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Agenda

Development Permit Panel
Electronic Meeting

Council Chambers, City Hall
6911 No. 3 Road

Wednesday, February 12, 2025
3:30 p.m.

MINUTES

Motion to adopt the minutes of the Development Permit Panel meeting held on January
29, 2025.

DEVELOPMENT PERMIT 22-023533
(REDMS No. 7795715)

APPLICANT: Lakeshore Group

PROPERTY LOCATION: 3320 Jacombs Road

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

1. permit the construction of a 15,413 m? addition to the existing building at 3320
Jacombs Road on a site zoned “Industrial Retail (IR1)”; and

2. vary the provisions of Richmond Zoning Bylaw 8500 to:
(@) increase the maximum building height from 16.0 m to 21.6 m.
(b) reduce the minimum medium on-site loading spaces from 12 to four.
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DEVELOPMENT PERMIT 23-018521
(REDMS No. 7926530)

APPLICANT: Fougere Architecture Inc.

PROPERTY LOCATION: 7491 No. 1 Road

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

1.  permit the construction of 110 townhouse units at 7491 No. 1 Road on a site
zoned “Low Density Townhouses (RTL1)”; and

2. vary the provisions of Richmond Zoning Bylaw 8500 to increase the maximum
building height from 9.0 m to 9.25 m.

New Business
Date of Next Meeting: February 26, 2025

ADJOURNMENT
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the project consists of four three-storey townhouse buildings in two, three and four-
unit clusters;

prior to Rezoning Bylaw adoption, the northern portion of the site will be
" voluntarily transferred to the Richmond School District and consolidated with the
Henry Anderson Elementary School to the north of the subject site;

the proposed vehicle and pedestrian access to the subject site is from Granville
. Road through a shared driveway on an easement located on the adjacent townhouse
development to the east (9533 Granville Avenue);

the project includes two convertible units which are centrally located, with one of
. the convertible units providing a secondary suite and a surface parking stall for the
secondary suite;

" on-site accessible pedestrian paths of travel are provided for residents and visitors;

the project provides 23 resident parking spaces and three visitor parking stalls,
including one accessible parking space;

" resident and visitor bicycle parking spaces are provided on the site;

the common outdoor amenity space includes covered seating and children’s play
equipment, among others;

the existing trees on the neighbouring property to the west will be retained and
preserved through maintaining existing grades around the trees;

the architectural design of the proposed townhouse buildings is consistent with the
" neighbouring townhouse developments; however, contrasting colours and texture
are proposed to create a unique identity for the proposed development; and

the proposed development has been designed to achieve Energy Step Code Level 3
= and Emissions Level 4 in the Zero Carbon Step Code and includes a number of
environmental sustainability features.

Donald Duncan, DVSD Development Consultant Landscape Architect, with the aid of the
same visual presentation, briefed the Panel on the main landscape features of the project,
noting that (i) maintaining the site grading around trees and cantilevering portions of the
garage floor slab of an adjacent proposed building in close proximity to a retained tree are
proposed to ensure the preservation and protection of trees identified for retention, (ii)
appropriate landscape treatments are proposed for different areas on the site, (iii)
permeable paving is proposed for the internal drive aisles and visitor parking spaces, (iv)
in addition to the retained trees, dense planting of native species and an ornamental
streambed are proposed along the west side yard, (v) the proposed planting materials will
provide all-season interest, (vi) lighting is proposed at key locations around the subject
site including, among others, at building entries, side yards, and adjacent to the children’s
play area, and (vii) lighting will be directed to desired locations to avoid light spillover
into neighbouring properties.
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Staff Comments

Joshua Reis, Director, Development noted that (i) the application includes the voluntary
transfer of 392 square metres of the north portion of the site to the adjacent land owned by
the Richmond School District which has been secured as a condition of Rezoning Bylaw
adoption, (i) access to proposed development will be provided through the existing
townhouse development to the east, (iii) the applicant and the neighbouring strata have
confirmed that they have reached an agreement on cost sharing and maintenance of the
shared access, (iv) the project includes one secondary suite and two convertible units, (v)
four on-site trees are proposed to be retained and protected, (vi) the proposed landscaping
for the site includes, among others, the planting of 21 new trees which is over and above
the 19 trees that had been proposed at the rezoning stage, and (vii) there is a Servicing
Agreement required prior to Building Permit issuance for the project that includes
frontage improvements along Granville Avenue including removal of the existing
driveway letdown and construction of a new two-metre sidewalk and treed boulevard, and
servicing connections.

Panel Discussion

In reply to queries from the Panel, the applicant confirmed that (i) four on-site trees will
be retained in addition to the existing trees on the adjacent property to the west, (ii) the
two convertible units will incorporate accessibility features consistent with the City’s
Convertible Unit Guidelines and are designed with provision for future installation of a
stair lift if desired, (iii) directional lighting will be installed on the subject site to avoid
light spillover into adjacent properties, (iv) the northern portion of the subject site that will
be transferred to the Richmond School District will be levelled and fenced by the
applicant, and (v) two bicycle parking spaces will be provided in the garage of each
townhouse unit and three visitor bicycle parking spaces are proposed in the east side yard
near the common outdoor amenity area.

Correspondence

None.

Gallery Comments

None.

Panel Discussion

The Panel expressed support for project and appreciated the clear presentation of the
project, the design of the project, and the voluntary transfer of the northern portion of the
site to the Richmond School District.
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Panel Decision

It was moved and seconded

That a Development Permit be issued which would permit the construction of a 12-unit
townhouse development at 9511 Granville Avenue on a site zoned “Town Housing
(ZT105) — North McLennan (City Centre)”’.

CARRIED
2. New Business
None.
3. Date of Next Meeting: February 12, 2025
ADJOURNMENT
It was moved and seconded
That the meeting adjourn (3:50 p.m.).
CARRIED
Certified a true and correct copy of the
Minutes of the meeting of the
Development Permit Panel of the Council
of the City of Richmond held on
Wednesday, January 29, 2025.
Milton Chan Rustico Agawin
Chair Committee Clerk
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g City of
WK Richmond Report to Development Permit Panel

To: Development Permit Panel Date: January 20, 2025
From: Joshua Reis File: DP 22-023533
Director, Development
Re: Application by Lakeshore Group for a Development Permit at
3320 Jacombs Road

Staff Recommendation

That a Development Permit be issued which would:

1. Permit the construction of a 15,413 m? addition to the existing building at 3320 Jacombs
Road on a site zoned “Industrial Retail (IR1)”; and

2. Vary the provisions of Richmond Zoning Bylaw 8500 to:
a. Increase the maximum building height from 16.0 m to 21.6 m.

b. Reduce the minimum medium on-site loading spaces from 12 to four.
-
12

Joshua Reis, MCIP, RPP, AICP
Director, Development
(604-427-4625)

JR:ak
Att. 2

7795715
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Staff Report
Origin
Lakeshore Group, on behalf of IKEA Properties Ltd. (Directors: Luc Lauwers, Glen Watson,
Alberta Gnat and Wayne Carney), has applied to the City of Richmond for permission to permit
the construction of a 15,413 m? (165,904.15 ft?) addition to the existing building at

3320 Jacombs Road on a site zoned “Industrial Retail (IR1)”. A location map of the site is
provided in Attachment 1.

The purpose of this proposed addition is to expand the e-commerce, parcel and home delivery
capabilities of the business. The expansion also includes additional loading docks for delivery
vehicles. The portion of the site immediately south of the existing building, the site of the
proposed addition, is currently vacant. The proposed addition seeks to expand southwards from
the existing 32,396.5 m? (348,713.02 ft?) IKEA store, currently comprised of a large three-storey
building sited over a portion of ground-level parking. This warehouse expansion was identified
as “Phase 5” of the IKEA development in the original Development Permit (DP 10-525175)
issued by Council on September 13, 2010.

There is no Servicing Agreement (SA) associated with this Development Permit (DP)
application, given that the proposed development does not impact any existing utilities. Frontage
improvements and servicing improvements were constructed as part of the previous rezoning and
SA that facilitated the development of the existing IKEA store (RZ 09-497385/SA 10-524396).

Development Information

Please refer to the 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: Retail and restaurant businesses fronting onto Bridgeport Road on properties
zoned “Industrial Retail (IR1)”.

To the East:  Across Knight Street, are business parks with large multi-tenant buildings on
properties zoned “Industrial Business Park (IB1)”.

To the South: Across Mannini Way (the east-west connector road from Knight Street), are large
light industrial buildings on property zoned “Industrial Business Park (IB1)”.

To the West: Across Jacombs Road, a combination of retail and industrial buildings on
properties zoned “Industrial Retail (IR1)” and “Industrial Business Park (IB1)”.

Staff Comments

The proposed scheme attached to this report has satisfactorily addressed the significant urban
design issues and other staff comments identified as part of the review of the subject DP
application. In addition, it complies with the intent of the applicable sections of the OCP and is
generally in compliance with the “Industrial Retail (IR1)” zone, except for the zoning variance
noted below.

7795715
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Zoning Compliance/Variances (staff comments in bold italics)

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

a) Increase the maximum building height from 16.0 m to 21.6 m.

Staff supports the proposed variance for the following reasons:

A similar variance was granted for the DP of the existing building on site (DP 10-
525175). This height variance is proposed to match the maximum height of the existing
building, which provides for a cohesive continuation of the development and allows for
a seamless interior extension from the existing building to the new addition.

The increased building height allows for additional truck loading spaces to be located
at the ground level and a greater vertical area for storage in the single-level warehouse
space above.

The expansion area exceeds the setback minimums, providing sufficient spatial
separation between the subject site and adjacent buildings. Furthermore, the existing
boulevard along the west property line and the proposed landscaping along the south
act as a buffer for the addition.

b) Reduce the minimum medium on-site loading spaces from 12 to four.

Staff supports the proposed variance for the following reasons:

The existing on-site loading areas would remain in their current location. The overall
on-site loading demands and proposed reduction in medium loading spaces in
conjunction with the additional large loading spaces in the expansion area are
confirmed to be adequate by the applicant’s Traffic Impact Assessment (TIA). The
proposal has been reviewed and is supported by Transportation staff to be adequate.
The applicant is proposing the addition of two medium and seven large loading spaces
through the addition, for an overall site total of four medium and 13 large loading
spaces. Cumulatively, there is a surplus of three large spaces on-site.

Medium-sized trucks can utilize the large spaces. The applicant’s transportation
consultants are also proposing a staggered delivery schedule to satisfy the operational
requirements of the site and allow for medium-size vehicles to use medium or large
loading spaces as needed.

Prior to DP issuance, a legal agreement securing an additional three large loading
spaces, for a total of 13 large loading spaces on site, and the ongoing operational
management (staggered delivery) is required to be registered on Title.

Analysis

Conditions of Adjacency

7795715

There are no new adjacency concerns generated by the project as the surrounding uses are
similar in industrial and retail nature and the minimum setbacks are maintained by the
proposed addition.

Existing Statutory Right-of-Ways (SRWs) for sanitary services along the west property line
and south of the existing building for BC Hydro will be maintained. The applicant has
confirmed that the proposed addition will not impact the existing SRWs.
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An existing easement registered over the southern drive aisle for truck access will be
maintained. The applicant’s lawyer has confirmed that the proposed expansion does not
affect the easement area.

New landscaping, consisting of a combination of trees and shrubs, are proposed to buffer and
help soften the east, south and west frontages of the property.

Floodplain Management

A minimum ground floor elevation of 1.70 m is proposed for operational needs allow for the
movement of goods between the existing and new buildings on the “first-level”, the loading
of goods into trucks and ensures sufficient clearance height for trucks at the ground level.
The applicant is seeking an exemption to the 2.9 m GSC Flood Construction Level (FCL)
requirement as set out in the Flood Protection Bylaw for the majority of the ground floor
area. Mechanical and electrical rooms are still required to be at a minimum of 2.9 m GSC.
This request has been preliminarily reviewed and is generally supported by Building
Approvals staff.

In addition, prior to DP issuance, a flood indemnity covenant in favour of the City is required

to be registered on Title. The terms of the covenant are to include:

- A minimum habitable elevation of 1.70 m GCS for the lifetime of the building, or as
approved by the Director, Building Approvals, and ensure that all building construction
below 2.9 m GSC is to be constructed in a manner that is not subject to damage by flood
water (e.g., concrete construction below this datum and mechanical equipment/electrical
room are raised to a minimum of 2.9 m GCS).

- Operational changes (e.g., staging and holdover areas are reduced on the ground floor and
goods are removed from staging and holdover areas overnight).

- Increased engineering measures (e.g., flood retention ponds/swales, flood warning
systems, water/flood proofing).

- Modification of the indemnity covenant prior to Building Permit (BP) issuance to address
any additional mitigation measures that are finalized and approved at the BP stage
together with the registration of any additional legal agreements as may be required or
identified by the City.

An in-ground surge tank is proposed at the southeast corner of the site to manage onsite

stormwater and 1 in 100-year storm events. Lawn and shrubbery are proposed above the

surge tank area to screen the onsite stormwater management infrastructure.

A berm to the height of 0.3 m above adjacent road’s crown of road is proposed along the

southeast corner of the site to manage water flow onto the site from adjacent roadways.

Urban Design and Site Planning

The proposed addition is located south of the existing IKEA store and will connect to the
existing building to provide additional warehouse space for the business.

No new vehicle access points are proposed. The proposed development would use the
existing driveway letdown and access located immediately south of the existing building.
Enclosing the additional loading bays will improve the appearance of the new portion of the
operation and mitigate any significant noise disturbances.

Landscaping, including tree and shrub planting, is proposed along the south property line,
improving the Mannini Way frontage.

7795715
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10 Class 1 and 20 Class 2 bicycle parking spaces are proposed to be added at the northwest
and northeast corners of the existing building respectively. Bicycle parking supply was
reviewed and confirmed to be adequate by the applicant’s transportation consultant through
the submitted TIA and is supported by Transportation staff. Together, the existing and
proposed Class 1 and Class 2 bicycle parking spaces are expected to support employee travel
demands.

Architectural Form and Character

The building is a large-scale rectilinear massing. Visual interest is introduced using bold
colours, as well as the strategic location of glazing the west and southeast building faces.
Building materials are proposed to be consistent with the existing building, creating for a
seamless transition between the two phases.

Separate sign permits are required for any future signage proposed on-site.

Landscape Design and Open Space Design

Staff received a Certified Arborist Report identifying 14 City trees and 16 on-site trees.

All 14 City trees (tag# City1-City 14), along Jacombs Road and Mannini Way, are to be
protected and retained. A tree survival security in the amount of $71,680.00 shall be provided
for the protection of the 14 City trees along the site’s west and south frontages.

The Project Arborist reviewed and determined that the four on-site trees along the east
property line (tag # 8880-8883) are in poor condition and decline while 12 on-site trees along
the east-west truck drive aisle (tag# 8879, 8884-8894) are in moderate health and directly
conflict with the proposed building, curb cuts or berm construction. The applicant is
proposing to remove these 16 on-site trees and City Tree Preservation staff have reviewed
and concur that these trees should be removed and replaced.

Based on City policy of a 2:1 ratio of tree replacement, 32 replacement trees are required.
The applicant proposes to plant 37 new trees on site with a mix of coniferous and deciduous
trees for seasonal interest.

Native and drought tolerant planting is proposed to reduce irrigation requirements. Plant
species have been deliberately selected to provide seasonal interest and habitat for
pollinators.

All landscaped areas will be irrigated with a high-efficiency irrigation system.

A landscape security in the amount of $615,948.80 is required to ensure that the proposed
landscaping works are completed.

Sustainability

The applicant has submitted written confirmation that their certified Energy Modeller has

been engaged to ensure that the proposed design can achieve the ASHRAE 90.1-2016

performance targets. Furthermore, the applicant has identified that the building will also be

designed to achieve LEED V4 for “BD+C: New Construction: Warehouse”.

Additional sustainability features of the proposal identified by the applicant include:

- Three Level 3 direct fast EV charging stations and 13 energized outlets for electric
vehicles;

- Low-flow plumbing fixtures to reduce water consumption; and

- Motion sensor interior lighting to reduce energy consumption.

7795715
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o The above sustainability features will be secured through legal agreements registered on
Title, prior to Development Permit issuance.

e The proposal also includes an in-ground surge tank at the southeast corner of the site to
manage onsite stormwater and 1 in 100-year storm events.

Crime Prevention Through Environmental Design

e Delivery accesses will be clearly marked to direct drivers and clearly distinguish between
public and semi-public spaces from private spaces.

e Open sightlines have been incorporated into the design to ensure clear visual access to all
building entrances and between building entrances and sidewalks.

e Low shrub planting has been carefully selected to allow clear sightlines throughout the
landscape.

e Low profile bollard lighting is strategically placed to ensure safe pedestrian movement
throughout the landscape pathways, including access to and from building entrances.
Lighting is proposed to be downward facing and low glare.

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.

%l

Ashley Kwan
Planner 1
(604)-276-4173

AK:js

Att. 1. Location Map
2. Development Application Data Sheet

The following are to be met prior to forwarding this application to Council for approval:

e Loading Spaces: Registration of a legal agreement securing the owner’s commitment to provide an additional
three large size loading spaces (for a total of 13 large size loading spaces) in lieu of reducing the number of
required medium size loading spaces. Loading space dimensions to be consistent with the Zoning Bylaw 8500,
on the subject site.

e Shared Loading Spaces: Registration of a legal agreement securing the owner’s commitment to stagger
delivery schedules to satisfy the operational requirements of the site and allow for medium size vehicles to use
medium or large loading spaces as needed.

*  Flood Indemnity: Registration of a flood indemnity covenant on title in favour of the City and identifying:

e  Minimum habitable elevation of 1.70 m GCS for the lifetime of the building, or as approved by the
Director, Building Approvals;

¢ All building construction below 2.9 m GSC to be constructed in a manner that is not subject to damage by
flood water (eg. concrete construction below this datum and mechanical equipment/electrical room are
raised to a minimum of 2.9 m GCS) to the satisfaction of the Director of Building Approvals.

7795715
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e  Operational changes to limit the storage of goods below the minimum elevation;

» Provision of increased engineering measures (e.g., flood retention ponds/swales, flood warning systems,
water/flood proofing); and

e Modification of the indemnity covenant prior to Building Permit issuance to address any additional
mitigation measures that are finalized and approved at the Building Permit stage together with the
registration of any additional legal agreements as may be required or identified by the City.

o Landscape Security: Receipt of a Letter-of-Credit for landscaping in the amount of $615,948.80. To
accompany the landscaping security, a legal agreement that sets the terms for use and release of the security
must be entered into between the applicant and the City.

¢ City Tree Protection: required to comply with minimum energy requirements of ASHRAE90.1-2016 or
NECB-2015.Receipt of City Tree Survival Security in the amount of $71,680.00 for the protection and
retention of 14 City trees (tag# City1-City 14). To accompany the tree survival security, the applicant must
enter into a legal agreement which sets the terms for its use and release.

e EV Charging: Receipt of a Letter-of-Credit for the provision of EV charging infrastructure in the amount of
$1,000,000.00 to ensure that 3 Level 3 direct fast EV charging stations and 13 energized outlets are provided
on-site. To accompany the security, registration of an Electric Vehicle (EV) Charging Infrastructure covenant
on Title, securing the owner’s commitment to voluntary provide, install, and maintain EV charging equipment
as determined to the satisfaction of the City. More specifically, a minimum of 3 Level 3 direct fast EV charging
stations, and 13 energized outlets must be provided on site.

e  Water and Energy Conservation: Registration of a legal agreement on Title ensuring that the constructed
building provides low flow plumbing fixtures and motion sensor interior lighting to the satisfaction of the
Director of Building Approvals.

s Notice Fees: Payment of all fees in full cost for cost associated with Public Notices.

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

*  The applicant is required to obtain a Building Permit for any construction hoarding associated with the
proposed development. If construction hoarding is required to temporarily occupy a street, or any part thereof,
or occupy the air space above a street or any part thereof, additional City approvals and associated fees may be
required as part of the Building Permit. For further information on the Building Permit, please contact
Building Approvals Department at 604-276-4285.

e  Submission of a Construction Traffic and Parking Management Plan to the satisfaction of the City's
Transportation Department (https://www.richmond.ca/services/transportation/special.ntm#TrafficPlan).

7795715



City of

Attachment 1

Richmond
| \\ VERDUN PL
BRID(LEL\ORT:RD
LA T ?
|| VICKERS WAY. §
i w
!l ‘ } ‘ 2 KKIR] : 7/
‘ & / s 2
| \RNES DR 1 IR] “3:’ §
= mrreer [ | s L BEATHGATE:WAY=, i =
e SITE 4 IS
| \ 2 S
D -
TMANNINTWAY

P
GG

KOO

X X

12851 12

vv vvv.
OO0
020203030 %% %
%020 %0%0% %%
SRS
1202020267620 %0 %%
4‘!"“&‘%;%?”‘%"

951

BATHGATE

AY

12851 |

‘Eﬁg,;u\

XN
SN

AAAAAAA

3757 | 3751/ 35313511

ROWAN PL

CUKNIGHTST

VIKING WAY.

113520

DP 22-023533

Original Date: 11/09/22

Revision Date: 12/18/24

Note: Dimensions are in METRES







> City of

2 Richmond

Development Application Data Sheet
Development Applications Department

DP 22-023533 Attachment 2

Address: 3320 Jacombs Road
Applicant: Lakeshore Group Owner: IKEA Properties Ltd.
Planning Area(s). East Cambie Area Plan
Floor Area Gross: 51,163 m? Floor Area Net: 47,809.50 m?

' Existing ‘ Proposed
Site Area: 79,931 m? No Change
Land Uses: Retail, Showroom, Warehouse Sales No Change
OCP Designation: Mixed Employment No Change
Zoning: Industrial Retail (IR1) No Change

Proposed

l Bylaw Requirement

l (exist

Variance

ing + proposed)
Floor Area Ratio: Max 1.0 0.6 None permitted
Lot Coverage: Max. 75% 36 % None
Setback — Front Yard (West): Min. 3.0 m 3.76 m None
Setback — Side Yard (South): Min. 3.0 m 13.25m None
Setback — Side Yard (North): N/A 99.0 m None
Setback — Rear Yard (East): N/A 39.13m None
. i Increase from 16.0 to

Height (m): Max. 16.0 m 21.6 m 216 m
Off-street Parking Spaces 748 1,311 None
Off-street Parking Spaces —

Accessible: 15 27 None

Total off-street Spaces: 763 1,338 None

. L Reduce medium size-
Loading Spaces Medzum. 12 Med|um. 4 loading spaces from
Large: 10 Large: 13
12to 4
Class 1 & 2: As Class 1: 17
Bicycle Parking Spaces Determined by Class 2j 40 None
Transportation )
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Development Permit

No. DP 22-023533

To the Holder: Lakeshore Group
Property Address: 3320 Jacombs Road
Address: 10 Morrison Street THO3, Toronto, Ontario, M5V 2T8

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

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

3. The "Richmond Zoning Bylaw 8500" is hereby varied to:
a) Increase the maximum building height from 16.0 m to 20.3 m.
b) Reduce the minimum medium on-site loading spaces from 12 to four.

4. Subject to Section 692 of the Local Government Act, R.S.B.C.: buildings and structures;
off-street parking and loading facilities; roads and parking areas; and landscaping and
screening shall be constructed generally in accordance with Plans #1 to #20 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
$615,948.80. to ensure that development is carried out in accordance with the terms and
conditions of this Permit. Should any interest be earned upon the security, it shall accrue to
the Holder if the security is returned. The condition of the posting of the security is that
should the Holder fail to carry out the development hereby authorized, according to the terms
and conditions of this Permit within the time provided, the City may use the security to carry
out the work by its servants, agents or contractors, and any surplus shall be paid over to the
Holder. Should the Holder carry out the development permitted by this permit within the
time set out herein, the security shall be returned to the Holder. The City may retain the
security for up to one year after inspection of the completed landscaping in order to ensure
that plant material has survived. ~

7. If the Holder does not commence the construction permitted by this Permit within 24 months
of the date of this Permit, this Permit shall lapse and the security shall be returned in full.
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Development Permit
No. DP 22-023533

To the Holder: David Ashbourne (Lakeshore Group)
Property Address: 3320 Jacombs Road
Address: 10 Morrison Street THO3, Toronto, Ontario, M5V 278

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

This Permit is not a Building Permit.

AUTHORIZING RESOLUTION NO. ISSUED BY THE COUNCIL THE

DAY OF ,
DELIVERED THIS DAY OF ,

MAYOR
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ity of
ichmond Report to Development Permit Panel

To: Development Permit Panel Date: January 22, 2025

From: Joshua Reis File: DP 23-018521
Director, Development

Re: Application by Fougere Architecture Inc. for a Development Permit at
7491 No. 1 Road

Staff Recommendation
That a Development Permit be issued which would:

1. Permit the construction of 110 townhouse units at 7491 No. 1 Road on a site zoned “Low
Density Townhouses (RTL1)”; and

2. Vary the provisions of Richmond Zoning Bylaw 8500 to increase the maximum building
height from 9.0 m to 9.25 m.

Joshua Reis, MCIP, RPP, AICP
Director, Development
(604-247-4625)

JR:ak
Att. 4
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January 22, 2025 -2- DP 23-018521

Staff Report
Origin
Fougere Architecture Inc., on behalf of QPE Townhouse Project BT Limited (Directors: Kelvin
Leung, Jennifer Chan, Nelson Chan and Thomas Leung), has applied to the City of Richmond
for permission to develop 110 townhouse units and one amenity building at 7491 No. 1 Road on
a site zoned “Low Density Townhouses (RTL1)”. The site currently contains 68 vacant

townhouse units. In 2022, a strata wind up process was completed by the developer and the units
were vacated before the end of 2024. A location map of the site is provided in Attachment 1.

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

e Removal of existing on-site water and sanitary services and discharge of existing Statutory
Right-of-Ways (SRWs).

e Installation and connection of new on-site water and sanitary services and registration of new
SRWs.

e Frontage improvements along Moresby Drive and No. 1 Road including new sidewalk,
landscaped boulevard, new curb and gutter, and driveway letdown upgrades.

e Upgrade of traffic signals and the existing bus stop.

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: Across Moresby Drive are lot zoned “Small-Scale Multi-Unit Housing (RSM/L)”,
each containing single-detached dwellings.

To the East:  Abutting the subject site along No. 1 Rd is a lot zoned “Low Density Townhouses
(RTL1)”, containing a six-unit townhouse development located at
7471 No. 1 Road. Across No. 1 Road are a mix of single-detached dwellings
fronting Lang Place and No 1 Road, and three-storey townhomes fronting
No. 1 Road, on properties zoned “Small-Scale Multi-Unit Housing (RSM/L)” and
“Medium Density Townhouses (RTM2)” respectively.

To the South: Lots zoned “Town Housing and Low Rise Apartment (ZT97) — No. 1 Road and
Blundell Road (Seafair)” and “Low Density Townhouses (RTL1)”, containing
low-rise apartment buildings and two-storey townhouses.

To the West: A lot zoned “School & Institutional Use (SI)” containing Quilchena School Park
and Quilchena Elementary School.
Staff Comments

The proposed scheme attached to this report has satisfactorily addressed the urban design issues
and other staff comments identified as part of the review of the subject Development Permit
(DP) application.
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In addition, it complies with the intent of the applicable sections of the Official Community Plan
(OCP) and is generally in compliance with the “Low Density Townhouses (RTL1)” zone, except
for the zoning variance noted below.

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

1) Increase the maximum building height from 9.0 m to 9.25 m.

Staff supports the proposed variance for the following reasons:

o The requested variance is minor in nature and is proposed in order to accommodate
the three-storey housing form. Other similar townhouse forms typically have a height
of up to 12.0 m.

o The applicant has provided a shadow study which indicates that the proposed height
has minimal impacts on adjacent properties.

o The interface of the townhouses along No. 1 Road and Moresby Drive have been
designed to a pedestrian scale. As the sidewalk grade is higher than the ground floor
level of the townhomes will be, the balconies at the second level will be closer to the
street level than normal, improving the overall street presence of the development.

o The proposed height increase adds visual interest to the overall project design and
allows for slight variation in roof lines for building and individual unit articulation.

Advisory Design Panel Comments

The Advisory Design Panel (ADP) reviewed this proposal on September 5, 2024, and supported
the proposal to move forward to DP Panel subject to the application giving consideration to the
comments identified by the Panel members. A copy of the relevant excerpt from the ADP
meeting minutes is attached for reference (Attachment 3). The design response from the
applicant has been included immediately following the specific Design Panel comments and is
identified in ‘bold italics’.

Analysis

Existing Encumbrances

e There is a City SRW registered on Title of the subject property for water and sanitary sewer
services. As part of the Servicing Agreement, the applicant will install a new watermain and
sanitary sewers, register new SRWs, remove the old services and discharge the existing
SRWs on-site.

e There is an easement registered on Title in favour of the strata to the south to access and
maintain a water line on the subject site. The proposed townhouse buildings do not encroach
into the easement area. As a result of the construction of a new watermain and SRW that will
service the Strata to the south, and as determined through the Servicing Agreement, this
easement may be discharged from Title. The owner shall be responsible for obtaining any
approvals from the adjacent strata to discharge the easement.

7926530
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Conditions of Adjacency

The subject site abuts Quilchena School Park to the west. A dense row of City trees will be
retained along the shared property line, providing a natural transition between the park and
the new townhouse development.

The proposed development presents a three-storey townhouse building form along the site’s
north (Moresby Road) and east (No. 1 Road) frontages. The front yards of these units include
grade level porches and private outdoor spaces that separate the buildings from the street.
The proposed townhouse development has been designed with consideration of the existing
surrounding context. All units are three-storeys and have been oriented to maximize tree
retention and maximize building separations from existing adjacent townhouses. The
proposed townhouses will be located a minimum of 6 m from adjacent existing townhouses
to the east and to the south.

Majority of the site’s existing grade will be maintained to maximize tree retention and to
provide an appropriate transition to adjacent properties. The retention of trees along the west
and south property lines of the subject site, and along the south property line of the
neighbouring site at 7471 No. 1 Road, will continue to provide natural screening between the
new development and adjacent properties.

On site stormwater will be managed through to use of underground catch basins, surface
grading and lawn basins. Site grading has been designed to create a surface runoff path that
would direct water to Moresby Drive.

The applicant has designed the mechanical and storage spaces at the ground level to be
elevated in order to comply with the Flood Plain Designation and Protection Bylaw (Plan
#28) where no habitable space is permitted below the Flood Construction Level. Prior to DP
issuance, a flood indemnity covenant is required to registered on Title.

Urban Design and Site Planning

The site layout consists of 110 townhouse dwelling units in 24 three-storey building clusters
and one stand-alone amenity building arranged along a series of internal drive aisles.

The project is proposed to be developed in five phases (Plan #5), with Phase 1 including the
central outdoor amenity space and amenity building.

Townhome units fronting Moresby Drive and No. 1 Road reflect a contemporary residential
character through the provision of grade level porches and balconies at the second storey,
promoting a pedestrian friendly streetscape.

Common outdoor amenity space is located in the west central area of the site, strategically
integrating with a number of existing trees to be protected and retained. The 1,010 m? area
(exceeding the OCP guideline at 660m?) contains walking paths and seating, with 348 m? of
space dedicated to children’s play. The children’s play area has been designed to cater to
different age groups through the provision of two play structures equipped with slides and
climbing elements, rockers, stepping stumps, boulders, and spring rockers.

The indoor amenity space is located north of the main outdoor amenity space, south of the
Moresby Drive access, at the northwest section of the subject site. As the development of the
site will be phased, the applicant proposes to use a portion of the indoor amenity building as
amenity space (89 m?) and a portion of the building (77 m?) as a temporary sales centre for
the first three phases of development. The amount of space functioning as indoor amenity
available for the first three phases of development exceeds City policy (min. 70 m?).

To ensure that the indoor amenity space will ultimately be fully converted as the
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development builds out, the applicant is required to enter into a legal agreement and provide

a security of $50,000.00 as a condition of DP issuance. At the developer’s cost, the developer

is required to renovate and furnish the temporary sales space as indicated on the DP plans by

June 30, 2028, or when all units have been sold, whichever occurs first. The granting of

occupancy of Phases 4 and 5 will be contingent on the completion of the amenity building

renovations. No more than three regular visitor parking spaces can be utilized for the sales
centre at any time.

e Programing for the indoor amenity space includes an entertainment room, a lounge area and
a gym. Additional outdoor patio space is also proposed along the south and west edges of the
amenity building.

e Prior to DP issuance, the following SRWs are required to be registered on Title:

o 4 m x4 m corner cut at the intersection of Moresby Drive and No. 1 Road.

o 1.90 m wide SRW for Public-Right-of-Passage (PROP) along the entire east frontage
abutting No. 1 Road to enable frontage improvements works to be encompassed in the
Servicing Agreement.

This SRW area will be transferred to the City once the final Building Permit granting

occupancy for the last phase (Phase S) of the subject development has been granted.

e The two existing vehicle accesses from Moresby Drive and No. 1 Road are proposed to be
upgraded and has been reviewed and supported by the City’s transportation staff. The south
access to the site along No. 1 Road is to be restricted to “right in, right out” vehicle
movements only. This mirrors the access condition of the new townhouse development
located directly across No. 1 Road, which is also is restricted to “right in, right out” only.
Driveway access upgrades and frontage improvements are to be completed as part of the
required Servicing Agreement.

e The proposed internal drive aisle network has been designed to provide access to adjacent
properties at 7471 and 7531 No. Road. Prior to DP issuance, the applicant is required to
register a SRW on Title over a portion of the drive aisle and internal walkway for PROP to
enable access to be shared in the future by neighbouring properties at 7471 and 7531 No. 1
Road should they redevelop.

¢ Signage will be provided at the future connection points to indicate future shared use of the
drive aisle with adjacent properties (Plan #4).

¢ On-site pathways provide a pedestrian network from individual units to common amenity
spaces internally and to access public sidewalks along Moresby Drive and No. 1 Road.
Decorative permeable pavers are used to highlight areas where there is dual use of the drive
aisle by both vehicles and pedestrians.

e On-site parking is provided in accordance with Zoning Bylaw No 8500 including 220
residential parking spaces and 28 visitor parking spaces. Each unit contains two side-by-side
parking spaces enclosed within individual garages.

e Two Class 1 bicycle parking spaces are provided for each unit within their individual
garages. 35 Class 2 bicycle parking spaces are located throughout the site, in key areas such
as by the amenity building, main driveway accesses and by buildings 13 and 14. Both the
Class 1 and Class 2 bicycle parking space provisions for this development exceed the bylaw
requirement (138 and 22 respectively) for a total of 220 Class 1 and 35 Class 2 spaces.

e The applicant is providing a voluntary Public Art contribution of approximately $137,950.76,
consistent with the Richmond Public Art Program Policy. The contribution amount is based
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on the maximum buildable floor area of 12,564.75 m? (135,245.84 ft?) and the recommended
public art contribution based on administrative guidelines for $1.02/ft? (2024 rate).

Waste and recycling bins are to be located in individual garages consistent with the proposed
door-to-door collection.

Architectural Form and Character

The proposed exterior design aims for a contemporary architectural style with varying flat
roofs. Exterior finish materials (brick, Hardie siding, Hardie board and batten, Hardie reveal
panels) in warm neutral tones are consistent with the design guidelines.

Building massing is broken up through a combination of colour, building projections and
recesses, patios and roof variation. Unit individuality is expressed through private landscape
yards with gates and covered entry porches.

The amenity building uses a similar colour palette with the addition of stone cladding to
differentiate its function from the rest of the residential homes.

Landscape Design and Open Space Design

Staff received a Certified Arborist Report identifying 172 bylaw trees on-site, 12 off-site
trees and 68 City trees.

48 on-site trees (tag# 930, 939, 3201, 3202, 3203, 3210, 3211, 3214, 3215, 3217, 3219, 3220,
3222, 3223, 3224, 3226, 3230, 3231, 3232, 3233, 3234, 3236, 3237, 3247, 3249, 3250, 3251,
3253, 3254, 3264, 3298, 3307, 3309, 3310, 3311, 3312, 3313, 3315, 3316, 3317, 3318, 3320,
3321, 3322, 3326, 3353, 3354 and NT-1) have been identified for retention. Throughout the
review process, staff worked with the applicant to identify the retention of as many trees in
good health on site as possible, including changes to the site plan to ensure retention of key
clusters of trees. Prior to DP issuance, submission to the City a Tree Survival Security in the
amount of $440,000.00 is required to ensure that the 48 on-site trees identified for retention
will be protected (Plan #36).

The Project Arborist reviewed and determined that 124 on-site trees are either in poor
condition or in conflict with the demolition of existing homes and unlikely to survive after
demolition of buildings on site (Plan #36). The applicant is proposing to remove these 124
on-site trees. City Tree Preservation staff have reviewed the arborists report and concur with
the Project Arborists findings.

Based on City policy of 2:1 ratio of tree replacement, 248 replacement trees are required. The
applicant proposed to plant 165 new trees on site with a mix of coniferous and deciduous
trees for variation and seasonal interest (Plan #37). The Project Arborist and Landscape
Architect have confirmed that no additional planning opportunities are available on site. The
applicant will provide a voluntary contribution of $62,250.00 to the City’s Tree
Compensation Fund in lieu of the remaining 83 trees that cannot be accommodated on the
subject property after redevelopment.

Two City trees (tag# 3366 and NT-8) are dead and have been approved for removal by the
City Arborist.

Prior to DP issuance, submission to the City of a Tree Survival Security in the amount of
$168,960.00 is required to ensure that the 66 City trees, located mainly along the rear of the
subject site, identified for retention will be protected.

The 12 off-site trees located on neighbouring properties to the east at 7471 No 1 Road and to
the south at 3851 Blundell Road are to be retained and protected.
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Prior to DP issuance, the applicant is required to submit to the City a contract with a Certified
Arborist for the supervision of all works conducted within or in close proximity to tree
protection zones. The contract must include the scope of work required, the number of
proposed monitoring inspections at specified stages of construction, any special measures
required to ensure tree protection and a provision for the arborist to submit a post-
construction impact assessment to the City for review.

Prior to demolition of the existing dwellings on the subject site, the applicant is required to
complete the installation of tree protection fencing around all trees to be retained. Tree
protection fencing must be installed to City standard in accordance with the City’s Tree
Protection Information Bulletin Tree-03 prior to any works being conducted on-site and
remain in place until construction and landscaping on-site is completed.

Pockets of landscaping with shrubs and grasses will be provided along the internal drive
aisles and walkways. Curved benches are proposed around two oak trees to be retained on-
site, one located by the Moresby Drive entry to the north and the other by the No. 1 Road
entry to the south.

Each unit will have a private outdoor space in the form of a yard with a patio and landscape
area, consistent with guidelines (30m? per unit). Most units will also have additional space in
the form of balconies.

The proposed grading of the site is designed to enable tree retention and manage on-site
stormwater. Portions of the site adjacent to the amenity area and area between buildings 4, 5,
6, are raised up to the first-floor level to provide private yards which can be directly accessed
from the living area, adding variation to the unit types and improving the private of the yards
adjacent to the outdoor amenity space.

To define the street edges along No. 1 Road and Moresby Drive, 1 m (42) high fencing with
pedestrian gates are proposed. The aluminum picket fence will be used to delineate the
private front yard spaces from the street and solid wood fencing will provide privacy along
common property lines and with adjacent properties.

Pedestrian scale signage is proposed for all entrances to the development, as well as
intersections of internal roads and walkways.

High efficiency on-site irrigation is proposed to ensure continued maintenance of live
landscaping.

A landscape security in the amount of $1,903,613.36 is required in order to ensure that the
proposed landscaping works are completed.

Crime Prevention Through Environmental Design

The project’s design incorporates strategies of natural surveillance, natural control access and
territorial reinforcement. The ground floor areas include fenced yards with low planting,
creating a clearly marked transition between public and private space. The balconies and
covered porches provide outdoor living spaces for residents, increasing passive surveillance
opportunities along road frontage, pedestrian pathways and shared outdoor spaces.
Pedestrian pathways throughout the site are clearly delineated and are designed to provide
visual porosity of the development. Units along the pathways have been oriented to
maximize passive surveillance of the pathways.

The indoor amenity building has been carefully located to allow for passive surveillance of
the children’s play area and the mailbox area.
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The proposed lighting provides low glare lighting throughout the site, along pedestrian
pathways and outdoor amenity areas, mitigating dark corners and enhancing security.
Additional lighting along the drive aisle will be provided by building mounted fixtures.

Accessible Housing

The proposed development includes 11 convertible units that are designed with the potential

to be easily renovated to accommodate a future resident in a wheelchair. The potential

conversion of these units will require the installation of an elevator.

All of the proposed units incorporate aging-in-place features to accommodate mobility

constraints associated with aging. These features include:

o stairwell hand rails;

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

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

Sustainability

The applicant has submitted written confirmation from their Certified Energy Advisor
indicating that the project will incorporate several building strategies and features to achieve
Step 3 with EL-4, consistent with current City regulations.

Ground source heat pumps for space heating and cooling are proposed to be located inside
the building on the ground floor, mounted above the FCL. Additionally, high-efficiency
electric water heaters and high thermal resistance insulation are proposed.

High-efficiency automatic irrigation system will be provided for all soft-landscaped areas of
the development.

Site Servicing

A Site Servicing Agreement is required as a condition of Building Permit issuance for the
design and construction of servicing upgrades and frontage improvements. Servicing and
frontage upgrade improvements include but are not limited to:

o Removal of existing water and sanitary mains and discharge of on-site SRWs installation
of new watermain, approximately 82 m long from No. 1 Road, along the south property
line and registration of a new SRW, minimum 6 m wide.

o Installation of new sanitary sewers north of the property line at 7471 No. 1 Road and
registration of a new 6 m wide SRW,

o Installation of a new storm sewer service connection.

o Installation of new fire hydrants.

o Frontage improvements along Moresby Drive and No. 1 Road including new sidewalk,
landscaped boulevard, new curb and gutter and driveway letdown upgrades.

o Upgrade of traffic signals and the existing bus stop.

The applicant is required to obtain any approvals for works that may require construction on

adjacent sites at their own cost.
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January 22, 2025 -9- DP 23-018521

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. '

The list of Development Permit Considerations is included in Attachment 4, which has been
agreed to by the applicant (signed concurrence on file).

N\

Ashley Kwan
Planner 1
(604-276-4173)

AK:js
Att.  1: Location Map
2: Development Application Data Sheet

3: Advisory Design Panel Meeting Minutes
4: Development Permit Considerations
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7, City of
# Richmond

DP 23-018521 Attachment 2

Address: 7491 No. 1 Road

Development Application Data Sheet
Development Applications Department

Applicant. Wayne Fougere Owner: QPE Townhouse Project BT LTD

Seafair

18,627 m? (200,495 ft?)

Planning Area(s):

Floor Area Gross: Floor Area Net: 12,564 m? (135,240 ft?)

! Existing I Proposed :
Site Area: 22,845 m? No Change
Land Uses: Town housing No Change
OCP Designation: Neighbourhood Residential No Change
Zoning: Low Density Townhouses (RTL1) No Change
Number of Units: 68 110

VELET ()

Bylaw Requirement Proposed

Fléor Area Ratio: 0.55 0.55 none permitted.
Buildings: Max. 40% Buildings: 31%
Lot Coverage: Non-porous surfaces: Max. 65% | Non-porous surfaces: 59% None
, Live Landscaping: Min. 25% Live Landscaping: 26% ‘
Setback — Front Yard (East): Min. 6.0 m 6.01m None
Setback — Front Yard (North): Min. 6.0 m 6.12m None
Setback — Side Yard (South): Min. 3.0 m 462m None
Setback — Rear Yard (West): Min. 3.0 m 3.09m None
To increase
Height (m): Max. 9.0 m 9.25m from 9.0 m to
9.25m

Off-street Parking Spaces —

Residential/Visitor 220 (R) and 22 (V) 220 (R) and 28 (V) None
Off-street Parking Spaces —

Accessible: S / None

. Permitted — Maximum 50% of

Tandem Parking Spaces required spaces 0 None
g : Class 1: Min. 138 Class 1: 220

Bicycle Parking Class 2: Min. 22 Class 2: 35 None
Amenity Space — Indoor: Min. 100 m? 166 m? None
Amenity Space — Outdoor: Min. 660 m? 1,010 m? None
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Attachment 3

Excerpt from the Minutes from

The Advisory Design Panel Meeting

Thursday, September 5, 2024 — 4:00 p.m.
Remote (Webex) Meeting

DP 23-018521 — 110 TOWNHOUSE UNITS AND ONE AMENITY BUILDING

ARCHITECT: Fougere Architecture Inc.
LANDSCAPE ARCHITECT: Van der Zalm + Associates
PROPERTY LOCATION: 7491 No. 1 Road

Applicant’s Presentation

Architect Wayne Fougere, Fougere Architecture Inc., and Landscape Architect Micole
Wu, Van der Zalm + Associates, presented the project and answered queries from the

Panel.

Panel Discussion

Comments from Panel members were as follows:

consider highlighting the proposed sustainability features in the project, e.g. the
ground source heat pumps, through installing on-site signage or including in the
strata management’s manual for residents, and providing information on how
these work to enhance awareness on their contribution to environmental
sustainability; Sustainability features will be included in the strata
management manual.

like the project and its rich planning; appreciate the different orientation of the
buildings and the balanced site layout; appreciate the large outdoor and indoor
amenity areas which are centrally located; Noted with thanks.

appreciate the applicant’s presentation; like the variety of treatments for the
fagade of the townhouse buildings given the limited materials and colours; the
applicant has managed to create some variation; Noted with thanks.

appreciate the urban look of the buildings which brings a fresh addition to the
neighbourhood’s predominantly traditional character; due to its small size and
architectural style, stepping back of the building’s third storey would be
challenging; Noted with thanks.
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concerned about the potential tunnel effect adjacent to the concrete retaining
walls adjacent to the play area as a result of raising the yards of adjacent
townhouse units; consider appropriate treatment to the retaining walls to
mitigate their impact on the adjacent play area and reduce wall massing; The
potential tunnel effect will be mitigated by the large open space towards the
amenity building to the north. Large evergreen shrubs and hedging will
screen the tiered and naturally textured block walls towards the usable
amenity space in addition to a group of large, retained trees.

consider introducing a warmer or cooler hue of brick on the facade of the
townhouse buildings to help provide identity to each building as the proposed
development is a large complex; An additional brick colour introduced. The
locations of these brick finishes are carefully chosen to add variety to the
JSacade from the fronting streets and internal driveways.

appreciate that the primary consideration for the design of the proposed
development is the retention of existing trees; Noted with thanks.

echo the concern of Panel members regarding the proposed site grading and on-
site stormwater management; however, understand that the applicant has
considered available options to mitigate potential flooding risk; Noted.

overall, appreciate the proposed site plan and the applicant’s focus on retaining
existing trees; Noted.

the proposed exterior materials and colours are limited and not able to provide
for sufficient variation to the fagade of townhouse buildings; notice that there is
lack of variation to the balconies and roof lines; consider introducing additional
materials and colours and more architectural articulation to the building form
(e.g. varying the design of and treatment to the balconies and parapets) to help
provide building identity and enhance wayfinding; Elevations revised to have
variations in the balcony and post colours. Roof lines of buildings facing the
common outdoor open space revised to add 1’ roof popups.

appreciate the individual scale of the buildings and the amount of green space
throughout the subject site; Noted with thanks.

appreciate the applicant’s presentation and intention to design the project
around existing trees, resulting in natural on-site circulation; Noted with thanks.

concerned about the proposed location of the convertible units; concerned that
the proposed convertible units may be built only in the later phases of the
project; Effort was made to consider adding convertible units to buildings in
phases 1 and 2, but due to the grade change from the sidewalk, some of these
units have steps leading to their entrances. Therefore, adding convertible
units to phases 1 and 2 isn’t possible. However, the site plan is revised to have
6 convertible homes in phase 3. These homes are centrally located and very
close to the mail kiosk, accessible parking spaces, pedestrian linkages, and
indoor and outdoor amenities.
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specify that shade tolerant sod will be planted as shadow studies indicate that a
lot of grass will get sun exposure only in the summer months; Hydroseeding
with shade-tolerant grass seeds are used in the shaded areas where regular
sod struggles to survive.

consider stronger differentiation/variation of pedestrian pathways in the
roadways in terms of texture and colour to provide traffic calming effect to on-
site vehicular circulation; Landscape plans and detail for stamped asphalt
have been updated to show a stronger contrast in colour for all pedestrian
paths in the roadways. Landscape plans and detail for stamped asphalt have
been updated to show a stronger contrast in colour for all pedestrian paths in
the roadways.

consider metal fencing for units fronting No. 1 Road and Moresby Drive which
are consistent with the railings on the balconies and enhance long-term
maintenance; Aluminum picket fences have been added to frontages along
No.1 Rd and Moresby Drive. Additionally, entry pillars have been added to all
unit gates along Moresby Drive for a uniform appearance and increased
prominence of building entrances.

the proposed outdoor amenity area provides amenities for all age groups;
consider providing a passive amenity area around the two retained trees, e.g.
through installing a low raised wooden platform to provide more seating
opportunities and spread out the amenity area; Provided seating opportunities
around the two retained oak trees.

agree with the Panel comment regarding the concern on the impact of the height
of the retaining walls adjacent to the outdoor amenity space; The retaining
walls are less than 1 meter in height. The evergreen shrubs added in front for
screening will help address the concern about the impact on the adjacent
amenity space.

appreciate the retention of existing mature trees on the site; however, consider
installing a few trees along Moresby Drive, e.g. Vine Maples as the area will be
in shade; We have proposed a row of street trees along Moresby. However,
considering the north-facing orientation of the townhomes, we believe it’s not
advisable to place additional trees on-site due to potential shading.

concerned about the survivability of the proposed small planting pockets along
the internal drive aisles; consider adding more soil volume and installing soil
structure underneath the roadway to enhance the survivability of small trees;
Outlines showing the extent of structural soil below driveways have been
added to landscape plans to achieve sufficient soil volume.

good presentation and project design; Noted with thanks.

appreciate the presentation of the project and the well laid out presentation
package provided by the applicant; Noted with thanks.

overall, the project is well thought out and existing site conditions have been
carefully considered; Noted with thanks.
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the proposed development feels like a village; livability and landscaping are
nice; Noted.

the applicant is encouraged to revisit potential options to address the grading of
patios of townhouse units especially at the southeast corner without sacrificing
the applicant’s objective to retain existing trees; We revisited options to see if
the grading can be improved by providing raised patios or paths. However,
this was challenging due to following reasons:

- The proposed elevations are very close to the existing grades around
the retained trees, and raising the grades will result in root aeration.

- Raising the patio elevations will raise the average finished grade and
thereby further exceeding the building height envelope. Raising the
patio level will also affect the building presence along No.I Road.

To improve the home entry and street presence, the entry gates are defined
with brick posts on either side. The walkways leading to the home have well
defined landscape on either side. Furthermore, a contrasting colour is used
for the unit entrance door from the rest of the facade.

consider a consistent approach to the installation of bollard lighting for
pedestrian pathways throughout the subject site, particularly along the
pedestrian pathway adjacent to the southern internal drive aisles; also consider a
consistent approach to the installation of step lights throughout the proposed
development, especially in areas where grade changes occur; A consistent
lighting approach is implemented on-site, with wall-mounted lights on all
steps and retaining walls, and bollard lights in areas where wall-mounted
lights are not feasible. Additionally, along the pathway adjacent to the drive
aisles, low glare light poles have been added to lighting plans.

the southeast corner looks bare; consider installing some trees along the
driveway to provide more separation between the sidewalk and the driveway
and between the side yards and the driveway to improve the pedestrian and
vehicular access at the southeast corner; The commented area has a sanitary
SRW where trees are not permitted. However, low-growing shrubs at the
driveway entry have been provided in coordination with Civil and the city for
a more aesthetic appearance adjacent to the public sidewalk. ‘

if the quality of native soil is good, recommend to keep the soil volume for tree
grates at minimum level; however, consider increasing the soil volume if soil
quality is not good; All growing medium will consist of new imported topsoil
Sfor trees and plants, and we have no concerns about its quality.

appreciate the project and its presentation by the applicant; Noted.

openings of proposed convertible units should be consistent with the City of
Richmond guidelines for convertible units to ensure that wheelchairs can go
through; The main entry doors and balcony doors are 0.914m (3’ 0”) wide and
have clear opening of 0.870m (2° 10”) — Consistent with the guidelines.
Bedroom and bathroom doors are 0.864m (2° 10”) wide and have a clear
opening of 0.819m (2’ 8”) — Consistent with the guidelines.
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consider including electrical considerations in the final design of the convertible
units such as the placement of electrical outlets in different parts of the
convertible unit; Noted on the convertible unit plans to be incorporated into
design.

overall, the project is successful considering the difficult site, e.g. working
around the existing trees; Noted with thanks.

proposed height and massing of buildings fronting No. 1 Road is reasonable;
however, the front doors of townhouse units are not prominent; consider ways
to improve the sense of entry to these townhouse units and to other units where
the front doors are not prominent; Many entrances for homes fronting the
streets have walkways aligned with the front door or the entrance porch. The
planting design will enhance the prominence of these entrances through
symmetry and colour accents. To improve the home entry and street presence,
the entry gates are defined with brick posts on either side. The walkways
leading to the home have well defined landscape on either side. Furthermore,
a contrasting colour is used for the unit entrance door from the rest of the
JSacade so that it stands out from the rest of the building.

the central park area appears hemmed in by a lot of buildings; investigate ways
to make the park more connected to the residents, especially at the southwest
corner and improve its visual porosity; A unit from Building 20 has been
moved to Building 19 to improve visual porosity to the outdoor amenity space.

Note from staff: The plans submitted indicate that the above comment from
ADP should refer to the “southeast corner” rather than the “southwest
corner”.

the north-south pedestrian pathway along the west side of Buildings 19 and 20
is too close to Building 16; consider increasing the separation of Building 16
from the pathway at this location, e.g. through meandering the pathway to
provide a buffer to Building 16 and improve its interface with the north-south
pathway; also consider installing planting along the pathway to provide a more
welcoming experience for pedestrians, The north-south pathway along
Buildings 19 and 20 has been curved slightly to allow for screening planting
along the west side of the path to Building 16 and the adjacent driveway while
keeping bends in the path to a minimum for accessibility and visual
connections.

consider reorienting the amenity building to create a stronger visual link to the
internal drive aisles and strengthen the north-south axis; The amenity building
is visible from the Moresby entrance and has been strategically located
parallel the children’s play area and to maximize sun exposure. Pedestrian
pathways and wayfinding signage visually and physically direct users to the
amenity building.
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consider improving the relationship between the end units of Buildings 16, 17,
and 18 with the adjacent pedestrian pathway and provide buffering and visual
interest to the east faces of these buildings; Landscaping is provided at these
end units. Additionally, corners of pathway intersections are now rounded to
improve their relationship and accessibility within the narrow space.

the proposed convertible units are located along the south end of the site;
consider relocating them around the site to ensure some convertible units will
be built in the early phases of the development at the north end; Site plan
revised to relocate 6 convertible homes (unit B) in phase 3.

provide information on lighting for vehicular paths as they are needed for
meeting BC Building Code requirements; and Preliminary lighting for
vehicular paths has been added to lighting plans. Requirements and
specifications to meet BC Building Code will be coordinated with Electrical
Sfor the Building Permit submission.

the proposed development is large and increasing the variation in colour/tone
and architectural character could help differentiate the quadrants/areas in the
proposed development and would provide better wayfinding through the subject
site. Noted. Additional brick colour is introduced to give variation to the street
facing homes and some internal drive aisle facing homes. While similar
colours are used throughout the development, the textures and grains are
different for different materials finishes which adds additional variety to the
development. Additionally, each quadrant of the site is unique in terms of site
planning. The northern part of the site has raised yard and open space
elements while the southern part has mews which helps in wayfinding.

Panel Decision

It was moved and seconded
That DP 23-018521 be supported to move forward to the Development Permit Panel
subject to the applicant giving consideration to the comments of the Advisory Design

CARRIED



Attachment 4

Clty Of Development Permit Considerations

" Development Applications Department
RIChmond 6911 No. 3 Road, Richmond, BC V6BY 2C1

Address: 7491 No. 1 Road File No.: DP 23-018521

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

1. (Sidewalk SRW) The granting of an approximately 1.90 m wide statutory right-of-way (SRW) for
Public-Right-of-Passage along the entire east property line abutting No 1 Road for frontage
improvement and sidewalk widening purposes and a 4 m x 4 m corner cut at the northeast corner of
the site for utilities and sidewalk purposes. Any works essential for public access within the required
SRW are to be included in the Servicing Agreement (SA). Language should be included in the
document that the entire SRW area shall be transferred to the City once the final Building Permit (BP)
granting occupancy for the last phase (Phase 5) of this development has been granted.

2. (Shared Future Access SRW) Registration of a cross access easement, statutory right-of-way, and/or
other legal agreements or measures, as determined to the satisfaction of the Director of Development,
over a portion of the internal drive-aisle in favour of future development on properties at 7471 and
7531 No. 1 Road and over a portion of the internal walkway in favour of future development at 7471
No. 1 Road, and requiring a covenant that the owner provided written notification of this through the
disclosure statement to all initial purchasers, provide an acknowledgement of the same in all purchase
and sale agreements, erect signage in the initial sales centre advising purchasers of the potential for
these impacts, and install and maintain on-site signage at dead ends indicating future connection to
the adjacent property. The agreement should also enable the future development of the properties at
7471 and 7531 No. 1 Road to conduct works necessary to facilitate this access.

3. (Landscape Security) Receipt of a Letter of Credit for landscaping in the amount of $1,903,613.36
(based on the costs estimate provided by a CSLA registered landscape Architect including 10%
contingency).

4. (Tree Compensation) City acceptance of the developer’s offer to voluntarily contribute $62,250.00
to the City’s Tree Compensation Fund for the planting of the remaining 83 replacement trees within
the City.

5. (Arborist Contract) Submission of a Contract entered into between the applicant and a Certified
Arborist for supervision of any on-site works conducted within the tree protection zone of the trees to
be retained. The Contract should include the scope of work to be undertaken, including: the
proposed number of site monitoring inspections, and a provision for the Arborist to submit a post-
construction assessment report to the City for review.

6. (Tree Survival Security) Submission of a Tree Survival Security to the City in the amount of
$440,000.00 for the 48 on-site trees (tag# 930, 939, 3201, 3202, 3203, 3210, 3211, 3214, 3215, 3217,
3219, 3220, 3222, 3223, 3224, 3226, 3230, 3231, 3232, 3233, 3234, 3236, 3237, 3247, 3249, 3250,
3251, 3253, 3254, 3264, 3298, 3307, 3309, 3310, 3311, 3312, 3313, 3315,3316,3317,3318, 3320
,3321, 3322, 3326, 3353, 3354, and NT-1) to be retained.

7. (City Tree Survival Security) Submission of a City Tree Survival Security to the City in the amount
of $168,960.00 for the 66 City trees (tag# 3363, 3364, 3365, 3371, 3372, 3378, 3379, 3380, 3384,
3389, 3390, 3391, 3399, 3400, 3403, 3404, 3405, 3410, 3416, 3418, 3423, 3424, 3426, 3427, 3433,
3434, 3435, 3436, 3439, 3441, 3447, 3450, 3452, 3458, 3462, 3466, 3469, 4400, 4403, 4405, 4407,
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4408, 4411, 4412, 4419, 4421, 4422, 3361-HP, 3387-HP, 3388-HP, 3411-HP, 3428-HP, 3432-HP,
3437-HP, 3440-HP, 3446-HP, 3449-HP, 3451-HP, 3453-HP, 3464-HP, 3470-HP, C1-NT, C2-3209,
NT-5-HP, NT-6-HP, NT-7-HP) to be retained.

(Tree Protection Fencing) Installation of appropriate tree protection fencing around all trees to be
retained as part of the development prior to any construction activities, including building demolition,
occurring on-site.

(Flood Indemnity) Registration of a flood indemnity covenant on title.

. (Indoor Amenity) Registration of a legal agreement on title allowing the interim use of up to 77 m?

of space in the amenity building, as a temporary sales centre. The use of the sales centres is restricted
to the sale of units on-site only. At the cost of the Developer, the sales centres portion of the amenity
building must be converted into amenity space when all units have been sold or by June 30, 2028 at
the latest. In addition, the granting of occupancy for any of the units within Phases 4 and 5 will be
contingent on the completion of the amenity building renovations. At the cost of the Developer, the
converted indoor amenity space is to include a lounge and gym area and is to be fully furnished and
equipped as indicated in the approved DP plans. No more than 3 regular visitor parking spaces can be
utilized for the sales centre at any time. Receipt of an associated security in the amount of $50,000.00
is required to accompany the legal agreement to ensure the renovation of the temporary sales centres
to indoor amenity space.

(Public Art) City acceptance of the developer’s offer to voluntarily contribute approximately $1.02
per buildable square foot (e.g. $137,950.76) to the City’s Public Art Reserve Fund. In the event that
the contribution is not provided within one year of the application receiving endorsement at the
applicable Development Permit Panel meeting, the contribution rate shall be increased annually
thereafter based on the Statistics Canada Consumer Price Index (All Items) — Vancouver yearly
quarter-to-quarter change, where the change is positive.

(Notice Fees) Payment of all fees in full cost for costs associated with Public Notices.

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

1.

Enter into a Servicing Agreement* for the design and construction of engineering and transportation
infrastructure improvements. A Letter of Credit or cash security for the value of the Service
Agreement works, as determined by the City, will be required as part of entering into the Servicing
Agreement. Works include, but may not be limited to:

a) Water Works:

(1) Using the OCP Model, there is 459 L/s and 312 L/s of water available at a 20 psi residual
at the No 1 Rd and Moresby Dr frontages respectively. Based on your proposed
development, your site requires a minimum fire flow of 220 L/s.

(a) Fire department sign off is required to confirm the location of the existing and
proposed hydrants are sufficiently close to service the most remote principal
entrance.

(b) Fire department approval is required for all fire hydrant installations, removals, and
relocations.

(2) At Developer’s cost, the Developer is required to:

(a) Submit Fire Underwriter Survey (FUS) or International Organization for
Standardization (ISO) fire flow calculations to confirm development has adequate

fire flow for onsite fire protection. Calculations must be signed and sealed by a
Professional Engineer and be based on Building Permit Stage building designs.
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(b) Remove and dispose as per regulations the existing 150mm diameter AC watermain
that bisects the proposed site within rights of way 47102 after the following are
completed.

(i) Upgrade the existing 150mm AC watermains, complete with valves as per City
specifications, between water valve WV 181291 located just north of the
southeast corner of the proposed site and water valve WV 181279 located 79
meters to the west of WV 181291 to 300mm diameter PVC watermain. The exact
alignment shall be finalized via the servicing agreement review

(ii) Upgrade the existing 150mm AC watermains, complete with valves as per City
specifications, south of valve WV 181279 inside 7871 No 1 Rd approximately 42
meters. The exact alignment and extent shall be finalized via the servicing
agreement review,

(3) Discharge the existing rights of way 47102 after the existing AC watermain and sanitary
main are removed. A signed and sealed letter from the developer’s Engineer confirming
that the existing AC pipes are removed and legally disposed is required via the right of
way discharge processing.

(4) If required, discharge the existing easement RD26862 on Title over Part Plan 50048, at
no cost to the City. Note: this will require authorization and approval from all parties
subject to the easement.

(5) Provide a minimum 6 meters wide utility right of way, approximately 82 meters, to
contain the new watermain between water valves WV 181291 and WV 181279 along the
south property line. Trees and retaining walls are not permitted within the required
minimum 6 meters wide right of way for the new watermain.

(6) Upgrade the existing 150mm watermain to 200mm diameter at Moresby Dr frontage
from the west property line to the intersection of No 1 Rd and Moresby Dr. The
approximate length of required watermain upgrade is 145 meters. Tie-in to the west and
east shall be to the existing watermains. Alignment of the required watermain upgrade
(i.e., straight corridor in the roadway; no jog) shall be finalized in the servicing
agreement design review stage.

(7) Install new fire hydrants at the No 1 Rd and Moresby Dr frontages to meet the City’s
maximum 75m standard spacing for multi-family developments.

(8) Install a new service connection off of the upgraded watermain at Moresby Dr. The size
and location of required water service connection shall be finalized via the SA design
review.

(9) Provide a right-of-way for the water meter. Minimum right-of-way dimensions to be the
size of the meter box (from the City of Richmond supplementary specifications) + any
appurtenances (for example, the bypass on W2n-SD) + 0.5 m on all sides. Exact right-of-
way dimensions to be finalized at the servicing agreement review stage.

(10) Address the impact of the proposed watermain works in 7871 No 1 Rd if there
are any works that may impact adjacent properties. For example, works that may
temporary close their driveways, remove any trees, vegetation, or fencing along their
frontage, etcetera.

(a) It is the Developer’s responsibility to obtain written consent from the adjacent
property owners at 7871 No | Rd, for any works that may impact them. The owners
of 7871 No 1 Rd must be sent a letter via registered mail that includes the scope of
work, the potentially effected items (i.e. landscaping, driveways, drive isles, etc.),
and the proposed impact mitigation strategy. Prior to sending the letters to the
property owners, submit each letter to the City for review and approval. Once the
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letters are received by the property owners and they have been given sufficient time
for review (at least 1 week), the Developer is required to obtain signed consent from
each property owner and submit to the City prior to approval of the servicing
agreement design.

(b) Prior to SA drawing approval, you will need to send a letter to the adjacent property
owner/occupant at 7871 No 1 Rd (via registered mail) outlining the following:
(i) The proposed works (include a layman's sketch)
(i1) The reason the work is required (i.e. to support the proposed development)
(iii) The potential impact of construction to the neighbor(s)

(iv) The steps that the contractor will take to minimize impact (i.e. always
maintaining at least one drive isle open, covering excavation with steel plates
when not in use, reinstating existing fence/landscaping to original condition or
better, doing all pruning of hedges/trees under the supervision of an arborist, etc)

(v) Contact information for the developer and civil consultant or contractor in case
they have any questions or concerns

(c) Before sending the letter, the letter must be reviewed and approved by the City.

Please include a draft of the letter in the future ePlan SA submission under the

"documents" folder.

(11)At Developer’s cost, the City will:
(a) Complete all tie-ins for the proposed works to existing City infrastructure.
(b) Re-connect existing fire hydrants to the new watermains.
(c) Re-connect all existing water service connections of affected neighboring properties.
b) Storm Sewer Works:
(1) At Developer’s cost, the Developer is required to:

(a) Provide an erosion and sediment control plan for all on-site and off-site works, to be
reviewed as part of the servicing agreement design.

(2) At Developer’s cost, the City will:

(a) Install a new storm sewer service connection complete with inspection chamber off
of the existing 600mm diameter storm sewer at Moresby Dr. Inspection chamber to
be located in a 1.5m X 1.5m right-of-way onsite. Fences or hedges are not permitted
within the required right of way. The inspection chamber shall be accessible from the
roadway for maintenance purposes. A connection to Moresby Dr is specified because
this connection will be more practical compared to a connection to the box culvert at
No | Rd where the ageing sanitary forcemain and watermain infrastructures and
existing private utility lines will be impacted. Also, closure of No 1 Rd traffic will be
required to install the connection. However, a drainage connection to No 1 Rd is also
acceptable to Engineering if it is supported by valid justifications and subject to the
identified impacts being addressed by the developer, at the developer’s costs.

(b) Cut and cap all existing storm service connections at the No 1 Rd and Moresby Dr
frontages and remove associated inspection chambers of the development site.

(c) Fill as per MMCD then abandon the existing storm service connection leads.
(d) Complete all tie-ins for the proposed works to existing City infrastructure.
c) Sanitary Sewer Works:
(1) At Developer’s cost, the Developer is required to:

7926530



-5-

(a) Not start onsite preload, excavation or foundation construction until completion of
the removal and replacement of the existing watermain and sanitary sewers and the
discharge of the Rights of way 47102 that bisect the proposed site.

(b) Remove and dispose as per regulations the existing sanitary main that bisects the
proposed site within rights of way 47102 after the following are completed to retain
sanitary service to 7471 No 1 Rd.

(i) Install a new 200mm diameter sanitary sewer north of the north property line of
7471 No 1 Rd to intercept the flows from the existing sanitary lines along the
west property line of 7471 No 1 Rd. Tie-in to the west shall be to the existing
sanitary main located north of the northwest corner of 7471 No 1 Rd, via a new
manhole. Tie-in to the east shall be via a new manhole within the No 1 Rd
roadway. Approximate length of required sanitary line is 45 meters.

(ii) Provide a 6 meter wide right of way north of the north property line of 7471 No 1
Rd to contain the new sanitary sewer. Trees, bollards, retaining walls and other
non-removable structures are not permitted within the required right of way.

(iii) Install a new 200mm diameter sanitary main within the No | Rd roadway from
the new sanitary manhole near the northeast corner of 7471 No | Rd to 75 meters
to the north at the intersection of No 1 Rd and Moresby Dr, and terminate via a
new manhole.

(iv) Install a new 200mm diameter sanitary main within the Moresby Dr roadway
from the new sanitary manhole at the intersection of No 1 Rd and Moresby Dr to
185 meters to the west and terminate via a new manhole.

(c) Install a new 250mm diameter sanitary forcemain, approximately 100 meters in
length, within the Moresby Dr roadway to replace the existing 250mm AC forcemain
contained in a right of way that will be impacted by the proposed development (e.g.,
impacted by the required water, drainage, sanitary, BC Hydro, Telus, Shaw and
Fortis service connections and frontage improvement works).

(d) Discharge the right of way along the north property line after the new forcemain in
the roadway is operational and the existing forcemain in the right of way is removed.

(e) Discharge rights of way 47102. The process to discharge the rights of way 47102
shall be initiated only after the watermain and sanitary sewers removal and
replacement works are accepted by the City. A signed and sealed letter from the
developer’s Engineer confirming that the existing AC pipes are removed and legally
disposed is required via the right of way discharge processing.

(f) Install a sanitary connection off of the north face of the new sanitary manhole that
intercept the flows from 7471 No 1 Rd. Only one service connection is permitted per
development.

(2) At Developer’s cost, the City will:
(a) Complete all tie-ins for the proposed works to existing City infrastructure.

(b) Cut and cap all existing sanitary service connections at the No 1 Rd and Moresby Dr
frontages and remove associated inspection chambers of the development site.

d) Street Lighting:
(1) At Developer’s cost, the Developer is required to:

(a) Review street lighting levels along all road and lane frontages, and upgrade as
required.

¢) Frontage Improvements:
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(1) At Developer’s cost, the Developer is required to construct the following along the full
frontage of the subject site:

(a) Moresby Dr. from south to north, starting at the north property line:
(i) 2.0 m wide sidewalk;
(ii) Minimum 1.5 m wide boulevard;
(1i1)0.15 m curb and gutter to align with existing;
(b) No. 1 Rd from west to east, starting at the west SRW line:
(i) 3.0 m wide sidewalk;
(il) Minimum 1.5 m wide boulevard;
(i1i)0.15 m curb and gutter;

(c) The new frontage improvements are to be transitioned to meet the existing treatments
to the south and west of the site. Frontage upgrades may deviate locally from the
above cross-section for tree retention purposes.

(2) At Developer’s cost, the Developer is required to construct the following for bus stop
improvements:

(a) The existing bus stop located at the east property line (Stop ID: 56495) is to be
upgraded as follows:

(i) Upgrade bus stop to accessible standards (3 m x 9 m concrete landing pad);
(i) Install pre-ducting for future bus shelter electrical connections;

(ii1) The bus stop upgrade is to be coordinated with CMBC and Pattison Outdoor (bus
shelter supplier). Contact City Traffic Operations for further details.

(3) At Developer’s cost, the Developer is required to provide
upgrade the existing pedestrian signal at the No. 1 Road and Moresby Road intersection as follows:

(a) The exact scope and design of traffic signal upgrades at shall be reviewed as part of
the TIA and Servicing Agreement process; however, upgrades shall generally
include:

(i) A4 mx2mROW on the development property for the installation of a Traffic
Cabinet and Uninterruptible Power Supply (UPS).

(i) New traffic cabinet ¢/w internal electronic components.
(iii)) New UPS cabinet c/w hydro service.

(iv) New signal base and pole at the southwest corner of the intersection, complete
with signal heads, mounting hardware, LED displays and APS pedestrian push
buttons.

(v) New traffic cameras (one camera per direction of travel).
(vi) New LED street name signs.

(vii) New LED street light luminaires ¢/w intersection lighting design
(viii) Installation of new side street vehicle and bike detection on Moresby
Drive;

(ix) Re-routing or installing new electrical conduit, cable conductors and junction
boxes

(x) Re-routing or installing new communications conduit and junction boxes
(xi) New fibre optics cable with tie-in to the traffic signal system.
(xii) All associated civil upgrades.
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(xiii) Complete set of traffic signal drawings as per City of Richmond drafting
standards

(4) At Developer’s cost, the Developer is required to removal all existing driveway accesses
and replace with frontage works identified above. New driveway access shall be
constructed as follows:

(a)

One driveway access on Moresby Drive;

(b) One driveway access on No. 1 Road, limited to right-in right-out access only

f) General Items:
(1) At Developer’s cost, the Developer is required to:

7926530

(a)

Complete other frontage improvements as per Transportation requirements.

(b) Coordinate with BC Hydro, Telus and other private communication service

(c)

(d)

(e)

providers:

(1) To pre-duct for future hydro, telephone and cable utilities along all road
frontages.

(ii) Before relocating/modifying any of the existing power poles and/or guy wires
within the property frontages. Pole relocation is required at No 1 Rd frontage to
address conflicts between the existing BC Hydro poles and the ultimate sidewalk
and/or driveway.

(iii) To underground overhead service lines.

Locate/relocate all above ground utility cabinets and kiosks required to service the
proposed development and proposed undergrounding works, 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
design review process. 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 architectural
plans/functional plan, the servicing agreement drawings, and registered prior to SA
design approval:

¢ BCHydro PMT~-4.0x5.0m

BC Hydro LPT-3.5x3.5m

Street light kiosk — 1.5x 1.5 m

Traffic signal kiosk ~2.0 x 1.5 m

Traffic signal UPS—1.0x 1.0 m

Shaw cable kiosk— 1.0 x 1.0 m

Telus FDH cabinet— 1.1 x 1.0 m

Provide, prior to start of site preparation works or within the first servicing agreement
submission, whichever comes first, a preload plan and geotechnical assessment of
preload, dewatering, and soil preparation impacts on the existing sanitary main along
the west property line of 7471 No | Rd and provide mitigation recommendations.

Conduct pre- and post-preload elevation surveys of all surrounding roads and
structures and the sanitary main along the west property line of 7471 No 1 Rd. Any
damage, nuisance, or other impact to be repaired at the developer’s cost. The post-
preload elevation survey shall be incorporated within the servicing agreement design.
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(f) Monitor the settlement at the adjacent sanitary main along the along the west
property line of 7471 No 1 Rd and structures during pre-loading, dewatering, and soil
preparation works per a geotechnical engineer’s recommendations, and report the
settlement amounts to the City for approval.

(g) Submit a proposed strategy at the building permit stage for managing excavation de-
watering. Note that the City’s preference is to manage groundwater onsite or by
removing and disposing at an appropriate facility. If this is not feasible due to volume
of de-watering, the Developer will be required to apply to Metro Vancouver for a
permit to discharge into the sanitary sewer system. If the sanitary sewer does not
have adequate capacity to receive the volume of groundwater, the Developer will be
required to enter into a de-watering agreement with the City wherein the developer
will be required to treat the groundwater before discharging it to the City’s storm
sewer system.

(h) Not encroach into City rights-of-ways with any proposed trees, retaining walls, or
other non-removable structures.

(i) 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,
pre-loading, ground densification or other activities that may result in settlement,
displacement, subsidence, damage or nuisance to City and private utility
infrastructure.

2. 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,

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

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

Note:

*

This requires a separate application.

Where the Director of Development deems appropriate, the preceding agreements are to be drawn not only as
personal covenants of the property owner but also as covenants pursuant to Section 219 of the Land Title Act.

All agreements to be registered in the Land Title Office shall have priority over all such liens, charges and
encumbrances as is considered advisable by the Director of Development. All agreements to be registered in the
Land Title Office shall, unless the Director of Development determines otherwise, be fully registered in the
Land Title Office prior to enactment of the appropriate bylaw.

The preceding agreements shall provide security to the City including indemnities, warranties, equitable/rent
charges, letters of credit and withholding permits, as deemed necessary or advisable by the Director of
Development. All agreements shall be in a form and content satisfactory to the Director of Development.

Additional legal agreements, as determined via the subject development's Servicing Agreement(s) and/or
Development Permit(s), and/or Building Permit(s) to the satisfaction of the Director of Engineering may be
required including, but not limited to, site investigation, testing, monitoring, site preparation, de-watering,
drilling, underpinning, anchoring, shoring, piling, pre-loading, ground densification or other activities that may
result in settlement, displacement, subsidence, damage or nuisance to City and private utility infrastructure.
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o Ifthe development will be constructed in phases and stratified, a Phased Strata Subdivision Application is
required. Each phase of a phased strata plan should be treated as a separate parcel, each phase to comply with
the Richmond Zoning Bylaw 8500 in terms of minimum lot area, building setback and parking requirements.
Please arrange to have the City’s Approving Officer review the proposed phased boundaries in the early DP
stages. To allow sufficient time for staff review and preparation of legal agreements, the application should be
submitted at least 12 months prior to the expected occupancy of development.

o Ifthe development intends to create one or more air space parcels, an Air Space Parcel Subdivision Application
is required. To allow sufficient time for staff review and preparation of legal agreements, the application should
be submitted at least 12 months prior to the expected occupancy of development.

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

Signed Date
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sy City of
2984 Richmond Development Permit

No. DP 23-018521

To the Holder: Wayne Fougere
Property Address: 7491 No. 1 Road
Address: 202-2425 Quebec Street, Vancouver, BC, V5T 4L6

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

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

3. The "Richmond Zoning Bylaw 8500" is hereby varied to increase the maximum building
height from 9.0 m to 9.25 m.

4. Subject to Section 692 of the Local Government Act, R.S.B.C.: buildings and structures;
off-street parking and loading facilities; roads and parking areas; and landscaping and
screening shall be constructed generally in accordance with Plans 1 to #56 attached hereto.

S. 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
$1,903,613.36. to ensure that development is carried out in accordance with the terms and
conditions of this Permit. Should any interest be earned upon the security, it shall accrue to
the Holder if the security is returned. The condition of the posting of the security is that
should the Holder fail to carry out the development hereby authorized, according to the terms
and conditions of this Permit within the time provided, the City may use the security to carry
out the work by its servants, agents or contractors, and any surplus shall be paid over to the
Holder. Should the Holder carry out the development permitted by this permit within the
time set out herein, the security shall be returned to the Holder. The City may retain the
security for up to one year after inspection of the completed landscaping in order to ensure
that plant material has survived.

7. If the Holder does not commence the construction permitted by this Permit within 24 months
of the date of this Permit, this Permit shall lapse and the security shall be returned in full.
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Development Permit
No. DP 23-018521

To the Holder: Wayne Fougere
Property Address: 7491 No 1 Road
Address: 202-2425 Quebec Street, Vancouver, BC, V5T 4.6

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

This Permit is not a Building Permit.

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

MAYOR
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