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Development Permit Panel

Council Chambers, City Hall
6911 No. 3 Road

Wednesday, October 26, 2016
3:30 p.m.

Minutes

Motion to adopt the minutes of the Development Permit Panel meeting held on October
12, 2016.

Development Permit 15-709934
(REDMS No. 5129825 v. 2)

APPLICANT: Citimark-Western Wembley Project Ltd.

PROPERTY LOCATION: 4991 No. 5 Road

Director's Recommendations
That a Development Permit be issued which would:

1. Permit the construction of a 109-unit townhouse development at 4991 No. 5 Road
on a site zoned “Medium Density Townhouses (RTM2)’; and

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

(@) Reduce the minimum exterior side yard from 6 m to 3.6 m at the southeast
corner of the site and from 6 m to 5.47 m at the southwest corner of the site.

(b) Reduce the minimum number of on-site loading spaces from 1 medium size
loading space to nil and reduce the minimum on-site manoeuvring from a
large size tractor trailer truck to a medium size truck.
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ITEM

Development Variance 15-717479
(REDMS No. 5158709)

APPLICANT: Su Wang

PROPERTY LOCATION: 10691 Bromfield Place

Director’s Recommendations

That a Development Variance Permit be issued which would vary the provisions of
Richmond Zoning Bylaw 8500 to reduce the minimum required rear yard under the
“Single Detached (RS1/E)” zone from 6.0 m to 3.0 m, in order to allow retention of a
non-conforming deck for the single-family dwelling located at 10691 Bromfield Place.

Development Variance 16-733960
(REDMS No. 5064722)

APPLICANT: The Andrews Architects Inc.

PROPERTY LOCATION: 3251 Jesmond Avenue

Director's Recommendations

That a Development Variance Permit be issued that would vary the provisions of the
Richmond Zoning Bylaw 8500 to reduce the minimum required front yard setback in
the “Single Detached (RS1/E)” zone from 6.0 m to 4.04 m, to permit construction of a
single storey addition to the existing single family dwelling at 3251 Jesmond Avenue.

Development Variance 16-738763
(REDMS No. 5119183)

APPLICANT: Infinity Living Inc.

PROPERTY LOCATION: 3880 Georgia Street

Director’s Recommendations

That a Development Variance Permit be issued which would vary the provisions of
Richmond Zoning Bylaw 8500 to reduce the minimum exterior side yard setback
(Zoning Bylaw Section 8.1.6.4) from 3 mto 1.2 m.
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ITEM

5. New Business

6. Date of Next Meeting: November 16, 2016

7. Adjournment
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Development Permit Panel
Wednesday, October 12, 2016

Time: 3:30 p.m.

Place: Council Chambers
Richmond City Hall

Present: - Joe Erceg, Chair

John Irving, Director, Engineering
Cecilia Achiam, Director, Administration and Compliance

The meeting was called to order at 3:33 p.m.

5192042

Minutes

It was moved and seconded
That the minutes of the meeting of the Development Permit Panel held on August 24,
2016, be adopted.

CARRIED

Development Permit 11-564405 - General Compliance Ruling
(REDMS No. 5159724 v. 2)

APPLICANT: Dava Development [.td.

PROPERTY LOCATION:  Portions of 10111, 10197 & 10199 River Drive (formerly
Portions of 10111 & 10199 River Drive)
INTENT OF PERMIT:

1.  Consider the attached plans involving changes to the design of building “G”
(addressed as 10177 River Drive), drive aisle and parkade entry in General
Compliance with the approved Development Permit (DP 11-564405).
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Applicant’s Comments

Megan Chalmers, ZGF Cotter Architects, Inc., provided background information on the
proposed changes to the approved mixed-used development project, i.e. Phase 1 of the
overall Parc Riviera Development (DP 11-564405), noting that the proposed changes are
the result of changes to the neighbouring future Phase 2 of the overall development.

Also, Ms. Chalmers noted that the proposed changes to the approved Development Permit
include design changes to building “G” as well modifications to the landscaping design in
the area surrounding “building “G”, drive aisle and parkade entry.

In addition, Ms. Chalmers highlighted the following:

- changes in massing of building “G” include minimizing large columns at the corner
of the building to improve views to the Fraser River;

. white panels are proposed to be replaced by gray panels to address long-term
maintenance concerns;

= some projections on Building “G” elevation will be removed to enhance the
durability of the building;

. the landscape design immediately east of Building “G” will be revised to improve
the relationship of the building to the mews of the adjacent future townhouse
development;

»  the parkade entry ramp and parking layout of the underground parkade in Phase 1
will be revised to accommodate parking stalls for the townhouse building south of
building “G” (i.e., building “C5”) originally planned to be located in an underground
parkade in Phase 2; and

=  grade changes are proposed to the pathway adjacent to the shared drive aisle
between building “G” and the adjacent future townhouse development to the east.

Mary Chan Yip, PMG Landscape Architects, briefed the Panel on the main landscaping
design changes, noting that (i) the original landscaping plan providing pedestrian
connections along the east and west sides of building “G” from River Road to the dike
will be continued and reinforced, (i1) grade changes along the shared north-south drive
aisle east of building “G” are proposed due to the proposed changes in the parkade
structure underneath building “G”, (iii) the proposed grade changes will allow
accessibility for residents of building “G” and the adjacent future townhouse
development, and (iv) the proposed pedestrian walkway to the east of building “G” is
completely accessible.

In response to queries from the Panel, Ms. Chan and Ms. Chalmers stated that (i) the
highest grade change occurring at the southeast corner of building “G” is mitigated by
planters with vines and low planting, and (ii) there are no changes in the finished floor
elevation of building “G” and the overall height of the building.
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Staff Comments

Wayne Craig, Director, Development, advised that (i) the proposed changes are consistent
with the intent of the original Development Permit, (ii) the applicant has satisfactorily
addressed the proposed grade changes and accessibility in the subject site, and (iii) as part
of the General Compliance consideration, three adaptable units will be provided in
building “G” in addition to the two basic universal housing units included in the approved
development.

Panel Discussion

In response to a query from the Panel, Ms. Chalmers confirmed that residents of
apartment building “G” and townhouse building “C5” to the south share a common
driveway to access the underground parkade.

In response to a query from the Panel, Mr. Craig confirmed that the Development Permit
for the proposed townhouse development in Phase 2 is still under staff review and has not
been presented to the Development Permit Panel.

Correspondence

None.

Gallery Comments

None.

Panel Discussion
The Panel expressed support for the proposed changes to the approved mixed-use
development project, noting that (i) the walkways toward the dyke is appreciated by the
Panel, and (ii) the revised building “G” elevations are an improvement over the approved
original proposal.

Panel Decision

It was moved and seconded

That the attached plans involving changes to the design of building “G” (addressed as
10177 River Drive), drive aisle and parkade entry be considered in General Compliance
with the approved Development Permit (DP 11-564405).

CARRIED

Development Permit 13-633035
(REDMS No. 4741465)

APPLICANT: Gerry Blonski
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PROPERTY LOCATION: 7088 Heather Street

INTENT OF PERMIT:

1. Permit the construction of four (4) three-storey townhouse units at 7088 Heather
Street on a site zoned “High Density Townhouses (RTH2)”; and

2. Vary the provisions of Richmond Zoning Bylaw 8500 to reduce the minimum lot
area in the “High Density Townhouse (RTH2)” zone from 1,800 m2 to 1,000 m2.

Applicant’'s Comments

Gerry Blonski, Gerry Blonski Architect, reviewed the floor plans and proposed materials
for the proposed four three-storey townhouse units. In addition, Mr. Blonski reviewed the
site lay-out for the proposed development, noting that outdoor amenity spaces including a
children’s play area are sited along Heather Street.

Clark Kavolinas, C. Kavolinas and Associates Inc., briefed the Panel on the main
landscaping features of the project, noting that (i) the proposed development provides a lot
of open spaces, (ii) decorative fencing provides a nice clean edge to the project, (iii)
broadleaf evergreens provide landscape treatment to the corner of Heather Street and
Granville Avenue, (iv) individual access is provided for each townhouse unit, (v) outdoor
amenity areas for active play and passive seating which are visible from the street are
provided, and (vi) decorative permeable paving is introduced along the driveway and
individual access to each townhouse unit off the street.

Panel Discussion

In response to queries from the Panel, Mr. Blonski and Mr. Kavolinas stated that (i) the
current property owners intend to live in the proposed development, (ii) the owners have
expressed preference for grassed areas over other landscaping treatments, (iii) the
applicant will consider the suggestion to introduce larger caliper trees and replace some
deciduous planting with conifers to provide a more interesting landscape treatment
throughout the year, (iv) trees to be retained will be protected, and (v) there will be cross
access to the property to the east through the subject property’s drive aisle.

Staff Comments

Mr. Craig noted that (i) the applicant has undertaken efforts to ensure the retention of trees
in the adjacent site such as introducing special grading along the edges of the subject site
in proximity to the trees, (ii) the project will be designed to achieve an EnerGuide rating
of 82, and (iii) one of the four townhouse units is designed as a convertible unit.

Correspondence

None.
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Gallery Comments

None.

Panel Discussion

Discussion ensued regarding the proposed planting scheme in the proposed development
and staff was directed to work with the applicant to review the planting scheme and
consider introducing conifers and larger caliper trees.

The Panel commended the applicant for a well thought out project and provision for large
outdoor amenity areas in a small project.

Panel Decision

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

1. Permit the construction of four (4) three-storey townhouse units at 7088 Heather
Street on a site zoned “High Density Townhouses (RTH2)”; and

2. Vary the provisions of Richmond Zoning Bylaw 8500 to reduce the minimum lot
area in the “High Density Townhouse (RTH2)” zone from 1,800 m2 to 1,000 m2.

CARRIED

Development Permit 15-708644
(REDMS No. 5129866 v. 2)

APPLICANT: Yamamoto Architecture Inc.

PROPERTY LOCATION: 7260 Lynnwood Drive and 5320, 5340 & 5360 Granville
Avenue
INTENT OF PERMIT:

1. Permit the construction of 43 townhouse units at 7260 Lynnwood Drive and 5320,
5340 & 5360 Granville Avenue on a site zoned “Medium Density Townhouses
(RTM3)”; and

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

(a) Reduce the exterior side yard setback from 6 m to 5.2 m for the northeast
building.

(b) Reduce the front yard setback from 6 m to 4.5 m along the south side of the
new cast west road.

Applicant’s Comments

Karen Ma, Yamamoto Architecture Inc., provided background information on the
proposed development and highlighted the following:
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the subject site is a consolidation of four lots at the southwest corner of Granville
Avenue and Lynas Lane;

the project involves two new road extensions: the proposed north-south road at the
cast side of the subject site will connect to Lynas Lane and Lynwood Drive and the
proposed east-west road bisecting the site will connect to Lynnwood Drive in the
future when the neighbouring property to the west develops;

nine meters of land are dedicated to the park along the southern edge of the site;

the project’s objective is to provide a strong streetscape along Granville Avenue and
the proposed east-west road and a smaller scale streetscape along the proposed
north-south road to provide an appropriate transition to the future single-family
development to the east;

units facing the streets have access to sidewalks;
the large porches in townhouse buildings emphasize key corners;

the northern and southern parts of the subject site will each have an outdoor amenity
area; the southern outdoor amenity area is proposed to be located at the south edge
of the site facing Mckay Neighbourhood Park to provide visual connection to the
park; and

the project will be designed to achieve an EnerGuide rating of 82 and all units will
be pre-ducted for solar hot water heating.

Fred Liu, Fred Liu and Associates Inc., briefed the Panel on the main landscaping features
of the proposed development and noted the following:

in order to protect existing trees on the adjacent property to the west, a portion of the
internal drive aisle at the northern part of the site has been moved away from the
west property line;

the children’s play areas include play structures for young children and a paved
children’s tricycle circle;

smaller scale patios, i.e. 8 feet by 8 feet, are proposed to allow bigger grass areas in
the backyards to enhance water permeability;

three-foot high lattice fencing is proposed in the front yards for visual permeability
and surveillance;

interlocking pavers are introduced at the driveway entrance, drive aisle ends,
intersections and some areas in the drive aisle to create visual interest;

the City’s Parks Department will determine the choice of tree species for planting
along the boulevards in Granville Avenue and future north-south and east-west
roads; and

smaller trees will be planted in the backyards to minimize shading.

Panel Discussion
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In response to queries from the Panel, Mr. Liu advised that (i) in addition to the enclosed
play structure, the outdoor amenity areas also include bicycle parking stalls, mail boxes,
seating under the trellis structures, and wood deck tree protection area, (ii) trees will be
planted along the boulevard fronting Granville Avenue as part of the Servicing
Agreement, and (iii) a four-foot high fence is proposed along the south edge of the
southern outdoor amenity area.

In response to queries from the Panel, Mr. Craig commented that the trees to be protected
on the adjacent property to the west have the potential to be retained in the future
redevelopment of the property.

Staff Comments

Mr. Craig advised that (i) staff supports the two requested variances for the proposed
development, (ii) the project will be designed to achieve an EnerGuide rating of 82, (iii)
two convertible units are provided in the proposed development, and (iii) the Servicing
Agreement associated with the proposal includes the construction of two new roads,
frontage improvements along Granville Avenue, and a nine-meter park dedication at the
south end of the site.

In addition, Mr. Craig noted that the City’s Parks Department will determine the species
of street trees to be planted on the City boulevards as part of the Servicing Agreement.

In response to a query from the Panel, Mr. Craig reviewed past road construction in the
neighbouring townhouse development to the west, noting that the road network that will
eventually connect the existing Lynwood Drive to the future east-west and north-south
roads will be completed when the adjacent property to the west redevelops in the future.

In response to a further query from the Panel, Mr. Craig advised that the adjacent property
to the east adjacent to the future north-south road is designated for a single-family
development and is currently under a rezoning application, but the rezoning application
requires the subject site to provide the road dedication for the new road.

Gallery Comments

Karen McDonald, 24-7111 Lynwood Drive, queried on the possible impact of the
requested variance for the front yard setback along the south side of the new east-west
road. Upon clarification by staff, Ms. McDonald noted that the requested variance will not
impact on her property; however, she expressed concern regarding the current lack of
parking spaces in the neighbourhood which she expects to worsen with the construction of
the proposed development.

In response to a query from the Panel, Mr. Craig advised that (i) the proposed
development meets the City’s Parking Bylaw requirement, and (ii) on-street parking will
be provided on the two new roads to be constructed.
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Correspondence
William and Judith Moffatt, 36-7111 Lynwood Drive (Schedule 1)

In response to the concern regarding the timeframe for connecting the existing Lynwood
Drive cul-de-sac to the future east-west road, Mr. Craig advised that the connection will
be subject to the redevelopment of the property to the west of the subject site (i.e., 5300
Granville Avenue). Mr. Craig further advised that there is currently no development
application for the adjacent property to the west and previous efforts by the applicant to
include the property in the subject development application were unsuccessful.

Panel Discussion

In response to a query from the Panel, Sara Badyal, Planner 2, advised that (i) the subject
development meets the Parking Bylaw requirement, and (ii) in addition to the road
dedication, the applicant has provided an additional right-of-way to allow on-street
parking on the new roads in the subject site.

In response to a query from the Panel, Mr. Craig confirmed that the proposed
development will provide 86 resident parking spaces and 9 visitor parking spaces,
including 2 accessible parking spaces, for a total of 95 parking spaces.

In response to a further query from the Panel, Mr. Craig confirmed that the requested
variances for the subject development were identified during rezoning.

The Panel acknowledged support for the project, noting that (i) the project is well thought
out, (ii) parking concerns have been addressed by the applicant, and (iii) the adjacency of
the park to the southern outdoor amenity area is a positive feature of the project.

Panel Decision

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

1. Permit the construction of 43 townhouse units at 7260 Lynnwood Drive and 5320,
5340 & 5360 Granville Avenue on a site zoned “Medium Density Townhouses
(RTM3)”; and

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

(a) Reduce the exterior side yard setback from 6 m to 5.2 m for the northeast
building.

(b) Reduce the front yard setback from 6 m to 4.5 m along the south side of the
new east west road.

CARRIED

Date of Next Meeting: October 26, 2016
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5. Adjournment

It was moved and seconded
That the meeting be adjourned at 4:35 p.m.

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
Wednesday, October 12, 2016.

Joe Erceg Rustico Agawin
Chair Auxiliary Committee Clerk

5192042
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., City of
7 Richmond Report to Development Permit Panel

To: Development Permit Panel ' Date: October 4, 2016

From: Wayne Craig File:  DP 15-709934
Director of Development

Re: Application by Citimark-Western Wembley Project Ltd. for a Development Permit
at 4991 No. 5 Road

Staff Recommendation
That a Development Permit be issued which would:

1. Permit the construction of a 109-unit townhouse development at 4991 No. 5 Road on a site
zoned “Medium Density Townhouses (RTM2)”; and

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

a) Reduce the minimum exterior side yard from 6 m to 3.6 m at the southeast corner of the site
and from 6 m to 5.47 m at the southwest corner of the site.

b) Reduce the minimum number of on-site loading spaces from 1 medium size loading
space to nil and reduce the minimum on-site manoeuvring from a large size tractor trailer
truck to a medium size truck.

Ll 4

Wayne Craig X~

Director of ;icjéﬁnent
e
WC:bs

Att.

5129825
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Staff Report
Origin
Citimark-Western Wembley Project Ltd. has applied to the City of Richmond for permission to
develop a 109-unit townhouse development, consisting of 96 three-storey townhouses, 13 two-
storey townhouses and a two-storey amenity building at 4991 No. 5 Road on a site zoned
“Medium Density Townhouses (RTM2)”. The site formerly contained a privately owned
commercial recreation complex. A Servicing Agreement (SA 16- 721381) for frontage

improvements, storm sewer upgrades and sanitary sewer extension is a consideration of
rezoning.

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, existing single-family dwellings fronting onto Dewsbury Drive on lots zoned
Single Detached (RS1/E).

e To the cast, existing single-family dwellings fronting onto No. 5 Road on lots zoned Single
Detached (RS1/E), and across No. 5 Road is a rear lane and Ministry of Transportation and
Infrastructure (MOTTI) right-of-way for BC Highway 91.

e To the south, MOTI right-of-way for BC Highway 91.
e To the west, MOTI right-of-way for BC Highway 99.

Rezoning and Public Hearing Results

Interface Architecture Inc. applied to the City of Richmond in 2011 for permission to rezone
4991 No. 5 Road from the “School & Institutional Use (SI)” zone to the “Medium Density
Townhouses (RTM2)” zone under rezoning application RZ 11-593406. The Public Hearing for
the rezoning of this site was held on November 18, 2013 and the rezoning Bylaw §986 was given
third reading that date. :

The rezoning application anticipated a 108-unit townhouse development, including an amenity
building and a floor area ratio (FAR) of 0.65, reduced 2.2 m rear yard setback and reduced 2.3 m
exterior side yard setback at the southwest edge of the site and 90% tandem parking.

At the Public Hearing, the following concerns about rezoning the property were expressed by the
public:

e Vehicular traffic along No. 5 Road, including speeding, volume, congestion, drivers ignoring
the pedestrian activated crosswalk at McNeely Drive and a request for a signalized traffic
light for the intersection of No. 5 Road and Dewsbury Drive.

¢ Single-family residential rezoning preferred.
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The applicant carefully considered the input they received and submitted a revised proposal in
the subject Development Permit application, including an increase to the setback at the
southwest edge of the site, an increase to the number of side-by-side garages to reduce the
number of parking spaces to be provided in tandem arrangement, while maintaining the
allowed 0.65 FAR density, accommodating one additional townhouse unit and providing
visitor parking in excess of the Zoning bylaw requirement.

City Transportation staff do not have concerns with the revised proposal. City Transportation
staff are reviewing the general area for signalized traffic control need over the next few years,
including a pedestrian activated special crosswalk at the intersection of No. 5 Road and
Dewsbury Road to help pedestrians cross No. 5 Road and to deter speeding. Staff will also
continue to monitor traffic operations along this corridor and make any necessary changes to
the existing roadway line markings and traffic signage to further improve pedestrian safety at
crosswalks. :

Staff Comments

The proposed scheme attached to this report has satisfactorily addressed the significant urban
design issues and other staff comments identified as part of the review of the subject
Development Permit application. In addition, it complies with the intent of the applicable
sections of the Official Community Plan and complies with the “Medium Density Townhouses
(RTM2)” zone except for the zoning variances noted below.

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

1) Reduce the minimum exterior side yard from 6 m to 3.6 m at the southeast corner of the site
and from 6 m to 5.47 m at the southwest corner of the site.

(Staff supports the proposed setback variance as it results from the narrow No. 5 Road
[frontage at the east end of the site, the angled exterior side yard at the west end of the site and
the increased density provided in response to Planning Committee comments through the
rezoning. The proposed exterior side yard varies from 3.6 m at the amenity building, 5.47 m at
the southwest corner of the furthest west building and 29 m at the central outdoor amenity
area. The proposal has been revised since Public Hearing, animating No. 5 Road with a fully
accessible two-storey amenity building and redesigning proposed building 19 with a larger
setback than was identified in the rezoning staff report.)

2) Reduce the minimum number of on-site loading spaces from 1 medium size loading space to
nil and reduce the minimum on-site manoeuvring from a large size tractor trailer truck to a
medium size truck.

(Staff supports the proposed variance as the length of the site results in a site plan that is best
serviced for resident moving needs by accommodating medium size SU-9 manoeuvring
throughout the site instead of limiting loading to a designated space.)

Advisory Design Panel Comments

The Advisory Design Panel supported the design of the project and the design has been
improved by incorporating some of the Design Panel suggested design changes. A copy of the
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relevant excerpt from the Advisory Design Panel Minutes from June 8, 2016 is attached for
reference (Attachment 2). The design response from the applicant is acceptable to staff and has
been included immediately following the specific Design Panel comments and is identified in
‘bold italics’.

Analysis

Conditions of Adjacency

The proposed stepped building heights, siting and orientation of the buildings generally
address the massing of the surrounding residential developments.

A two-storey indoor amenity building is proposed along No. 5 Road. A landscape area will
be provided along the north side of the driveway from No. 5 Road; providing a buffer
between the proposed development and the side of the adjacent single-family property
located at 4951 No. 5 Road.

Along the portion of the east property line adjacent to back yards of neighbouring single-
family homes, the proposed interface includes three-storey building height for five
townhouses with townhouse back yard condition and a 6 m setback. An existing hedge
located on the adjacent property to the east is to be protected and the northeast unit includes a
0.68 m projection into the 6 m setback for a small ground level kitchen bay, which would be
screened by the existing hedge. '

Along the majority of the north property line adjacent to back yards of neighbouring single-
family homes, the proposed interface includes two-storey end units with passive townhouse
side yard condition and a 3 m setback. At the narrow west end of the site, the proposed
interface includes a three-storey building height for four townhouses with townhouse back
yard condition with a 6 m setback.

Three (3) trees and two (2) hedges located on adjacent properties to the north and east are to
be protected with tree protection areas on the subject site and 1.8 m height solid wood
fencing will be provided along the entire length of shared north and east property lines to
provide screening between the development and adjacent rear yards of neighbouring single-
family homes. ,

Along the south property line adjacent to MOTI right-of-way for BC Highways 91 and 99,
the proposed interface includes a landscape buffer and 1.8 m height solid wood fencing to
provide screening and a barrier between the development and adjacent highway lands.
Registration of a legal agreement was secured through the rezoning to ensure that the
landscaping is maintained and not be abandoned or removed.

The proposal includes the construction of sound barrier fencing in the MOTI right-of-way to
the south. The requirement was secured through the rezoning and is being designed and
constructed through a separate agreement with the Ministry of Transportation and
Infrastructure (MOTI).

Urban Design and Site Planning

The proposed site layout provides a pedestrian-oriented streetscape with the indoor amenity
building, tree retention, landscaping, low fencing and pedestrian entry provided on the No. 5
Road frontage.

The proposed site layout includes an indoor amenity building, west and central outdoor
amenity spaces, 109 townhouses in' 19 buildings, a common east-west drive aisle along the
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south edge of the site, seven (7) shorter north-south drive aisles and visitor parking provided
throughout the site.

Front entries for twelve (12) of the buildings are proposed to be accessed from pedestrian
mews. The front entries for the other seven (7) buildings are proposed to be accessed from
the drive aisles.

The development proposal includes one (1) driveway from No. 5 Road.

All units have two (2) vehicle parking spaces in enclosed garages. A total of nine (28) visitor
parking spaces; including two (2) accessible visitor parking spaces, are proposed; which
exceed the minimum bylaw requirements. Both residential and visitor bicycle parking are
provided and are also in compliance with the Zoning Bylaw requirements.

The west and central outdoor amenity spaces benefit from casual surveillance opportunities
and sun exposure. The size and location of the outdoor amenity spaces is appropriate in
providing open landscape and amenity space convenient to all of the units.

Garbage, recycling and organic waste will be collected door to door; with storage space
provided in individual unit garages.

Architectural Form and Character

The architectural style of the proposed townhouses will complement the existing residential
character of the neighbourhood.

The street fronting two-storey 8.2 m tall indoor amenity building along No. 5 Road is
designed with a flat roof and vertical elevator projection treated like a chimney with cultured
stone to minimize its appearance. The modest two-storey massing addresses the existing
single-family character to the north and provides a contemporary architectural character.
Most of the internal buildings along the north property line are designed to present two-
storey end units with a more traditional residential low slope gable roof character to
minimize the apparent height of the buildings and as a transition to the single-family homes
to the north. The furthest west building at the narrow end of the site is designed to present a
four-unit three-storey building with a greater setback to the property line and gable roof with
low gable and shed roof elements to minimize the apparent height of the buildings and as a
transition to the single-family homes to the north.

The proposed mix of materials, colour palette, two colour schemes and combination of
building projections and recesses integrated into the design, provide visual interest and
character for the proposal.

The internal drive aisle character has been enhanced with a mix of single and double width
garage doors, transom windows, areas of cultured stone cladding and planting islands. In
addition, 7 of the 19 buildings have front entries that face the drive aisles.

The proposed building materials (laminated asphalt roof shingles, vinyl and Hardi lap siding,
Hardi panel siding with reveals, Hardi board and batten siding, cultured stone veneer, vinyl
windows, wood trim/post/band/bracket, and metal guard rail) are generally consistent with
the Official Community Plan (OCP) Guidelines and are generally compatible with the single-
family character of the neighbourhood.

Landscape Design and Open Space Design

Tree preservation was reviewed at rezoning stage. Eleven (11) existing on-site trees were
identified for removal. Ten (10) on-site trees were identified for retention (trees #522, 570,
572,574, 575, 576 and tree group #571). Three (3) Japanese maple trees (trees #526, 527 &
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528) were identified for retention and relocation on-site. Subsequent to the tree review at
rezoning, the three (3) Japanese maple trees became infected with disease and now will not
survive transplanting. ,

The Ministry of Transportation and Infrastructure (MOTI) issued a permit to the developer to
remove the invasive 39 trees and underbrush that had established itself in the engineered
highway embankment within the Provincial highway lands immediately south of the site.
Fourteen (14) existing on-site trees on site are identified for removal.

Based on the 2:1 tree replacement ratio goal stated in the Official Community Plan (OCP), 28
replacement trees are required. The applicant is proposing to plant 193 new trees on site.
Three (3) existing off-site trees and two (2) existing off-site hedges located on adjacent
properties to the north and east are to be protected with tree protection areas on the subject
site. Areas of proposed low retaining wall along the north property line will be located
outside of the tree protection zone.

The No. 5 Road streetscape is enhanced with the retention of an existing 26 cm diameter tree
at the southeast corner of the site, planting, low fencing and a pedestrian entry to the site that
connects to pedestrian routes provided throughout the site.

Each unit will have either a front yard accessed from a pedestrian mews, or a private rear
yard. Yards will be fenced and treated with landscaping and an area of patio pavers. Various
hedges, shrubs and ground covers, as well as perennials and grasses, have been selected to
ensure the landscape treatment remains interesting throughout the year.

The outdoor amenity areas include areas that allow for flexible use by children or adults. A
fence enclosed play area for young children includes a covered sandbox and climbing play
equipment with slides, activities, and resilient rubber surfacing. Benches, picnic tables, open
lawn area, landscaping and tree planting are also provided.

A two-storey accessible indoor amenity building is proposed at the entry to the site fronting
No. 5 Road, consistent with the OCP.

The entrance driveway, vicinity of the central outdoor amenity area and drive aisle
intersections will be treated with permeable interlocking pavers for visual interest and site
permeability.

The proposal includes a landscape buffer and 1.8 m height solid wood fence screening along
the south property line adjacent to MOTI right-of-way for BC Highways 91 and 99.

In order to ensure that the proposed landscaping works are completed and trees protected, the
applicant is required to provide a landscape and tree protection security of $539,725 as a
condition of the Development Permit.

The applicant has entered into a contract with a Certified Arborist for the supervision of all
works conducted within or in close proximity to tree protection zones. After construction is
complete, the arborist will submit a post-construction impact assessment to the City for
review. A copy of the contract is on file.

Tree protection fencing is required to be installed as per the Arborist Report
recommendations prior to any construction activities occurring on-site.

Crime Prevention Through Environmental Design

The driveway entry is treated with permeable interlocking pavers; differentiating the private
site from the City's sidewalk public space.
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e Fach unit has either a front yard space or a back yard space with planting area and patio areas
and is separated from neighbouring yards by fencing, identifying the boundaries of the
private yard spaces.

o Unit entries are clearly visible and not deeply recessed. Windows provide natural
surveillance from units to on-site drive aisles and outdoor amenity areas.

Sustainability

e The applicant has agreed to register a legal agreement on title prior to the issuance of the
Development Permit to ensure that the development is designed and constructed to achieve
an EnerGuide rating of 82 and include pre-ducting for solar hot water heating. Detailed
information is required to be included in the Building Permit application.

o A Certified Energy Advisor has confirmed that the proposed townhouses will be designed to
achieve an EnerGuide rating of 82. The report prepared by the Energy Advisor is on file and
will be utilized through the Building Permit review process to ensure these measures are
incorporated in the permit drawings.

e The developer advises that the required EnerGuide rating of 82 would be achieved through
the use of a geothermal ground source system, geoexchange heat pump and electric heating
mechanical equipment located inside each unit along with energy star appliances and low
flow plumbing fixtures.

Accessible Housing '

e The proposed development includes seven (7) convertible units that are 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 wheelchair platform lift at the
stairway.

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

o stairwell hand rails;

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

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

Noise Mitigation

e The proposed site is subject to overhead aircraft noise and highway traffic noise.
Registration of a legal agreement on title was secured through the rezoning to ensure that the
development is designed and constructed in a manner that mitigates potential aircraft noise
and highway traffic noise and ensures the thermal comfort of residents. An acoustic report
was received and is on file. Detailed information is required to be included in the Building
Permit application.

e The required indoor noise and thermal comfort levels are proposed to be achieved through
building envelope upgrades identified in the acoustic report and geothermal ground source
system air conditioning to ensure the comfort of residents during the summer months.

Affordable Housing '
e The developer is participating in the City’s Affordable Housing strategy. A voluntary
contribution of $279,101 was secured through the rezoning.
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Public Art
o The developer is participating in the City’s Public Art program. A voluntary contribution of
$104,663 was secured through the rezoning.

Conclusions

The applicant has satisfactorily addressed staff 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. On this basis, staff recommend
support of this Development Permit application.

Sara Badyal
Planner 2
SB:bs

The following are to be met prior to forwarding this application to Council for approval:
1. Final adoption of Zoning Amendment Bylaw 8986

2. Registration of a restrictive covenant and/or alternative legal agreement(s), to the satisfaction of the City,
securing the owner's commitment to have the proposed development achieving Energuide 82 requirements and
pre-ducted for solar hot water. This covenant and/or legal agreement(s) will include, at minimum, that no
Building Permit will be issued for a building on the subject site unless the building is designed to achieve
Energuide 82 requirements and pre-ducted for solar hot water; and that the owner has provided a professional
report by a Certified Energy Advisor (CEA), to the satisfactory to the Director of Development.

3. Submission of proof 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 10 on-site trees to be retained, and two (2)
hedges and three (3) trees on neighbouring residential properties to be protected. The Contract should include
the scope of work to be undertaken, including: the proposed number of site monitoring inspections (no less
than four), and a provision for the Arborist to submit a post-construction assessment report to the City for
review. Tree protection fencing is to be installed on-site prior to any demolition or construction activities
occurring on-site. The project Arborist has recommended removal of some trees from neighbouring residential
and MOTI property due to poor condition. A tree removal permit application may be submitted to the City for
consideration with written authorization from the owner of the property where the tree is located.

4. Receipt of a Letter-of-Credit for Jandscaping and tree survival in the amount of $539,725.00; Letter-of-Credit
will not be released until the Letter of Assurance from the Landscape Architect confirming that landscaping has
been installed as per Development Permit, as well as the Post Construction Impact Assessment Report from the
Arborist; confirming that the protected trees survived the construction, are reviewed by staff.

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

e Incorporation of features in Building Permit (BP) plans as determined via the Rezoning and/or Development
Permit processes regarding: tree protection, convertible units, aging in place, sustainability, fire suppression
sprinkler systems, private on-site hydrants, and opportunities for fire trucks to turn around on-site.

e  Submission of reports with recommendations prepared by an appropriate registered professional and
incorporation of the identified acoustic and thermal measures in Building Permit (BP) plans.

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

e Ifapplicable, payment of latecomer agreement charges associated with eligible latecomer works.

e  The applicant is required to obtain a Building Permit for any construction hoarding associated with the
proposed development. If construction hoarding is required to temporarily occupy a street, or any part thereof,
or occupy the air space above a street or any part thereof, additional City approvals and associated fees may be
required as part of the Building Permit. For further information on the Building Permit, please contact
Building Approvals Department at 604-276-4285.
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Address: 4991 No. 5 Road

Applicant: _Citimark-Western Wembley Project Ltd. Owner: _Citimark-Western Wembley Project Ltd.

Planning Area(s): East Cambie

I Existing I Proposed
Site Area 19,945.7 m’ 19,945.7 m?
Land Uses Vacant Multi-Family Residential
OCP Designation Neighbourhood Residential Complies
Aircraft Noise Sensitive Area 2. High Aircraft Noise Sensitive Land Uses Complies
Development Policy {except new single family) may be considered P
Flood Construction Level 2.9 m GSC or 0.3 m above crown of road Complies
Zoning Medium Density Townhouses (RTM2) Variances noted below
Number of Units Vacant 109 Townhouses & Amenity building
| Bylaw Requirement | Proposed | Variance
Floor Area Ratio Max. 0.65 0.65 None permitted
Lot Coverage: Building Max. 40% 38%
Non-porous surface Max. 65% 64 % None
Landscaping Min. 25% 25 %
Setbacks: No. 5 Rd (East) Min. 6 m 8m
Interior Side Yard (East) Min. 3 m 53mto6m
Interior Side Yard (North) Min. 3 m 3mto6m Variance Requested:
Exterior Side Yard (South) Min.6 m 3.6mto29m 2.4 m Decrease at Amenity Building
Rear Yard (West) Min. 3 m 7.7mto26 m 0.53 m Decrease at Building 19
Height Max. 12 m (3 storeys) 12 m (3 storeys) None
Lot Size: Width Min. 30 m 84 m (average) None
Depth Min. 35 m 306 m (average)
Parking Spaces: Resident 218 218
Visitor 22 28
Accessible (2) (2) None
Total 240 246
Small Car Parking Spaces Max. 50% - 32% None
Bicycle Parking Class 1 137 149
Class 2 22 22 None
Loading Spaces Medium SU-9 None Variance Requested:
Manoeuvring Large WB-17 Medium SU-9 Providing SU-9 Manoeuvring
Tandem Parking Spaces Max. 50% 37% None
Indoor Amenity Space Min. 100 m? 161 m? None
Outdoor Amenity Space Min. 654 m? 670 m? None
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Attachment 2
Annotated Excerpt from the Minutes from

Advisory Design Panel Meeting
Wednesday, June 8, 2016

2. DP 15-709934  109-unit townhouse development

Architect: Salehi Architect Inc. -
Location: 4991 No. 5 Road

Panel Discussion
Comments from the Panel were as follows:

appreciate the site planning and breaking up of the long and narrow site to create a
community feel; also appreciate the node at the centre; consider further ways for the
proposed development to engage the front street and integrate more with the surrounding
development; also consider integrating public art to enhance the sense of community in the
proposed development; — Considered. Amenity building and landscaping located on very
limited No. 5 Road frontage to animate and enhance the streetscape. Contribution
provided for Public Art.

appreciate the staff comments regarding the possible opportunity for accommodating stacked
closets for future vertical access in the proposed adaptable units; the applicant is encouraged
to consider the potential for accommodating stacked closets; — Considered. Convertible unit
type A revised to accommodate a wheelchair platform lift, which would transport a person
in their wheelchair up the staircase.

ensure that the width of the pocket door in the powder room on the ground floor of the
adaptable units will accommodate a person in wheelchair; also ensure appropriate distance
between the sink and the toilet to allow easy access and use by a person in wheelchair; —
Considered. Accessible washroom provided on the second floor level, main floor powder
room is not large enough to accommodate wheelchair turning.

most washrooms use inward-opening doors; consider replacing with outward-opening doors
which are safer to use by older persons; — Incorporated.

appreciate the site planning for the proposed development which maximizes sun exposure on
both sides of the units throughout most of the development; — Noted.

consider design development to differentiate the intersections of the main east-west internal
driveway with each of the north-south drive aisles to assist in wayfinding, e.g. through
introducing landscaping and/or articulation of end conditions of north-south drive aisles;
appropriate use of colour schemes for townhouse units will also facilitate wayfinding; —
Permeable pavers incorporated at intersections.

appreciate the central amenity area which provides a neighbourhood atmosphere; however,
the space for proposed park/outdoor activity area at the western end of the subject site
appears tight due to proposed plantings in the area; consider eliminating the park and
introduce a cul-de-sac to provide more usable open space for residents; — Considered.

5129825
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Outdoor amenity area retained and enhanced at the west end of the site for resident
amenity and required tree protection area.

overall, the proposed development is successful and creates a good neighbourhood feel in a
challenging site; — Noted.

the proposed development appears quite dense at 0.65 FAR; nice job accommodating the
density; orientation of the internal drive aisles within the site is appropriate as it brings
additional daylighting to the townhouse units; — Noted.

townhouse blocks with central pedestrian mews are more successful than those with.
adjoining backyards; townhouse blocks without mews in the center do not provide a clear
demarcation for pedestrian circulation along the north-south internal drive aisles; —
Considered. Central mews retained to provide a variety of units in the development. The
dead end drive aisle ends are relatively short, expected to experience low traffic and
highlighted with areas of permeable pavers at both ends, which will enhance wayfinding
and the pedestrian experience.

consider opportunities for improvements at the intersections of the main internal driveway
with the internal drive aisles; consider introducing a small cluster of trees at the end of the
internal drive aisles to enhance the buffering for the townhouse units and create a visual
destination; — Trees, hedges and shrubs added to enhance drive aisle ends.

applicant needs to provide more details on how the proposed colour schemes are to be
applied/distributed in the proposed development; consider adding a third colour scheme, even
a subtle variation to the proposed two colour schemes, due to the size of the proposed
development; — Considered. Two colour schemes are proposed throughout the project,
highlighting different zones from east to west.

overall, the proposed development is successful and the proposed density is appropriate for
the subject site; — Noted.

appreciate the proposed sustainability features of the project; also appreciate the proposed
geothermal ground source heat pump system; applicant is advised to be aware of the
challenges of the proposed system, e.g. location of boreholes and need for a mechanical
closet in each unit; — Noted.

applicant is advised to use the correct terminologies in the project’s design rationale report
submitted to the Panel; should use the terms “geoexchange heat pump with electric heating”,
“energy star appliances” and “low flow fixtures” to accurately describe the proposed
sustainability features and building energy performance of the project; — Incorporated.

two colour schemes are adequate for the proposed development; applicant needs to consider
rhythm and pattern as the motorist/pedestrian enters the main internal driveway; —
Incorporated.

appreciate the applicant providing seven convertible units; provision for future chairlifts in
convertible units is a more efficient universal design feature; — Refer to comment above.

the proposed geoexchange heating system is a significant contribution to the project;
proximity of the townhouse buildings to Highway 91 is not a concern if the applicant
complies with the recommendations of the acoustic report; — Noted.
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use of permeable pavers in the proposed development is more generous than the typical
townhouse development; appreciate the provision of pedestrian circulation points, e.g.
sidewalks along the sides of the driveway and walkways along the mews; — Noted.

appreciate the proposed amenity building which has a different architectural style than the
rest of the project; — Noted.

proposed pocket park adjacent to No. 5 Road will have limited use; consider eliminating the
pocket park and introduce two layby spaces for picking up mails; the proposed move will
eliminate two parking spaces to the left of the amenity space and increase the outdoor/patio
space for the amenity building; — Considered. Visitor parking is provided adjacent to
amenity building with mailboxes and further away from the arterial No. 5 Road,
Landscaping along the driveway provides screening to the adjacent single-family home
and enhances the streetscape.

appreciate the corner windows; review the details on the diagonal elements which are not
consistent with the geometry of the proposed architecture; — Considered. The diagonal
elements are provided as architectural features and to reduce the apparent mass of the
building with lowered gable ends.

concerned with Unit 109 in Building 19 which is very close to the face of the wall of
Highway 91; consider turning/angling the windows of the unit away from the highway; —
Considered. The retaining wall is lower than depicted in the model, approximately 2 feet
below the main floor, acoustic attenuation will be provided and the sethack was increased
Jfrom the previous rezoning application scheme.

Building 19 is a tall building and its windows are overlooking the neighbours; consider
introducing appropriate landscaping to address overlook issues; — Taller trees were added to
enhance screening. Building 19 has 4 units that are oriented with north and south views
and a greater 6 m sethack from the shared north property line. The number of units with
north facing views was reduced to 4 units from the 8 units proposed through the previous
rezoning application scheme.

support the comment to consider replacing the pocket park at the entrance to the site with
laybys; — Refer to comment above.

appreciate the proposed amount of unit pavers but applicant needs to ensure consistency of
use on the site; support the comment to accentuate the internal drive aisles intersections by
introducing unit pavers in each intersection to differentiate each intersection and facilitate
wayfinding; — Refer to comment above.

review the spacing in the proposed planting for the project; plant spacing information needs
to be added in the plant list; support high density planting as it adds visual value to the
project; — Plant spacing added to plant list and specified to provide adequate coverage of
evergreen groundcover for year round visual interest.

review proposed use and location of porous asphalt as it has maintenance requirements over
time; consider replacing with permeable pavers, which are successful over time; —
Considered. Porous asphalt reviewed with civil Engineer and contractors and provided to
enhance permeability in low traffic parking areas. Permeable pavers reserved for more
visually dominant drive aisle areas.
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consider enhancing the landscaping at the drive aisle ends to provide relief to the long rows
of garages; appreciate the proposed planting between townhouse garages; — Refer to
comment above.

support the comment to review the proposed park/activity space at the western end of the
subject site; consider how to make the space more usable for the whole development, e.g. by
introducing appropriate landscaping treatment to make it more welcoming and not read as a
side yard to Unit 109 in Building 19; — Enhanced with picnic table area, benches and entry
trellis.

the central amenity area needs further design development; review the choice of play
equipment; consider enhancing the buffering for the adjacent townhouse units to address
privacy issues; — Tree placement revised for screening. Play equipment includes covered
area, stairs, activities and slide.

proposed plant palette is suitable for the proposed development; however, (i) ensure right soil
condition and species for honey locust trees to prevent maintenance issues and (ii) ensure
appropriate scale for the proposed horse chestnut trees which can grow into massive trees;
and — Soil specifications are included in the landscape plan and Red Horse Chestnut tree
species chosen is smaller, does not bear nuts and will feature pink to red flowers.

appreciate the proposed'sidewalk through the proposed development — Noted.

Panel Decision

It was moved and seconded

That DP 15-709934 be supported to move forward to the Development Permit Panel subject to
the applicant giving consideration to the comments of the Advisory Design Panel.

CARRIED



e City of
¥ Richmond Development Permit

No. DP 15-709934

To the Holder: CITIMARK-WESTERN WEMBLEY PROJECT LTD.
Property Address: 4991 NO. 5 ROAD
Address: C/O REZA SALEHI

SALEHI ARCHITECT INC.
2030 MARINE DRIVE, UNIT 433
NORTH VANCOUVER, BC V7P 1V7

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 minimum exterior side yard from 6 m to 3.6 m at the southeast corner of the
site and from 6 m to 5.47 m at the southwest corner of the site.

b) Reduce the minimum number of on-site loading spaces from 1 medium size loading
space to nil and reduce the minimum on-site manoeuvring from a large size tractor
trailer truck to a medium size truck.

4, Subiject to Section 692 of the Local Government Act, R.S.B.C.: buildings and structures;
off-street parking and loading facilities; roads and parking areas; and landscaping and
screening shall be constructed generally in accordance with Plans #1 to #36 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
$539,725.00 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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Development Permit
No. DP 15-709934

To the Holder: CITIMARK-WESTERN WEMBLEY PROJECT LTD.
Property Address: 4991 NO. 5 ROAD
Address: C/O REZA SALEHI

SALEHI ARCHITECT INC.
2030 MARINE DRIVE, UNIT 433
NORTH VANCOUVER, BC V7P 1V7

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

This Permit is not a Building Permit.

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

MAYOR
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Notes:

Variances included to:

o reduce exterior side (south) yard from 6 m to 3.6 m at amenity building and 5.47 m at southwest corner of site as per DP plans
o reduce loading from 1 medium loading space and manoeuvring for large tractor trailer truck to manoeuvring for medium truck

2 accessible parking spaces.
7 convertible townhouse units.

Aging in place features in all townhouse units.
Existing tree and hedge protection as per Tree Management DP Plan. 10 trees required to be protected on-site. 5 trees and 2 hedges
on neighbouring properties to north and east required to be protected on-site. Tree protective fencing and contract for Certified
Arborist supervision required. Trees on MOTT highway lands to be removed via separate permit issued by MOTL

Notes (cont.):

e Development is required to be designed and constructed to meet EnerGuide 82 criteria for energy efﬁciehcy and all dwellings are to

be pre-ducted for solar hot water heating, as per legal agreement.
¢ Development is required to be designed and constructed to meet indoor acoustic and thermal criteria as per legal agreement,
*  Development is required to construct Highway landscape buffer on-site as per legal agreement.
e Retaining walls are not permitted in right-of-way areas or tree protection zones without prior written approval from the City.
e Off-site works via separate required Servicing Agreement for frontage improvements, storm & sanitary sewer upgrades.
*  Acoustic barrier required to be constructed on MOTT highway lands via separate permit issued by MOTI,
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PARCEL [D: 006-160-859 39 | B 63.45 5934 59.34 182 34.09 6.97 7.33 281 3.00 12713 | 4958.20
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LOT SIZE: 214,693 sf = 4.93 ACRES [19,945.70 m2] PARKING REQUIRED: 2~g /2 %ﬁ?#;lgfulﬁlﬂg |Visitor spaces: 109x02 =22 | % o 5@ ] =YY Y w5 T o o) T T R CORP.
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PARKING PROVIDED: 6x Al 6 |12 5 | H &3 52.18 5951 17469 38.60 237 10 - 525 | 11847 | 59235
TARGET ZONING PROJECT SPECIFICS (PROPOSED) 1x A2 1 2 1 |H1| eo7s 5537 60.63 17672 3964 534 9.01 0.99 567 | 11613 | 11613 PROJECT NO. (2-15
DENSITY: MAX FAR = 0.65 38xB 9 | 39 |78 = o
+0.10 FAR (for AMENITY) PROPOSED FAR = 0.65 = 139,507.90 sf[12,965.42 m2] 28xC _ Jzstdtand| 56 | — |56 s PROJEGT ¢
214,693 X 0.65 = 139,550 [12,964.67 m2} 142 x: 2 st(; t:nd 244 : 2; meg% 0812 _ 6267 16179 ° o
LOT COVERAGE: 40% MAX 37.26 % (7,411.88 / 19,945.70 m2) x std,1 sm Us
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AT ROAD (E) 18.69 1t]6 m] MIN. 26.24 t[8.0 m] - EAST AT NO.5 ROAD 1xH1 12 ;?g:'agﬁDRgéD,
YARD (E) L 19.69 ft[6 m] - EAST PROPERTY LINE Total: 69 |218 » BC.
YARD (N) 9.84 ft [3 m] MIN. 9.84 ft[3.0 m] & 19.69 ft[6 m] - [Visitors: | — 4 J28] UNIT AREA CALCULATION (SQ;: ;';)vsmﬂ S
NORTH INTERIOR LOT LINE SMALL CARRATIO: | LESS THAN 50% 69 SPACES = 31.65 % NS | TYPE | AREA(50. | AREA{Sa.7) | ARea (307 | ANEA (57 | EXEMF.(sr) | EXEnF.(sar) | (DCHE | BUENP | BENe o PR (SRR DRAWING TITLE :
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17.95 ft[5.47 m] - (BLOCK 19) H/C SPACES: REQUIRED:2  PROVIDED: 2 6 | A1] 10z - 809 1,925 37050 38 55 - 5050 | 1402 8,412
ARKING: CLASS 1: 125/ UNIT 1 A2 644.50 567.50 629.50 1,867 405 60 98 9.60 M 1,253.40 1,253.40 SITE PLAN
BICYCLE PARKING: 12 i} Unit A[A1[A2| B|C|DIE|G|H |HITOTAL 3 | B 683 63850 | 638.50 1960 67 7 7950 2810 a2 1,366.40| 53,367.60
109x1.25 = 137 bikes Classth [14]12 | — |~ [28]24} 8 |12 /10— | 108 28 | ¢ 654 555 544 1,903 504 % ) 13.60 2 |1183.40| 3313520
CLASS 2:02/ L_JNIT Classtv | —|~ | 1}39|— |- |- |- |- |1] 4 12 [p| s8 547.50 50 | 175550 500 5250 6750 | 4010 | 4250 |1.05290| 1263480
YARD PROJECTIONS: 109x 0.2 = 22 bikes Class2 | —|~|—=|=-|=|=-]=]=]=[-1 2 4 | E 797 659 726 2182 a7 ) 107.60 - 55 152940  6,117.60 SEAL
BALCONY/PORCH (4 X UNIT C) 556" X 110" [1.68 X 3.53M} | AMENITY SPACE: INDOOR: . MIN. 100 m2 . s o | o2 0950 | eesso | 1627 750 72 %60 | 800 2 |121780] 780740 P L A N
OUTDOOR: MIN 654 m2 (6 /UNIT)| INDOOR AMENITY BUILDING: 1703.74 5f[158.34 m2] s TH| ee o150 | w0 | 1880 550 =50 107.60 N 5650 |1.27450] 637450
MAIN FLOOR (UNIT A1) (UNIT A1) -2'2.5" X 106" [0.67 X 3.20M] OUTDOOR AMENITY SPACE: 1jH] e 5% 65260 | 190260 | 42650 57.50 2 1080 o1 1250 1250 # 1
109 139,533.50
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ELEC.ROO #10.6m] MAX. SIDEREAR { ) ! ! POCKET PARK AT ENTRY: 2,657 sf [247 m2] meg:;‘é 1,066.50 - 67433 | 1,740.83 0 0
: - TOTAL OUTDOOR AMENITY: 7,515,24 51[698.51 m2 054 .
BUILDING HEIGHT: |38.37 ft[12 m] / 3-STOREY 39.37 ft[12 m]/ TO ROOF PEAK I 1 SITEAREA 214,693 (SQF) DATE: 0512:2015 | DRAWN: Ks.
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