ichmond Agenda

4111236

Development Permit Panel

Council Chambers

Wednesday, January 15, 2014
3:30 p.m.

Minutes

Motion to adopt the minutes of the meeting of the Development Permit Panel held on
Thursday, December 12, 2013.

(File Ref. No.: DP 12-617455) (REDMS No. 4103774)
APPLICANT: Matthew Cheng Architect Inc.
PROPERTY LOCATION: 6511 No. 2 Road (formerly 6471, 6491, 6511 No. 2 Road)

Manager’'s Recommendations

That a Development Permit be issued which would permit 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 (RTL4)”.

(File Ref. No.: DP 13-634111) (REDMS No. 4049474 v4)
APPLICANT: Integra Architecture Inc.

PROPERTY LOCATION: 6511 Buswell Street

Manager’'s Recommendations

That a Development Permit be issued which would:
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ITEM

permit the construction of a 15-storey mixed use (residential/commercial) tower at
6511 Buswell Street on a site zoned “Downtown Commercial (CDT1)”’; and

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.

(File Ref. No.: DP 13-641796) (REDMS No. 4013268 v10)

APPLICANT: Townline Gardens Inc.

PROPERTY LOCATION: 10820 No. 5 Road

Manager’'s Recommendations

That a Development Permit be issued which would:

1.

permit the construction of a 5-storey, mixed-use commercial and residential
building (Building D — ‘The Camellia’) at 10820 No. 5 Road on a site zoned
“Commercial Mixed Use (ZMU18) — The Gardens (Shellmont)”; and

vary the provisions of the Richmond Zoning Bylaw 8500 to reduce the parking
rate for rental housing units from 1.7 spaces per residential unit (1.5 spaces for
residents plus 0.2 spaces for visitors) to 1.2 spaces per residential unit (1.0 spaces
for residents plus 0.2 spaces for visitors).

Development Permit DP 13-642725

(File Ref. No.: DP 13-642725) (REDMS No. 4071535 v1)

APPLICANT: Amela Brudar - GBL Architects

PROPERTY LOCATION: 8888 Patterson Road

Manager’'s Recommendations

That a Development Permit be issued which would:

1.

permit the construction of the second phase of a five-phase, residential
development at 8888 Patterson Road on a site zoned “High Rise Apartment and
Artist Residential Tenancy Studio Units (ZHR10) — Capstan Village (City
Centre)” for a high-rise building containing 246 market dwellings and 17
affordable housing units (to be secured via a Housing Agreement), together with
publicly-accessible open space and park; and
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ITEM

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

(@) reduce the minimum allowable setback from a lot line abutting Garden City
Road for portions of the building having a height greater than 28.0 m, for
the purpose of permitting a cantilevered roof and balconies, from 50.0 m to
48.6 m; and

(b) Increase the maximum allowable building height for portions of the building
located less than 50.0 m from a lot line abutting Garden City Road, for the
purpose of permitting enclosed stair staffs, an elevator penthouse, and an
indoor residential amenity space, from 28.0 m to 33.4 m.

6. New Business

7. Date Of Next Meeting:  Wednesday, January 29, 2014

8. Adjournment
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Development Permit Panel
Thursday, December 12, 2013

Time: 3:30 p.m.

Place: Council Chambers
Richmond City Hall

Present: Joe Erceg, Chair
John Living, Director, Engineenng
Victor Wei, Director, Transportation

The meeting was called to order at 3:35 p.m.

1. Minutes

[t was moved and seconded
That the minutes of the meeting of the Development Permit Panel held on Wednesday,
November 27, 2013, be udopted

CARRIED

2. Development Permit DP 12-617455
(Flle Re(. No.: DP 12-617455) (REDMS No. 3599647)

APPLICANT: Matthew Cheng Architect [nc.

PROPERTY LOCATION: 6511 No. 2 Road (formerly 6471, 6491 and 6511 No. 2
Road)
INTENT OF PERMIT;

].  Permit the construction of [S townhouses 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 tota) residential parking
spaces required.

40481783
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Applicant’'s Comments

Matthew Cheng, Matthew Cheng Architect, Inc., provided the following details on the
proposed townhouse development:

the project is located at No. 2 Road, on the second block north of Granville Avenue;

15 townhouse units in two rows are proposed with a total floor area ratio (FAR) of
.594;

the front yard setback 1s six meters; the rear yard setback 1s 5.4 meters which 1s
greater than the 4.5 meters minimum requirement as per Arterial Road Guidelines
for Townhouses (OCP Bylaw 9000);

the Jocation of the internal drive aisle responds to the request of the owner of the
property to the north of the subject site;

the end units of the 3-storey townhouse clusters fronting No. 2 Road are stepped
down from 3 to 2 ' storeys;

the skirt roof at the second floor of the buildings fronting the street echoes the two-
storey houses in the neighbourhood;

hip and gable roofs are also proposed to reflect the rhythm of the neighbouring
roofs;

the three 2-storey duplexes at the rear provide a smooth transition to the adjacent
single family houses;

the three trees along the west property line will be retained and wcorporated into the
outdoor amenity space;

garbage and recycling enclosures are located at the driveway entrance; a covered
matilbox is located behind the garbage enclosure;

four visitor parking spaces are proposed including one accessible parking space;

the accessible parking space is located necar the entry to the development and
adjacent to the convertible unit;

a convertible unit is proposed near the amenity space and site entrance and ad)acent
to the accessible parking space;

the convertible umit meets all the City requirements including the provision of space
for future installation of a vertical 1ift;

the proposed building matenals include high quality fiber cement board and
cultured stone at the base of the buildings; and

neutral and warm colours are proposed to harmonize with the existing houses in the
neighbourhood.

Denitsa Dimitrova, PMG Landscape Architects, provided the following information on
the landscaping aspect of the proposed development:
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. the existing grade at the west property line will be maintained;

. each townhouse unit has its own private yard,

. low aluminum fences with gates to individual townhouse unit front doors are
provided for units along No. 2 Road,

- the landscape treatment for each unit's private yard includes small shrub and grass
planting;

. the children’s play area on the outdoor amenity space features a play equipment

intended Jor children two to five years old; a bench is provided for the children’s
caregivers, a bike rack for three bikes is also proposed;

. permeable pavers are proposed for the intemal drnive aisle and visitor parking
spaces;
. a hedge provides visual screening for the transformer aJong No. 2 Road; and

. two large trees are proposed along No. 2 Road.
Panel Discussion

In response to a query from the Pane] regarding the applicant’s non-compliance with the
current Arterial Road Guidelines (Official Commurnuty Plan Bylaw $000) which require
that end units of street fronting townhouse buildings should be stepped down to two
storeys, Mr. Cheng stated that the development permit application for the subject
development was subtitted prior to the adoption of the cwrent Guidelines and was
therefore based on the previous Guidelines (OCP Bylaw 7100) wbich allowed the end
units to be stepped down to 2 4 storeys.

In response to a query from the Panel, Wayne Craig, Director of Development, advised
that the current Guidelines (OCP Bylaw 9000) were adopted in November 2012.

The Chair commented that the applicant should have followed the new Guideliues
considering the length of time since its adoption.

In response to a query from the Panel, Ms. Dimitrova stated that (i) a Fibar playground
surface i1s proposed for the children’s play area, (ii) the arca under the trees in the lower
outdoor amenity area Js covered with mulch, and (1) a spider web like climbing
equipment is proposed on the chuldren’s play area.

Staff Comments

Mr. Craig advised that the applicant is proposing that (i) three trees will be retained and
incorporated in the outdoor amenity space, (11) two specimen trees will be planted along
the No. 2 Road frontage, and (iii) a convertible unit will be provided in the proposed
townhouse development.
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Also, Mr. Craig commented that the requested variance to increase the maximum ratio of
tandem parking spaces from 50% to 60% was submitted priot to the adoption by Council
of the Bylaw amendmeut on tandem parking. The proposed tandem parking variance
comes with (i) the proposal to provide an additional visitor parking stall, and (1) a
restrictive covenant prohibiting the conversion of the garage area into habitable space.

Correspondence
Johnny Leung, 6451 No. 2 Road (Schedule 1)
Johnny Leung, 6451 No. 2 Road, dated December 11, 2013 (Schedule 2)

Mr. Craig advised that there were (wo letters sent by the property owners of 6451 No. 2
Road addressed o the Pane] expressing their concerns regarding (1) the requested variance
on tandem parking, (1) the potential conversion of the tandem parking space into
habitable area, and (iil) the height of the proposed buildings fronting No. 2 Road, and (iv)
the future development of their lot. .

Gallery Comments

Amy and Johnny Teung, 6451 No. 2 Road, owners of the property which abuts the
subject site to the north, spoke in opposition to the proposed development and expressed
concern regarding the requested variance on tandem parking spaces, noting the absence of
justification for the proposed variance. The property owners were also concerned
regarding the possibility that (i) the garage area might be converted into a habitable space,
and (11) the proposed buildings might cast shadows onto the south side of their property
where their Jandscape plantings and house windows are located.

In response to a query from the Panel, Mr. Craig advised that as a condition for approval
of a tandem parking proposal, the City registers a covenant on title of the property
indicating that the tandem parking space can only be used exclusively for its mtended use
and conversion to habitable space 15 prohibited.

Panel Discussion

The Panel comimented about the positive elements of the project such as the retention of
some existing trees on-site; however, the Panel noted that (i} the massing of the two
buildings fronting No. 2 Road, i.e. Buildings A aod B, need further design development,
(ii) the design of the buildings is similar to the previous projects of the applicant, (i1i) the
end units of the two street fronting buildings appear like three storeys and do not comply
with the current Guidelines, and i1v) the stairwells should be redesigned and relocated.

Also, the Pane] noted the nced (o review the size and location of the outdoor amenity
space and investigate the potential for additional play equipment.
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Panel Decision
As aresult of the discussion, the following referral was introduced:

[t was moved and seconded
That DP 12-617455 be referred buck to staff and staff to undertake thefo[lowm o:

1, review further the design and rassing of the buildings fronling No. 2 Road fo
ensure compliance with the current Arterial Road Guidelines for Towithouses
(OCP Bylaw 9000) relating to the two-storey maximum lreight of the end units of
the buildings;

2. examine further the design and location of the stairwells;

3. investigate the potential for additional play equipment on the outdoor amenity
area; and

4. report back on the Janunary 15, 2014 meeting of the Development Permit Panel.
CARRIED

Development Permit 13-643519
(Flte Ref, No.: DP 13-543513) (REDMS No. 4031367)

APPLICANT: Chnistopher Bozyk Architects
PROPERTY LOCATION: (1100 Cambie Road
INTENT OF PERMIT:

I.  Permit the construction of an automobile repair facility on a lot at 11100 Cambie
Road on a site zoned Industrial Retail (TR1); and

2. Vary the provisions of Richmond Zoning Bylaw 8500 to:
a)  increase the maximuro site coverage from 60% to 73%; and,
b) reduce the minimum exterior side yard setback from 3.0 metres to 1.5 metres
along the Cambie Road frontage.
Applicant’'s Comments

Laurence Cohen, Wales McLelland Construction, provided the following information
regarding the proposed development:

. it is a joint Mercedez Benz and BM'W state of the art certified factory repair facility;
. the facility will not do oil changes and heavy engine repair;

. the design of the facility is prescribed by Mercedez Benz and BMW head offices;

. the two repair facilities will share a common roof for parking and storage; and

. no repair work will be done outside of the building.
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Emst Loots, Christopher Bozyk Architects Lid, reviewed the design rationale of the
proposed facilily and provided the following information:

. the design of the building is unique as there arc two facilities in one building;

. the proposed developnient is a basically one-storey building with a (wo-storey
component on the north side of the building;

- it is a modern contemporary industrial building;

= durable, low-maintenance and high-tech building materials are proposed;

. the notth side of the building relates (o a more urban context;

. the design of the back of the building is toned down;

. the west side of the building features a vegetation wall to break down the
monotonous fagade and to comply with the Green Roof Bylaw requirements; and

. the location and design of the signage elements relate to the building.

Also, Mr. Loots presented the materials palette board and reviewed the materials used in
the building elevations.

Mr. Loots commented that some of the responses made by the applicant in order to
comply with the Green Roof Bylaw requirement include the inslallation of an on-site
storm waler storage lank system and a vertical green wall on the west side of the building.

In response to queries from the Panel, Mr. Loots advised that (i) the storm water storage
tank s still being developed and will be located underground; and (ii) the roof top vehicle
parking will be screened by building parapets and will not be significantly visible from
Highway 99.

In response to a further query from the Panel, Mr. Loots reviewed the design and maternals
used in the south side of the buildiog.

In response to a further query from the Panel, Al Tanzer, LandSpace Design, Inc., advised
that the applicant’s Jandscaping response (0 the proposed reduction of the minimumn
exterior side yard sctback along the building frontage with Cambie Road includes planting
of low growing plants such as flowering evergreens in order to address CPTED concerns.

Staff Comments

Mr. Craig advised that the proposed development provides substantial dedications along
the Cambie Road frontage which consist of a 4.2 meter wide road dedication for future
road widening, establishmient of a grassed/treed boulevard and a new sidewalk. Also, Mr.
Craig noted that there will be improvements along the Vanguard Road frontage.

Mr. Craig also stated that the applicant’s response o the Green Roof Bylaw meets the
intent of the Bylaw.
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Correspondence

None.

Galtery Comments

Ken Sodhi stated that he has a development project across the subject site. Mr. Sodhi
expressed concern regarding the proposed reduction of the exterior side yard setback
along the Cambie Road frontage. He also queried about the location of the vehicle
enfrance to the automobile repair facility and soughrt clarification regarding the proposed
variance on site coverage.

In response 1o the query of Mr. Sodhi, staff claritied that (1) the exterior side yard setback
variance applies only to a portion of the BMW Building along Cambie Road and the
variance is a direct result of the road dedication beinp provided, (1) the vehicle access to
the automobile repair facility 1s off Vanguard Road, and (1i1) the applicant is requesting a
variance to the sife coverage, not fo the density of the proposed development.

Panel Discussion

The Panel expressed support for the proposed development and comumended the applicant
for a well done project which is expected to transform the neighbourhood. Also, the Panel
noted the (1) high quality of materials proposed for the project, (i) efforts made by the
applicant to provide visual screening for the roof top parking and (ii1) treatment to all the
building elevations, particularly the green wall at the west elevation.

Panel Decision

It was moved and seconded
That a Development Permit be issned which would:

1. Permit the construction of un automobile repair fucility on a lot at 11100 Cambie
Road on a site zoned Industrial Retail (IR1); and

2 Vary the provisions of Richmond Zoning Bylaw 8500 to:
a) increase the maximmum site coverage from 60% to 73%; and,

b)  reduce the minimum exterior side yard setback from 3.0 metres to 1.5 meires
along the Cambie Road frontage.
CARRIED

New Business

Date Of Next Meeting: Wednesday, January 15, 2014
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6. Adjournment

[t was moved and seconded
That the meeting be adjourned at 4:45 p.m.

Joe Erceg
Chair

CARRIED

Certified a true and correct copy of the
Minutes of the meeting of the
Development Permit Panel of the Council
of the City of Richmond held on
Thursday, December 12, 2013.

Rustico Agawin
Auxiliary Committee Clerk



Schedule 1 to the Minutes of
the  Development Permit
Papnel Meeting of Thursday,
December 12, 2013.

From: Mr. Johnny Leung
6451 No.2 Road,

Richmond, 8C, V7C 314

To: Mr. Edwin Lee,
City of Richmond, To Development Permit Panel
Date: D=C 2 /i3
6911 No.3 Roag, ftem # | .

Re: LS i) No-2 ROQ(A)
DP 1a-~6 1455

Richmond, BC, V6Y 2C1.

Date: December 11,2013

RE: Application For 3 Development Permit HOP 12-617455

Dear Mr. Edwin Lee:
I have looked into the plan of the above proposed development — next to my property lot.

| feel bothered with the plan to increase the maximum ratio of tandem parking spaces from 50% to 60% of the
total residential parking spaces requiced.

Reasons:

1. If the parking space is increased from 50% to 60%, does it mean the developer has the potential to change
the S§ parking to tandem parking and then they can at teast have one more parking unit, leading the
gevelaper Lo have the potentialfvariance ta convert the increased parking into more habilable space i.e.
one more townhouse unit i.e. from 15 units into 16 vnits? This is unbearable because then more traffic
and resldences willl be involved; more noises tor moving cars in and out from tandem parking spaces.

Also, It must be strongly restrictive that no conversion of the garage area into habitable space.

2. Atthe front row of the townhouses, the end unit next 1o our property 6451, No.2 Road should not be
more than two storey accarding to the City Planning new guidelines. Our landscape along No.2 Road and
on the South side of our house will be shadowed and they will become unhealthy without direct sunlight
[pleasa see the atlached pictures Nof...£.). We need to have more greens in our neighborhoog.

Thanks for your time and please either email us at cecomp@axionet.com or mail us your answers.

Regards,

Al
(--(-ﬂ /S 2F
Mr. Johnny Leunej

(Owner of 6451 No.2 Road, Richmond, BC, V7C 3L4)







Schedule 2 to the Minutes of
the Development Permit
Pavel Meeting of Thursday, mmv.lopmontl’wmlt Panel

Date:_ D=z . LA (13
December 12, 2013. tom 7. |

Re: G511 No.d Roan
DP 12 -6)145s

Ta: Panel Of Richmond Clty Development,

Re: Complaint about the Townhomes develppment of 40P 12-617455

As the owner of 6451 No. 2 Road, 1, Johnay Leung, has been watching closely the development of the 1and use
adlacent to my lot.

{i.e. 6511 No. 2 Road : former lots of 6471,6491, and 6511 Na. 2 Road).

A\ first 1he developer knocked our door claiming to include aur 101 in his townhomes development. Obviously he is
Insincere because he has no intention to purchase our lot and then he has asked the City 10 measure and do the
surveying of our lot. The developer has never responded to our offec given 1o them. Maybe they have told the
Chty they have tried Lo purchase our (ot, but they never show up finally. This has given us the false signal.

We have gone to the City to inquire about the lang use. The reply has been positive that the four lois (please see
your orlginal city plan ) have to be developed together. We assume that our lot is already Included in the City
Towa homes develapment or at [east our lot (6451 No.2 road) can be rezoned in future on our own. This also
esplains why we did not strongly object to the development of townhomes in our neighborhood at the very early
s1age of hearing. We were certainly misled by the City response at the City office when we inquired and by 1he
developer verbal indication. We are very disappointed. This has given us the second false signal.

Now, the Panel has declded to exctude our loLin the present development with the grounds that this development
Is already up to SOm frontage. Well, it seems to be logical according to the City development guidetines.

BUT,
Let us look at the Future development of 6451 No. 2 Road

Has the Panel considered the future development of our lot which is of more or less the same size, same depth and
same frantage of our adjacent pre-neighbar house lot? Our latest check with the future devefopmant plan from
City map glves us a shock. Our lot development has to be combined with our North-bound nelghbor with a
much smaller lot with less frontage and less depth. (Please see picture No. 3)

This is unacceptable and it contradlcis to our City Development Planning 100.

First, the total frontage of 6451 No. 2 road and 6397 No. 2 road (even combined) is under SOm. This is In conlrary
to the City Guidelines, Second, this is 080 Yo include 6397 No. 2 road (much smaller lot size) in the future
Townhome developmeni as that iot can ONLY accommodate Two 1ownhomes in futdre . That means our lot 6451
No. 2 road has been caught up In the future land developnient lnlo townhomes an QUR OQWN. Ultimately this will
lead us 1o build a single house on 6451 No.2 Road ot and Lhis is againin contrary to the City Planning to make FULL
USE OF THE LAND in Rlchmond Clty development.

Therefore, we would request the Panel 10 consider accepting our single lot to be developed into Townhames in
future WITHOUT any conditions added. We have zlready got the general/common access from the 6511 Na. 2

townhomes {PROPOSED) via No. 2 Road and this makes more sense for us to develop our present single lot into
townhomaes in future,



Thanks for your time ang please either email us 2t cecomp@axionet.com oF mail us your answers.

Repards,

_] Ag/;,j‘; .

Mr. Johnny Leung

{Owner of 6451 No.2 Road, Rlchmond, BC, V7C 3L4)
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Ay City of
Dabe. Richmond Report to Development Permit Panel

To: Development Permit Panel Date: January 2, 2014

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 a Development Permit be issued which would permit 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 (RTL4)”.

)
/ £ Z; /7
Way Cralg
Director of Dev‘elopment
_ /
ELkt
Att.

4103774
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Origin

Staff Report

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
(RTLA)” zone for this project under Bylaw 8890 (RZ 11-586782). The site is currently vacant.

The application was presented to the Development Permit Panel on December 12, 2013. At the
meeting, the Panel moved and seconded:

“That DP 12-617455 be referred back to staff and staff to undertake the following:

L

2.
3.

4.

review further the design and massing of the buildings fronting No. 2 Road to ensure
compliance with the current Arterial Road Guidelines for Townhouses (OCP Bylaw
9000) relating to the two-storey maximum height of the end units of the buildings;

examine further the design and location of the stairwells;

investigate the potential for additional play equipment on the outdoor amenity area;
and

report back on the January 15, 2014 meeting of the Development Permit Panel.

This staff report addresses the Panel referral and responds to concerns expressed by the
neighbouring residents in attendance at the December 12, 2013 meeting. The report considered
by the Panel on December 12, 2013 is attached for reference (Attachment A).

Staff Comments

In response to the Development Permit Panel referral, the applicant has proposed the following
changes to the design:

4103774

Reduced massing on the end units of the street facing buildings to comply with the
current Arterial Road Guidelines for Townhouses in OCP Bylaw 9000 (i.e., maximum
building height of 2 storeys within 7.5 m of the side yard interface with single-family
housing). The height of Unit 101 in Building A and Unit 109 in Building B have been
reduced from 2% storeys to 2 storeys; the 3-storey massing of the front buildings will
have a setback of approximately 9.0 m from the side property lines.

Replaced two (2) tandem parking garages with side-by-side parking garages; the overall
tandem parking ratio has been reduced to under 50%; this change has removed the
requested variance to tandem parking,

Relocated the stairs in the end units of the street facing buildings to allow additional
building articulation on the side elevations.

Replaced the “Spider Web” play equipment with an Arch Rock Climber, a Vine Climber,

and a set of “Mushrooms” outdoor furniture to allow more children to play at the same
time and enhance social interaction opportunities.
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Other changes to the proposal include:
- Entry driveway shifted south slightly.

- Visitor parking reduced from four (4) stalls to three (3), which still complies with the
current parking bylaw requirements.

- Electrical closet moved from the north elevation of Building B to the south elevation of
Building E.

Public Input

Further to his presentation at the Development Permit Panel meeting on December 13, 2013, the
adjacent property owner, Mr. Leung at 6451 No. 2 Road, submitted a letter to summarize his
concerns over the proposed development at 6511 No. 2 Road (Attachment B). A list of the
concerns is provided below, along with staff responses in italics:

1. Concern associated with the proposed development not following the current
development permit guidelines; i.e., end units be limited to 2-storeys.
The applicant has revised the design of the end units to 2-storeys; the revised
proposal complies with the current development permit guidelines.

2. Concern associated with the height of the new townhouses would reduce amount of
sunlight the residents at the adjacent property to the north currently enjoy.
All units along the north property lines are limited to 2-storeys. The street fronting
building (Building B) and the rear building (Building C) are set back 3.0 m and
3.5 m from the north property line respectively. The impact of shadowing to the
side yard and rear yard of the adjacent property to the north should be minimal. It
is also noted that these setbacks are substantially larger than the setback required
JSor a 2%:-storey single-family dwelling on this site (i.e., 1.2 m).

3. Concern associated with the proposed deck on the end unit of the townhouse
development would affect the privacy of the neighbouring homes.
The decks on the end units have been eliminated.

4. Concern associated with the proposed variance to increase tandem parking garage
ratio and its potential conversion into habitable space.
Tandem parking garages in the end units are replaced by side-by-side parking
garages, tandem parking variance is no longer being requested. A restrictive
covenant to prohibit the conversion of the garage area into habitable space has
been secured at rezoning.

Development Information

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

4103774
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Analysis

The revised scheme attached to this report has satisfactorily addressed the concerns raised by
Development Permit Panel and the adjacent property owners.

The proposed design changes have also addressed the significant urban design issues and other
staff comments identified as part of the review of the subject Development Permit application.
In addition, the proposed scheme complies with the intent of the applicable sections of the
Official Community Plan including the Arterial Road Guidelines for Townhouse in OCP Bylaw
9000. The proposal is also in compliance with the “Low Density Townhouses (RTL4)” zone.

Conclusions

The applicant has revised the design of the end units of the street fronting buildings to comply
with the Arterial Road Guidelines for Townhouse. The street fronting buildings are now stepped
down to 2-storeys at the side yard interface with single-family housing. Additional side-by-side
double car parking garages are proposed; hence tandem parking variance is no longer being
requested. The applicant has also replaced the children’s play equipment to enhance social
interaction opportunity for kids in the 2-5 year age groups. Furthermore, the applicant has
revised the design, including eliminating the proposed decks at the end units and replacing full
windows on the side elevations with transom windows, to address concerns expressed by the
neighbouring residents. On this basis, staff recommends support of this Development Permit
Application.

Edwin Lee
Planning Technician-Design

EL:kt

Attachment A:Report to Development Permit Panel dated November 7, 2013
Attachment B: Letter Received from Neighboruing Residents dated December 19, 2013
Attachment C:Development Application Data Sheet
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Attachment A

" w}; City of

Q. Report to Development Permit Panel
MV R|Chm0nd Planning and Development Department
To: Development Permit Panel : . Date: November7, 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 a Development Permit be issued which would:

1. Permit the construction of 15 townhouses at 6511 No. 2 Road (formerly 6,4714, 6491 and
6511 No. 2 Road) on a site zoned “Low Density Townhouses (RTL4)”; 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.

3900748



November 7, 2013 | 29 - : DP 12-617455

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
(RTLA)” zone for this project under Bylaw 8890 (RZ 11-586782). The site is currently vacant.

A Servicing Agreement for frontage improvements along No. 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 line; 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 potential 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- famlly homes on lots zoned “Single Detached (RS1/B)”, with
mu1t1p1e—fam11y development potential through rezoning.

To the west, existing single-family dwelhngs on lots zoned “Single Detached (RSl/B)” fronting
Garrison 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 concern is provided in
- italics. .

1. Potential traffic impacts due to the proposed development.

Staff have reviewed the traffic impacts 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
streets. '
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- 2. Potential noise pollutioh 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 after 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 to 10:00 AM and after 6:00 PM on Sundays and Statutory
Holidays.

All the garage doors are designed to face the internal 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 to the west; landscaping is proposed along the site perimeter to provide
a buffer to the neighbouring properties.

3. Loss of privacy and overlook.

Two (Z)Asr.orey units 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 to
6.0 m exceed the minimum 3.0 m rear setback requirement under the RTL4 zone.

Planting of a variety of trees along the rear property line is also proposed to provide a
natural screen to 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 Community Plan (OCP) and is generally in compliance with the “Low
Density Townhouses (RTL4)” zone except for the zoning variances noted below.

Zoning CompllanceNarlances (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 1 8 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 parking 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) ada’ztzonal visitor parking stall on-
site. :

At present, no parking is permitted on both sides of No. 2 Road. One (1) additional 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
at rezoning. )

Advisory Design Panel Comments

The Advisory Design Panel (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 Permit Guidelines (i.e., Section 14 of
OCP Bylaw 9000) there are exceptions as highlighted below.

Conditions of Adjacency

¢ The current Arterial Road Guidelines for Townhouses (OCP Bylaw 9000) state that bu11d1ng
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-family housing. The guidelines in

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

o Three (3) storey townhouse clusters with end units stepped down t0 2% 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.

o 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.

e 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.

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

" homes.

e The minimum Flood Construction Level is.0.3 m above the highest elevation of the crown of
No. 2 Road (i.e., 2.25 m geodetic). The applicant is proposing to raise the site grade to 2.05 m
geodetic at the front yard and 1.39 m geodetic at the rear. It is anticipated that the site grade
of the adjacent sites to 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 léyout of the townhouse units is 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 long-term objective is
for the driveway 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 at 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 parking spaces. Tandem parking spaces are proposed in all of
the street fronting units (9 out of 15 units in total).

A total of four (4) visitor parkmg 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

3900748

A pedestrian scale is achieved along No. 2 Road and along the internal drive aisle, through
variation in building height, projections and recesses, entry porches, varying material
combinations, a range of colour finishes, landscape features, and md1v1dua1 design of internal
umt entrances.

Echomg the two-storey houses in this neighbourhdod the architectural design concept of this

- proposal fosters the perceived horizontal hne 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 rhythm of the neighbouring roofs.

A neutral colour palette with accents of warm hues is 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 rezoning 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 functlonal 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 occurring 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 to Development Permit issuance. 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 cond1t10n but are
located within the proposed building footprints.

The applicant is proposing to plant 31 replacement trees on-site, 1nclud1ng two (2) 5.0m
Setbian 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-site 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 Area

(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
area which will facilitate casual seating and children’s play.

The upper outdoor amenity space, where the demgnated children’s play area is located,
features a spider web like climbing apparatus.
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e The lower outdoor amenity space, located within the required tree protection area, will be
covered with mulch (a common playground material), and is des1gnated 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.

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

e  Crime Prevention Through Environmental Design

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

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

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

¢ 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 dr1veways walkways, and hard landscaping
Use of some native plant species

Trees and natural features on-site proteoted during construction

Use of long hfespan exterior cladding

YV V V-V

Use of rain screen system separating cladding from the wall sheathrng with a d1a1nage
plane

Use of insulated exterior glazing
Use of weather sealed doors

Use of steel entry and garage doors
Insulated garages

Programmable thermostats

No use of large mechanical air unit

YV V.V YV VY VYV

Installation of ventilation fans (bath or 1n—11ne type) to meet or exceed Energy Star
requirements

» Installation of dual flush or pressure assisted toﬂets 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 units will require installation of a vertical lift in the stacked
storage space (which has been dimensioned to allow this in Unit 112) in the future, if needed.
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e All of the proposed. units incorporate aging in place features to accommodate mobility
constraints associated with aging, These features iriclude:
» 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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ue-y C!ty of Development Application Data Sheet
322 Richmond | Development Applications Division

DP12-617455 - . |  Attachment 1

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

Applicént: Matthew Cheng Architect Inc. Owner: Trine Developments Ltd.

Planning Area(s): _Thompson | '

Floor Area Gross: 2,569.59 m” _ Floor Area Net: 1,712.55 m? L
| Eistng | Proposed

Site Area: S T 2,865.30m? 4 2,865.30 m? ‘

Land U‘ses: : o Singie-Famin Residential Multiple-Family Residential .

OCP Designation: » Neighbourhood Residential No Change _ ‘

Zoning: Single Detached_ (RS1/E) de Density Townhouses (RTL4)

Number of Units: 3 . 15 '

\ Co .| Bylaw Requirement Proposed Variance
Floor Area Ratio: 0.60 0.60 none permitted
Lot Coverage — Building: ' - Max. 40% - 40% : none
Lot Soverage — Non-porous Max. 65% 55.1% none
Lot Coverage — Landscaping: Min. 25% 26.3% none
Setback — Front Yard: Min. 6.0-m 60m ] none
Setback — Side Yard (North): © Min.30m B 3.0m none
Setback — Side Yard (South): Min. 3.0 m 3.0m none
Setback — Rear Yard: Min. 3.0 m ' 54m ‘ none
Height (m): Max. 12.0m . 11.65m ‘ none
Lot Size: Min. 50 m wide x 61.85 m wide x none

: 35 m deep . 46.33 deep

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 | .
/ Tandem Parking Spaces: residential spaces - 18 r\égﬂgg’f;d

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

Small Car Parking Spaces: provided on sité (34 x 4 none
Y Max. 50% =17)
; _ Min. 2% when 3 or more
. o _ 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 . none
/ Class 2: ' 0.2 (Class 2) per unit 0.2 (Class 2) per unit :
. . - . Min. 19 (Class 1) 19 (Class 1)
Bicycle Parking Spaces — Total: and 3 (Class 2) and 3 (Class 2) none
T N 2 i ]
Amenity Space — Indoor: Min. 70 m“eczjr Cash-in $15,000 cash-in-lieu none
_ , 5 _
Amenity Space — QOutdoor: Min. 6 m' x 15 units 130 m? none

=90 m?
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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 drtve 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 the 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;

While a minimum of 3m is required for the setback at the rear yard, we have provided a
minimum of 5.4m for the setback, which 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.

11.

12.

13.
14.

15.

amount of trees and shrub materials seems too optimistic; concern on the survivability of
plant materials undemneath 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 fl om
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 plént 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
introduce planting materials to provide privacy to individual entries;

Planting materials between the walks leading to the front 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 windows on the north elevation of Building E, the so uth 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 a 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 driveway;
The north elevation of Building A and the south elevation of Building B have ‘been revised
with more wmdows and articulations.

consider opportunities to mitigate the blank garage doors along the internal drive 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 street 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 mternal drive aisle on the east
elevations of building C, D and E.
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16. 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.

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

18. concern on the large amount of space devoted to parking spaces resulting in limited r<351dual
outdoor space;
The parking spaces are provided to meet the minimum requirements.

19. 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.

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

. 21. 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
‘ packagzng

22. 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 bathroorm fans that will not be direct
towards neighbours. The proposed ventilation system does not conflict Wltlz the acoustic
features in the acoustic report.

23. 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, Bulldmg D East,
Building B South and Building B West.

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

24. traditional style of the townhouse units fits into the neighbourhood;
T hank you.

25. the color palette is very brown and may benefit from the introduction of additional color and

hues;
The colour palette we have proposed fits well with the neighbourhood.
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26.

27.

28.
~ . Thank you.

29.

30.
~developments.

agree that the applicant is 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 arborlst s recommendation.

colour palette and design fits well with the ne1ghbourhood which is transitioning from smgle
family houses to townhouses;
Thank you.

slope of the gables is appropriate for the neighbourhood;

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 to 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.

avoid privacy issues on the elevation of end units of street frontmg bulldmgs facing future

On Buildings A and B, the balance of utility doors and windows must be mamtamed in
order not to look like a “utility building.” On Building A, there are windows that open into
the stairwell and face a blank wall; the windows do not reveal the habitable space, but
provide ambient light into the interior. There 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 garage which is not a great concern for privacy because it is not a
Sfrequently 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
DPerson.
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7 (- | : Development Permit Considerations
22N RlCthnd Development Applications Division

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

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

~ Prior to approval of the Development Permit, the developer is requlred 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 Secunty to the City in the amount of $7,500. OO 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 mspectlon 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 Issuance, 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 & sanitary connections as required.

2. Reglstratlon of an encroachment agreement to allow the proposed 42” high aluminum fence with gate to locate alonor
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 Control Manual for works on Roadways (by Ministry of
Transportation) and MMCD Traffic Regulation Section 01570.

- 4. Incorporation of accesmblhty, 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 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.

s 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.

Initial:
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9.

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 agy cements shall beina -
form and content satisfactory to the Director of Development. , ¢

o  Additional legal agreements, as determined via the subject development's Servicing Agreement(s) and/or Development Permit(s),
and/or Building Permif(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 Date



To:

Attachment B

From:  Mr. Johnny Leung
6451 No.2 Road,
Richmond, BC, V7C 3L4
Mr. Edwin Lee
City of Richmond,
6911 No.3 Road,

Richmond, BC, V6Y 2C1.

Date: December 19, 2013

1

RE: Obilection to the Application For a Development Permit #DP 12-617455

With further study of DP 12-617455 proposed Reference Plan #5 and Plan # 4B. (Upper Floor with *DECK) , the height
of the proposed townhome is unacceptable. (Please refer to Page 1 and 2)

| have found out the End Unit of any Townhouse Plan should be of two storey, as #7551 No.2 Road and #7231 No.2
Road. {Please refer to Photos on Page 3 and 4)

The proposed development plan should follow strictly the new guidelines. And, there should be no exception or
variance incurred. i

On the Upper Floor of the Development Permit #DP 12-617455 , the End Unit adjacent to my house is blocking
sunlight to my Back yard garden ,trees, and bushes, and also my side yard. My fandscape will be shadowed and our
plants will become unhealthy.

(Please refer to Photos on Page 5 and 6)

Referring to Plan #5 and 4B, the Upper Floor Deck of the End Unit (i.e. Unit 109 of Building B) will definitely affect our
privacy as future residences will overlook into my bedroom (upstairs and downstairs) as well as the bathroom.

(Please refer to Photos on Page 7 and 8)
Objection to the increase of the tandem parking space from 50% to 60%.

If the parking space is increased from 50% to 60%, it means the developer has the potential to increase the tandem
parking spaces in each unit and then they will convert the increased parking into more habitable space {living space)
.This is unacceptable because then more traffic and more residences will be involved; also more noises for moving
cars in and out from tandem parking spaces.

It must be strongly restrictive that no conversion of the garage area into habitable space.

Please consider the above reasons for my objection. Therefore, | have to write you again to express ny strong opposition to the
proposed plan DP 12-617455.

Regards,

7 (7»6»5;'/7?

«

Mr. Johnny Leung {Owner of 6451 No.2 Road, Richmond, BC, V7C 31L4)
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Development Permit Guidelines—Multiple Family

14.4.13.€ Design Fronting Local Roads

a) Design the townhouse units fronting onto a local road to look like single-family houses
(e.g., 2 storey height, except that 2)2 storeys may be permitted at the corner of the
arterial road and local road).

14.4.13.F Overlook and Privacy

a) Locate windows and private outdoor areas carefully to avoid adjacent overlook and
privacy concerns.

14.4.13.6 Roof Lines

a) Vary roof lines to break down the massing, promote opportunities for sunlight
penetration and provide visual interest.

14.4.13.H Landscaping

a) Landscaping for townhouse developments shall:
¢ meet the City's 2:1 replacement policy where existing trees are being removed;

¢ comply with the minimum planting sizes specified in the City’s Tree Protection Bylaw
where replacement trees are being planted, unless approved otherwise by the Director
of Development or designate;

¢ have a minimum planting height of 0.3 m-0.45 m (1 {t.-1.48 ft.) for shrubs; shrubs
over 1.2 m (3.94 ft.) in height is discouraged,;

¢ include an appropriate mixture of deciduous and coniferous trees, with the coniferous
being sized and spaced appropriately and to address Crime Prevention Through
Environmental Design (CPTED) principles.

C. LOW TO MID-RISE HOUSING

The intent is to integrate 4-storey buildings (and up to 6 storeys at some locations)
into some areas located in close proximity to future Neighbourhood Centres

(e.g., Broadmoor, Blundell and Garden City Shopping Centres), to provide a more
urban character to the Neighbourhood Centres and to define a transition between
the Neighbourhood Centres and lower density townhouses and single family
neighbourhoods. :

City of Richmond Official Community Plan
Plan Adoption: November 19, 2612 14-52
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Development Application Data Sheet

Development Applications Division

DP 12-617455 Attachment C

Address: 6511 No. 2 Road (formerly 6471, 6491 and 6511 No. 2 Road)
Applicant: Matthew Cheng Architect Inc. Owner: Trine Developments Ltd.
Planning Area(s): Thompson
Floor Area Gross: 2,485.72 m? Floor Area Net: 1,678.66 m?

| Existing | 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 0.59 none permitted
Lot Coverage — Building: Max. 40% 40% none
Lot Coverage — Non-porous
Surfaces: Max. 65% 55.1% none
Lot Coverage — Landscaping: Min. 25% 26.3% none
Setback — Front Yard: Min. 6.0 m 6.3m none
Setback — Side Yard (North): Min. 3.0 m 3.0m none
Setback — Side Yard (South): Min. 3.0 m 30m none
Setback — Rear Yard: Min. 3.0 m 54m none
Height (m): Max. 12.0 m 11.65m none
. Min. 50 m wide x 61.85 m wide x
Lot Size: , 35 m deep 46.33 deep none
Off-street Parking Spaces — : .
Resident (R) / Visitor (V): 2 (R) and 0.2 (V) per unit 2 (R) and 0.2 (V) per unit none
Off-street Parking Spaces — Total: Min. 30 (R) and 3 (V) 30 (R) and 3 (V) none
Max. 50% of proposed
Tandem Parking Spaces: residential spaces 14 none
(30 x Max. 50% = 15)

4103774




.

Max. 50% when 31 or more

Small Car Parking Spaces: spaces are provided on site 5 none
(34 x Max. 50% = 17)
Min. 2% when 3 or more
Handicap Parking Spaces: visitor parking spaces are 1 none
required (3 x Min. 2% = 1)
Bicycle Parking Spaces — Class 1/ 1.25 (Class 1) and 1.7 (Class 1) and none
Class 2: 0.2 (Class 2) per unit 0.2 (Class 2) per unit
. . _ , Min. 19 (Class 1) 26 (Class 1)
Bicycle Parking Spaces — Total: and 3 (Class 2) and 3 (Class 2) none
Amenity Space — Indoor: Min. 70 m? or Cash-in-lieu $15,000 cash-in-lieu none
Amenity Space — Outdoor: Min. 6 m' x 15 units 129 m? none

= 90 m?

4103774




WA City of
Richmond Development Permit

No. DP 12-617455

To the Holder: MATTHEW CHENG ARCHITECT INC.
Property Address: 6511 No. 2 Road (formerly 6471, 6491 and 6511 No. 2 Road)
Address: #202 - 670 EVANS AVENUE

VANCOUVER BC V6A 2K9

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

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

3. 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 #0 to #4 attached hereto.

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

5. As acondition of the issuance of this Permit, the City is holding 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 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.

6. 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.

4103774



Development Permit
No. DP 12-617455

To the Holder: MATTHEW CHENG ARCHITECT INC.
Property Address: 6511 No. 2 Road (formerly 6471, 6491 and 6511 No. 2 Road)
Address: #202 - 670 EVANS AVENUE

VANCOUVER BC V6A 2K9

7. The land described herein shall be developed generally in accordance with the terms and
conditions and provisions of this Permit and any plans and specifications attached to this
Permit which shall form a part hereof.

This Permit is not a Building Permit.

AUTHORIZING RESOLUTION NO. ISSUED BY THE COUNCIL THE
DAY OF ,
DELIVERED THIS DAY OF ,

MAYOR

4103774



o “ & S 3 S
s S 5 e o g
G6'LT £5°EE 8t'0€ 8 0¢ w m
— 5
=,
ad 7 ON R
g & 3
B
= (5 =
C m® =z
cl'el 8Ll v'""“"““‘.‘@@d‘"“‘.“““""“‘ 4N Y4 Zcl
" 000 000020000020 50%020 %020 20202022
© 000020 200 20 202020202020 % %0 %0 2%
o RSRRRRERRLRRLLLRLRLRK]
N o RRHRHIRRIRHIRIRKK,
2 3000EHRIIRLIRLHIRIRIIKN o
. KRR Y 3
o RIS
00BN BNRXKKKLKS
00 00020 200020 202020202020 %2022
™ et asaleteiatateteatotetereses! IR 21C
3 TR %% %090 % %690 % %6726 %%6%%:%% %% A
Ze8l ; g . (V)
3 I
8l ) <
NIND b N E
= 6471 t~
r— L
— T \O
=k I W
n =5 —
O el A
& - a =1 A0
I _m H m ME ; v T 5 _ g ; )
= T DT : :
Q : —]
. d 8 — — [ ETDR =
m M|\_ | 2 — . __| = m ..ml.l\l\/l n
i L = L [« <
G |IL HEI N R =T
o |E -t =i =
— < S ::] r ] —|u * W |
> [ : WWLWMN/ x| S ] WUH
— - | 3 B -
= e Y. WWI : || |8
~ i - /Al
\
: 1 ﬁ lnm_-—=%




6471/6491/6511 NO.2 ROAD

EXISTING:

PROPOSED:

SITE AREA:

30841.80SF (2865.30SM)

30841.80SF (2865.30SM)

LAND USES: SINGLE DETACHED TOWNHOUSE

OCP DESIGNATION: LOW-DENSITY RESI LOW=DENSITY RESI

ZONING: RS1/E RTL4

NUMBER OF UNITS: 3 15
REQUIRED /ALLOWED: PROPOSED:

FLOOR AREA RATIO:

0.600 (18505.08SF)

0.586 (18069.50SF)

LOT COVERAGE:

0.400 (12336.72SF)

0.400 (12324.24SF)

SETBACK—FRONT YARD: MIN. 6m 20.97 (6.37m)
SETBACK—SIDE YARD: (NORTH) MIN. 3m 17,48 (3.50m)
SETBACK—SIDE YARD: (SOUTH) MIN. 3m 9.84 (3.00m)
SETBACK—_REAR YARD: (WEST) MIN. 3m 17.72 (5.4m)
HEIGHT. (m) 12.0m 38.22° (11.65m)
LOT SIZE: 30841.80SF (2865.305M)

OFF—STREET PARKING

RESIDENTIAL /COMMERCIAL: 30 AND 3 30 AND 3
OFF—STREET PARKING

ACCESSIBLE: L 1
OFF—STREET PARKING TOTAL: 33 33

TANDEM PARKING SPACES: NOT PERMITTED 14

INDOOR AMENITY SPACE: MIN. 60SM CASH=IN-LIEU

OUTDOOR AMENITY SPACE: MIN. 90SM (968.75SF) | 129.81SM (1397.21SF)

F.A.R. CALCULATION (ALL AREAS IN SQUARE FOOT UNLESS NOTED)

UNIT | GROUND FLOOR: [SECOND FLOOR: THIRD FLOOR: GARAGE: ENTRY/STARRS UPPERMOST STAIRS TOTAL:
# (EXEMPT) (EXEMPT) 2F STAIRS 3F STAIRS:
(GROSS) ‘ (NET) | (GROSS) ‘ (NET)  |(GROSS) ‘ (NET) (UPTO 505M) [ (UPTO 105WY | (EXEMPT) (EXEMPT) (GROSS) | (NET)

BUILDING A

101 [ 824.45 [ 347.07 | B14.75 | 782.13 (402.36) (75.02) (32.62) 1639.20 [ 1129.20

102 | 605.71 0.00 611.83 | 594.97 | 580.07 | 531.48 (514.93) (90.78) (16.86) (48.59) 1797.61 | 1126.45

103 | 605.71 0.00 611.83 | 593.24 | 584.47 | 535.88 (516.66) {89.05) (18.59) (48.59) 1802.01 | 1129.12

104 | 605.71 0.00 611.83 | 593.24 | 584.47 [ 535.88 (516.66) (89.05) (18.59) (48.59) 1802.01 [ 1129.12

105 | 605.71 0.00 511.83 | 594.97 | 580.07 | 531.48 (514.93) (90.78) (16.86) (48.59) 1797.61 | 1126.45

106 | 627.82 | 17.28 | 744.43 | 744.43 | 41841 | 371.51 (502.91) (107.64) (46.90) 1790.65 [1133.20
BUILDING B

107 [ 831.73 | 39.73 | 745.16 | 745.16 | 745.16 | 371.51 | (484.36) (107.64) (46.89) 1795.30 [1154.03

108 | 641.91 0 639.04 | 639.04 | 639.04 [ 610.09 (534.27) (107.64) (51.80) 1927.02 [ 1233.21

109 | 824.45 [ 347.07 | 815.09 | 782.47 (402.36) (75.02) (32.62) 1639.54 | 1129.54
BUILDING C

110 [ 937.16 [ 475.04 | 860.61 | 860.61 | I [ (396.78) [ (107.64) [ [ [1797.77 [1293.35

|
111 | 937.16 | 475.04 | 860.61 | 860.61
BUILDING D
605.66 | B67.83 | B67.B3
298.55 | 833.73 | B33.73
BUILDING E

(396.78) | (107.64) | | [1797.77 [1293.35

112 [1090.25
13 | 78314

(376.95) | (107.64) | |

[1958.08 [1473.49
(376.95) | (107.69) | |

[ 1816.87 | 1132.28

114 | 937.16_| 475.04 | B60.61 | BBO.61 | [ [ (396.78) [ (107.64) [ [ 1797.77 ]1293.35
115 | 93716 | 475.04 | 860.61 | 860.61 | [ | (396.78) [ (107.64) [ [ 1797.77 |1293.35
ELC A] 45.99 0 i 45.99 0
ELC E[ 51.91 0 51.91 0
GRBE| 96.56 0 96.56 0
RCYL| 60.49 0 60.49 0

TOTAL: [26756.97]18069.50
NOTES: AGING IN PLACE FEATURES ARE PROPOSED IN ALL UNITS OF THIS PROJECT.

*
* A CONVERTIBLE UNIT IS PROPOSED FOR THIS PROJECT.

* BLOCKING TO BE PROVIDED IN ALL BATHROOMS OF ALL UNITS FOR GRAB BARS.

* LEVER HANDLE TO BE USED FOR ALL DOORS.

* LEVER FAUCET TO BE USED IN ALL BATHROOMS AND POWDER ROOMS OF ALL UNITS.

* WINDOWS TO BE DOUBLE—GLAZED 3mm PANES W/ 13mm SPACING, FOR NOISE ISOLATION

* SLIDING DOORS TO BE DOUBLE—GLAZED 5mm PANE OUTSIDE, W/ 13mm SPACING AND 3mm PANE INSIDE, FOR NOISE ISOLATION

ROOF ASSEMBLY TO PROVIDE ADEQUATE NOISE ISOLATION TO ALL INTERIOR SPACES BY USING THE INSTALLATION OF ASPHALT

SHINGLES, ONE LAYER OF 15LB ROOFING FELT, 1/2" EXTERIOR GRD PLY WOOD SHEATHING, PRE-ENG WD TRS, R40 BATT, 5/8" TYPE-X GYP
* EXT WALL ASSEMBLY TO PROVIDE ADEQUATE NOISE ISOLATION TO ALL INTERIOR SPACES BY USING THE INSTALLATION OF HARDI-PNL, 1/2
PLY WD, 2X6 WD STD @ 16" 0/C, R20 BATT, 1/2" TYPE-X GYP

*

*

MECHANICAL COOLING IS NOT REQUIRED.
EACH SUITE TO HAVE AN ACOUSTICALLY LINED FRESH AIR DUCT OPENING INTO THE LIVING ROOM.
TOTAL EXHAUST CAPACITY OF THE BATHROOM AND KIiTCHEN EXHAUST FANS PROVIDE ONE AIR CHANGE PER HOUR REQUIREMENT

*

*

ATTACHED GARAGES ARE FULLY INSULATED
ALL EXTERIOR DOORS MANUFACTURED FROM STEEL
* ALL WINDOWS IN HOME ARE ENERGY STAR LABELED OR EQUIVALENT FOR THE CLIMATIC ZONE OF HOME

*

O WNILSIHHD

=

E o

2

z

8 |—
) -

NO 2 RD
NO 2 RD

HITIESHYD )

CONTEXT PLAN

=
PLAN #0102 204

DP 12-617455

MATTHEW CHENG
ARCHITECT INC.

Uil 202 - 670 EVANS AVENUE
'VANCOUVER, BC V6A ZK9

‘Tel: (604) 731-3012 / Fax: (604) 731-3908

Cel: (604) 649-0669 / Eunail: matthew@mesi.ca

THIS DRAWING MUST NOT BE SCALED. THE GENERAL
CONTRACTOR SHALL YERIFY ALL DIMENSIONS AND
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TVMMEDIATELY TO THE ARCRITECT. COPYRIGHT
RESERVED. THIS PLAN AND DESIGN ARE AND AT ALL
TIMES REMAIN THE EXCLUSIVE PROPERTY OF
MATTHEW CHENG ARCHITECT INC. AND MAY NOT BE
USED OR REPRODUCED WITHOUT PRIOR WRITTEN
CONSENT.
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T Seeting: Apply scec 2t avale of UZh/H (H0Ibs /acre) with a mechanical spreader. Incarporale seediala ke fop 174" Ibmel of soil and lightty compact. 1 Accey i
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T Herbicdes and Peslitdes: IF used, must conforn fo al Federal,proviacial and locel statules. Applers msl hokd arrent tenses issued oy the zpprapriate autherlies n 25 an lternate fo nechanical seeding n rough grass arezs. 1721 Water lo supptement nsfuratranfall such Mrat the s motsture confen is hepl (o 39% lo 1992 of field cepatily, Water fa Ihe full deplh of fhe root zone exch lze. DRAWING TITLE:
the area, 2 Moy nol b used i 9ty e po-gproved by the Landscpe et pro o idin The Guner i respansible 1o supply vater af 1o extra cost fo the Ceniract. Cenfi source of wafer prir 10 begioing var
i A e byl bkt o ot £t e sl . s e T5h 6 AP 1 N GEELONGD 113 Use gt mesies ol e o Sases g e malert, oyt 3l el o sl gudes fr il crd
B Fier Fabric A non bicegracable blankel or other fillerng menbrane al wl allow (he passage o waler but ol fne sa particles. {Such as MIRAF| 10 NL, GEOLOM K on 3nd Groving Mo wvivnshi'lhu:vhzedmMenul appropriate season as delermnad by Ihe Lindscape Architec
0 AN 515 o ltmte e sr-provedby e Lnéspn el o e, e ey e o o LANDSCAPE
N A 32 Where approved for use m areas of Lawn, cemply with Svetior 3.8 Lawn freas: Sadding ly mdmz\AweamulmtzB:mepaswaneam Chapter 13)
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WOOD DENTILS ON AL GUTTER ON EWHITEE
BOARD & BATTON STYLE 4" EXPOSEO FACE HARDIE SIOING AL RAILING (BLACK) 223 FASCIA BOARD ON 2x8 FASCIA BOARD {0C-13) 2x12 FASCIA BOARD
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BUILDING A

¢ ALL WINDOWS TO MEET A3
PERFORMANCE RATING FOR AR
TIGHTNESS {CSA STANGARC
CAN/CSA-A440-08 OR LATEST REV).
¢ ANY OTHER WINDOW MEETING REQ
OITC RATINGS ARE ACCEPTABLE (ASTM
STANDARD E 1332-90). REFER TO
ACCOUSTIC REPORT FOR FULL DETAIS.

MECHANICAL SYSTEM

— THE TOTAL EXHAUST CAPACITY OF
THE BATHROOM AND KITCHEN EXHAUST
FANS WiLL BE ADEQUATE TO MEET THE
ONE AIR CHANGE PER HOUR EXHAUST
REQUIREMENT.

— EACH SUITE WILL HAVE AN
ACOUSTICALLY UNED FRESH AIR DUCT
OPENING IN THE UVING ROOM.

— THE PROPOSED VENTILATION SYSTEM
DOES NOT CONFUICT WITH THE
ACOUSTIC FEATURES IN THE ACOUSTIC
REPDRT,

— AN AR CONDITIONING SYSTEM IS
NOT REQUIRED TO MEET THE 8C
BUILDING CODE AND/OR AREA 4 NOISE
CONTROL REQUIREMENTS,

TYP RODF ASSEMBLY

— ASPHALT SHINGLES

— ONE LAYER OF 15 LB ROOFING FELT
— /2" EXTERIOR GRADE PLYWOOD
SHEATHING

— PRE—ENGINEERED WOOD TRUSS

— R40 BATT INSULATION

~ 5/8" TYPE X' GYPSUM WALL BOARD

TYP EXTERIOR WALL

— HARDI-PANEL SIDING

— 1/2" PLYWOOD SHEATHING

- 2 X 6 WOOD STUDS @ 16" 0/C

— R20 BATT INSULATION

- 1/2" TYPE X’ GYPSUM WALL BOARD

TYP EXTERIOR WINDOWS

— ONE LAYERS 3MM GLASS
— 13MM AIRSPACE (OITC 24)
— ONE LAYER 3MM GLASS

TYP SLIDING DOORS

~ ONE LAYER 5MM GLASS
~ 13MM AIRSPACE (OITC 26)
— ONE LAYER 3MM GLASS

BATHROOMS

— LEVER FAUCET TO BE USED IN ALL

BATHROOMS AND POWDER ROOMS OF

ALL UNITS,

—~ BLOCKING TO BE PROVIDED IN AL

BATHROOMS OF ALL uNITS FOR 6rag \] A [N

" FLOOR

— LEVER HANDLE TO BE USED FOR
ALL DOORS.

SUSTAINABILITY FEATURES

— PERMIABLE PAVERS USED IN DRIVE
WAYS, WALKWAYS AND HARD
LANDSCAPING

— USE OF SOME NATIVE PLANT SPECIES
— TREES AND NATURAL FEATURES ON
SITE PROTECTED OURING CONSTRUCTION

— LONG LIFESPAN EXTERIOR CLADOING
FIBRE-CEMENT PROOUCT

— USE RAIN SCREEN SYSTEM
SEPARATING CLADDING FROM THE WALL
SHEATHING WITH A ORAINAGE PLANE

~ INSULATED EXTERIOR GLAZING

— ALL DDORS WEATHER SEALED

— ENTRY AND GARAGE DOORS MADE
FROM STEEL

— INSULATED GARAGE

—~ PROGRAMABLE THERMALSTATS

— NO USE OF LARGE MECHANICAL AR
UNT

—~ INSTALL ALL VENTILATION FANS
{BATH OR IN-LINE TYPE) TO MEET OR
EXCEED THE ENERGY STAR
REQUIREMENTS

— INSTALL A DUAL FLUSH OR
PRESSURE ASSISTED TOILET IN ONE OR
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ADAPTABLE OPTION FOR UNIT #112

NE HAND OPERATED
3 WINDOW
3.00' 5
T 1[0.91m]
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Doors & Doorways

Vertical Circulation

Hallways

Garage

MAIN FLOOR

CONVERTIBLE UNIT CHECKLIST

Entry doors ore a minimum 863 mm but Ideally 914 mm and have clear access.

Entry door clear exterior floor space min.

1220 mm depth by door

width plus 600

mm on latch side (not needed if rough in wiring provided for future automatic

door opener).

Interior doors to main living areas, 1 bathroom and 1 bedroom, min. 800 mm
clear opening with flush thresholds max. 13 mm height. Demonstrate wheelchair
access between the hallway and roams and widen hallway and/or doorway(s) if

necessary to secure access.

Patio/balcony min. 860 mm clear opening. Note how accessed.
All interior thresholds within units comply with BC Building Code.
Lever—type handles for all doors.

Stcif lift, staircase width, framing support, and landings, as noted on floor plans
in compliance with manufacturer specifications.

Vertical lift, depressed slab areq, and landings, as noted on floor plans in
compliance with manufacturer specifications. Framing to accommodate shaft

construction without impact to

surrounding structure.

At the top of all stairways, walls are reinforced with 2”"x 12”solid lumber at 914

mm to centre.

Min. 900 mm width.

Min. 1 accessible parking space

with min. 4 m garage width.

Access from garage to living area min. 800 mm clear opening.

ONE HAND OPERATED

WINDOW
3.42'
[1.04m]

-

ROVIDE 2x12 SOLID
WOOD BLOCKING IN
WALL AROUND TOILET
& SHOWER FOR
GRAB BARS

—]

M. BEDROOM

PROVIDE 2x12 SOLID
WOOD BLOCKING @

914MM AT CENTRE
IN WALL

2.83 ] NEER
¥ l L/l w e
[0.86m] \[;\ S J ._‘(_7% 88
I = 2
[——
1PN

ON—SLIP
SURFACE TUB

BEDROOM

BEDROOM

Bathroom (Min. 1)

Kitchen

Windows

Outlets & Switches

C—

UPPER FLOOR

Toilet clear floor space min. 1020 mm at side and in front.

Wall blocking for future grab bar installation at toilet, tub and shower. Reinforced
with 2°x 12"solid lumber in all bathtub, shower, and toilet locations.

Lever—type handles for plumbing fixtures.

Pressure and temperature control valves are installed on all shower faucets.
Cabinets underneath sink(s) are easily removed.

Demonstrate bath and shower controls are accessible (layaut or fixture
placement).

Clear area needed under future work space. Plumbing and gas pipes (in—wall and
in—floor) located clear of under counter area of future work space (stove, sink &
min. 810 mm wide counter). All pipes are brought in no higher than 304 mm to
355 mm to the centre of the pipe from floor level.

Cabinets underneath sink are easily removed.

1500 mm turning diometer ar turning path diagram.

Lever~type handles for plumbing fixtures.

Min. 1 window that can be opened with o single hand (bathroom, kitchen, living room)

Placement locations of electrical outlets: beside window, bottom of stairways, -
beside toilet, above external doors (outside and inside), on front face of kitchen
counter, within proximity of control centre for smart home aptions.

Upgrade to four—plex outlets in master bedroom, home office, garage, and
recreation room.
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. Richmond Report to Development Permit Panel

To: Development Permit Panel Date: December 16, 2013

From: Wayne Craig File: DP 13-634111
Director of Development

Re: Application by Integra Architecture Inc. for a Development Permit at 6511
Buswell Street

Staff Recommendation
That a Development Permit be issued which would:

1. Permit the construction of a 15-storey mixed use (residential/commercial) tower at 6511
Buswell Street on a site zoned “Downtown Commercial (CDT1)”; and

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

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

Way,
Director of Develdpment

WC:bg

4049474
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Staff Report
Origin
Integra Architecture Inc., has applied to the City of Richmond on behalf of Majorca International
Investments Ltd., for permission to develop a 15-storey mixed use (residential/commercial)
tower at 6511 Buswell Street on a site zoned “Downtown Commercial (CDT1)”. There is an

existing 1-storey building with rooftop parking on the site, which includes Legend’s Pub as one
of the tenants. No rezoning is required.

A separate Servicing Agreement (SA) is required for utility upgrades, service connections and
frontage improvements, which has been agreed to by the owner/developer. See the attached
Development Permit Considerations for a general description of the SA scope of work.

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, across Cook Road is a 3-storey commercial building located at 8171 Cook Road
with “Downtown Commercial (CDT1)” zoning and designated Urban Core T6
(45m) in the City Centre Area Plan (CCAP) within the Brighouse Village;

To the east, across Buswell Street is an older 3-storey apartment building over parking located
at 6560 Buswell Street with (RAM1) zoning and designated Urban Centre T5
(25m) according to the CCAP within the Brighouse Village;

To the south, across the existing 6 m wide lane is a surface parking lot and a older 2-storey
commercial building located at 8091 Park Road with “Downtown Commercial
(CDT1)” zoning and designated Urban Core T6 (45m) eligible for the Village
Centre bonus according to the CCAP within the Brighouse Village; and

To the west, on the adjacent lot is an older 1-storey commercial building located at 8160 Cook
Road with “Downtown Commercial (CDT1)” zoning and designated Urban Core
T6 (45m) according to the CCAP within the Brighouse Village.

Staff Comments

The proposed development scheme attached to this report has satisfactorily addressed the
significant urban design issues and other staff comments identified as part of the Development
Permit application review process. In addition, it complies with the intent of the applicable
sections of the Official Community Plan and is generally in compliance with the policies and
design guidelines in the Official Community Plan (OCP) Schedule 2 — City Centre Area Plan
(CCAP) — Brighouse Village. Zoning variances are required as noted below.

Zoning Compliance/Variances (staff comments in bold)

The applicant requests to vary the provisions of Richmond Zoning Bylaw 8500 to:

4049474
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a) Reduce the residential parking rate from the standard City-wide parking rate to the City
Centre Zone 1 parking rate.

Staff supports the proposed parking variance since this site is located within the City Centre
Zone I area due to proximity to the Canada Line therefore the variance would be consistent
with Zone 1 parking rate and as the owner/developer has agreed to provide:

1. Five (5) affordable housing units, to the approval of the City; and
2. Various measures that support Transit-Oriented Development (TOD) including:

a) Upgrade of the existing signal at the Cook Road and Buswell Street intersection to
include the following:
e APS (Accessible Pedestrian Signals) and illuminated street name signs; and
e The provision of three (3) benches (one) 1 on Cook Road and two (2) on Buswell
Street near existing bus stops).

b) Provision of a continuous canopy attached to building along Buswell Street in lieu of a
$25,000 contribution towards a bus shelter for the bus stop on Buswell Street.

Advisory Design Panel Comments

The Advisory Design Panel was supportive of this development proposal. A copy of the relevant
excerpt from the Advisory Design Panel Minutes from November 6, 2013 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
Land Dedications & Statutory Right of Ways (SRW’s)

A. Land Dedications: The owner/developer has agreed to assume all costs associated with the
dedication of two City owned lots that will formalize the Buswell Street road right-of-way.

B. Statutory Right of Ways (SRW’s)

1. This development proposal includes the following SRW’s along Cook Road:

a. A 4.20m wide Statutory Right of Way (SRW) along the entire Cook Road frontage
for road, utility and sidewalk purposes; and

b. A4m x 4m corner cut as a Statutory Right of Way (SRW) at the Cook/Buswell
intersection for road, utility and frontage upgrade purposes.
2. The development proposal also includes the following SRW’s along Buswell Street:

a. A 1.1m wide Statutory Right of Way (SRW) along the entire Buswell Street frontage
for road, utility and frontage upgrade purposes;

b. A 3m x 3m corner cut as a Statutory Right of Way (SRW) at the Buswell Street
and lane intersection for road, utility frontage upgrade purposes.
3. The development proposal also includes the following SRW’s along the lane:

a) A 3.0m wide land dedication along the entire south property line adjacent to the lane
for road, utility and frontage upgrades.
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Conditions of Adjacency

To the North: The reduced building setback from 6.0 m to 4.69 m is consistent with the
Zoning Bylaw 8500, Section 9.3.6 since an acceptable streetscape interface has been
proposed. There are no issues with existing development on the north side of Cook Road.

To the East: The reduced building setback from 6.0 m to 3.0 m is consistent with the Zoning
Bylaw 8500, Section 9.3.6 since an acceptable streetscape interface has been proposed. There
are no issues with existing development on the east side of Buswell Street.

To the South: The owner/developer has agreed to provide the requested SRW noted above to
facilitate parallel load operations along the lane. Temporary lane lighting will be provided
by private wall mounted lights until the property to the south is redeveloped. This will
provide manoeuvring flexibility for loading vehicles servicing the subject site. There are no
issues with existing development on the south side of the lane.

To the West: The owner/developer has provided verification to substantiate the discharge of
a legal agreement registered on title requiring the owner/developer of the subject site to
provide 16 parking spaces for nearby site. The owner/developer has also submitted proof
that the neighbouring 3 properties to the west are controlled by the same owner(s) and has
demonstrated with a schematic redevelopment scenario that the proposed development of the
subject site does not preclude the future redevelopment of the neighbouring 3 properties. In
addition, the applicant proposes interim facade enhancements to the exposed west wall of the
parkade, which will improve the visual appearance of the proposed parkade until
redevelopment occurs on the neighbouring lots.

Urban Design and Site Planning

1.

Urban Design: The proposed design responds to the existing and anticipated urban fabric
surrounding the site with a continuous streetwall and a slender tower design, which results in
a minimal amount of shading and minimal impacts on the views for neighbouring properties.
The stepped building massing at the podium level allows flexibility for the adjacent site to
redevelop with either a 2 or 3-storey parkade and the terraced rooftop design provides variety
for the City skyline.

Site Planning: The design proposal for this narrow site provides all requested land
dedications and SRW’s and achieves a streetscape design that incorporates generous
sidewalk widths with fronting uses that will help to active the street including appropriate
pedestrian amenities. The commercial-retail units (CRU’s) at-grade will help to active the
street and the streetscape design includes pedestrian and transit amenities.

. Public Art: The owner/developer prefers to make a financial contribution of approximately

$55,902 based on the applicable rates in the Public Art Policy to the City’s public art reserve
rather than a public art installation integrated with the proposed built form or as a stand-alone
public art installation along the street. See the Development Permit considerations for the
details.
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Architectural Form and Character

1.

Built Form Massing: The slender tower element represents a unusual built form massing for
the City Centre and is a welcome departure from the typical square and squat towers in the
City Centre. The tower element is set back from the Cook/Buswell intersection, which
provides an opportunity to stagger the placement of future towers along Cook Road. This in
turn allows the adjacent consolidated sites to achieve the maximum allowable density
outlined in the CCAP and still comply with the minimum required tower separation. This
design approach would also preserve maximum views from all towers (existing and future)
as well as permit maximum sunlight penetration to the street below.

Architectural Character:

a) Podium Design: The proposed white metal banding that frames the podium accentuates
the separation between the parking structure and the tower. The cantilevered spandrel
elements at the intersection above the corner plaza add visual interest and drama to this
relatively small pedestrian space. Facade improvements have been proposed for the west
wall of the parking podium including concrete reveals and two different colours of paint.

b) Tower Design: The design of the tower is a combination of overlapping vertical and
horizontal elements consisting of metal fins, louvers, screens and thin concrete slab
extensions that create an interesting visual treatment of the tower facades. The elevator
core is proposed along the exterior wall facing Buswell Street, which creates a strong
vertical element that breaks the expansive glass wall system on this facade and
contributes to the streetscape character. Facade enhancements to the previously blank
wall of the elevator core along Buswell Street include textured concrete stucco or concete
panels and a coloured dark charcoal consistent with the proposed metal screens. The thin
concrete floor slab balcony extensions create a thythm of contrasting horizontal lines that
balance the vertical lines of tower. The proposed clear glass guard railings and metal fins
further help to accentuate the contemporary architectural character.

. Indoor Amenities: The proposed design includes approximately 111m? (1,201 {t*) of indoor

amenity space, which exceeds the minimum 100m? (1,076 {t?) requirement of the OCP. The
indoor amenity space consisting of 2 separate but adjacent common use rooms including a
gym room and a lounge/entertainment room. The lounge room incorporates a kitchen area
and opens onto the podium roof deck with a complementary outdoor patio and seating area
under a trellis structure with an adjacent children’s play area.

Landscape Design and Open Space Design

1.

Streetscape Design: Wide boulevards are proposed despite the narrow site, (i.c., 6.6 m wide
along Cook Road and 5.6 m wide along Buswell Street) including the minimum 2.0 m wide
sidewalks clear of any obstructions along both road frontages. The design features pedestrian
amenities for the adjacent bus stop including weather protection via a continuous building
canopy and 2 benches along Buswell Street. The proposal also includes decorative street
lighting and boulevard paving that consists of standard City Centre concrete sidewalk panels
in combination with exposed aggregate banding. The street tree planting is proposed at
larger than the minimum sizes required at the time of planting (10 cm versus 7 cm caliper)
and the laneway design incorporates a wider, reinforced concrete sidewalk and shared
loading area on the north side of the lane with interim lighting attached to the building.
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2. At-Grade Pedestrian Plazas: The proposed site plan features two relatively small, pedestrian

plaza areas including:

e arecessed corner plaza with a seating plinth that doubles as a small performance area;
and

e asmall recessed space adjacent to the lobby area, which helps to separate the residential
and commercial uses, to identify the residential entry and to create a more gracious
sequence of arrival and entry to the residential lobby.

Parkade Rooftop Design: The proposed landscape design of the parking structure roof deck
includes private outdoor patio use for the residential units on level 4 as well as two large
outdoor patio areas for common use connected via a narrow walkway along the west edge of
the roof deck. The outdoor patio area on the north side of the tower is proposed as a
complementary space to the adjacent indoor amenity room while the other patio area on the
south side of the parkade roof deck proposes raised planting beds for gardening, a fire pit and
seating area, a small putting green, a bosque of trees in raised planters as well as a second
children’s play area.

Affordable and Accessible Housing

Accessible Housing:

1.

All of the proposed units incorporate aging in place features to accommodate mobility
constraints associated with aging. These features include:

e stairwell hand rails;

e lever-type handles for plumbing fixtures and door handles; and

¢ solid blocking in washroom walls to facilitate future grab bar installation beside toilets,
bathtubs and showers.

The proposed development includes the following provision for accessibility:

designed to be
Basic Universal | easily renovated to

Each BUHU is permitted a density exclusion of

. . 1.86 m2 (20 ft2) per unit. Each unit must comply
H;J;'G,gs)umts ?uﬁﬁ??g:%aet; Eiln a 700f70 with all Richmond Zoning Bylaw requirements to

wheslchair be eligible for the density exclusion.

Not required but strongly encouraged for all

to accommodate single level apartment units including lever-type
Age-in-Place mobility constraints 70 of 70 units handles for plumbing fixtures/door handles and
Units (AIPU’s) associated with solid blocking in washroom walls to facilitate

aging future grab bar installation beside toilets, bathtubs

and showers.
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Affordable Housing:

1. The owner/developer has agreed to provide five (5) affordable housing units, to the approval
of the City according to the following schedule:

DP 13-634111

2.

?Z\';'etf; Be d:oom 707 ft2 535 ft? $950.00/month $38,000 or less

?Z:‘ell’z? Be d:oom 685 ft2 535 ft2 $950.00/month $38,000 or less

?Z:'etf; Be d:oom 707 ft2 535 ft2 $950.00/month $38,000 or less

ﬁz\';'etf 3? Bo d:oom 685 ft2 535 ft2 $950.00/month $38,000 or less

?_Zt'etf EI>3 Bedfoom 853 ft2 860 ft2 $1,162.00/month $46,500 or less
5 3,637 ft2

The proposed affordable housing units on levels 2 and 3 have unusual linear layouts but
provide larger than the minimum floor space. There is also parking on levels 2 and 3 but the
affordable housing unit are sufficiently separated and buffered from the parking areas. These
affordable housing units would be accessed directly from the main elevator core and are
supported by staff.

Transportation and Traffic

1.

The proposed development includes the requested land dedications, SRW’s and frontage
improvements. See the Development Permit Considerations for the details.

The proposed development incorporates the following Transit-Oriented Development (TOD)
measures:

a) An upgrade of the existing traffic signals at the Cook Road and Buswell Street
intersection including:
e APS (Accessible Pedestrian Signals) and illuminated street name signs; and
e A minimum of three (3) benches, one (1) along Cook Road and two (2) along
Buswell Street near the bus stop in lieu of three (3) separate SRW’s for the placement
of benches along the two fronting streets.

b) A continuous canopy attached to the building along Buswell Street in lieu of a cash
contribution in the amount of $25,000.00 towards a bus shelter for the bus stop on
Buswell Street.

Loading: The proposed development includes two shared, medium sized (SU9) loading
bays, which meet the minimum requirements with one perpendicular to the lane in the
building and one parallel to the lane that would straddle the property line but would permit
two standard sized passenger vehicles to pass simultaneously during loading operations.
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4. Parking: The proposed development includes the following provisions for parking:

‘Land Use

: ‘Re‘qu‘ired Parking L

:Parkiné Reduction . -

‘ " Proposed Parking’

(0.2 stalls/resi. unit)

(provided on-street)

Provided -

. . . . 65 spaces 65 spaces
Residential Housing Spaces (65 Units) (1 space/unit) (no reduction)

. . . . 5 spaces 5 spaces
Residential Housing (5 Affordable Units) (0.9 spaces/unit) (no reduction)

. g 14 spaces B 91 spaces
Residential Visitor Spaces (0.2 spaces/unit) 28 — 7 = 21 spaces

14 spaces (based on shared spaces and
i rovision of a parki t

Commercial Spaces (3.75 spaces/100m?) p of a parking covenant)
Total Spaces 98 spaces 91 spaces
Small Car Stalls max. 50% (max. 45 spaces) 29
Accessible Parking Stalls min. 2% (min. 2 spaces) 2

. . . . 88 88
Residential Class 1 Bike Parking (1.25 stalls/resi.unit) (provided in parkade) 88
Residential Class 2 Bike Parking 14 14 bike racks 14

Commercial Class 1 Bike Parking

1
(0.27 spaces/100m?)

1
(provided in parkade)

1

Commercial Class 2 Bike Parking

1
(0.4 space/100m?)

1
(provided in parkade)

1

Loading Spaces

2 medium (SU9)
spaces

2 shared medium
spaces (SU9)

Note: A parking variance is required but supported based on the provision of affordable housing.

5. The proposed development also includes traffic signal modifications required at the sole cost
of the owner/developer including but not limited to:

Engineering and Servicing

Traffic pole/base relocations along the frontage of the development;
Junction box/conduit relocations;
Associated traffic signal cables/conductors and vehicle detector loops; and
Traffic signal modification design drawings if required and identified during the SA process.

1. All requested frontage improvements and utility upgrades are included in the SA

requirements.

2. District Energy Utility (DEU): The owner/developer has agreed to the provision of a DEU-
ready building including the registration of appropriate legal agreements in the Land Title
Office to the approval of the City. See the Development Permit considerations for the

details.

3. Supplemental Work: The owner/developer has also agreed to carry out the necessary survey
and legal work to ensure the dedication of two (2) City-owned lots as road right-of-ways that
formalize the road corridor for Buswell Street. These road dedications are required to
facilitate both City and private utility servicing. All costs associated with these land
dedications shall be borne by the owner/developer, including but not limited to survey work,
preparation of legal plans and filing at the Land Title Office. See the Development Permit

considerations for the details.
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Sustainability and Crime Prevention Through Environmental Design (CPTED)
Sustainability
1. The proposed development includes the following sustainability features:
a) The site is close to transit, schools, shopping, and services;
b) The use of concrete construction for longer-life span;
¢) The building would be designed to be DEU-ready;
d) Electric vehicle charging stations and preducting to expand the availability of plug-ins;
e) An efficient building envelope including entry overhangs improving building durability;

f) Both active and passive solar design features including balconies, louvers and roof
overhangs to provide solar shading and exterior wall assemblies including low E glass to
ensure an energy efficient design;

g) A balanced mechanical ventilation system,;

h) All units provided with operable windows and corner units with windows on two sides to
encourage passive cooling through cross ventilation;

1) A high albedo roof design with light grey patterned 2 ply SBS material on the upper roof;
j) A landscaped podium rooftop with planting beds and with garden plots;
k) Rainwater collection for watering on roof deck levels; and

1) Sustainable fit and finish of the building including energy star appliances, low flow
fixtures, low VOC materials and finishes plus reduced allergen carpeting.

CPTED
1. The proposed development includes the following CPTED features:
a) Visible or no dead-end corridors in the parkade;
b) Parkade lighting and interior walls painted white;
c) Overlook to landscape roof deck areas from adjacent residential unts;
d) Security features in the building lobby to limit access;
e) Retail at-grade with secure rear service entries;
f) Secured garbage, storage, and bike storage rooms;
g) Access control to the parkade via an overhead gate to the parkade for residents; and

h) Glazing to vestibule doors and enclosed corridors.
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Conclusions

This development proposal provides an appropriate design response for this narrow site. The
slender tower presents a welcome deviation from the usual broad based towers typical in
Richmond with minimal view obstruction and over shading for surrounding development sites.
The proposed built form responses to the surrounding urban fabric with enhanced facade
treatments and an appropriate streetscape design. The tower location, which is set back from the
corner, suggest a staggered pattern of tower placement on future development sites along Cook
Road, which would allow for these consolidated sites to achieve the maximum allowable density.
erlopmem Permit application.

Brian Guzzi, MCIP, MCSLA

Senior Planner - Urban Design

BG:cas

Att:

Attachment 1: Development Application Data Sheet
Attachment 2: Advisory Design Panel Comments and Applicant Responses

Prior to forwarding this application to Council for Development Permit approval, the developer is required
to complete the following requirements:

1. Provision of surveys, legal and other work required to dedicate two (2) City-owned lots (identified below) along
the Buswell Street for road, utility and frontage upgrade purposes. The dedication of these City-owned lots is
required to facilitate City and private utility servicing. All costs associated with these land dedication shall be
borne by the owner/developer.

a) Northern lot:
PID: 011-212-705
Legal Address: Lot 38, Section 9, Block 4 North, Range 6 West, Plan 7312

b) Southern lot:
PID: 010-335-579
Legal Description: Lot 27, Section 9, Block 4 North, Range 6 West, Plan 7312

2. Provision the following Statutory Right of Ways (SRW’s) along Cook Road:

a) A minimum 4.20m wide Statutory Right-of-Way (SRW) along the entire Cook Road for road, utility and
frontage upgrade purposes to be designed and constructed by the owner/developer according Road
Functional Plan(s) approved by the Director of Development and the Director of Transportation and
maintained by the City;

b) A minimum 4m x 4m corner cut Statutory Right-of-Way (SRW) for road, utility and frontage upgrade
purposes at the Cook Road and Buswell Street intersection to be designed and constructed by the
owner/developer according Road Functional Plan(s) approved by the Director of Development and the
Director of Transportation and maintained by the City; and

3. Provision the following Statutory Right of Ways (SRW’s) along Buswell Street:
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10.

a) A minimum 1.1m wide Rights of Passage — Right of Way (PROP-ROW) along the entire Buswell Street
frontage for road, utility and frontage upgrade purposes to be designed and constructed by the
owner/developer according Road Functional Plan(s) approved by the Director of Development and the
Director of Transportation and maintained by the City;

b) A minimum 3m x 3m corner cut Statutory Right-of~-Way (SRW) for road, utility and frontage upgrade
purposes at the intersection of Buswell Street and the lane to be designed and constructed by the
owner/developer according Road Functional Plan(s) approved by the Director of Development and the
Director of Transportation and maintained by the City.

Provision the following Statutory Right of Ways (SRW’s) along the south property line adjacent to the lane:

a) A minimum 3.0m wide Statutory Right-of~-Way (SRW) along the entire south property line adjacent to the
lane for road, utility and frontage upgrade purposes to be designed and constructed by the owner/developer
according Road Functional Plan(s) approved by the Director of Development and the Director of
Transportation and maintained by the City.

City acceptance of the developer’s offer to voluntarily contribute $55,902.00 to the City’s Public Art Reserve
(e.g. total residential floor area or 70,551 ft? x $0.77/f1 plus total commercial floor area or 3,849 ft* x $0.41/1t?)
in lieu of an on-site public art installation.

Receipt of a landscape Letter of Credit. The amount is based on an updated landscape cost estimate from a BC
registered Landscape Architect including a 10% contingency.

Submission of an acoustical and mechanical report and 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 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, hallways, and utility rooms 45 decibels

Registration of an Aircraft Noise Sensitive Use Covenant on title in the Land Title Office.

a. Registration of a legal agreement on title identifying that the proposed development must be designed and
constructed in a manner that mitigates potential aircraft and road noise to the proposed dwelling units.
Dwelling units must be designed and constructed to achieve:

i. CMHC guidelines for interior noise levels as indicated in the chart below:

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

ii. The ASHRAE 55-2004 “Thermal Environmental Conditions for Human Occupancy” standard for
interior living spaces.

Registration of a flood indemnity covenant on title.

Registration of the City’s standard Housing Agreement to secure 5 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 for the following:
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11.

12.

13.

14.

e Bedoom 1 707 f2 535 f2 $950.00/month $38,000 or less

?Z\':'eﬁjzz Bo d:oom 1 685 ft2 535 fi2 $950.00/month $38,000 or less

i Bedioom 1 707 f2 535 f2 $950.00/month $38,000 or less

’?_';:’53? Bo d:oom 1 685 ft2 535 fi2 $950.00/month $38,000 or less

b Beiom 1 853 ft2 860 f $1,162.00/month $46,500 or less
5 3,637 f2

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

Registration of a restrictive covenant and/or alternative legal agreement(s), subject to the approval of the
Director of Engineering to secure the owner's/developer’s commitment to connect to a District Energy Utility
(DEU), which covenant and/or legal agreement(s) will include, at minimum, the following terms and
conditions:

a) No building permit will be issued for a building on the subject site unless the building is designed with the
capability to connect to and be serviced by a DEU and the owner has provided an energy modelling report
satisfactory to the Director of Engineering;

b) IfaDEU is available for connection, no final building inspection permitting occupancy of a building will
be granted until the building is connected to the DEU and the owner/developer enters into a Service
Provider Agreement on terms and conditions satisfactory to the City and grants or acquires the Statutory
Right-of-Way(s) and/or easements necessary for supplying the DEU services to the building;

¢) IfaDEU is not available for connection, no final building inspection permitting occupancy of a building
will be granted until:

e the City receives a professional engineer's certificate stating that the building has the capability to
connect to and be serviced by a DEU;

e the owner/developer enters into a covenant and/or other legal agreement to require that the building
connect to a DEU when a DEU is in operation;

e the owner/developer grants or acquires the Statutory Right-of-Way(s) and/or easements necessary
for supplying DEU services to the building; and

¢ the owner/developer provides to the City a letter of credit, in an amount satisfactory to the City, for
costs associated with acquiring any further Statutory Right of Way(s) and/or easement(s) and
preparing and registering legal agreements and other documents required to facilitate the building
connecting to a DEU when it is in operation."

Registration of an appropriate legal agreement on title in the Land Title Office to ensure that the fourteen (14)
shared commercial/residential visitor parking spaces are unassigned. This legal agreement is subject to the
approval of the Director of Transportation.

Registration of an appropriate legal agreement on title in the Land Title Office to ensure that the two (2)
medium sized (SU9) loading spaces are shared between the residential and commercial uses at all times. This
legal agreement is subject to the approval of the Director of Transportation.

Registration of an appropriate legal agreement on title in the Land Title Office to ensure that the appropriate
number of electrical vehicle charging stations are supplied and installed in the proposed parking structure to
service the following number of electrical vehicle parking spaces:

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

b) An additional 25% of parking stalls to be constructed to accommodate the future installation of electric
vehicle charging equipment (e.g. pre-ducted for future wiring).

4049474



December 16,2013 -13- DP 13-634111

15. Enter into a Servicing Agreement* for the design and construction of infrastructure upgrades and frontage
improvements for the property located at 6511 Buswell Street. Works include, but may not be limited to the
following:

A.

4049474

Infrastructure Upgrades:

a) Drainage Works Servicing:

i

ii.
iii.

Storm analysis is not required but the lane drainage from existing manhole STMH6237 (approx.
20m west of the west property line of development site) to existing manhole STMH6248 (Buswell
Street) with a length of 56m must be upgraded to a min. 300mm by the developer.

The development site is to connect to the storm sewer on Cook Road.

The existing storm sewer along Cook Road and the rear lane is in close proximity to the
development site. A geotechnical assessment is required to determine the impact due to site
preparation, de-watering, drilling, underpinning, anchoring, shoring, piling, pre-loading, ground
densification or other activities; the developer may be required to repair/relocate the existing storm
sewer.

b) Water Works Servicing:

1.

ii.

iii.

Using the OCP Model, there is 182.9 L/s available at 20 psi residual on Cook Rd. Based on your
zoning, your site requires a minimum fire flow of 220 L/s. The developer must submit fire flow
calculations signed and sealed by a professional engineer based on F.U.S or ISO to confirm that
there is adequate available flow to service the site; if the site cannot be serviced, upgrades will be
required. The developer is responsible for the under-grounding of the existing private utility pole
line and/or the installation of pre-ducting along Cook Road and Buswell Street frontage and the
lane, subject to concurrence from the private utility companies. Private utility companies will
require rights-of-ways for their equipment (i.e. vistas, kiosks, transformers, etc.) and/or to
accommodate the future under-grounding of the overhead lines. The developer is required contact
the private utility companies to learn of their requirements.

The distance from the existing fire hydrant to the southeast corner of the development site is
approximately 115m, which exceeds the minimum 75m hydrant spacing required for
commercial/industrial/multifamily areas. Since there is no watermain on Buswell Street, the
developer's consultant's is responsible to ensure adequate fire hydrants are available. Approval
may be required from Richmond Fire Department and the developer's consultant is required to
provide written confirmation (signed/sealed).

The existing watermain along Cook Road is in close proximity to the development site. A
geotechnical assessment is required to determine the impact due to site preparation, de-watering,
drilling, underpinning, anchoring, shoring, piling, pre-loading, ground densification or other
activities; the developer may be required to repair/relocate the existing watermain.

¢) Sanitary Works Servicing:

i

ii.

iii.

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 re-
direct flows from several properties to the Buswell Pump Station. This will require construction
new a gravity sanitary system. Each development site will be responsible, at a minimum, for their
frontage. The developer is required to provide contribution in the amount of $122,378.00 (to be
deposited into to account 2253-10-000-14913) for future sanitary sewer works within the pump
station catchment.

The development site is to connect to the existing sanitary sewer along the rear lane at the east
property line. A new manhole is required on the existing sanitary sewer.

The existing sanitary sewer along the lane is in close proximity to the development site. A
geotechnical assessinent is required to determine the impact due to site preparation, de-watering,
drilhng, underpinning, anchoring, shoring, piling, pre-loading, ground densification or other
activities. The developer may be required to repair and/or relocate the existing sanitary sewer if
deemed appropriate by the City.
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B. TFrontage Improvements:

a) Provision of the following to support Transit-Oriented Development (TOD) in consideration of a
parking variance (applying City Centre Zone 1 parking rates):
e  APS (Accessible Pedestrian Signals) and illuminated street name signs;
e  Three (3) benches (1 along the Cook Road frontage and 2 on Buswell Street near the bus stop)
instead of SRW’s for benches and a bus shelter pad; and

b) Intersection Upgrades: The off-site improvements to include the design and construction of traffic
signal modifications at the sole cost of the owner/developer including but not limited to:
e Traffic pole/base relocations along the frontage of the development;
e  Junction box/conduit relocations;
e Associated traffic signal cables/conductors and vehicle detector loops;
e  Traffic signal modification design drawings if required and identified during the SA process.

¢) Cook Road: Design and construct a new, minimum 2m wide City Centre standard sidewalk from the
back of the new SRW with the remaining boulevard width to existing south curb of Cook Road to be
hard surfaced to the satisfaction of Transportation staff. See the Servicing Agreement design drawing
(SA 09-486006) for the recently constructed frontage improvements associated with the mixed-use,
high-rise development located at 8160 Park Road. City infrastructure shall be located in the ultimate
location(s).

d) Buswell Street: Design and construct a new, minimum 2m wide City Centre standard sidewalk from
the back of the new SRW with the remaining boulevard width to existing west curb of Buswell Street
to be a landscaped boulevard. See also Buswell Street frontage details as part of SA 09-486006 for
8160 Park Road.

e) Lane: Design and construct lane upgrades to City Centre standard with a new 1.5m wide concrete
sidewalk and lighting along the north side of the lane.

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

1.

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.

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

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.

Where the Director of Development deems appropriate, the preceding agreements are to be drawn not only as
personal covenants of the property owner/developer 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.
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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 not limited to, site investigation, testing, monitoring, site preparation, de-watering,
drilling, underpinning, anchoring, shoring, piling, pre-loading, ground densification or other activities that may
result in settlement, displacement, subsidence, damage or nuisance to City and private utility infrastructure.

e Applicants for all City Permits are required to comply at all times with the conditions of the Provincial Wildlife
Act and Federal Migratory Birds Convention Act, which contain prohibitions on the removal or disturbance of
both birds and their nests. Issuance of Municipal permits does not give an individual authority to contravene
these legislations. The City of Richmond recommends that where significant trees or vegetation exists on site,
the services of a Qualified Environmental Professional (QEP) be secured to perform a survey and ensure that
development activities are in compliance with all relevant legislation.

Sighed Date

4049474
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City of
Richmond

Development Application Data Sheet
Development Applications Division

AR a;
e &

ST o Tre FEr

DP 13-634111 Attachment 1
Address: 6511 Buswell Street

Applicant: Integra Architecture Inc. Owner: Majorca International Investments Ltd.

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

6,912 m? (74,400 ft*)

6,801m°> (73,200 ft*)

Existing Proposed

Floor Area Gross: Net:

Site Area 2,117.61m° (22,794 ft)) same
Land Uses Commercial Mixed-Use (commercial/residential)
OCP Designation Urban Core T6 (45m) same
Zoning: Downtown Commercial (CDT1) same

Number of Units

3 commercial units 6 CRU’s & 70 residential units

Bylaw Requirement | Proposed | Variance
- max. 3.0 + 0.1 amenity + 0.15 .
Floor Area Ratio: affordable housing = 3.25 FAR 3.21 FAR None permitted
Lot Coverage: max. 90% 79 % None required
) min. 6.0 m ;
Setback — Cook Road: (may be reduced to 3.0 m) 469 m Variance requested
min. 6.0 m ;
Setback - Buswell (may be reduced to 3.0 m) 30m Variance requested
Setback — Side Yard: min. 0.0 m 00m None required
Setback — Rear (lane) Yard: min. 0.0 m 1.5m None required
Maximum Height (m): max. 47 m geodetic 489 m None required

CDT1Required Off-Street Parking
Resident/Commercial/Visitor:

R 102+V 14+C 14 =130

Not applicable based on
the provision of 5 units
of affordable housing

CCAP — Zone 1 Off-Street Parking
Spaces Resident/Commercial/Visitor:

R70+V14+C14=98

R70+V14+C7 =91

Variance requested
based on shared visitor
& commercial spaces

Small Car Parking Spaces

Max. 50%

29

None required

Off-street Parking Spaces Accessible:

HC stalls min. 2% of total

2

None required

Commercial Loading Spaces:

2 medium (SU9) spaces

2 shared SU9 spaces

No variance required
with legal agreement

Common Indoor Amenity Space:

min 100 m?

111 m?

None required

Common Outdoor Amenity Space:

min. 10% of net site area

384 m?

None required
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Item 2.

4049474

Attachment 2

Excerpt from the Minutes from
The Design Panel Meeting
Wednesday, November 6, 2013 — 4:00 p.m.

Rm. M.1.003
Richmond City Hall

DP 13-634111 — MIXED-USE - RESIDENTIAL & LIMITED COMMERCIAL (70 UNITS)
APPLICANT: INTEGRA ARCHITECTURE INC.

PROPERTY LOCATION: 6511 BUSWELL STREET

Applicant’s Presentation

Duane Siegrist, Integra Architecture Inc., and William Harrison, Forma Design Inc.,
presented the project and answered queries from the Panel on behalf of the applicant.

Panel Discussion

In reply to the written queries from absent Panel members read by the Chair, Mr. Siegrist
advised that (i) the project is not aiming for a Leadership in Energy and Environmental
Design (LEED) equivalency, and (ii) all units in the project meet universal design
guidelines.

Comments from the Panel were as follows:

overall, the design is well resolved, especially the tower; -—-acknowledged

the podium is less well resolved; —-acknowledged — refer to the revised
applicant landscape drawings

context drawings show that the subject site borders on a residential area; look at
opportunities for further planting and landscaping; ——-acknowledged - — refer to
the revised applicant landscape drawings

the required Statutory Right of Ways (SRWs) for road purposes, which may
reduce the boulevards on the subject site, will negatively impact on the public
realm; could potentially reduce the amount of planting on site; ~—~acknowledged

the corner plaza at Buswell Street and Cook Road needs a bigger and bolder
gesture; it is a good location for public art which could be incorporated with the
architecture of the building; --—-acknowledged — refer to the revised applicant
landscape drawings for the revised design

transition at the podium corners is abrupt, ---note that there is no further
ability to provide further setbacks; we do not see this as a negative impact
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parkade wall on the west side appears blank; consider further treatment to create
some liveliness; ---concrete reveals have been indicated (refer also to
development application applicant response letter)

the narrow building is unique in Richmond; ~-—-acknowledged
appreciate the building form and character; ---acknowledged
good solar shading; spandrel glass will provide insulation; ---acknowledged

agree that the corner plaza at Buswell Street and Cook Road needs further
design development; look at the proportion of the concrete circular plinth and
the space around it; --~acknowledged —per item addressed above and in the
development permit response letter (above)

programming of activities at the podium is well organized; ---acknowledged

soil volume in pots may not be adequate to enable trees to reach their full
growth potential; consider a different solution to avoid future maintenance
problems; — refer to the revised applicant landscape drawings for the revised
design

consider further design development for the raised urban agricultural plots, i.c.
better integration -and arrangement; applicant needs to provide a storage shed
for urban agriculture; — refer to the revised applicant landscape drawings for
the revised design

vertical screens are innovative and interesting; however, consider more
appropriate vine species to be incorporated; — refer to the revised applicant
landscape drawings for the revised design

appreciate the appearance of the slender building; fits well into the long and
narrow site; ---acknowledged

the project works well due to its corner location; appreciate the building setback
from Cook Road; good resolution not only for this project but also for the other
future developments on the block; ---acknowledged

vertical fins enhance the slender appearance of the build ing; gives a unique
shape for the building; a welcome addition to the City Centre Area; ---
acknowledged

appreciate the white metal ribbon wrapping around the podium; provides a
welcoming feel to the podium entries; frames the podium well and enhances the
separation of the tower from the podium; -—acknowledged

lay-out of the affordable housing units is unusual; concern on solar gain,
livability, and privacy of the affordable housing units; -——acknowledged —refer
to the revised applicant drawings as the facade has been further refined to
indicate locations of spandrel glazing and opacity to address this comment
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. the back of the elevator shaft works in an unusual way as it becomes a central
theme on the concrete wall fagade; applicant needs to clarify the texture on the
concrete wall; and ---acknowledged -(refer also to development application
applicant response letter)

" the applicant is advised to reconsider contributing to the City’s public art fund
as there are good potential locations for the public art component of the project,
i.e. at the corner plaza, the metal screens, and the concrete wall at the back of
the elevator shaft. -—-acknowledged and the owner is to contribute to the
Public Art Fund

The Chair noted that the Panel members present expressed general support for the project.

Due to the absence of a quorum, a Panel recommendation could not be considered.
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City of
Richmond Development Permit

No. DP 13-634111

To the Holder: Integra Architecture Inc.
Property Address: 6511 Buswell Street
Address: 416 West Pender Street,

Vancouver, BC V6B 1T5

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

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

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

a) 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 Loocal 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 #27 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
$269,156.00 to ensure that development is carried out in accordance with the terms and
conditions of this Permit. Should any interest be earned upon the security, it shall accrue to
the Holder if the security is returned. The condition of the posting of the security is that
should the Holder fail to carry out the development hereby authorized, according to the terms
and conditions of this Permit within the time provided, the City may use the security to carry
out the work by its servants, agents or contractors, and any surplus shall be paid over to the
Holder. Should the Holder carry out the development permitted by this permit within the
time set out herein, the security shall be returned to the Holder. The City may retain the
security for up to one year after inspection of the completed landscaping in order to ensure
that plant material has survived.

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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No. DP 13-634111

To the Holder: Integra Architecture Inc.
Property Address: 6511 Buswell Street
Address: 416 West Pender Street,

Vancouver, BC V6B 175

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

4049474
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