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  Agenda 
   

 

 

Development Permit Panel  
Electronic Meeting 

 
Council Chambers, City Hall 

6911 No. 3 Road 

Thursday, November 16, 2023 
3:30 p.m. 

 

 

 MINUTES 

 Motion to adopt the minutes of the Development Permit Panel meeting held on October 

25, 2023. 

  

 

1. DEVELOPMENT PERMIT 18-824566 
 (REDMS No. 7423144) 

 APPLICANT: SNC Lavalin Inc. 

 PROPERTY LOCATION: 12700 and 12800 Rice Mill Road and 12280 and 12300 No. 5 

Road 

 
Director’s Recommendations 

 That a Development Permit be issued at 12700 and 12800 Rice Mill Road and 12280 

and 12300 No. 5 Road for works related to the redevelopment of the existing BC Ferries 

Fleet Maintenance Unit and future subdivision on a site that is designated as an 

Environmentally Sensitive Area. 
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2. DEVELOPMENT PERMIT 22-013200 
 (REDMS No. 7386050) 

 APPLICANT: Oval 1 Holdings Ltd. 

 PROPERTY LOCATION: 6011 River Road 

 
Director’s Recommendations 

 That a Development Permit be issued which would: 

 1. permit the construction of 368 residential units in three 13-storey high-rise multi-

family apartment buildings at 6011 River Road on a site zoned “High Rise 

Apartment and Olympic Oval (ZMU4) – Oval Village (City Centre)”; and 

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

  (a) increase the maximum permitted number of Class 1 bicycle storage spaces in 

a bicycle room from 40 to 70 when located in family-sized bicycle storage 

lockers. 

  

 

3. New Business 

 

4. Date of Next Meeting: November 29, 2023 

 

 ADJOURNMENT 

 

□ 



Time: 

Place: 

City of 
Richmond 

Development Permit Panel 
Wednesday, October 25, 2023 

3:30 p.m. 

Remote (Zoom) Meeting 

Minutes 

Present: John Irving, General Manager, Engineering and Public Works, Acting Chair 
Milton Chan, Director, Engineering 
James Cooper, Director, Building Approvals 

The meeting was called to order at 3:30 p.m. 

MINUTES 

It was moved and seconded 
That the minutes of the meeting of the Development Permit Panel held on October 12, 
2023 be adopted. 

CARRIED 

1. DEVELOPMENT PERMIT 17-790086 
(REDMS No. 6165570) 

7427286 

APPLICANT: Jhujar Construction Ltd. 

PROPERTY LOCATION: 9291 and 9311/9331 No. 2 Road 

INTENT OF PERMIT: 

Permit the construction of 12 townhouse units and one secondary suite at 9291 and 
9311/9331 No. 2 Road on a site zoned "Low Density Townhouses (RTL4)" with vehicle 
access provided via 9211 No. 2 Road. 

Applicant's Comments 

Zubin Billimoria, DF Architecture, with the aid of a visual presentation (attached to and 
forming part of these minutes as Schedule 1), provided background information on the 
proposed development, highlighting the following: 

l. 
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Development Permit Panel 
Wednesday, October 25, 2023 

the proposed development includes 12 townhouse units in five buildings separated by 
a north-south internal drive aisle; 

the heights of the two front buildings along No. 2 Road step down from three-storeys 
to two-storeys along the side property lines to provide an appropriate interface with 
adjacent residential developments; 

two-storey rear units are proposed along the west property line adjacent to single
family homes; 

the proposal includes two convertible units and one secondary suite; 

the proposed vehicle access to the subject site is through the driveway of the adjacent 
townhouse development to the north (9211 No. 2 Road), which has an existing 
Statutory Right-of-Way registered over its drive aisle to provide shared vehicle 
access to the subject site; 

a garbage, recycling and organic waste enclosure is incorporated into Building 1 at 
the northwest comer of the subject site; 

a centrally located common outdoor amenity space is provided for the subject site; 

a walkway is proposed from No. 2 Road to provide direct pedestrian access to the 
internal drive aisle through the common outdoor amenity space; 

grade changes are proposed along the edges of the subject site to provide an 
appropriate interface with existing residential developments; however, there will be 
no grade changes along the west property line and on the southeast comer to protect 
trees identified for retention; and 

the proposed architectural sty le and materials palette fit well with the neighbourhood 
context and provide visual interest. 

Joseph Fry, Hapa Collaborative, briefed the Panel on the main landscaping features of the 
project, noting that (i) fencing, planting, and retaining walls are proposed to differentiate 
private and public areas in the subject site and to provide privacy to adjacent residential 
developments, (ii) drought tolerant planting is proposed, (iii) the existing grade is 
maintained along the Statutory Right-of-Way on the west property line and on the 
southwest corner to provide an appropriate interface with the adjacent single-family 
homes and to protect existing trees identified for retention, and (iv) the significant English 
Oak tree located on the No. 2 Road frontage will be retained and protected and amenity 
features will be incorporated around the tree and integrated with the proposed children's 
play area. 

2. 
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Staff Comments 

Development Permit Panel 
Wednesday, October 25, 2023 

Joshua Reis, Acting Director, Development, noted that (i) the development includes two 
convertible units and one ground level secondary suite, (ii) the proposed buildings have 
been designed to comply with the BC Energy Step Code Level 3 with Low Carbon Energy 
System, (iii) there is a Servicing Agreement associated with the project for utility and 
servicing connections and frontage improvements along the No. 2 Road frontage, and (iv) 
the applicant has taken significant measures to retain the English Oak tree along No. 2 
Road. 

Panel Discussion 

In reply to queries from the Panel, the applicant noted that (i) there is a grade change from 
the finished floor elevation of the rear units to the west property line and retaining walls 
are proposed in the backyards of these units, (ii) the proposed garbage, recycling and 
organic waste station is fully enclosed with a roof on top and is integrated with Building 1, 
(iii) there is a fire separation wall between the garbage, recycling and organic waste 
enclosure and Unit A of Building 1, (iii) the solid wood fence along the north property 
line will provide screening for the garbage, recycling and organic waste enclosure, (iv) 
there is adequate manoeuvring space for the garbage truck along the internal drive aisles 
on the subject site and on the adjacent townhouse development to the no1th, (v) a new fire 
hydrant along the internal drive aisle will be installed in addition to the existing fire 
hydrant in front of the entrance to the pedestrian walkway along No. 2 Road, and (vi) the 
project's Fire Truck Access Plan has been submitted to the City's Fire Department. 

Gallery Comments 

Winton Lo, 9211 No. 2 Road, stated that he is a member of the strata council of the 
neighbouring townhouse development to the north and expressed concern regarding (i) the 
shared use of their drive aisle with the proposed development to the south, (ii) the legal 
fees with respect to the proposed legal agreement on the shared use of the drive aisles and 
cost sharing for their maintenance, and (iii) gaps in communication between the two 
parties to the proposed agreement. 

Jas Johal, Project Manager, accompanied by Satnam Johal, Owner, noted that their legal 
counsel had communicated with the neighbouring strata several times as per the City's 
advice to discuss the shared use of the drive aisles with the neighbouring strata and will 
continue to work with the neighbouring strata. 

Rajan Cheema, 9211 No. 2 Road, stated that he is a member of the neighbouring strata 
council and expressed concern regarding (i) funding for the legal fees incurred by their 
strata council, (ii) the safety of children playing as a result of the shared use of the drive 
aisles, and (iii) the rationale for the proposed development not having their own driveway 
access to/from No. 2 Road. 

3. 
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Development Permit Panel 
Wednesday, October 25, 2023 

In reply to the concern of Mr. Cheema regarding the shared use of the driveway at 9211 
No. 2 Road with the proposed development, Mr. Reis noted that (i) it is City policy to 
reduce the number of driveway access to major arterial roads in order to lessen the number 
of vehicular conflict points along the City's arterial roads, (ii) at the time of rezoning for 
the property at 9211 No. 2 Road, a Statutory Right-of-Way was registered that would 
grant vehicle access to the subject site, (iii) the SRW was registered on the common 
property and individual titles of all the units at 9211 No. 2 Road, (iv) the shared use for 
the drive aisles was envisioned at time of rezoning of the subject property and the property 
at 9211 No. 2 Road, and (v) the City's Transportation Department has reviewed the 
proposed development and noted that the drive aisle at 9211 No. 2 Road is sufficient for 
shared use and safe for two-way vehicle traffic. 

Further discussion ensued regarding the impact of shared driveway access for the adjacent 
property to the north at 9211 No. 2 Road with the proposed development and as a result 
of the discussion, staff were advised to refer Mr. Cheema to the City's Transportation staff 
for a more detailed response. 

Correspondence 

Yatsun Chan, 9326 Laka Drive (Schedule 2) 

In reply to Mr. Chan's concern regarding the excessive height and growth of trees along 
the west property line of the subject site that encroach into their backyard, Mr. Reis noted 
that the hedgerow along the shared property line has been identified for retention and 
protection and its maintenance is a shared responsibility of the developer of the proposed 
development and the owners of the adjacent properties to the west. 

Francis Chan, 9211 No. 2 Road (Schedule 3) 

Mr. Reis noted that the concerns expressed by Mr. Chan have already been discussed in 
the meeting. 

Rajam Cheema, 9211 No. 2 Road (Schedule 4) 

Mr. Reis noted that the letter from Mr. Cheema was a request to delegate at the Panel's 
meeting. 

Panel Discussion 

The Panel expressed support for the proposal, noting that (i) the design of the project is 
well thought out, (ii) the form and character of the project fit well with the neighbourhood, 
and (iii) the applicant's efforts to provide appropriate interface with adjacent 
developments through site grading are appreciated. 

In addition, the Panel encouraged the applicant and the neighbouring strata to continue 
with their negotiations for a legal agreement on the shared use of driveways. Also, the 
Panel noted that the applicant needs to ensure that the proposed heat pumps are 
appropriately located to avoid potential noise pollution. 

4. 



Panel Decision 

Development Permit Panel 
Wednesday, October 25, 2023 

It was moved and seconded 
That a Development Permit be issued which would permit the construction of 12 
townhouse units and one secondary suite at 9291 and 9311/9331 No. 2 Road on a site 
zoned "Low Density Townhouses (RTL4)" with vehicle access provided via 9211 No. 2 
Road. 

CARRIED 

2. New Business 

None. 

3. Date of Next Meeting: November 16, 2023 

ADJOURNMENT 

It was moved and seconded 
That the meeting adjourn (4:12 p.m.). 

John Irving 
Acting Chair 

7427286 

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 25, 2023. 

Rustico Agawin 
Committee Clerk 

5. 



TOWNHOUSE DEVELOPMENT 
CIVIC ADDRESS: 9291 & 9311 NO. 2 ROAD, RICHMOND B.C. 

TABLE OF CONTENTS 
A-001 COVER SHEET 
A-100 SITE PLAN 
A-101 VEHICULAR ACCESS 
A-102 CONTEXT PLAN 
A-201 RENDERINGS 
A-301 - A-310 BUILDING ELEVATIONS 
A-401 MA TERI AL BOARD 
A-501 - A-509 BUILDING FLOOR PLANS 

PROJECT DRIECTOR Y: 

ARCHITECTURAi .: 

DF ARCHITECTURE INC. 
1205 -4871 SHELL ROAD, 
RICHMOND, B.C. V6X 3Z6 
CONTACT: JESSIE ARORA 
T 604 284 5194 
jessie@dforchitecture.co 
infol!ldfarchitecture.co 

ABaQRfil_ 

ARBOTECH (AGL GROUP) 
6286 203 SlREET A 125, 
LANGLEY T'M', BC V2Y 3S1 
604 275 3484 

~ 

ALPHA TEC ENERGY INC. 
201 -275 2ND SlREET W, 
NORTI-1 VANCOUVER, BC V7M1C9 
604 771 5886 

~ 

HAPA 
Landscape Architecture 
Urban Design 
403 - 375 West Fifth Avenue 
Vancouver BC, V5Y 1J6 
604 909 4150 
hopacobo.com 

m1L;_ 

Core Concept Consulting Ltd. 
Landscape Architecture 
Urban Design 
220 -2639 vinking Woy, 
Richmond BC, V6V 387 
604 249 5041 
coreconceptconsulting.com 

~ 

BROWN SlRACHAN ASSOCIATES 
1020 MAINLAND SlREET, 
VANCOUVER, BC V6B2T5 
604 689 0514 

SUBJECT SITE 

LEGAL DESCRIPTION: 1) NORTI-1 HALF LOT 17 EXCEPT: PART SUBDIVIDED BY PLAN 60236; 

Schedule 1 to the Minutes of the 
Development Permit Panel 
meeting held on Wednesday, 
October 25, 2023 
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RANGE 7 WEST NEW WESTMINSTER DISlRICT PLAN 1353 

• 
~ 
20U-lo-oJo <: M'~tsUNMClN,OltOPP 

JOll-09-11 r DI' 11-N 

20ll-OJ•ll(O,~SICN 

JOU-0.J-Jl O .. l!tslJIIWUIOII 

zon.-11-~c ~l/9MIUl0/0.oJltll'HJP'CQMl.lOff~ 

2021-10--ft 11 !ol/llOPSSIOI-I ,v,,. ~_i:,,,,1 .. 1,.,._, 
nn-o ... zo • DI' lttsu9UISS.,,., 

I 

df 
»o-101!!1$18HEil8RIDOEtNAY 

ftlCHYONO 8RITI8HCO\.UMSi..-. 

C,.HAOA. ~211W 
TtllCM11&4-a1!MFIII04Sl~SUt 

lnfoOdf•,vhlt•cihrre.oc• 

12 UNIT TOWNHOUSE DEVELOPMENT 
1291 & 1311 NO. 2 RD, 
RICHMOND, a.c. 

SATNAMJOHAL 

COVERSHEET 

A-001 H 



---------

~ -
\~~02/ 

SITE PLAN 
A-100 

---+---------------;::;-,:;- -------------------.r,lc'c~~~-11 
''""''i -11· I 

, ~ --! ~J 
1 A-401/ 
I .· 

I ' 
I i 
I • 
I 
I 

.... t:;.,~ 
I: : 
I: : 
i I I 

I: 
i I 

TOTAL CONVERTIBLE UNITS PROPOSED : 2 (UNIT D1- BUILDINGS 4 &: 5) 

10'-0" 

5'-0" 20'-0" 

NOTE: I 
lHIS OEVELOPj'ENT IS NOT DESIGNED TO ALLOW FOR OOOR TO DOOR GARBAGE AND RECYCLING 
PICK-UP fACltlTY. 

0 LG ARU~OJ6GSS5 HEAT PUMP. 

I 

~ 
i 
i 
i 
i 
i 
i 
i 

i 
i 
i 
i 
i 
i 
i 
i 
i 
i 
i 

oi 
<l: b 
~ ~ 

"'"'""""' N ~ 
- ~ 

0~ 
Z, 

I 
i 
j 

i 

i 
i 
i 
i 
i 
(_ 
I~ 
i~ 

~i 
i 
i 
i 
i 
i 
i 
i 

LEGEND : 

LA - lANDSCAPE 

PMT - PAO ~OUNTED THERMOSTAT 

H - FIRE HYDRANT 

~ 
::ZDZl-10-DJG »---.. , 
~-IJF DP.-OWWIS50t 

20lJ-o?-?I[ DPIIUW1115WI 

102J-Cll-1l D Clfl ~[5UIUISSl0U 

;N)2J-11- C -SIO'I .IITtll - CQ&IDffS 

lllzt-1g.....ogt!;lj•IS$01•~AOl'..Dl"17-1-I 

:uu2-01- 20•0,11~m.1011 

! 

ARdt Utnc 
l5fl-10Q51!iHELUIRIOGEWr.V 

RJCl-4MOND.8RlTt9HCOL~B1,1, 

T1~l002:IM~1M r!GCMl2&il•51J1 

1riroOdla,ehh1ctur1.c• 

12 UNIT TOWNHOUU DEVELOPMENT 
1291 ll 1311 NO. 2 RO, 
RICHMOND, a.c. 

SA THAM JOHAL 

~ 
~ 
SHIITTIIU 

SITE PLAN 



VEHICULAR 
ACCESS 

________ PEDESTRIAN 

ACCESS 

O') 

CONTEXT PLAN 
A-101 

I 
I 
I 

T 
/ 

/ 

' \ 

ex 
(\ 

0 

NOTES: 

~ 
Jf.U--10-U G DI' !'UI.CI~ l'tlll Cl'r 

lDU--Ur C!'!'CSt.e~ 

lDll-01-211( D!'!'Ul.AIIIISSCW 

IMJ-Ol-V O t:PilC$l.lllll!iSIOO 

2022--,1-0,c IICS"41~»Tlll,O,tOWDnS 
20Z2-ID-<N, 9 ~· ro~ __ 111'17-NOOH 

1on-ot-JIIII A ll"IIDUIIIIS-SIJU 

I 

df 
~-lU~l 5HWBP10GE WAV 

RICHMOHO ORITISHCOLUMIR,. 

CA~°'\IOK:nw 
Tf804llM-51Qlf(mlll~-5\31 
lnloOdf•1chJ1eolun.c;a 

1Z UNIT TOWNHOUSE DEVELOPMENT 
9291 & 9311 110.1 RO, 
RICHMOND, B.C. 

SATNAM JOHAL 

"'""'"ft""''""'"' 

. 
'"' 
' 

5Hu;l"fflU.. 

-

VEHICULAR ACCESS 

A-101 H 



SQlITTIEAST VIEW 

NEIGHBORING SINGLE FAMILY RESIDEN1IAL (SOUTH) 

VIEW OPPOSIIT TO SITE (SOUTHEAST) STREETSCAPE AT N0.2 ROAD 

NOTES: 

~ 
,OU-,e>-oj C Ill' II.G\8,llnl0N H ... °"' 
M%J-OI- I? r w u sua1m1011 

702l-aJ-!tCDPll~:s.510N 

2Q1l•M•J7 D DI' Jl£SIAIIISSIOII 

2'11:z:!-11-w <: ,..,.....= N'lD! - cooouom 
2'1ll.l-lCJ-0, I ~\IIIIIISS101!foi.-_l)O'l7•1'100H 

lOZJH16,•JUA IJl'l'a,Jll!~IQH 

I 

df 
J!(MCUIIIHELUlfllDCEWAY 

Rl~O l!RlnSHC0Ll.MBIA 

CANAD" WX2W9 

T(IIIM\ZH-St!N f(&G021M-5U1 

JnloOdh1rohf1•c1ur•.o• 

12 UNIT TOWNHOUSE DEVELOPMENT 
9Z91 & 9311 NO. 2 RD, 
~ICHMOND, B.C. 

SATNAM JOHAL 

CONTEXT PHOTOS 

A-102 H 



@3D RENDERING 
Mi02 

NOTES: 

~ 
lCl.2.l-10,.0.JG llf'll£'l1.81,ffflilOl/nlllCll'f' 

10.0-n-1:, r 11P11auawas10W 

l0%J--07-Z,[Of' .. ~IDN 

102J-03-l7DIPll~ION 

M:Z:!-11--of ~ !IDUIM-.S0.11 ff1UI l4f' OOIWEffl'S 

20u-•o--oa I WllllnltlllrQIIADf'~•?-l'IIU)tl 

~22-H-20 -"- DP/ICSIO,IIS'.;1011 

! 

df 
l!o0-108!>1SHEU.S"1DGEWAY 

R!CH'i!OHO BRITISHCOLUM8t.,, 

T(00-11Zk-51').IS:-f004t26'•51J1 

lnf11GdfarchlT•11tur•.~• 

12 UNIT TOWNHOUSE DEVELOPMENT 
1291 & 9311 NO. 2 RO, 
RICHMOND, B.C. 

SATNAM JOHAL 

RENDERINGS 

A-201 



-301 

HIGHEST POINT Of ROOf 

f 
U/SO.RO!ll' lRUS~ 

e 

oJ 

10P OF" SUB-Fl.OCR 
5.8 ~~ Fl.OCR ___ _ 

[

U/S <JF FI.OORJOSTS-
MNN FlOOR 

E 
. 
~ 

T.O. CONCRrn: rue 
~ L~-~~--

2.0lm AVERAGE GRADE 

SEE S11E GRADING PLAN FOR 
AVG. Cl'AOE CALCUV.l!ON 

EAST ELEVATION 

BUILDING #1: 

BUILDING #2: 

BUILDING #3: 

BUILDING #4: 

BUILDING #5: 

SITE 

- - - -
I i 

1~·(----Uf,I IT A- --- ).-\(----; 

AVERAGE GRADE CALCULATION 

CORNER GRADES AVG 

NW 2.D2m, NE 2.18, SE 2.23m, SW 2.02m 2.11m 

NW 1.06m, NE 2.25m, SE 2.21m, SW 1.35m 1.72m 

NW 1.20m, NE 2.24m, SE 2.25m, SW 1.J6m 1.76m 

NW 2.18m, NE 2.39m, SE 2.44m, SW 2.20m 2.30m 

NW 2.21m, NE 2.36m, SE 2.43m, SW 2.21m 2.30m 

NW 1.67m, NE 2.29m, SE 2.38m, SW 1.09m 1.86m 

AVERAGE SITE GRADE 2.Dlm 

i 

>I 
A',{RAG£ GRADE -
SEE Sil[ GRAOING PL.OH FOR 
AVC. GRADE CALCULAn~ 

i 

SCHEDULE OF FINISHES 

CD 
® 

0 
0 
© 

ASHPHAL T SHINGLE ROOFING 

PREflNISHEO ALUMINUM GUTTER ON 
2x10 WOOD FASCIA 
ICM,l,U&l,llilOCll[11H-2D"Mm" 

STUCCO SIDING 
IDl~MtlM:HC-nu"5nNIC1CII" 

HARDIE-PANEL SIDING l'!ITH BATTENS 
IDl..,..W"QIJA[SKIIMI/IT-700 

12x12 BUILT- UP COLUMN W/ HARDIE PANEL SIDING 
IIDUM!lfUOIR(21--2D"ABTS.l" 

HIGHEST POINT OF ROOF i - - -~--------1--------

f 
u-;s"ci, ROOFTRussts 

E 

oJ 

TOP OF" SUB-Fl.OCR 
5.8 ~AIN F\.O.£)R _ _ _ 

I
U/5 <JF ii.ooR Joi~ 
WAIN FLO~ 

. 
~ 

T.O. CONCRElE rue 
~- LQ~Fl~--

NORTH ELEVATION 
A-301 

® ~ = .. ~tN!~ ~• ~.! ~t &: HEADER BAND 

@) ~ •, ~,~1~,.li~l,Z~TAL AHROIE TRl~S 

J'-6" HIGH ALUMINUM PICKET GUARDRAIL ............... 
8" CONCRETE HEADER &: SILL 

ENTRY DOOR - SOLID CORE ~ETAL WITH TEMPERED GLAZING 
.or.w. --- 11--2(1 "A81U" 

SERI/ICE ODOR - PAINTED METAL 
&DI.W. W0C111: 212.1-:to "Atm" 

A"trtR,t,GE GRADE 2.0tm 

SEE 91t CfiADINC PLAN FOR 
AVG. GRAOE CALCULOTION 

NOTES: 

~ 
2111>-10-u Q ~ •~ ,;i11 ow 

,,2,-0,-nr or110ue1aU1DN 
2,u-0,-ier oP•~
iou-03,-fl' 0 (IP ll'OlJIIMSSION 

2022•11-ot C IIUl.91.-550,INffJl,el'COMWl)llS 

llUZ-10-U I ~- RI" .\Dl' .. tl"ll'-JtOOH 

lOU•Ol-10 ~ Ill" lll:$ll90IIS'SIOII 

I 

df 
J50-IOB.!11iHE1.LBFUOGE'WAV 

,tlCHMONO. BRITISH C:OLIJMB"" 

llli0412af-51'1'4Ff604Ll&t-S1lt 
lnfoOdf•rohlt•C'l~r•.o• 

12 UNIT TOWNHOUSE DEVELOPMENT 
1291 & 9311 NO. 2 RD, 
RICHMOND, B.C. 

SATNAM JOHAL 

BLDG 1 ELEVATIONS 

A-301 H 



'k------

HIGHEST POINT OI' ROOF 
HICJ!EST POINT OI' ROOF 

i
~ U/SOF ROOF TRUSSES 

TOP OF SIJB-flOOR 
5.87 ~AIN fl0_2R __ _ 

!. ~~N ~~OR JllS!S 

T.O. CONCRETE SLAB 
2.5Sm LOI\Ul flOOR / 

--------- ·t 

13) 

! 

2.01m A',UIAGE GRADE _ __,_ _ __,__ 

SEE SITE GRAOlt«: PLAN FOR 
AVG. GRADE CALCULA110t,1 

(11 

! 

i 

,.._K--)--I(1-----U~I IT A----)wk----u1111 A lf-----~~i 

WEST ELEVATION 
A-302 S(;AI..E : 3'1e"•1'-G"' 

AVERAGE GRADE CALCULATION 

CORNER GRADES 

BUILDING #1: NW 2.02m, NE 2. 18, SE 2.2Jm, SW 2.02m 

BUILDING #2: NW t.06m, NE 2.25m, SE 2.21m, SW 1.35m 

BUILOING #3: NW 1.20m, NE 2.24m, SE 2.25m, SW 1.36m 

BUILOING /14: NW 2.18m, NE 2.39m, SE 2.44m, SW 2.20m 

BUILDING (15: NW 2.21m, NE 2.36m, SE 2.43m, SW 2.21m 

SITE NW 1.67m, NE 2.29m, SE 2.3Brn, SW 1.09rn 

A VER AGE SITE GRADE 

AVG 

2.11rn 

1.72rn 

1.76m 

2.30m 

2.30m 

1.86m 

2.Dlm 

- -- ---------- --- - ! 
'l<--____ _!jlGHEST_POINT <y ROOF_ ! 

ij
U/SOf'ROOF-llruSSES 

J 
"' ~ 

TOP OF SUB-flOOR 
5.87 MAIHflOOR _ _ 

!
/S oF flOOR ~srs 

MAIN FLOOR 

E 

.., 

10 CO CRET[ 
~Sm L~'@_ L_.... 

<t 

2.0lm 

SCHEDULE OF FINISHES 
ASHPHALT SHINGLE ROOFlNG 

PREFlNISHED ALUMINUM GUTTER ON 
2x10 WOOD FASCIA 
BDUMHIWOCft:2111-ICl"Aln'SS" 

0 :~~~~~,.:•10 WOOD FASCIA 

0 
® 

STUCCO SIDING 
IIOtJlr,Wfll IQIIEHC-17D "l1tllPll;JQf" 

:',.~~~\~ ;:~!NG WITH BATTENS 

~~ :!;\.~~ 1~: :.,?;.1/2") 
"1NYL FRAMED WINDOWS WITH 2x6 HARDIE TRIM 
pllCf-.eoa..,.Q(\Clll'ft."'""" 

12x12 BUILT-UP COLUMN W/ HARDIE PANEL SIDING 
IIEIUMIII MOOIIE:ZID-2D "ltll't'U' 

® ~~ ,~N .. ~fN~~ ~: ~2:; & HEADER BAND 

@) ~', ~&.!.,~1~Ji,~~~~TAL AHRDIE TRIMS 

@ ~~l~ALUMINUM PICKET GUARDRAIL 

8" CONCRETE HEADER & SILL 

NOTES: 

ENTRY DOOR - SOLID CORE METAL WITH TEMPERED GLAZING 

Jffrri- I ~ WOOII[ ZID-ZO "All'U' 

SER"1C£ DOOR - PAINTED METAL 
IDI.Wllflt0Clff.ZID-111 •Alm" 

~ 
i 
i 
i 
i 
i I MAK. AU.OWED Om ALONG REAR YAAll 

i 
i 

U/sDF ROOF-TRUSSES* 
$1 
ia 

TOP <1F SIJB-flOOR 
--~'!l~R_ 5.87m 

MAIN flOOR 

~! 
U/50fflOORJOIST51 

~ .I ""I 

~ 2 
'\; 

T.O. C't~ flii: 2.55m 
- ----- --
A\01.Q: GRADE - iii,;; 
SEE SITE GRAlll~G PLJ.H FOR 

r -! -

I~ f; 
L _ ____,__._ _ ____ __, 

KEY PLAN 

~ 
lOll-10-00 G (l•IICS,lJllffi5o.ln,i111pp 

111ZJ-M-12r DPll[Sl.e!Jmo.l 

llU)-Of•JII' c,Pll~SICIU 

lOU-G)•!1 D OPIIDIJlll6SQj 

JOU•11-09C lltSUW!i'SIOM.nLII..OP COUU011$ 

2on- 1i.-ci& I SIJllolUID!lf<llf>O"_IIPf?•ltOOH 

2DU■Oll-:IOA !IP~""""""' 
I 

df 
l!IC>-108..51SHIELJ.8RIOCEVt'.l,Y 
RICMMOND.8RfTl6HC0lU~Sl.6, 

CANAOA'A)l~ 

T(ao4)214·519'1f'(~lil4·:mt 
ial11Gdlarchiteclur•.c• 

U UIIIT TOWNHOUSE DEVELOPMENT 
9211 & 9311 110. 2 RO, 
RICHMOND, B.C. 

SATNAM JOHAL 

BLDG 1 ELEVATIONS 

I< IE-- ------Ul~IT A- ------~ 
~VG. GRADE CALCULATION 

SOUTH ELEVATION 
A-302 

A-302 H 



__ !tUlk!E£TY..lll.l!II..Qf.JillOf ____ _ 

2.01111 AVERAGE GRADE 

A-303 

SEE SITE GRADING PLAH FOR 
AVG, GRADE CALC\JLAllON 

EAST ELEVATION 

AVERAGE GRADE CALCULA]ON 

CORNER GRADES 

BUILDING #1: NW 2.02m, NE 2.1B, SE 2.23m, SW 2.02m 

BUILDING #2: NW 1.06m, NE 2.25m, SE 2.21m, SW 1.35m 

BUILDING f3: NW 1.20m, NE 2.24m, SE 2.25m, SW 1.36m 

BUILDING #4: NW 2.18m, NE 2.39m, SE 2.44m, SW 2.20m 

BUILDING #5: NW 2.21m, NE 2.36m, SE 2.43m, SW 2.21m 

SIT£ NW 1.67m, NE 2.29m, SE 2.3Bm, SW 1.09m 

AVERAGE SIT£ GRADE 

AVG 

2.11m 

1.72m 

1.76m 

2.30m 

2.30m 

1.B6m 

2.01m 

SEE SITE GRADING PLAN FOR 
AVG. GRADE CALC\JLATIOH 

SCHEDULE OF FINISHES 
G) ASHPHALT SHINGLE ROOFlNG 

0 

0 
© 
© 
© 
0 
© 

PREFINISHED AWMINUM GUTTER ON 

~~D,,~~~!!,_.. 

1x4 WOOD TRIM ON MO WOOD FASCIA 
IEl'JMINliCD£2JD-!D.~m"' 

STUCCO SIDING 
ll:N....CliiltQl[HC-170-sTOIIIICTQt"' 

~~!~;!,A!!; i~~G 'Mn! BATTENS 

FACE BRICK (3-1/2" x 7-1/2") 
CXUl! , l'(WlER lll,INO , II\INM.11.llDULI 

VINYL FRAMED WINDOWS l'llTH 2x6 HARDIE TRIM 
Pft£J'l!H:!HDIUCJIWHLJllMll 

~:.1..~ ~L ~~~ -~~~MN W/ HARDIE PANEL SIDING 

I 

i 
i 
i 
i 

___ l:IJGl:!E.Sll'OltiUlERllllE---- i- -

I
U/SOFROOf TRUS~ 

~ 

E 
. 

TOP OF SUB-FLOOR 
5.87m _ t.t~N Fl~ _ _ _ 

!
U/S OF .FLOOR Jiiis~ 
MAIN FLOOR 

' 

~ 

T.O. CONCRETE SW! 
2.55m_ L2WER Fl~□.!!__ __ 

2.0lm AVERAGE GRADE 

SEE SITE GRADING PLAN FOR 
AVG. GRADE CALC\Jt.AllON 

j 

i 
i 
i 
i 
i 
j 

© ~~ = OR~~N~ ~ !,!.2:2 & HEADER BAND 

@) ~•, ~&w~1212~1!~~HAL AHRDIE TRIMS 

® ~'!',!l~ALUMINUM PICKET GUARDRAIL 

@ a• CONCRE1£ HEADER & SILL 

@ ~ =0:.-
111 
~ CORE METAL l'llTH lEMPEREO GLAZING 

@ ~.~.Cw~~~,.-:,!~NTED METAL 

@) GARAGE DOOR - PAINTED METAL l'llni GLAZING 
IIDI.WINWtA:m:l!Ja..20 .. Mlm"' 

AVERAGE GRIJIE 2.01m 
S£ESITEGRAlltNGPt.ANFOR 
AVG. GRADE CALCULATION 

k ..., ________ __,UMI T c--------~ 

2 NORTH ELEVATION 
A-303 

NOTES: 

KEY PLAN 

~ 
20.ll-10-Gl~ Ol'fll,,.......,.rcRD .. 

202.3-DI- U r C"!U31J11,1i!15'0N 

20ll-D7-UIE GPII~ 

zo-D-Ol-3:1 D DPflBul!Mr!iSION 

1012-11-0, c ,~,... A111J1 ~,. cmamni 
lCID-lo-OI I Mul$:5.0f,I '1:IF! ~-El"P-noon 

lOD•O.•'a A a-1t~ION 

a 
~ 

df 
3~-1Dti!l1SHEU.BAItx.E""A.Y 

RlcHMDtiD,8fUTISHC.OllJt.lBl.,I\ 

T~).2&4.!i1 .. fUIIM)21J.4.S1J1 

r"ro4lldfa1c:hlt ■alure,a1 

1Z UNIT TOWNHOUSE DEVELOPMENT 
9291 I, 9311 NO. Z RD, 
RICHMOND, B.C. 

SA TNAM JOHAL 

COll"rPJi;tftllotJl't.'[II Tl4,~NIOOE$1C,11iUl[.Alit>AfAU. 
'la,[Slll\,t-'IHTHCLIClU!i/'~P110f'[Jn'l' Qf' Clr.-,IIC'Hl~CNl't 
IUCI.UOCM,10fflC~OffltMtltJuetDll11HDUITH[ 
~(CT"'Sll'flln(NCQIIS{Nl 

~ 
~ 

St1CET1Tllf.: 

BLDG 2 ELEVATIONS 

A-303 



A-304 

2.0lm - A'rUIAGE GRADE 

SEE SllE GRADING Pl.AH FOR 
AVG. GRADE CALCULATION 

WEST ELEVATION 

BUILDING #1: 

BUILDING #2: 

BUILDING #3: 

BUILDING f4: 

BUILDI NG fS: 

SIT£ 

qi 

~ Of ROO'-TRUSSES}~ I 

C ~ .:.~ 
TCP OF SUB-FLOOR 

__ ~A!N FLOO~ _ 5.87m 

l1/S OF \': ~65:~~ I 
T.O. CONCRETE SLAB 

_ ~B FLOOR_ _ 2.55m 

.f! ---------..... A'v£RAGE GRADE l-01m 

SCHEDULE OF FINISHES 

0 
0 
® 
© 
0 
© 

ASH PH ALT SHINGLE ROOFING 

PREFINISHED ALUMINUM GUTTER ON 
2K10 WOOD FASCIA 
IIDIIAIGNIIOOll(211t-:lll"IJl'l'SS" 

1x4 WOOO TRIM ON 2x10 WOOO F ASOA 
IIOI.IOI.IIIIQIOEZl-2G"Mrf/S' 

STUCCO SIDING 
BDIJMilll 1111CN. Mc;..110 "r10111Mliltll" 

HARDIE-PANEL SIDING WITH BATTENS 
IIEll,IAIINUCICftSIOIIW.IF-100 

~~ ~KJ.;~~:=A~2") 

vlN'l'I... FRAMED WINDOWS WITH 2x6 HAflDIE TRIW 
~l!Uo:Wl~_,.11111: 

12lt12 BUILT-UP COWMN W/ HARDIE PANE\.. SIDING 
~-llozt-ta·~ 

_:-,i=::::::======::L....::._:c_ _ ___.,JE3;11----!~.S:.WJ:~l~gur,.~~FDR 

11Ck--------,uN1T c----~>[ 

AVERAGE GRADE CALCULATION 

CORNER GRADES AVG 

NW 2.D2m, NE 2.18, SE 2.23m, SW 2.D2m 2.11m 

NW 1.06m, NE 2.25m, SE 2.21m, SW 1.35m 1.72m 

NW 1.20m, NE 2.24m. SE 2.25m, SW 1.36m 1.76m 

NW 2.1&n, NE" 2.39m, SE 2.44m, SW 2.20m 2.30m 

NW 2,21m, NE 2.36m, SE 2.43m, SW 2.21m 2.3Dm 

NW 1.67m, NE 2.29m, SE 2.38m, SW 1.D9m 1.86m 

AVERAGE SIT£ GRADE 2.Dlm 

er 

I 

- ---- - ------- ----- - -----i- -
i 

___ l:IIGWI £aID....OE fil20[ ___ - - - - t--- -

2-0lm AVERAGE GRADE 

i 
i 

@ 

@ 
@ 

® 
@ 

~~ ~ ~N~~!i!2J & HEADER BAND 

2X4. 2X6 &: '2XIO H~lZONTAL AHflDIE TRIMS 
au11 , .1U11111Mlilltll[Z1U-D"Mlffl" 

3' -6" HIGH AWMINWA PICKET GUARDRAIL 
1'11£-fOl511EDll.lO: 

8n CONCRf;TE HE.ADER & SILL 

ENTRY DOOR - SOLID CORE METAL WITH lEMPE.RED GLAZING 
8~IICQIIEJl;a-ZO"M!ffl" 

SERVICE DOOR - PAINTED METAL 
IIDI.IAIIDIII0011CJ1•:1D"llnSI!,' 

GARAGE D000 - PAJH1ED METAL '9TH GLAZING 
m11,r,111tllcait:Z11t-i1D·-"IJ'IW' 

~ 
I 
! 
! 
I 
j MAX. All.01',[() 9m AU'.tlG REAR YARD --- r--------------------

AVERAGE GRADE 2.01m 
SEE SllE GRAOJNG Pl.AN f<»I 
AVG. Gl:o\OE CALCULATION 

•k------------<uN1T c---------~ .. 

2 SOUTH ELEVATION 
304 l~:3118"•1",U' 

NOTES: 

KEY PLAN 

~
,~ .. ·-·-...... , ...... ..,.,,._l!ISIOMl'Ol-

io:u- Ol--1>• .... ~~ ... " 

1o»-1•-u•.,•~• 
Jll:ll-N-V D .. •--
JIW-11""" C ~..,_._..,...,,,,COOl"l!I .... 
lll.zJ••- I .,_.,arr<t•""'-ll"l1-1""°"0 

I . 

df 
l !-0-10B~l61ial.Bfl!OOEW"'V 
fl~ONCl BRITISl"l COLLMBl,t, 

T(ll(Ml2~11Ml'f6(l4µ&H131 

lnfoGdt•r"hlltalura.u 

1:il LJIUTTOWWHOUSE DEVl:LOPIENT 
9211 & 9311 NO. 2 RD, 
RICHMOND, e.c. 

SATNAM JOHAL 

:::: ~:'.:::.- <>: ~ -(OJ,C 

~ 

= 
•~co 191.C. 

BLDG 2 ELEVATIONS 

A-304 



IHGI-CE$T P~T Cf' ROOF 

~

"""'""'usii:s 
E 

" 
5.561¥1 _ :. c;:flOOft _ 

~

,;scfii.oii!ii.W-

- = 
1 

. 

T.O. COHCF£1£ SI.All 
2:.~,m_ l(lffll ft? __ _ 

Hllfl A>,ERAGf.f.RAOE 
Sl:E SllE Gl!ADMG PON fOM 
AVO. GRolllE CALCUU.."Jl(IN 

1 EAST ELEVATION 
A-305 

9Ull01HC fL 
9UILOING 12: 

&JIU>NG 1,3, 

BUllDINC f41. 
BUILDING '5: 
SITE 

11} 

T 

AVERAGE GRADE CALCULATION 

COONER GRADES 

NW 2.02m. NE 2.\6. SE 2.2Jm, Sil 2.02m 

NW 1.06m, NE 2.25m, SC 2.21m, SW 1.JSm 

NW 1.20m, NE 2.24m, S[ 2.l5m. SW 1.36m 

NW 2. t8m, NE 2.39m, S£ 2.44m. SH 2.20m 

N\li 2.21m, NE 2.36m, SE 2.43m. SW 2.21m 

NW 1.67m, NE 2.29m, SE 2.l&n, SW 1.09m 

AVE~A.CE SITE GRADE 

AVG 

2.11m 

1.72m 

1.76m 

2.JOm 

2.JOm 

1.86m 

2.0lm 

If 
i 
i 

----- - - --- -! 
lfQ£5T 1'01NT OF ROor 

~

.,...,,.,...-.,;,;.,-
£ 

. 

ru> OF'SIJB-1'"1..QOR 
t5'rn_ t.AINf\.OOFt __ 

t
ul'(fii.OOR JOS,,-
M'-IH n..OOR 

' . 
T,O. CONalrn: sue 

~- l~ ~I!_ _ _ 

2.(l',r, A',l(RA~ GRN)E 

SCI. snr GR-.OI~~ Pl.AH FU!' 
A.VG, GRNIE CALCtl.A fOf 

I 
i 

A'GJWJE.(IIMJE_-•--2..l)J"' 

SEE srn: '-"!MIN.; PLJ.N iOR 
A~. ~ACi£ CALOA.liTION 

SCHEDULE OF FINISHES 
0 ASHFHALT SHINGLE ROOFIHC 

0 PR£FIHl91EO ALIJMINUM CUTTER OH 

~!2.~1~~9!m-
0 :!._~;:.'!i~...,.2x10 WOOO FASOA 

STI.ICCO sm""c: -----1"'·~ 
HARotE-PANEL SIDIHO 'Mn< BATTENS 
10...i•--1~,,,_>?J 

V,tfn... FRAMED 'MNOOWS 'MlH 2•f> HARDI[ TRIM 

\b12 BUILT-UP CQUJ,ltl Vt/ ~A~Dlt PANEL SIOING _,. __ ll»-Jtl~~ 

© ~~=N~~!~~~!z!~ Ji. HEADER SAND 

@ ~•, ~:w:!1~~~~TAL AI-IRDIE TRIMS 

A\olEIIA:;£ ~AOC 2-0lm 

SEf SITE G?~ING PLAN F~R 

~ - ~ - -- A,V,...(;~,i()[CAI.Cl.l.,.AT\OH 

(~ 

....------------IJMIT 82-------------

2 NORTH ELEVATION 
A-305 

N:)TES: 

KEYl'LtJ,i 

~
~ .. ·-· .,,..., ....... ~ --. ' ,... ,_ 

-·-·"' ·-_,,_.,._,. . ·~---... ~ ··--,..,, II•"'< .._,_.,.--WIU-M•,C,O, 
~!._"":"! I ,...,~_,... __ ;,,,,.__,,i,"--· 
,. ........ ,. .. ...,.__ 

f 

df 
"UG-l<'U, '-~al.l-~ Wl\i 
~Hrl BRmet<COl.uwe... 

C,,~l'ID'r,\oll:llfl!' ,_;z ... ~,,..,.-.u...,..;n 
IRl•OdtaullH•t•r1_u 

12 UNIT TDWNHDIJ~ t:>EVElOPMEHT 
tzt-1 & 1111 NO. :I AD, 
RICHMONO, B.C. 

SAT NAM JOHAL 

BLDG 3 ELEVATIONS 

A-305 



{l •.l, 
·1 

T 
[,I 

T 9 

r•m= ~ 
1 

" ~ . 
h TOP Cf SUl-ruicfl 

...:g ~- ~ ~---
~ r•=•~ MAIM fLOOff 

' 
~ 

'2-~- ~.,Ji~ SI.J.B 

·--------
2.1)11'11 J..'itl'IACC GR!« 

k ,11·-IIT El * 
1 WEST ELEVATION 
308 IIC.,U::nr • i·..-

AVERAG£ GRADE CALCULATION 

CORNER GRADES AVC 

BIJn.DING f1, NW 2.02rn. NE 2.lB. SE 2.2Jrn. SN 2.02m 2,11rn 
BUIU)ING fl.: N'I\I 1.06m, HE 2.25m, SE 2.21m, SW 1.J5m 1.7'2m 

BUILDING f3; NIii 1.20m. NE 2.2◄m, SE 2.25rn, SW 1.:S6m 1.76m 

BUllDINC j4: NW 2.1Sm, NE 2 39m. SE 2.44m. SW 2.20m 2.Jt>n 

BLALDING l!t:. HW 2.21m, NE 2.J6m, SE 2.4.Jm. S'W 2.21m 2.J<>n 

SITE NW 1.67m, N'f: 2.29m, SE 2.J8m, S'W L09m 1.8Sm 

AVERAGE SITE GRAOE 2.0lm 

-:i~ .'1°. 
T r 

m 

l 

- lit.IT 82 

si:c.:: ... r1<1Rr l 

¥MIT~ 

SCHEDULE OF FINISHES 

G) 

© 
~SHPHM.T SHl~GLE ROOFING 

PRtFl~SHED ALUMINUM cum:R Ct! 

~~-~i~~~::,.. 
~~~"~dO WOOD FASCIA 

srucco SIDING ~-_.11:1·--· 
,m: BRICK (:;-1/2" , 7-1/21 ,:;,,,a, PCWTtll __ , lll-._lLl-.S 

~~FR~~ .... ':20~ '1111TH 216 ~AROII; TRR.f 

1211.12 BUILT-VP CIUJMN W/ HARDIE PANEL SIDING 
·--- :ri: .... • ,,.!'It. 

@ 

@ 
@ 

HE\'ft,I QUOIN CORl'IERS (12N X 12") & HEADER 8ANO 
~ ,ttt.Hll. _,"""""'~IIUGJ'.IC 

5'-6" HICH AUJNIKUM PICKET GUARDRAIL ....,_.,.. 
9· OO~CRETE HEAOEJl .k Sill 

£NTH'!' DOOR - SOLID CORE METi!L 'MJH TEMPERED GLAZJNG 
..-11i:i:,u:11a-~•-

@ ~~~ ~,~»-:~NTED METAL 

@ t~~~-.,!!t~ID> ~ETAL WllH GLAZJ/'fG 

ill'; 

-'"""""' r, ""' ---

u-ts'ci'i~ 

~~ 
a r~ 

-~~; ,,..~~;:;:,. ... ,. 
I.IAN fl.DON ~, 

': ... .. 
to.caNCMf:lt: l&.A8 

~- L~~---

z.aim J>i,t.Ait.c:( CRADC 

sn: snc CJtNllHC 1'1..1,H r<;fl -
Ji.IN. GRADE C.-.LOJLJ,TION (:', 

{" ,. 

A-306 

i 
i _j_ __ 

IE----- ------------1,·, l 82------------41 

SOUTH ELEVATION 

f\lOTES: 

-•o;i~•s..aA•~e-t 
U:H'.KIHD1RIT'6~COI.IN91.

~e.,,.1,U:iw9 
l-i:IE4-61 ... fli!Hllt.-<-tl11 

J•l• O ~f•1cM11•• .. ••.c1 

12- UHIT TOWNHOUSE OEVELOl"MeNT 
9191 & t311 NO. J; RD, 
RICHMOND, B.C. 

SAlMAMJOHAL 

BLDG 3 ELEVATIONS 

A•306 H 



SCHEDULE OF FINISHES 
[I] CD A9-IF»HALT SHINGLf ROC1"1NG 

CD 2X4, 2XIS ~ 21110 HOOIZONTAL AHRDI( TRIMS -,-~,;all.,_..,._. 

@ ~~•';!/LUMll~UM PICKET GUARDfiAIL 

~

,,,,-.... ,.,, iiiJ,,., 
r-SCIUlH f"ffCff.fHYUNE © ~~to!~:,;,~ @ B" CONCR£TE HEADER i5t" Sltl 

. 
; ;(F Of S1JB· FlOOR 

!l~~---

~

uts,1nt""" m""""is 
MM-I Fl~ 

$ 
: 

T0F <x !iUtl-flQCI!: 
~.2lm MMI fl CA"'ft _ ~ 

~

,i,cr-n..,. J:,sls 
MAIM ruxJR 

N 

2~11'11 ~~TE~~ 

lllll'l A\OACE GIW)E 

-- - -
j I 

I 
I 

SU 'Sil[ QI.AOINC PLAN FOR 
A~ . Cfl.la: t,t,l,..CJJLJ,110N 

I 

~---Ullll --~J:IM(f--J',11 U----,)~(f-----llJNI ~•I _j "I COl'.'iltHLE~ 

~ WEST ELEVATION 
;.;Sor KN.l~~.--,4r 

AVERAGE GRADE CALCULATION 

OORtlER CjlAOES 

BUILOl'lG #1, N\11 2.D2m, NE 2.16, SE 2.2.Jm, SW 2.02m 

8UILOING f2: NW 1.06ni, NE 2.2Sm, SE 2.21m, SW USm 

BUILOl'lG 13: NW 1.20m, NE 2.24m, SE Z.2Sm, SW 1.J6m 

BUILDING 14: NW 2.1Bm, NE 2_J9m, SE ;,:.,Hm, SW 22Cm 

BUILDING f5: NW 2.21m, NE 2.J6m, SE 2.4Jm, SW 2,21tn 

SHE NW 1.67m, NE 2.29m, SE 2.38m, SW 1.09m 

AVERAGE snr GRI\DE 

AVG 

2.11m 

1.72m 

1.76m 

~JOm 

2.JOm 

1.86m 

2.01m 

iu:,,« ioor "'"'"' 
E 

lCfi'CfSl@- ~ 
!,I-~~--~ 

!
u/s«;;ro, Jiiii-

"'" fl.OOR 
E .. 

10Por$.8-Fl.00<: 
5.Zlm_ M~F'L01_2rt __ _ 

~

u/'S "' iioai .,.,;;.-
u,1,111 FLOOR 

E .. 
2.~ltn ~~2.J,B -- ------

2.01m A~Ml; GR...O~ 
S££ Sl1E Gf!AOlila PlM raA 

A~ 1.PACC CALCIJIJlll~ 

® ~AADIE-FANEL SIOINC WITH BATTtNS 
..... IIOOJl!inJll!llt.r-71D 

© ~~K..£~~!_~/2") 

0 :..~~~ ~oows wm-1 M HARDIE TRIM 

@ !t11,2!1LJi;;'! -~~N W/ H,',l<OIE PA>IEL SIC(NC 

@ ENTRY DOOR - SOLID CORE ME:TAL 'MTH Trt,IP[Rm Gl_AZJ,NG 
--11-N'Um" 

@ 2:.~~~.-::,:1,nUJ MET,',l 

@ 

illi~,--------11Jfll ,,--~ 
2 NORTH ELE.VATION 

NOTES: 

KEY"-"' 

~

,_,~,,----· 
lollr"•-;& :..IO- -fl~ ..... 
i,,1,__1,r :,Ol'Ollt~

ltu-r- »IC !o"-,.,-...~- · ,.~-
J-,,-,·-- t --....... - """~'"'" ,.,,..._ . ... ... ..,,.... -.,.._,.,,._,_ 
, .. ,_.. .. "" ......... ~ 

I 

-
df 

nll,01&11'.Nl!ilMll'll'II-V 
IJl:..,...Q,c, 1""'1,,.,CCI~-,~ 

l ..... ~ .. , .. ,111t,11?-lll 
•nltlllGl•<<'~ll•~l■,o,u 

1Z UNIT TUWMHOU:!ll~ DeVELDf'NE:NT 
1291 & 9311N0. 2 RD, 
RICHMOttG,O.C. 

SA.Tll.._MJ~AL 

BLDG 4 ELEVATIONS 

A-307 H 



HIGNESf PaHT <F mJV 

-.--1--"""'-ll AllDfllHl 'lwl NtHr'l 7~ 

EAST ELEVATION 

AVERAGE GRADE CALCULATION 

CORNER GR.A{)[$ 

BUit.DiNG 11: NW t02m, NE 2.18, SE t2Jm. SW 2.02m 

BUIWINC f2: NW 1.C&i, N£ 225m, S( 2.21m, SW 1,J5m 

BUILDING f3, NW 1.20m, NE 2.24m, SE 2.25rn, SW 1.36m 

BUILDING f4; NW 2.18m, NE 2.39m, SE 2.44m, SW 2.20m 

BUILDING #5; NW 2.21m, NE 2.36m, S£ 2.43m, SW 2.21m 

SllE NW 1.67m, NE 2.29m, SE' 2.J&n, SW 1.09m 

AlmAGE SllE GRADE 

AVG 

2.11m 

1.72m 

1.76m 

2.30m 

2.30m 

1.B6m 

2.01m 

SCHEDULE OF FINISHES 

(i) 
0 

.-.'IO"-'E:Clt...aE 2.lllm 
SEE SllE GflAOltG Pl.,I,~ rti~ 
A\IC. GfcAO[ CAI.ClA..AllOflf 

A9-IPHALT ~INGL.f ROOFl"IG 

FREF1HISHED MJH.!INUM CUTIER ON 
2i:IO WOOD F"A.SCA 
--~w11r.i-..~~-~ 

\11/,fl'l FRAMED MNDOWS MTH 2:,d!i HARDr£ TRI~ ,,.,.,.,_a.,o._. ...... [ 

11;k,_ ________ ..,. ftl 
~ ,a,,{ltllJ. 

SOLmi ELEVATION 
A-308 ~:11\r• l'-V 

© :~~N~,N~~..!u!~J & ~ADER BAND 

@ ~·, ~ac~T~~f:'IJZ!TAL AH~DIE TRlt.lS 

J'-1r HIG--i AlUt4INUM PICKET GIJARORAIL m-~ 
s• CONCRETt HEJIDCR Ii. 9LL 

GARAGr DOOR - PAINTCD "4ETAL WITH GLJ.ZING 
IU-~u::it-si•~ 

A'ERACE ,RACE 2.01111 
Sf[ SI I( ~,l.lliNC Pl.AN FOK 
AVC. GRIIIJE Clll.DJV,11011 

NOTES: 

~ 

~

,----;;;;;:; -
"'-" . .. _.. ... _ .............. ,.....,._ n~• _...,.,..,._ 
~- --··-·· ·-··;·' /4-· 

--- ■ .. - .... ....... ,,_,_ ,:;;;::.::;; .. ,.. ___ 
I 

df 
31oO•-lliwaLl'llc■if.,.,..f 

ltlC"'IOMICl B(1(119'COl.•~e.
CM.o.Dl,Yll!Z"M 

1li0hi:"'4•11,..flf,00~1JI 

•Rl■.<ifuclln•c•■••·c• 

U tnrtrT TOWNliOUSEOEVELDPMENT 
02.11 & UH NO. 2 RO, 
FUCHMOHD. e.c 

SATHAMJOttAL 

BLDG 4 ELEVATIONS 

A-308 



'NEST ELEVATION 

BLnLDING 11: 
BUILDING #2, 
BUILDING #J, 

BUILDING 14, 
BUltDINC #5, 
SITE 

UNI I UI 

""""""' 
UNIT FJ 

AvrRAr.£ GRAD[ ~ALCULAllON 

~NER GRADES AVC 
NW io2tn, tlE 2.18, SE 2.2Jm, SW 2.02tn 2.llm 

NW L06m, NE 2,25m. SE 2.21m. SW 1,J5rn 1.72rn 

NW 1.20m, NE 2.24m, S£ 2.25rn. SI/ U6ni 1.76/'l"I 

NW 2.1Sm, NE 2.39m, S£ 2.44m, SN 2.2Dm 2.JOm 

NW 2.21m, NE. 2.36m, SE 2.43m, SW 2.21n, Z.JOm 

NW 1.67m, NE 2.29tn. SE 2.JBm, SW 1.09m 1.86m 

Av'£RACE SITE GRADE 2.0lm 

UNIT F2 * UNIT Fl 

~ - -;:'t...~ aMll[ 

'SCESITEG'U,llNC PWlfal' 

'{ 

I 
I 

SCHEDULE OF FINISHES 
A.SI-IPtiAl T SHINGLE ROOFlNG 

PRE~ISHED ALUltAINUM GUTTER ON 

~~~21ft~!r 
1 x~ WOOD TRIM ON 2x10 'tt'OOO FASCIA ·--21-·IM','(' 
STUCCO SIOl"G 
91111;,tllll--lJlll"rl!NcDI" 

HARDIE-PAMEL SIDING WITH BA.TITNS 
ll!)(AI .. Wl:IIRS!a'N..,._m 

.... IN\1.. mAMED 'MNDOWS YdTH 2xl5 HNmr TRIM 
,_, I..KII\Ul"l .. ""11! 

12x12 BUILT-UP COLUMN W/ HARDIE PANEL SIDING 
IIJI-Wt!Cll:la..,•YTSS" 

NORTH ELEVATION 
- 9 6CIILE:YlS"•i'4' 

© l!.,~~N p~,N!~~;~2.:1 & HEADER BAND 

@) t!:•, ~~~l~:~~!!imJ.. AfiROlt: ffllMS 

@ ~~~ ALUMINU!.1 PICl<ET OUARORAIL 

@ e• CONCRETE HEADER &. g l l 

@ 

AVEl'W'.il ~AOC Z.OIPfl 
~ SIT[ G!UOIHC PU,N 1{fC 
A\lll,. tiAADf. CALCULAOOH 

~ 

~

~,, .... _ 
--,., ... ; ~ . --- ---
-ul• •·· ............ z.~-·~ •.• ..._, .. ............ ........ ,_ ............ ~ , __ .,,., . .. . --
'!'!:! ••~ · -~-•- .. -~ .. -,.n.-.,. • ,...., 

I 
! 

df 
3,t•,....,...t'l:llBl'>OGC"iU 
lt~Olm IIW!ilt+ca....ilW~ 

Tll'IIM•n•~11-..r,eu.~s1.M 
l 1<f■ •• fa,at,l1H,Mr•.n 

U UNIT TOWN~IJIE DEW:LDPMl:::" T 
t n 1 &A11 N0, 1RO, 
RK:HMOND, 1,C. 

~lNAMJOttAL 

BLDG 5 ELEVATIONS 
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- } IICH£SJ_ POINl gFJ OCF 

AVERAGE GRADE ~~L~UL.ll]QU 

CORNER GRADES ,vc 
BlJtnlNG fl: NW 2.02m. NE 2.18, SE 2.2Jm, SW 2.02.m 2.11m 

BUUllNG f2: NW 1.06m, NE 2.25m, SE 2.21m, SW 1.35m 1.72m 

B<AUllHG fl, N'ft' 1.20m, N,E 2.24m, SE 2.25m, SW U5m 1.715m 

BUILDING f4' NW 2.18m, HE 2.~9m, SE 2.H m, SW 2:2{m 2.J[)m 

BlllDIHG #5' NW 2.21m, N[ 2 . .36m, SE 2.iBm, SW 2.21 m 2.J~ 
gl[ NW 1.67m, NE 2.29m. SE 2.J&n, SW 1.09m 1.66m 

A\l!:RACE SITE GRADE 2.0lm 

:sl 
l 
! 

'" r 
I 

.lOCr~ 

,d.~Telfi~tfl y . lltl.TMH !-~ ~-~'t~ 

-- UIS -lroofll:ll~St.:S 

;~ 

SCHEDULE OF FINISHES 

CD i'.SHPHALT ~HGLE ROCflNG 

® ~~f~r:~~NUM CUTTER ON 
_ .. w .. 211»-.m ".....U-

G) !:!..~c!~~~IO WOOD FASO,\ 

© STUCCO SIDING 
- MW!lmt.C.IN -..a." 

® ~ IE~A!;~~NG 1'11TH SATTI:NS 

]] 

~!,~ =K~1~:,_!;Jj2~) 

::~~~ ... '::ows 'WITH 2x6 HARDIE TRH,1 

!u_~!!LJ_;;'~.~!,)MH W/ HARDIE PAtm. SrDINi; 

~lS[!IQQL i ----,--
' i 

~ -------Ut,IT F2-------~ 

2 
A-310 

SOUTH ELEVATION 
IC,,I.U' lll'fll"•l'4" 

@ ~-=-~I~ ALUl.itlUl.t PICKET GtlARORAtL 

If' C:ONCfl'ET[ HEADER & SIU. 

NOTES: 

-
1,0.1(11W1'!,H~IJ.(lll,(.ll;>r,m,r 

IIIC'9,l.:,l«l,IIW11aNCOU.,M .. 

CJ,>u.o,.-l~ 
t ..... ~ll<>&F,IIOO-~ill 

,,.r••'"""~"''•"'""•·•• 

~~~tt: ~~~\.:: PEYll.Of'IIIENT 
RICHIM»ID, ll.C. ' 

.SATIUIIJOHAL 

BLDG 5 ELEVATIONS 
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ASPHALT SHINGLES: OUAL BLACK 
BRANO: IKO - CAMBRIDGE 

FACE BRICK 3-112"ll7-112" 
COLOR : PEWTER 
BRANO: MUTUAL MATERIALS 

SCHEDULE OF FINISHES 

[I) ASHPHAL T SHINGLE ROOFING [!] QUOIN VENEER AT CORNERS 
IXL - GARNET SMOOTH 

11] PREFINISHED ALUMINUM GUTTER ON III 3'~" HIGH ALUMINUM PICKET GUARDRAIL ZX10 WOOD FASCIA 
BENJAMIN MOORE 2128-20 "ABYSS" PRE-FINISHED BLACK 

rn 1x4 WOOD TRIM ON 2,10 WOOD FASCIA l1Q] B" CONCRETE HEADER & SILL BENJAMIN MOORE 2128-20 "ABYSS" 

0 STUCCO SIDING 
[TI] BENJAMIN MOORE HC-170 "STONINGTON" ENTRY DOOR -SOLID CORE METAL WITH 

TEMPEREO GLAZING 

w BENJAMIN MOORE 2128-20 "ABYSS" 
FACE BRICK (3-112'' K 7-112") 
COLOR: PEWTER ~ SER\/lCE ODOR-PAINTED METAL 
BRANO : MUTUAL MATERIALS BENJAMIN MOORE 2128-20 "ABYSS" 

III VINYL FRAMED WINDOWS WITH 2X6 TRIM [TI] GARAGE DOOR -PAINTED METAL WITH GLAZING PREFIINSHEO BLACK VINYL FRAME 
BENJAMIN MOORE 2128-20 "ABYSS" 

[I] 12x12 BUILT-UP COLUMN WI HAROIE PANEL SIDING 
BENJAMIN MOORE 2128-20 "ABYSS" 

COLOR : BENJAMIN MOORE 
HC-170 - STONINGTON 

STUCCO 

COLOR : BENJAMIN MOORE: 2128-20 - ABYSS 
GUTTER 
FASCIA 
HARDIE PANEL WITH BATTENS 
ENTRANCE, SERVICE 
GARAGE OOORS 

..,, .. 

~

., .... _, __ ,. 
,.-,-..,..u~ .. -~ ...... -,., ... .._..,, .. __ 
.. ,, .. ~ .. ··--...... , '"""--
'"" " .. "" . .,..,,. ___ ... _II-~ •--·• M- --...ff"•"D<• - ,a .-,.,._,,,,_ 

! 

df 
J:+!lllo;,~!N~-"I 
• ..,."'°"Ollfl•rrs,ICOUl"IIII.' 

CIIH,,IQ,\r,M:!WI 
l""'l,IO-l-:t1N,(-Ur.t-<li131 

•~r•e•1•rc~hn1un1 •• 

12 UNITT0WNHOU$E DE\lelOPMENT 
9211 ,I, fU11 NO. 2. RD, 
IIIC~MONO, 8.C. 

SATNAMJOHAL 

MATERIAL BOARD 

A-401 H 
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a.im 

illlli~J; 

KITCHEN 
l_-_- -: !.!.\!!llii. 

II , .,I.-

I I I t 
I I J 1 I \ I \ 

1 \ DOUBLE/ ', 
I I GARAG(/ 1 
I \ 11r-m~ 1 1 

$.7,n) ' 
2~(~2) -+-O.Jt>.(12) I 

J ',LA~AL i I 
~ _ _ a!ARANCE - -- --·--·--·--· 

12·-10' 

(l.9m] 

2tt-r 
(8.lm 

1.J'- t· 

'·"" 

i : \ f L \=cc'cc,'""===c==;i_ 

I' 
-'-◄ I 

ll I\ 
I I I\ 
I ' I \ 

J 
I 

DOUBLE / 
1 

1 GARAGE• 
; I 11'-IO" I 

u~ (,~r: o.n (~) ·, 
,tATEPJil , l 
CLUJIANC:E;,_ _ ...J 

·-- ·-- ·- - ·--·--·-

1(-k-----lUNIT A------3*1E--------IUNIT Al-----~ 

MAIN FLOOR PLAN 

cp 

, ... 1.71"1) J,9,n 

•K-----UNIT A-----*-------<uNrr A1-1 -----~--

@ LEVEL 2 PLAN 
,\-501 

O 10'-0" 

P\..,,_O" J-0 .. 

NOTES: 

~ 
_,.. ......... _, ... ,.,,..,.. 
,.., .,, .. , .. ._ .. ............ .. ,_, .. 
.. , ._H.11 9 .. ~-
IIIJl•U- ~ , _ , ,_,.,. _,_.,. 

N IP•,._, •• .....,..,_,.., _ ..,. ,__ 

,. ........ ... _.. .... 
I 
! 

df 
>lll lOH'li'll!l..l.l' .. CICl!'N.t 
~ lt:f4o!CNO lllf1131<00L'MI"" 

c,, .... oa.--tm 
r 1110t11~.s,., , -.121uu 1 
11ll•••••••hn,a1u•.~• 

12 UNIT TOWNHOUS!' Dr:Yr:LOl'Mr:NT 
'2'1 f. IN11 NO, :a RD. 
RICHMOND, B.C. 

-s.-..TNAN JOMAL 

BLDG 1 PLANS 

A-501 H 



,__ - -----~:.-~~;- -----}------~::~~;- ----~. 
29·i.a· 

fJ.9m] [4.2m] 

- -+- -- ·-·-·-----·- ---- -·-·-·-t-· 

ROOF PLAN 
A-502 

D 10'-D" 

~ --5'-D" 
I 

w-o•· 

NOTE$: 

- m .. Q.11 N, ar !IS 10< -~ FDO II)~ NST ....... 11011 

: ~"":!":t=E.~/\/111,t "!1..._.,IKN Cf c.,-.ws 

11Qlt:IUB-IIICI.LOC""l:-«!C"'1: PCIO 
- "1~...._ lOU.1011 Al<II OU>U JO 
KDCmu-olV llf:11:ll'IJK"'-OiCUDI 
"""""'IHEIU.DIN!llUltl 11.\CL 

i 
L ___ -;:=.r-

KEYPLAN ♦ 

••••••• 
,a,J.1~·0> • . .. H~ ' 0•! f • !,r• 
;" ". •OJ• •l • t•OLO•'I), -

.o.>- o•- Y I (0 A(~ -f,<o lS,.,1 

"''--"'··' ~ ... "'''"'' ;~, .. 
•O, ••• ••;>o< .. ,..,.::>:>< •""""' '"""•S 

· • - - .. .. 1 ···- .,- --' . _ ,,._ .o,,a , "" "'""'""""" 

' ~ 

df 
12 UNIT TOWNHOUSE DEVELOPMENT 
9291 & 9311 NO. 2 RO, 
RICHMOND, B.C. 

SA TNAM JOHAL 

-- < .. """""'" , .. ;,.,., .. .., , ... ,:; .... , . •. , . ..... 
!IUCi ...,,., , ... r ,c,··z.r ""'""""" i,, "'"'!·~'"[ 
• ., ~ .. . ..... ~ f' <•10 ... ><. .<f'. "'"" ·" -
-~ !">'·''" '" =rr.t 

,, .... I 

Ed 
BLDG 1 PLANS 
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~ 

[:Um] ... _ .. l 
-----------

@---

UNIT C UNIT C ----·. ,~ 

503 MA!'.,"LOOR PLAN 
.:w'l5'•i'-r 

LEVEl2PLAN 
,c.r,&.lie:anr•1·-r 

ROOF PLAN 
EAL.l'. ■W•f-11" 

UNIT C 

NOTt:S; 
-...-

;:~=~=.::-:::: 
c,~M:1~..:Jf~ 

df 

SATN.AN JOHAL 

::.:~:::-...::-=t.~~ 
. 

-" , 

-. 

BLDG2 PLANS 

A-503 



1 
504 

MAIN FLOOR PLAN 

cp 

' /\ II 

I ti 
I ~ I I 
r \ I \ 
1 I, DOU□IF ,1 1 

-f--~~1-:~--'~-
J I 18'-\0" I I 

I 

-- •-f-•-·b----:==±~~-,,..---- "'1='.l 
I 

! 

-~ 
I 

--·-+---..._ _ _. 
I 
i 
i 
I 

jzl&':J,. * ,,J i"lt--71~,;;;----UNIT 82 ----------IUNll 81----71"' 

INACCESSIBLE ROOF 

12·-o· 11'-ur 1:t-0' 

I ~'ml [3,6m (J.? ... J 

©-·--- ~-------~-----l---·-·-·-·-·-·~~~~:t=:::::=l::"'.====1vii-----·-·-·-·+-r~ I . . 
~ =-

©-·-·-

b E 

H 

©-·--

LEVEL 2 PLAN 

I 

. -!- -· 
! 
! 

! 
__ ..l_ 

i 

.LLLLL ·1· 
LLLLL. 
LL~L 
LLLLI 1 

_ LL I 
l_l..t I 

001..R 

' I 
I I 

---- - -- ____ _j - - ~-- -
! 

K~---•UNIT 82-------,*llt-----\UNIT 81----~ ... 

a 

~ '-0" 

10'-r 
20'-0" 

MOTES; 

df 
l!,o;l•••t~AUX-.l,H/1,Y 
IW'Jllil.::.iOE'l'IIJl~tC~'JMilll' ~--,. ..... 
i"•llllfft,Sl .. rlllC<I-SU1 

1nr••dr•r~~h••1ur•.•• 

11 tlNITTOWNHOUSE OEVELOl'NENT 
tzS11tJ11N0,2Rb, 
AICHMDNO, B.C. 

8AlPiANJotlAL 

BLDG3 PLANS 

A-504 H 
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i 
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I 
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, - I i 

, ... 

i i j 

©- ·-·-·-·-·-·_J·_·_·_L ________________________________ L.---·-·-·-·-·-·-·-·-·-·-·-·-·--i----·-·-·-
1 I I I 

: : i i 
• i I ! 

'"'~----UNIT 82----*-w-----lUNIT 81----~~ 

/41 
p 

I 

-, 

05 

- $ii ""-1> 

z~ · 
• C-. 
Tl 
~!?. 

""""' ""'"" """' """"" 

SECTION 

0 10'-9" 

19 • • 5' -0" ·-zr/•.o•· 

:l/jlMl'l,~i "'fl!lll_-.~ -~ 

"'-~5"'(;Ql.r ......... .,..',(il<_ 
T NIOt'.t~Jlt,I rl!IIH\214-<IUI 
t••~•~h•~~llul~r•.a• 

11 UNIT TOWNHOUSE. Of=:VHOl'IIIIIEMT 
tJl1 &. 9l11 NO. 2 RD, 
RJCHMOND, B,t;, 

SATWAMJOHAL 

BLDG 3 PLANS 
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©---

cp 

" I\ 

' 

(5.9m] 

" I\ 
I\ 

I l ,1 \ 

I I 00UB.E I I 
r ', c,~-~:.GE,' I I 

, '1 ~.J,n] 1 I 

--t-·- '·--·-... ·----Z.:)M:~2k!t o;~m (d) ~ 
il.!ARANC( 

(IUmJ, 

15'-o" ! 
(Uim]! 

! 

qi 

h.0mJ 

-·-·-·-~---·- · 
GREAT 
ll.00.t,i 

-~ ---··11.HEN -f 
~---, ~01~1ng,· 11 

ll 
II 
'I 

-I 11_'-·1],. 

•==-----'.J•' "-"~ 

I 
I I 

I 
I I 
I I . 

_,_!.. __ \_!- I 

I I I , : 

-----+ 

I\ j \ ' I I I 
/ \ DOUBLE / ,, ~, 

1 1 1r-11r 1 

! 
I 

I i 
i i 

~UNIT G---*-a,.o---<UN IT E1---i*11<-----~,?J----~..,! 

1 MAIN FLOOR PLAN 
0G 

qi 
• J 11'-6' lf,'-0" i 19'-ta" 

(e:.0m] 

i I 
i i 
i i 

k-----UNIT G---~---(-----,UNIT El--,*--------1~~~1----~..,! 

LEV~L 2 PLAN 

0 10'-0" 

0. 
' 
.s. 

NOTI:S: 

, .... _,. "'--·-........ ,~. ,.,. __ 
--•- ,_.. I cP .... -

~ 

;J.Q" 

........... , . ...... _ 1-,.-· ·----... ~ ,...,_,_. -- --· --....,, __ ., . -~ ..-~ 

! 

df 
, !0,~ "51,)l>lilJ.(IPIUJ'o._, 

11aui10~ 1'111nSHtcW'IIII,, 

r~1laU184~.-WOM-11l1 
1nr1ed11,~h1t1nu, •• ,, 

U UNIT TOWN"OUSE DEVELOPMENT 
ID1 &. 1Jt1 No. 2 ltD, 
RICHMOND, B.C. 

SATNAMJOHAL 

:-.... ._, ... •,.a,~· ..;..:;;.ca,...:....... ...( 

~ -SH%T >m.l 
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1 
M07 

LEVELS PLAN 
4C"U:1'1r•T4' 

I 
! 

k,--uNITG 

! 
BED bl ! i i 

-·····- i : ' -----r o9o e, 
• I 

i 

UNI I El *-----• 7J" UNIT DI 
COlt\l'Efi'll[(,[ 

""'' 

ROOF PLAN 
507 

cp 
i 
! 

~-UNIT G UNIT El * UNIT 01 
AOAPTMU 

0 ~ __j0'-0" 

5'-0" 

I 
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! 
I 
I 

' Ii 
~ ~--------

! 

SA TNAM JO KAL 

=--.:.."' ' ............ ..,,,-' 
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Mik- ----l~l],..~----*•--IUNIT El-""*'"' --UNIT Fl-~* .. ·,__UNIT F2 ~ 

1 MAIN FLOOR PLAN 
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LEVEL2PLAN 
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df 
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RICHMOND, B.C. 
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Landscape Rationale 

Privacy of Adjacent Homes: 

The landscape plan for the property provides a 
hierarchy of fencing, planting and retaining walls to 
distinguish public and private areas of the site, and 
preserve the privacy of adjacent residential homes. 

Multi-Unit Development: 9291 &. 9311 No. 2 Road 
October 25, 2023 

Streetscape Treatment 

The streetscape treatment along No. 2 Road includes 
a lanw boulevard at the back of curb consistent 
with adjacent new development to the north and 
south, along with street tree planting, per the City of 
Richmond recommendation. Brick pilasters, aluminum 
fencing and gates are proposed at the property line 
edge to provide definition of public and private spaces, 
and low fencing is proposed between limited common 
property yard areas. Special paving is used at the 
edges of the interior road to limit the visual impact of 
asphalt and add a decorative treatment to the lane for 
pedestrians. 

Private Yards 

Each private yard is contained with a combination of 
low aluminum fencing along No. 2 Road, low wood 
fencing between units, and higher wood fencing at 
the property lines. A combination of evergreen and 
deciduous plant materials are proposed for perimeter 
planting, foundation planting and accent planting for 
each unit. 
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Landscape Rationale 

Project Name, Presentation Title 
Date 

Outdoor Amenity Area 

The outdoor amenity area includes a combination 
of play equipment limited to a Play house meeting 
CSA standards for fall height and tall areas. This is 
combined with a broader amenity zone that includes 
a wood deck that cantilevers over the tree protection 
zone of the oak tree, and a new tire swing in the 
oak tree that expands play potential into the lower 
landscape area, while being completely contained 
from the street. Other amenities include bench 
seating, decking, special paving, bike parking and the 
mail kiosk. 

Sustainable Landscaping 

Design low volume irrigation by installing low volume 
nozzles and subsurface drip system to reduce water 
use and increase soil moisture. Install moisture sensor 
to reduce over watering. 

Choose more drought tolerant plants to reduce water 
use. 

LOGO LOGO 

4 

HAPA 
COLLABORATIVE 



llustrative Site Plan 

Multi·Unit Development: 9291 6- 9311 No, 2 Road 
October 25, 2023 
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Overall Site Plan 
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Landscape Planting Plan 

Rerer to <Hbonst lree pwlectioo plan, report eitd 
recommendallons 

Multi-Unit Development: 9291 S. 9311 No. 2 Road 
October 25, 2023 
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Landscape Lighting Plan 
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From: 
Sent: 
To: 
Subject: 

Follow Up Flag: 
Flag Status: 

Categories: 

Schedule 2 to the Minutes of the 
Development Permit Panel ,...T_o_De_v_e_lo_p_m_e-nt_P_e_r_mi_t -P.-n-e ...... l 
meeting held on Wednesday, Date: ocr 251 2023 

October 25, 2023 Item « 1 

YATSUN CHAN\ < chantys@shaw.ca > 

October 14, 2023 4:05 PM 
CityClerk 

Re: DP 11 - 7.:roogk 

t~----------' 
Comment on project file : DP 17-790086 by owner of 9326 Laka Drive 

Follow up 
Flagged 

Rustico 

I City of Richmond Security Warning: This email was sent from an external source outside the City. Please do not click or open 
attachments unless you recognize the source of this email and the content is safe. 

Dear Sir, 

We are the house owner of 9326 Laka Drive, Richmond. Due to time conflict , we will not be able to attend the 
Development Permit Panel meeting in person on Oct 25, 2023 (at 3:30 pm) for the subject project. 

We would like to express our concerns that the few fence trees between their backyard and our backyard brother us a lot. 
Every two years, we need to trim those tress that grew excessively to our side of the back yard . However, they are so tall 
that our gardener could not be able to cut them down to reasonably high. We request to developer to properly maintain 
the height of those fence trees by cutting them down to reasonable height when they develop the site. In the future, the 
new estate management should also continue to properly maintain those trees. 

Thank you and have a nice day. 
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From: 
Sent: 
To: 
Cc: 
Subject: 

Schedule 3 to the Minutes of the 
Development Permit Panel : To Development Permit Panel 
meeting held on Wednesday, Date: ovr 2 s- U>?-3 
October 25, 2023 1 f-1111,lilil,,,i ......... ____ L.. 

Wan Kit Francis Chan <chanwankitfrancis@yahoo.com. 
October 23, 2023 5:28 PM 
CityClerk 
Pamela Chan; Rajan Cheema; Quinn Marceil 
Notice of Development Permit Panel Meeting/ File DP17-790086 

DP q -=rc,oog~ 

I City of Richmond Security Warning: This email was sent from an external source outside the City. Please do not click or open 
attachments unless you recognize the source of this email and the content is safe. 

Dear Edwin Lee, 

I am one of the council members of Verona Garden at 9211 No.2 Road, Richmond. Verona Garden is the subject of a 
statutory right of way imposed by the City of Richmond (" the City") in favour of the development of the lots at 9291 and 
9311/9331 (" the 9291 lots") by Jhujar Construction Ltd. (" Jhujar Construction"). 

The Verona Garden Strata Council has appointed me to be the contact person with Verona Garden's solicitors, Messrs. 
Synergy Business Lawyers regarding the negotiation with Jhujar Construction on the share cost agreement of the use of 
the right of way by the occupants of the 9291 lots. I have personal knowledge of the draft share cost agreement proposed 
by Jhujar Construction and the development of the negotiations. 

I would like to let the City of Richmond know that there is yet to be any negotiation on the substantive terms of the cost
sharing agreement. The current disagreement is on the costs of the legal fees of the negotiations . For your information, 
Jhujar Construction's solicitors have previously confirmed Jhujar Construction's agreement to pay Verona Garden's legal 
costs in and about the cost-sharing agreement negotiations but now refused to deposit a sum of $5,000 with Messrs. 
Synergy Business Lawyers for the purpose. There has been no progress since October 6th. 

Verona Garden is a small community with very limited reserve funds. Almost all owners had no knowledge of the 
statutory right of way until Jhujar Construction contacted the strata council of Verona Garden on the issue a few years 
ago. Not only that the cost of the maintenance of the right of way will be a concern but the quiet enjoyment of the 
common areas would be very much impacted when an addition of 2 dozen or so cars are going to share the right of way 
of Verona Garden. More alarming to the owners of Verona Garden is that the draft cost-sharing agreement imposed a 
clause that the same right of way is extended to other lots next to the 9291 lots should Jhujar annex the same in its 
present or next development. 

The right of way has given rise to a sense of unfairness in the Verona Garden community. Without the need to construct 
an access road to No.2 Road, Jhujar Construction can fully utilize the 9291 lots and can reap huge profits from it, at the 
expense of the Verona Garden community's quiet enjoyment of their properties. Yet, the community now has to take the 
trouble to instruct solicitors to negotiate and in an unfortunate event, to pay legal expenses ( at least part) for a matter 
that does not benefit them. 

I would very much appreciate it if you could let us know why there is a statutory right of way in the first place, what benefit 
it gives to the community at large and how does it on balance override the quiet enjoyment of their properties of the 
Verona Garden community. 

Yours faithfully, 

Francis Chan 
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From: 
Sent: 
To: 
Cc: 

Schedule 4 to the Minutes of the 
Development Permit Panel To Dev0lopment Permit Panel 
meeting held on Wednesday, Date: oq z s:, 2.o2.3 
October 25, 2023 .. ,,,.211100_, ___ :1. ______ ..,_ 

rajan.cheema@gmail.com 
October 23, 2023 7:48 PM 
Wan Kit Francis Chan 
CityClerk; Pamela Chan; Quinn Marceil 

Re: __ D_P_ l 1 __ - .,_-f:..:.C/ .;..O0_ <l.;...~;;;......_ 

Subject: Re: Notice of Development Permit Panel Meeting/ File DP17-790086 

I City of Richmond Security Warning: This email was sent from an external source outside the City. Please do not click or open 

attachments unless you recognize the source of this email and the content is safe. 

Hi Edwin, 

My name is Rajan. I'm one of the owners and on the strata council for 9211 Verona Garden. I was hoping to 
speak at the meeting. Would you be able to add me to the agenda? 

Warm regards, 
Rajan Cheema 

On Oct 23 , 2023, at 5:30 PM, Wan Kit Francis Chan <chanwankitfrancis@yahoo.com.hk> wrote: 

Dear Edwin Lee, 

I am one of the council members of Verona Garden at 9211 No.2 Road, Richmond. Verona Garden is the 
subject of a statutory right of way imposed by the City of Richmond (" the City ") in favour of the 
development of the lots at 9291 and 9311/9331 (" the 9291 lots") by Jhujar Construction Ltd. (" Jhujar 
Construction"). 

The Verona Garden Strata Council has appointed me to be the contact person with Verona Garden's 
solicitors, Messrs. Synergy Business Lawyers regarding the negotiation with Jhujar Construction on the 
share cost agreement of the use of the right of way by the occupants of the 9291 lots. I have personal 
knowledge of the draft share cost agreement proposed by Jhujar Construction and the development of 
the negotiations. 

I would like to let the City of Richmond know that there is yet to be any negotiation on the substantive 
terms of the cost-sharing agreement. The current disagreement is on the costs of the legal fees of the 
negotiations. For your information, Jhujar Construction's solicitors have previously confirmed Jhujar 
Construction's agreement to pay Verona Garden's legal costs in and about the cost-sharing agreement 
negotiations but now refused to deposit a sum of $5,000 with Messrs. Synergy Business Lawyers for the 
purpose. There has been no progress since October 6th. 

Verona Garden is a small community with very limited reserve funds. Almost all owners had no 
knowledge of the statutory right of way until Jhujar Construction contacted the strata council of Verona 
Garden on the issue a few years ago. Not only that the cost of the maintenance of the right of way will be 
a concern but the quiet enjoyment of the common areas would be very much impacted when an addition 
of 2 dozen or so cars are going to share the right of way of Verona Garden . More alarming to the owners 
of Verona Garden is that the draft cost-sharing agreement imposed a clause that the same right of way is 
extended to other lots next to the 9291 lots should Jhujar annex the same in its present or next 
development. 

1 



The right of way has given rise to a sense of unfairness in the Verona Garden community. Without the 
need to construct an access road to No.2 Road, Jhujar Construction can fully utilize the 9291 lots and 
can reap huge profits from it, at the expense of the Verona Garden community's quiet enjoyment of their 
properties. Yet, the community now has to take the trouble to instruct solicitors to negotiate and in an 
unfortunate event, to pay legal expenses ( at least part ) for a matter that does not benefit them. 

I would very much appreciate it if you could let us know why there is a statutory right of way in the first 
place, what benefit it gives to the community at large and how does it on balance override the quiet 
enjoyment of their properties of the Verona Garden community. 

Yours faithfully, 

Francis Chan 

2 



To: 

City of 
Richmond 

Development Permit Panel 

Report to Development Permit Panel 

Date: October 30, 2023 

From: Wayne Craig File: DP 18-824566 
Director, Development 

Re: Application by SNC Lavalin Inc. for a Development Permit at 12700 and 
12800 Rice Mill Road and 12280 and 12300 No. 5 Road 

Staff Recommendation 

That a Development Permit be issued at 12700 and 12800 Rice Mill Road and 12280 and 
12300 No. 5 Road for works related to the redevelopment of the existing BC Ferries Fleet 
Maintenance Unit and future subdivision on a site that is designated as an Environmentally 
Sensitive Area. 

for 
Wayne Craig 
Director, Development 
(604-247-4625) 

WC:ke 
Att. 12 

7423144 



October 30, 2023 - 2 - DP 18-824566 

Staff Report 

Origin 

SNC Lavalin Inc., on behalf of BC Ferry Services Inc. (BC Ferries), has applied to the City of 
Richmond for an Environmentally Sensitive Area (ESA) Development Permit to allow for the 
redevelopment of the existing BC Ferries Fleet Maintenance Unit (FMU) and related 
components at 12700 and 12800 Rice Mill Road and 12280 and 12300 No. 5 Road. This 
Development Permit also addresses the future proposed subdivision of the site that is subject to 
an ESA designation (Attachment 1 Location Map). 

The site is being rezoned from Agricultural (AG 1) and Light Industrial (IL) to BC Ferries Fleet 
Maintenance and Moorage (ZI14) for this project under Bylaw 9940 (RZ 18-824565), to allow 
for the phased upgrading of the BC Ferries FMU. Rezoning of the subject site is required as the 
site is split zoned Agriculture (AG 1) and Light Industrial (IL) and to allow for the range of uses 
necessary for the operations of the FMU. The bylaw received third reading on October 21, 2019. 
In accordance with Bylaw 9940, only the portion of the subject site south of the CN Rail corridor 
is being rezoned to BC Ferries Fleet Maintenance and Moorage (ZI14). 

This Development Permit application proposes habitat compensation and mitigation measures in 
response to the designated ESA's and Riparian Management Areas (RMA) on the subject site. A 
qualified environmental professional (QEP) has been engaged and led the assessment, 
compensation and enhancement strategy outlined in the rezoning that is being built upon and 
detailed out through this Development Permit application. 

A Servicing Agreement is required as a condition of rezoning adoption and includes, but is not 
limited to, the following improvements: 

• 

• 

SA 20-891044 Infrastructure works to upgrade the servicing connections to the subject site, 
upgrade the existing water line along Rice Mill Road and install a City sanitary sewer system 
that the BC Ferries private sanitary system can connect to. 
SA 20-891043 Dike works generally from the southwest portion of the basin to the 
southeast portion of the site (at Highway 99), which provides continuous dike protection for 
this area. Dike implementation and construction will be phased in accordance with the 
parameters of the rezoning considerations and Servicing Agreement to take into account the 
existing operations of the FMU and appropriate dike infrastructure works. 

Project Description 

The subject site is generally bounded by Rice Mill Road, No. 5 Road, Highway 99 and the Fraser 
River. Access to the subject site is from Rice Mill Road and from an access road granted by the 
Ministry of Transportation and Infrastructure (MOT!) running parallel to Highway 99. An 
existing CN Rail corridor bi-sects the subject site. A majority of the existing FMU facilities and 
infrastructure that support maintenance activities of vessels moored in the basin are located south 
of the rail corridor. The portion of the site north of the rail corridor currently contains additional 
parking, BC Ferries office and private utilities (private sanitary forcemain servicing the BC 
Ferries FMU only)(Refer to Attachment 2 - Development Data Sheet). 

7423144 
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This redevelopment project will replace ageing infrastructure and facilities, improve efficiency 
of the FMU operation and ensure that this facility will meet the long-term demands of the BC 
Ferries fleet. A summary of the FMU works and improvements to the subject site are as follows: 

• 

• 

• 

• 

• 

• 
• 

Construction of a new machine shop building (8,114 sq. m or 87,338 sq. ft.) and 
supporting uses that will service the FMU at the southeast portion of the site. 
Tenant improvements, renovations and building modifications and additions (total floor 
area of 9,211 sq. m or 99,146 sq. ft.) to a number of existing buildings that will be 
retrofitted and upgraded. 
Addition of off-street parking, loading and bike parking provisions in accordance with 
City zoning requirements. 
Grade and elevation increases across the subject site that will occur around existing and 
proposed new buildings and new off-street parking areas in the FMU in accordance with 
the Floodplain Management Strategy and minimum Flood Construction Level (FCL) of 
3.85 m for any new construction on the portion of BC Ferries land to be rezoned to the 
BC Ferries Fleet Maintenance and Moorage (ZI 14) zone, consistent with the parameters 
secured through the rezoning. 
Demolition of existing buildings and structures at the southeast portion of the site where 
the new machine shop building is proposed. 
Compensation and enhancements to the ESA and RMA for the subject site . 
Refer to Attachment 3 for a conceptual site plan of the BC Ferries FMU . 

Following third reading of the rezoning bylaw, BC Ferries has decided to proceed with a 
reduction in the scope of the initial FMU redevelopment works. The BC Ferries redevelopment 
of the FMU will still facilitate a modem and upgraded facility to meet their future needs, but 
with an overall reduced scope of new construction when compared to the project scope that was 
presented as part of the rezoning. The components of the FMU redevelopment outlined as part 
of the rezoning that are not being pursued at this time are summarized as follows: 

• Two new buildings providing various trades/maintenance activities and vessel safety 
outfitting services is not being constructed at this time. Existing buildings will be 
retrofitted and modified to accommodate these FMU activities. 

• A tower crane to service vessels moored in the basin is not being constructed at this time. 

Although the scope of the overall development has been revised, the current project complies 
with the provisions of the BC Ferries Fleet Maintenance and Moorage (2114) zone and 
associated rezoning considerations. Any additional works and development on the subject site, 
beyond those covered as part of this Development Permit application, will be reviewed at that 
time to determine if additional applications are required. 

Background 

Development surrounding the subject site is as follows: 

To the north: Vacant lands zoned Agriculture (AGl). The City's model airplane park is also 
located to the north and zoned Agriculture (AG 1 ). There is a 5 m designated 
Riparian Management Area (RMA) associated with an existing watercourse along 
Rice Mill Road. 

7423144 
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To the east: The MOTI Highway 99 corridor that also contains the access road to the BC 
Ferries FMU. Further east is a 15 m RMA associated with a watercourse between 
the BC Ferries access road and the Highway 99 corridor. 

To the south: The Fraser River. 

To the west: Properties that are zoned Light Industrial (IL) and Agriculture (AGl) including 
two active rezoning applications at 12060 and 12080 No. 5 Road (RZ 22-005648) 
and 12050 No. 5 Road (RZ 21-941597). Both of these applications are seeking 
rezoning from Agriculture (AG 1) to Light Industrial (IL) zoning consistent with 
the OCP Industrial land use designation. Further west across No. 5 Road are 
properties zoned Light Industrial (IL) and Industrial Business Park (IB 1 ). 

Rezoning and Public Hearing Results 

During the rezoning process, staff identified the following issues to be resolved at the 
Development Permit stage: 

• Compliance with applicable ESA Development Permit guidelines and zoning applicable 
to the subject site. 

• Confirm ESA compensation and enhancement and accompanying plant sizing and 
species and accompanying legal agreements to secure implementation, monitoring and 
maintenance. 

The Public Hearing for the rezoning of this site was held on October 21, 2019. There was no 
correspondence received from the public that identified concerns or opposition to the 
development. 

Staff Comments 

The proposed scheme attached to this report has satisfactorily addressed the ESA 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 is in compliance with the BC Ferries Fleet Maintenance and Moorage 
(ZI14) site specific zone 

A summary of the ESA and RMA designations that apply to the subject site is as follows (refer 
to Attachment 4 for a map of the ESA and RMA designations): 

• 6.8 ha (16.8 ac) located south of Rice Mill Road and north of the CN Rail corridor that is 
classified as 'old fields and shrublands' and 'upland forest' type ESA. 

• 3 .4 ha (8 .4 ac) for lands located within 3 0 m (landside) of the high water mark of the 
Fraser River that is classified as 'shoreline' type ESA. 

• 3.3 ha (8.3 ac) for lands located within 30 m (waterside) of the high water mark of the 
Fraser River that is classified as 'intertidal' type ESA. 

A 5 m RMA exists along the subject site's Rice Mill Road frontage and remediation is addressed 
in the sections below. No encroachments into the 5 m RMA are proposed in this project. A 
15 m RMA exists along the east side of the subject site that will not be impacted by this project. 

7423144 



October 30, 2023 - 5 - DP 18-824566 

Analysis 

Site Planning 

• 

• 

The current BC Ferries FMU provides moorage and maintenance to vessels docked in the 
basin. Due to the operational requirements of the FMU, placement of the new building to be 
constructed and buildings to be retrofitted is focussed in the area on the east side of the basin, 
south of the CN Rail corridor, where a majority of the existing development is located and 
close to vessels requiring servicing (refer to Attachment 3). 
For BC Ferries lands north of the CN Rail allowance, there is an existing parking lot and BC 
Ferries project office at the north east comer of this portion of the site. The project office 
will be moved to the FMU operational area south of the CN Rail corridor once the necessary 
building retrofits have been completed to accommodate staff and the existing building will be 
removed/demolished. 

• Additional off-street parking areas have been added to portions of the site south of the CN 
Rail corridor and situated away from the designated foreshore ESA to minimize impacts. 

• The BC Ferries FMU is currently serviced by a private sanitary forcemain that runs through 
the portion of the property north of the CN Rail corridor. This private sanitary infrastructure 
will need upgrading to service the BC Ferries FMU. The upgraded sanitary alignment has 
been selected to minimize impacts to the ESA and also to ensure no disturbance to the 5 m 
RMA along Rice Mill Road. 

• Vehicle access to the BC Ferries FMU will continue to be from the access road located on 
the MOTI Highway 99 right-of-way that is generally on the east side of the FMU adjacent to 
the highway. An access permit authorized by MOTI to BC Ferries enables use of this access 
road. 

• Consistent with the associated rezoning application, dike infrastructure works will be 
undertaken through a Servicing Agreement. Due to the specific operational needs to service 
and maintain vessels moored in the basin, a majority of the BC Ferries FMU buildings and 
supporting operations are located outside of the dike infrastructure to be implemented. In 
response, a Flood Construction Level (FCL) of 3.85 m GSC is required for new construction 
and elevation/grading around buildings will be raised to meet this FCL, but also take into 
account the operational needs to access and service vessels moored in the basin and be at a 
proximate elevation to the water level. 

Environmentally Sensitive Area - Shoreline/Intertidal ESA Type (Portion of Site South of the 
CN Rail Corridor) 
• The project QEP undertook a detailed bio-physical inventory and environmental impact 

assessment for the ESA designated (shoreline and intertidal ESA) portions of the site located 
south of the CN Rail corridor (Attachment 5). In general, the QEP identified that for areas 
where land modification and development was proposed for the BC Ferries FMU project, a 
majority was categorized as existing disturbed/impervious areas with no existing 
vegetation/habitat ( due to existing on-site development). Land modification works within 
these categorized disturbed/impervious and non-vegetated areas are not considered to impact 
the ESA. A smaller portion was categorized as poor to low quality habitat being impacted by 
proposed works and would therefore be addressed as part of the ESA compensation and 
restoration approach. 
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• The poor to low quality habitat referenced above was assessed by the QEP to include limited 
vegetation that was subject to frequent human disturbance with minimal habitat value and 
wildlife usage. 

• The ESA assessment has taken into account changes in relation to the reduced overall 
footprint of new development and land modification resulting from the revised BC Ferries 
project scope outlined at the outset of this report. Furthermore, BC Ferries has decided to not 
include the basin tower crane as part of the FMU redevelopment, which has reduced the 
amount of ESA impacts. 

• Habitat compensation and enhancement is provided for along the southeast portion of the 
subject site that wraps around the east side of the outer edge of the basin along the shoreline 
and intertidal type ESA's along the water (Attachment 5). 

• This compensation strategy was developed to achieve a net gain in ESA quality through 
enhancement of existing identified poor to low-quality habitat to improve and increase their 
ecological function, diversity and connectivity. 

• The area of ESA disturbance assessed by the QEP in this area is l, 177 sq. m (12,669 sq. ft.). 
The area of compensation will be 2,976 sq. m (32,033 sq. ft.) in area, resulting in a net gain 
of2.5 to 1. 

• This net gain of functional habitat will consist of removal of invasive species, soil 
improvements, and planting of native specie trees/shrubs/groundcovers. The compensation 
landscape plan also proposes retaining all of the 17 existing trees located on the south east 
portion of the site adjacent to the Fraser River and planting an additional 25 new trees within 
the shoreline ESA compensation and enhancement area. 

• The project QEP and landscape plans confirm that an irrigation system comprised of 
sprinklers and houses will be temporarily established in the compensation and enhancement 
areas and operated on a timer (based on the season) and in accordance the recommendations 
of the QEP's post-construction monitoring and maintenance plan. 

Environmentally Sensitive Area Old Fields and Shrub/ands and Upland Forest (Portion of 
Site North of the CN Rail Corridor) 

• 

• 

• 

The project QEP undertook a detailed bio-physical inventory and environmental impact 
assessment for the ESA designated ( old fields and shrub lands; upland forest ESA Types) for 
portions of the site located north of the CN Rail corridor (Attachment 6). The project QEP 
identified that the existing vegetated and habitat areas are consistent with the ESA type 
categorized for this area and also observed significant incursion of invasive plant species 
(i.e., Himalayan blackberry) into the area. Impacts to the ESA in this area relate to the 
installation of a new private sanitary forcemain that is generally located outside of the RMA 
along the north edge of the site and parallel to Rice Mill Road. The footprint and anticipated 
ESA impact from the new private sanitary forcemain is 1,076 sq. m (11,582 sq. ft.) based on 
a 3 m wide linear footprint required for this infrastructure. 
The alignment of the private sanitary infrastructure has been selected to minimize impacts to 
the ESA, reduce tree removals, ensure no disturbance or incursion into the RMA and ensure 
the system functions effectively. 
Habitat compensation and enhancement is proposed in a number of locations that provide 
linear habitat corridors and improved ecological habitat that will reduce negative 
human/wildlife interactions (Attachment 6). 
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Generally, these habitat compensation and enhancement corridors are located along the 
southern edge adjacent to the CN Rail corridor and along Rice Mill Road to provide further 
ecological benefit to the RMA watercourse in this area. 

• The area of ESA disturbance assessed in this area by the QEP is 1,076 sq. m (11,582 sq. ft.). 
The area of compensation provided in existing ESA designated portions of this area will be 
2,432 sq. m. (26,178 sq. ft.) plus an additional 754 sq. m (8,116 sq. ft.) of compensation in an 
adjacent vegetated area to the east that is outside of the ESA. The total compensation area 
within and outside of the ESA is 3,186 sq. m (34,294 sq. ft.) resulting in a net gain of 
2.9 to 1. 

• This net gain of functional habitat will consist of the removal of invasive species, soil 
improvements, and planting of native specie trees, shrubs and groundcovers in the areas 
outlined above. A total of 145 new trees will be planted within the landscape compensation 
areas. 

• In addition, the areas to be temporarily disturbed from the private sanitary infrastructure 
installment (trenching) will be hydro seeded to restore grassed ground cover in the area. This 
restoration activity is in addition to proposed planted restoration activities described above. 

• The project QEP and landscape plans confirm that an irrigation system comprised of 
sprinklers and houses will be temporarily established in the compensation and enhancement 
areas and operated on a timer (based on the season) and in accordance with the 
recommendations of the QEP's post-construction monitoring and maintenance plan. 

Summary of BSA Compensation and Enhancement - Entire Subject Site 

• 

• 

A total area of6,162 sq. m (66,327 sq. ft.) compensation and enhancement planting areas is 
proposed as part of this Development Permit application for ESA's on the subject site (north 
and south of the CN Rail corridor). The project QEP has identified that a total disturbance 
area of 2,253 sq. m (24,251 sq. ft.) resulting in a 2.74 to 1 net gain of ecological habitat that 
will be secured through this Development Permit (Refer to Attachment 7 for a habitat 
balance sheet). 
This ESA compensation and enhancement approach and net gain in ecological habitat is 
equivalent to what was identified through the rezoning application. Based on further work 
on the compensation plans and reduced amounts of disturbances to the ESA as a result of the 
change in overall project scope for the BC Ferries FMU project, an improved ratio of 2. 74 to 
1 of net gain of functional ecological habitat will be implemented for this development 
( compared to the 2.36 to 1 net gain ratio identified through the previous rezoning application 
proposal). 

Riparian Management Area (5m) - Proposed Compensation Approach 
• Identified disturbance activities within the RMA (5 m) along the subject site's Rice Mill 

Road frontage and the proposed compensation and restoration approach are as follows: 

7423144 

o Installation of an upgraded water line that services the BC Ferries FMU in the 
Rice Mill Road allowance generally along the gravelled and grass road shoulder 
and removal of two existing culverts within the RMA (5 m). Restoration 
activities will consist of daylighting of the watercourse from culvert removals and 
hydro-seeding of all disturbed areas to allow for suitable ground covers to be 
established in these areas, which will be included as part of the Servicing 
Agreement works (SA 20-891044). 
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o Removal of one tree located within the RMA at the north east comer of the 
subject site in relation to a Statutory Right-of-Way required for water services. 
Compensation will be replacement trees at a 3: 1 ratio that will be included in the 
landscape compensation plantings that will provide equivalent ecological benefit 
and function within the RMA along Rice Mill Road. 

Tree Retention, Removal and Replacement Summary 
• Refer to Table 1 that summarizes proposed tree retention, removal and replacement for the 

BC Ferries FMU redevelopment. 

Table 1 
Impacted Trees Required Planted Cash in Lieu for 

Replacement Trees Replacement Trees Replacement Trees 

BC Ferries Land - 26 trees impacted by 2: 1 ratio 44 trees 148 trees (min 8 cm NIA 
North of CN Rail private sanitary line 3: 1 ratio - 15 trees calliper or 4 m ht.) 

- 1 tree impacted in 
RMA (servicing) 

BC Ferries Land - 62 trees impacted by 2:1 ratio 132 trees 25 trees ( min 8 cm NIA 
South of CN Rail dike infrastructure 3: 1 ratio - 6 trees calliper or 4 m ht.} 

- 5 trees impacted by 
FMU and related works 

Total 94 trees impacted 197 replacement 173 planted trees 24 trees @ $750 per 
trees tree ($18,000) 

• As outlined in Table 1, 27 trees are proposed for removal in the area north of the CN Rail 
corridor due to private sanitary line installation and services required for the project. In the 
area to the south of the CN Rail corridor, 67 trees are proposed for removal due to dike 
infrastructure and uses that support the FMU. In total, 94 trees are proposed for removal and 
will be compensated by 173 replacement tree plantings (148 new trees located in 
compensation areas north of the CN Rail corridor; 25 new trees located in compensation 
areas south of the CN Rail corridor). The remaining 24 replacement trees will be provided 
through a cash-in-lieu contribution secured as a Development Permit consideration for this 
project. 

• The project's QEP and consulting landscape architect has indicated that the number and 
sizing of planted replacement trees in the ESA compensation and enhancement areas take 
into account existing vegetation and trees that will be retained. Furthermore, tree sizing and 
planting density have been developed to account for spacing guidelines for new tree 
plantings and survivorship ofreplacement trees to be planted. 

• The compensation landscape plans included in this Development Permit application include 
the planned replacement trees. The project QEP and consulting landscape architect have 
confirmed that the plant listings include native species and plantings that are appropriate to 
the surrounding habitat. 

• Refer to Attachment 8 that provides the Tree Management Plan for the subject site. 

7423144 



October 30, 2023 - 9 - DP 18-824566 

Engineering Phased Dike Works 
• Consistent with the rezoning considerations, the applicant is required to undertake dike 

infrastructure works in a phased manner and will be secured through a Statutory Right-of
W ay and Servicing Agreement (SA 20-891043) for the subject redevelopment. 

• Through the Servicing Agreement design review process, the alignment of the Dike has been 
adjusted at the south west portion of the site to extend Dike protection along the west edge of 
the basin (refer to Attachment 3 for the general dike alignment). Diking infrastructure works 
to be completed through the BC Ferries FMU redevelopment adheres to the City's Flood 
Protection Management Strategy. 

External Agency Approvals - Federal and Provincial 

• 

• 

• 

• 

Federal Department of Fisheries and Oceans (DFO) has provided a letter of advice 
(Attachment 9) for the BC Ferries FMU redevelopment in relation to how to address fish 
habitat and fish species at risk on the site. Through this letter, DFO has advised that this 
proposal would not result in serious hann to fish or fish habitat and has identified 
implementation measures that are required to be adhered to as part of the BC Ferries FMU 
project and related works. 
Provincial Ministry of Forests has provided a Change Approval (Attachment 10) under the 
Water Sustainability Act (WSA) for works and development to various watercourses on and 
around the subject site. 
The Federal and Provincial authorizations included the proposed Dike infrastructure works to 
be completed by BC Ferries through the required Servicing Agreement (SA 20-891043), and 
did not require any additional environmental compensation to be provided by the applicant. 
The environmental mitigation and compensation measures referenced in the DFO letter of 
advice and Provincial Change Approval letter are consistent with the compensation being 
provided and secured through this Development Permit application and associated Servicing 
Agreement(s) for this project. 

Proposed Future Subdivision of BC Ferries Lands Subject to an ESA 

• 

• 

• 

• 

BC Ferries has identified future plans to subdivide the consolidated lands into two lots. One 
lot is proposed for the lands south of the CN Rail corridor. One lot is proposed for the lands 
north of the CN Rail Corridor. A draft subdivision plan is contained in Attachment 11. 
As the consolidated subject site is designated an ESA, approval is required for the proposed 
subdivision of the subject site and is included in this Development Permit proposal. 
A subdivision application will be required to be submitted to the City and reviewed by staff, 
subject to Council adoption of the rezoning bylaw for the subject site and issuance of this 
Development Permit. The future subdivision application for the subject site will also require 
approval from the Ministry of Transportation and Infrastructure (MOTI) as the subject site 
abuts Highway 99, which is a MOTI controlled highway. 
Consideration of the proposed subdivision would occur after rezoning adoption and issuance 
of the Development Permit. The subdivision proposal involving lands designated as an ESA 
is generally supported on the following basis: 

o The subdivision would not have any impacts to the ESA compensation being secured 
on any portions of the subject site. 

o The property largely functions as two separate parcels as the current CN Rail corridor 
bisects the site as a whole. 
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Implementation, Monitoring, Maintenance and Performance Provisions 

• 

• 

• 

• 

• 

A legal agreement will be registered on the consolidated lot to secure the ESA landscape 
compensation and enhancement areas, forming part of this Development Permit application. 
This legal agreement will also include ESA compensation post-implementation monitoring 
and maintenance provisions in accordance with the project QEP's report and 
recommendations and accompanying landscape plans for the project. The legal agreement 
will also identify that the ESA compensation and enhancement areas cannot be removed or 
disturbed. This legal agreement will be registered on title as a Development Permit 
consideration item to be completed for this project (Attachment 12 - Development Permit 
considerations). 
In accordance with the recommendations of the project QEP, once ESA compensation and 
enhancement works have been implemented, monitoring will occur over a five-year period to 
ensure vegetation establishment, survival and growth. During the first three years, 
monitoring and inspections will occur twice a year ( early spring and late summer) and once a 
year in the final two years of the monitoring period. The QEP will also provide to the City 
annual reports throughout the monitoring period. The above parameters will be included into 
the legal agreement to secure the ESA landscape compensation and enhancement areas. 
A Construction and Environmental Management Plan (CEMP) has been developed for the 
BC Ferries FMU project and is required to be submitted and complied with through the 
Servicing Agreement and Building Permit processes for the FMU redevelopment. 
Prior to Development Permit issuance, the applicant is required to submit a landscape 
security for all proposed ESA compensation and enhancement works identified in the plans, 
based on 100 per cent of the cost estimate provided by the landscape architect (including a 10 
per cent contingency). 
In addition, a legal agreement will be registered on the consolidated lot to secure all utilities 
and services required for the operations of the BC Ferries FMU that are being provided 
through the portion of land north of the CN Rail corridor or through the existing CN Rail 
corridor right-of-way itself cannot be removed or modified in such a manner that would 
impact the utilities and services required by the BC Ferries FMU. This legal agreement will 
also specify that any utilities or servicing that crosses the CN Rail corridor will need to be 
secured with the applicable licenses and approvals to be obtained in perpetuity by BC 
Ferries. 

Sustainability Provisions 

• 

• 

• 

For the new machine shop building to be constructed, building mechanical heating, 
ventilation and air condition systems will utilize energy efficient air sourced heat pumps. 
Additional measures to be included to improve building energy efficiency are 
implementation of energy efficient windows, variable speed ventilation systems and 
occupant sensor controlled LED lighting fixtures. Water conservation improvements are also 
being incorporated into the buildings' plumbing system. 
For the existing buildings to be retrofitted, building mechanical systems to be added or 
upgrades will be energy efficient in addition to occupant sensor controlled LED lighting 
fixtures. Water conservation improvements are also being incorporated into the buildings' 
plumbing system. 
External lighting is limited to building mounted lighting and pole mounted lighting (i.e., 
typical street light height) that is downward oriented. 
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Conclusions 

As the proposed development would meet applicable policies and Development Permit 
Guidelines, staff recommend that the Development Permit be endorsed, and issuance by Council 
is recommended. 

Kevin Eng 
Planner 3 
(604-247-4626) 

KE:cas 

Att. 1: Location Map 
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City of 
Richmond 

~ DP 18-824566 

ATTACHMENT 1 

Original Date: 06/20/18 

Revision Date: 10/19/23 

Note: Dimensions are in METRES 



City of 
Richmond 

Development Application Data Sheet 
Development Applications Department 

DP 18-824566 Attachment 2 

Address: 12700 and 12800 Rice Mill Road and 12280 and 12300 No. 5 Road 

Applicant: SNC Lavalin Inc Owner: BC Ferry Services Inc. 

I Existing I Proposed 

Site Area: 245,065 m2 No Change 

Land Uses: 
BC Ferries Fleet Maintenance Unit -

No change 
Marine vessel repair and moorage 

OCP Designation: Industrial No change 

Lands north of CN Rail 
corridor - No change 

Zoning: 
Agricultural (AG1) and Light Industrial Lands south of CN Rail 
(IL) corridor - BC Ferries Fleet 

Maintenance and Moorage 
(Zl14) zone 

I 

Bylaw Requirement 
I 

Proposed 
I 

Variance 
Proposed 214 Zone 

0.07 (Total new building 
Floor Area Ratio: 1.0 plus existing retained none permitted 

buildings) 

Lot Coverage: Max. 60% 5% none 

Min. 4.5 m (for new 
Approximately 65 m (for 

Setback - Front Yard (East): new machine shop none 
construction) 

building) 

Setback - Side Yard (Exterior): Min. 3.0 m N/A none 

Height (m): Buildings Max. 22.2 m 22.2 m none 

Off-street Parking Spaces 174 192 none 

Off-street Parking Spaces -
4 5 none 

Accessible: 

Bicycle Parking Spaces 
Class 1 - 22 Class 1 - 22 
Class 2- 22 Class 2 - 22 

none 
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Attachment 3 
Overall Site Plan - BC Ferried Fleet Maintenance Unit Redevelopment 

FMU Redevelopmonl Projoct - Conteptual Scap• of New Construction, T• n1nt Improvements and Major lnfrutructuro 

\ Proposed Watu Main Ttnottt unptoY#tNtlts 
• Rll!ilng 
• Plumbing 
• Up~olslery 
• Sheet Metal 

Tenont Jmprow~nts 
• Ufl! Raft Center 
• Ship Slfety 
• Travel & Manetln1 

Exter\lof Ground lmprow:ment Ase• 



..... 
L..-.. h'-"f F(a,.-c,rt IT\ 
11•1fl'Ud11) 

~.~,_, Dr'- 5115 (Uu:111.i-1 

ATTACHMENT 4 
ESA and RMA Site Plan 
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Attachment 5 
ESA Habitat Types (South of CN Rail Corridor) 



Attachment 6 
ESA Habitat Types (North of CN Rail Corridor) 
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l♦ I Fisheries and Oceans 
Canada 

Peches et Oceans 
Canada 

ATTACHMENT 9 

Pacific Region Region du Pacifique 
Ecosystem Management Branch 
200 - 40 l Burrard Street 
Vancouver, BC 

Direction de la gestion des ecosystemes 
Piece 200 - 40 I rue Burrard 
Vancouver (C.-B.) 

V6C 3S4 V6C 3S4 

October 19, 2023 

British Columbia Ferry Services Inc. 
Attention: Shane Scroggie 
Suite 500-1321 Blanshard St 
Victoria, BC, V8W 0B7 

Via email: shane.scroggie@bcferries.com 

Your file Votre reference 

Ourfile Notre reference 

23-HPAC-00422 

Subject: Dike Extension, Fraser River, Richmond - Implementation of Measures to Avoid 
and Mitigate the Potential for Prohibited Effects to Fish and Fish Habitat 

Dear Shane Scroggie: 

The Fish and Fish Habitat Protection Program (the Program) of Fisheries and Oceans Canada 
(DFO) received your proposal on March 13, 2023 . We understand that you propose to: 

• Construct a dike and parking lot that will encroach into riparian habitat on the 
west bank of Deas Basin and require alteration of approximately 454 m 2 of 
riparian habitat (i.e., area within 30 m of top of bank); 

• Place riprap to stabilize the dike slope, resulting in a footprint of approximately 
50m2 below the high water mark; 

• Install a 600mm diameter pre-cast concrete pipe outfall to convey drainage from 
the proposed parking lot; and, 

• Remove invasive plants and restore disturbed riparian areas with native grass and 
herbaceous plants suitable for the site. 

Our review considered the following information: 
• Request for Review package and supporting documents completed by Shane 

Scroggie, including: 
o BC Ferries FMU Development Project Construction Environmental 

Management Plan, prepared by SNC Lavalin Inc., dated April 14, 2023; 
o Environmentally Sensitive Area Environmental Assessment Memo - 2023 

Dike Revisions, prepared by SNC Lavalin Inc., dated March 2, 2023; and, 

Canada 

o BC Ferry Services Inc Fleet Maintenance Unit (FMU) Development 
Project North and West Dike Design, prepared by SNC Lavalin, dated 
May 3, 2023. 
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• Email correspondence between Ryan Stinson (SNC Lavalin Inc.), Mark Toohey 
(SNS Lavalin Inc.), Keith Dunbar (SNC Lavalin Inc.) and Jason Runtas (DFO) 
between May 10 and August 25, 2023; 

• Virtual MS Teams meeting between Ryan Stinson (SNC Lavalin Inc.), Mark 
Toohey (SNS Lavalin Inc.), Keith Dunbar (SNC Lavalin Inc.) and Jason Runtas 
(DFO) on July 10, 2023; and, 

• Site visit meeting with Ryan Stinson (SNC Lavalin Inc.), Jason Runtas (DFO), 
and Arainn McKenzie (DFO) on August 23, 2023. 

Your proposal has been reviewed to determine whether it is likely to result in: 
• the death of fish by means other than fishing and the harmful alteration, disruption 

or destruction of fish habitat which are prohibited under subsections 34.4( I) and 
35(1) of the Fisheries Act; and 

• effects to listed aquatic species at risk, any part of their critical habitat or the 
residences of their individuals in a manner which is prohibited under sections 32, 
33 and subsection 58(1) of the Species at Risk Act. 

The aforementioned outcomes are prohibited unless authorized under their respective legislation 
and regulations. 

To avoid and mitigate the potential for prohibited effects to fish and fish habitat (as listed above), 
it is important that all proposed measures are implemented as set out in the information that was 
submitted to the Program in relation to your project. In addition, we recommend implementing 
the measures listed below. If there is a conflict between the proposed measures as set out in the 
information that was submitted to the Program and the following measures, the following 
measures shall prevail. 

• Ensure a Qualified Environmental Professional (QEP) is on site for start-up and 
during any works with the potential to harm fish or degrade fish habitat. The QEP 
is required to monitor for compliance with regulations and to ensure appropriate 
implementation of environmental best management practices, including adherence 
to water quality. 

• The removal of or disturbance to riparian vegetation should be kept to a minimum 
to complete the works; only remove the four (4) mature trees (4353-6, 4353-
7,4376, and 4377) identified through correspondence with Ryan Stinson (SNC
Lavalin Inc.). 

o Avoid tree removal where possible. 
o Proposed riparian replanting should be conducted as soon as possible. 
o Monitoring of planted riparian vegetation for survival is recommended 

for a period of 3 years, minimum, to ensure success. 
• Works below the high water mark should be conducted in the dry during low tide 

and during the least risk to fish instream work window of July 16 - February 28. 
• Complete the works as quickly as possible once they are started. 
• Undertake works during dry weather. 
• Equipment is to be operated from the top of the bank. 
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• Ensure that material such as rock, riprap, or other materials placed on the banks or 
within the active channel or floodplain of the watercourse is inert and free of silt, 
overburden, debris, or other substances deleterious to aquatic life. 

• Minimize the introduction of sediments ( e.g., silts, clays and sand) into the 
watercourse or downstream reaches of the watercourse. 

• Develop and implement an erosion and sediment control plan to avoid and 
minimize the introduction of sediment into or induced sedimentation in the 
watercourse. 

• Do not deposit any substances deleterious to fish or fish habitat directly or 
indirectly into the watercourse or downstream reaches of the watercourse. 

• Develop and implement a spill prevention and emergency response plan to avoid a 
spill of deleterious substances into the watercourse. 

Provided that you incorporate these measures into your plans, the Program is of the view that 
your proposal is not likely to result in the contravention of the above mentioned prohibitions and 
requirements. 

Should your plans change or if you have omitted some information in your proposal, further 
review by the Program may be required. Consult our website (http://www.dfo-mpo.gc.ca/pnw
ppe/ index-eng.html) or consult with a qualified environmental consultant to determine if further 
review may be necessary. [t remains your responsibility to remain in compliance with the 
Fisheries Act, the Species at Risk Act and the Aquatic Invasive Species Regulations. 

It is also your Duty to Notify DFO if you have caused, or are about to cause , the death of fish by 
means other than fishing and/or the ham1ful alteration, disruption or destruction of fish habitat. 
Such notifications should be directed to the DFO-Pacific Observe, Record and Report phone line 
at l-800-465-4336 or by email at DFO.ORR-ONS.MPO@dfo-mpo.gc.ca. 

Please notify the Program by email at Jason.Runtas@dfo-mpo.gc.ca at least 10 days before 
starting your project, ensuring your file number and appropriate on-site contact information is 
included. We recommend that a copy of this letter be kept on site while the work is in progress. It 
remains your responsibility to meet all other federal, territorial, provincial and municipal 
requirements that apply to your proposal. 

Please note that the advice provided in this letter will remain valid for a period of 1 year from the 
date of issuance. If you plan to execute your proposal after the expiry of this letter, we 
recommend that you contact the Program to ensure that the advice remains up-to-date and 
accurate. Furthermore, the validity of the advice is also subject to there being no change in the 
relevant aquatic environment, including any legal protection orders or designations, during the 1 
year period. 
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If you have any questions with the content of this letter, please contact Jason Runtas at our at 
(778) 954 9458 or by email at Jason .Runtas@dfo-mpo.gc.ca . Please refer to the file number 
referenced above when corresponding with the Program. 

Sincerely, 

Arainn McKenzie 
A/ Senior Biologist 
Fish and Fish Habitat Protection Program 

c.c.: Ryan Stinson, SNC-Lavalin Inc., ryan.stinson@snclavalin.com 
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October 13, 2023 

Attention: Shane Scroggie 
British Columbia Ferry Services Inc. 
12800 Rice Mill RD 
Richmond, BC V6W lAl 

ATTACHMENT 10 

Approval Number: 2010331 

Sent via email: Shane Scroggie I British Columbia Ferry Services Inc. I 
shane.scroggie@bcferries.com 

Dear Shane Scroggie, 

Re : Change Approval - Changes In and About a Stream on Deas Basin and Rice Mill Road Ditch 

A Change Approval for the above application has been granted and a Water 
Sustainability Act Section 11 (1) Changes In and About a Stream Approval document 
verifying this is attached. 

You are reminded to submit copies of all interim and final environmental and 
archaeological reports produced for this project to Tsawwassen First Nation at: 
referrals@tsawwassenfirstnation.com 

This Change Approval does not authorize entry onto private or Crown owned land. 
Permission of the affected landowner must be obtained and should be in writing for your 
protection. 

This Approval does not constitute authority of any other agency. The holder of this 
Approval shall have the necessary permits from other agencies concerned prior to the 
commencement of the works authorized herein. The permit holder is required to adhere 
to all other applicable Provincial and Federal Regulations. 

A copy of this Approval (and associated plans/drawings listed on this Approval) must 
be available for inspection, upon request, at any location where the authorized changes 
in and about a stream are being undertaken. 

Ministry of Forests 
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October 13, 2023 Job Number: 124844 
File Number: 2010331 

This Approval requires the oversight of an appropriately Qualified Professional. For the 
purposes of this authorization, that professional must be registered with one of the five 
professional regulatory bodies named under the Professional Governance Act of British 
Columbia. They must be in good standing and acting under that professional regulatory 
body's code of ethics and subject to disciplinary action by that professional regulatory 
body. 

The holder of this Approval shall ensure that any proposed development and/or changes 
do not impact traditional or special sites in accordance with the Heritage Conservation 
Act or the ability of First Nation community members to participate in traditional 
activities on the land and water. 

Archaeological sites (both recorded and unrecorded) are protected under the Heritage 
Conservation Act and must not be altered or damaged without a permit from the 
Archaeology Branch. The holder of this Approval must advise everyone who will be 
involved in ground-disturbance and construction that if archaeological materials are 
encountered, activities must be halted, and the Archaeology Branch contacted at 250-
953-3334 for direction. 

Section 105 of the Water Sustainability Act gives the recipient of this notice the right to 
appeal my decision. You may file an appeal within 30 days of the date indicated on this 
letter. Information on filing an appeal can be found on the Environmental Appeal Board 
website at http: //www.eab.gov.bc.ca/. 

If you have any questions or concerns regarding the document issued or the content of 
this letter, please contact the South Coast Office at 
Water ActReferrals .LowerMainland@gov.be. ca. 

Sincerely, 

Caroline Ashekian, RPBio 
Assistant Water Manager 

pc: Mark Toohey I SNC-Lavalin Inc. I mark.toohey@snclavalin.com 
Chad Paulin I City of Richmond I envsustainability@richmond.ca 
Kristen Endacott I Ministry of Forests I kristenendacott@gov.bc.ca 
Cowichan Tribes 
Halalt First Nation 
Katzie First Nation 
Kwantlen First Nation 
Lyackson First Nation 
M usqueam Indian Band 
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October 13, 2023 

Penelakut Tribe 
Semiahmoo First Nation 
Snuneymuxw First Nation 
Stz'uminus First Nation 
People of the River Referrals Office (PRRO) 
Ts'uubaa-asatx First Nation 
Tsawwassen First Nation 
Tsleil-Waututh Nation 

Job Number: 124844 
File Number: 2010331 
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October 13, 2023 Approval Number: 2010331 

APPROVAL 
WATER SUSTAINABILITY ACT- Subsection 11(1) 

(Changes in and about a stream) 

BRITISH COLUMBIA FERRY SERVICES INC. 

is hereby authorized to make changes in and about a stream as follows: 

(a) The names of the streams are Deas Basin and Rice Mill Road Ditch. 

(b) The changes to be made in and about the stream are: 

1. Daylighting of Rice Mill Road Ditch by removing two culverts, 
Culvert 1 and Culvert and recontouring the open channel. 

2. Daylighting of one culvert inlet, Culvert 3. 
3. Replacement of one 150mm diameter storm sewer outfall pipe tied into 

vertical sheetpile wall and discharging into southeast corner of Deas 
Basin with a 600mm diameter pre-cast concrete outfall pipe. 

4. Installation of one new 600mm diameter pre-cast concrete storm sewer 
outfall tied into vertical sheetpile wall in the northwest corner of Deas 
Basin. 

5. Construction of Segment 3 conventional earthen berm dike extension 
to the Deas Basin throat to 4.9 m GD 

6. General fill placement to 3.85 m GD - Within the dike extension the 
existing grade will be raised to 3.85 m GD using general fill 

7. Creation and enhancement of approximately 2976 square metres of 
riparian habitat for restoration. 

All works shall occur within Municipal Road Right Of Way on the South 
side of Rice Mill Road, in the vicinity of Lots 1 and 7, Parcel "B", 
Sections 7 and 8, Block 3, North Range 5 West and District Lots 6852 
and 8018, Group 1, New Westminster District, Plans BCP14018, 27577 
and 12534. 
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October 13, 2023 Job Number: 124844 
File Number: 2010331 

( c) The location of the works are at the following coordinates, as provided by the 
applicant: 49.1225350, -123.0862890, 49.1227600, -123.0883210, 
49.1233800, -123.0829300, 49.1260500, -123.0837800. 

( d) The works authorized in this Approval shall be completed on or before 
February 28, 2025. 

( e) All works associated with the Effectiveness Monitoring Plan, as outlined in 
clause (z) below, shall be completed by February 28, 2030, five years after the 
works are completed. 

(f) Work in the stream and stream channel shall occur only during the period of 
July 16 to February 28, so that the fisheries interests are protected. 

(g) All works shall be completed within the designed project footprint and in 
accordance with the following documents. Any major changes to the design 
must be submitted to the Water Manager for written authorization. 

1. BC Ferries Fleet Maintenance Unit (FMU) Development Project 
Environmental Assessment Environmentally Sensitive Area (ESA) SH5 
and ITS Development Permit Report, dated August 31, 2022, prepared by 
SNC-Lavalin Inc. 

2. BC Ferries Fleet Maintenance Unit (FMU) Development Project 
Environmental Assessment 

3. Environmentally Sensitive Area (ESA) SH6 Development Permit Report, 
dated August 31, 2022, prepared by SNC-Lavalin Inc. 

4. Environmentally Sensitive Area Environmental Assessment Memo - 2023 
Dike Revisions, dated March 2, 2023, prepared by SNC-Lavalin Inc. 

5. Bio-Physical Inventory West of Deas Basin - 2023 Dike Revisions, dated 
February 14, 2023, prepared by SNC-Lavalin Inc. 

6. Pathway of Effects Analysis, no date, prepared by SNC-Lavalin Inc. 
7. BC Ferries FMU Development Project Construction Environmental 

Management Plan, dated April 14, 2023, prepared by SNC-Lavalin Inc. 
8. Engineered drawings, "FMU Redevelopment Project", drawing no. L2 

through L29, dated July 11, 2023, prepared by M2 Landscape 
Architecture. 

9. Engineered drawings, "FMU Redevelopment Project Overall Site", dated 
February 2022, prepared by SNC-Lavalin Inc. 

10. Engineered drawings, "FMU Development Project Overall Site", dated 
November 2022, prepared by SNC-Lavalin Inc. 

11. Engineered drawings, "FMU Development Project Dike Statutory Right Of 
Way (Proposed)", dated February 2023, prepared by SNC-Lavalin Inc. 

12. Engineered drawings, "Typical Cross Section New River Dike", dated 
February 2008, prepared by Golder Associates. 
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October 13, 2023 Job Number: 124844 
File Number: 2010331 

13. Planting plan, "Storm 12800 Rice Mill Road City File SA20-891044 
Grading + Drainage Plan", drawing no 891044-20-07, dated October 5, 
2020, prepared by SNC-Lavalin Inc . 

14. Archaeological Resource Chance Find Procedures and Management 
Guidelines for Upgrades to BC Ferries' Deas Dock Operations Area in 
Richmond, B.C., no date, prepared by Arrowstone Archaeological Research 
and Consulting Ltd. 

(h) All work shall be carried out in accordance with the Provincial "Requirements 
and Best Management Practices for Making Changes In and About a Stream 
in B.C." (2022). The Provincial guidance document can be found at the 
following link: https://www2.gov.bc.ca/assets/gov/environment/air-land
water/water/working-around-water/wsa-cias-reguirements-bmps.pdf 

(i) The holder of this Approval must hire an appropriately Qualified Professional 
to conduct Environmental Monitoring on all in-stream works authorized under 
this Approval. The Qualified Professional is responsible for observing the 
methods of construction and preparing information and reports on the 
compliance of the construction activities. The Qualified Professional shall: 

l. Ensure all best management practices and mitigation measures are in place 
to avoid and minimize environmental impact on the land and on fish and 
fish habitat of the stream. 

2. Where applicable, assist in the isolation of the stream prior to the 
commencement of works. 

3. Implement and ensure erosion and sediment control measures are 
constructed, installed, and maintained appropriately for the full duration of 
instream works. 

4. Supervise all instream works authorized under this Approval. 
5. When the works involve temporary diversions to isolate the work site, 

i) Monitor all diversion works daily to ensure pumps and flow 
bypasses are in proper working condition; 

ii) Ensure diversion works that include pump intakes be screened for 
fish and aquatic species in accordance with the "Interim code of 
practice: End-of-pipe fish protection screens for small water intakes 
in freshwater" (Fisheries and Oceans Canada, 2020); and 

iii) Ensure fish are prevented from entering the works. 
6. When the works involve dewatering or isolation of flow and the stream 

is known or suspected to contain fish and/or amphibians, 
1. Attend the site prior to conducting any instream works to 

complete fish and wildlife search and salvage(s); 
11. Obtain any permits needed prior to undertaking the salvage(s); 

and 
m. Inspect the extraction area for fish stranding at least once after 

water levels have declined. 
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October 13, 2023 Job Number: 124844 
File Number: 2010331 

7. Be granted authority to stop the work authorized under this Approval if 
deemed necessary to address risks to the environment. The Qualified 
Professional or their designate must be on site during all phases of 
construction in and around the stream to ensure this component is 
upheld. 

8. Report any spills including detailed information such as time of day, 
staff involved, nature, cause, and degree of spill, recovery process 
deployed, and agencies notified. 

9. In the event of an environmental incident or non-compliance with any of 
the terms or conditions of this Approval, an appropriately Qualified 
Professional must immediately mitigate the situation. Within 48 hours, 
each incident must be reported to the Water Manager at 
SouthCoastWSAReporting@gov. bc.ca with the Approval number in the 
subject line. The incident report shall describe mitigation measures 
employed and a rationale as to why works have resumed, or the next 
steps required before works may resume. The holder of this Approval 
must follow the advice of the appropriately Qualified Professional. 

U) Work must be carried out during favourable weather and low flow. 

(k) Upon commencement of the project, the work shall be pursued to completion 
as quickly as possible. 

(l) All proposed works shall be completed in isolation of the stream ilows. 

(m) All equipment and machinery used in or near the stream channel: 

1. Must be in good operating condition and free of leaks, excess oil, and 
grease; 

2. Must have a spill containment kit readily accessible on-site. All staff must 
be trained in handling and applying a spill kit appropriately to any 
spills/incidents; 

3. Refueling must occur a minimum of 30 metres away from all streams; and 
4. Must use environmentally sensitive hydraulic fluids which are non-toxic to 

aquatic life and are readily or inherently biodegradable. 

(n) Any spill of a substance that is toxic, polluting, or deleterious to aquatic life of 
reportable quantities must be reported to the Dangerous Goods Incident 
Report 24-hour phone line at 1-800-663-3456. 

( o) Sediment and Erosion Control measures to prevent the release of silt, sediment 
or sediment-laden water must be in place before starting works that may result 
in sediment mobilization. Care shall be exercised during all phases of the 
work to prevent the release of silt, sediment, sediment-laden water, raw 
concrete, concrete leachate or any deleterious substances. All control 
measures must meet or surpass the Provincial "Requirements and Best 
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Management Practices for Making Changes In and About a Stream in B.C. " 
(2022) and the "Land Development Guidelines for the Protection of Aquatic 
Habitat" (Fisheries and Oceans Canada and the Province of British Columbia, 
1993). 

(p) Discharge and runoff water from the site into any watercourse(s) must comply 
with the BC Approved Water Quality Guidelines for the Protection of Aquatic 
Life (https://www2.gov.bc.ca/gov/content/environment/air-land
water/water/water-quality/water-quality-guidelincs/approved-watcr-quality
guidelines) and/or the applicable Local Government Bylaw(s). 

Water quality monitoring must be conducted by an appropriately Qualified 
Professional or a designate Environmental Monitor on every day in which 
instream works arc being conducted. Measurements must be taken upstream 
of any works taking place and within the extent of the sedimentation 
downstream of where instream work is actively occurring. Measurements are 
to be taken immediately prior to works beginning, and then at regular intervals 
until the works are completed and may require additional frequency during 
wet weather conditions. Wet weather conditions will be defined as being equal 
to or greater than 25 millimetres of rainfall within a 24-hour period. 

(q) All material utilized during construction shall be contoured and placed in a 
stable area such that it is not able to mobilize and managed to avoid entry into 
any stream or watercourse. 

(r) Site preparation and construction of the works is to be carried out from the 
banks of the stream, thus minimizing disturbance to the stream. 

(s) The holder of this Approval shall ensure that instream works are designed and 
installed so as not to restrict fish passage and/or lead to fish stranding. The 
works shall not result in depressions that have the ability to trap fish and other 
aquatic life. 

(t) All temporary works shall be removed on completion of the project, and the 
stream channel restored to its natural condition. 

(u) Vegetation along the banks of the stream shall be disturbed as little as 
possible. All disturbed areas must be restored using native vegetation that is 
suitable for the site conditions. 

(v) The hydraulic capacity of installed culvert(s) must be equivalent to the 
hydraulic capacity of the stream channel or be capable of passing the 1 in 200-
year maximum daily flow without the water level at the culvert(s) inlet 
exceeding the top of the culvert(s). 
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(w) Rock used as riprap shall be clean of any substances deleterious to aquatic life 
and shall be durable, angular in shape and suitably graded and sized to resist 
movement by stream flow. Any other engineering material required for the 
construction of the works shall be clean of any substances deleterious to 
aquatic life. 

(x) The holder of this Approval must provide a detailed post-construction report 
no later than December 1 of the year works are completed. The report must be 
submitted to SouthCoastWSAReporting@gov.bc.ca. The subject line of the 
email and the report must be labelled with this Approval file number The 
report shall include a signed statement from an appropriately Qualified 
Professional summarizing: 

1. The in-stream works undertaken; 
2. The timing of those works; 
3. The total in-stream area directly affected; 
4. The volume of gravel or sediment removed (if applicable); 
5. The frequency of monitoring, including the namc(s) of the designated 

monitor(s); 
6. The water quality reporting (e.g., turbidity, pH) 
7. Representative site photographs; 
8. Whether or not they observed or were otherwise aware of any non

compliance with the terms and conditions of this Approval; and 
9. A description of any environmental incidents, non-compliance, or other 

difficulties, and how these were addressed and reported. 
10. As-built drawings of the installed structures. 

(y) To address the instream and riparian impacts associated with the project, the 
holder of this Approval must, under the supervision of an appropriately 
Qualified Professional, create a minimum of 2976 square meters of riparian 
habitat that is consistent with the Ministry's Environmental Mitigation Policy 
and Procedures and will form part of the Habitat Compensation Plan. 

(z) The holder of this Approval must retain an appropriately Qualified 
Professional to develop and implement a 5-year Effectiveness Monitoring 
Plan that includes: 

1. Maintenance and monitoring of plantings (including watering); 
2. Replacement of plantings, where necessary, to ensure 100% tree survival 

and minimum 80% shrub and other vegetation survival rate; 
3. Invasive species management; and 
4. Monitoring water flow and function of altered channels with proposed 

adaptive management strategies to address shortfalls. 

Annual reports must be submitted by December l of each calendar year 
following completion of construction to 
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October 13, 2023 Job Number: 124844 
File Number: 2010331 

SouthCoastWSAReporting@gov.bc.ca. The reports and subject line of the 
email must be labelled with this Approval file number. 

Sincerely, 

Caroline Ashekian, RPBio 
Assistant Water Manager 
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City of 
. Richmond 

Attachment 12 

Development Permit Considerations 
Development Applications Department 

6911 No. 3 Road, Richmond, BC V6Y 2Cl 

Address: 12700 and 12800 Rice Mill Road and 12280 and 12300 No. 5 Road 
File No.: DP 18-824566 

Prior to Development Permit issuance, the following are to be met prior to forwarding this 
application to Council for approval: 

1. Registration of a legal agreement at Land Titles Office (LTO) for the consolidated site that 
includes the following provisions related to the Environmentally Sensitive Area (ESA) 
compensation and enhancement areas forming part of this Development Permit application: 
• Includes all ESA compensation and enhancement to be provided on the subject site 

(portion of site north and south of the CN Rail corridor) 
• The ESA compensation and enhancement areas cannot be disturbed, modified or 

removed. 
• Include the project's Qualified Environmental Professional (QEP) post implementation 

monitoring and maintenance provisions as follows: 
o 5 year monitoring period; 
o During the first 3 years, inspections to occur twice yearly ( early spring and late 

summer) and once a year in the final 2 years of the monitoring period. 
o QEP responsible for resolving any deficiencies during the monitoring period. 
o Annual reports to be submitted to the City by the project QEP. 

2. Registration of a legal agreement at LTO for the consolidated lot to secure all utilities and 
services for the BC Ferries Fleet Maintenance Unit development on the subject site and that 
these services and utilities cannot be removed or modified in such a manner that would 
restrict or not allow access or negatively impact the operations of the BC Ferries FMU. This 
legal agreement shall also specify that any utilities or servicing that cross the CN Rail 
corridor will need to be secured with the applicable licenses and approvals in perpetuity by 
BC Ferries. 

3. City acceptance of the developer's offer to voluntarily contribute $18,000 to the City's Tree 
Compensation Fund for the planting of replacement trees within the City. 

4. Receipt of a landscape cost estimate (prepared by the landscape architect) and accompanying 
landscape security, to the satisfaction of the Director of Development, for all proposed ESA 
compensation and enhancement works identified in the plans, based on 100 percent of the 
cost estimate plus a 10 percent contingency. To accompany this landscaping security, a legal 
agreement that sets the terms of release of the security and is consistent with the monitoring 
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and maintenance recommendations from the project QEP, must be entered into between the 
applicant and the City. 

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 
Department. 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. 

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

3. Submission and approval of the Construction and Environmental Management Plan (CEMP) 
to be prepared by the project QEP. 

Signed Copy on File 

Signed Date 
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City of 
. Richmond Development Permit 

To the Holder: 

Property Address: 

Address: 

BC Ferry Services Inc. 

12700 and 12800 Rice Mill Road and 
12280 and 12300 No. 5 Road 

c/o Suite 500 - 1321 Blanshard Street 
Victoria, BC V8W OB? 

No. DP 18-824566 

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 #1 to #30 attached hereto. 

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

5. As a condition of the issuance of this Permit, the City is holding the security in the amount of 
100% of the cost estimate, provided by the consulting landscape architect, of the 
Environmentally Sensitive Area landscaping compensation and enhancement works plus a 
10% contingency 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. 
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Development Permit 

To the Holder: 

Property Address: 

Address: 

BC Ferry Services Inc. 

12700 and 12800 Rice Mill Road and 
12280 and 12300 No. 5 Road 

c/o Suite 500 - 1321 Blanshard Street 
Victoria, BC V8W 087 

No. DP 18-824566 

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 
Pennit which shall form a part hereof. 

This Permit is not a Building Permit. 

AUTHORIZING RESOLUTION NO. 
DAY OF 

DELIVERED THIS DAY OF 

MAYOR 

7423144 

ISSUED BY THE COUNCIL THE 



City of 
Richmond 

DP 18-824566 
SCHEDULE "A" 

Original Date: 06/20/18 

Revision Date: 10/19/23 

Note: Dimensions are in METRES 
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NEWWESlMINSlER DISiRICT PLAN BCP 14018 

lbl PARCEL ''B'' SECTION 7 BLOCK 3 NORTH RANGE 5 
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NEW WESTMINSTER DISTRICT PLAN 27577 

CMCADORESS 

I•) 12600 RICE MILL ROAD, RICHMOND. BC 
(b)12280 NO. SROA0 /12700 RICE MILL ROAD. RICHMOND. BC 
{cl 12300 N0.5 ROAD. RICHMOND. BC 

ZONE: AGRICULTURAL (AG1) AND LIGHT INDUSTRIAL IILI 

ISSUEO FOR CITY OF RICHr..lOND REVIEW 23/06/08 KJD 

ISSUED FOR CITY OF RICHMOND REVIEW 22JD8/15 KJD 
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BLOCK 3 NORTH RANGE 5 WEST 

,/ 

SIGH SHOP BUILDING 

SECTION 7 

PARCEL "g" \ 
PLAN 2~346 \ 
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192.0 

DL 6B52 
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~ 

PLAN BCPWll 8 _ 

~AB2&1!'EMC 
(12AACl<S) 

I. 

\ 

SUB-TOl AL SITE COVE.RAGE 
NeN BUILDING CONSTRIJCTION 

~ ~ __/ LUNCHROOM/LOCKER BUILDING 210.0 
EXISTING BUILDINGS RETAINED 

534.Sl.9 

....--:: / /" A' SHIPWRIGHT BUILDING UFE RAFT CENTER I SH1P SAFETY f MARKETING 

GROSS FLOOR AREA PROPOSEC>-NEW CONSTRUCTION Im'): MAIN FLOOR 612.0 
COVERED STORAGE 7-4.0 

MACHINE SHOP BUILDING 
MAIN FLOOR 4132.6 
COVERAGE STORAGE 1217.3 
SE.CONO FL(X)R 1161.9 
SECOND FLOOR MEZ:ZAN1NE 167.1 
THIRD FLOOR 1163.9 

TRANSFORMER 8UllDING 

COVERED STORAGE 

OUARD HOUSE 

36.0 

225.0 

11,5 

,/ 

/ 

THIRD FLOOR MEZZANINE 249.5 
~ SUB-TOTAL 6114.3 

~ SUB-TOT AL GROSS FLOOR AREA PROPOSED -
NEW CONSTRUCTION 81 '14.J 

SUB-TOTAL-E.XISTING GROSS FL(X)R AREA RETA.INED 
TOTAL GROSS FLOOR AREA NeN CONSTRUCTION+ 
RETAINED 

PERMITTED PROVIDED 

FRONT YARD !EAST PLI 

SIDE YARD 

0.0m 0.0 ITI 
(MOTi DIKE SETBACK ALLOWANCE) 
O.Om 3.0m 

REAR YARO o.arn 3.0m 

MAX1MUM ALLOWABLE HEIGHT: 

HEIGHT PROPOSED - BUILDING 
(MAX,, MEASURED FROM SL.AB) 22,163 rn 

SITE AREA: 245065.5 m1 

FLOOR AREA RA.TIO 

srrE AREl,(m~, 245055.S 
MAX FAR PERMITTED 1.0 
FAR PROPOSEIJ 0. 1 
TOTAL ALLOVVASLE FLOOR AREA (m'J 245065.5 

DP 18-82456 
October 30 2 23 

EXISTING GROSS FLOOR ARE.,o, RETAINED (!Ti\ 

LIFE RAFT CENTER/ SHIP SAFETY J MARKETING 
MAIN FLOOR 2030. 7 
MEZZANINE 776.0 

RESCUE BOA.T SHOP 650.0 

ASSET DISPOSAL / ORfVESHAFT STORAGE 1075.0 

JOINE.RY SHOP 
MAIN FLOOR 4JJ.O 
MEZZANiNE 84.5 

OUTFITTING ~AOES BUILOING 
MAIN FLOOR 1682.0 
SECOND FLOOR 1070.0 
co=ro STORAGE 48.0 

SITE COVERAGE· 

SITE AREA (m') 

LOT COVERAGE 

245065.5 

PERMITTED 

BUILDING 75% 

NON-POUROUS 
SURFACES 

TOTAL MAX 

SITE COVERAGE PROPOSED !m'I 

NEW BUlLOING CONSTRUCTION 
MACHINE SHOP BUILDING 
COVERED STORAGE 

REVIEWS) RlR. 

♦)) 
\JSE. IN CONSTRUC'l10N 

Cf!AWN EIY: OESIG,~llY: 

DATE: 2023.-'06,/08 CHECkED!IY 

SNC•LAVALIN l"Ltl'll:t.. 14--350 S~LE· 

PROPOSED 

13.3% 

18.5% 

4132.6 
1217,J 

RESCUE BOAT SHOP 
ASSET DISPOSAL/ DRIVE.SHAFT STORAGE 
.K)JNER'I' SHOP 

MAIN FLOOR 

OLfTFITTING TRA.DES BUILDING 
MAIN FLOOR 
COVERED STORAGE 

SIGN SHOP BUILDING 
SHIPWRIGHT BUILDING 

MAIN FLOOR 
COVEREO STORAGE 

LUNCHROOM.lOCKER BUILnlNG 
TRANSFORMER BUILDING 
COVERED STORAGE 
GUARDf<OU5E 

SUB-TOTAL SJTE CO'/ERAGE 
EXISTING BUILDINGS RETAINED 

TOTAL srre COVERAGE BUILDINGS 

NON-POROUS SURFACES {m') 
NEW NON.POROUS SURFACE 
EXISTING RETAINED NON-POROUS 
SURFACES 

2030.7 
650.0 
1075,0 

433. 0 

1662.(l 
◄6.0 

1920 

6 12.0 
74.0 
210,0 
36.0 
2260 
11.5 

7280.2 

126.0.1 

11◄00.0 

33895,0 

TOTAL SffE COVER.Gt.GE - NON-POROUS SURFACE 45295,0 

rtiJCFe"ies 
British Columbia 

1:12S0 

-= 
60m 

PARKING LOADING BICYCLESPAcE 

REQUIRED PRO\IIDEO 

PARKING STALLS 174 / 4 ACCESSIBLE 302 / 5 ACCESSIBLE 

LOADING BAY 5 MEOIUM f 4 LARGE 5 MEDIUM 14 lARGE 

BICYCLE l2 RACKS 122 LOCKERS 22 RACKS I 22 LOCKERS 

~'""" -: 
VEHICLE PARKING 

VEHICLE PARKING REQUIRED 
ACCESSIBLE PARKING 
ACCESSIBLE PARKING REQUIRED 

LOADING: 
MEi5iuMLOADING SPACES 

MEDIUM LOADING SPACES REQUIRED 

LARGE LOADING SPACES 

LARGE LOADING SPACES REQUIRED 

BICYCLE PARKING· 
CLASS i & CL.ASS 2 B ICYCLE SPACES 

CLASS 1 
CLASS 1 BICYCLE PARKING 
CLASS 2 BICYCLE PARKING 

1 SPACE PER 100 SM GROSS FLOOR AREA 
=17325.0/100 
173.3 
174 

.=174•0.02 =-.3 ,5 
4 

1 SPACE FOR 1860 SM + 
1 SPACE FOR EACH ADDITIONAL 5000 SM 
= 1 SPACE+ ((17325•1860)/5000} 
4.1 
5 

1 SPACE FOR EACH 5000 SM OVE R 1860 
={(17325 - 1&60)15000) = 3.09 

4 

0.27 SPACES PER ,oo SM GROSS FLOOR I 
AREA (NEW CONSTRUCTION) 

GREATER THAN 100 SM 
=0.27 '(181 14.3- 100~100)=21.64 
22 
22 

FLEET MAINTENANCE UNIT (FMU) 

'"" FMU DEVELOPMENT PROJECT 
OVERALL SITE 

Plan #1 11250 FULL S12E {A1l Ferry Services Inc. 14-350-C0020 D GENERAL ARRANGEMENT CfV.'l'IIIHGNo; 
SMCL PIQ~CI Nlfntl~ 61-.l!,43 ~Pl'JNfg eUftNG EAALE~ ~s,~ -di-
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MASffRPUN NOTES-, 
1. PLEASE REFER TO SU8Ml SSJON FOR OVERALL PROJECT BY SNC LA VALIN 
BC FERR!cS FWU FACIL/TY,PHASE 1 
ADDRESS, 12800 RICE IIILL ROAD, RICHMOND, 8.C. 

2. THIS DOCUMENT 15 A COLLABORATION OF MULTIPLE OISClPL!NES AND FIRMS 
ANO INCLUDES lNFORMAf!ON ON PROJECT BASE PLAN, ARBORIST INFORMATION, 
TERRESTRIAL AND RIPARIAN ENVIRONMENTAL CONSULTANTS INFORMATION, AND 
LANDSCAPE MlCH/TECTUflAL WORKS. 

3. MZ LANDSCAPE ARCHITECTURE: JS PROVIDING THIS INFORMATION IN AN 
INTEGRATED SITE DESIGN PLAN FORMAT FOR REVTEW AND INFORMATION; THE 
INFORMATION PROVIDED 8Y OTHERS ARE COPYRIGHTED TO OTHER COMPANIES ANO 
rs REPADOUCED WITH THEIR PERMISSION. ACCURACY OF PROVIDED INFORMATION 
/5 THE RESPONSIBILITY OF THE F!AMS THAT PROVIDE THE INFORMATION. 

MAS ffRPl AN T ~6LE OF CONTENTS, 

L1. INFORMATION PLAN ANO TABLE: OF CONTENTS 
L2. KEYPLAN SHEET 
LJ, CONSULTANT REPORT NOTES 
L4. ENLARGEMENT SHEET A 
LS. ENLARGEMENT SHEET 8 
L 6, £NL ARGEME:NT SHEET C 
L7. ENLARGEMENT SHEET D 
LS. ENLARGEMENT SHEET E 
L9, ENLARGEMENT SHEET F 
LIO. ENLARGEMENT SHEE:T G 
L 11. ENLARGEMENT SHEET H 
Ll2. ESA COMPENSATION AREA FIGURE 18 SH-5 (SNC) 
Ll3. ESA COMPENSATION AREA FIGURE 19 SH-6 (SNC) 
ll4, FlGUAE 20 ESA OVERLAP AA£A (SNC) 
L15. ESA COMPENSAT !ON MIEA KEYPLAN 
Ll6, £SA COMPENSATION AREA SH6 MATCHLINES 
LI?. ESA COMPENSATION AREA A-B 
LIB. ESA COMPENSATION AREA B-C AND C-0 
U9. ESA COMPENSATION AREA 0-E, E-F 
L20. ESA COMPENSATION AREA F-G, G-fl, H-1 
L21. ESA COMPENSATION SH-6 £AST F-G AAILROAO 
L22. ESA COMPENSATION Sf/-6 E/F RAILROAD 
LZJ. ESA COMPENSATION Sf/-6 £/0 RAILROAD 
L23.2 ESA COMPENSATION SH-6 C/CZ/0 RAILROAD 
L23. J ESA COMP EN SA Tl ON SH-6 C/C2 RAJ L ROAD 
L23. 4 ESA COMPENSAT10N SH-6 A/A RAILROAD 
L24. ESA COMPENSATION AR£A SH-5 MATCHLIN£5 
L25. ESA COMPENSATION Sf/-5 J - K 
L26. ESA COUPENSAT !ON SH-5 K ·L , L-M 
L27. ESA COUPENSAf!ON SH-5 M•N 
L28, ESA COMPENSATION SH-5 N•O 
L29. ESA COMPENSAT !ON SH-5 0-P 
uo. ESA COMPENSAT !ON PLANT LISTS 

cr•·y OF RtCHMOND RIPARIAN MANAGEMENT AREA (RMA, 

... HE= RMA MUST NOT BF A TFRFD FXCFPT IN 
ACCORDANCE WITn A CITY APPROVED PERMIT A"IID 
CONST'1UCTION ENVIRONMENTAL MANAGEIVIENT 
PLA"' PRFPARFD BY SNC lAVALIN INC DATFD 
AUGLSf 19 2022 NO TRff SHRUB OR G',OUt-.iD 
COVt:R RE.MOVA1- ~O STO~GE Of MATERIALS NO 
BUILDING s RUCTURE OR SURFACE cor-.sTRUCTION 
INCLUDING RE AINING WALLS CAN OCCUR IN AN 
RMA 
A BRIGHTLY COLOllRED TEMPORARY ENCE O A 
MIMYUM HE GHT Q,- 1 2 m MUST BE ERECTED AT 
LEAST 2 OUTSIDE OF THf RMA A"'J fROSIOII.I ANO 
SE::DIME:.NT CONTROL Ft;NCE MGSf BE INSTALLED ON 
TI,E PROPERTY Slbl: OF- THE BR1GH .... L Y COLOU~l::b 
FENCE ALL ADDITIO~l RMA PRO ECTION 
ME.ASURE.S AS DLF INlO BY A QUA I 1£:D 
E.NVIRONME.NfAL PROH.SSIONAL MJST ALSO BE. 
l~STAL .. EDICOMPLE.,..EO 
A .. L PROTECTIVE f[NCtNG AND EROSION ANO 
SE:DIMEN T CON mo .. ME.AStJR[.S MUST BE IN Pi.ACE. 
BEJ:ORE DEVEt QPMENT BEGINS AND REMAIN IN 
PLACE U~TIL DEVELOPMENT IS CO~PLETE ANO 
Fl~AL APPROVA~ ~ECEIVED 
THE LANDOWNE.R tS RE.SPONStBLE TORE.STORE;. ,..0 
THE SATISFAC ... ON OF THE CITY ANY U~AUTHORIZED 
DFVH OPMe:NT WITHIN Ti-tF RMA 

ARBORIST 

r-x-
~ EXISTING TRff 

~

4

q EXISTING TREE REMOVED 

ARBOR/ST SCOPE OF WORK AREA 

ARBOR/ST TREf PROTfCTJON FfNCING 
(BASED ON ARBOR/ST REPORT; UTILIZE EXISTING CHA/NUNK) 

ARCHITECTURE 

AREA OF DISTURBANCE 

PROPOSED BUILDINGS 

DOST/NG STRUCTURES TO BE REMOVED 

STRUCTURES TO BERET A/NED 

LANDSCAPE ARCHITECTURE 

PROPOSED lANDSCAPE AREA 

.,".,.,.,"'J".",.•.,•., PROPOSED £SA COMPENSATION AR[A 
• • • •"" 6945 M2 PROPOSED TOTAL 

RIPARIAN MANAGEMENT AREAS AND 

ENVIRON MENTALLY SENSITIVE AREAS (ESA' S) 

L ... .. ENVIRONMENTALLY SENSITIVE AREA IT•S 
IN TERTIDA L (30M SEAWARD SETBACK) 

HIGH WATER MARK 

e O ~ 0; / SM RIPARIAN MANAGEMENT AREA 

ENVIRONMfNTALlY SENSITIVE AREA (Sl/-5) 
SHORWNE 30M A~OVE HIGH WATERMARK 

ENVIRONMENTALLY SENSITIVE AREA (511·6) 
UPI.AND FOREST, OLD FIELDS, AND SHRUBUNDS 

5M RIPARIAN MANAGEMfNT AREA 

5M RIPARIAN MANAGEMENT AREA (RESTORATION AREA) 
AND SANITARY FORCE MAIN RESTCRAT/ON AREA 
TERRALINK SEED; RIPARIAN/ WETLAND REVEGETAT/ON 
SEED MIK; PRODUCT /22200330, 50-100 LB/ACRE 

ARC HITECTURAL DIKE LOCATION 

PHASE I D/KE LOCATION 

PHASE 2 DIKE LOCATION 

FUTURE DIKE LOCATION 

ARBORJST NOTES 
1 .PLEASE REFER TO ARBORI ST REPORT BY DIAMOND HEAD CONSULTING FOR, 

BC FERRIES FMU FACILITY 
AABOAIST REPORT 
12900 R[CE MI LL RD, R[CHMOND , BC 
OCTOBER 2, 2023 

2. THE ARBORIST REPORT IDENTIFIES THREE PHASES OF WORK THAT ARE PHYSI CALLY SEPARATEO 
FROM EACH OTHER, PHASE 2 (MAIN SITEJ, PHASE 3 (DIKE], AND PHASE 4 (SANlTARY LINE). 

3, TREE FENCING 15 REOUIRED IN TWO LOCAT IONS, 
o, IN THE PHASE 2 AREA, FENCING 15 REQUIRED ALONG THE FRASER RIVER [N THE LOCATION 

OF THE PROPOSED HAB I TAT PROTECTlON ZONE IN ORDER TO PROTECT THE MATURE TREES THAT 
Will BE RETAINED. THE HABITAT PROTECTION ZONE WILL RESULT IN A LARGER, PERMANE~T 
TREE PROTECTION ZONE THAN CURRENTLY EXISTS, THE FENCING SHOULD BE INSTALLED [N 
THE LOCATION OF THE EXISTING CHAIN-LINK FENCE AS A MINIMUM. 

b. IN THE PHASE 4 AREA, FENCING 15 REQUIRED WHERE THE NEW SANITARY LINE WILL BE 
INSTALLED, TH[S FENCING W[LL PROTECT ijATURE TREES ALONG R[CE MILL RO. 

4. TREE TOTALS FROM PHASE 2 INCLUDE TREES THA T HAVE SINCE BEEN CONFIRMED TO BE OFF-SITE 
lNCLUD [NG TH£ ONE HIGH R[SK TREE 549. COMPLETE TREE [NVENTORIES HAVE NOT BEEN GIVEN 
AS A RESULT Of CHANGING INFORMATION AND ONGOING REVIS [ONS . THE REPORT WlLL FOCUS DN 
TREE REMOVALS AND TREE PROTECTION ADJACENT TO DEVELOPijENT. ONE ON -SI TE TREE [N THE 
PHASE 2 SECTION WILL BE REMOVED DUE TD CONFLI CTS. 
A TOTAL OF 94 TREES HAVE BEEN IDENTIFIED FOR REMOVAL DUE TO CONFLICTS. 

5. TREE REPLACMENT WILL BE AT A 2, 1 OR 3 ,1 RATIO, AS CONflqMED BY THE CITY OF RICHMOND. 
WITH 94 TREES TO BE REMOVED, THAT WILL REQUIRE 197 REPLACEMENT TREES , IF TREES CANNO T 

BE PLANTED ON-S[TE, THE CITY WILL DETERMI NE THE COijPENSATION FOR THE DEFIC[T. 

6,NO TREES NOTED ON ADJACENT SI TES THAT HAYE POTENTIAL TO BE [MPACTEO BY WORK ON S[TE. 

ENV IR ONMENTAL NOTES; 
l , PLEASE REFER TD BC FERRIES FLEET MA INTENANCE UNIT (FMU) DEVELOPMENT PROJECT 
ENVIRONMENTAL ASSESSMENT REPORT, 
ENVIRONMENTALLY SENSITIVE AREA (ESA} SH·5 AND IT-5 OEVELOPMENT PERMIT RE:PORT 
BY SNC LAVALIN DATED, AUGUST 16, 2022 

ENVIRONMENTALLY SENSI TI VE AREA (ESAJ SH-6 DEVELOPMENT PERMI T RE:PORT 
BY SNC LAVALIN DATED, AUGUST 16, 2022 

CONSISTS OF REPORT FOA BOTH AIPARJAN/ AOUATJ C ANO TERRESTRIAL AREAS 

2 . THREE AREAS OF ESA OELIN£ATEO WITHJN TH£ SITE; SH£LLMONT SOUTH SH·6 (UPLANO FOR£ST, 
OLO FIELDS ANO SHAUBLANDS) , SHELLMONT DYKE SH-5 ( SHORELINE} ANO LULU ISLAND FORESHORE 
IT-5 ( INTERTIDAL) . THE PROJECT 15 NOT £XP£CTEO TO AFFE:CT THE EXISTING CONNECTIVITY 
OF THE ESA 'S, 

3 . THE MAJORITY OF CONSTRUCTI ON WI LL TAKE PLACE ON PREVI OUSLY OEVELDPEO LANDS. 
SPECI FIC PROPOSED CONSTRUCTION WORKS W[THIN THE SITE THAT HAVE THE POTENTIAL TO 
AFFECT FlSH OF WILDL IFE HABITAT ARE , lNST ALLATIDN OF NEW CRANE IN THE £ASTERN AAcA OF 
THE DEAS BASIN. CONSTRUCTION OF A PORTION OF THE FLODO PROTECTION DIKE: SYSTEM . 

4. ND VEGETATION SPEC I ES AT RISK WERE NOTED AT TIME OF SITE VISIT (PLEASE SEE AEPOAT 
FOR FULL OlSCUSSION OF SPECIES). TWO WILDLIFE SPECI£S AT RISK WEA£ OBSERVED /DOUBLE 
CR£5TEO CORMORANT ANO GREAT BLUE: HERON). NO NESTING COLONIES ARE PRESENT I N OR NEAR 
THE SITE, 

5. UNNAMED DITCH AT RIC£ MILL ROAD: NOT CONNECTED TO SLOUGH AT EAST END ANO CONNECTED 
TD CITY OF RICHMOND SEWER DRAINAGE SYSTEM TD THE WEST; NOT CDNS!OEREO FISH HASITAT, 
DESIGNATED A SM RMA BY CITY, 

6. UNNAMED SLOUGH EAST OF SITE; WITH GRAVITY DRAINAGE PUMP SYSTEM, SMALL FISH SPECIES 
NOTED IN SAMPLING. SALMDNIOS ANO SPAWNING HABITAT CONSIDERED POOR DUE TO CHANNEL 
SUBSTRATES. REARING HABlTAT MODERATE, OVERWINTERING HABITAT MODERATE TO GODO. 
OES!GNATEO A lSM AMA BY CITY. 

7 , PLEASE SEE ENVIRONMENT~L REPORT FOR AREA CALCULA TJ ONS OF DISTURBANCE TO ESA'S. 
GENERALLY, SCOPE OF WORK OF OP AREA WILL HAVE LIMITED I MPACT WITH VEG£TAT£D AREAS. 
FOOTPR1NT WILL OVERLAP APPROK . 9028 M2 OF SHDR£LINE ( MAJORITY Of WHICH IS DEV£LOPED 
PAVED,GAAVELLEO INDUSTR IAL LANO) . NO VEGETATION SPECIES AT RISK AA£ ~NOWN TO BE 
PR£5£NT ON THE SIT£ ANO TH£ 517£ HAS LIMITED POTENTIAL FDR OCCURRENCES OF PLANT 
SPECIES OF RISK DUE TO HISTORIC CONTEXT. DP AREA FOOTPRINT ODES NOT OVERLAP 
SENSITIVE TERRESTRIAL WILDLIFE HABITAT. 

8. HABITAT COMPENSA TION AREAS IS DISCUSSED IN ENV IRONMENTAL REPORT; TOTAL AREA IS 
2976 M2 AT SHOR£L!N£, 3186 M2 AT UPLANDS AND 1083 M2 AT SAN!TARY LINE RESTORATION ; 
69'5 M2 TOTAL. M2 LANDSCAPE ARCHlTECTUR£ WILL PROVIDE: PLANTING PLAN IN COORDINATION 
WITH SNC. SEE SHEETS L13- L1S FOR SUGGESTED HATCHES FDA PLANTTNG PLAN. SHELLMONT 
SOUTH SH-6 (UPLAND FOREST, OLO FIELDS ANO SHRUBLANOS) , SHELLMONT DYKE SH -5 (SHDREL!Nc) 
AAE 0£NOT£0 AS COMPENSATION AREAS 

9. AN IRRIGi\TION SYSTEM COMPRISED OF WATER HOSES ANO SPRINKLERS WILL BE TEMPORARILY 
ESTABllSHEO !N THE AREA AND OPERATED BY A TIMER (8ASED ON SEASON). FDR THE FIRST THREE MONTHS 
POST-PLANTING, THE COMPENSATION AREAS WILL BE IRRIGATED DAILY TO PROMOTE OPTIMAL SOIL-WATER 
BUDGE T CONDITIONS FDR ESTABLISHMENT. fOR THE REMAINDER OF THE FIRST YEAR, POST-PLANTING , THE 
COMPENSATION AREAS WI LL BE IRR!G>TEO WEEKLY . FOR THE' NEXT TWO YE'>RS TH£ COMPENSH TON ARI::>$ 
WILL BE IRRIGATE'O WEEKLY DURING SPRING >NO SUMMER, 

Q;iC"PVr1chr re1enootd. Thu drJowifle arid d.W1111 is lh, 
prop,rty of Ml bAd11'.,lfl, Ardittoio-. ,1rtd m;,v ltOt b, 
~prodrKed or"-'e-d for orht-rl)«ljects wltl-.out thew 11•rrnb$1.an 
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City of 
Richmond Report to Development Permit Panel 

To: Development Permit Panel Date: October 26, 2023 

From: Wayne Craig File: DP 22-013200 
Director, Development 

Re: Application by Oval 1 Holdings Ltd. for a Development Permit at 6011 River Road 

Staff Recommendation 

That a Development Permit be issued which would: 

1. Permit the construction of 368 residential units in three 13-storey high-rise multi-family 
apartment buildings at 6011 River Road on a site zoned "High Rise Apartment and Olympic 
Oval (ZMU4)- Oval Village (City Centre)"; and 

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

for 

a) Increase the maximum permitted number of Class I bicycle storage spaces in a bicycle 
room from 40 to 70 when located in family-sized bicycle storage lockers. 

Wayne Craig 
Director, Development 
( 604-24 7-4625) 

WC:sb 
Att. 5 
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Staff Report 

Origin 

DP 22-013200 

Oval l Holdings Ltd. has applied to the City of Richmond for permission to develop three 
13-storey residential buildings at 6011 River Road (Attachment l) on a site zoned "High Rise 
Apartment and Olympic Oval (ZMU4)- Oval Village (City Centre)". The site is currently 
vacant and contains some construction trailers that are being stored on-site for use during 
construction on the subject site. 

Highlights of the proposed development include: 

• The subject application is the second phase of five phases of residential development located 
from the west side of the No. 2 Road Bridge to Oval Way. The first phase of the 
development is located across River Road to the East (Attachment l ). 

• The subject development includes 368 strata residential apartment units in a range of unit 
types from studio to three-bedroom. 
o Unit areas are proposed to range from approximately 41.8 111

2 to 153.3 m2 (450 ft:2 to 
1,650 ft2). 

• The development will be connected to a City-owned Low Carbon Energy System. 
• Approximately 742 m2 (7,987 ft2) of indoor amenity space. 
• Approximately 3,955 m2 (42,572 ft:2) of outdoor amenity space. 
• Approximately 1,668 m2 (17,957 ft2

) of publicly accessible open space. 

A Servicing Agreement (SA) is required as a condition of Development Permit (DP) issuance 
and includes, but is not limited to, design and construction of new water mains, storm sewer 
upgrade, frontage improvements and servicing connections. The frontage improvements are 
off-site and on-site in the Statutory-Rights-of-Way (SR W) registered on Title. This includes 
bridge maintenance and emergency vehicle access also serving as public pedestrian and cycling 
access on-site in the SR W area. 

Development Information 

Please refer to attached Development Application Data Sheet (Attachment 2) 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: 

To the East: 

7386050 

Across the curving River Road diversion, City dike with public walkway 
fronting the Moray Channel of the Fraser River. 

Across the River Road diversion, the first phase of the River Green 
development, a high-rise apartment development with central east-west 
pedestrian strollway, on lands also zoned "High Rise Apa11ment and 
Olympic Oval (ZMU4)- Oval Village (City Centre)". 
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To the South: 

To the West: 

Public Consultation 

- 3 - DP 22-013200 

Across River Road, is existing industrial business park development on 
lands zoned "Industrial Business Park (IB I)" designated in the City Centre 
Area Plan (CCAP) for mixed-use low-rise limited commercial & high
density townhouses (General Urban (T4)) and are subject to a rezoning 
application (RZ 22-026618) that is currently under review for mixed-use 
development. 

Across No. 2 Road and on the other side of the No. 2 Road Bridge, are 
two vacant lots zoned "High Rise Apatiment and Congregate Housing 
(ZHR3) - Dover Crossing" designated in the Dover Crossing Sub-Area 
Plan for "Gateway" High-Density Apartments and Affordable Housing. 
The northern lot is also owned by the same developer and subject to a 
Development Permit application (DP 22-022039) under review for high
rise residential development. A Development Permit (DP 19-866690) was 
issued in July 2023 for the southern lot to permit a six-storey affordable 
housing building in partnership with BC Housing and a non-profit housing 
provider. 

Development Pennit application informational signage has been installed on the subject site. 
Staff have received correspondence from the public (Attachment 3) about the Development 
Permit application regarding the following: 

• Building massing stepping down towards the river is different from the first phase of 
development in the River Green development to the east - The proposal complies with the 
permitted density and building height of the site's existing zoning. The proposed 
development has been designed to respond to the subject site with a current architectural 
design approach that differs from the first phase of development. The building massing 
provides a different skyline and different approach to stepping down towards the river. 

• Tower form and traffic congestion resulting from the proposed development - The proposal 
complies with the permitted land use and density of the site's existing zoning. A traffic 
assessment was completed by the developer's Transportation Engineer and confirms that 
the road network can support the traffic generated by the proposed development. 

Staff Comments 

The proposed scheme attached to this report has satisfactorily addressed the significant urban 
design issues and other staff comments identified as pati 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 is in compliance with the Zoning Bylaw and "High 
Rise Apa1iment and Olympic Oval (ZMU4)- Oval Village (City Centre)" zone except for the 
zoning variance noted below. 

7386050 
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Zoning Compliance/Variances (staff comments in bold) 

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

l) Increase the maximum permitted number of Class l bicycle storage spaces in a bicycle room 
from 40 to 70 when located in family-sized bicycle storage lockers. 

(Staff supports the proposed variance as it enables the provision of an increased number of 
Class 1 bicycle storage spaces, it would facilitate the provision of family-sized lockers that 
accommodate two bicycles in each locker, and the number of these bicycle lockers is limited to 
no more than 35 in each bicycle storage room.) 

Advisory Design Panel Comments 

The Advisory Design Panel was supportive of the proposal subject to the applicant taking into 
consideration the Panel's comments. An annotated copy of the relevant excerpt from the 
Advisory Design Panel Minutes from May 17, 2023, is attached for reference (Attachment 4). 
The design response from the applicant has been included immediately following the specific 
Advisory Design Panel comments and is identified in 'bold italics'. 

Analysis 

Conditions of Adjacency 
• The proposal is located on the east side of the No. 2 Road Bridge and is phase two of a 

planned five phase development. 
• Along the curved River Road frontage of the subject site at the north and east edges of the 

development are raised patios with direct access to a mixed-use path, planting beds and entry 
plaza areas including Class 2 bicycle racks and stair and ramp connections to the entry 
lobbies of the northern and southeastern towers. 

• Along the south River Road frontage of the development are patios with direct access to the 
River Road sidewalk, planting beds, Class 2 bicycle racks, stair and ramp connections to the 
entry lobbies of the southeastern and southwestern towers and a central vehicle access to an 
auto court. 

• Along the west edge of the development, tree and shrub planting, mesh supporting vine 
planting help soften the edge of the interior service areas enclosure and its service vehicle 
access, as well as the exterior service road for future bridge maintenance needs. The service 
road is also designed as a pathway and is located within an existing Statutory-Right-of-Way 
that provides for public use access and bridge maintenance access. 

• An acoustic report has been provided by the applicant's qualified professional and required 
noise attenuation, building envelope upgrades and thermal comfort measures will be 
provided. The detailed Building Permit design for the development will comply with the 
City's requirements related to aircraft noise-sensitive development, as required by the 
existing legal agreement registered on Title. 

• Due to the proximity of the subject site to the No. 2 Road Bridge, prior to DP issuance 
registration of a legal agreement on Title is required, including indemnification of the City 
associated with any settlement or damage to the No. 2 Road Bridge that is reasonably 
attributable, in part or in whole, to development of, and construction on, the site. The 
agreement will include requirements regarding (i) third-paiiy monitoring of any settlement 
impacts at owner's cost, (ii) third-party structural assessment and potential settlement 
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tolerances assessment at owner's cost prior to underpinning or construction permits and 
(iii) confirmation that no settlement or damage to the No. 2 Road Bridge has occurred or 
payment of any repair costs prior to occupancy. 

• The developer has voluntarily requested to undertake works within the area under the 
No. 2 Road Bridge to accommodate animation and public use of the area. This request is 
being reviewed by Parks staff and should this proceed further, it will addressed through a 
Parks process separate from the Development Permit. 

Urban Design and Site Planning 

• 

• 

• 

• 

• 

• 

• 

The three 13-storey concrete bui !dings are proposed at the three corners of the generally 
triangular shaped subject site. Along the east edge of the site, shoulder portions of the 
buildings step down in height towards the Moray Channel of the Fraser River. 
Skyline interest is provided through the building height variation as well as reduced massing 
at the upper floors and trellis colonnades on the three towers. 
The buildings are atop a two-level underground parking structure and a single-level service 
podium wrapped with ground-level units. 
The main entry lobbies for the three towers front onto River Road. The lobby for the 
northern tower is located along the east edge of the subject site, the lobby for the 
southwestern tower is located along the south edge of the subject site and the lobby for the 
southeastern tower fronts onto both the east and south edges of the subject site. 
Along the west edge of the development is a ground-level service road secured for future 
potential bridge maintenance needs and designed to provide a walkway amenity that is also 
available for public use. At podium level, the towers face outdoor amenity space and a one
storey indoor amenity building for the shared use of all residents in the development. 
Approximately 742 m2 (7,987 ft2

) of indoor amenity space is provided over four levels for 
the shared use of all residents in the development. 
o Approximately 211 111 2 (2,266 ft2) is provided on the 10th level roof of the southeastern 

tower featuring social gathering and karaoke facilities. 
o Approximately 162 m2 (1,740 ft2

) is provided on the 9th level roof of the northern tower 
featuring kitchen, dining and social gathering facilities. 

o Approximately 293 m2 (3,155 ft2) is provided on the podium roof in a fitness facility 
featuring exercise equipment, multi-purpose room, sauna, steam room and change rooms. 

o Approximately 77 m2 (826 ft2) is provided on the ground level of the southeastern tower. 
Outdoor amenity space proposed in this development exceeds the minimum Official 
Community Plan (OCP) requirements and is provided over four levels for the shared use of 
all residents in the development. Approximately 3,955 m2 (42,572 ft2

) of outdoor amenity 
space is provided, more than two thirds more than the minimum requirement (i.e. 2,208 111

2 

for 368 dwellings). 
o Approximately 322 1112 (3,466 ft2) is provided on the tenth level roof of the southeastern 

tower. 
o Approximately 286 m2 (3,076 ft2) is provided on the ninth level roof of the northern 

tower. 
o Approximately 1,679 m2 (18,076 ft2

) is provided on the podium roof. 
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o Approximately 1,668 111
2 (17,957 ft2

) is provided at grade providing a pathway 
connection to River Road at the north and south ends of the subject site that also serves as 
a bridge maintenance service road and is also publicly accessible as secured through an 
existing Statutory-Rights-of-Way registered on Title. Further details are provided in the 
Landscape Design and Open Space Design section of this repo1i. 

• Vehicle access to the two-level underground parking structure will be provided from the 
south River Road frontage through an entry court. 

• Truck access to the site will be provided from River Road along the north edge of the subject 
site. Two loading spaces, garbage/recycling storage and collection areas are located inside 
the podium structure. 

• Registration of a City Centre Impacts legal agreement on Title is required prior to 
Development Permit issuance, to ensure that future owners are aware of the potential impacts 
of the sites urban setting, including but not limited to potential impacts of future 
development. 

• The proposed development must meet the requirements of the Richmond Flood Plain 
Designation and Protection Bylaw 8204. Registration of a flood plain indemnity covenant on 
Title is required prior to Development Permit issuance, along with the discharge of the 
existing older flood plain indemnity covenant registered on Title (charge BB509434). 

Architectural Form and Character 

• 

• 

• 

• 

• 

The project proposes a contemporary architectural style featuring vertical tower expression, 
horizontal street wall expression and a distinctive gateway expression facing the No. 2 Road 
Bridge entry to Lulu Island. Vertical expression is achieved on the three towers through 
framing, stacked glazing, stacked balconies and inset penthouse massing. Horizontal street 
wall expression is achieved along the east edge of the subject site through the length of 
building massing, length and alignment of horizontal balcony massing and complemented by 
a strong podium with horizontal band of glazing. A distinctive gateway expression is 
achieved facing the No. 2 Road Bridge through the provision of a staggered pattern of 
projecting balconies resulting from offsetting double-height balconies in separated paired 
vertical bays, providing matching trellis colonnades on the three towers and reducing and 
simplifying the massing at the top of the buildings. 
Along the west edge of the site, the southwestern tower fac;ade turns the corner, providing 
visual interest along the west walkway. The one-storey podium truck access and service 
areas are enclosed to screen from views and metal mesh is attached to the concrete wall, 
supporting vine growth to soften the edge. The second-floor indoor amenity building is 
located at the rooftop edge of the podium, glazing located behind metallic finish fins, which 
are angled down over the podium wall to extend visual interest downward. 
The exterior cladding is a combination of window wall with graphite grey and clear anodized 
aluminum framing with floor banding and spandrels, charcoal gray and sandstone coloured 
metal panel, painted concrete, clear glazed guardrails with clear anodized aluminum 
mullions, brushed brass finish shade fins, frosted glass privacy screens and basalt and 
sandstone stone cladding. 
Entry lobbies are identified with columns and covered areas framing generously sized open 
and clear-glazed interior spaces, which are enhanced with stone accents. 
The colour palette of charcoal grey and sandstone beige, with accents of brushed brass colour 
and basalt and sandstone stone provide accent and visual interest. 
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Tree Management 
• There are no existing trees on the subject site. The developer has submitted a Certified 

Arborist's Report; which identifies 10 existing City trees along the west property line (Tree 
Management Plan included in DP plans). The City's Park Arboriculture staff have reviewed 
the site and require the protection of the City trees. 

• To ensure the protection of the l O existing City trees, the provision of a $95,000.00 tree 
survival security and registration of a tree survival security legal agreement on Title is 
required prior to Development Permit issuance. 

Landscape Design and Open Space Design 

• 

• 

• 

• 

• 

Along the River Road frontages of the development, raised semi-private patios with 
individual stair accesses are buffered with planting at grade and in 0.6 m high raised planters. 
Along the east River Road frontage, entry plazas are provided at the northern and 
southeastern tower entry lobbies, including Class 2 bicycle racks, as well as stair and curved 
ramp connections to the entry lobbies. Public Art is intended to be centrally located along 
frontage at the northern tower entry plaza. 
Along the south River Road frontage, the vehicle access auto court includes edge planting 
beds, a feature central planting bed, stair and ramp access to the southwest and southeast 
tower entry lobbies. The paver design includes a striped pattern over most of the auto comt 
area to visually break down the open space and add visual interest. To provide clear 
pathways for persons with visual challenges, solid coloured pathways to the lobby entries are 
provided. 
Along the west edge of the subject site, the service road connecting to north and south 
portion of River Road is designed as a publicly accessible pathway amenity including seating 
benches, edge planting beds, galvanized metal mesh trellis and off-site tree retention. Vine, 
shrub and tree planting will provide pedestrian scale and soften the edge along the 
southwestern tower and podium. The pathway and maintenance access in the Statutory
Right-of-Way area will be designed in detail and constructed through the Servicing 
Agreement. 
Outdoor amenity space is provided over four levels for the shared use of all residents in the 
development. 
o At ground level, proposed outdoor amenity space includes a pathway connection between 

the portions of River Road at the north and south ends of the site that is publicly 
accessible and complemented with seating, planting and tree planting and protection of 
off-site City trees. 

o At podium roof level, proposed outdoor amenity space includes outdoor plunge pools, 
seating, outdoor BBQ and dining area, sunbathing area, open lawn, bermed planting beds 
and edge planting. 

o At the ninth floor level, proposed outdoor amenity space surrounds the ninth floor level 
indoor amenity pavilion and includes a zen garden with viewing deck and surrounding 
planting beds. 

o At the tenth floor level, proposed outdoor amenity space surrounds the tenth floor level 
indoor amenity pavilion and includes outdoor BBQ and dining area, view and social 
gathering areas and planting beds. 
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• Children's play is accommodated at the podium roof level with a play structure, stepping and 
laying logs, wood decks and open lawn areas. The children's play structure includes 
climbing and slide activities and covered social and imaginative play area underneath. 
Additional children's play opportunity is provided in the podium level indoor amenity multi
purpose room. There are also bicycle riding opportunities on the ground level public 
pathway along the west edge of the subject site. 

• Extensive green roof will be provided on top of the three indoor amenity structures. 
• The plant palette selection includes native and non-native, deciduous and coniferous species 

with a variety of textures and colours, providing all-season interest. The landscape design 
includes planting of 221 trees of 14 species, including coniferous species of cedar and pine, 
and deciduous species of maple, dogwood, magnolia, crabapple, cherry, snowbell and sumac. 

• An urban agriculture garden area is provided at the podium roof outdoor amenity area 
including raised vegetable gardening planters, work table with tool storage, compost bin and 
hose bib. 

• Lighting plans are included in the DP plans. Lighting will be provided throughout the site 
and is to be directed downwards and into the site. 

• On-site irrigation will be provided for all planted areas. 

Public Art 
• The developer intends to install publication-site. Staff support the developer's proposal, 

which is consistent with City Policy and includes a voluntary developer contribution of at 
least $324,130.95, based on City-approved rates and the proposed floor area. Prior to 
Development Permit issuance, a legal agreement will be registered on Title requiring the 
developer's implementation of a Public Att Plan for the subject site, prepared by an 
accredited professional and secured by a Letter of Credit and/or voluntary cash contribution, 
to the satisfaction of the City. 

• The provision of public art on-site of this value requires the public ati plan be forwarded for 
consideration by the Richmond Public Att Advisory Committee and, as required, Council, 
followed by the registration of the Public Art Plan on Title to secure the implementation of 
the approved plan to the City's satisfaction. 

Crime Prevention Through Environmental Design 
• Crime Prevention Through Environmental Design (CPTED) principles have been considered 

throughout the proposed development. 
• Public areas, pedestrian pathways and resident private/semi-private areas are designed to be 

well-defined by soft landscaping and hard fencing/gates to clearly delineate boundaries of 
uses. 

• The entry lobbies are designed to be visually open from the entry court and sidewalk. 
• The parkade entry ( overhead gate) is designed with clear sight lines. 
• Views from interior spaces provide passive surveillance opportunities to outdoor amenity 

areas and patios. Views from upper units provide passive surveillance oppotiunities of 
grade-level public pathway. 
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Sustainability and Renewable Energy 
• The subject site is required to be connected to the City's Oval District Energy Utility low

carbon energy system. Registration of legal agreements securing the provision of appropriate 
building systems and connection to the district energy utility is required prior to 
Development Permit issuance. 

• The developer has committed to design the subject development to meet the City's instream 
application Step Code requirement of Step 2 with a low carbon energy system, which is 
supported by preliminary energy modelling prepared for the subject development. 

Transportation 
• The two levels of underground parking accommodate a total of 4 79 parking spaces, including 

66 visitor parking spaces and two car share spaces. A total of 12 accessible parking spaces 
will be provided. 

• The proposed parking rates are consistent with the Richmond Zoning Bylaw parking 
requirements, including those under the site-specific ZMU4 zone, subject to the provision of 
Transportation Demand Management measures (TD Ms) to the satisfaction of the City, which 
are required to be secured through the registration of legal agreement(s) prior to 
Development Permit issuance. 
The TDMs include: 
o Provision of one year of two-zone monthly transit passes for 35 per cent of the residential 

units (i.e., 129 of the proposed 368 residential units). 
o Provision of more than two Class l bicycle storage spaces per dwelling unit. 
o Provision of bicycle maintenance and repair facilities in the development. 
o Provision of publicly accessible e-bike and e-scooter parking located within a Public

Rights-of-Passage SR W and generally located at the south end of the SRW along the 
west edge of the subject site. 

o Provision of Level 2 240V electric plug-ins, with four outlets on a 40-amp branch 
breaker, for l 00 per cent of residential parking spaces and 24 per cent of visitor parking 
spaces. 

o Provision of two car-share dedicated parking spaces, equipped with quick charge 240V 
electric charging stations and associated Public Rights of Passage SR W to facilitate 
public access to the car share vehicles. 

• There is a total of 840 Class l bicycle storage spaces provided in secure rooms or lockers. 
• There is a total of 76 Class 2 bicycle storage spaces provided throughout the site. 

Accessible Housing 

• 

• 

The proposed development includes 40 basic universal housing units that are designed to be 
easily renovated to accommodate a future resident in a wheelchair. These single-storey units 
are required to incorporate all of the accessibility provisions listed in the Basic Universal 
Housing Features section of the City's Zoning Bylaw and are permitted a density exclusion 
of 1.86 111

2 (20 ft2
) per unit. 

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

• The building lobbies are accessed from the new fronting sidewalk and multi-use path and the 
southern towers (Towers B & C) building lobbies are also accessed from the entry court. 

Conclusions 

As the proposed development would meet applicable policies and Development Permit 
Guidelines, staff recommend that the Development Permit be endorsed, and issuance by Council 
be recommended. 

Sara Badyal 
Planner 3 
(604-276-4282) 

SB:he 

Att. 1: Location Map 
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City of 
Richmond 

Development Application Data Sheet 
Development Applications Department 

DP 22-013200 Attachment 2 

Address 6011 River Road 

Applicant Oval 1 Holdings Ltd., Inc. No. 0775292 

Planning Area(s) Oval Village (City Centre) 

Existing Proposed 

Site Area 10,042.9 m2 No Change 

Land Uses Vacant Multi-family residential 

OCP Designation Mixed Use Complies 

CCAP Designation Urban Centre TS (45m) Complies 

Zoning 
High Rise Apartment and Olympic Oval 

No Change (ZMU4) - Oval VillaQe (City Centre) 

Number of Units None 368 strata residential apartments 

I Bylaw Requirement I Proposed I Variance 
Max. 3.0 (116,574.3 m2) 0.79 (30,723 m2) 

None 
Floor Area Ratio for the combined area of 6011 River for the combined area of 6011 River 

permitted 
Road, 5500 & 5600 BriQhouse Way Road, 5500 & 5600 BriQhouse Way 

Lot Coverage 
Building Max. 40% Building 36.8% 

None 
LandscapinQ Min. 40% Landscaping Min. 40.3% 

Setbacks 
No. 2 Road Min. 10 m No. 2 Road Min. 10 m None 
River Road Min. 3 m River Road Min. 3 m 

Building Height 
Max. 47 m GSC, except Max. 47 m GSC None 

Max. 18 m within 20 m of City Dike 

Lot Size Min. 10,000 m2 10,042.9 m2 None 

City Centre Zone 3/ZMU4 with TDMs City Centre Zone 3/ZMU4 with TDMs 
411 Strata residential 411 Strata residential 

Parking Spaces 63 Visitor 66 Visitor None 
2 car share 2 car share 
476 Total 479 Total 

Accessible Parking Min. 2% 2.5% None 

Small Car Parking Max. 50% 8.4% None 

Tandem Parking Permitted 10 spaces None 

Loading Spaces 2 medium 2 medium None 

736 Class 1 (TOM) 840 Class 1 (TOM) 
Variance 

Bicycle Spaces Max. 40 per room Max 70 per room 
Requested 

74 Class 2 76 Class 2 

Amenity Space - Indoor Min. 736 m2 742 m2 None 

Amenity Space - Outdoor Min. 2208 m2 3,977 m2 None 
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Public Correspondence 

From: Tom Leung <tomleung88@hotmail.com> 
Sent: August 6, 2022 5:33 PM 
To: DevApps <DevApps@richmond.ca> 
Subject: Re: Development Permit application progress 

Hi, 

Attachment 3 

I am inquiring the progress of a development permit at 6011 River Road. Please confirm if it is still accepting 
public opinion? What's the deadline to accept public opinion. Could we be at the list receiving coming 
information about that permit, including if there will have a hearing. 

One main concern as tt looks the buildings designed do not stepping down toward the River, not in keeping 
with the character of the rest of Surrounding development! It looks from their image it's too aggressive, not 
really sharing the view fairly with neighbours! 

Best, 

Thomas Leung 



From: Peter V. Varsek <vtginc@gmail.com> 

Sent: August 30, 2022 2:13 PM 

To: DevApps <DevApps@richmond.ca> 

Subject: RE: DEVELOPMENT PERMIT- 22-013200-6011 RIVER ROAD RICHMOND BC 

RICHMOND PLANNING DEPARTMENT 

As a Brighouse Homeowner for 31 years- I strongly object to the PROPOSED- 3 x 13 storey development at 6011 River 
Road. 

This will add too much congestion to an area not able to handle it. I voice my concern, however, I give little stock to 

public input as die seems to be cast in favour of tower development in this area of RMD. 

Regards 

Peter V. Varsek 

6260 Mara Crescent 

RMD, V7C 2P9 



Annotated Excerpt from the Minutes from 

Advisory Design Panel Meeting 

Wednesday, May 17, 2023 -4:00 p.m. 

DP 22-013200 - HIGH-RISE RESIDENTIAL BUILDING 

ARCHITECT: Dialog 

LANDSCAPE ARCHITECT: PFS Studio 

PROPERTY LOCATION: 6011 River Road 

Applicant's Presentation 

Attachment 4 

Jayme Colville, ASP AC Developments, Architect Vance Harris, Dialog, and Landscape 
Architect Chris Phillips, PFS Studio, presented the project and answered queries from the Panel. 

Panel Discussion 

Comments from Panel members were as follows: 

• Appreciate the presentation materials and details provided by the applicant - Noted. 
• The change in design for the proposed development from the existing fabric in the overall 

River Green project is well executed - Noted. 
• Investigate opportunities for the north building amenity pavilion to better stand out and make 

it a feature to provide more visual interest as it is visible from the No. 2 Road bridge -
Design improved. The indoor amenity building at the podium level was revised to include 
signature accent brushed brass metal panel material. 

• Proposed amenity spaces on top of the buildings are successful and would be one of the best 
well executed rooftop amenity spaces to be seen in the City- Noted. 

• Appreciate the accessibility of all outdoor and indoor amenity spaces in the project for people 
with disabilities - Noted. 

• Appreciate that the Basic Universal Housing (BUH) units are not concentrated in one area 
but are distributed on Levels 1 to 11 of Building A and Building B - Noted. 

• Concerned that all BUH units are one-bedroom units as it would limit the opportunity for 
families to support persons with disabilities and reside in the proposed development; would 
also limit the opportunity for a person with a disability requiring an extra bedroom to reside 
in the proposed development-Design improved. BUH unit mix and locations revised to 
provide a variety of I-bedroom and 2-bedroom option. 

• The project is exciting and interesting; appreciate all the proposed rooftop terraces; also 
appreciate that the applicant will work with the strata management to develop a long-term 
maintenance plan to ensure that potential water leaks from outdoor terraces will be dealt with 
properly - Noted. 

• Overall, the massing is well managed; the articulation and expression of buildings are 
successful; however, consider introducing colour variations to buildings in order to provide 
more identity to individual buildings and portions of buildings, in particular to the nine
storey portion of Building A and the IO storey portion of Building B - Design improved. 
Recognizing a desire to enhance the sense of gateway, the material colour palette used in 
the north, south and west elevations of the tower closest to the bridge, the southwest tower 
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(Tower C), was revised to provide a more prominent sandstone and charcoal coloured 
far;ade pattern at the balcony slab edges and so_ffit locations. The intent for the internal 
courtyard facades is to use a neutral light colour to enhance the sense of lightness for the 
courtyard facing balconies. The balcony massing provides enhanced differentiation of 
far;ade elements in the proposed areas, and additional colour variation is not required. 

• Support the Panel comment to make the north amenity pavilion rooftop more expressive 
considering its visibility from No. 2 Road; would also provide more visual interest to 
residential units above - See comment above. 

• The amount of paving on the main entry court (auto court) is extensive; consider making it 
more pedestrian scale, e.g. by installing a U-shaped drive aisle to reduce the amount of 
paving and provide better screening to the parkade entry - Design improved. Trees along 
the parkade wall were changed from deciduous to coniferous and podium level 
overhanging evergreen planting was added, enhancing parkade screening and softening 
the hardscape. The entry court was sized to accommodate the necessary delivery trucks 
and Canada Post needs and features a prominent central landscaping feature to enhance 
the entry court and screen the parkade entry. 

• Some of the accessible routes from the main entry court up to the other entries are circuitous; 
investigate opportunities to make those accessible routes more integrated with the general 
circulation in the proposed development - Design improved. Accessible circulation routes 
have been optimized where possible. Each building has their own primary and accessible 
entry lobby, and elevator to enhance connectivity to the street and parking below. Given 
the wedge shaped site, it is not possible to connect the north tower (Tower A) to the entry 
court. 

• Review potential CPTED concerns regarding the loading and garbage collection area, e.g. 
consider moving the security gate - Design improved. Security gate relocated. 

• Appreciate the proposed public plaza under the No. 2 Road bridge; of the two design options 
presented by the applicant, would prefer the one with more active program uses as it would 
be more attractive to a wider range of users; consider adding more active uses for this option 
- Noted. Opportunities will be further reviewed with Parks and Engineering staff 

• Would be interesting to see how the low height zones under the bridge would be treated in 
relation to CPTED concerns in the design of the plaza under the bridge -See comment 
above. 

• Proposed location for the Vista switch is right on the prominent east-west axis of the 
proposed development; investigate opportunities to mitigate the visual impact of this large 
electrical equipment, e.g. with screening and/or by relocating to a less prominent location on 
the site - Considered. While streetscape location is not ideal, is required to meet BC Hydro 
requirements for proximity to a street. The mid-block location was chosen to mitigate the 
visual impact. 

• Appreciate the highly successful treatment of the SRW, which is one of the best designed 
SR W s to be seen in Richmond projects; appreciate that the side of the building has been 
successfully landscaped while retaining all the existing trees - Noted. 

• Appreciate that various scales of activity were able to fit in the project; appreciate the human 
and pedestrian scale design of the project, particularly the pedestrian scale treatment of 
Building Cat the corner of No. 2 Road and River Road-Noted. 

• The package provided by the applicant was well thought out including the high quality plans 
and 3 D renderings which were useful in understanding the project's design - Noted. 
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• The design and programming of outdoor spaces are well executed - Noted. 
• Appreciate the provision of public space under the bridge for public activities and 

community gatherings; understand that long-term maintenance concerns have to be worked 
out with the City; ensure the design materials do not require a high level of maintenance -
See comment above. 

• The gateway design of the project is successful and the project is a welcome addition to the 
City - Noted. 

Panel Decision 
It was moved and seconded 
That DP 22-013200 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 
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City of 
Richmond 

Attachment 5 

Development Permit Considerations 
Development Applications Department 

Address: 6011 River Road File No.: DP 22-013200 

Prior to forwarding this application to Council for Development Permit issuance approval, the 
following are required to be completed: 

1. (DPP Meeting Notification) Payment of all fees in full for the cost associated with the Development 
Permit Panel Meeting Notices, consistent with the City's Consolidated Fees Bylaw No. 8636, as 
amended. 

2. (Landscape Security) Entering into a security agreement and receipt of a Letter-of-Credit for 
landscaping security in the amount of $1,513,000.00. 

3. (Tree Survival Security) Entering into a security agreement and receipt of a Letter-of-Credit for tree 
survival security in the amount of $95,000.00 for the protection of the City's l 0 existing trees located 
immediately west of the subject site. Subject to tree survival, the security is to be released 90% at 
completion of Development Permit works and the remaining l 0% at the end of a one year 
maintenance period. In the event tree survival is not achieved, the developer shall be required to 
make a cash-in-lieu contribution to the sole satisfaction of the City. 

4. (Flood Indemnity Covenant) 

a) Discharge of the 2007 flood indemnity covenant from Title (charge 88509434). 

b) Registration of a flood indemnity covenant on Title (Area A). 

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

6. (Tandem Parking Assignment) Registration of a legal agreement on title ensuring that where two 
parking spaces are provided in a tandem arrangement that both parking spaces must be assigned to the 
same dwelling unit, and prohibiting the conversion of parking area into other uses. 

7. (Parking Strategy) City acceptance of the developer's offer to voluntarily contribute towards various 
transportation-related improvements and secure parking in compliance with Zoning Bylaw 
requirements and transportation demand management (TDM) parking reductions. 

a) Transit Pass Program - registration of a legal agreement on Title to ensure the execution and 
completion of a transit pass program, including the following method of administration and 
terms: 

7386050 

i) Provide one year of two-zone monthly transit passes for 35 per cent of the residential units 
(i.e., 129 of the proposed 368 residential units). 

ii) Letter of Credit provided to the City for 100% of transit pass program value. 

iii) Administration by TransLink, housing society or management company. The owner is not 
responsible for the monitoring of use of transit passes but only noting number of "subscribed" 
users to the program, until full unit count is exhausted. 

iv) If the transit pass program is not fully subscribed within one year, the program is to be 
extended until the equivalence of the costs of the full one year transit pass program has been 
exhausted. Should not all transit passes be utilized by the end of the second year, the 
remaining funds equivalent to the value of the unsubscribed transit passes are to be 
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transferred to the City of Richmond for alternate transportation demand management 
measures at the City's discretion. 

v) The availability and method of accessing the two-zone transit passes is to be clearly 
explained in the tenancy and sales agreements. 

b) Enhanced Bicycle Facilities - registration of a legal agreement on Title to ensure the provision 
and maintenance of the following: 

i) "Class l" Bike Storage provided at an increased rate of 2 Class 1 bicycle spaces per unit. 

ii) Battery charging provisions to be provided for 1 in 10 Class 1 bicycle parking spaces. 

iii) Bicycle maintenance and repair facilities: three bicycle maintenance and repair facilities, one 
for each of the three buildings for the shared use of all of the residents, including bicycle 
repair stand (with tools); foot pump, and faucet, hose and drain for bicycle washing. A note 
is required on the Building Permit*. Appropriate signage is required. 

iv) "No development" shall be permitted, restricting Development Permit* issuance for any 
building on the lot, until the developer provides for the required enhanced bicycle facilities. 

v) No Building Permit* shall be issued for a building on the lot, in whole or in part, until the 
developer provides for the required enhanced bicycle facilities and a letter of confirmation is 
submitted by the architect assuring that the facilities satisfy all applicable City's 
requirements. 

vi) "No occupancy" shall be permitted, restricting final Building Permit inspection granting 
occupancy for any building on the lot, in whole or in part, until the required enhanced bicycle 
facilities are completed and have received final Building Permit inspection granting 
occupancy. 

c) E-bike and E-scooter Parking- registration of a legal agreement on Title to ensure the provision 
and maintenance of a publicly accessible parking area on-site fore-bikes and e-scooters within a 
PROP SRW. Facilities to be constructed and maintained by the owner. 

e) Car-Share Parking - Registration of a legal agreement on Title requiring that no development 
shall be permitted, restricting Building Permit* issuance until the developer provides for parking 
for two (2) car-share vehicles, together with electric vehicle (EV) charging stations, and 
contractual arrangements with a car-share operator, all to the satisfaction of the City. More 
specifically, the car-share parking requirements shall include the following: 
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i) Secures the car-share facility on the lot via a statutory right-of-way(s) and easement(s) 
registered on Title and/or other legal agreements, including provision of24/7 public 
pedestrian and vehicle access. 

ii) The car-share parking spaces shall be located together close to the entrance of the parking 
structure where they will be with safe, convenient, universally-accessible, identified with 
signage, and provide for 24/7 public pedestrian and vehicle access. 

The required car-share spaces shall be provided in addition to that parking provided to satisfy 
Zoning Bylaw parking requirements with respect to any residential and non-residential uses 
on the lot. 

iii) The car-share spaces shall be equipped with electric vehicle (EV) quick-charge (240 V) 
charging stations for the exclusive use of car-share vehicles parked in the required car-share 
spaces. 

iv) Users of the car-share spaces shall not be subject to parking fees, except as otherwise 
determined at the sole discretion of the City. 

v) Unless otherwise agreed to in advance by the City, in the event that the car-share facility is 
not operated for car-share purposes as intended via the subject Development Permit 
application (e.g., operator's contract is terminated or expires), control of the car-share facility 
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shall be transferred to the City, at no cost to the City, and the City at its sole discretion, 
without penalty or cost, shall determine how the facility shall be used going forward. 

vi) No Building Permit* shall be issued for a building on the lot, in whole or in part, until the 
developer provides for the required car-share facility. 

vii) "No occupancy" shall be permitted on the lot, restricting final Building Permit inspection 
granting occupancy for any building, in whole or in pati, until the developer: 

a) Completes the required car-share facility on the lot and it has received final Building 
Permit inspection granting occupancy. 

b) Enters into a contract with a car-share operator for the operation of the car-share spaces 
on the lot for a minimum term of three (3) years, unless otherwise determined to the 
satisfaction of the City. 

8. (Electric Vehicles - EV) Charging Infrastructure for Vehicles & "Class I" Bicycle Storage: 
Registration of legal agreement(s) on the subject site requiring that the developer/owner provides, 
installs, and maintains electrical vehicle (EV) charging infrastructure within the building for the use 
of the building's residents and tenants to the satisfaction of the City through a approved Development 
Permits*. More specifically, the minimum permitted rates for EV charging infrastructure shall be as 
indicated in the following table or as per the Official Community Plan or Zoning Bylaw rates in effect 
at the time of Development Permit* approval , whichever is greatest. 

User/Use 
Energized Outlet - Minimum Permitted Rates 

Vehicle Parking (1) "Class 1" (Secured) Bike Storage (2) 

1 per each 10 bikes or portion thereof in a 
Residential 1 per parking space bike storage room or locker (which 

(i.e. resident parking & bike storage) (as per Zoning Bylaw) Energized Outlet shall be located to facilitate 
shared use with bikes in the room/locker) 

Visitors 
1 per 24% of parking spaces 

NIA (as per TDMs) 

Car-Share 1 per parking space 
N/A 

(as per TDMs) 

(1) "Vehicle Parking" "Energized Outlet" shall mean all the wiring, electrical equipment, and related infrastructure 
necessary to provide Level 2 charging (as per SAE lnternational's J1772 standard) or higher to an electric 
vehicle. 

(2) "Class 1 (Secured) Bike Storage" "Energized Outlet" shall mean an operational 120V duplex outlet for the 
charging of an electric bicycle and all the wiring, electrical equipment, and related infrastructure necessary to 
provide the required electricity for the operation of such an outlet. 

9. (Public Art On-site) City acceptance of the developer's offer to make a voluntary contribution 
towards the City's Public Art Fund, the terms of which shall include the following: 
a) The value of the developer's voluntary public art contribution shall be based on the Council

approved rates for residential and non-residential uses and the maximum buildable floor area 
permitted under the subject site's zoning, excluding floor area associated with affordable housing 
and market rental, as indicated in the table below. 

Building Type Rate Maximum Permitted Floor Area Minimum Voluntary Cash 
(after exemptions) Contribution 

Residential $0.99 327,405 SF $324,130.95 

b) In the event that the contribution is not provided within one year of the application receiving 
consideration at a Development Permit Panel meeting, the contribution rate (as indicated in the 
table in item a) above) shall be increased annually thereafter based on the Statistics Canada 
Consumer Price Index (All Items) - Vancouver yearly quatier-to-quarter change, where the 
change is positive. 
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c) Prior to Development Permit issuance, the developer shall submit a Public Art Plan, for the 
subject site, to the satisfaction of the Director, A1is Culture and Heritage Services. The Public Art 
Plan shall be: 
i) Prepared by an appropriate professional. 
ii) Based on a contribution value of at least the total amount indicated in the table in item a) 

above. 
iii) Consistent with applicable City policies and objectives (for example, the Richmond Public 

Art Program, City Centre Public Ali Plan, Capstan Public A1i Plan and other relevant 
supplementary public art and heritage planning that may be unde1iaken by the City), as 
determined to the satisfaction of the Director of Development and Director, Arts, Culture, and 
Heritage Services. 

iv) Presented for review(s) by the Public A1i Advisory Committee and endorsement by Council, 
as required by the Director, Arts, Culture, and Heritage Services. 

v) NOTE: For contributions with a cumulative budget over $250,000, the Public A1i Plan is 
presented for Council approval prior to Building Permit issuance, and should the Public A1i 
Plan not achieve Council approval, it may be revised and presented again, or the developer 
may offer to make a voluntary cash contribution to the City's Public Art Reserve instead of 
providing a1i on-site. 

vi) Implemented by the developer, as required by legal agreement(s) registered on Title to prior 
to Development Permit issuance. 

vii) After the Development Permit is issued and after the Public A1i Plan is approved, the 
registered legal agreement is replaced with one that attaches the Public Art Plan. 

d) "No development" shall be permitted on the subject site, restricting Development Permit issuance 
for any building on the lot, in whole or in part (excluding parking), until the developer, to the 
City's satisfaction: 
i) Enters into additional legal agreement(s), if any, required to facilitate the implementation of 

the City approved Public Art Plan, which may require that, prior to entering into any such 
additional agreement(s), a Detailed Public Art Plan is submitted by the developer for the 
subject site and/or an miist is engaged, to the satisfaction of the City (as generally set out in 
the legal agreement entered into and the Public A1i Plan submitted prior to Development 
Permit issuance). 

ii) Submits a Letter of Credit or cash security or cash contribution (as determined in the sole 
discretion of the City) to secure the developer's implementation of the Public A1i Plan, the 
collective value of which shall be at least $324,130.95, including $16,206.55 as a cash 
contribution equal to 5% of the total amount indicated in the table in item a) above 
($324,130.95) and a Public Art security Letter of Credit in the amount of $307,924.40, being 
the total amount identified in item a) above. 

e) "No occupancy" shall be permitted on the subject site, restricting final Building Permit* 
inspection granting occupancy of the building (exclusive of parking), in whole or in part, on the 
subject site until: 
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i) The developer, at the developer's sole cost and expense, commissions one or more artists to 
conceive, create, manufacture, design, and oversee or provide input about the manufacturing 
of the public miwork, and causes the public a1iwork to be installed on City owned site, if 
expressly permitted by the City in writing and pre-approved by Council, or within a statutory 
right-of-way on the subject site (which right-of-way shall be to the satisfaction of the City 
and secured by one or more legal agreements for rights of public passage, public art, and 
related purposes including maintenance, in accordance with the City-approved Public Art 
Plan and, as applicable, Detailed Public A1i Plan). 

ii) The developer, at the developer's sole cost and expense and within 30 days after the date on 
which the applicable public art is installed in accordance with the City-approved Public A1i 
Plan, executes and delivers to the City a transfer of all of the developer's rights, title, and 
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interest in the public artwork to the City if on City propetiy or to the subsequent strata 
corporation if on the subject site (including transfer of joint world-wide copyright) or as 
otherwise determined to be satisfactory by the City Solicitor and Director, Atis, Culture, and 
Heritage Services. 

iii) NOTE: It is the understanding of the City that the atiist's title and interest in the public 
artwork will be transferred to the developer upon acceptance of the artwork based on an 
agreement solely between the developer and the miist and that these interests will in turn be 
transferred to the City, subject to approval by Council to accept the transfer of ownership of 
the artwork. 

iv) The developer, at the developer's sole cost and expense, has submitted a final report to the 
City, to be submitted promptly after completion of the installation of the public art in 
accordance with the City-approved Public Ati Plan, which repoti, to the satisfaction of the 
Director of Development and Director, Arts, Culture, and Heritage Services, includes: 

Information regarding the siting of the public art, a brief biography of the artist(s), a 
statement from the artist(s) on the public ati, and other such details as the Director of 
Development and Director, Arts, Culture, and Heritage Services may require; 

A statutory declaration, satisfactory to the City Solicitor, confirming that the developer's 
financial obligation(s) to the artist(s) have been fully satisfied; 

The maintenance plan for the public art prepared by the artist(s); 

Digital records (e.g., photographic images) of the public art, to the satisfaction of the 
Director of Development and Director, Arts, Culture, and Heritage Services. 

t) As an alternative to the provision of public art on-site, the developer may offer to make a 
voluntary cash contribution in lieu; provided that the value of such voluntary public art 
contribution shall be at least the total amount indicated in the table in item a) above. In this case, 
the requirements ofc) through e) above will not apply. 

I 0. (District Energy Utility) Registration of a restrictive covenant and/or alternative legal agreement(s), to 
the satisfaction of the City, securing the owner's commitment to connect to District Energy Utility 
(DEU), which covenant and/or legal agreernent(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 repoti satisfactory to the Director of Engineering; 

b) If a DEU 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 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; 

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

7386050 

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

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

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

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

11. (No. 2 Road Bridge Agreement) Registration of a legal agreement on Title requiring an 
indemnification of the City by the owner of all costs and expenses associated with any settlement or 
damage to the No. 2 Road Bridge that is reasonably attributable, in pati or in whole, to development 
of, and construction on, the site. The agreement will include: 

a) requirements regarding the monitoring of settlement impacts on the No. 2 Road Bridge during 
development of the site conducted by third patty engaged by the City, at the owner's sole cost, 

b) a no construction covenant (no building permit or underpinning permit) for the site until a 
structural assessment of the No. 2 Road Bridge, including potential settlement tolerances, by third 
party engaged by the City, at the owner's sole cost, has been delivered to the City's satisfaction, 
and 

c) a no occupancy covenant for the site until the City is satisfied that no settlement or damage to the 
No. 2 Road Bridge has occurred, or the developer has paid to the City all costs for any repairs 
required, in the City's sole determination, to remedy such damage or settlement. 

12. (Servicing Agreement) 

A. Transportation Works: The developer is responsible for the design and construction of the 
following frontage improvements and the transition of these improvements to the existing 
condition outside of the development site frontage to the satisfaction of the City. Note that while 
the list below provides a general description of the minimum frontage work requirement, the 
exact details and scope of the frontage works shall be confirmed through the Servicing 
Agreement* process to the satisfaction of the City. 

7386050 

a. Along the River Road (no1ih and east edges of site) frontage: 

i. Construct from west to east, beginning at the edge of the PROP SR W: 

a) 3 .5 m multi-use pathway; 

b) Minimum 1.5 m boulevard; 

c) 0 .15 m curb and gutter; 

d) 2.5 m parking lane (where applicable); and 

e) 4.5 m travel lane. 

ii. This work shall extend beyond the site's n01thern frontage and terminate at the River 
Road and No. 2 Road on-ramp intersection. 

iii. One truck access shall be provided at the northeast corner of the site. Access shall meet 
the requirement of the City's Engineering Design Specifications. 

This work shall extend beyond the site's northern frontage and terminate at the River Road 
and No. 2 Road on-ramp intersection. 

b. Along the River Road (south edge of site) frontage: 

i. Construct from north to south: 

a) 3.5 111 multi-use pathway; 

b) 2.0 m boulevard; 

c) 0. 15 m curb and gutter; 

d) 3.7 111 travel lane OR extended boulevard; 

e) 3.7 m travel lane; and 

t) 3.7 111 travel lane. 

ii. This work shall extend beyond the site's northern frontage and terminate at the River 
Road and No. 2 Road on-ramp intersection. 
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c) Construct/ reinstate pedestrian letdown and crosswalk at the western end of the subject 
site. 

d) Construct one vehicular site access driveway to meet the requirements of the City's 
Engineering Design Specifications. 

c. Tie-ins to existing infrastructure, as needed. 

d. River Road/River Road intersection shall be upgraded to the satisfaction of the Director, 
Transportation through the Servicing Agreement* review process, to include but not be 
limited to: elimination of the existing channelized right-turn island, re-configuration of the 
eastern leg of the intersection to include one WB right-turn lane, one WB through lane, and 
one EB lane, signage or curb modification/ installation as required. 

B. Bridge Maintenance Access and Public Pathway Works: 

a. Provision of service vehicle access to facilitate No. 2 Road Bridge maintenance and public 
pedestrian access within the existing 10 m wide statutory-right-of-way registered on Title 
along the entire west edge of the site connecting to River Road to the north and south of the 
subject site. All construction within the statutory-right-of-way is to support at least 80,000 
pounds. A 5 m wide paved service vehicle access road is to be provided and also designed to 
service as a pathway for pedestrian use. 

Note: Vehicle access is restricted to emergency vehicles and City service vehicles only. 

C. Water Works: 

7386050 

a. Using the OCP Model, there are 490 Lis and 595 Lis of water available at a 20 psi residual at 
the two hydrants located at the frontage of the notih-south aligned River Road; while there is 
no existing hydrant at the frontage of the east-west aligned River Road. Based on your 
proposed development, your site requires a minimum fire flow of 180 Lis. 

b. At Developer's cost, the Developer is required to: 

i. Submit Fire Underwriter Survey (FUS) or International Organization for Standardization 
(ISO) fire flow calculations to confirm development has adequate fire flow for on-site 
fire protection. Calculations must be signed and sealed by a Professional Engineer and be 
based on Building Permit Stage Building designs. 

ii. Install approximately 70 m of new 300 mm watermain at the north end of the north-south 
aligned River Road tying into the existing blow off (WBO223327) at the notih end of the 
watermain on River Road. Reconnect to the new main to the existing 50 mm diameter 
service connection (WSL24 l 295) that services the City trai I to the notih. 

iii. To address water quality issues due to the resulting dead end watermain, the developer is 
required to install a new automatic flushing system. The location and details of the 
automatic flushing system complete with its kiosk shall be determined via the servicing 
agreement review. 

iv. The following works relating to the automatic flushing system shall be at the developer's 
cost: 

o Supply and installation cost of the automatic flushing system (complete with a 
dechlorination system designed specifically for the automatic flushing device). 

o Supply and Installation of a water mater to monitor water consumption of the 
automatic flushing system. 

v. A hydrant at the dead end watermain in the north-south aligned River Road is required to 
meet City hydrant spacing requirements for the proposed land use. 

vi. Please note that there are no existing hydrants at the east-west aligned River Road. 
Review hydrant spacing and provide fire hydrants at the east-west aligned River Road 
frontage as required to meet City hydrant spacing requirements. The required fire 
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hydrants shall be installed at the notth side of the east-west aligned River Road. Prior to 
the first submission of the servicing agreement design, consult with the City's fire 
department to confirm the locations of the required hydrants. 

vii. Review hydrant spacing on all existing and new road frontages and provide fire hydrants 
as required to meet City spacing requirements for commercial land use. Fire department 
approval is required for all fire hydrant installations, removals, and relocations. 

vii. Install one new water service connection at the watermain dead end. Details of the water 
service connection location shall be finalized via the servicing agreement design review. 
Meter to be located on-site (i.e. within the mechanical room). 

c. At Developer's cost, the City is to: 

i. Cut, cap, and remove all existing water service connections to the development site. 

ii. Re-connect all existing water service connections to the proposed water main. 

iii. Complete all tie-ins for the proposed works to existing City infrastructure. 

D. Storm Sewer Works: 

a. At Developer's cost, the Developer is required to: 

i. Upgrade approximately 150 meters of the existing 525 mm diameter storm sewers to 
minimum 600 mm diameter per the City's Engineering Design Specifications from 
manhole STMH107279 located in front of 5171 Brighouse Way and tie-in with a new 
manhole at the existing box culvett along the west side of the No. 2 Road Bridge. 

ii. Install approximately 43 metres of new 600 mm diameter storm sewer to interconnect the 
existing storm sewer in the notth-south aligned River Road to the existing storm sewer in 
the east-west aligned River Road. 

iii. Install one new storm service connection and tie-in to the new main complete with 
inspection chamber at the property line. Details of the storm service connection location 
shall be finalized through the servicing agreement design review. 

iv. Provide an erosion and sediment control plan for all on-site and off-site works, to be 
reviewed as part of the servicing agreement. 

b. At Developer's cost, the City is to: 

i. Cut and cap all existing storm service connections and remove inspection chambers. 

ii. Complete all tie-ins for the proposed works to existing City infrastructure, including re
connections of existing services to the new mains. 

E. Sanitary Sewer Works: 

7386050 

a. At Developer's cost, the Developer is required to: 

i. Confirm the capacity (through a sizing calculation) and confirm the condition of the 
existing sanitary service connection located just north of the southeast corner of the 
proposed site. Use the existing service connection and install an inspection chamber at 
the property line if its capacity is adequate and if its condition is acceptable to service the 
proposed site. Otherwise, install a new sanitary service connection at the same 
alignment/tie-in as the existing. 

b. At Developer's cost, the City is to: 

i. Cut and cap all existing service connections to the development site, and remove 
inspection chambers. 

111. Complete all tie-ins for the proposed works to existing City infrastructure including re
connections of existing services to the new mains. 
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F. Street Lighting: 

a. At the Developer's cost, the Developer is required to provide street lighting along all road 
frontages according to the following preliminary street light types. The specific types of street 
lights will be confirmed by the City's Planning department. 

i. River Road (i.e. No. 2 Road off-ramp) @ south side of site (Notih side of street) 

a) Pole colour: Grey 

b) Roadway lighting@ back of curb: Type 7 (LED) INCLUDING 1 street luminaire, 
banner arms, and 1 duplex receptacle, but EXCLUDING any pedestrian luminaires, 
flower baskets holders or irrigation. 

ii. River Road@ east side of site (West side of street) 

a) Pole colour: Grey 

b) Roadway lighting@ back of curb: Type 7 (LED) INCLUDING 1 street luminaire, I 
pedestrian luminaire set perpendicular to the roadway, banner arms, and 1 duplex 
receptacle, but EXCLUDING any flower baskets holders or irrigation. 

iii. Off-Street Publicly-Accessible Walkways & Open Spaces - Walkway (City 
owned/maintained or secured via SRW & developer owned/maintained) (AS 
APPLICABLE) 

a) Pole colour: Grey 

b) Pedestrian lighting: Type 8 (LED) INCLUDING 1 pedestrian luminaire, but 
EXCLUDING any banner arms, flower basket holders, irrigation, or duplex 
receptacles. 

G. General Items: 
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a. The Developer is required to: 

i. Locate/relocate all above ground utility cabinets and kiosks required to service the 
proposed development, and all above ground utility cabinets and kiosks located along the 
development's frontages, within the developments site (see list below for examples). A 
functional plan showing conceptual locations for such infrastructure shall be included in 
the development process design review. Please coordinate with the respective private 
utility companies and the project's lighting and traffic signal consultants to confirm the 
requirements (e.g., statutory right-of-way dimensions) and the locations for the 
aboveground structures. If a private utility company does not require an aboveground 
structure, that company shall confirm this via a letter to be submitted to the City. The 
following are examples of statutory right-of-ways that shall be shown on the functional 
plan and registered prior to SA design approval: 

BC Hydro PMT - 4.0 x 5.0 m 

BC Hydro LPT- 3.5 x 3.5 m 

Street light kiosk- 1.5 x 1.5 m 

Traffic signal kiosk - 1.0 x 1.0 m 

Traffic signal UPS - 2.0 x 1.5 m 

Shaw cable kiosk - 1.0 x 1.0 m 

Telus FDH cabinet - 1.1 x 1.0 m 

ii. Coordinate with BC Hydro, Telus and other private communication service providers: 

a) All above-ground boxes shall be located within the development site; all below
ground boxes shall be located outside of sidewalks and bike paths. 
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b) To pre-duct for future hydro, telephone and cable utilities along all road frontages, 
except River Road. Note: no services are permitted to come from River Road. 

c) When relocating/modifying any of the existing power poles and/or guy wires within 
the property frontages. 

iii. Enter into, if required, additional legal agreements, as determined through 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, 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. 

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

1. Confirmation of compliance with all legal agreements registered on Title. 
2. 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--1285. 

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

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

[signed copy on file] 

Signature Date 

7386050 



City of 
Richmond 

To the Holder: 

Property Address: 

Address: 

Oval 1 Holdings Ltd. 

6011 River Road 

C/O Jayme Colville 
1055 Hastings Street, Unit 1830 
Vancouver, BC V6E 2E9 

Development Permit 

No. DP 22-013200 

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

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

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

a) Increase the maximum permitted number of Class l bicycle storage spaces in a 
bicycle room from 40 to 70 when located in family-sized bicycle storage lockers. 

4. Subject to Section 692 of the Local Government Act, R.S.B.C.: buildings and structures; 
off-street parking and loading facilities; roads and parking areas; and landscaping and 
screening shall be constructed generally in accordance with Plans# l to #60 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 
$1,513,000.00 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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To the Holder: 

Property Address: 

Address: 

Oval 1 Holdings Ltd. 

6011 River Road 

C/O Jayme Colville 
1055 Hastings Street, Unit 1830 
Vancouver, BC V6E 2E9 

Development Permit 
No. DP 22-013200 

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 pati hereof. 

This Permit is not a Building Permit. 

AUTHORIZING RESOLUTION NO. 
DAY OF 

DELIVERED THIS DAY OF 

MAYOR 

7386050 

ISSUED BY THE COUNCIL THE 
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- Variance to permit up to 35 bicycle lockers (e.g. 70 class 1 bicycle parking spaces) in 
each bicycle storage room 

DP 22-013200 
DP Plan # 1 

- 2 car share parking spaces with SRW requiring 24/7 public access, bicycle maintenance 
facilities, min. 24% EV visitor parking spaces, charging outlets for min. 10% of class 1 

llllllliiiiiiil ... iiiiiiiiiil bicycle storage and other TDMs as per legal agreements 
40 BUH units required to comply with section 4.16 of Richmond Zoning Bylaw 8500 
Aging in place features to be provided in all units, including stairwell handrails, lever-typ 
handles for doors and plumbing fixtures, and solid wall blocking in washrooms at all 
toilets, bathtubs and showers to facilitate future grab bar installation. 

- All paths from sidewalks into entry lobbies and entry court drop off into entry lobbies to 
be visually low contrast from sidewalk and continuous 

- Max. 47 m GSC building height permitted 
- Urban Agriculture area on podium requires hose bib, tool storage and work table 
- Irrigation automatic system for all planted areas, including extensive green roofs 
- PROP SRW registered on title. West side balcony encroachments Min 5.8 m above 
grade and Max 0.5 m into SRW 

• Tree protection required for City trees west of site 
- Servicing Agreement required for off-site works and works in PROP SRW 

7 



PROJECT DATA 

ZDIING IIUllElle: 

9ITE MEASUREl&ITS 

RIGHT OF WAYS 

CMI Add,_.: 116()11 Rim Road, Richmond, BC. 

legal Desc~pflon: LOT 1 SECTION 6 BLOCK 4 NORT!I 
RANGE 6 WEST NEW WESTMINSTER 
DISTRICT PL.AN BCPlOllJ 

RIii: ZMU424131 

20A High Rist Apartment and 
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(City CeotroJ 

Area: Area "A" 

m ft 
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Finished Grade: 2.21 T-3" 
Si1<Areo: 10,043.00 101,102 

Site Dimensions: Refer to Survey 
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3 Bedrooms t Den 3% 10 1,65D ft2 

TOTAL: 100'/, 368 

BUH Unit, Provided: 40 1W, 
1 Bedroom 21 

PARKING REQUIREMENTS 

REQUIRED• BYlAW 

TW• R9taretice Calc1Jle.loo 
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PR0'0IIBI PARl(llllg AEDIJCTIQII 

Total Provl<lod 
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PARKING DISTRIBUTION 
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le,el S"'1dard s,,,.n Tandem .Aooe5'iblo Tobi 

PrMde 
Garog, 

. 
P1 14 113 11 4 10 152 

Pl 0 2li 17 • 0 259 

Tola! 14 349 211 10 10 41 1 

YISITORPARKlNG 
I l.e'll!I Slondard Small I Accassi~• 1"3' 
I 

: I 
P1 52 12 2 66 

P2 0 0 I 0 0 

Total 5l ll i 2 66 

1CAR-r 
Total 

LOADING SPACES PROVIDED 
PRO';IDED 

I Level 
Mecjium Sized Laige Seod Tolal 
loruli>J Space Loading Space 

I L1 2 0 2 
-·· 

BICYCLE PARKING PROVIDED 
Clas1 Clonl 

Le~el Double Stal A Double Stall B I Sub-Totol 
(Mn. l 21" 2.6m) I~~-U m, I.S2m) per LeYtl 

Cbss1 
(0.6m X 18ml 

I Locker, # Bike:s: # locker.J # Bike, OBlke, 
l1 41_ 12 1l4 288 370 76 
P1 9 18 105 210 I 228 C 
Pl 16 :,:i 105 210 I 242 i C 
Sob-Total 1n 708 ' I 
Total 940 I TI! 

Note: The project i, propo,ing 11> pro~de 2 ~eye~ n,par areas (1 fa- T °""" A + B and 1 lo< Tower C) 
,and mair,lenaoce room adjacent to the main, entry coll1. 

NOTES 

l'ROme YAIIWICU 
Bakony Encro1diment Wl1o SAW: 
Balcomes onlheWesl fa,;ado oflower'C' are proposed lo projectiror theSRW by up k>l4' 1D 0.75m ink> 
1he (0.0m SR.IV ttlat runs along the side oflM proporty. The dear n~ght b,iowtr,e projocang ba~o~••~ 
proposed robe no less lhan 5.Bm. Noting1hat1he 10.0mv.ide portion ol 1he SRW is inttnded lo lacilitat? 
maintenance of the briJge, lhe applic:ant WO\JkJ note a few iaci:ors for oonsidtration af the proposed 
condition: 

• the mricr enrJoachmenl is far enough above the drive2i:lle surfaoe of the SRWto pennit the cl&ar 
pesuge cl m:ist Unclard ITllinlenanoe-\lfflk:les, 
• tie encroac:1'1menl maintains a minin11m 9.25m travel width Iha! is complete dear bolh horizontally and 
verticaly,and ... 

-Seek~g var\once from (40) bicyde, lo 140) bic)'da k>c1<9rs per room ID facilitate tho large# olO~ 
lockers. 

8A SIC ~11/ERSL HOUSING PRIMSlCNS (REFER TD DP0.24) 
The p,ojeri pro1<>sos lo i,oYlde 40 dweling vrj\s (+11r, o1 the (o\31 uni coont) lhat are dosigned In 
incorpoorto ,llollho8asic un .. ts~ Houslt>J 1BUHJ f<at11es asdesaioedin Section4.16 ol lhe 
Rlch(Tl()nd Zoni~ Bybw 8500; the projed Pl1lP""'' :o d~m the l.86m2 exemption loreodi ollhe.!e 
<t,,reililg units a, doocrillod i, Sub,otfioo 4.6.1. 

• 2car shall! pai\ing 1pam wifl SRW fellui~n:,24/1 p.iblic a«ess bicyc!e rnaln ttn1nce racldes ntn. 24'" EV '-1.sllorpran:~g 
~p1ces.clta~ll.g tlllllsls 'crm;n. 1or. orttass 1 bicyclt110r.1ge and olhrr TDMsnpe<le\,alagRemeots 

-4J BUH unb r.quRd ID comflly will\ secllon 4.1& afRIchr11ond ZanImg &,law !500 

• .tgi,ig .l'I pl,~ k;i~m: lt'l bl! Pl1'l""ldl!'!d in 1R l#liH., l11~i.11h~ dMN.i,11 h Iwfulll1, IA-olMYil• h MIN lordMII l!ld p!Wll!Wlg 
bre$, and id.id w.,.a bloc.kir,g In 'AaSl'l'DOIJls .ii al tale ts. batiklos arli st.0we-rs ID l'acllta• fljbi,a p D bar lnsli!l.!l!an, 

-AI P'l""ffom1~afaif'IID1nlry10t,b)1$af\d$Nr'Jcc11rt ~~olrrl~ffl1Ykibbies tob1•.imlylowean!QSlfrffl~~:IOQ 

'"'"'""" 
•Liu. i7..,GSC buildn9heigt.l p.-mitta.d 

• PRO? SRWr■Q•1lllnld on li'k Willill Slic»blbrl)' 8'1C1Qllchil'lanls Min Um atowe 1rade arid Mai 0.S m into SRW 

- SeMCng Agtetmert ,e,:pA,ed !Qr 011-tlte -.illtks end wort.sin PRO~ SRW 

Corrmun1I 

Stanooid Stall 
(0.6m X t.8111 

Holl. Stacked 
20 
0 
0 

20 

~ PFS STU DIO 

DEVELOPME NT S 

ISSUED FDR 

20Z2·05-09 DEVELOF't.ENT PERMrT APPLIC~110N 

2023-02-00 DP RESPOtlSE lt1 
20Z.}-08-09 DPRESPOt,iSH 2 
2Q23.0~ 19 DP RESPONSE#J 

S 2023-l lJ.13 DP RESPONSE 14 

October 23, 2023 
DP 22-013200 
DP Plan# 2 

METRIC 
THISOR.'.Wtl G IS COr'f,\jCHTEO».>MJJ:5T MOT BE U5ED. 
Rl!PRODU~D. OR ~ YI S1!0Wll/10u I Yl'MITT£rr.l ~E~ IS:910rr.l. 

ML DIIM:J'jl'IIDNS ARE IH,,.J-LIMETI:f!S UM..ESS OTlERWIU 
NOTED • 
V~ O!MIE-.SIOH-5, 
00 ~OT SCALE TlilSORAWt,10, 

fi.EPOl'IT INCON SISTE HCIE S 1'.ND OMl~SI ONS TO THE CONSULT ANT 
FOR. Cl,.I.RJlC.t,ilON eEfORECOMMENCING,wmt 111E WORK 

~ \.IATIONS FROMTtE CONTMGT 00CUMfNT5 ~mi OUT 
WP:lnEN ~ PJl'O,,.AL FROM THE CO,jSVL TANT AAE SLGJECT TO 
CORREi::TION -'T THI!: CONlRAGTQP:'S ~PENS!;. 

ARCHITECT & PRIME CONSUL TANT 
DLllOG 
406 .. e,1 t\l.E.J:M()ER STIEET. IJ,\NCOWE'R, ~c 
V6A1E1 
Tef: 1104.255,11 59 fa:<: 

LANDSCAPE ARCHITECT 

1700 W 1111Av■ V1ncn.111«DC 
\'6JOE4 
Tl!t 604,688Jl571 F111 

STRUCTURAL ENGINEER 
OIALOG 
O - S11 ALEXANOERSTftEET. VANCOUVER. BC 
V&A 1E1 
lei: 604.25!5.1 l ri.a Fu . 

MECHANICAL ENGINEER 
STANTE.C 
1100.111 OOMSMUfl: STREET. IIAMCOWER. BC 
VS~iAl 
Td· &a4.696.!IOOO Fa.: 

ELECTRICAL ENGINEER 
NEMm tS/A) &ASSDaATE'S LTD. 
2001 ~ 41h AVE,INE. VAN001.NER, BC 
V6J 1N3 
Tl!I: 60'.73t.6!U F"u: 

SEAL 

6011 RIVER ROAD 
RIVER GREEN - LOT 1 

PROJECT STATISTICS 

DRA'MJ: Aulhar CHECKED: O.t<i.ar 
PLOTOAiE.: 1Q/11lll 02311:4Z;09AAI 

DP0.1 
BC100179 • 2004354 
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METRIC 

~~#,RM~UJILU.50!t18"11Se ---00.-c)'t~TNISCMWINO 

C~N.TIOta l"!t0II ntl!CO!ffllt.,\CT DOaAI.BlffS Wm!CIUf 
wlllmE• APPA!:l' .. 111.fROM IHI. CON!iu,.'f ....... """ SUlll£CT 10 
COAA!<;;:f)Cail , TTttl:CQMff\aCIOll'S~ 

ARCHJTcCT & PRIME CONSUL TANT .., .. 
a.. ,t1A1.l:,lLINC8,:~.~ac -...m 
l ll ~ 111(19 ha. 

LANDSCAPE ARCHITECT 
1M. 
17CliW'IIIA111.~6C 
....:if• 
r.. ,ouamt ra 
STRUCTURAi- ENGINEER 

""'°" G -611.ll.EXAH~~T.~IICi 
'116,,tEI 
TIii ~11'1 fa. 

MECHANICAL ENGINEER 
STNJl'E-c 
11m 111 ru«i»JR ST'R.EET. YAICOIMJlBC 

'"'"' l et WIIIWUIDI ~---

ELECTRICAL ENGINEER 
HEME'IZIS,'l) l ~TULTO. 
2CO!IW.,.A\'Bd. V~ Ill; 

""'"' T■. &OUlliiS!:£2 ftD;; .... 

6011 RIVER ROAD 
RII/ER GREEN - LOT I 

UNIT MIX & FAR SUMMARY 

--P'~OT~TI. t lf1.l?lllHl·419W 

DP0.2 
BC100179 -2004:164 



SURVEY PLAN Of LOT 1 SECllON 6 
BLOCK 4 NORTH RANGE 6 WEST 
NEW WESlMINSTER DISTRICT PLAN BCP303B3 
FAllCU. 1tl[)ITJ1,[R ('>jg). 021-0SI0- 3,J 

'""'---"'.Ill 
lfll!011 Al\1:1i! l<0.-.0 
ri:~MOt.10, B.i'.:.. 

""""' s.ou..a .. 
.. -3",_,_ .. _ , _, . ..,, _,., __ 
•o. --~-· .. -... -~-..... - _,.. __ 
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tU ~U,_ SI_ 

.... --..--- -~.,.---... 
"I _ ... ..... .... 
CO\ -.:.OTI9 ... -...: 

f----
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w,- ..,01: ~ Tm'IIII:.'!: -·,,.,. .,,.,. __ 
_ ,c.-... • 

I 
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I 

I ., 

LOT 1 

~~-----
-~~1ri~!:-:~= ----·"'·--·-

I 

NOT TO SCALE. REFER TO SUPPLEMENTARY DOCUMENTS FOR ORIGINAL DRAWING. 
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DEVE LOPM ENTS 

:im:u64'I ot'm.OPWHJ"PfRMl'l"N'f'I.JC.J,llCIN 
D'J.12-1!! CJ'ARPCN:£f1 
~ OJlR(JiP:M&[_ll2 

llJ.M.1S OJ' RSPOh'tDJ 
~ D'l-1&.1J Dl'REIPOIISE:J4 

October 23, 2023 
DP 22-013200 
DP Plan #4 

METRIC 
TM.lmu.MNC II. ~'l'IUGM'ffl'l u,11~ IIIJ:IT Nl'.lT:U: \Jlil'l 
ll~CUC:!ll,Cl'l-~ M™OUl~"IEIIII~ 

::--:-'~Aflta.l~UNLl..ll.'IO!M~ 

=~~--
1111!;,IIQ•IT IIIOQfi>llJV«:IU Mol()l'.Al~l(IN) 10 n-t,; C a,LS.ll.l MII 
l"Of'I Cl>~IFICL10. IIE~Oll!.COIINOIONC "ffll< ".i!WC)II.II' 

l:iC-._~ ~~ Ra:.O,:l)ln'tl,l.(l 00(;1,.Ntftl') WlntOO, 
1/ll~ .. ~M."'IOM 'THE'C~U.T"1fl~9Je.lEC'TT0 
COMfC110lil U'fl«CJ)lfflt&CTQll'!!oflo:Pew~ 

ARCHITECT & PRIME CONSULTANT 

"""' G-,tiH.EMHCBIJl'RE. V#COINER.BC" 
VIA1E I 
T .. mtml1D f-. 

LANDSCAPE ARCHITECT 
C,< 
1l"CliW11lA.,.~IIC 

"'"' fc' 6(MI.MIMl1 ~ 

STRUCTURAL ENGINEER 

"""" G - 511~~~.Yut:XtNER.l:IC' 
~ti:1 
TII IJN2ril',9' Fa 

MECHANICIJ. ENGINEER 

""'""' 1tQl .t11 DI.NilAJRSTREET.VN0:11.MR.UC ... .., 
1'11· BM&IUllO fZ<' 

ELECTRICAL ENG INEER 
M;trETl f;Al l.~T'E.8LlD 
all!IW411AWld:, ttAIO'lMR, IIC: 

"'""' 111 ,oo::3'6.El' Ft.. 

6011 RIVER ROAD 
RM:RGREEN- LOT 1 

SURVEY PLAN 

--PI.OHlllTE. 11rll'lllU:l:15FV 

DP0.7 
BC100179-2004354 
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"' ~ PROPOSED RAMP TO PEDESTRIAN BRIDGE: BY OTHERS 
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OEVcLOPMENTS 

l 1'..i22-i.l5-ll9 OfW.lCY'f.Elii PElJJrT A.Pfl',.:,:.,rnJ~ 
7 7't1:i..-o::, . .f1S tlP~ff;P()t,1::,:;f ~t 

J i'J2J.--IB--U9 UPkf:SJ.'ONl,ff:'l 

4 232~-!9 DPEESr'''OtJSfllJ 
DPhf:S.PGH8f: ~ 
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METRIC 

,IJ,J.Cl•)~N!·D+S~)",ll,ILUMl!llEJl?;l,,ll-iU:!ii!,OTI-11::-_l'll'j,!: 
"-11'RO 
\1::IUr,o ... C"JJS.IOtd 
OC ~T ICAC...r THli [,Jt.,i,!,t,'1H,:;1 

~EPOR.TlHCONSISTE',,C!ES.AfiC: OM1SS1=ns TO THE CCf.fSIJ~V,JJT 
1-C'f< Cr.)o.Hll--lCA 'flON E!E<'OfiE i;,'OMl,tt;.1~(11~(; W/lt-11'1!; Wffii: 

[lt-·1-.lC)N(, ,-l'tC,W Tl"if (0...ll\)ICJ OOCUW,-l"iTI. W!Tl10\JT 
. ...,,,,.rnu,· -'-~"'O'•'•L r'lo,,o n-tl!: CONSUL TA.J,4T -""I!: SUIJl:'.Cl TO 
1.'.'J~JittClU~ ll.1 T11( C-~TRAC.:TDl't~ £>. . .il,:,-.!l,E 

ARCHITECT & PRIME CONSULTANT 
°"LOG 
~-t1,IJ...D:AJ-iC'ffil!i.-rF!::El 'Jt.t.tOU•.(ER&C 

r.i ;-:u.255tffs r. 

LANDSCAPE ARCHITECT 

rn~ I.' 111:1.. .... vMCCll.lo,l ... ec 
,..g_o~ 
i■ lkl,iW.ll571 F~ 

~r~UCTURAL ENGINEER 

~ ... ~.),i-l.E.XJ..NC-;:RS~P-EET.VAt~OU'/ERBG 

Tei &ll2~H-E9 Fati 

MECHANICAL ENGINEER 
ST..-..rrEC 
1100-111 WlSWJ~8BJ:.ET, 'J.vt::OU\'ER. e,: 
V~"'-1 
r11 rn~IDl:I 

ELECTRICAL ENGINEER 
NEI.ET2 \Si£.) g, ~5$0Clt."'l;St Tf1 
A{'9iN41hA\JENIJC \/Af-fC-OtM::RBC 
'1€JlHJ 
Te! 5™l'Jti€~1 Fa.: 

6011 RIVER ROAD 
RIVER SREm CLOT 1 

SETBACK PLAN 

CRJ.\'t"J AJ!h:>.-
PLOTD,,!..TE.. 1r.Jl3l202325!!?6PU 

DP0.8 
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13 STOREY TOWER 12 13 

I. 

PARCEL D 

ftOOF1W 0, La'B.1 
a. .. , POCI. .-.umn 

RIVER ROAD 

LOT2 
\ 

\ 

PROMENADE 
ALIGNMENT 

PrnlsTRlAN BRIDGE 

\· 

13 

13 STOREY TOWER 

12 

\ 
FRASER 
RIVER 

tlisting Grade: +2--21m Geodetic 

(0.99m • 2.33m • 3.02m t 2.50ml 14 • 221m 
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BASIC UNIVERSAL HOUSING FEATURES 

The project proposes to provide 40 dwelling units(+ 11 % of the tolal unit OOLrlt) that are designed to incorporate all of the 
Basic Universal Housing (BUH] Features as described in Seetion 4.16 of the Richmol'ld Zoning Bylaw 8500; the project 
proposes to claim the 1.B6m2 exemption for each of these dwelling units as deseribed in Subsection 4.6.2-adhering lo the 
guidelines reQarding: 

• Doors & Doorways 
• ManoeuVTing Space at Doorways 
• Cooridor Widths & Clear Area al Elevators 
• Floor Surfaces 
• Windows 
• Outlets & Switches 
• Bathrooms 
• Kitchens 
• Bedroom & Closets 
• Patios & Balconies 
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FOREGROUND & FRAMING ELEMENTS 

0 
POWDER COATED ALUMINUM PANEL 
SANDSTONE COLOUR 
TYPICAL CLADDING 
DURASTAR SANDSTONE #UC1J5177 (PPG) 

l 

SANDSTONE TILE 
FEATURE PLANTER WALLS & 
LANSCAPE ELEMENTS 
IVORY VIEN CUT TRAVERTINE TILE (or SIM. CREO STONE) 

BACKGROUND ELEMENTS 

POWDER COATED ALUMINUM PANEL 
CHARCOAL COLOUR 
TYPICAL RECESSED CLADDING 
DURASTAR CHARCOAL GRAY #UC14JB65 
(PPG) 

LINEAR PATTERN OF MIXED 
CONCRETE PAVERS 
PROMINENT PUBLIC AREAS 

CHARCOAL 
SPANDREL GLASS 
MATCH CHARCOAL GRAY 

l"i'iH 

FEATURE MATERIAL 

0 
SANDSTONE 
SPANDREL GLASS 
MATCH SANDSTONE METAL PANEL 

POOL, FITNESS PAVILION & MAIN ENTRY 
HAMPTON BRASS (or SIM.) IINi-032 (Pure+Freelorm) 

DARK GREY STONE TILE 
FEATURE RECESSED CLADDING 
AT ENTRIES & AMENITIES 
MARBLE TllE 'P IElRA GRAV' {D< SIM. CREO STONE) 

FROSTED GLASS 
PRIVACY SCREEN BETWEEN 
BALCONIES 
MATTE PRIVACY FILM 2 (3M) 

TOWER A -ROOFTOP AMENITY PAVILION 

I 

PLANTED SCREEN AND POOL PAVILION 

TYPICAL FACADE ELEMENTS 
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flE90'ITli,CONSl:5lDICIU,,A),l(JOlia$,Su6 TOTNf C{)tG"'..Tun' 
P(:1110.tll-"l~TIONll,-.,-~r::-Ollll'T'f,lfMl'WOM:ll 

ARCHITECT &PRIME CONSULTANT 
W<OG 
• -111 IIWWiDfRirntJ:r, v~i,c 
YMllEI 
Tai IIOtJShlfl!I f..: 

LANDSCAPE ARCHITECT 
""-
11'Qi.Wlstlw...,___S:: 

"'"' Tel &CN~Jm 'a,; 
STRUCTURAL ENGINEER ...,,. 
G -&11~6'ratftWJCCIJ'r'EA.BC 
Wilt.tEI 
Trt flOillW>l16' F-. 

MECHANICAL ENGINEER 

""""' 11111 ·111 P.tll'MlfllITT'UT, ~~ ... .., 
Tl!!I fiOrlfo!lll!IOOIII Far 

ELECTRICAL ENGINEER 
lilEJElli&r,.i• At.800.AlnLTn. 
ZD9W411M3U,V~I<: 

""''"' Tit D.J'lEQlil ,_. 

...,_ 

6011 RIVER ROAD 
Rl\/'c'R GREEN -LOT I 

EAST ELEVATION- TOWER 
C 

tllAMI: ~ 01EO:EO. a.dB" 
I\.Ol"C.--TE. 1011r'2m3'1'.4lf'M 

DP4.5 
BC100179 -200<l.l54 
c-~.:--...,._,~1---....-.'l'l'II.C... 
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7 
OIALOC® 
~ PFS STUDIO 

DEVE L OPMEN TS 

ISSIF...DFOO 

20V--0.',-0'3 D!:VEl.OPM!:l{: PEllUll APPUCAIT.>N 

202J-02.o9 □P l'lEsPOHSE•1 

3 WJ-00-09 DP J.ESPOlSE '2 
202~-l9 DPJlESPOU5EIIJ 
N.'.>-10-1) DPF:ESPOU5f~ 

October 23, 2023 
DP 22-013200 
DP Plan# 27 

METRIC 

ALL Oll,IIU,lSl~IS A..'UC 11-; Ml.U~S UNLL5S O THEAWISf 
NOTED 
Vf"ll"I.D.UO-◄ SIC»-IS 
OOHOTSC41..ETlilSOR.<.Wl NG 

REPOHT INCONSISTlcNCIES .At!D OWISSIONS TO HiE COUSUL l -"llf 
F~ Cl.ARFICATIO,i IIEFORE Ca.NEri cm:; ""' '" THE WORtl 

ARCHITECT & PRIME CONSULTANT 
D!J.LOG 
AOG-611.oJ..EllAl<DERsmEI YJJ~OUVER OC 
VW\1E1 
Te' 61'.'W-1551169 F.,. 

LANDSCAPE ARCHITECT 

\llliWlslAl'e V3,c:oo,wsc 
~OE• 
Tel 6046881?.571 F.J>. 

STRUCTURAL ENGINEER 
OW.OG 
406 611 ,>11..E>ANO~ STRff.T VAH::Ol../'IEA~ 
V61>1E1 
To 6oot.25511&.1 

MECHANICAL ENGINEER 
STANTEC 
1100 111Dl.f.l,Sl,illJIF:STREET,VAH;OWfR. 6C 
V686AJ 
Tel 601696E«(I Fv 

ELECTRICAL ENGINEER 
NfLETZ (611<1 & ASSOCl,I, TES L TD 
2009WO,AVEHJE \/A.'COJJER 6C 
V6Jl"'3 
l &l &:1,473665&' FM. 

6011 RIVER ROAD 
RIVER GREEN -LOT 1 

WEST ELEVATION - TOWER 
A 

DRAWN Aulhol CHEO(f[) Chdeo 
PLoro.e.rE- 1~13/2023348-"U"" 

DP4.6 
BC100179 - 2004354 
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WEST ELEVATION TOWER B 
SCALE 1 : 150 

·-···----- ---------------------------------

TOWER 'B' 
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EXTERIOR ELEVATIONS FINISHES LEGEND 
~•PA'PiTT.DCilASSSPAJO'!E .C:,,;;15fEtf" l'I 
COI..OvR\YfTl''.150.GV.SS 

~Ti<. lOLl>ER SCREEN - CIWi•;;o,,..Cill.r., 
CC4..0U~ 

CM ~:-i~~C~~lE[ ,-,,_UUl•IINPA.'G: . Cl'IJ':CAI 

06 ST~ECU.001!'-!C. a.>.5.ALTTil.[S 

I --c:= - G,,,.LVA>l\llllSTI'El.1,ESliFOl,P\.AlfWIG 
SU"l':P-T 

C!.E;,1;.GUZJIG--OC,,,,'WI\U.SVSTEL!, 
Gfl 0..~11'c G1tl.Yl,U.Lly,;S1','rT~\fERn(A.LSHL[)l'r-!Ci 

- l,lfl"1_~.-.NEL SA.loDSlONECOLOvR 
111o FACL<. O' 6.l.l.CONl£S TOW£R A. AllDB1 

l,f 1'fJISl-lEDIAITAJ..SHI.SCFlll!:-5RASSIT'"ECT 

lolET"1_P,IJlEl.-Sm:JSTO'ffCOLO\JR 
IINF.-.CIAO'BUC~IESTOWERC' 
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□IALOC® 
~ PFS STUDIO 

DEVE LO PMENTS 

10.23-02-09 Of' RE-5PC+ISE -I 
3 2!I23--00--0'? OPRES."'0-ISElfl 

20.2~ 19 DPRE5PC,t.15EIIJ 
2C?:23-10- 13 GPRE5PCU~EN 

October 23, 2023 
DP 22-013200 
DP Plan# 28 

METRIC 

Al.I. 01...i::t-lS l:lflS .o,/UC Ii', 1,111.Wll:'E~ UNLESS OTl-l ERWlSE 
loOT[O 
~~Rlf"\'OIWENSla.5 
DO NOT SC~TttlS DR.l.Vfl~-:,. 

REPORT l~CO'-ISISTENC>t'SAN'.>0 ... i!;S<ctC; TO THE COI.SULl,'.,tlT 
FOR CU..RlflCUIU- BEFO~f CDIAlfUCIUG Will-I Tl-I E \0/0AA 

llE',1'-TJOi..S FROM Tr-ti: CONlROC< ~:telJMENTSW ITMOUT 
l'l'Ar'T"TEN A.f'f'l'IO\."Al FROM~ CON~ULTANT ""I: SIJllJl:CT TO 
COfHl.ECTION '-T THE ccwm:.cro,;-s e~PEN5E 

ARCHITECT & PRIME CONSULTANT 
DLALOG 
A06-611 AL..D.J,.t./Ofll S~ 'J4't :JUVER 6C 
V6/>1El 
Te 6EM15511E9 F.-. 

LANDSCAPE ARCHITECT 
CH< 
171l>Wls!Avel/~'!)f ac 
V&.:OE• 
Tel 604681la571 fa,., 

STRUCTURAL ENGINEER 
DL'J.OG 
ol0o·611Ai..E)Al,/(S;STR::.':l VANCOI.Jl,'E_I< BC 
l/6A1E1 
Te ID,11551169 

MECHANICAL ENGINEER 
STANTEC 
1100 111 [UIS~JI-STHEfT.V:. . .,-.:.:iwER. BC 
V6'6AJ 
Te4 60lli96&UI Fu 

ELECTRICAL ENGINEER 
NE~!Slll) &,&.,SSOCU,.IESLTD 
2C09 W n, ,t.,VEM.JE 1/ANCO,/l'cR SC 
Vr.JIN3 
TL'!I fiOH36651i2 "a.-

SEAL 

6011 RIVER ROAD 
RIVER GREEN - LOT 1 

WEST ELEVATION- TOWER 
B 

"""' _,, PLOT Df.TE 1Cll13.'2023J • ~~PIJ 

DP4.7 
BC100179 20043~ 



WEST ELEVATION TOWER C 
SCollE 1 : 150 

TOWER ·c• 

EXTERIOR ELEVATIONS FINISHES LEGEND 
l,Qfl,vj,Wa.,,»511'-.,~II 
COJ:IU!f! Wr.,,:11111$1(1,11~ 

-, =.LCXMll$Cl'l!Bl .~Mllf 

=:!~'BNJN&MPAtE.-D-W0:#1.. 

M SlOC0.laJlotei MSA!.fll.U 

---
• PIMflO~ .L.lfirll~ 

Ml.w.c!msnB..~FGll'l.umlltl -
u ~~~w~s~s.-1.a11a 

---
1111:rll.-f.L·~~C~li 
l"'fACl'IIOFkCONUTCJlorUl•~lil 

15 ~~w.,,G,.C:..W.~ 

I ii ~~~-"'-1.trSTDII .. Clbft~-
1' ..,.,.,._P..ahM'lCTCICE~IUI: 

~ r/lO/,Cl'~UT<MB!l:I -

~ PFS STUDIO 

DEVELOPMENTS 

OE\"El..O'll[fflraMl"""-ICATIOM 
Ol'RE61'0N61: 11 
DPAW'<HIE 12 

"'"""""'" .. ,,_ .. 

October 23, 2023 
DP 22-01 3200 
DP Plan# 29 

METRIC 
llU CJl'IAWlllo:illiCOf'l'NIGl<l kDNClll.l51 N01 i..c l.lil'.D, 
11.0ll'IOOVCEO. c-tOV:"'5ED.moJfwr1'1fTDl •Cflll1ss-:>I 

.-w.i:.tiuU.f/1#.91~ ~l.£.l;S~ 

=~~ 
~~~~;l~~r=-~~~=TAN"T =~~~~r=:=CTTrJ 

ARCHITECT & PRIME CONSUL TANT 
""-"' 0-111 ollfl(MDfR6'ffEf1,~lr; 
V"- 1,!1 
lei fOl.21£1189 ,_. 

LANDSCAPE ARCHITECT 
O<l 
lia.Wbt ..... .,._a:: 
~ .. , 
feil 9N"6'511 Fs 

STRUCTURAL ENGINEER 
DW.OG 
a-,11~S'?R£IT.~rt.: 
Yr.llH1 
T• IDl.1~1161!1 ,_ 

MECHANICAL ENGINEER 

""""' 11i.l-111 t1.N311Jf13TRW', V,'lf'C;~EIC ..,.., 
,. filil."5.IDJI f• 

ELEC"TRICAL ENGINicER 
Nt:IETZ~l &~ LTD. 
.m, 'll-411~:«N.£, VNCOIMR IC .., , .. 
Tai IDl.11Ui!EZ ~ 

6011 RIVER ROAD 
RMR GRHN. LOT 1 

WEST ELEVATION- TOWER 
C 

~ ~ 01ECIIEJ. ~ 
Pl.Ol'r.TE: ICl'1nl2JU2.0H'N 

DP4.8 
BC10017'l -2004354 



I _.,. .. 
""""""t" 

I 
I 
I 
I 
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TOWER 'A• 

EXTERIOR ELEVATIONS FINISHES LEGEND 

01 ~~=:=-a·(OIISlllWIII 
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''"""' 
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7 
OIALOC0 

~ PFS STUDIO 

O fV ELOPME" N TS. 

"'""'Fa< 
~ DS"a~f'Salfl Nfl.lClOOP. 

2Cli?J-C2-09 ~AftiPON6[ •1 
~ DPRE6l"CINA:C2 
:mJ-0-1'9 DP RfSPON5f a 

15 2tR.).11).1~ Df'ltiJ't,ff'JUo! 

October 23, 2023 
DP 22-013200 
DP Plan# 30 

METRIC 

~~:i~l:~=='~'~~=Ot 
~-..----~ 11- UfflEl!Mlli t ----llONaTIICAIL'haCW¥.Wl.olO. 

~~~~~~~=~~'=Tu« 

~==:?',~r=~ir~~=er,o 
ARCHITECT & PRIME CONSULTANT 

"""" a-111 ~151WUT. VM,Q,MJlec 
w.r. m 
,,_ 91St19' fa 

LANDSCAPE ARCHITECT 
Q<l 
11tli,'11111 11U ... ~l;IC ........ 

TII 01•.tm Fa 

STRUCTURAL ENGINEER ....,. 
0-IIIM.DNll:fflSTlfUt.~ILIC 
Y&.'-m 
,. 61M36116?1 F.. 

MECHANICAL ENGINEER 
&TIH!EC 
11111 -111D..M1a.Jt1i~.v~i,c;: 

"""' Tel- liDUl!ll.D) F• 

EL£CTRICAL ENGINEER 
IE1Eltl111411.~TBIL1D 
D!IWtill IIJmrtl[. ~BC .., ,,. 
let- 611il1l&eiil Fw 

6011 RIVER ROAD 
RIVER GREEN-LOT 1 

WEST ELEVATION - TOWER 
A, 2 

lJ:ll.WH Jvlio, 
f'l.~, l'.»11; 1CfflQlD1'if:ll(IA, 

DP4.9 
0Cl00179-JJ()IJ54 



OUTDOOR,1,,UrnlTY 

"'-' 

NORTH ELEVATION TOWER C 
SCALE 1 · 150 

EXTERIOR ELEVATIONS FINISHES LEGEND 
a.,,c1 PAfl.'TfQCL>,.S~SP.UOflil CIJ'iSC~lEhTll,t 
CQ.'.>JR ,,,IT~ VIS~ CiA5.,I, 

03 ~~~:IIS::Jlli!; - C'-1-'.RCO<,:.Gf'J'Y 

PCM'OCIICDAT(~ Al.l,Yl~PAIIEL C.-11.'l'::W.. 
Ill Gl\,t,VCl'l_OU11 

PQNl)ffl COATE; .l!.\/lU/1.IM PAl~L-
5.wJSTQNE CQ.O!J'I 

06 STOlsECLASDING -?-'SIJ.Tn~ES 

--- GAc_\'"->UEOSTEE.l.Mf SlifOIIP!.AHTI~ 
suq,an 

C\EAP'GlAZlNG-W-,DOWW-.:.t.SVSllll ' 
c.R-1."1'«11' GR,l, V ~LI= wrri- VElffiC.l!. s~~o,•m -

METALPANE.l.-S-V<OSTDHECO,OUR 
IINfACI.I.OFE.l!.COM:'STOWc'RA.,_DEI 

15 ~~N~~~;;;~•1m.1M!VJl.lN(; -Q.W.Al.QOIZfC 

14i ~R"l=~~TAI'\ W1'll ST'Slu' & CLfAl'i /IJij.JIZED 

JAETkPAAIEL-SAN!)STO'lECOlOOR 
(•N~ACltOF6.1J..C~icSTMERC1 -

7 
□IALOCr 
~ PFS STUDIO 

D E V !: l O P t..1 E N T S 

2022--05--09 DE\.'£..OPt.EJ.r ~';RMn APPLICATION 

202)-02-00 DP RESP'JHSE •1 

3 WJ.ffi-09 01' RESP3NSE 12 
202~-19 DPRfSPJIISfaJ 
2023-10-13 OPRfSP:)11:SfM 

October 23, 2023 
DP 22-013200 
DP Plan# 31 

METRIC 
TJ-IIS DRAWi Nii IS COP~RllitHll) ,_tlO "'-'ST f,0~ 9E USED 
REPRODUCED OR RE .'ISEC, WITHO•JTW/lJTTEr; FERIJlSSION 

ALL DIJ.IENSIONS A.RE It< """-UIIETU'.5 l.M.ESS OlttERIVISE 
NOTED 
'-"E"-ll''iDU,IEtlSIOt-lS 
DO NOT SCAl.£ THIS DR.1,· ... -•NC 

REPORT l"ICDNSISTU-lCIES AND OY~IONS TO TiiE COtlSUl TAtH 
FOR Cl,.ARIFICATION Bf;FOP.f. C°""'~ric,i.:;. WITll n,~ WORJ; 

DE'/1.,1,TIONS F'l'IOl,II THE CO>lll'IACI DOCW..EHTS \1/IT~OUT 
WflITT"l:NAPf'RO,'AI. l'!l:)M THE CO~SUt TANT ARE SUBJECT 10 
C:ORRECTlc»I ATTiiE C.DIITR~r:lOR'S EJF'EHSE 

ARCHITECT & PRIME CONSULTANT 
Q_.\,L(X; 
&06-611 Al..EXAIJDEA STREfl WJ.ICW.'EA. OC 
V~1EI 
Tel 60U55t169 F;u 

LANDSCAPE ARCHITECT 

17~','1 ls!A>1e V11nCD.JJl!l"OC 

"""' Tel ~6888571 f-,. 

STRUCTURAL ENGINEER 
DW.OG 
406 611~1.EAAHDEF:SlREEl 'IN<:CIJ'.'ER.EI~ 
V6J.1E! 
Tel 60U~\169 Fa;, 

MECHANICAL ENGINEER 
SlANTEC 
1100 111 OONSMIJIR ST"RE.ET . W,HX'.NER. 8C 
V6B6AJ 
Tel 60l6.96ll£00 f...-

ELECTRICAL ENGINEER 
NEUETZ (SIA) & ASSOC!kTES L :0 
2009 W .tlh AVElfJE V/\NC-0',J'.'ER EC 
V6.J 1N3 
Tel 60d736f.562 Fa. 

SW 

6011 RIVER ROAD 
RIVER GREEN · LOT 1 

NORTH ELEVATION -
TOWERC 

DRAWN "'1llhor 
PLOT[).I.TE_ 1()113r.'02"JJ5-!3,<·PJ,I 

DP4.10 
sr.100179. )0041'4 



NORTH ELEVATION TOWER B 
SCALE: 1 : 150 
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~1,.C11,""'1'1.$Clltfll-~91U~ 
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POMACfY.TBl.1.1.~Put ... -=~ 
• STtllCQJirQl:l"l!.-WH.TR.U 

---

OOJtlOOA,.~ln' .,.,. 

ff srtN! C1.l!Do/C -~ TU! 

tt •~COfrO'l(T!;- UC,K1(11.f" 

MI.Wllm"llflffl.~f'011IUNIIC ...... , 
~~~w~~~ 

---
• 1111.l"MB.·~CDUJYII 
11111r...tv1ClfBJli.C:CNESTOM:fl ,.AMC'i1 

1,4 Fll5El~AI.SIWIE.nl5-l'!IUMm'e::J' 

,. =....fUble~'llilll'l.L'trmMf.tL!AIIN«CZBI -

WTAI. P¥A- UIO£T(Nf Cllt..0. 
CJIF.ca,l,CJf'l~El10WfJICI -

I 
I 

7 
□IALOC~ 
~ PFS STUDIO 

"'""'"" 
DEVELOPMENTS 

IZ:VB..a=MMT F>ER,Fr ~TON 
0,RCEJ'CMj[.1 ..,.,.,,,...., 
°'""""""" I • "'"""'""" 

October 23, 2023 
DP 22-013200 
DP Plan # 32 

METRIC 

M.l.-ANt•~--l11NQnlll!U: 

"""" --gc;i--1.-C..U:numu.-

~cJ;.~~~~c:~~"~C:TAHT ~==~~~cL==~:'~,o 
ARCHITECT & PRIME CONSULTANT -G -611M.D.IIIID9'1l'Fel, WICU.NER,Si vv.u:1 
TW" ~ ,nt, Fa.. 

LANDSGN'E ARCHITECT 
<><t. 
t?mW'lllllw.,---llC ..., .. 
TII ~ WIJl71 Fa. 

STRUCTURAL ENGINEER ..... 
G -i1l~IITTl:ETWJCCIHER.l!I. 

"'"' Tli- lPZll/li 11., Fa.. 

MECHANICAL ENGINEER 

""""' l11J1-111 P..l&f.J~~.YNCO.mR.Si ... ..., 
TllC MN&.00 F-,: 

ELECTRICAi. ENGINEER 
-.1:llfT?i=tl)I ASKOll,Ttlllltl. 
Bl!I W-411,\'/IH..'( YNGJ.Nal, BC 

""'"' Ttli l0'1Jli'-S F.· 

ox 

6011 RIVER ROAD 
RIV'i'RGREm -LOT 1 

NORTH ELEVATION -
TOWER B 

~ >ulloo' f.)16'.)S. Qieekfr 
PlOf &IT'E. t~J5tl5PW 

DP4.11 
BC100179-101Jo1~ 



OU TOOOF! Al,l fNIT'r' 

""' 

SOUTH ELEVATION TOWER A 
SCA!.[ 1 : 150 

TOWER 'A' 

EXTERIOR ELEVATIONS FINISHES LEGEND 

~~:i:...~~~~'fllEs C:>l;Sl~TE,..,. I~ 

t, CL.£1,f! C.L..U.PtC. , V,' ll'l[Y-)',11 t,IJ..l ~Y~1: I.I 

~~~u ~OJVfli SCf!HN - Crl'JlCO..,,_ GIIJ.Y 

POOO EF! CO.O.TEC .1.:._Ul.U/U~1 l',t.! !~c CK.f.RCOAL 
G'lloYCOl CX:11 

" S'!'ONE Cl...'.COIN G , B.0.S.t,LT TI.ES 

--- G.L~.o.o,: [t'.!:c;ITTS. IES!-<f~ Pl.ANTOJ 
SU "'PMT 

~:~~~~~cg;:~~s~~! ~ 

--- l,lfl""-PANEl-St.'OSTO'll:tCI..OUII 
1l~ f AO<O"' i lJ.C ~ :ESlCl>'il:IIC1 -

-I 

□IALOC~ 
~PFS STUDIO 

D E V E l OP M ENTS 

2022-05-09 Dfl,'El(A,€].r, PfRMl l ,ltfV,. fCJ.Tr.JN 
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