related aspects and features included in
this development design:

*The site is centrally located and close to transit, schools, shopping and parks.

*The building uses concrete construction for longer life span.

*In response to the CCAP requirement this project will comply with LEED Silver
(equivalency) or better, paying particular attention to features significant to Richmond (e.g.,
green roofs, Geothermal energy, storm water management and quality). Applicant will
submit a LEED scoreboard confirming that the subject development will achieve between
50 and 60 points (Silver equivalency) prior to issuance of a Development Permit.

*The building will have it's own Geothermal Heat Exchange facility onsite, and will be
heated and cooled using an efficient hydronic system.

*At least 20% of the materiais will be locally sourced and at least 10% of the
materials used in the building will be recycled materials.

*Low VOC emitting materials and low flow toilets, showers and lavatories will be used
in the building. ’

*The building aims to achieve at least 23% savings in energy consumption and a
10% in energy cost savings. All exterior glazing will have low ‘e’ coatings.

*Extended slabs beyond the plane of glazing by 0.5M on all sides of tower residential
levels provide additional shading against solar heat gains on the West and South facing
elevations.

*"In-set” balconies ensure a better weather protection for outdoor experience of
residents, and help provide better resistance against solar heat gains for units facing East,
South and West directions.

+Building design incorporates continuous overhangs along both sidewalks to improve
usage and durability of the materials for a better lifespan of building elements.

*Large areas of non-roof (green /sod roofs) at levels 4, 6, and 7 with some tree
shading on landscaped roof areas will help the heat island effect and contribute to
additional insulation value and help reduce energy loss.

+All landscaping on roof are based on low maintenance planting/landscape
materials, and are irrigated with a highly efficient irrigation system (smart irrigation
controllers, moisture sensors and other devices that will help avoid over-watering).
Climate-tolerant plants and diversity of species will contribute to reduce water
consumption.

«Accessible roof decks have pre-cast pavers or similar sustainable materials.

*Semi open facade with precast panels and perforated metal screen provided on
South and East sides of parking podium will provide natural light and ventilation to the
parking garage and reduce dependency on artificial lighting and mechanical ventilation.

*Electric charging plug provisions are provided in enclosed bike storage rooms and
for 20% of the required parking stalls.

«All units are provided with open balconies or landscape treated roof decks.

*Balconies have glazed guards to allow visibility.

3635818



«All bedrooms and living rooms have large glazed windows to allow maximum
natural light and provide a lively atmosphere. All habitable rooms are provided with
windows that open to allow natural/ventilation.

*Glazed windows and other exterior wall assemblies will have adequate acoustic
performance as required by building code and regulations.

*Consideration will be given to sustainable fit and finish of the building including energy
star appliances, lighting fixtures and other electrical appurtenances used throughout the
building, as well as reduced allergen carpeting/ finishing materials.

Crime Prevention Through Environmental Design
(CPTED)

The proposed development includes the following CPTED features:

Further setbacks creating wider sidewalk with residential units cantilevering over parts of
the sidewalk, providing “watchful” residents’ eyes on the public realm and the sidewalk.

‘Double height (23’ high) entry alcove with fully glazed wall facing Buswell street provides
ample lighting & visibility at entry point.

<Security features in the building lobby to limit access.

Full street length of retail at grade fronting both streets, with secured rear access to
parking and building services.

+Single vehicular access point to the parkade via a recessed entry gate with full security
system, with a secondary residential parking gate on 2nd level to limit visitor access to private
parking.

+Sliding gate at the lane to close off the loading / garbage removal bay when not in use.

*Parkade lighting with available day time daylight through parkade facade opening, with
interior parkade walls and columns painted white to increase visibility.

-Glazing in all vestibule doors and enclosed corridors.
+Additional safety windows on side walls of vestibules in parkade for more view angles.
*Secured garbage rooms with access that is located close to the elevator lobby.

-Secured bike storage rooms located on parking floor perimeter with daylight and
ventilation.

-Secure rooftop common outdoor amenity area with children’s play area located in the
mid section. Direct access and views provided to the outdoor amenity room from both indoor
amenity rooms . Overlooking views of the outdoor amenity room from residential units adjacent
and above.
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Attachment 5

Excerpt from the Minutes from
The Advisory Design Panel Meeting
Wednesday, October 8, 2014 — 4:00 p.m.

Rm. M.1.003
Richmond City Hall

DP 13-645286 — 116 APARTMENT UNITS AND GROUND LEVEL RETAIL

APPLICANT: Andrew Chung Architects Inc.

PROPERTY LOCATION: 8151 Anderson Road

Applicant’s Presentation

Architect Kassra Tavakoli, Andrew Cheung Architects Inc., and Landscape Architect
Alain Lamontage, Durante Kreuk Ltd., presented the project and answered queries from
the Panel on behalf of the applicant.

Panel Discussion

Comments from the Panel were as follows:

project is nicely done; applicant has done the right moves; size of the floor plate
appears appropriate; appreciate the elongated form of the tower as opposed to a
square;

Acknowledged

three main volumes of the building appear to be a strong part of the concept of
the project; however, it is diluted by the mid-rise “knuckle” at the east elevation
(Buswell); consider eliminating this piece to simplify the forms; lost density
could possibly be accommodated by the adjacent low-rise form;

We have chosen to maintain this form, as it is an integral part of the stepping
tower. This portion extends the tower’s shape and language of materials
immediately over the main residential entry, making an important connection.

simplify the building residential lobby entry at the east elevation as it currently
appears messy;

We have simplified the main entry and eliminated the asymmetrical canopy
which extended over it.

screening mechanism for the parking garage appears solid; consider other more
appropriate and contemporary methods;
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We have changed the extent of the parking garage facade and reduced the
solid sections in favour of more open mix of solid vs. translucent. The
parking facade is currently being considered as an area of interest for the
public art implementation and is therefore subject to being further improved
by application of some form of art to be determined through the appropriate
process.

the project has many good elements; appreciate the clarity of the four-storey
volume;, however, agree with the previous comment regarding the mid-rise
“knuckle” at the east elevation and consideration of its elimination;

Acknowledged, see comments above.

architectural renderings of the parking garage screening presented by the
applicant do not appear to reflect the project’s concept;

Acknowledged
the proposed tower is well done and nicely articulated,;
Acknowledged, we have maintained the tower unchanged.

appreciate the simple treatment of the parking garage which effectively covers
the parking; lighting at night will animate the fagade;

Acknowledged

agree with the comment on the mid-rise form that projects out at the east
elevation and consideration of its elimination;

See comments above.

consider removing the bike room interruption in the parking fagade on the south
elevation (Anderson) to make the pattern of interlocking volumes more
successful;

The bike room projection has been eliminated as suggested. The building
overhang is now only on level 4 where the residential block overhangs the
parking structure.

appreciate the lay-out of the tower and mid-rise forms; will maximize the views
of the green spaces;

locating public art on the building fagade above eye level may not be advisable
as it cannot be experienced by pedestrians at street level,

We have since had the public art plan presented to the Richmond Public Art
Advisory Committee who is in support of the proposal, giving it merit on its
visibility from a distance among other things.

appreciate how the massing has been broken down; parkade wall appears
blank; consider utilizing it as canvass for public art; look forward to seeing the
project’s public art plan;

See comments above
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consider introducing natural lighting to the parkade wall along Anderson Road;

Acknowledged. Design has changed and majority of parking facade along
Buswell now receives similar treatment as on Anderson Road.

site planning is good; stepping of volumes is an interesting approach to a corner
site;

Stepping approach has been largely maintained in a revised configuration.

agree with previous comment regarding the tower form getting lost in the lower
portion which projects out along Buswell Street; needs to be “cleaned up” and
refined to maintain the purity of the tower form;

We have revised the projections, eliminating the smaller single projection of
the parking volume at Buswell Street. The “projection” has been extended to
both sides of the entry hence marking the entrance as a recess.

does not agree with the orientation of the tower; investigate shading of north-
facing units;

All towers suffer from the same issue as their north facing units receive less
light. We have tried to improve this by having a mid-rise section with more
units with east, south and west exposures than north.

retail frontages are handled well; transparency of a large corner retail element
works well; however, this character is not carried through the Buswell Street
elevation; canopy above the left-over retail spaces appears heavy; consider
transitioning back to the typical glazed canopy in order not to conflict with the
entry to the residential lobby;

As noted in previous comments, the canopy over the main entry has been
revised, and the canopy over the north retail unit along Buswell Street has
been changed to a glazed canopy.

proposed parkade screening element along levels two and three fronting
Anderson Road appears monolithic; concern on (i) how it will be executed, (ii)
how it will interface with the public realm and (iii) how it will evolve into a
public art piece;

The monolithic appearance of the parkade screen along those levels is largely
an artefact of the renderings. Regardless, we have revised the proportion
between the solid precast concrete panels and the translucent metal screens
which make the gap between them to be at least half open. The public art
integration with this facade will depend to some degree on the artist selected
and the artwork that is ultimately accepted by the selection committee.
However, we are confident and convinced that this dynamic pattern of precast
vs. metal screen panels is a bold and interesting design for screening above
grade parking on its own, without the application of any art work.

levels two and three along Buswell Street lacks transparency and visual interest;
need further attention and treatment;
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As noted above, we have extended the parking facade treatment facing
Anderson Road further into the Buswell Street frontage. The remaining
portions of parkade along Buswell Street are now faced with a curtainwall
system with colored spandrel panels near the main entry at Buswell Street.

monolithic parkade wall along Anderson Road needs to be broken up;

Acknowledged, The proportions of solid to open has been changed in favor of
more open (translucent/perforated metal screen) facade.

appreciate the provision of a number of wheelchair accessible residential units;
Acknowledged

consider reducing the curb to enhance the accessibility to public areas;
Acknowledged. Details will reflect.

incorporate pocket doors in lieu of hinged doors in bedrooms and dens; will
create extra floor space and provide more access to residents;

Acknowledged. Level 4 plan reflects this change.

applicant is encouraged to consider going for a LEED Silver certification, rather
than equivalency, for the project as it will add value to the project;

Acknowledged. Currently seeking LEED consultants to join the design team

appreciate the proposed on-site geo-exchange system; look at the technical
aspects, e.g. reading/metering the residential and retail units;

Acknowledged

ensure that the proposed louvers for ventilation of retail units will achieve
maximum efficiency during the base building construction stage;

Acknowledged

a radius corner as opposed to a square corner is more inviting in a prominent
corner such as the Anderson Road and Buswell Street corner;

We have chosen to maintain the square corner in a slightly revised plan with
different (reduced) setbacks. The weather protection is now continuous and
turns the corner with retail facade.

need to have universal access in the public areas of the project;
Acknowledged. See landscape plans

privacy walls appear heavy; consider incorporating planting;
Acknowledged

consider introduction of trellis structure(s) on the landscaped podium to
address overlook into semi-private and private areas of the courtyard level;

Acknowledged
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consolidate tree planting along the edge of the green roof and patios on levels 6
and 7 to provide shading; soil volumes are a concern for trees on the roof decks
in 4x4 planters; planting shown on roofs that can only be accessed by hatch and
ladder is a concern; maintenance of plant materials using this type of access can
be challenging; growing medium volumes should comply with current
arboricultural and urban forestry guidelines for urban trees;

Landscape architects have considered the above comments and have revised
the tree planters on the green roof, providing fewer trees with larger planters
allowing for more substantial root ball.

planting list is only “suggested”; a complete plant list is required as part of the
submission;

Acknowledged
articulation of retail spaces is not clear on the drawings; signagke is lacking;

Retail signage is designed to be located only in a linear “band” above the
retail doors, and below the glass weather protection canopy. Notes have been
added to the elevation drawings demarcating this signage band.

building massing responds to the contextual massing, appreciate the south-
facing outdoor amenity space and its interface with the indoor amenity space;

Acknowledged

information regarding the opportunity and potential to incorporate public art on
the exterior parkade wall is lacking; and

We are currently in the process of further defining the direction in which the
public art is to follow in order to integrate with the parkade wall.

consider use of clear glass versus opaque glass for enclosed bike locker areas.

The window wall/curtain wall system has been eliminated from the bike
rooms. The bike storage rooms are now designed to fill the space between the
parked cars and the parkade’s exterior walls.

Panel Decision

It was moved and seconded
That DP 13-645286 be supported to move forward to the Development Permit Panel
subject to the applicant giving consideration to the comments of the Panel.

CARRIED
Opposed: Paul Goodwin



Attachment 6

Rl % ) .‘ Clty Of Development Permit Considerations
822 Richmond Development Applications Division

6911 No. 3 Road, Richmond, BC V&Y 2C1

Address: 8151 Anderson Road File No.: DP 13-645286

Prior to approval of the Development Permit, the developer is required to complete the
following:

1. Registration of a 1.1 m wide public rights of passage right of way along the length of the site’s
Buswell Street frontage to accommodate frontage upgrades. Upgrades include a 2.0 m wide sidewalk
at the back of the new statutory right of way, the remaining area to the existing west curb of Buswell
Street, which is to be landscaped boulevard consistent with the frontage improvements in the SA (SA
09-486006) for 8160 Park Road. The developer is responsible for construction; the City is
responsible for maintenance of hard surfaces and infrastructure, and accepts liability for areas that it
maintains.

2. Discharge of the existing Statutory Right of Way (284728C, 285749C and 285760C (SRW Plan
79051)) along the site’s northern frontage.

3. Registration of 3.0 m wide public rights of passage right of way along the length of the site’s northern
frontage that abuts the existing lane and includes an Option to Purchase/Dedicate the right of way
area in favor of the City for nominal consideration. The owner agrees to, at the owner’s expense,
prepare and register the necessary dedication plans. The right of way is to accommodate utilities and
lane upgrades in accordance with City Centre standards. The developer is responsible for
construction; the City is responsible for maintenance of hard surfaces and infrastructure, and accepts
liability for areas that it maintains.

4. Registration of a Section 219 Covenant(s) providing for no Stratification (Subdivision by way of
Strata Plan) and no occupancy of lands until the right of way area described in #3 has been transferred
to or dedicated to the City.

5. 4.0 m x 4.0 m corner cut secured with a statutory right of way for public rights of passage at the
intersection of Anderson Road and Buswell Street. The developer is responsible for construction; the
City is responsible for maintenance of hard surfaces and accepts liability for areas that it maintains.

6. 3.0 mx 3.0 m corner cut secured with a statutory right of way for public rights of passage at the
intersection of the lane and Buswell Street. The developer is responsible for construction; the City is
responsible for maintenance of hard surfaces and accepts liability for areas that it maintains. Any
non-permanent encroachment (e.g. removable canopy) into the statutory right of way is be
accommodated by an unregistered letter agreement. Any non-permanent encroachment into City lane
is accommodated by a license agreement, which is not registered but would include obligation to
remove the encroachment on notice by the City, and a letter of credit to cover potential future costs
(repair, removal, etc.) may be required.

7. 1.5 m x 9.0 m statutory right of way on the Buswell Street frontage for the purposes of a concrete bus
pad. The developer is responsible for construction; the City is responsible for maintenance of the
hard surface and accepts liability for areas that it maintains.

8. Receipt of a Letter of Credit for landscaping in the amount of $486,131.25.
9. Registration of an aircraft noise sensitive use covenant on title.
10. Registration of a covenant on title that identifies the building as a mixed use building.
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12.

13.

14.

15.

16.

17.

18.

19.

-2

Registration of a flood indemnity covenant on title identifying a minimum habitable elevation of 2.9
m GSC, or at least 0.3 m above the highest elevation of the crown of any adjacent parcel, or as
exempted by Section 4.3(a) of Flood Plain Designation and Protection Bylaw No. 8204,

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

Registration of a legal agreement on title stipulating that 47 shared commercial and visitor parking
stalls, will be located on parkade levels 1 and 2. The minimum number of parking stalls provided
must be the greater of the two individual uses. The agreement must specify the parking spaces
remain unassigned, visitor parking is accessible 24 hours a day and commercial parking is available
during standard business operating hours. This legal agreement is subject to the approval of the
Director of Transportation.

Registration of a legal agreement on title stipulating provisions that secure:

a) A minimum of 20% of parking stalls are provided with a 120 volt receptacle to accommodate
electric vehicle charging equipment;

b) A minimum of 25% of parking stalls are constructed to accommodate the future installation of
electric vehicle charging equipment (e.g. pre-ducted for future wiring);

¢) A minimum of one 120 volt receptacle is provided to accommodate electric charging equipment
for every 10 Class 1 bike parking spaces.

Discharge of covenant AD233647, which allows an awning to extend above the sidewalk in front of
the building.

City acceptance of the developer’s offer to voluntarily contribute $50,000 to the future upgrading of
the Park Road and Buswell Street intersection to include full traffic signalization.

City acceptance of the developer’s offer to voluntarily contribute $87,462.43 ($0.77/ft" per residential
buildable square foot, excluding affordable housing, and $0.44/ft” per commercial buildable square
foot) to the City’s public art fund.

Registration of the City’s standard Housing Agreement to secure eight (8) affordable housing units,
the combined habitable floor area of which shall comprise at least 5% of the subject development’s
total residential building area. Occupants of the affordable housing units subject to the Housing
Agreement shall enjoy full and unlimited access to and use of all on-site indoor and outdoor amenity
spaces. The terms of the Housing Agreements shall indicate that they apply in perpetuity and provide

Unit

Number Minimum Maximum Total Maximum Unit Unit

Type of Units Unit Area Monthly Household Location Numbers

Unit Rent*™ Income**

1

Building level 507, 510,

2
50 m’ (535 $950 $38,000 of less 4,56 608, 611,

2
bedroom ft) 705

1

bedroom 3
& den

Building level 511, 612,

2
50m’ (535 $950 $38,000 of less 456 708

ft%)

* %

20.

May be adjusted periodically as provided for under adopted City policy.

Complete an acoustical and mechanical report and provide recommendations prepared by an
appropriate registered professional, which demonstrates that the interior noise levels and noise
mitigation standards comply with the City’s Official Community Plan and Noise Bylaw requirements.
The standard required for air conditioning systems and their alternatives (e.g. ground source heat
pumps, heat exchangers and acoustic ducting) is the ASHRAE 55-2004 “Thermal Environmental
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Conditions for Human Occupancy” standard and subsequent updates as they may occur. Maximum
interior noise levels (decibels) within the dwelling units must achieve CMHC standards follows:

Portions of Dwelling Units Noise Levels (decibels)
Bedrooms 35 decibels
Living, dining, recreation rooms 40 decibels
Kitchen, bathrooms, haliways, and utility rooms 45 decibels

21. Owner’s written commitment to use a geo-exchange system to supply space heating, cooling and
domestic hot water to the building, including the following terms and conditions:

a) No building permit will be issued for this development unless the building is designed to use a
geo-exchange system for space heating, cooling and domestic hot water and the owner has
provided an energy modelling report satisfactory to the Director of Engineering;

b) The following is required prior to issuance of a Building Permit:

e  The City receives an energy modeling report showing:

o  Space heating, cooling and domestic hot water heating peak loads and hour by hour
consumption, and

o  Percentage of annual space heating, cooling and domestic hot water requirements
supplied by the geo-exchange system.

® The City receives for review mechanical, plumbing and architectural drawings (in PDF

format) showing that a building mechanical system is designed to utilize the geo-

exchange system for not less than 70% of all the annual space heating, cooling and

domestic hot water heating for a building as determined in the energy modeling report.

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

1. Enter into a Servicing Agreement* for the design and construction of the following works, which
include but may not be limited to:

Water:

Anderson Road
e Using the OCP Model, there is 137 L/s available at 20 psi residual. The proposed
development requires a minimum fire flow of 220 L/s. The developer is required to submit
fire flow calculations that are signed and sealed by a professional engineer based on F.U.S. or
ISO to confirm that there is adequate available flow.
¢ The developer is required to upgrade the existing 150 mm asbestos cement watermain along
the Anderson Road frontage to the greater of a 200 mm watermain or as required by the OCP,
in accordance with city requirements. If adequate flow is not available, the upgrade will need
to extend beyond the frontage to achieve minimum requirements.
e The City may opt to extend the works beyond the frontage thru a cost share, subject to
available funding.
e Additional fire hydrants are required to achieve a minimum 74 m spacing.
Buswell Street
Since there is no watermain along this frontage, the developer’s consultant is responsible to ensure
adequate fire hydrants are available to service the development site. Approval may be required from
the Richmond Fire Department. Written confirmation (signed and sealed) is required from the
developer’s consultant,

Storm:

Storm analysis and upgrades are not required; however, the developer is required to complete the
following frontage works:
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Anderson Road
e Extend the 600 mm diameter storm sewer, to be constructed via SA 12-626904, along the
centre of the roadway from the east property line of 8111 Granville Avenue to Buswell Street
and connect to the existing storm sewer system on Buswell Street with a manhole.
e Remove/abandon existing storm sewer system and re-connect existing services that are in line
with the proposed storm sewer construction.
Buswell Street
e  Upgrade the existing storm sewer along the frontage to a minimum 600 mm from existing
manhole STMH6253 (Anderson Road) to the north property line of the development site.
e Reconnect existing services that are in line with the proposed storm sewer construction.

Sanitary:
Under the OCP scenario the Richmond Centre Pump Station does not have adequate capacity to

service the existing catchment area. The City has proposed to modify the catchment area and redirect
flows from several properties to the Buswell Pump Station. This will require construction of a new
gravity sanitary system. Each development site will be responsible, at a minimum, for their frontage.

The City is proposing to construct the required gravity sewer system as a Capital Project. If the City
Capital Project proceeds prior to the development site requiring servicing, then the developer is
required to provide a contribution in the amount of $130,000 (to be deposited into the account 2253-
10-000-14913) and connect the service to Buswell Street.

If the development site requires servicing prior to the City Capital Project, then the developer is
required to design and construct the gravity sanitary sewer along both frontages (Anderson Road and
Buswell Street) and connect service to existing manhole SMH55048, which is located in the lane, 21
west of the east property line of the development site. The City may opt to extend the works on
Anderson Road west of the development site through a cost share arrangement, subject to available
funding.

Frontage Upgrades:

¢ Anderson Road: a 2.0 m wide sidewalk at the back of the new statutory right of way,
remaining area to existing south curb of Anderson Road to be hardscaped boulevard. Works
are to be consistent with Park Road frontage details for SA 09-486006 for 8160 Park Road.

¢ Buswell Street: 2.0 m wide sidewalk at the back of the new statutory right of way, remaining
area to existing west curb of Buswell Street is to be landscaped boulevard. Works are to be
consistent with frontage details for SA 09-486006 for 8160 Park Road.

e Lane upgrades to City Centre standards.

e Upgrade the crosswalks (three (3) in total) at the Anderson Road and Buswell Street
intersection with decorative stamped asphalt treatment to improve the safety and visibility of
pedestrian use.

Additional Requirements:
e The developer is responsible for the installation of pre-ducting for private utilities along

Anderson Road and Buswell Street frontage and coordination required with the Private
Utility Companies. The developer must contact Private Utility companies to determine what
equipment will be required (vistas, kiosks, transformers, etc.) and where they can be located.
Such equipment is not permitted to be located in the City street. The developer is encouraged
to investigate whether it can be located within the building, so that it is not visible from the
fronting streets.
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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 no limited to site investigation,
testing, monitoring, site preparation, de-watering, drilling, underpinning, anchoring, shoring,
piling, pre-lading, ground densification or other activities that may result in settlement,
displacement, subsidence, damage, or nuisance to City and private utility infrastructure.

e Existing City infrastructure (fire hydrant, parking meter, street lighting, etc.) may need to be
relocated at the developer’s cost to accommodate frontage improvements.

e Engineering recommends that the ultimate lane works be within a dedicated lane along the
development site frontage.

e Portions of Buswell Street consist of individual fee simple lots that are currently incorrectly
titled to the Province. Real Estate Service staff are in the process of securing City ownership
of the lots, which are required to facilitate the 2014 Buswell Street Sanitary Sewer
Construction Capital Project. The capital project is required to accommodate demand
generated by high density re-development in the area. The applicant is responsible for the
costs associated with transfer of ownership including survey preparation ($3,008.25) and plan
registration costs for the following lots:

o Northern lot:

PID: 003-717-534

SEC 9 BLK4N RG6W PL 7312 Parcel B, Subsidy Lot 18, BYLAW 55878
o Southern lot:

PID: n/a

1 SEC 9 BLK4N RG6W PL 7557 Suburban Block 10,6.

2. 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 Control
Manual for works on Roadways (by Ministry of Transportation) and MMCD Traffic Regulation
Section 01570.

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

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 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 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 contains prohibitions on the removal or disturbance of both birds and their
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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 (original on file) Date
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& »g, City of
284¢ Richmond Development Permit

No. DP 13-645286

To the Holder: Andrew Cheung Architects Inc.
Property Address: 8151 Anderson Road

Address: Suite 410 1639 West 2nd Avenue
Vancouver BC

V6J 1H3

I. 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) Reduce the residential parking rate from the standard City wide parking rate to the
City Centre Zone 1 parking rate.

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 #18 attached hereto.

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

6. As a condition of the issuance of this Permit, the City is holding the security in the amount of
$486,131.25 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 13-645286

To the Holder: Andrew Cheung Architects Inc.
Property Address: 8151 Anderson Road

Address: Suite 410 1639 West 2nd Avenue
Vancouver BC

V6J 1H3

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

4294448
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