= City of
Richmond Agenda

Development Permit Panel

Council Chambers, City Hall
6911 No. 3 Road

Wednesday, March 25, 2015
3:30 p.m.

Minutes

Motion to adopt the minutes of the Development Permit Panel meeting held on
Tuesday, March 10, 2015.

1. Development Variance Permit 14-676341

(REDMS No. 4503862) (File Ref. No.: Xr: TE14-672413)
APPLICANT: Rogers Communications Inc.

PROPERTY LOCATION: 11771 Fentiman Place

Director’s Recommendations

1.  That a Development Variance Permit be issued which would vary the provisions
of “Richmond Zoning Bylaw 8500" to increase the maximum accessory structure
height in the “Health Care (HC)” zoning district from 12 m (39.3 ft.) to 21 m
(68.9 ft.) in order to permit the installation of a temporary telecommunications
antenna pole at 11771 Fentiman Place; and

2. That Richmond City Council grant concurrence to the proposed temporary
telecommunications antenna pole installation for the site located at 11771
Fentiman Place for period of time extending up until October 1, 2015.

2. Development Permit 13-641791

(REDMS No. 4360213)

APPLICANT: Urban Design Group Architects Ltd. on behalf of 0976440
B.C. Ltd., Inc. No. 0976440
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PROPERTY LOCATION: 3011 No. 5 Road

Director’'s Recommendations

That a Development Permit be issued which would permit the construction of a drive-
through car wash and drive-through oil change service centre at 3011 No. 5 Road on a
site zoned “Car Wash & Service Station (ZC35) — Bridgeport.”

Development Permit Variance 14-658670

(REDMS No. 4375579)
APPLICANT: Habitat for Humanity Society of Greater VVancouver

PROPERTY LOCATION: 8180 Ash Street

Director’s Recommendations

1.  That a Development Variance Permit be issued which would vary the provisions
of Richmond Zoning Bylaw 8500 to:

(a) vary the minimum lot width from 12 m to 8.3 m for proposed Lot 5; and

(b) vary the minimum lot frontage from 6 m to 0.38 m for proposed Lot 4, to
2.7 m for proposed Lot 5 and to 0.60 m for proposed Lot 6; and

2. To permit subdivision of 8180 Ash Street into six (6) lots zoned “Single Detached
(RS1/B)” for the purpose of developing single-family dwellings.

Development Permit 14-659747

(REDMS No. 4460911)
APPLICANT: Dava Developments Ltd.

PROPERTY LOCATION: 2671, 2711, 2811, 2831, 2851, 2911, 2931, 2951, 2971 and
2991 No. 3 Road

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

1.  permit the construction of a development with two (2) two-storey commercial
buildings totalling 2368 m? at 2671, 2711, 2811, 2831, 2851, 2911, 2931, 2951,
2971 and 2991 No. 3 Road on sites zoned “Auto-Oriented Commercial (CA);” and

2. vary the provisions of Richmond Zoning Bylaw 8500 to:
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(@) reduce the required manoeuvring aisle width from 7.5 m to 6.0 m (Section
7.5.5); and
(b) reduce the required setback of parking from property lines abutting a road
from 3.0 m to 2.7 m and reduce the required setback of parking from other
property lines from 1.5 m to 0.0 m (Section 7.5.17).
Development Permit 13-644888
(REDMS No. 4448352)
APPLICANT: Balandra Development Inc.
PROPERTY LOCATION: 8600 and 8620 No. 2 Road
Director’'s Recommendations
That a Development Permit be issued which would:
1. permit the construction of nine (9) townhouse units at 8600 and 8620 No. 2 Road
on a site zoned “Low Density Townhouses (RTL4);” and
2. vary the provisions of Richmond Zoning Bylaw 8500 to:
(@) reduce the minimum lot width on major arterial road from 50.0 m to
43.29 m;
(b) reduce the front yard setback from 6.0 m to 5.4 m; and
(c) permitseven (7) small car parking spaces.
Development Permit 14-658285

(REDMS No. 4497016)
APPLICANT: Western Gardenia Garden Holdings Ltd.

PROPERTY LOCATION: 7571 and 7591 St. Albans Road

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

1.  permit the construction of sixteen (16) three storey townhouse units on a
consolidated lot including 7571 and 7591 St. Albans on a site zoned “High
Density Townhouse (RTH4);” and
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vary the provisions of Richmond Zoning Bylaw 8500 to:

(@)

(b)

(©)

reduce the minimum building side yard setback from 4.5 m to 3.9 m at the
southeastern corner of the building;

increase the maximum bay window projection from 0.6 m to 0.9 m to the
south property line adjacent to Jones Road; and

allow seven (7) small car parking stalls at the site.

Development Permit 14-677534

(REDMS No. 4525740)

APPLICANT: Onni 7771 Alderbridge Corp. Inc.

PROPERTY LOCATION: 7008 River Parkway and 7771 Alderbridge Way

Director’'s Recommendations

That a Development Permit be issued which would:

1.

permit the construction of a 324-unit apartment project in two (2) six-storey
buildings over connected concrete parking structures located at 7008 Alderbridge
Way and 7771 Alderbridge Way; and

vary the provisions of Richmond Zoning Bylaw 8500 to:

()

(b)

(©)

(d)

(€)

reduce the required exterior side yard setbacks for portions of partially
below-grade parking structures from 3.0 m to 0.0 m on the west side of the
site along Cedarbridge Way;

reduce the required interior side yard setback for limited portions of
partially-below grade parking structures from 1.5 m to 0.0 m along the east
property line of the site;

reduce the required rear yard setback for the attached below-grade parking
structures from 1.5 m to 0.0 m on both sides of the future property line that
will separate the two (2) future lots to be subdivided within the site;

reduce the required visitor parking from 0.20 spaces/dwelling unit to 0.15
spaces/dwelling unit for the development; and

reduce the requirement for the provision of one (1) WB-17 loading space to
zero (0).

New Business
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9. Date of Next Meeting: Wednesday, April 15, 2015

10. Adjournment

4531633



Richmond Minutes

Development Permit Panel
Tuesday, March 10, 2015

Time: 3:30 p.m.

Place: Council Chambers
Richmond City Hall

Present: Robert Gonzalez, Chair

Cathryn Volkering Carlile, General Manager, Community Services
Cecilia Achiam, Director, Administration and Compliance

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

Minutes

It was moved and seconded
That the minutes of the meeting of the Development Permit Panel held on Wednesday,
February 25, 2015, be adopted.

CARRIED

1. Development Permit 14-657872
(File Ref. No.: DP 14-657872) (REDMS No. 4491744)

APPLICANT: Yamamoto Architecture Inc.

PROPERTY LOCATION: 9055 Dayton Avenue (Formerly 9051 and 9055 Dayton
Avenue)
INTENT OF PERMIT:

permit the construction of 23 two-storey townhouse units at 9055 Dayton Avenue on a site
zoned “Low Density Townhouses (RTL2).”

Applicant’s Comments

Taizo Yamamoto, Yamamoto Architecture Inc. and Patricia Campbell, PMG Landscape
Architects, provided a brief overview of the proposed application regarding (i) urban
design, (ii) architectural form and character, and (iii) landscape and open space design.
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Mr. Yamamoto commented on site access and amenity areas, noting that access to the site
will be via Dixon Avenue and Dayton Avenue and that there will be one amenity building,
one amenity play area and one amenity gardening area.

Ms. Campbell spoke on the proposed landscape plan and noted the following:

= the children’s play area will feature natural play elements;

= a small community garden will be located on the west side of the site;

. the applicant is proposing to plant 86 conifers on-site;

. the applicant has met with adjacent property owners to propose options for
screening;

= screening options include a six-foot fence with a ten-foot cedar hedge, a chain-link

fence with a ten-foot cedar hedge or standalone ten-foot cedar hedges;

= the proposed screening options are supplemented with hedges and trees.

Panel Discussion

Discussion ensued with regard to the screening options chosen by adjacent property
owners.

In reply to queries from the Panel regarding screening, Ms. Campbell noted that
consultation was done with each adjacent property owner. Mr. Yamamoto added that
options can be examined to retain the existing hedge.

Jackson Lee, Jacken Homes, commented on the proposed application noting that (i) the
applicant consulted with adjacent property owners with regard to privacy matters by going
door-to-door and through written correspondence, (ii) the applicant is proposing that the
perimeter fence and hedges be installed in four weeks’ time prior to construction, (iii)
temporary fencing will be used during the installation of the new screening elements, (iv)
the applicant has secured a source for the new hedges, and (v) the proposed fencing will
be six feet tall and the hedges will be ten feet tall.

In reply to queries from the Panel, Ms. Campbell and Mr. Lee noted that (i) drip irrigation
will be installed for the new hedges, (ii) the applicant will provide a landscape security as
part of the development permit application, and (iii) the future maintenance of the hedges
will be conducted by the development’s strata corporation.

Gallery Comments

Kathy Stephens, 8371 Heather Streect, expressed concern with regard to (i) privacy
matters, (ii) retaining the original perimeter hedging, (iii) the consultation and notification
process related to the proposed application, (iv) perimeter drainage, and (v) potential
negative effects of the proposed development to a tree on her property.
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The Chair advised that the applicant made the effort to consult adjacent property owners
with regard to the proposed perimeter screening. He added that the retention of the
perimeter hedging was not a condition to the rezoning of the site and that a tree retention
condition was placed with a 2:1 tree replacement ratio for any tree removed. Also, the
City holds security for one year to ensure landscaping is maintained.

Discussion ensued with regard to flooding concerns and site preloading. The Chair noted
that the applicant will be required to provide perimeter drainage on the subject site as part
of the building permit process.

Irene Webster, 8291 Heather Street, expressed concern regarding (i) historical flooding in
the area from insufficient perimeter drainage, (ii) the proposed perimeter hedges, and (iii)
potential negative effects of the proposed development to trees on her property and the
possible replacement of damaged trees.

Discussion ensued with respect to the tree retention plan and in reply to queries from the
Panel, Mr. Craig advised that Ms. Webster is expressing concern that the trees on her
property could be damaged from the proposed development, but are identified for
protection in the proposed Tree Retention Plan. Ms. Webster added that she was of the
opinion that the City should accountable if the trees cause any damage in the future.

Mike Thorne, 8371 Heather Street, expressed concern regarding possible flooding from
the proposed development and retaining the existing hedges as habitat for wildlife.

Panel Discussion

Kerin Matthews, Mountain Maple Ltd., commented on the existing hedging on-site and
noted that the existing hedge was not properly maintained and could not be trimmed back
further, and as such, a heavy snow load could cause parts of the hedge to fail. She added
that she was of the opinion that the existing hedges have reached maturity and that new
plants cannot be added without damaging the existing hedges.

In reply to queries from the Panel, Ms. Campbell noted that the existing hedge was
planted inside the property line.

Discussion ensued with respect to retaining sections of the existing hedge and installing
new fencing. In reply to queries from the Panecl, Mr. Yamamoto advised that in order to
maintain continuity and visual screening; replacement of the entire perimeter hedging is
the recommended option. Mr. Yamamoto added that due to its current state, the existing
hedge would be difficult to maintain.

Discussion then ensued with regard to the visual screening from the proposed perimeter
hedges and Ms. Matthews noted that the replacement hedges will grow over a few years
and provide dense visual screening.

In reply to queries from the Panel, Mr. Craig advised that (i) the future strata corporation
will not be able to remove the proposed perimeter hedges and will be responsible for its
maintenance, (ii) staff are aware of the local flooding concerns in adjacent properties and,
(ii1) perimeter drainage is required for the proposed development.
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Correspondence
Wilson Leung, 9111 Dayton Avenue, (Schedule 1)

In reply to queries from the Panel, Mr. Yamamoto advised that the proposed heat pumps
used on-site comply with noise bylaw guidelines. He added that there will be a heat pump
located on the roof of the amenity building.

Mr. Yamamoto noted that information regarding the heat pumps and their proposed
locations on-site is available from the applicant. The applicant was then directed to
provide heat pump information to staff.

Panel Discussion

Discussion ensued regarding (i) the proposed replacement perimeter hedges, (ii) privacy
concerns, and (iii) potential damage to the existing perimeter hedges.

As a result of the discussion the following referral was introduced:

It was moved and seconded

That the staff report titled Application by Yamamoto Architecture Inc. for a
Development Permit at 9055 Dayton Avenue (Formerly 9051 and 9055 Dayton Avenue),
dated February 10, 2015, from the Director, Development, be referred back to staff to
examine options to address:

1. privacy concerns of two adjacent property owners; and
2. a viable long-term perimeter hedge solution.
CARRIED

Development Permit 14-668373
(File Ref. No.: DP 14-668373) (REDMS No. 4497027)

APPLICANT: Kirk Yuen of Cape Construction (2001) Ltd.
PROPERTY LOCATION: 13040 No. 2 Road
INTENT OF PERMIT:

1. Permit the construction of a four-storey mixed-use commercial/residential building
containing approximately 55 residential units and 3493 m® (3,760 ft*) of
commercial space at 13040 No. 2 Road on a site zoned “Commercial Mixed Use
(ZMU24) — London Landing (Steveston);” and

2. Vary the provisions of Richmond Zoning Bylaw 8500 to reduce the required
number of off-street loading spaces from two (2) to one (1).
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Applicant’s Comments

Tom Bell, GBL Architects Inc., gave a brief overview of the proposed development
regarding (i) urban design, (ii) conditions of adjacency, (iii) architectural form and
character, (iv) vehicle parking, and (v) building setbacks.

Mr. Bell noted that the proposed development is a four storey wood frame building with
townhouse units on the first two floors and other apartment units on the upper floors. He
added that the building is setback from all three shared property lines.

Mr. Bell spoke of the parkade and noted that the average height of the parkade wall along
the north edge of the site will be five feet above grade and will feature a landscaped
planter, walkway and railings above the wall. Also, the south edge of the parkade will be
the same height as the neighbouring development.

Discussion ensued with regard to universal accessibility, and in reply to queries from the
Panel, Mr. Bell advised that there will be ramp access at the rear of the site and that
adaptable units will be interspersed throughout the proposed development.

Ms. Campbell spoke of the proposed landscape and open space design and noted the
following:

u the proposed development will have an urban streetscape along No. 2 Road and will
include street trees;

. access to the site will include ramps and stairs;

. amenity features will include community garden space, a child play area, child play
structures and patio areas;

. landscaping will include hedges and a variety of trees; and

= the site will connect to the City’s greenway to the northeast across a right-of-way on

the neighbouring site.

Panel Discussion

In reply to queries from the Panel, Ms. Campbell noted that (i) the commercial units will
have access to a covered outdoor patio space, (ii) hosebibs will be installed in the common
patio and in each residential patio space, (iii) irrigation will be installed for the
landscaping on-site, and (iv) and the orchard will be in a grassy area, however will be
accessible via a ramp.

Staff Comments

Mr. Craig advised that there is a variance associated with the proposed application to
reduce the number of truck loading spaces from two to one. The loading space provided
will be shared between residential and commercial units and appropriate legal agreements
related to the shared use will be secured.
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Mr. Craig noted that there is a servicing agreement for frontage improvements along No. 2
Road.

Correspondence

None.

Gallery Comments

None.

Panel Decision

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

1.  permit the construction of a four-storey mixed-use commercial/residential
building containing approximately 55 residential units and 349.3 m’ (3,760 ftz) of
commercial space at 13040 No. 2 Road on a site zoned “Commercial Mixed Use
(ZMU24) — London Landing (Steveston);” and

2. vary the provisions of Richmond Zoning Bylaw 8500 to reduce the required
number of off-street loading spaces from two (2) to one (I).

CARRIED

General Compliance Ruling for “Phase 2”

Development Permit 13-642725
(File Ref. No.: DP 13-642725) (REDMS No. 4486028)

APPLICANT: Amela Brudar - GBL Architects
PROPERTY LOCATION: 8888 Patterson Road and 3333 Hazelbridge Way

INTENT OF PERMIT:

That the attached plans involving changes to the design of the Phase 2 building at 8888
Patterson Road and 3333 Hazelbridge Way (addressed as 8988 Patterson Road) are
considered to be in General Compliance with Development Permit (DP 13-642725).

Applicant’s Comments

With the aid of a visual presentation (attached to and forming part of these minutes as
Schedule 2) Amela Brudar, GBL Architects, provided an overview of the proposed
application and noted the following:

= proposed design changes will accommodate Vancouver Coastal Health (VCH) and
structural design requirements, however the overall design of the proposed
development would be sustained or improved;
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design changes are proposed for the amenity areas, the roof top mechanical areas,
and the landscaping and park;

the basketball court has been relocated from level three to level two to raise the
ceiling height;

the swimming pool will be accessed through change rooms and will have adult and
children areas;

additional mechanical equipment for boilers, water tanks and HVAC components
are located on the rooftop;

the mechanical equipment on the roof top will be enclosed or screened using metal
panels;

straight columns will be used instead of V columns along the amenity area; and

there will be a canopy on the swimming pool area for shading.

Grant Brumpton, PWL Partnerships, spoke of the proposed changes to the landscape and
open space design and noted the following:

amenity programming was reorganized to accommodate for the proposed design
changes;

elements of the swimming pool area were redesigned to comply with VCH
requirements;

the amenity space is three feet narrower, however all original programming remain
in place;

screening was added in the pavilion area to address privacy concerns in areas facing
the pool and private residential units;

patios and walls along the Garden City Road have been lifted by 0.67 metres and
plant screening has been added to compensate for the lift;

amenities such as play and urban agriculture areas remain but have been rearranged
on Level 11 to accommodate for the added mechanical structures;

the water feature will be flowing over a weir and will be located right up to the road;

the Garden City Road frontage will have seating elements and a tiered landscape
with multi layers of vegetation, including edible plants;

the ramp system will utilize a 5% grade;
air intake vents will be integrated into some of the park’s play structure; and

the electrical kiosk in the lobby has been replaced with a gas meter, which will be
screened by plant material.
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Panel Discussion

In reply to queries from the Panel, Mr. Brumpton noted that (i) public and private areas
will be defined by using the water feature and vegetation, (ii) paving material will be
textured to deter any skateboarding activities on-site, (iii) the exposed wall adjacent to the
Garden City Road ramp system will use a stone veneer and will feature vines, and (iv) the
shrubbery along the Garden City Road frontage will not impact the adjacent sidewalk.

Staff Comments

Mr. Craig wished to acknowledge the applicant’s effort in working with staff to maintain
the original design intent. He added that the proposed changes to the park landscaping
design were reviewed by the Parks Department.

Correspondence

None.

Gallery Comments

None.

Panel Decision

It was moved and seconded

That the attached plans involving changes to the design of the Phase 2 building at 8888
Patterson Road and 3333 Hazelbridge Way (addressed as 8988 Patterson Road) are
considered to be in General Compliance with Development Permit (DP 13-642725).

CARRIED

Development Permit 14-660646
(File Ref. No.: DP 14-660646) (REDMS No. 4498706)

APPLICANT: Treviso Development Ltd. (0954462 BC Ltd.)

PROPERTY LOCATION: 22691 and 22711 Westminster Highway
INTENT OF PERMIT:

1. Permit the construction of eleven (11) three-storey townhouse units at 22691 and
22711 Westminster Highway on a site zoned “Town Housing (ZT11) — Hamilton;”
and

2. Vary the provisions of Richmond Zoning Bylaw 8500 to allow tandem parking
spaces in eleven (11) townhouse units.
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Applicant’s Comments

Sig Toews, Jordan Kutev Architects, provided a brief overview of the proposed
application regarding (i) urban design, (ii) architectural form and character, and (iii)
conditions of adjacency.

Mr. Toews noted that the proposed development will have 11 townhouse units. He added
that access to the site is through Westminster Highway and the proposed development
meets Hamilton Area Plan guidelines. Also, he advised that the site grade will be raised by
two feet.

Mary Chan Yip, PMG Landscape Architects, commented on the proposed development’s
landscape and open space design and noted the following:

= units along Westminster Highway will have a semi-private yard and will feature a
low fence, green buffer with shrub material and three layers of trees;

= the outdoor amenity space is located along the south edge of the site and will feature
play elements, a community garden and fruit trees;

. McLean Park is within walking proximity;

5 the small scale development allows opportunities for street play on site;

u the courtyard can offer play opportunities;

. the site elevation will be raised to address flood plain concerns;
" retaining walls will be used to meet grades of adjacent properties;
= the townhouses are elevated 1.55 metres, the street level is elevated 0.7 metres and

entrance to the building is graded up; and

= perimeter drainage will handle run-off from the site.

Panel Discussion

In reply to queries from the Panel, Ms. Yip noted that there will be perimeter fencing on-
site and will have a contemporary design to reflect the proposed development’s
architectural form and character.

Staff Comments

Mr. Craig advised that (i) a variance is associated with proposed development to increase
the ratio of tandem parking on-site, (ii) rezoning of the site occurred prior to Council
direction to limit tandem parking on new developments, (iii) the increase in tandem
parking allows for lot coverage less than the maximum permitted, (iv) a covenant
registered on title for all townhouse units ensures that tandem parking is not converted
into habitable space, (v) there will be a servicing agreement for frontage improvements
along Westminster Highway, and (vi) the proposed development will be designed to meet
EnerGuide 82 standards.
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In reply to queries from the Panel, Mr. Craig advised that there will be one convertible
unit proposed on-site.

Panel Discussion

Discussion ensued with regard to tandem parking and bicycle storage in the garage.

Correspondence

None.

Gallery Comments

None.

Panel Discussion

Discussion ensued with regard to the proposed development’s architectural form and
character.

Panel Decision

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

1. permit the construction of eleven (11) three-storey townhouse units at 22691 and
22711 Westminster Highway on a site zoned “Town Housing (ZT11) —
Hamilton;” and

2. vary the provisions of Richmond Zoning Bylaw 8500 to allow tandem parking
spaces in eleven (11) townhouse units.

CARRIED

Development Permit 14-671600
(File Ref. No.: DP 14-671600) (REDMS No. 4500024)

APPLICANT: Am-Pri Developments (2012) Ltd.

PROPERTY LOCATION: 9580, 9600, 9620, 9626, 9660 and 9680 Alexandra Road

INTENT OF PERMIT:

Permit the construction of 96 three storey townhomes at 9580, 9600, 9620, 9626, 9660
and 9680 Alexandra Road on a site zoned “Town Housing (ZT67) — Alexandra
Neighbourhood (West Cambie).”

10.
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Applicant’s Comments

Mr. Yamamoto briefed the Panel on the proposed development regarding (i) urban design,
(ii) architectural form and character, (iii) conditions of adjacency, (iv) amenity spaces, and
(v) public art.

Mr. Yamamoto noted that (i) the applicant is proposing 96 townhouse units over six lots
along Alexandra Road and Alderbridge Way, (ii) there is a right-of-way greenway that
runs along the northwest corner of the site and a wildlife corridor will be provided in the
vegetation strip along the eastern edge of the site, (iii) most unit entrances will be off the
street or common walkways, (iv) entrances will be off the driveway for units adjacent to
the greenway, (v) there will be one amenity area on the centre of the site and a smaller
amenity area on the eastern section of the site, and (vi) the developer has hosted a Public
Art Studio at Emily Carr University of Art and Design as part of their Public Art response.

Darren Miller, Stantec, briefed the Panel on the landscape and open design and noted that
(1) a three metre wide native species vegetation strip will run along the eastern edge of the
site, (i) the amenity area will include playground equipment and natural play elements,
(iii) paving patterns are designed to give prominence to various crosswalk areas, (iv) the
units will have higher shrub level planting, and (v) the two amenities spaces promote
walking on-site.

Panel Discussion

In reply to queries from the Panel, Mr. Miller noted that seating benches will be installed
throughout the site.

In reply to queries from the Panel, Mr. Yamamoto advised that the mailboxes will be
located inside the amenity room.

Discussion ensued with regard to shared access with the adjacent property to the west and
emergency access. In reply to queries from the Panel, Mr. Yamamoto noted that the
proposed development will provide shared access, however the adjacent property will
have a separate emergency access. He added that the site plan does not have provisions to
create another driveway loop within the neighbouring site and that the ends of the drive
aisles may be treated with bollards.

Discussion then ensued with regard to the design of the greenway on the northwest edge
of the site, and Mr. Miller noted that landscape designs are in the preliminary stages and
are under discussion with staff as the greenway will be part of the servicing agreement.

In reply to queries from the Panel, Mr. Miller noted that there will be a variety of play
equipment in the amenity area that will suit all age groups. He added that the other
amenity area will not have play equipment, but will have tables and seating elements.

In reply to queries from the Panel, Mr. Yamamoto, noted that there are 10 convertible
units integrated throughout the proposed development.

11.



Development Permit Panel
Tuesday, March 10, 2015

Staff Comments

In reply to queries from the Panel, Mr. Craig noted that (i) there is a greenway along the
northwest corner of the site, (ii) the servicing agreement will provide for the greenway and
frontage improvements along Alexandra Road, (iii) the proposed development will have
indoor amenity space, (iv) the proposed development will be designed to achieve
EnerGuide 82 standards, and (v) the proposed development is not in the West Cambie
Alexandra District Energy Utility area, however will achieve the City’s sustainability
requirements.

Correspondence

None.

Gallery Comments

None.

Panel Decision

It was moved and seconded

That a Development Permit be issued which would permit the construction of 96 three
storey townhomes at 9580, 9600, 9620, 9626, 9660 and 9680 Alexandra Road on a site
zoned “Town Housing (£T67) — Alexandra Neighbourhood (West Cambie).”

CARRIED
6. New Business
7. Date of Next Meeting: Wednesday, March 25, 2015
8. Adjournment
It was moved and seconded
That the meeting be adjourned at 5:28 p.m.
CARRIED

12.

4531684
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Certified a true and correct copy of the
Minutes of the meecting of the
Development Permit Panel of the Council
of the City of Richmond held on Tuesday,
March 10, 2015.

Robert Gonzalez Evangel Biason
Chair Auxiliary Committee Clerk

13.

4531684
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CityClerk 10, 2015. e e
From: Badyal, Sara ;
Sent: March 6, 2015 14:26 L]
To: CityClerk -
Subiject: Correspondence regarding March 10, 2015 Development Permit Panel meeting
Categories: 08-4105-20-2014657872 - 8051 Dayton Ave - DP

From: W L [mailto:wleungws@gmail.com]

Sent: Friday, 06 March 2015 01:53 PM

To: Badyal, Sara

Cc: Re be

Subject: Heat pump installation at 9055 Dayton Ave (DP 14-657872)

Hi Sara,

We learn from documents related to DP 14-657872 that, heat pumps will be installed on the property. We have
some concerns regarding the operating noise from these devices:

1. Is there any by-law regarding these devices? For example, a sound level limit in decibels.

2. How are these by-laws inspected and enforced?

3. Does the plan drawing confirm the locations of these heat pumps? If yes, I would like to take a look at the
drawing in person.

Wilson
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24845 Richmond Report to Development Permit Panel

To: Development Permit Panel Date: March 2, 2015
From: Wayne Craig File: DV14-676341
Director of Development TE14-672413
Re: Application by Rogers Communications Inc. for a Development Variance Permit

and Telecommunications Antenna Concurrence at 11771 Fentiman Place

Staff Recommendation

1. That a Development Variance Permit be issued which would vary the provisions of
“Richmond Zoning Bylaw 8500" to increase the maximum accessory structure height in the
“Health Care (HC)” zoning district from 12 m (39.3 ft.) to 21 m (68.9 ft.) in order to permit
the installation of a temporary telecommunications antenna pole at 11771 Fentiman Place;
and

2. That Richmond City Council grant concurrence to the proposed temporary
telecommunications antenna pole installation for the site located at 11771 Fentiman Place for
period of time extending up until October 1, 2015.

// L

Wayn raig -
Director of Dev lopment

Wit
Att. (5)

4503862
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Staff Report
Origin
Rogers Communications Inc. has applied to the City of Richmond for permission to vary
Richmond Zoning Bylaw 8500 to increase the maximum height for an accessory structure in the
Health Care (HC)” zone from 12 m (39.3 ft.) to 21 m (68.9 ft.) in order to permit the construction

of a temporary cellular telecommunications antenna pole for the site located at
11771 Fentiman Place.

The temporary antenna installation consists of the 21 m (68.9 ft.) antenna pole within a fenced
compound with a site area of 41 m* (441 sq ft.) containing related telecom equipment to be
located in the south (rear) area of the site.

The applicant had been operating antennas on the rooftop of the seven (7) storey Richmond

Lions Manor on the site for approximately 12 years until Vancouver Coastal Health (VCH)

vacated the building and since obtained a demolition permit from the City in February, 2015
(Attachment 2).

The initial Development Variance Permit and Telecommunications Antenna and Siting Protocol
Policy (Protocol) applications were for a temporary antenna pole to accommodate cellular
antenna infrastructure to provide cellular communications service in the surrounding area for up
to three (3) years as the site is redeveloped by VCH.

The application was considered at the November 26, 2015 meeting of the Development Permit
Panel which made the following referral motion:

That staff report titled Application by Rogers Communications Inc. for a Development
Variance Permit at 11771 Fentiman Place, from the Director, Development, dated November
6, 2014, be referred back to staff to examine:

1. options to relocate the communications antenna on Lions Manor in the Steveston
area, and
2. the future plans for the Lions Manor site.

Since the November 26, 2014 Development Permit Panel meeting, staff have continued to work
with Rogers to develop long-term solutions to Roger’s network coverage in keeping with the
City’s Protocol.

This report discusses how Rogers has addressed the Development Panel concerns about the
future permanent relocation of the applicant’s communications antenna after the removal of the
subject temporary communications antenna.

Development Information

Please refer to the attached Development Application Data Sheet (Attachment 1) for a
comparison of the proposed development data with the relevant bylaw requirements.
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Background
Development surrounding the subject site is as follows:

e To the north, single-family homes zoned “Single Detached (RS1/A and RS1/E)”.
e To the east, single-family homes zoned “Single Detached (RS1/A and RS1/E)”.
e To the south, Steveston Park zoned “School and Institution Use (SI)”.

e To the west, three (3) storey apartments zoned “Medium Density Low Rise Apartments
(RAM1)”.

Staff Comments

In response to the Development Permit Panel referral, Rogers has searched for an alternative
permanent location which does not require a Development Variance Permit. However, after the
required removal of the current antennas to allow for demolition of the Lions Manor building,
there would have been a significant loss of Rogers’ cellular data coverage for the Steveston area.

Emergency Special Authorization

Given the above situation, Rogers obtained a Special Authorization from Industry Canada to
permit the planned temporary 21 m (68.9 ft.) antenna pole to be installed on the former Lions
Manor site for three (3) months up until April 9, 2015. This is the maximum term that may be
provided under such a Special Authorization. Industry Canada advised staff that that they issued
this authorization due to the anticipated loss of cellular data service on which the RCMP and
Richmond Fire Department depend.

The temporary pole approved under this Special Authorization is the same extendable, mobile 21
m (68.9 ft.) structure that was considered by Development Permit Panel on November 26, 2014
(see Attachment 2 and the plans attached to the proposed Development Permit).

New Permanent Antenna

In response to the Development Permit Panel referral, Rogers has found a permanent antenna
location at the Maple Residences at 4071 Chatham Street (see Attachment 3). Rogers has
received a letter of commitment from the Maple’s strata council in this regard. The proposed
rooftop antennas will be in conformance with Zoning Bylaw 8500 and the City’s Protocol under
which Rogers would obtain City staff design concurrence.

While the new permanent antenna location does not need a zoning variance or concurrence to be
considered by the Development Permanent Panel, there is a need to consider a variance and
concurrence for a time extension to current temporary antenna on the Lions Manor site as
discussed below. This height variance is still required to be approved by Council to allow for
City Telecommunications Protocol concurrence on the temporary antenna on the Lions Manor
site at 11771 Fentiman Place until October 1, 2015 as discussed below.

Zoning Compliance/Variances (staff comments in bold)

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

1) To increase the maximum accessory structure height of the “Health Care (HC)” zoning
district from 12 m (39.3 ft.) to 21 m (68.9 ft.).
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Staff do not object to the proposed height variance as discussed below.

Analysis

Temporary Antenna Pole

In response to the Development Permit Panel referral, the applicant examined the option of
installing a 12 m (39.3 ft.) temporary antenna pole in conformance with the accessory structure
height limit within the Healthcare (HC) zone, but found that it did not provide the necessary
coverage. Thus, Rogers sought and received a Special Authorization from Industry Canada to
permit the operation of the initially-planned temporary 21 m (68.9 ft.) antenna pole until April 9,
2015.

Also, in response to the Development Permit Panel referral, Rogers obtained a letter from VCH
stating that they could operate the temporary antenna at 11771 Fentiman Place until the end of
2015, but received no further information on the future VCH plans for this property (Attachment
4). Staff have contacted VCH staff who have indicated verbally the intent is to continue to hold
the site and that it is being considered within VCH’s strategic facilities planning process
currently underway.

Permanent Antenna Solution

Rogers estimates it will take approximately six (6) months to have the permanent site at 4071
Chatham operational. Thus, Rogers is seeking approval to operate the temporary installation on
Lions Manor site to October 1, 2015 for approximately six (6) months beyond the Industry
Canada’s Special Authorization which expires on April 9, 2015 (Attachment 3).

Public Consultation

In addition to the standard 50 m (164 ft.) notification radius from sites with Development
Variance Permit (DVP) applications, the City’s Telecommunication Antenna Consultation and
Siting Protocol (Protocol) requires additional consultation. Applications for telecommunications
antennas over 15 m (49.2 ft.) require that the applicant mail notices to owners and occupants of
properties within a radius of six (6) times the tower height from the base of the antenna pole
prior to the City’s DVP application notices being mailed (Attachment 5). On this basis, notices
were direct-mailed to owners and occupiers within a 126 m (413.4 ft.) radius of the proposed
antenna location from a mailing list provided by the City.

Under the Protocol notification process, the applicant was required to provide a 10-day reply
period (ending October 31, 2014) for those receiving notices. During this period, neither the
applicant nor City staff received any calls or correspondence from the public on the application.
Further to applicant’s consultation, the City is also required to send the standard DVP notice to
all owners and occupiers within this larger 126 m (413.4 ft.) radius from the pole, in addition to
the standard DVP notice of 50 m (164 ft.) from the subject property.

Notices were sent out to this expanded notification area in advance of the November 26, 2014
Development Permit Panel meeting. No correspondence was received from the public and no
delegations spoke to the application at the November 26, 2014 Development Permit Panel
meeting. The City has again sent notices to this expanded notification area in advance of the
March 25, 2015 Development Permanent Panel meeting.
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Siting and Design Considerations under the Protocol
The proposed temporary antenna pole will have relatively minor design and siting considerations
under the Protocol as follows:

e The pole is proposed to be located at the rear of the relatively large 7,484 m? (1.85 acre)
site at a minimum of 45 m (148 ft.) from any road frontage.

e There are a number of nearby large trees located to the south in Steveston Park and on the
west of the site which provide screening of the temporary installation.

e The proposed antenna is to be painted forest green to blend-in visually with the adjacent
trees.

Given the above location considerations and the shortened six (6) month maximum time period
for the antenna pole to be in place, no significant design changes are recommended.

Conclusions

The proposed scheme attached to this report has satisfactorily addressed the siting and
consultation requirements of the City’s Protocol identified previously as part of the review of the
subject Development Variance Permit application. In addition, it complies with the “Health Care
(HC)” zone except for the subject zoning height variance.

Furthermore, staff support the revised application as Rogers has found an alternative location for
a permanent antenna location which will be operational within six (6) months instead of the
previously anticipated three (3) years for the VCH Lions Manor site. Therefore, staff
recommends that the proposed Development Variance Permit be supported and forwarded to
Council for consideration of issuance.

v

‘ ’ y///’/ ’ ‘,."/ /
i /1A
/IS / W7y —
Mark McMullen

Senior Coordinator-Major Projects

MM:rg

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

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 Division at 604-276-4285.

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

1. Development Application Data Sheet

2. Letter from Rogers Communications Inc. dated October 6, 2014
3. Letter from Standard Land Company Inc. dated February 6, 2015
4. Letter from Vancouver Coastal Health dated February 27, 2015
5.

Notification Areas for Development Variance Permit and Telecommunications Antenna
Applications
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7, Development Application Data Sheet
0N R|Chm0nd Development Applications Division

DV 14-676341/TE 14-672413 Attachment 1

Address: 11771 Fentiman Place

Vancouver Coastal Health
Applicant: Rogers Communications Inc. Owner: Authority

Planning Area(s): Steveston

Floor Area Gross: Not applicable Floor Area Net: Not applicable

\ Existing \ Proposed
Site Area: 7,484 m’ 7,484 m’
Land Uses: Congregate Housing TBD
OCP Designation: Apartment Residential No Change
Zoning: Health Care (HC) No Change
Number of Units: Not applicable Not applicable
On Future Subdivided Lots | Bylaw Requirement | Proposed Variance
Floor Area Ratio: 1.0 N/A none permitted
Lot Coverage: Max. 45% N/AA none
Setback — Front Yard: Min. 6 m 6m none
Setback — Side Yard: Min. 6 m 19 m ' none
Setback — Side Yard: Min. 6 m >6m none
Setback — Rear Yard: Min. 6 m 14.5m none
Height (m): Max. 12 m 21'm 9 mtgrz"1mm1)2 m
Lot Size: N/A 7484 m’

4503862



ATTACHMENT 2

' - Rogers Communications Inc.
C) ROGERS 1600 4710 Kingsway
J Burnaby, British Columbia
V5H 4W4

rogers.com

Attn: Wayne Craig, Mark McMullen
Director of Development

City of Richmond

6911 No. 3 Road

Richmond, BC V7C 5B2

October 6, 2014

RE: Temporary Use Permit for a Telecommunications Facility in Steveston (11771 Fentiman
Place/Richmond Lions Manor)

Background

Rogers Communications Inc. (Rogers) has been operating on the rooftop of a seven story concrete
building called Richmond Lions Manor at 11771 Fentiman Place for approximately 12 years
(December 11, 2002). The original building was built in 1972 and renovated in 2009, serving as a
residential care facility for people who require assisted living services. Vancouver Coastal Health
(VCH) determined in 2012, that the 40-year old building was no longer adequate to meet the complex
care and needs of residents. Approximately 100 residents of this facility was relocated to a temporary
site, which was the former Executive Inn Hotel at 9020 Bridgeport road.

VCH has been working on a long-term solution with the Ministry of Health. At this time, VCH intends
to demolish and re-develop the existing building at 11771 Fentiman Place. They have agreed to allow
Rogers to relocate their antennas off the seven storey {(~26m) building and onto a temporary pole
structure within the same property. VCH has also agreed to allow Rogers to relocate the antennas
from the temporary pole onto the rooftop of the new building.

Emergency Situation — the effect of cellular site loss ,
The proposed temporary site services a large population of the Steveston Park neighborhood of the
Steveston Area Plan. The existing cellular coverage in the Steveston Park neighborhood provides
voice and data service for personal and local businesses in the area. The approximate coverage
boundary for this site is as follows: east to Garry Point Park, north to Williams Road, west to No. 2
Road, and south towards the shipyards and some parts of Westham Island. The site today supports
over 3,000 user interactions (i.e., calls and text messages) per day and exchange data volumes in
excess of 120 gigabytes per day. Considering over 60% of 9-1-1 calls today are made from a mobile
device, the loss of this site temporarily will be significant and its effect in loss of coverage will be felt
in the Steveston Park neighborhood.

WIRELESS*DIGITAL CABLE « INTERNET® HOME PHONE ¢ VIDEO ¢« PUBLISHING *« BROADCASTING
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Coverage loss if site is down

Proposed Temporary Installation
Rogers is proposing to move antennas from the rooftop of 11771 Fentiman Place onto a 2im

temporary pole structure within the same property during demolishment and redevelopment of the
health care facility.
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Height Requirement

The existing height of the current installation is approximately 26m in height and sees onto another
cellular site. A clear line of site is required between cellular sites to ensure it is connected to the
network and calls/data services for users can be transferred from one site to another as they travel
between two given cellular sites. In this situation, the proposed temporary pole has a minimum
height requirement of 21m as that height is required to have clear line of site from the temporary
pole to another cellular site. A temporary pole at 12m or 15m would not be able to communicate
(transmit data) from this site to another site.

Temporary Pole Design

The proposed is a temporary pole design with no concrete pour for its foundation. The 21m pole
would be similar to rooftop antenna installations where it would be secured down by multiple thick
concrete blocks. The monopole design was chosen for its small footprint and thin design (at 18” in
width). The antenna equipment at ground level that powered the existing antennas would also need
to be relocated from its current location adjacent to building, to a location next to the temporary
pole structure. Please find attached a brochure from the manufacturer (Trylon) regarding this
temporary pole structure.

Duration of Temporary Pole

It is understood that Fraser Health Authority will commence demolishment of their building —
Richmond Lions Manor mid-November/December of 2014. Therefore the existing rooftop on Lions
Manor will need to be relocated onto the temporary pole structure the end of October. To ensure
ease of transition and minimal service disruption, the temporary pole will be setup (without antenna
equipment) in the last week of October. After which, the equipment from the rooftop can be moved
down to the temporary pole structure for the duration of the redevelopment (approximately 3 years).

Land Use

The site is zoned for Health Care (HC) for the provision of health care and assisted living housing.
Within the Official Community Plan, the site is zoned Apartment Residential (APT) for multiple family
housing in the form of townhouses and apartments including congregate care, intermediated care
and assisted living. It is our knowledge that this site will maintain existing zoning and land use over
the next 10 years.

Next Steps

Rogers is required by VCH to remove and relocate their antennas from the rooftop onto a temporary
structure by the end of October for them to commence site clearance/demolishment. Rogers is
applying to the City of Richmond for temporary use permit to allow the proposed temporary pole
structure to sustain existing wireless coverage service in Steveston. Rogers understands that this
installation is unique and do not fall under the existing Telecommunications Protocol. Rogers is
committed to working with the City in ensuring proper transition of this telecommunication
‘infrastructure to sustain network coverage in this neighborhood.

WIRELESS+*DIGITAL CABLE ¢« INTERNET* HOME PHONE ¢ VIDEO * PUBLISHING « BROADCASTING
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This installation is an urgent request to ensure uninterrupted cellular coverage in this community.
Please let me know if | could provide additional information.

Thank you for your assistance with this request.
Regards,

Samuel Sugita
Municipal Project Manager, MCIP, RPP
Rogers Communications Inc.
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Notice for Temporary Telecommunications Installation
Communities across Canada rely on high quality wireless service in their day to day lives for personal,
business and emergency use. To maintain service in your neighbourhood, Rogers is proposing to place a
temporary 21m (69 ft) high antenna pole installation next to the Richmond Lions Manor at 11771
Fentiman Place. This installation will sustain wireless service to your neighbourhood for up to three years
until new small roof-top antenna can be placed after construction work on Lion’s Manor site is completed.

Thus, Rogers has applied to the City of Richmond for a Telecommunications Antenna Protocol Concurrence
and Development Variance Permit for the installation of this temporary antenna pole in order to maintain
service in the Steveston area. As part of this permitting process, Rogers is notifying the community,
ensuring residents are well informed about this project.

Included in this notice is information you may find helpful. If you have any questions, please contact
Kiersten Enemark, Standard Land Company Inc., Agents to Rogers Communications Inc., before October 31,
2014 via e-mail at commentsBC@standardland.com or by telephone at (604) 687-1119.

Why does Rogers need a temporary antenna pole?
Rogers is currently servicing your neighbourhood with
antennas placed on the rooftop of Richmond Lions
Manor at 11771 Fentiman Place, which is a residential
care facility managed by Vancouver Coastal Health
(VCH). VCH has determined that the building is no
longer adequate to provide the best care for its
residents, and will re-develop the site over the next
three years.” Consequently, Rogers’ existing rooftop
antennas can no longer be accommodated until after
major renovations are complete. Without antennas
operating in the area, all wireless service dependent on
the Rogers network will be lost. Rogers needs a
temporary antenna pole in order to sustain existing
service to the community.

§ Currentlocation of ¥
rooftop antennas

Why is a temporary antenna installation needed at
this specific location?

The current antenna location is providing high quality
and dependable wireless service to residents and
businesses in Steveston. Today, the rooftop antennas
are servicing 3,000 user interactions (i.e., calls and
text messages) per day and exchange data volumes in
excess of 120 gigabytes per day. Dependable
coverage from home is also critical to personal safety,
with over 60% of all calls to 9-1-1 being made made
from a wireless device. The loss of this antenna site
will be significant to the neighbourhood without a
temporary solution in place. Rogers is proposing to
use the same property for a temporary antenna pole
in order to maintain a high quality service. -

How long will this temporary antenna pole be
required?

We understand that building demolition will start in

November/December 2014.
Rogers is proposing to relocate the existing rooftop

To maintain service,

antennas to the temporary antenna pole in the first
week of December 2014. Once construction on the site
is completed, Rogers will relocate the antennas back
onto the new building rooftop in approximatley three
years time, and remove the temporary antenna pole.
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What will the temporary antenna pole look like?

Similar to a hydro or a telephone pole, the temporary pole will be a slim pole design, approximately 18 inches in
diametre, and 21 metres in height. Rogers proposes to place the pole on the southwest side of the property. To
reduce the visibility of the structure, Rogers is painting the pole green to better blend in with the surrounding

trees. The pole will be supported at the base with multiple thick concrete blocks and will occupy a ground space
of approximately 4.5 metres by 9.0 metres. Below are photo-simulations that show the proposed pole design
and location.

View from Fentiman Place,
looking west at proposed
temporary antenna pole.

View from the south end of
Fentiman Place, looking
3 3 northwest towards proposed

‘ o ’ antenna pole.

Is the installation safe?

The health of residents is our top concern — antenna installations are safe. All of our sites operate well below
Health Canada’s safety regulations, which limit the public’s exposure to radiofrequency electromagnetic fields and
ensure public safety for all Canadians. Rogers confirms that the temporary antenna pole will comply with Health
Canada’s Safety Code 6. This code is based on current, accepted scientific data. More information on health and
safety can be found online at Health Canada Safety Code 6 Fact Sheet: www.hc-sc.gc.ca/ahc-asc/media/ftr-
ati/_2014/2014-023fs-eng.php




ATTACHMENT 3

Standard Land Company Inc. Telephone: 604.687.1119

Suite 610, 688 West Hastings Street Facsimile: 604.687.1339
Vancouver, British Columbia standard@standardland.com
V6B 1PI Website: www.standardland.com

StandardL:

February 6, 2015

MMcMullen@richmond.ca
Mark McMullen
Senior Coordinator - Major Projects
Planning & Development
City of Richmond
6911 No. 3 Road
Richmond, British Columbia
VeY 2C1

Dear Mr. McMullen,

Subject: Temporary Antenna Pole (Development Permit 14-676341)
Address: 11771 Fentiman Place, Richmond, BC
Rogers File: W3948 - Steveston Relocate

Rogers Communications Inc. (“Rogers”) as represented by Standard Land Company (“Standard Land”)
respectfully requests to present to the Development Permit Panel on March 10, 2015, to seek approval
for a Development Variance Permit to increase the height from 12 m (39.3 ft.) to 21 m (68.9 ft.) for the
continual operation of a temporary antenna pole located at 11771 Fentiman Place, Richmond from April
1, 2015 to October 1, 2015.

Rogers, along with Standard Land, facilitated a presentation to the Development Permit Panel on
November 26, 2014. The decision of the panel was not to support the temporary installation until more
information is received by the City of Richmond (“City”) regarding the permanent antenna solution and
for Rogers to continue to work with City Planning staff. At this time, Rogers has identified a permanent
antenna solution at Maple Residences at 4071 Chatham Street, Richmond. The rooftop antennas will be
mounted at a height where a variance to the zoning bylaw will not be required. Rogers agrees to work
with staff in obtaining design concurrence following Protocol guidelines. While a Letter of Commitment
has been signed, Rogers does not expect a fully executed agreement until March 2015.

Currently, Rogers is serving the Steveston Village area with the operation of a temporary antenna pole.
Rogers received special emergency authorization from Industry Canada to operate the temporary pole
until April 9, 2015. By maintaining service, Rogers is able to continue to provide communication services
to local RCMP and First Responders, specifically to the Richmond Fire Department who use Rogers’s
data lines for connectivity and Richmond RCMP who use mobile data terminals in vehicles that rely on
the Rogers network to transmit data. However, Rogers estimates it will take approximately 6 months to
have the permanent site operational at Maple Residences. While we have had preliminary discussions
with the City regarding design, we estimate design concurrence and the building permit will take a
minimum of 10 weeks. Further, it will take approximately 16 weeks to install the equipment and
optimize the installation for service and a further 3 weeks to dismantle the temporary antenna pole. As
a result, we are seeking approval to operate the temporary installation for a minimum of 6 months
beyond the Industry Canada allowance for a temporary installation, which expired on April 9, 2015.



Rogers values its positive working relationship with the City of Richmond, and looks forward to
continually serving the Steveston Village area. If you require additional information in consideration of
our request, please do not hesitate to contact me at (604) 687-1119 or kierstene@standardland.com

Sincerely,

[ (A2

Kiersten Enemark
Director, Land and Municipal Affairs
Standard Land Company

cc: Sam Sugita, Municipal Affairs Consultant, Rogers Communications Inc.
Sharel Longhurst, Municipal Affairs Specialist, Standard Land Company
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February 27, 2015

Darren Hird and Tracy Robinson

Real Estate Division for Rogers Communications
1600 — 4710 Kingsway

Burnaby, BC

V5H 4W4

VIA : Email

Dear Darren and Tracy:

Re: Use of Land at 11771 Fentiman Place, Richmond

The purpose of this letter is to confirm, for the benefit of the City of Richmond, that Rogers
Communications Inc. currently holds a legal agreement for the use of land with Vancouver
Coastal Health to continuously operate a temporary antenna pole at 11771 Fentiman Place until
the end of 2015, or beyond, if agreed between the parties.

Please do not hesitate to contact me should you wish for any further clarification on the above.

Yours sincerely,

Nicholas Bodie
Manager, Real Estate & Leasing

Cc. Mike Coney, Manager Capital Projects

Facilities Flanning & Real Estate Tel: 604.396-4614
Central City Tower

Suite 400 - 13450 102 Avenue

Surrey, BC V3T OH1 www.fraserhealth.ca
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# Richmond Development Variance Permit

No. DV14-676341

To the Holder: ROGERS COMMUNICATIONS INC.
Property Address: 11771 FENTIMAN PLACE
Address: C/O SAMUEL SUGITA

1600 - 4710 KINGSWAY
VANCOUVER, BC V4H 4W4

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

2. This Development Variance 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 accessory
structure height of the “Health Care (HC)” zoning district from 12 m (39.3 ft.)to 21 m
(68.9 ft.) in order to permit the construction of a temporary cellular antenna pole as shown on
Plans #14-672413-1 to #14-672413-3 attached hereto.

4. 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.

5. 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.

This Permit is not a Building Permit.

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

MAYOR

4503862
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# City of
% Richmond Report to Development Permit Panel

To: Development Permit Panel Date: March 6, 2015

From: Wayne Craig File: DP 13-641791
Director of Development

Re: Application by Urban Design Group Architects Ltd. on behalf of 0976440 B.C.

Ltd., Inc. No. 0976440 for a Development Permit at 3011 No. 5 Road

Staff Recommendation

That a Development Permit be issued which would permit the construction of a drive-through car
wash and drive-through oil change service centre at 3011 No. 5 Road on a site zoned “Car Wash
& Service Station (ZC35) — Bridgeport™.

i
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Staff Report
Origin
Urban Design Group Architects Ltd., on behalf of 0976440 B.C. Ltd., Inc. No. 0976440, has

applied to the City of Richmond for permission to develop a drive-through car wash and drive-
through oil change service centre at 3011 No. 5 Road on a site that is currently vacant.

Bylaw 9174 (RZ 13-642848) to rezone 3011 No. 5 Road from “Gas Station Commercial (ZC12)
—Bridgeport Road and Ironwood Area” to “Car Wash & Service Station (ZC35) — Bridgeport™
has received Third Reading and the applicant is actively working to address all conditions
associated with Final Adoption.

A Servicing Agreement (SA) is required in association with the rezoning application and
includes but is not limited to storm sewer and sanitary service improvements that will be
constructed through a separate Servicing Agreement (SA 15-692574), which must be entered
into prior to final adoption of the rezoning bylaw.

Development Information

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

Background

The subject site is located at the southwest corner of Bridgeport Road and No. 5 Road, is located
within the Bridgeport Area generally, and is located within the Bridgeport Road Corridor
specifically. The area is characterized by existing automobile-oriented commercial development.
Redevelopment of the currently vacant site as a drive-through oil change and car wash service
centre is compatible with nearby uses and is supported by the Bridgeport Area Plan’s objective
to retain the corridor as an automobile-oriented commercial area.

Development surrounding the subject site is as follows:

To the North: A range of commercial uses are located on the north side of Bridgeport Road
including a Scotia Bank, restaurant and a Chevron gas station. The sites are zoned
“Neighbourhood Commercial (CN)” and “Gas Station Commercial (ZC 25) — Bridgeport Area”
respectively and are designated “Industrial” in the Bridgeport Area Plan.

To the East; Retail and commercial uses are located on the east side of No.5 Road. The site is
zoned “Industrial Retail (IR1)” and designated “Commercial/Industrial” in the Bridgeport Area
Plan.

To the South and West: Bridgeport Centre, which contains a furniture store and a tile and
flooring centre that wraps around the south and west edges of the subject site with frontages on
both No. 5 Road and Bridgeport Road. The site is zoned “Industrial Retail (IR1)” and designated
“Commercial/Industrial” in the Bridgeport Area Plan.

4360213



March 6, 2015 ' -3- DP 13-641791

Rezoning and Public Hearing Results

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

e Design development of building facades including consideration of materials, signage,
and illumination fixture details;

The building character has been redesigned from a suburban typology to a simplified
building with a contemporary industrial-commercial character.

e If applicable, material and design development for screening of roof top mechanical
equipment;

Roof top units will not be installed, instead the applicant intends to use an infrared gas
tube heater and unit heaters to maximize heating efficiency..

e  Opportunities to introduce additional on-site landscaping; and

The plans have been updated to include:
o A0.5mwide (1.6 ft.) landscaped edge along the southern edge of the site;
o Two (2) trees between queuing areas,
o Landscaping around the garbage/recycling enclosure; and
o Accent pavers.

e Demonstration that the principles of Crime Prevention Through Environmental Design
(CPTED) have been integrated both into the site plan and the building design.

The development design includes under soffit LED downcast light fixtures that are
integrated into the building design, low perimeter landscaping, and generous use of
storefront windows on all four (4) building elevations.,

The Public Hearing for the rezoning of this site was held on October 20, 2014. No concerns
were expressed at the Public Hearing. Staff did not receive any correspondence or phone calls
related to the proposed development.

Urban Design Response

The proposed design concept is characterized as a simplified commercial building with an
industrial character and addresses the significant urban design issues identified during the

Development Permit application review process. The proposal addresses the urban design
objectives of the Official Community Plan (OCP) and the Bridgeport Area Plan.

Advisory Design Panel Comments

The current proposal incorporates changes that reflect the proposal’s consideration by the
Advisory Design Panel (ADP) on November 5, 2014. Members of the ADP provided design
development suggestions. In particular, the Panel advised the applicant to consider simplification
of the proposed building scheme and reorganization of building elements, introduction of
additional on-site landscaping, introduction of decorative pavers at the entrances to the site, and
development of the proposed sustainability strategy. A copy of the relevant excerpt from the
ADP Minutes from November 5, 2014 is attached for reference (Attachment 2). The design

4360213
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response provided by the applicant has been included immediately following the specific Design
Panel comments and is identified in “bold italics’.

Conditions of Adjacency

The site is bordered by Bridgeport Road, No. 5 Road, and abuts a two-storey commercial
building (“Bridgeport Centre™) on its south and west adjacencies.

The proposed single storey development will not cast shadows, obstruct views, or introduce
overlook concerns to adjacencies.

Noise generated by the proposed car wash is not expected to significantly affect existing and
anticipated development within the area, which is designated in the Bridgeport Area Plan as
an automobile-oriented commercial area. Further, the applicant has advised the overhead
doors will be down when the carwash is in use and while oil change customers are serviced.
The subject site is located more than 150 m (490 ft) from a residential area, which precludes
the noises associated with operation of a car wash from affecting residential uses. Further, as
a condition of rezoning bylaw adoption, the applicant is required to demonstrate that
operation of the proposed car wash will comply with the City’s Noise Regulation Bylaw No.
8856.

Streetscapes

Improving the visual appearance of Bridgeport Road and enhancing the area’s overall image
is an objective of the Bridgeport Area Plan.

The boulevard and street fronting conditions will be improved through the proposed
development. A minimum 1.5 m (5 ft.) wide sidewalk and a treed boulevard along both
Bridgeport Road and No. 5 Road will be secured through the Servicing Agreement (SA),
which is a requirement of rezoning.

The width of the boulevard ranges from the standard 1.5 m (5 ft.) requirement along
Bridgeport Road to an enhanced 2.4 m (8 ft.) wide boulevard at the north east corner of the
site, and 3.4 m (11 ft.) wide boulevard along No. 5 Road.

Site and Functional Planning

Drive through carwash and oil change service is proposed on-site and the site plan
accommodates the necessary turning and queuing requirements associated with the use.
Reduction and/or consolidation of individual access points along main arterial roads is a
priority with any redevelopment in this area. Therefore, redevelopment of the subject site
includes traffic management provisions that control access to and from the site. The No. 5
Road access is designed to facilitate right-in only vehicle access to the site, which will also
be marked with signage. Through the Servicing Agreement, a raised island “pork chop” will
be introduced to limit Bridgeport Road access to right-in, right-out movements.

Only one-way traffic is accommodated on-site and all vehicle traffic is required to exit the
site via the Bridgeport Road Access.

The proposed low building form and modest building volume minimizes the impact of
setting the building back 0.9 m (3 ft.) from Bridgeport Road. Further, the boulevard
improvements that will be introduced along Bridgeport Road will mitigate the impact of the
narrow building setback.

4360213
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e The garbage and recycling enclosure is located at the southwest corner of the site within an
enclosure to minimize its visibility.

Parking & Loading

e “Service Station” parking rates apply to the site; therefore, a total of eight (8) queuing stalls
are required, in addition to five (5) parking stalls for employees and visitors.

e Two (2) parking stalls are located on the south side of the building and three (3) stalls are
located on either side of the car vacuum station. Stall #8 is identified as employee parking;
the remaining stalls are available for use by both employees and visitors.

e Using a turning template for a SU9 truck (9.1 m long), the applicant has demonstrated, to the
satisfaction of Transportation staff, that the site plan accommodates truck movements in and
out of the site.

Architectural Form and Character

e A contemporary industrial/commercial building character is proposed, which responds to the
Bridgeport Area Plan’s objective to enhance the overall image within the Bridgeport Road
Corridor. The proposed simplified contemporary building would introduce a modern
character within this automobile oriented commercial district that is expected to be replicated
as the area redevelops and would refresh this corner at the busy intersection of Bridgeport
Road and No. 5 Road.

¢ Although a single storey building is proposed, the proposed building height and roof lines are
varied to distinguish the oil change and car wash uses proposed on-site.

e A simplified color scheme and materials that introduce texture are proposed and include
white horizontal metal panels, sterling gray lap siding, and pewter color fiber cement panels.
Corporate branding is integrated into the building character without overwhelming the
contemporary character of the building. Either a horizontal blue metal band or frame is
proposed for each elevation, which addresses the applicant’s objective to reference a
corporate identity while using color to introduce visual interest to the building facade.

¢ A high degree of transparency is achieved with the proposed use of store front windows and
doors, spandrel glazing, and overhead doors that consist of clear glass in clear anodized
frames.

e Weather protection is limited to the soffit overhang, which is supported based on the car
oriented nature of the drive through uses proposed on-site.

¢ Signage will comply with the Sign Bylaw (No. 5560) and will be mounted to the exterior of
the building.

Landscape Form and Character

e There are no trees on the site and Parks supports the removal of two (2) existing City trees
that are located along No. 5 Road, which will be affected by the required sidewalk and
boulevard upgrades. Compensation will be secured through the associated rezoning process.

e A double row of trees will be introduced along the road frontages and includes Katsura and
Sweet Gum deciduous trees on the subject site and street trees that will be selected by the
City within the boulevard.

e The applicant proposes to maximize the limited on-site landscaping opportunities by
undertaking the following:

4360213
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o Landscaping the southern edge of the site. The 0.5 m (1.6 ft.) landscape strip will
accommodate three (3) Sweet Gum trees, Hick’s Yew shrubs, and Blue Fescue
grass. This strip of landscaping will be protected by a barrier curb and similar to
all landscaping on-site, will be irrigated by an efficient irrigation system that
includes moisture sensors;

o Planting Slender Hinoki False Cypress, which is a tall growing evergreen shrub
that may reach a height of 4.5 m (15 ft.) and remains dark green through the
winter, and low shrubs on either side of the garbage/recycling enclosure;

o Placing oil storage tanks within the underground pit to create an opportunity to
introduce a tree that is protected by a tree grate on either side of the oil change
queuing area, and using permeable pavers to interrupt the surrounding asphalt
treatment; and .

o Using aqua pave permeable pavers at both access points to the site.

e The applicant has advised that monument signs will not be introduced on-site; therefore, the
perimeter landscaping will be uninterrupted by signage.

Sustainability
e The applicant has provided a summary of sustainability features that will be included within
the development, which include (Attachment 3):

o Low maintenance building materials to increase the life cycle of the building;

o Radiant heating and compliance with ASHRAE 2010 for energy efficiency;

o LED light fixtures;

o Tanks will be installed underground to collect rainwater from the roof and to
recycle gray water from the car wash to reduce the use of potable water;
Collection of used oil by a third party, which will be recycled off-site;

o Antifreeze will be collected for recycling.

O

Crime Prevention Through Environmental Design (CPTED)

¢ On-site wayfinding is clear and sightlines are unobstructed.

e Although the proposed drive through development is car oriented, the introduction of pavers
at the site’s access points and defined perimeter landscaping establish an edge that defines
the pedestrian public realm and provides separation from the on-site car oriented uses.

e (lass storefront windows on each of the building’s elevations create opportunity for passive
surveillance.

e LED downcast light fixtures are integrated into the building design. Site lighting improves
overall safety, and discourages loitering and vandalism.

Accessibility
e The building will comply with Building Code accessibility conditions and provide barrier-
free access from the street.

e The washroom has been designed to accommodate the turning radii required by wheel chair
users.

Conclusions

The proposed drive through oil change and car wash service centre meets Bridgeport Area Plan
and OCP design objectives. While addressing on-site site planning constraints, the proposal

4360213
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introduces an enhanced boulevard treatment along the site’s building edges, maximizes on-site
landscaping opportunities, and proposes to introduce a building with a contemporary
commercial-industrial building character to refresh the site, which is located at a busy
intersection. The proposed development will contribute toward the process of incrementally
updating the commercial character along this section of Bridgeport Road. Based on the
proposal’s design response to the objectives of the area plan and OCP, and site specific context,
staff support the proposed development scheme.

Lilf
/" Diana Nikolic
Planner 11, Urban Design

DN:rg

Attachment 1: Data Sheet
Attachment 2: Advisory Design Panel Minutes & Applicant Responses (inserted in bold italics)
Attachment 3: Sustainability Provisions (provided by applicant)

The following condition is to be met prior to forwarding this application to Council for approval:
e  Receipt of a Letter-of-Credit for landscaping in the amount of $29,161.55.

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

o Submission of a Construction Parking and Traffic Management Plan to the Transportation Division.
Management Plan shall include location for parking for services, deliveries, workers, loading, application for
any lane closures, and proper construction traffic controls as per Traffic Control Manual for works on
Roadways (by Ministry of Transportation) and MMCD Traffic Regulation Section 01570.

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

o  Demonstrate the following to the satisfaction of the Building Department:
= Demonstration that the pit area is not water permeable;

*  Provide details associated with the access hatch to the mechanical room at pit elevation. The details must
demonstrate that the hatch and associated area is water tight and that the hatch cannot be closed and/or locked
when someone is in the area. If the floor elevation of the hatch is higher than (or at) the flood plain elevation,
then the hatch will need to demonstrate the safety aspects that allow someone from inside the mechanical room
to egress at any time. If the room is accessed from within the pit, the door will be required to be watertight.

. Compliance with the BC Plumbing Code, which requires installation of a sand trap and oil
interceptor.
= Any waste water sent to the sanitary system requires compliance with Metro Vancouver Liquid

Waste Management bylaws and a Waste Water Discharge Permit from Metro Vancouver. The
applicant must demonstrate compliance as a condition of Building Permit issuance.

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

4360213
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DP 13-641791 Attachment 1

Development Application Data Sheet
Development Applications Division

Address: 3011 No. 5 Road
Applicant: _Urban Design Group Architects Ltd. Owner: 0976440 B.C. Ltd
Pianning Area(s): Bridgeport Area Plan

Commercial

Floor Area Net:  353.18 m” (3,800 ft2) Floor Area Net: 333.7 m® (3,590 f2)

| Existing Proposed
Site Area: 1,289 m2 (13,870 ft2) (0.32 acre) 1,289 m2 (Li’rse;O ft2) (0.32
Drive-through oil change and
Land Uses: Vacant car was (sale of oil related to

oil change service)

OCP Designation: Mixed Employment

Gas Station Commercial (ZC12) -
Bridgeport Road and Ironwood Area

Mixed Employment

Car Wash & Service Station
(ZC35) - Bridgeport

1 building

Zoning:

Number of Units: vacant

Bylaw No. 9174 “Car

Wash & Service Proposed Variance
Station (ZC35)”
Floor Area Ratio: Max. 0.30 FAR 0.26 none permitted
Lot Coverage: Max. 20% 16.7% none
Setba.ck — Bridgeport Road (Front Min. 0.9 m 0.9m none
Yard):
sssg)gck — No. 5 Road (Exterior Min. 10.0 m 104 m none
Setback — Interior side yard and . Min. 8.0 m (south)
rear yard: Min. 7.9 m Min. 20.8 m (west) none
Height (m): Building: 9.0 m 6.4m none
Service Station: Customer/employee
2/100 m2 of gross parking: 5 stalls
leasable floor area; plus: | Car wash: 2 queuing
Off-street Parking Spaces: -1 space for each car stalls none
wash bay; plus Vehicle Service Bay: 3
-3 spaces for each queuing stalls for each oil
vehicle service bay change bay (total 6)

4360213
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12 (including queuing

13 (including queuing

stalls) stalls)
Customer/employee Customer/employee
Total off-street Spaces: parking: 5 parking: 5 none
Queuing stalls: Queuing stalls:
Car Wash: 1 Car Wash: 2
Vehicle Service Bay: 6 Vehicle Service Bay: 6
. . Class 1: 1 Class 1: 2
Bike Parking Class 2: 1 Class 2: 4 none
Amenity Space — Indoor: n/a n/a none
Amenity Space — Qutdoor: n/a n/a none

4360213
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Attachment 2

Excerpt from the Minutes from
The Design Panel Meeting
Wednesday, November 5, 2014 — 4:00 p.m.

Rm. M.1.003
Richmond City Hall

DP 13-641791 — DRIVE THROUGH OIL CHANGE AND CAR WASH

APPLICANT: Urban Design Group

PROPERTY LOCATION: 3011 No. 5 Road

Applicant’s Presentation

Architect Fariba Gharaei, Urban Design Group Architects Ltd., and Denitsa Dimitrova,
PMG Landscape Architects, presented the project and answered queries from the Panel on
behalf of the applicant.

Panel Discussion

Comments from the Panel were as follows:

proposed planting on the street side is well-resolved; however, planting on the
south side is negligible and will struggle to survive; consider carving out a
narrow strip along the south edge for cedar hedge planting to provide separation
from the adjacent property to the south and introduce a green vertical element
on the south edge;

We made the building smaller to allow for a 2’ strip of landscape and trees
along the south property line.

consider introducing decorative pavers on-site; e.g. as the sidewalks cross the
drive aisles;

Decorative pavers are added at the main entrance of the site from No. 5 Road
and Bridgeport and between the oil change and car wash.

pleased to know that the site is irrigated;
Irrigation has been provided.

the exterior of the building has too many elements, e.g. awnings, considering its
small size and function; simplify and organize the elements;
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Building design is revised to address the Panel’s comments. Awnings are
removed and building is simplified.

canopies are out of place on the building; the proposed building should have an
industrial character; look at the steel and glass frame Home Depot building at
Terminal Avenue for precedent; simplify the building expression, the big
plaster stucco parapet’s purpose is to accommodate the signage;

Building design is revised to address the above comments. We simplified the
building by removing the 4’ overhang and the canopies, since the proposed
building is an automated drive thru facility which weather protection is not
required. Material selection is revised to avoid the use of stucco.

understand the limitations of franchising with regard to lay-outs and plans;
however, some degree of freedom on the part of the applicant with regard to the
design of the building would be beneficial;

Building design is revised to address the Panel’s comments.

appreciate the landscaping along the road frontages; however, a softer street
edge could have been created along the streetfronts;

We have revised the plantings along the street edges with more layering and
softer approach with more trees, ornamental grasses and perennials.

site is small and challenging; concern on the form and character of the building;
understand the brand requirements, however, the proposed development will
not enhance the area;

Building design is revised to enhance the area.

choice of materials is unfortunate; architectural elements, e.g. canopies fall
short in many respects; stand-alone building has no clear interface with the
public sidewalk; proposed form and character is a concern; building does not fit
well with its context;

2°-6” concrete up stand reduce to 10” smooth finish concrete and extend the
glazing to address the interface with the public sidewalk. Building is
redesigned to create a more industrial look.

no comments with regard to accessibility;

concern on the car wash facility using high quality drinkable water that is
dumped into the drainage; look at ways to recycle water; and

Reclaim water system will be provided to re-use the gray water and collect the
rain water to minimize the use of potable water.

applicant has done what could be done in a challenging site; however, the
prescribed program for the franchise is not responsive to the site context.
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Panel Decision

It was moved and seconded
That DP 13-641791 be supported to move forward to the Development Permit Panel
subject to the applicant giving consideration to the comments of the Panel.

DEFEATED

Opposed: Matthew Thomson, Grant Brumpton, Kai Chen, Norm Chin, Paul Goodwin, and
Michael Mammone
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ATTACHMENT 3

URBAN DESIGN GROUP ARCHITECTS LTD. 600 - 1140 W PENDER ST, VANCOUVER, BC V6E 4G1 (604) 687-2334 FAX (604) 688-7481

Paul Chiu, Architect AIBC, MRAIC, AAA, SAA, MAA, OAA, SBA, Principal
Fariba Gharael, Architect AIBC, MRAIC, OAA, LEED AP, SBA, Associate
Steven Wagner, Architect AIBC, MRAIC, AlA, LEED AP, Assoclate

Rudl Klauser, RID, NCIDQ, LEED AP, Senior Associate

Crosbby Chiu, MRAIC, SBA, Senior Assoclate

June 23, 2014

City of Richmond
6911 No. 3 Road
Richmond BC
VY 2C1

Attention: Diana Nikolic, MCIP
Planner

Re: Sustainabllity

Moblle 1 - Oll Change & Car Wash, 3011 No. § Road, Richmond

Rick Jones, Principal

Aaron Vornbrock, Senior Vice President
Eric Ching, CSBA, Vice President

Martin Grube, Assoclate

Bojan llic, Assoclate

Our Project No. 3674

Dear Mayor and Councilors,

This new development is for @ Mobile 1 - Oll Change and Car Wash facllity which incorporates

the following:

High qudlity buillding materials with low maintenance are proposed to increase the life-
cycle of the bullding and minimize the need for repair/additional construction work.

Radlant heating systems are to be used to heat the occupant rather than the space. This
building Is categorized as a semi-heated bullding and we will comply with the
requirements of ASHRAE 2010 for energy efficiency.

LED light-fixtures will be used to minimize both energy corlwsump’rion and frequent
replacement of the lighting.

Low-flow plumbing fixtures and water wise landscaping Is proposed in order to lower
water consumptlon for this development.

High efficlency plumbing fixtures to be provided.
Rain water collectlon and re-use of the WoTer system to be provided to minimize

discharge of the water to the City sanitary line and reduce the water usage for the car
wash.




1

City of Richmond Our Project No, 3674
Mobile 1 - Oil Change and Car Wash, 3011 No. 5 Road, Richmond Page 2

¢ Recycled measures to be considered during the construction time.

¢« The used oil will be recycled and reused. Garbage recycling Ié provided to minimize the
waste material.

¢ Antlfreeze and used motor oil will be picked up for recycling.

Yours Truly,

Farlba Gharael, Architect AIBC, MRAIC, OAA, LEED AP, SBA, Associate
URBAN DESIGN GROUP ARCHITECTS LTD.

FG/mp
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e City of
2042 Richmond Development Permit

No. DP 13-641791
To the Holder: URBAN DESIGN GROUP ARCHITECTS LTD. ON BEHALF OF
0976440 B.C. LTD., INC. NO. 0976440
Property Address: 3011 NO. 5 ROAD

Address: C/O FARIBA GHARAEI, ARCHITECT AIBC
600 — 1140 WEST PENDER STREET
VANCOUVER, BC V63 4G1

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

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

3. Subject to Section 692 of the Local Government Act, R.S.B.C.: buildings and structures;
off-street parking and loading facilities; roads and parking areas; and landscaping and
screening shall be constructed generally in accordance with Plans #1 to #7 attached hereto.

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

5. As acondition of the issuance of this Permit, the City is holding the security in the amount of
$29,161.55 to ensure that development is carried out in accordance with the terms and
conditions of this Permit. Should any interest be earned upon the security, it shall accrue to
the Holder if the security is returned. The condition of the posting of the security is that
should the Holder fail to carry out the development hereby authorized, according to the terms
and conditions of this Permit within the time provided, the City may use the security to carry
out the work by its servants, agents or contractors, and any surplus shall be paid over to the
Holder. Should the Holder carry out the development permitted by this permit within the
time set out herein, the security shall be returned to the Holder. The City may retain the
security for up to one year after inspection of the completed landscaping in order to ensure
that plant material has survived.

6. If the Holder does not commence the construction permitted by this Permit within 24 months
of the date of this Permit, this Permit shall lapse and the security shall be returned in full.

4360213



Development Permit

No. DP 13-641791
To the Holder: URBAN DESIGN GROUP ARCHITECTS LTD. ON BEHALF OF
0976440 B.C. LTD., INC. NO. 0976440
Property Address: 3011 NO. 5 ROAD

Address: C/O FARIBA GHARAEI, ARCHITECT AIBC
600 — 1140 WEST PENDER STREET
VANCOUVER, BC V63 4G1

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

This Permit is not a Building Permit.

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

MAYOR

4360213
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& City of
% Richmond Report to Development Permit Panel

To: Development Permit Panel Date: March 2, 2015

From: Wayne Craig File: DV 14-658670
Director of Development

Re: Application by Habitat for Humanity Society of Greater Vancouver for a
Development Variance Permit at 8180 Ash Street

Staff Recommendation

That a Development Variance Permit be issued which would vary the provisions of Richmond
Zoning Bylaw 8500 to:

1. Vary the minimum lot width from 12 m to 8.3 m for proposed Lot 5; and

2. Vary the minimum lot frontage from 6 m to 0.38 m for proposed Lot 4, to 2.7 m for proposed
Lot 5 and to 0.60 m for proposed Lot 6.

To permit subdivision of 8180 Ash Street into six (6) lots zoned “Single Detached (RS1/B)” for
the purpose of developing single-family dwellings.

,,,,,,,

g
oy 5
Waype Craig”

Director of Develypment

DN:bé/

Att.

4375579
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Staff Report

Origin

Habitat for Humanity Society of Greater Vancouver Inc. has applied to vary lot width and lot
frontage for lots proposed to be created fronting Dayton Court. The applicant proposes to
subdivide 8180 Ash Street into six (6) lots, which are zoned “Single Detached (RS1/B)”. The
proposed subdivision would create three (3) lots fronting Ash Street and three (3) lots fronting

Dayton Court. The proposed variances apply only to the three (3) proposed lots fronting Dayton
Court (Lot 4, 5, & 6) (Attachment 1).

There is no rezoning application associated with the development proposal. With the exception
of the lot width and frontage variances that are proposed, the subdivision complies with the site’s
existing “Single Detached (RS1/B)” zoning.

The site is currently vacant and is a large lot within a developed single family neighbourhood.

A Servicing Agreement (SA) is required and is discussed in detail in Attachment 8. The scope of
the SA includes improvements to the sanitary works, including provision of required rights of
ways, demonstration that storm water run-off is contained within each proposed subdivided
property and that run-off discharges to the City drainage system, and realignment of the eastern
end of the existing emergency access.

Surrounding Development

The proposed scheme attached to this report has satisfactorily addressed the significant planning
issues identified as part of the review of the subject Development Variance Permit application.
In addition, it complies with the intent of the applicable sections of the Official Community
Plan (OCP) and, with the exception of the zoning variances requested, is in compliance with the
requirements of the “Single Detached (RS1/B)” zone.

Please refer to the attached Development Application Data Sheet (Attachment 2) for a
comparison of the proposed development data with the relevant Bylaw requirements.
Development surrounding the subject site is as follows:

e To the north: Single-family dwellings designated Low Dehsity Residential in the Ash Street
Sub-Area Plan and zoned “Single Detached (RS1/B)”.

e To the east: Single-family dwellings designated Low Density Residential in the Ash Street
Sub-Area Plan and zoned “Single Detached (RS1/A)”.

e To the south: An emergency access connecting Ash Street and Dayton Court and single-
family dwellings designated Low Density Residential in the Ash Street Sub-Area Plan and
zoned “Single Detached (RS1/A)”.

e To the west: Ash Street and single-family dwellings designated Low Density Residential in
the Ash Street Sub-Area Plan and zoned “Single Detached (RS1/K) and (RS2/A)”.

4375579
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Background

A Development Variance Permit (DVP 10-542375), for the same lot width and frontage
variances that are proposed in this report, was issued by Council on September 12, 2011 to the
Provincial Rental Housing Corporation (which is BC Housing’s land holding company). The
property was acquired by Habitat for Humanity Society of Greater Vancouver in 2013. The
issued Development Variance Permit lapsed because construction did not commence on-site
within 24 months of the permit’s issuance. Both the proposed subdivision plan to create six (6)
lots; three (3) fronting Ash Street and three (3) fronting Dayton Court and associated variances
are consistent with the plans supported in 2011.

Community Consultation

e Development signs are erected on both the Ash Street and Dayton Court frontages and the
notification area has been extended beyond the standard 50 m (164 ft.) radius to include all
Dayton Court properties (Attachment 3).

¢ In addition to the standard opportunities for residents to engage in the review process, the
applicant was advised to organize and host a Public Information Meeting to provide an
additional opportunity for residents to access information related to the proposal. Invitations
were delivered by Canada Post to the expanded notification area, which includes not only
residences within a 50 m (164 ft.) radius of the subject site but also all properties on Dayton
Court.

e A Public Information Meeting was hosted by Habitat for Humanity Society of Greater
Vancouver on Wednesday, October 1, 2014 from 6:00 PM to 8:00 PM at the South Arm
Community Centre. Habitat for Humanity staff approached individuals who attended the
Public Information Meeting to sign-in. Twenty three (23) individuals signed-in, representing
18 households (Attachment 4). Nine (9) comment forms, of which seven (7) included the
individual’s address, were completed by residents at the event. A letter from an area resident
was submitted to the applicant and copied to staff subsequent to the meeting. Attachment 5
includes a synopsis of the event prepared by the applicant, response to issues raised by
neighbourhood residents, copies of the attendance list, completed feedback forms, and a
letter from an area resident, as well as a copy of the display boards presented at the Public
Information Meeting.

e The following summarizes the concerns expressed in the returned comment forms, the letter
submitted subsequent to the meeting, and the concerns expressed directly to staff, who
received three (3) phone calls from two (2) callers.

On-site Parking (Dayton Court Fronting Lots)

e Concern that provisions for on-site turn around will not be used and that vehicles will not
exit the site in a forward direction.

e Concern that parking demand resulting from the inclusion of a secondary suite cannot be
appropriately accommodated on-site.

e Concern that new residents will park on the street.

e Dayton Court is a cul-de-sac where off-site street parking is in short supply and is
complicated by residents using their garages as storage.

4375579
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Transportation staff have reviewed the driveway access and turn-around provisions and
have determined that the width of the driveway and the on-site turn around provisions
adequately accommodate on-site manoeuvring needs (Attachment 6).

Two (2) parking spaces per unit are provided, which complies with the Zoning Bylaw.
Traffic Bylaw (No. 5870), which applies throughout the City, limits parking abutting a

residence between 8:00 AM and 6:00 PM to no more than three (3) hours for those who
do not live in the abutting dwelling.

Traffic Impact (Dayton Court)

A sidewalk exists on the east side of Dayton Court, continues around the cul-de-sac bulb
to the southern edge of the site’s Dayton Court frontage and terminates at the emergency
access. The sidewalk does not continue south of the emergency access to include the
west side of Dayton Court.

Children play on the Dayton Court roadway. Additional traffic generated by new homes
will increase traffic within the cul-de-sac, which may affect the safety of residents and
children.

Subsequent to undertaking a traffic speed study in 2011 and reviewing the results,
Transportation staff have concluded that study findings do not support the introduction of
traffic calming measures in the area at this time.

A sidewalk exists in front of the subject site. There are currently no plans to extend the
existing sidewalk south of the emergency access.

Height and Character of Proposed Buildings/Overlook/Privacy

4375579

The neighbourhood is characterized by garage entry two-storey homes. The two-storey
contemporary homes with carports are an unwelcome departure from the established
character of the neighbourhood.

Although two-storey homes are proposed, they may be higher than the existing homes.
Concern that the proposed common backyard/community space planned at the back of
the proposed lots will affect the privacy of existing neighbouring properties.

The design of a single-family home is typically governed only by the building envelope
restrictions articulated by the site’s zoning. In order to provide certainty regarding the
design of the proposed homes, the applicant is required to register a legal agreement on
title to ensure the design is generally consistent with the plans presented at the Public
Information Meeting and attached to this report.

As a result of incremental redevelopment within established residential neighbourhoods,
variation in building design is common place and the diversity of building height reflects
updated building practices that typically maximize the permitted building envelope
potential and maximizes permitted density by increasing the slope of the roof. In this
case, despite being permitted to construct homes with a maximum height of 2 %2 storeys,
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the applicant proposes to construct two storey homes with a modest roof pitch. The
applicant has provided sections to study edge conditions if the site is significantly raised
to comply with the Flood Construction Bylaw. However, despite undertaking these
studies, the applicant intends to construct the homes at an elevation that is approximately
0.3 m (1 fi.) above the crown of the adjacent roads, thereby minimizing any difference in
building height and construction elevation. Further, the Dayton Court fronting homes
would be significantly setback from the property line, which minimizes the visibility of the
homes from the street (Attachment 7).

Although six (6) individual lots are proposed, fences are not proposed between the
internal lot lines. A fence would be introduced only between the subject site and adjacent
properties. As shown in the attached landscape plans, an integrated landscape scheme is
proposed, which would encourage residents to gather and socialize, and to draw
residents into the central courtyard area, similar to the landscape strategy applied to
townhouse development. To address privacy concerns between the proposed
development and adjacent neighbours, the landscaping proposed on the northern portion
of the site, is more generous and lush than typically associated with single family
development and includes conifers. Further, the minimum required 6 m (19 fi.) rear yard
building setback on proposed Lot 5 and 6 minimizes overlook and privacy impacts on the
northern adjacent lots. The closest building to building relationship would be along the
eastern edge of the site where a side yard relationship is proposed. Three (3) trees are
proposed along this edge to address privacy and overlook concerns.

Number of Lots Proposed by the Subdivision

Some residents expressed a preference for subdivision into fewer than the proposed
six (6) lots.

No rezoning application is associated with development of the site. With the exception of
the lot width and frontage variances requested, subdivision of the lot into six (6) parcels
complies with the site’s existing “Single Detached (RS1/B)” zoning. Reducing the
number of lots would limit the impact of the innovative affordable home ownership model
proposed by Habitat for Humanity.

Drainage Concerns

4375579

The neighbourhood has a history of site drainage issues. Concern has been expressed
that development of the subject site will impact drainage on adjacent sites and the area
generally.

The site is within an area with soils known to be high in peat and the applicant would
therefore be required to submit a geotechnical report as part of the Building Permit
review. The Geotechnical report identifies any anticipated impacts to adjacent
properties and appropriate measures to keep properties safe for their intended use. If
required, a subsidence covenant would be registered on the title of the property being
developed.
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Zoning Compliance/Variances (staff comments in bold)
The applicant requests to vary the provisions of Richmond Zoning Bylaw 8500 to:
1) Vary the minimum lot width from 12 m to 8.3 m for proposed Lot 5.

2) Vary the minimum lot frontage from 6 m to 0.38 m for proposed Lot 4, to 2.7 m for proposed
Lot 5 and to 0.60 m for proposed Lot 6.

To permit subdivision of 8180 Ash Street into six (6) lots zoned “Single Detached (RS1/B) for
the purpose of developing single-family dwelling units.

(Staff supports the proposed variance.

The applicant has demonstrated that potential impacts associated with the proposed variances,
which will create lots with narrow frontages fronting Dayton Court, have been reasonably
addressed. Responses to the following concerns are discussed in detail in subsequent sections
of this report:

Access, Parking and Safety

The proposed lots fronting Dayton Court will share a single access to the street and the
applicant has demonstrated that the driveway design accommodates on-site turn-around so
that motorists exit the site-in a forward direction rather than backing out into the street
(Attachment 6).

A double car carport is proposed for each home; thereby providing on-site parking in
accordance with the bylaw.

Impact on Existing Character of the Neighbourhood

The lots proposed to access from the cul-de sac are large with narrow frontages that restrict
the building envelope to an interior location. By setting the homes back more than 11 m (36
ft.) from the Dayton Court road frontage, the visual prominence of the homes from the street
frontage would be minimized (Attachment 1, 7).

The applicant has provided a landscape plan, which is attached to the proposed permit and
that demonstrates landscaping can be incorporated into the Dayton Court driveway design.
As a condition of subdivision approval, the applicant is required to register a legal agreement
on title to ensure that the design of the buildings is consistent with the plans attached to this
report.

Urban Design Response

Conditions of Adjacency

e The site abuts single family residential lots on the north and east, Ash Street on the west and
an existing City of Richmond dedicated 6 m (19 ft.) wide emergency lane on the south.

e The new homes would comply with required rear and side yard setbacks and although the
site’s existing zoning permits a 2 V2 storey building on each lot, the applicant proposes two-
storey homes with a building height less than 8.5 m (28 ft.), as well as a modest roof pitch.
Proposed on-site landscaping along the perimeter of the site and a new fence will further
minimize privacy concerns.

4375579
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e Construction is required to comply with the City’s Flood Construction Bylaw (No. 8204),
which requires a minimum flood construction level of 2.9 m GSC, or at least 0.3 m (1 ft.)
above the highest elevation of the crown of any road that is adjacent to the parcel. The
applicant has provided sections to study the most aggressive potential interface in which
proposed new homes would be constructed at an elevation that is between 0.75 m to 3.04 m
(2.5 ft. t0 9.9 ft.) higher than the existing adjacent homes along the north and south edge of
the site (Attachment 1). Despite undertaking these studies, in response to concerns
previously expressed by residents within the neighbourhood, the applicant intends
construction at a lower elevation. Prior to issuance of a Building Permit, the applicant will
undertake a lot grading plan and a survey of adjacent road elevations, which will confirm the
proposed finished grade, which is expected to be closer to 0.3 m (1 ft.) above the elevation of
the crown of the road.

e The proposed development is not expected to significantly affect the existing homes located
on the south side of the site, which are separated from the subject site by an existing
emergency access.

Streetscape

e The applicant has provided contextual streetscape information and a rendering to
demonstrate how the proposed subdivision will integrate with the existing neighbourhood
(Attachment 7). The site’s restricted Dayton Court frontage means that homes constructed
on the proposed Dayton Court fronting lots are required to be significantly setback from the
lot’s frontage to facilitate on-site vehicle manoeuvering and on-site parking, as well as to
allow sufficient building width for home construction. The resulting building setbacks
(approximately 11 m to 14.3 m (36 ft. to 50 ft.)) minimize the visibility of the homes from
the street.

e Variation in building height and design is common within residential neighbourhoods where
redevelopment may introduce updated building practices that maximize the permitted
building envelop and reflect changes in building design. The proposed two storey high
homes (approximately 7 to 8 m (23 ft. to 26 ft.) will integrate well with the existing
neighbourhood.

Site & Functional Planning

¢ Due to the site’s narrow Dayton Court frontage, the location and design of vehicle access to
the proposed Dayton Court lots has been reviewed to consider feasibility and to maximize
safety and function.

Exploration of Alternative Access to Proposed Dayton Court Lots

e Early in the review process, the option of accessing the site via the existing emergency
access, which is located along the south side of the subject site, was considered. The
associated impacts on lot yield and overall density would be considerable and the option has
not been pursued.

Consideration of Driveway Width

e The standard driveway width for single-family development is 4 m (13 ft.). A proposed
shared 4.6 m (15 ft.) wide driveway to access Dayton Court, which is classified as a local
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road, is supported by Transportation staff. The proposed development is expected to
generate limited traffic.

e The Richmond Fire Department supports a slight re-alignment of the existing emergency
access, which consists of two (2) hard surface strips that provide access for emergency
vehicles. The proposed slight realignment of the existing emergency access permits the
width of the residential shared driveway to be increased. The off-site works associated with
the realignment will maintain the 12 m (40 ft.) radius required for fire access. To ensure the
realignment does not affect the functionality of the emergency access, the applicant will be
responsible for removal of the eastern end of the two (2) drive aisle strips and resurfacing the
access with a standard paved surface (Attachment 1).

Manoeuvring

e The shared driveway proposed for the lots fronting Dayton Court will provide sufficient
space for vehicles to reverse out of their carports, turn around on-site, and exit the common
driveway into the cul-de-sac in a forward direction (Attachment 6). This configuration is
supported by Transportation.

¢ As acondition of subdivision, the applicant would be required to register a legal agreement
on title to secure shared cross access and shared use of the driveway for the proposed lots
fronting Dayton Court. To ensure on-site turn around can be accommodated, the document
would include reference to a minimum building setback to ensure a carport(s) does not
obstruct the area.

Vehicle/Pedestrian Relationship & Safety

¢ By facilitating on-site turns, vehicles may exit the site in a forward direction; thereby
minimizing the potential for conflict between vehicles backing out onto Dayton Court and
pedestrians/cyclists. :

e Subsequent to area residents expressing safety concerns in 2011 when the original
Development Variance Permit (DV 10-542375) was reviewed, Transportation staff initiated a
week long traffic speed study on Dayton Court, which was conducted over a 24 hour period
from 8:00 AM October 21, 2001 to 8:00 AM October 28, 2011. The study recorded an
average speed of 30 km/h for both north and south bound traffic and substantiated that 85%
of the vehicles observed were traveling at or below 40 km/h during the survey period. The
speed limit in Richmond, unless otherwise posted, is 50 km/h. Based on the findings of the
study, Transportation staft have concluded that traffic calming measures are not required at
this time.

On-Site Parking
e The applicant proposes to construct a carport for two (2) cars on each proposed lot. Two (2)
on-site parking spaces per lot complies with the Bylaw requirement.

Garbage and Recycling Collection
e Garbage and recycling would be collected for individual units from the street.
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Architectural Form and Character

The applicant proposes homes with simplified architectural features that are characteristic of
contemporary architecture (Attachment 1).

Contemporary, practical homes with simple roof lines constructed of simple yet durable
materials, including stucco, hardi-plank and a metal roof are proposed. Carports that
accommodate two (2) vehicles, rather than enclosed garages, are proposed to discourage the
use of allocated parking area for storage or conversion to habitable space.

Prior to subdivision, the applicant is required to register a legal agreement on title to ensure
that the building design is generally consistent with the attached plans (Attachment 1).
Future Building Permit plans must comply with all City regulations and staff will ensure that
the plans are consistent with the registered legal agreement for building design.

Tree Preservation and Landscape Design

The City Tree Preservation Coordinator has reviewed an Arborist Report and associated tree
plan submitted by the applicant, which analyzes tree retention/removal on-site and is
summarized below.

Table 1: Tree Preservation/Compensation Synopsis

# of Tree Condition Recommendation | Compensation
trees (retain/remove)
33 Poor condition Remove 1:1 replacement

(dead, dying, sparse canopy foliage,
previously topped or exhibit structural

defects)
2 Viable | Good condition but cannot be Remove Three (3) minimum 5 m high
(tag successfully retained because of replacement trees.
#6091, required lot grading. #691 additionally Required replacement tree security
#684) conflicts with access to the lot. of $3,000/tree

A cedar hedgerow is located along the site’s Dayton Court frontage and impedes access to
the site and installation of perimeter drainage. Parks staff support removal of the hedge and
no compensation is required.

The landscape plan attached to this permit demonstrates that the development would provide
a surplus of replacement trees, introduce a mix of conifer and deciduous trees, provide the
required larger sized tree species, and encourage relationships between neighbours through
the proposed comprehensive landscape strategy.

Fences are proposed only along the north, south and east perimeter of the site; fences will not
be erected between the proposed subject lots. Instead, a common courtyard area is proposed
which includes hard and soft landscaping including benches, compost bin, and permeable
pavers for pathways and central patio area.

To address privacy and interface concerns expressed by neighbours, generous landscaping is
proposed along the property’s edges and the garbage/recycling holding area is screened by
landscaping.
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Affordable Housing

e The housing model proposed by Habitat for Humanity Society of Greater Vancouver, which
proposes to facilitate entry level home ownership, responds to one of the primary objectives
of the Affordable Housing Strategy: affordable home ownership.

e The applicant has provided the following details of their operating model:

o Habitat for Humanity Society of Greater Vancouver works with community support
and partner families to build safe, quality homes.

o Habitat member families contribute S00 hours of “sweat equity” into building their
home as their down payment. Families then pay an interest free mortgage inclusive of
taxes and home insurance that is tailored to be no more than thirty percent (30%) of
their annual gross income.

o The money collected from mortgages is deposited into Habitat’s Building fund, which
is leveraged to build additional homes for more families while simultaneously building
a savings fund for the partner family to be used in the traditional mortgage market.

o The home remains within the Habitat for Humanity inventory and if the initial owner
determines it is time to sell the unit, the unit returns to Habitat for Humanity to be used
by another family to benefit from the mortgage equity system.

e An option to purchase agreement is registered on the site (CA3455051). The agreement
ensures ownership of the site remains with an agency that is committed to the long term
provision of an affordable housing option. The document articulates terms by which the
Provincial Rental Housing Corporation would reclaim ownership of the site, as well as lists
eligibility criteria for future home owners.

e Each home will have a secondary suite, which is permitted by the site’s existing zoning. The
secondary suite will provide the owners of the homes with a revenue stream. The selection
criteria and rental costs threshold for the secondary suites will be the same as the home
owner model and is administered by Habitat for Humanity, Prior to subdivision, the
applicant is required to register a legal agreement on title to ensure a secondary suite is
constructed on each lot.

Subdivision

e At the future subdivision stage, the applicant is required to register legal agreements on title
as listed in Attachment 8, including an agreement that specifies building design, secures
shared driveway access for the proposed Dayton Court fronting lots, and provision of
secondary suites.

e Also at the future subdivision stage, the applicant is required to enter into a standard
Servicing Agreement, which includes all requirements listed in the attached Development
Variance Permit Considerations and includes but is not limited to:

o Demonstrate all Fire Department requirements have been addressed and
incorporate any required works into the Servicing Agreement drawings;

o Realign the existing emergency access to accommodate the proposed driveway
from Dayton Court;

o Undertake improvements to the sanitary works, including provision of required
rights of ways;

o Demonstrate storm water run-off is contained within each proposed subdivided
property and that run-off discharges to the City drainage system.
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Conclusions

The proposed subdivision of 8180 Ash Street into six (6) single family lots to accommodate
single family homes with a secondary suite, would contribute to the stock of affordable housing
within the city through a program that is initiated and managed by Habitat for Humanity Society
of Greater Vancouver. Analysis of the proposed subdivision includes evaluation of possible
impacts on adjacencies, vehicle volumes and vehicle manoeuvring for the proposed Dayton
Court fronting lots, changes to the streetscape resulting from the proposed development of the
lots, and character of the proposed buildings and the associated landscaping plan. The applicant
has satisfactorily demonstrated that the lots can be developed in a manner that minimizes the
impact of development on the existing neighbourhood. Further, with the exception of the
proposed lot width and frontage variances, subdivision and development would comply with the
site’s existing zoning. Based on these considerations, staff support the proposed lot width and
frontage variances.

ol

(}/Dfiana Nikolic
Planner 2-Urban Design
(604-276-4040)
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City of

§ I
284 Richmond

Development Application Data Sheet
Development Applications Division

DV 14-658670 Attachment 2

Address: 8180 Ash Street

Planning Area(s): Ash Street Sub-Area Plan

Habitat for Humanity Society of
Applicant: Habitat for Humanity Society of Greater Vancouver Owner. Greater Vancouver

Site Area:

2329 m?

2329 m?

Land Uses:

Vacant

6 single-family dwelling units

OCP Designation:

Neighbourhood Residential

Neighbourhood Residential

Lot 6: 12.02 m

Zoning: Single Detached (RS1/B) Single Detached (RS1/B)
Number of Units: ) 6
On Future Subdivided Lots | RS1/B Requirement | Proposed Variance
0.55 Lot 1, 2, 3: 0.47
Floor Area Ratio: tgi g 8;2 none permitted
Lot 6: 0.42
Lot Coverage: Max. 45% 34.2-39.5% None
Lot1,2,3:6.0m
Setback — Front Yard: Min. 6 m tg: g 11 ?6 m None
Lot 6: 13.25 m
Setback — Interior Side Yard: Min. 1.2 m 1.2m None
Setback — Rear Yard: Min. 6 m 6.0m None
2 Y2 stories (not exceeding 4 A
Height (m): the residential vertical lot tg: ;47’ 8'68&102 m None
: width and depth envelope) U
360 m* Lot 1,2,3: 361 m*
. 2
Lot Size: tg{ g: 223 mz None
Lot 6: 404 m*
Lot 1-3: 12.02 m Variance
Frontage 6m Lot4: 0.38 m requested for
9 Lot5:2.7m proposed Lots
Lot6: 0.6 m 4-6
Lot 1-3: 12.02 m .
) Variance
Width 12m tg{ gj ;23;?mm requested for

proposed Lot 5§
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Off-street Parking Spaces —

2 per single detached
house. No additional

Regular/Commercial: requirement for 12 None
secondary suite
Total off-street Spaces: 12 12

None
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Habltat Building Homes.
for Humanity® Building Hope.
Greater Vancouver

Public Meeting Notice
October 1, 2014
South Arm Community Centre
8880 Williams Ave
Richmond, BC
6:30pm — 8:00pm

Dear Homeowner:

Habitat for Humanity Society Greater Vancouver recently purchased 8180 Ash Street from BC
Housing (Provincial Rental Housing Corporation) for the intent to subdivide the lot into six (6) lots
zoned “Single Detached (RS1/B)” for the purpose of developing affordable single-family
dwellings, and;

2. Vary the provisions of Richmond Zoning Bylaw 8500 to:
a) the minimum lot width from 12 m to 8.3 m for proposed Lot 5; and
b) the minimum lot frontage from 6 m to 0.38 m for proposed Lot 4, to 2.7 m for
proposed Lot 5 and to 0.60 m for proposed Lot 6.

This Development Permit Application is the same application brought to the public in 2011by BC
Housing Rental Society and was approved by Council. BC Housing let the Development permit
lapse by not building the homes within the 2 year requirement. There have been no changes
made to the original Development Permit Application.

Habitat for Humanity Greater Vancouver works with community support and partner families to
build safe, decent homes that we sell to partner families with payments they can afford. These
families would not qualify for a traditional mortgage due to income and down payment
requirements. The Habitat for Humanity model ensures that hard-working families own their
home. By owning their home, Habitat families move from dependency on housing subsidies to
paying, on average, $2,000 in property taxes each year — transforming a substantial tax burden
into positive community impact.

Please come join us to review the proposed Development Variance. Your comments are
welcome.
Sincerely,

Tim Clark
CEO

69 West 69" Avenue 604-681-5618
Vancouver BC V5X 2W6 habitatgv.ca
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ATTACHMENT 5

Habitat | Building Homes.
for Humanity® Building Hope.

eanbaé Van paiiais
Greater vancouver

October 20, 2014

Diana Nikolic, Planner 11

Planning and Development Department
Development Applications

City of Richmond

6911 No. 3 Road

Richmond, BC V6Y 2C1

File: 08-4105-20-AMANDA#2014
Re: DVP Public Information Meeting, 8180 Ash Street, Richmond, BC
Dear Ms. Nikolic:

Habitat for Humanity Greater Vancouver hosted a public information session at the South Arm
Community Centre on October 1, 2014. This information session was a requirement of our
Development Variance Application for 8180 Ash Street, Richmond, BC.

In attendance of the meeting was ABBARCH Architecture, the architects of record, PWL
Partnership, the landscape architects of record, four representatives from Habitat for Humanity
Greater Vancouver, and a representative from the City of Richmond.

Habitat for Humanity Greater Vancouver provided notification to an extended geographical area
providing 100 households with notification of the meeting. :

Attached are the sign in sheets and written responses from attendees. There were 23 individuals in
attendance, representing 17 households. One of the attendees was from outside the notification
area and had just stopped in to see what was happening. Thus, 16% of households notified
attended the meeting, of those 16 households, 11 had Dayton Court addresses. Of these 16
households represented 9 written comments were submitted; 2 of the written comments received
came from the same household.

The general comments received were directed towards traffic on Dayton Court and the height
elevations of the new flood plan requirements. I have included the responses from the architect
and landscape architect for your information.

If you require any further information please contact me.

Tim Clark

Chief Executive Officer

69 West 69" Avenue 604-681-5618
Vancouver BC V5X 2W6 habitatgv.ca



We are aware that we will not be able to suit everyone’s taste as it comes to design but we would
like to demonstrate that the above are well received in different communities around Vancouver.
We feel our design will bring a sense of place to the surrounding neighborhood and will be
something that the communities will help build and take pride in.

The discussions that I took part in related to form and character were positive. An understanding
of the architecture and its need to be practical in its use of materials being low maintenance were
received positively. I was able to field questions related to fenestration on the north and east side
of the property. We provided information related to the house scheme and how care was taken

related to size and location of windows to provide as much privacy as possible for each neighbor.

I did not receive any questions related to building height. Most of the questions were related to
density. Many people were surprised that we were under the allowable density. We did have to
explain how the rental helper preformed in each home. These discussions led to the overall plan
for the development. The scheme is meant to be inviting and promote a sense of community
allowing the public and neighbours to percolate through the site. The lack of fences with access
routes through the site all leading to a central gathering space, children’s park and community
garden all surprised many of the public in attendance.

Our goal, similar to Habitat for Humanity is to propose a design that builds community. For the
public who were interested and wanted to engage in conversation with us it was our feeling that
this was well received related to form design and character of the buildings.

Aaron Urion, Associate
B. Arch.

ng gr

ABBARCH ARCHITECTURE INC

Suite 1830, One Bentall Centre

505 Burrard St., Box 79

Vancouver, BC V7X 1M6

WWW.ABBARCH.COM

T 604.669.4041, Ext 316 F 604.683.5338 C 778.229.1077

VANCOUVER EDMONTON TORONTO

3|Page



Response from Architect:

Aaron Urion, Architect of record from Abbarch Architecture, was in attendance at the public
presentation. The architect’s comments and responses from the public information meeting held
on October 1, 2014 are summarized below.

Question 1

Most of the concerns were related to possible over parking on the site related to the single point
of entry off the cul-de-sac. Concerns were raised that future residents extra cars would spill out
into the already congested cul-de-sac.

Question 2

I was somewhat surprised to read some of the comments that mentioned that the homes looked

cheap and did not conform. Qur research related to upcoming neighborhoods in Vancouver as
well as homes that are currently winning design awards in Vancouver are in the below images.

2|Page



Response from Landscape Architect:

Jeff Philips, Principal of PWL Partnership Landscape Architects, was in attendance at the public
presentation. The landscape architect’s comments and responses from the public information
meeting held on October 1, 2014 are summarized below.

Question 1
There were no relevant questions regarding the lot size variances.
Question 2

Concern about settlement of adjacent properties... As additional consultants are brought on
board, an engineering design will be proposed to properly load the site with the required fill,
without any negative impacts to adjacent property or adjacent grades.

Proposed concrete retaining walls will properly control the raised grades on this site, while not
effecting grades on adjacent properties. Actually, the proposed raising of the subject site, to
meet proposed grading guidelines, will eliminate awkward grading problems between this site
and the adjacent properties.

Currently, the adjacent properties drain across this existing lower subject property. As part of the
proposal to raise the site grades, this drainage will need to be addressed as part of the drainage
plan for the required retaining walls.

Common area accessibility to the public might be a problem... The site is private, but does not
exclude the public. Proposed walks are able to be used to move through the site. If the worry is
noise or group meetings that are unwanted, it would be the option of the residents to ask the
groups to be quiet or to ask them to leave this site. Privacy at ground level would be achieved by
the use of a small property line fences on the proposed concrete retaining wall, massed planting
and evergreen trees.

Possibility of using “lane”, emergency vehicular access, as a vehicle access to site... Ido not
believe the municipality would be supportive of this idea. Additionally the existing lane appears

too narrow for two way traffic.

Concern about drainage onto cul-de-sac, (Dayton Court)... Storm water drainage for this site will
be collected and controlled on this site.

PWL Partnership Landscape Architects Inc.
Jeff Philips

4|Page
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58 Habitat Building Homes.
Q for Humanity® Bullding Hope.
Greater Vancouver

Public Input
October 1, 2014
South Arm Community Centre

8880 Williams Ave - Y
Richmond, BC / \‘\

. . 4
6:30pm — 8:00pm / — \
Co cens \
.-"’/
1. Do you have any concerns with the width of the access point to the three units at Dayton Crescent

-
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2. Do you have any comments regarding the proposed homes building schemes in relation to 11614 7

Ocifght/building form/character: 2%_ //‘QE‘S) '

Yei/No

Comments: 7nr & \Da Nar oé:@/{ /(/ e gé«'?fcv’t
H‘W’iﬁ"g : ?é‘/,cb///ﬂ/& Al CHEY Ry
BV Y Do AleS Do _ﬂx/W/M %/L
C oasDi/Seps S rekpcc SYorsrwie g ﬁzo ¥

7

Y QEAESED) 5P ke DOYlpravIl
Name; c>)/f %{Pﬂ_ Address: A Eyg‘g— \\bﬂy)\ﬁdé\
L € Qo
VPSRN
69 West 69" Avenue DAY ™ — 604-681-5618

Vancouver BC V5X 2W6 habitatgv.ca




5.~ & Habitat Building Homes.
‘ for Huma““y“@ Building Hope.
Greater Vancouver

Public Input
October 1, 2014
South Arm Community Centre
8880 Williams Ave
Richmond, BC
6:30pm — 8:00pm

1. Do you have any concerns with the width of the access point to the three units at Dayton Crescent

Comments:

THE SPAGE S Sy VERY NARRON F cpl s 1o
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2. Do you have any comments regarding the proposed homes building schemes in relation to
height/building form/character:

@I’No

Comments; W\(H{ THE ELENEWTD et o0
A HAaBver]  FoR. vrtuuonema\ly  =SoSUHRE
T FOUND & IDN (O o) SET7LE

IsS10 . APNAGHS]  PeofTERiiESs.  Anid
AFEE(n I, T1E K7ZRUACTURL oOF /\)B’é'”‘?’?/e’ug

J7ormES
Name:  (NE( Ay Address: &/ (o O HSH ST .
69 West 69" Avenue 604-681-5618

Vancouver BC V5X 2W6 habitatgv.ca



1.

Habitat Building Homes.
for Humanity* _ Building Hope.
Greater Vancouver

Public Input
October 1, 2014
South Arm Community Centre
8880 Williams Ave
Richmond, BC
6:30pm - 8:00pm

Do you have any concerns with the width of the access point to the three units at Dayton Crescent

Geno

Comments:
e adiant. Appads T BE Tio Nl ToC CAEC To Gslen

_op ThS Sitee  Eacied. Tidad Tl Caa-forct

Do you have any comments regarding the proposed homes building schemes in relation to
height/building form/character:

fedmo

Comments; &{ Eanipt, fike GasTinh 2 wiens, VeTade
Centmtn] df Sok Mbid  DAMMAL TUE W pWSs O,
YlRaches, m\m_\'z Muaki B A CSwe | (ebiggn
b, vl g Mcess e 1o BuBuc Ml B BN SSUE,

Mame: 1"\»‘(‘4 g\{«U&M Address: %l(’o ,»\“' Q_‘—uu:(,/"

69 West 69" Avenue 604-681-5618
Vancouver BC VSX 2W6 habitatgv.ca



o Habitat Building Homes.
‘ for Humanityrzr Building Hope.
Greater Vancouver

Public Input
October 1, 2014
South Arm Community Centre
8880 Williams Ave
Richmond, BC

6:30pm - 8:00pm .
be% FAN
1. Do you have any concerns with the width of the access point to the three units at Daylon Crescent \J W

= e

Comments;
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2. Do you have any comments regarding the proposed homes building schemes in relation to
height/building form/character:

Cyane
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SN Habitat Building Homes.
‘ for Humanity“’*‘ Building Hope.
Greater Vancouver

Public Input
October 1, 2014
South Arm Community Centre
8880 Williams Ave
Richmond, BC
6:30pm — 8:00pm

1. Do you have any concerns with the width of the access point to the three units at Dayton Crescent

Comments:
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2. Do you have any comments regarding the proposed homes building schemes in relation to
height/building form/character:

'No
Comments: Contera witl  Sife qiade devaton & TMM?] rama
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69 West 69" Avenue 604-681-5618
Vancouver BC VSX 2W6 habitatgv.ca



%& i Building Home.
m Habitat uiding Homes,

for Humanity” Building Hope.
Greater Vancouver

Public Input
October 1, 2014
South Arm Community Centre
8880 Williams Ave
Richmond, BC
6:30pm - 8:00pm

1. Do you have any concerns with the width of the access point to the three units at Dayton Crescent

@/No

Comments:
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of the street,

2. Do you have any comments regarding the proposed homes building schemes in relation to

height/building form/character:
Yes/No

Comments;

Name: ‘OUVC_ Cum!ﬂoﬂaJ Address; &1 i ‘96: y"’Df\ Count

69 West 69" Avenue 604-681-5618

Vancouver BC V5X 2W6 habitatgv.ca



58 Habitat Building Homes.
‘ for Humanity‘f‘ Building Hope.
Greater Vancouver

Public Input
October 1, 2014
South Arm Community Centre
8880 Williams Ave
Richmond, BC
6:30pm — 8:00pm

Couih

1. Do you have any concerns with the width of the access point to the three units at Dayton Crc ent
gs/No
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2. Do you have any comments regarding the proposed homes building schemes in relation to
height/building form/character;

YesiHo
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69 West 69" Avenue 604-681-5618

Vancouver BC V5X 2W6 habitatgv.ca



e H abit at Building Homes.
| for Humanity® Bullding Hope.
Greater Vancouver

Public Input
October 1, 2014
South Arm Community Centre
8880 Williams Ave
Richmond, BC
6:30pm — 8:00pm

1. Do you have any concerns with the width of the access point to the three units at Dayton Crescent

&-
Comments:
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2. Do you have any comments regarding the proposed homes building schemes in relation to
height/building form/character:

@No
Comments:__ mMm_W%MMMM@
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Name: M Address:
gt
69 West 69™ Avenue 604-681-5618
Vancouver BC VSX 2W6 habitatgv.ca
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G -0 Habitat Building Homes.
‘ for Humanity"® Building Hope.
Greater Vancouver

Public Input
October 1, 2014
South Arm Community Centre

8880 Williams Ave
Richmond, BC
6:30pm - 8:00pm
I. Do you have any concerns with the width of the access point to the three units at Dayton Crescent
Yes/No
Comments:
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2. Do you have any comments regarding the proposed homes building schemes in relation to
height/building form/character:

Yes/No

Comments: —, e
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69 West 69" Avenue 604-681-5618
Vancouver BC VSX 2W6 habitatgv.ca




8231 McBurney Court
Richmond, B.C.
V6Y 3H5

Tel: 604-451-6049

REGISTERED MAIL

October 15, 2014

CEO

Habitat for Humanity Greater Vancouver
69 West 69" Avenue

Vancouver, BC

V5X 2W6

Development Variance Application # DV 14-658670
( City of Rmd ref: DP08-4105-20-AMANDA# 12014-Vol 01 )
8180 Ash Street, Richmond, B.C.

Dear Ms Clark,

Thank you for organizing the Open House event two weeks ago (October 1, 2014). | have taken
the opportunity to speak to a few neighbours and would like to submit our comments as follows:

(A) General features that are of concern/interest to the neighbourhood

A.1 The 3 housing units facing Dayton Court with a shared driveway has posed concerns to
the neighbourhood during the 2011 public consultation process (when BC Housing applied
for the variance). Some of our neighbours suggest that it should only be 2 instead of 3
units. Insufficient parking for this complex may result in over-flow street parking on Dayton
Court and Ash Street.

A.2 The proposed height of the new houses is apparently higher than the neighbours. This is
contrary to what we were told by the Architect’s surveyors when field measurements
(including the elevation of our homes) were conducted some months ago.

A.3 The general features of this proposed scheme (in relation to height/building
form/character) are likely to attract more attention from the surrounding community at
large. In this connexion, we would like to know how many residents in the neighborhood
had been notified of the Open House event, and whether notices had been placed in the
local papers before the event.

(B) ltems of specific concern to the adjoining neighbours

B.1 It appears that several feet of fill materials will be brought in to lift the grade level much
higher than that of the neighbouring houses. That could cause considerable settlement
damages to adjacent structures/houses. :

B.2 Compaction of the soil by this proposed building foundation may result in very poor
drainage of the surrounding areas. The effect is likely to be more serious as the new site
is higher in grade level and protected by retaining walls (as shown on the architectural
schmetics).

Page 1 of 2



Development Variance Application # DV 14-658670
8180 Ash Street, Richmond, B.C.
Page 2 of 2

B.3 The open layout with shared backyards for these six units serves the concept of this
housing scheme well. On the other hand, privacy of the neigbhours hopefully can also be
addressed by designing of the common activity areas away from the adjourning
neighbours and shielded by plantation at the fenceline.

| look forward to your comments and responses.

Sincerely,

(original signed and mailed)

Paul Lam

¢.c. Urban Development Division, City of Richmond (ref. DP08-4105-20-AMANDA# \2014-Vol 01)
Councillor Bill McNulty, City of Richmond
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PLAN #2.b PARKING TURNING MOVEMENTS

N2V =S

A1) Nolva
I L
N i,
Gls S ]
=] b
]
1l
=0,— 7,
ZH ‘//
— . ’//’; H
" ’-\ = a2 ol -
-3 asuies
—
e 2 |'_
- et
\/\/ v 1 1
AL Nolva
I .
N —a
3 -
o= d
a =
i
0/ )
A fa 5/
- al7/
o — v
. . Yoo
“ g2 —
— 5-
2 : I_—
\/\/ - | o
AL NOLVa
] .
o o 5
o
-]
0,
7 /s,
Zc
»7
@ ol 7/
n 1 ¥on ~
* Yl 8 N, =
= —
p= —

10T 6 -12

10T 5-10

10T 4 -8



51001 ONINI 3341 JMYHS NYITO HUM MO0
38 TITS X403 IATN 40 NOMYTTYLSNI HLL 338311 LYHL S100Y B3 TIVHS 40 ONLLLND

‘
tsxzu.:zix»asvauﬂ
‘DNIDI GNYNAS S100Y CHNONY ONYMBONNTINNAL 71

S3TULA0 SINT HTIUL NHLMONBIGELAICUD D

3341 1n9 40N OQ *INYIINSNOI ML A U3[334I0 5 SLO0N 3341 GNONY 3LvAVOd
“TI¥HS BOLIVH1NOD FHL 3L Y40 N1 N0 SHLNLIMA NOLLVAYDG ANYONUND

SYONYSNYd NO (317310N1 JHIHA ATNO 330

“LHYLIIEN0D IH1 49 03193410 SSTINN SL00Y

I

CINENOD 3H1 A8 02153410
NI O NMLA NOLVAY DA L

SIRILONNOUY NoLwaYd ¥

QITAITN0E 40 NOILKOS

S3LON TVHINZ9 NOILIIL0Nd 3341

DONY IRIUOINGTY T

3130¥10 N1 L8 U202 NYHL 5531 0¥ IYHL ISOHL ONIGION
“GAL930049 T8 01 3UY LS NOLINNISNOI ¥ 01 INZSVIOY STUL LITHISHO QHvATIN0B 1Y 1

“sa3UL oYAIA0E |

03:034 38 04 3341 §70NCIIA AMV
.\ / -, JLIS NONOLINMLSNOD ANY DL HORId ONY
2 v ‘0T 36 NY2 ONIONS H3IEHYE NOLLI310Hd T35L NZHM LSINOGHY LI3OUA 3HL NHOINI €]
03034 38 013341 SNOUFANGD | ) Y| oanwLy e 0L 33u1SN0NCRIA TSy INVTd M0 310, SUSMYdAY Z4VISONY ONY FRL “LSnaY 192008 L
. 407103 241 40 NOWIO3 NN 4 SOM BHIND 035 QIUVIIT¥Ad 38 TIva 33VY] 40 IMIVATHL A6 QIMIUAIY I8 LENH ATHL OTTIVISNI NIZTE JAVH SUZINHYD NOLLOILONA T3 ¥3LIV T
e U440 110530 ¥ VS 500d MALSTLENOS 31 ONIUD S8 Y10 S931 B0 L SOVIOANY S ‘s ooom sz ot
ppm——— . ST Soound NOSNICHD ML OL s O N ey L7 KL UM
1378VL NO 310N ONO3IVGE SIS TYL3FNO SMVLS UBHIL Y X OL GINTISVA ATUIDTS NN HONSMHI |
e ™ e r— rm 3 oL suIvHINGD Y J0031oNAISNOIGNY IHOI3HNI WOZ | 15V 1V 38 1S SU3YA NOLLO3 10Kd 3341
; NOHINHISNG 40 NOIIVANG 3HLHO3 39V NINIYYEY 0L HI TN ONIONTS NOUS310¥d 331 APV NOLLIDNY 331
FONIOTTINIWIOYNVIW 33UL | | 341 NOINILT 1dROS NOINIHOZ 331 GILITADYA NIMLIM HINN S0 U3AV1.) ¥ OOV OLUOLOVAINGD T
n 1001 ONY SHYS ONINTUA 33U JMVHS NV3TI 350 Wy
RO Y EMm < (OSSN NN HOWXOVE LIRSl L 38 T Va0 134 0L LAl 0oL 3w ETS ANYFHOLSION OO T
v s AR o D ONYNOILON I SNOD MINAO NOLLYO0T SHLOL INDVITY AT (O3t GIUAINROINISIO0H 2 it
UUNSNYRY34 WINA 307VYO NOU4 S1004 03S04H L3 LONIONY LN0dans Avioaral. 7 AN BvaOTEN G 10 10 M2A3 10N DOSYAYY 100 T4 e IHNOD TTOHS NOSKISON 2
. ;NDVINEnOHL 31990728 Oty 3ML 191 INSHI 01 KTILVNOIOV GTHT1¥IA I8 1SN KSHL SSII0Hd NOUSTUASNOI L
SUALSION NIYLNIR “d¥1H0G OALVRMING 13 40 SUIAYT BN ML XT¥d "D N3G 0LOIINDIN SV SN NOULYAYIX3 ONOLTE F500%3 D3U31NI0INA KV S100Y . i E N N 710319041 M0 ¥ 3
OB TNNLNer Som 3 1 L v 8 R R e oAl LOHONDHHL B5403H¥2 ATALVTIOH0Y 38 15NH X 30Hve NoLLJZL08d Tl SHINMLMSIIML "L | MY Nmesomort T3t 11 ToNVONC20Y o NN WY O i sioo o
FUNLSION NYLNIYR 3703 HIMY3 AVYHOSINIL J0UDNS ¥ ‘NOLLOMLSNO BNTSNG Tva NOLINZL3H 321 S
54 0L owymNIsN T g NOLOBLOYd 334
S3UOSYAN TYIEHI ATHOINIL ONIDTION SHL 03N0 3TAOE
W3ADD ININAUA3 40 INZWATVId O1 HOW 110 S0 01 SLO0H G3SDOMOTIVIONGT ks isomuy 3oy
. LON 1SN 53741 133418 o8 01 40 24T NIO 11 HOMA L9101 NYHL TUOR ON A8 ONY
° o . vosiodil | I oyl i I T
L ONINNNG 331 JHYHS NYITD 3501 “NOLLONYISND HIN HOU4%0vE o " s " 3
RSP ICENIRINEHTE | a0 s o L T L 3| L sttt .
#3530 NOLLY 20T IMLOL INZIVIY K13 1VIQ3HOO3NTNNOONS 3V L SI008 1 =316 L 8Q30N3S ATTYI0L 30 OL NOUYI303A T1OVFSIOURUOTNVSIINL T DN HONE. SLLSYId S¥HINS DTN IHONOWML 335 5
H SHVRSSOUDONY 'S5333 AVRIAEA H3U JONTTGSA VIO YOI JaMGBd € 331 INIAIIIS3N ¥ HO 3341 OINIVLI ¥ 341 ¥ HOU XUV AOHGULON 00 |

¥ 3;

d
NI 14393 3381 LNFHINTA3Y HO 3341 GINIVLIY ¥ 31

1 NIV
341 OINIVLTY ¥ F3UL ¥ 40 INTIIS0 ML NIHLM 341 ¥ LHOT T LON Ba ¢

"LIN34 3301 ¥ ONINIVLEO L5414 INOHLI 3341 ¥ 3A0WH LON 00 2|

WY1 33UL ¥ HLM 3NV
T340 AGRIH LON GO “(

S310ON NOLLI3L0¥d 3391 TVdIDINAK

789 —

OO0O0000

D0O00000),

CO0C0O0O0,

oty

199

999

599

£99

99

199

smaNL
G350d0d
HLra vy Das

133¥ISHSY

168

269

£69

{

B

!
\,

69

k2224

-
~

099~

659 —

\ 859~

958 —

B ONIIYDSANYT ISOJd0dd € NOLLDAS

759 —

A

~X
fY1d INJWIIYNYIN 3341 €

zry

&4 Nvd




aiysiauned JAAM N

/
s
& N e | d
O ‘ O
\A , i —a o= 5
= —
l/ _, 2 Ll Q —@ Q .ﬁ_ o 5
@ I[ m
[
: 1@
e :_ o O
1 UL AT ,N\E b O 0 —
3 L X O _o
O @ _H_Dw_ Q W jﬁm.ﬁ :
: il =
0. e = ([ e —
— [} O Y
[l [*] T
A\ i Q @ = o
0 =
. . — e ] Q ) pﬂﬁ T]q_
. \ . * _ .m. ; > I i ] =
NY1d 3dVISANYT 9°€# NY1d

B ONIIVDSANYT AISOIOdd € NOLLDAS



LNIOS3H0

NOLAYQ

ONIDNAOHd Q204

YIUv AVId

!
/ . a _ ‘ -

B ONIIVDSANYT dISOdOUd € NOLIDIS

——

1334918 HSY

NYTd 311 3dYISONYT I4IANTY 2°C# NYTd



DNIIVYOSANYT dISOdOdd ¢ NOLLDAIS

i 1IN i

(o) id 40 3903
etz |

NLLNYT
N (TI¥M 30 dO.
0 > < 199'Z ML
%
\WM3AING JO 3003 X (3TVMS JO WOLLOB
XAE] yevv > 85 13
% OlLvd 40 3903,
i TRAE]

Foviaay
©0139N34
Q350408

‘pasualladxa pup palojdxe ag o4 ssaulloqyblau pup Ajunwwod, 3o jdasuod
-3y} Buimo|o ajiym sadods [papiaipul Buidjuapr of asuodsas anbiun o si siy] ~ails dy} uyiim pakojdwa s9Ud4 10 SB4PH OU AID AIAY]
‘saulaadpib Buyloddns si||244 P 51 ‘appys apiaoid oy Buidjay pup onnd ayj Bulpsjold "saaly ||PWS PUB SGNIYS BUulID3G-IN1} Yitm Paul|
st auids [04UID siy| "PaL Aojd juacolpo ayy ul Aojd uaippYd 1BYI YoM ABY| SD S[PIW }00d sjuasRd smo||p PaJP andaq.ng Bujuiol
-pp ay] 243y Buial saIIWDY 8y} of IsaApY Ysauy salddns usppB ojqniaBoa ay} ‘sjun ayi usemiaq 9aods uado Bupy-YINos Byl U]

*PO0y} J1BYI MOIB O} SBI|IWD4 JUBPISI 104 SUIPIBH [PUNWWOD
pup paip Anjd ‘Daio HEg /ourd Sy} JUIIDIPO SZYPOS PUD XD|BI O} AWOD SAIWPY BI3YM 59I0S [PUNWLIOD JO SIXD YINOS/YiJou B

SUNJ SIS DY JO JI0BY BY4 4y AN YSY 08 | § 4o ubisap adoaspun| ayi 0F 483 940 $3IJIWR} PUR AHUAWWO) Jo asuas Buosys o Buip|ing

apuoly ubisag adoaspun

TYNOLLYY 3 NOILI3S 3LIS IdYISANYT QIYIANIY P°e# NYId



L =80 TIVOS
, _ NOIVATT 1SIM €
949~ 6 BAT1DMUSNOD COOH K
il | B s _ woos nzio _ uaea !

.\n\\\k\v.%w, .
e ..‘.ﬁw.a:wmuoarﬁi onci-ip H00% S/ _ | .
: S
N Y m@qkﬂu@:\

e oo _ Gope b Bl |ele (B Jal _ i Am%y _ ‘ ‘
- g8 g | m | m &W«gmﬂ.mﬂaﬂad(uu\ [ M | m
— m ViINN €101 5 V1INN Z 101 m ViINn 1101 w

; : : 5 pvemmmen

H [ f e TIvos

NOLLVARII LSV I

¢ wEoE
v WL E)'og

g X wewlioE NS “
& WEFZi'Ta Ca——— i
m . i g WeeTiod “
3 . [R.—...qw &t H
3 _ WEFTiod ¢ I :
) 5 |
910-8 | w e AT [ [ m i
T ER ! & . :
¥ s N a m
28R _ g _ :
T kAR g :
ez 2 ‘g aooxsn A : e GreseasE i
G Al “ w000 IGN
s 3 _ _
N .m '3 -
T, 4C0%°0'L 3 o [P " _ m
Znon- g€ 15 Wb E mEmEewm o TToo-—-o-— cm e B
7 . - L f
T eI EDG 1 | g 11NN 9 101 g4 1INn ¥ 101

oo
95 0. A TE NS
CorA O CCO ko e 1]

o
e 50 . vV
o S e oo (2]

ove
R g5 e BTV
Ao e [
e
v U G
Fwaaeao mosmiao [

v
SOV MU N G R0
TarcawaD: voin i (2]

faen
s e g G
oD o seas v [2]
oz
5 N E IR A e
elvrres oot wir o [E]

w0 e
oz v sse newe [3]
aves oo iecs e [7]

g

799D 1S, STV NS 1O
A reat oo (5]

o5 Ave0

LS AL RTINS v
ciwinzs i avosscov) ooous [)

o oLy

LB BATIN KIS B
o300z muvomooy) s [

| T SNOILI3S LIS EF# NY1d

@ NOISIA F NOIIDIS



‘one-5
——
—— .
_.m\.n_.h |
I werii'ga
e | vegTi e
o
B
1
lao-ar )
—
\

e Ny

N2

4 7 rﬁ%w
o rﬂw.mw
Z-8¢€, \
i o o e o e o e - .
Zno- gt IROEH SNTTNG Xl
4 lINn ¥ 101
.c;u..m\

ovs
D 50,08, Ex TV N
v G N
v

Ovra N 180 TS D
Twzaero mormiso [

novu
v RN Tt TTvD
Fercawro! vem i (2]

Beva
O M N1 GRS T
TErcawTo oo s wa [5]
0w voon

529 VS CAMTUANINID6 M
012 CICI DI A AN
aveo pien

o3 vy sacsrorcia [4]
AV L 2000 4R L
st

TP G STV Klivhe
2505 NG BT
s ava0

ST NN

O, EATINNAST§ 1w
0. 505 (mivemRooy) oS

SN

B NOISId # NOLLDIS

05l =8/ 13IVOS

Y 1NN 1 101

o8

(woos).ei

Zer ]

AATIAL

NN 22vElss

J 1NN S 101

NOILYA313 HINAS

)
7

L =81 308 )

SNOI13S 31IS 9°F# NY1d

NOLYATTIHINON \ €/

IIIIIII -

IKEBH SNITWE Xt

wooel sass

=




oae Ut Vs

¥31A LALNGS NOLLYATII 1S3M

ur () TOTSG Tou
wooe (& 5 o
o
o]
L 13 2-
vin T= G
EEER
HH
E13 ]
NG e
s FIC T
wirs s
o @Yy o =
vor (o) S Taa
&
._
.. |2
o 1515
I
H M
e [E
LI
vz TRJR[[E ==
&
;
i
N

) swarsom ot
2202 pan

xcaa bav

3 - 20X WIS

SA31A IR HOLLYATTZ HINOS

M3IIA LY3LH0D ROILYAITT HINGH

oot G m T
b |8 2

o IR TE T
> R
cafE

cxe GEILPR
EE H
'
3

PN T —s

in e

@ NDOISId F NOLLDIS

ra - s

MIIA DELRTD HOLLYATTE 1SY3

I L S S LGS i e pu——

BswP e 3o oo
w003 rax

SNOILIIS LIS VIYY b NY1d



¢ 13A31 - NV1d 40014 4 LINN : - L 13A31 - NV1d 40074 4 LINN

WMJ m = ]; = | = = . o

nns.L =51/t .
(=L

ua ]
suwe[])

ncwss

5
N

828 r0 X 55 £OR v -
$54TLL VANV W20 40 KOY) CINTTIY T Lre

B

NY1d 40014 - N R O
g LINn > ™

€ 11A31 - NY1d 40014 V¥ LINM

ey T z
e ]
I oveas !

nos 1=k
vun [
yuma[]
Yy 9NIqune

A ]
deqe VauY 6047 Oy I

1 = =
_ w -5uu4nun

v
nsvaus

45 TU 3 PO XS TR
ST {vanY oL 0 K% ) CINGTIY Bv Nt

=

e

H
!
5
k
:
3
2
H
,
:

|
NY1d 40014 ~ - .
v LINN © © _

SNYTd LINM &°G# NY1d

~NT T 1A

$ T8 S W44 80




nns.L= 90t

un ]
]

1AV NIaTINg

NSRS TG TS
P Iy TG T 10

3 goorvoxss LR
20 FLL0T (v Tav ML 4O KO ) GIMTTIN T0

(aBOSre g WILC ) a8 WERE 1 DD 1
v

NV1d 40014
J 1IN
NISTA F NOLI

LSS SO B |

T8 W |

T 13A31 - NV1d 400174 J LINN

Li
z
|

H
T,

SNY1d LINN d°G# N¥1d



———— R R T 3 W— . R o — - P N ) - . ot

M3IA 133418 3S
SM3IA A3Y¥3AN3Y L# NY1d

T M)A N
Al S D




DN INOLIILIHOUY
HOYvEaY




JONI 34NLO3ILIHDYY

B NOLIDNAOYLINI INTWIOTIAIA ‘T NOLLDIS

T
Wowey




(5902 ey _—
T S

BEZ
E —Qu&ﬁ_ f g

(924 Nviel)
LI

HOLAYO @ LNIWIAOW DNINYAL

ATTACHMENT 6

0 ‘ols0¥al
£ )iomiona3
IFOrS39909 94 WLANOML
JNEIYNLIILIHDYY
Ho¥vagyY

ul

08 O LIS RSV 0318

dIHSHINMOIVOH
ERELOLIEEL
= ALINYUINA 404 LYLEYH

12AN0dURA JIEAY
Ayreusny 105

eliqey

Bl 30

oz o wn
20 A

e

avememos /Y

87 107- "ULI NOLAYQ @ SINIWIADW IHINUNL E

i

41> NoLAva

1) NOLAYa

01-5 107 - HLI HOLAYQ ® SINIWIACW ININYNL

D1 v 398 TS

sasssemmos /)

41 NolAva

Z1-9 107~ 41D NOLAYO ® SLNIWIAOW ININY¥NL E

i

41D NoLava

1) NOLwva

410 NoLAva




ATTACHMENT 7

-

d ‘¥ NOILL

@)
s

.

S

AL

T

L AR

d %

7
P

M3IA 13341 3S
SM3IA Q3Y3ANIY L# NY1d




TNt 2HOLOLIHOEY
HOYYHEY

@ \DIsid & NOLLDAS




7 City of
# Richmond

Attachment 8

Development Variance Permit Considerations

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

Address: 8180 Ash Street File No.: DV 14-658670

Prior to DV 14-658670 being forwarded to Council for approval, the developer is required to complete
the following:

1. Provision of a letter of guarantee to ensure tree replacement (including tree replacement for specimen trees valued at
$3,000/specimen tree) and landscaping is in accordance with the plans attached to the Permit.

At future subdivision stage, the developer is required to complete the following:

1. Registration of a flood indemnity covenant on title in accordance with the Flood Management Strategy specifying the
minimum flood construction level of 2.9 m GSC, or at least 0.3 m above the highest elevation of the crow of any
road that is adjacent to the parcel.

2. Registration of a cross-access easement, statutory right-of-way, and/or other legal agreement(s) or measures, as
determined to the satisfaction of the Director of Development, to secure cross access and shared use of the driveway
for lots fronting Dayton Court (proposed Lot 4, 5, and 6) and to ensure a dwelling fronting Dayton Court is setback a
minimum 11.0 m to guarantee vehicles have sufficient area to turn around on-site.

3. Registration of a legal agreement on title to ensure that the building design on the proposed future lots at future
development stage is generally consistent with the architectural plans attached to this report (Attachment 1).

4. Registration of a legal agreement on title to ensure that final Building Permit inspection is not granted until a
secondary suite is constructed on each of the lots (Lots 1-6), to the satisfaction of the City in accordance with the BC
Building Code and the City’s Zoning Bylaw.

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

a) Water Works
The developer is required to:
e Coordinate with the Fire Department to address hydrant requirements;
e Incorporate any work items identified from the above process into the Servicing Agreement drawings.
b) Sanitary Works
The developer is required to:

e From manhole SMH6236 at the northwest corner of the development extend the existing 150 mm
diameter sanitary sewer approximately 30 m south and provide service connections and inspection
chambers to new lots;

e Provide a 3.0 m statutory right of way for the above item;

e Install a manhole at the property’s southeast corner with a 150 mm sanitary sewer connecting into the
existing manhole (SMH1531) at Dayton Court cul-de-sac and provide service connections and
inspection chambers to new lots;
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e Provide a statutory right of way for the above listed item with a minimum 3.0 m clearance in all
directions.

¢) Storm Works:
e The developer is required to confirm and demonstrate that in accordance with Bylaw 7551 (Drainage,

Dyke and Sanitary Sewer System bylaw), storm water run-off shall be contained within each subdivided
property and discharged into a city drainage system.

e The developer is required to:

o Coordinate with Building Department to revise on-site storm water designs;

o Install up to 60 m of 200 mm storm pipe including 2 manholes and appropriate number of inspection
chambers along the property’s south frontage to provide lane drainage. Flow is to be directed west
to Ash Street.

o Install drainage service connections and inspection chambers to service each new lot.

d) Private Utility Works:
The developer is required to:
e Coordinate with BC Hydro, Telus and other private communication service providers:

o To underground the Hydro service lines for the proposed development;

o  When relocating/modifying any of the existing power poles and/or guy wires within the property
frontages (Ash Street);

o To determine if above ground structures are required and coordinate their locations (e.g. vista, PMT,
LPT, Shaw cabinets, Telus Kiosks, etc.)

e) General items:
e Realign the existing emergency access to accommodate the proposed Dayton Court shared driveway.

Remove the two drive aisle strips affected by the realignment, construct a uniform hard surface for the
affected area, and replace the existing emergency access barrier curb at Ash Street with a roll over curb.

e  Confirm that the emergency access meets BC Building Code requirements for 3.2.5.6 Fire Department
Access route design. Lane modifications may be required.

e Ensure that the emergency access lane is kept unobstructed through construction and that it suffers not
negative impacts (e.g. disruption to drive aisle strips and/or lane drainage may need to be provided in the
emergency access lane if significant modifications are required to address impacts resulting from
proposed development of the subject site). Any such impacts will be rectified at the developer’s cost.

e Removal of the existing driveway letdown on Ash Street and its replacement with barrier curb and
gutter, boulevard and sidewalk per the frontage improvement standards established to the north and
south of the subject site.

e Any necessary improvements to the existing sidewalk and rollover curb for the proposed Dayton Court
fronting lots in accordance with City design standards.

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

1. Submission of a Geotech report to identify any anticipated impacts to adjacent properties and undertake appropriate
mitigation measures, including registration on title of any associated required covenants.

2. Submission of a Construction Parking and Traffic Management Plan to the Transportation Division. Management
Plan shall include location for parking for services, deliveries, workers, loading, application for any lane closures,
and proper construction traffic controls as per Traffic Control Manual for works on Roadways (by Ministry of
Transportation) and MMCD Traffic Regulation Section 01570.

3. 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
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associated fees may be required as part of the Building Permit. For additional information, contact the Building
Approvals Division at 604-276-4285.

The site is within a peat area, a geotechnical report is required as part of the Building Permit review. The
Geotechnical report identifies any anticipated impacts to adjacent properties and appropriate measures to keep
properties safe for their intended use. A subsidence covenant would be registered on the title of the properties being
developed.

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.

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

Signed (original on file) Date

4375579



N}r ) )\Qﬁ,

U

o
2
[

N
2
L

City of
Richmond

I | RSIF |

/1

RSI/F | | ZT60

)

RIL |

RS1/F

ZT60 RSI/F )

T
CN-

BL-UNDELI=RD

RTL1

‘RS1/C

N

RTL1

ASH ST

RSI/E

McBURNEY DR RS1/A

S=fiilin
N

RS1/B
V.

DIXON AVE

RS1/B RS1/A

RS1/B

<L

- RS1/K

DAYTON CRT

144

|_RSI/E

NO-4.RD

29.72

ASH ST

16.20

NV
o0 0 0000020200070 0202000205000

e OO 0020002000 20202000

NSNS NSNS N AN N SR A RAN S S SSSASAN S ANSANAA
ﬂﬂﬁﬁ&&&&&v&”'4@%&“&%?@@@?&&&&1067
200000707020 20202050 20 2020202020 2020262262020 %6% %%,
000 %000 20 2020202020020 2026202020 2020202020262 % %%.
R IR RIS
R IR
020205020 20 202002020 2020762020 2020202626 % %228
G IR
020202020 %0 %0 260020 %020 2020262020 20202626 % % %%,
2000000 %0 %0 %000 02020 20202020 2262020262202 %%
000002020 200050 20 2020 20202020 2026%262020%6% %%
1002000000000 %0 2020 2020 %0 2020 %020 220202020220 2020222
20000020 %020 262020 2020 2026 20202020 2026%6202020 %62 %%,
1002000 000 %0 %0 %0 20 02020 20 %0 2020262620 2026202020 %6%%%
000 0RIRLILIHILRHLLILIRAILIXLHXN
0202020002020 2020202026 2020 262620202622

QK

30.00 | 29 56

0

X
929.9.9.9.9.9.9:9:9.9.9.9.9.9.9.9.9.9.90.9.9.9.0°
e N A0 202000020 %0%00x

24.00

x4
N5

8306

Oy

DV 14-658670
SCHEDULE “A”

Original Date: 04/01/14

Revision Date: 03/02/15

Note; Dimensions are in METRES




. City of
# Richmond Development Variance Permit

No. DV 14-658670

To the Holder: HABITAT FOR HUMANITY SOCIETY
OF GREATER VANCOUVER
Property Address: 8180 ASH STREET
Address: C/O TIM CLARK
69 WEST 69™" AVENUE

VANCOUVER, BC V5X 2W6

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

2. This Development Variance 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 as follows:
a) Vary the minimum lot width from 12 m to 8.3 m for proposed Lot 5;

b) Vary the minimum lot frontage from 6 m to 0.38 m for proposed Lot 4, to 2.7 m for
proposed Lot 5 and to 0.60 m for proposed Lot 6.

4. 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.

5. 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.

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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Report to Development Permit Panel

7 City of
-

R|Chm0nd Planning and Development Department
To: Development Permit Panel Date: February 27,2015
From: Wayne Craig File: DP 14-659747

Director of Development

Re: Application by Dava Developments Ltd. for a Development Permit at 2671, 2711,
2811, 2831, 2851, 2911, 2931, 2951, 2971 and 2991 No. 3 Road

Staff Recommendation
That a Development Permit be issued which would:

1. Permit the construction of a development with two (2) two-storey commercial buildings
totalling 2368 m” at 2671, 2711, 2811, 2831, 2851, 2911, 2931, 2951, 2971 and 2991
No. 3 Road on sites zoned “Auto-Oriented Commercial (CA)”.

2. Vary the provisions of Richmond Zoning Bylaw 8500 to:
a) reduce the required manoeuvring aisle width from 7.5 m to 6.0 m (Section 7.5.5); and

b) reduce the required setback of parking from property lines abutting a road from 3.0 m to
2.7 m and reduce the required setback of parking from other property lines from 1.5 m to
0.0 m (Section 7.5.17).

Wa%a;g

Director.of Deve

wede
Att.
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Staff Report

Origin

Dava Developments Ltd. has applied to the City of Richmond for permission to develop 2671,
2711, 2811, 2831,2851,2911, 2931, 2951, 2971 and 2991 No. 3 Road with two (2), two-storey,
commercial buildings totalling 2,368 m2 on a site zoned “Auto-Oriented Commercial (CA)”.
The site is currently vacant.

The site is being rezoned from “Light Industrial (IL)” to “Auto-Oriented Commercial (CA)” by
Richmond Zoning Bylaw 8500, Amendment Bylaw 9042 (RZ 11-566630). The rezoning bylaw
was given third reading following the Public Hearing on September 3, 2013. It was supported
along with amendments to the Official Community Plan (OCP) Bylaws 7100 and 9000
(Amendment Bylaw 9041) to redesignate the lands from park use to commercial use, specifically
“Urban Centre T5 (45m)”.

As part of the rezoning, a new road - Douglas Street - will be dedicated and constructed.
Improvements also are required for the new road, as well as for No. 3 Road, Bridgeport Road
and the existing lane. A Servicing Agreement for the improvements is required prior to rezoning
approval.

Development Information

The site is in the City Centre’s “Bridgeport Village” and is located at the northwest corner of No.
3 Road and Bridgeport Road. It will be subdivided into two (2) parcels separated by the new
road, which extends Douglas Street from No. 3 Road west to the lane. The Canada Line
guideway runs north-south through the site.

The application proposes a two-storey commercial building on each new parcel. The building on
the north parcel is proposed to be 1,423 m? in area, with retail uses on the ground floor and
restaurant uses on the second floor. The building on the south parcel is proposed to be 946 m? in
area, with retail uses on the ground floor and office uses on the second floor. The proposed floor
area ratio (FAR) for the combined sites is 0.45 and the proposed height is 12.0 m. Parking,
loading and garbage facilities are proposed at grade, to the west of the buildings, and are
accessed from Douglas Street and the lane.

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

Background
Development surrounding the subject site is as follows:

To the north, abutting the site, is a property developed with a one-storey building housing
various auto service strata units. The property is zoned “Light Industrial (IL)”.
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To the east, across No.3 Road, are a number of properties zoned “Light Industrial (IL)”. They are
generally developed with one and two-storey buildings containing a variety of auto service uses.

To the south, across Bridgeport Road, is a larger site under rezoning application (RZ 14-628557)
to develop a hotel, office and commercial education complex. These properties are currently
zoned LUC 126.

To the west, across the lane, are a number of properties zoned “Light Industrial (IL)”. Some are
vacant and others are developed with one or two-storey buildings with a variety of
industrial/service uses. The properties at 8411, 8431 and 8451 West Road are part of the
proposed “Duck Island” development currently under rezoning application (RZ 12-598104).

Rezoning and Public Hearing Results

During the rezoning process, no technical requirements were identified to be addressed at the
Development Permit stage. '

The Public Hearing for the rezoning was held on September 3, 2013. At the Public Hearing, one
letter regarding a future lane dedication for 8560 River Road was discussed. Staff were asked to
further explain dedication circumstances to the property owner and the application received third
reading.

Staff Comments

The proposed scheme attached to this report has satisfactorily addressed the design issues and
other staff concerns identified as part of the review of the subject Development Permit
application.

Zoning Compliance/Variances (staff comments in bold)

The application complies with the use, density and other provisions of the CA zone, as well as
the general provisions of the Richmond Zoning Bylaw, except as noted below.

The applicant requests to vary the provisions of Richmond Zoning Bylaw 8500 to:
a) reduce the required manoeuvring aisle width from 7.5 m to 6.0 m (Section 7.5.5); and

b) reduce the required setback of parking from property lines abutting a road from 3.0 m to
2.7 m and reduce the required setback of parking from other property lines from 1.5 m to
0.0 m (Section 7.5.17).

The parking layout of the proposed development is severely constrained by the site
configuration, the Canada Line guideway pylons and a Canada Line substation located on the
property. The proposed variances, which allow for the total number of parking spaces to be
optimized whilst providing for functional manoeuvring, are supported by Transportation staff
because:

- the development is of a modest size and will generate only a modest overall amount of

traffic;
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- the locations on the two parcels where the proposed manoeuvring variance would apply will
have minimal impact on vehicle movement; and

- the locations where the proposed parking setbacks variances will apply have adequate area
Sfor landscape screening where desirable (the street frontages) and none where landscape
screening is not necessary (the rear lane and internal side yard).

Advisory Design Panel Comments

The Advisory Design Panel (ADP) reviewed the project on September 17, 2014 and expressed
support for the proposal. A copy of the relevant excerpt from the Advisory Design Panel
Minutes is attached for reference (Attachment 2). The applicant’s response to each Panel issue is
included and identified in ‘bold italics’. The applicant has addressed the Panel comments to the
extent recommended by staff.

Analysis

Conditions of Adjacency ,

e Staff have not identified any significant impacts on the current or future anticipated
developments on properties to the north, east, south and west. All of the surrounding
properties are expected to be redeveloped at much higher densities and heights than the
proposed development.

¢ The Canada Line guideway traverses the subject site and the roof of the building will be
highly visible to travellers. The applicant has proposed to provide a decorative treatment,
which includes varied gravels, artificial turf and sculptural boulders, as well as screening of
rooftop mechanical equipment, to improve the view.

» To ensure public safety, Translink requires that a setback or barrier be provided between the
roof of the building and the top of the guideway. The applicant, in discussions with
Translink, has chosen to provide a barrier, in the form of metal fencing, which will be
attached to the guideway.

Urban Design and Site Planning

o The City Centre Area Plan (CCAP) suggests that this part of Bridgeport Village be developed
with airport-related, high-rise buildings that include a continuous streetwall along public
frontages and parking concealed from public view. The configuration of the subject site (long
and narrow) combined with multiple physical constraints (the Canada Line guideway, a
skytrain substation, the addition of a new street through the middle of the site, the required
preservation of a large tree at the southeast corner of the site and MOTI restrictions on access
to and from Bridgeport Road) limits both the development potential and the form of
development for this site. Although the proposed development is lower in scale than
suggested by the CCAP, it addresses the CCAP Development Permit Guideline objectives by
providing a strong, two-storey streetwall along No. 3 Road, the main north-south pedestrian
linkage to the waterfront, and by providing low decorative walls with higher trellising around
the surface parking,

* Both buildings in the proposed development incorporate street-animating retail uses with
entries and weather protection along No. 3 Road. A 3.0 m Statutory Right-of-Way is
provided as a condition of rezoning in front of the retail spaces to create a wider sidewalk
and wider planted boulevard. The south building includes a lobby entrance from No. 3 Road
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for access to the upper level office space. The north building provides a colonnade from
Douglas Street to a proposed restaurant lobby entrance, which is located on the west side of
the building adjacent to the parking.

The layout of the north building is constrained by the edge of the Canada Line guideway. A
chain link fence attached to the guideway prevents access from the roof of the building onto
the track.

The site design will retain and highlight an existing London Plane tree located on public
property at the corner of Bridgeport Rd and No. 3 Road. A small “plaza” permits circulation
around the tree and away from the busy intersection.

To satisfy MOTI requirements, the lane along the western edge of the property will no longer
have a connection to Bridgeport Road. Consequently, a truck turnaround is required and is
located between the sidewalk and the guideway column. Due to turning radius requirements,
there is limited space for screening. To improve the appearance of this area, the applicant has
provided enhanced paving materials as well as planting on the City boulevard. To ensure
pedestrian and vehicular safety, bollards and lighting are provided. Where located on City
property, the required landscaping, lighting and bollards will be a component of the servicing
agreement.

Transportation and Traffic

Driveway access to each site is provided from Douglas Street.

A bank of parking on the south lot will be accessed from the lane. This arrangement was
anticipated in the conceptual scheme presented at rezoning and is necessitated by the
relatively shallow depth of the site.

The site meets the Zoning Bylaw parking space requirement with a 2.5% transportation
demand management (TDM) reduction, from 82 to 80 spaces. The TDM measure identified
for this reduction is a contribution of $25,000 toward a bus shelter on Bridgeport Road to the
west of the site.

Architectural Form and Character

As previously mentioned, the development potential of this site is constrained by the Canada
Line guideway and other factors. Consequently, the form of development is a low scale,
rectilinear form located in the remaining area of the site. To create visual interest, the
building is embellished by a series of “pop-up” roofs that are used to mark the building
corners and the main entries. The pop-up roofs also will screen rooftop mechanical
equipment from the street view. Further screening of mechanical equipment is provided to
improve the view from the Canada Line.

Large storefront windows are provided along No. 3 Road, enhancing the inside-outside
relationship with the street.

The proposed building will utilize tilt-up construction. The exterior finishing combines
smooth and stamped (brick pattern) concrete, large expanses of storefront glazing, timber
knee-bracing under the soffits, and, steel and glass weather protection to provide for the
“casual, edgy, urban-industrial aesthetic” recommended for the Bridgeport Village by the
Development Permit Guidelines.

The basic colour scheme is taupe with wood detailing.
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Landscape Design and Open Space Design

e Ground level soft landscaping is focused in the No. 3 and Bridgeport Roads intersection
corner plaza, around the base of the retained London Plane tree; in the building setback areas
along Douglas Road; along the boulevard and in the setback along Bridgeport Road; and, in
the setback along the northern edge of the north parcel. These areas serve to provide visual
interest and layering in front of the buildings and parking screens.

e Street trees and a wider pavement band will be provided along No. 3 Road to encourage
pedestrian travel into Bridgeport Village and toward the river.

e The London Plan tree will be pruned, in consultation with the arborist, to improve its
appearance and accommodate vehicular and pedestrian movement around it.

e Bench seating is provided in various locations along No. 3 Road and in the corner plaza.

Sustainability
e The application is required to demonstrate compliance with LEED Silver (equivalency) or
better, paying particular attention to features significant to Richmond.

e The developer has retained a sustainability consultant and a LEED checklist has been
provided (Attachment 3).

Crime Prevention through Environmental Design (CPTED)
e The application proposes to address CPTED objectives and criteria by providing:
o clearly defined, direct and illuminated pedestrian routes;
o lobbies that are placed in prominent locations and have clear sightlines to fronting streets
and publicly-accessible open spaces; and
o visibility into the surface parking areas from the streets through the low wall and high
trellis screening.

Kinder Morgan/Trans Mountain

The rezoning conditions note that the developer is responsible for getting all necessary approvals
for work within the vicinity of the jet fuel pipeline. An e-mail from Kinder Morgan, copied to
staff, notes that the project is not within the 7.5 m right of way and that works (including off-site
improvements) within 30m of the pipeline will require the completion of a 30m Ground
Disturbance Safety Zone field permit through Kinder Morgan before commencement of any
works.

Conclusion

The mixed retail, restaurant and office development proposed by Dava Developments Ltd. at
2671 and 2911 No. 3 Road complies with the provisions of the “Auto-Oriented Commercial
(CA)” zoning, which received Third Reading on September 3, 2013. The proposed design also
satisfactorily addresses the CCAP Development Permit Guidelines and other Council policy.

Variances related to the parking layouts on both the north and south parcels support provision of
the maximum number of spaces within the physical constraints of the site. In consideration of a
total parking reduction from 82 spaces to 80 spaces (per Section 7.4.4 of the Richmond Zoning
Bylaw Parking and Loading), the applicant has offered to provide a contribution of $25,000 to a
new bus shelter on Bridgeport Road just to the west of the site.
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Staff support this Development Permit application and the proposed variances and recommend.
its approval subject to the Development Permit Considerations (Attachment 4).

AS

Janet Digby
Senior Planner 3-Urban Design

Attachments: Development Application Data Sheet
Advisory Design Panel Minutes
Sustainability Checklist
Development Permit Considerations
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Attachment 1

City of

v Development Application Data Sheet
RlChmond Development Applications Division

DP 14-659747

Address: 2671,2711, 2811, 2831, 2851, 291, 2931, 2951, 2971 and 2991 No 3 Road

Applicant: Dava Development Owner:  B.C. 675249 B.C. Ltd
Planning Area(s): City Centre — Bridgeport Village
Floor Area Gross: 2487.9m’ Floor Area Net: 2,360.6.2m’
‘ Existing l Proposed
Site Area: 6,246.6 m’ 5230.0 m* (net of road dedication)
Land Uses: Vacant Commercial
OCP Designation: Park Commercial
Zoning: Light Industrial (IL) Auto-Oriented Commercial (CA)
Number of Units: Nil Two-storey, multi-unit commercial building
| Required Proposed Variance
Floor Area Ratio: (based on (?c')rsnobined sites) (based on (?éfnsbined sites) none permitted
Lot Coverage: Max. 50% ls\jc?&r;‘ l;aal;gjl 226(:,//(; none
Setback — Front Yard (No 3 Rd): Min. 3.0 m 3.0m none
Setback - Ext. Side Yard (Bridgeport Rd): Min. 3.0 m 10.0m none
Setback — Ext. Side Yard {(Douglas Street): Min. 3.0 m 3.0m none
Setback - Int. Side Yard: Min. 3.0 m 23.0m none
Setback — Rear Yard (Lane): Min. 3.0 m 18.0m none
Height (m): Max. 12.0 m 120m none
74
Off Street Parking Spaces — Commercial: (With TS/ TEéI\2/I measures) (with TDMSSneasures) none
(without TS/ TDM measures)
Disabled Spaces Provided: 2 2 none
Parking Aisle Width: 7.5m gg&?\ IPDZ:-?:SI : gg 2 variance required
Parking Setback (Street) Min. 3.0 m soﬁ?hrtgaprige_l ;%g;nm variance required
Parking Setback (Other): Min. 1.5 m gg;tt?‘ ll’jaarrcézl| :?3 rr: variance required
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Attachment 2

Excerpt from the Minutes from

The Design Panel Meeting

Wednesday, October 22, 2014 - 4:00 p.m.
Rm. M.1.003
Richmond City Hall

DP 14-659747 — 2-STOREY COMMERCIAL DEVELOPMENT

APPLICANT: Lo Studio Architecture
PROPERTY 2671-2991 No. 3 Road (at Bridgeport)
LOCATION:

Applicant’s Presentation

Architect Marco Ciriello, Lo Studio Architecture, and Landscape Architect Meredith
Mitchell, M2 Landscape Architecture, presented the project and answered queries from
the Panel on behalf of the applicant.

Panel Discussion

Comments frbm the Panel were as follows:

D

2)

3)

4

great presentation; like the detailing of the canopies and edges;
Noted.

corner pop-up elements have a stage set feel; should be treated as three-
dimensional pop-up boxes as the proposed low-rise buildings are viewed from
the street level as well from above; pop-up element on the east side set in on
the north; suggest that the actual box be proud all the way around,;

The Pop-up Elements have been integrated with the decorative treatment of
the roof to provide aesthetical pleasing architectural components.

consider green roofs on the subject buildings as future buildings in the area are
expected to be higher;

A combination of decorative light weight aggregate, artificial turf and glass
material has been designed for the limited areas of the roofs, to provide an
attractive feature for general public view from skytrain, while still allowing
low maintenance, maintenance access to rooftop mechanical and light
weight material considerations.

parking lane at the rear of the south building could be narrowed to 12 feet to
provide opportunities for tree planting and enhance pedestrian circulation in
the area;

Landscaping has been introduced wherever possible; feature paving has
been introduced to provide wayfinding and light fixtures proposed in
numerous locations provide comfortable pedestrian feel.
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S)

6)

7

8)

9)

10)

11)

12)

13)

14)

-2

landscaping is well resolved; supportive of (i) the treatment around the tree at
the corner, (i1) the proposed planting scheme, and (iii) keeping the narrower
sidewalk on the street edge;

Noted.

consider a stronger and safer pedestrian connection from the outdoor parking
area to the back of the north building;

A pedestrian path has been identified by a change in the paving material;
change in material type will be visible for both pedestrians and vehicles;
while still allowing the required clearance to skytrain structure and door
clearances.

consider pavers in lieu of less durable stamped concrete; also consider
incorporating decorative paving materials at entry points to provide hierarchy
to the paving materials;

Currently we are proposing stamped concrete in truck turnaround areas
only, with clean broom finish concrete with cutmarks to match modern
building for the sidewalk areas of the site on all four sides. There are no
paves noted due to maintenance issues for pavers at truck turnaround.

look at long-term maintenance issues for small lawn areas;
Small lawn areas have been removed from the landscape plans.

consider green roofs, e.g. strips or accents, in view of the overlook from
Canada Line guideway and future higher developments in the area;

See Item 3.

challenging site; applicant should give attention to pedestrian access to entries
to the back of the buildings;

See Item 6.

scale is suitable and appropriate for the street front; however, look at hierarchy
to better differentiate the parts of the buildings;

This item has been reviewed and considered adequate.
difficult site; north building is well resolved; form and character is good;
Noted.

concern on (i) how the proposed development relates to the future
developments to the west, and (ii) how the condition underneath the Canada
Line structure relates to the south building as viewed from the public realm
street level and Canada Line;

No indication at this time on how the future developments will be proposed.

front face of the buildings are treated well with a lot of transparencies;
however, the back fagade of the south building requires more detail as people
will be arriving from the back, e.g. emphasize the rear entry and break down
the building’s linear form to provide more visual interest from Canada Line
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15)

16)

17)

18)

19)

20)

21)

22)

23)

24)

-3-

and future developments to the west;

A canopy has been introduced, which is in line with the treatment of the
back fagade of the North Building.

site is significant; corner location of the proposed development is prominent
and highly visible; consider further treatment to the southeast corner of the
south building to provide a gateway feel;

The building is richly articulated, considering its massing and scale. The
southeast corner has a higher canopy that highlights this prominent
location.

agree with previous comment regarding concern on pedestrian access to the
buildings from parking area;

See Item 7.

consider further treatment to the west elevation of the proposed buildings to
provide more visual interest to incoming customers;

See Item 14.

access to elevator lobbies should be visible from the parking area at the rear of
the proposed buildings; look at safe pedestrian passage from parking in view of
vehicular traffic in the area;

The access to the elevator has been highlighted with the introduction of a
canopy.

parking lot underneath the Canada Line structure is currently a vast hard
surface; consider further landscaping, e.g. introduce planters to provide interest
to future neighbouring developments;

The parking requirements do not allow for landscaping. Furthermore Trans
Link has commented on minimizing the landscaping under the line.

consider further treatment to the roofs, e.g. add patterns;

See Item 3.

agree with comment to consider three-dimensional box pop-ups;
See Item 2.

consider public art in the proposed project;

Contribution will be provided for the art program

agree with comment to consider green roofs;

See Item 3.

concern on the proximity of the office spaces on the second floor to the Canada
Line guideway; hope that an acoustic study has been done by the applicant;

The spaces closer to the Canada line are service spaces.
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-4-

25) look at energy conservation, e.g. energy recovery as CRUs are expected to
consume large amounts of energy; would like to see¢ the project having a
different approach to energy conservation than a conventional commercial
building; and

Attention will be given to this aspect as the project will move forward.

26) tricky site; appreciate the approach to provide a public edge to the streetscape;
agree with the comment to consider augmenting the small plaza space at the
southeast corner to provide an indoor-outdoor connection, e.g. a café or retail
unit,

The green space at the corner has been treated as an amenity.

Panel Decision

It was moved and seconded
That DP 14-659747 be supported to move forward to the Development Permit Panel
subject to the applicant giving consideration to the comments of the Panel.

CARRIED



ATTACHMENT 3

C. Lorenzen & Associates Ltd
LEED & Energy Consuliants
Preliminary Project Checklist
Commercial Project - 2671 #3 Road, Richmond
CaGBC Project #
A July 23, 2014
Project Totals (pre~certification estimates) = . 110 Possible Points
Certified 40-49 points Silver 50-59 points Gold 60-79 points Platmum 30 pomts and above

| Prereq 1 Construction Activity Pollution Prevention Required
1 | credit1  Site Selection 1

Credit2  Development Density and Communlty Connectivity 3,5
Credit3  Brownfield Redevelopment 1
Credit4.1 Alternative Transportation: Public Transportation Access
Credit4.2 - Alternative Transportation: Bicycle Storage & Changing Rooms
Credit4.3 Alternative Transportation: Low-Emitting & Fuei-Efficient Vehicles
17| credit44 Alternative Transportation: Parking Capacity

1 Credit 5.1 Site Development: Protect and Restore habitat
e B | Credit5.2 Site Development: Maximize Open Space
e Credit 8.1 Stormwater Design: Quantity Control
1. Credit6.2 Stormwater Design: Quality Control
1 Credit7.1 Heat Island Effect: Non-Roof
1 Credit 7.2 Heat Island Effect: Roof
B 1| Credit8 Light Pollution Reduction
1| | credite  Tenant Design and Construction Guidelines

w
(=]

1

N

@
alZ e

QU G G G G G S o+ )

Prereq1  Water Use Reduction i Required
Credit1  Water Efficient Landscaping 2,4
Credit2  Innovative Wastewater Technologies 2
Credit3  Water Use Reduction 2-4

Prereq1  Fundamental Commissioning of Building Energy Systems Required

Prereq2  Minimum Energy Performance Required

Prereg3  Fundamental Refrigerant Management Required

9 | Credit1  Optimize Energy Performance 3-21

4.| credit2 On-Site Renewable Energy 2,4

, 2| Credit3 Enhanced Commissioning o 2
2.0 , Credit4 Enhanced Refrigerant Management 2
3| Credit5.1 Measurement and Verification: Base Building 3

211 Credit5.2 Measurement and Verification: Tenant Submetering 3
2 Credit6  Green Power 2




Prereq 1

5 Credit 1

- Credit 2
, 1| Credit3
1117 Credit4

200 || Credits
T Credit 6

Storage and Collection of Recyclables Required

Building Reuse: Maintain Existing Walls, Floors, and Roof g 1-5
Construction Waste Management 1-2
Materials Reuse 1
-Recycled Content 1-2 .
Regional Materials 1-2
Certified Wood 1

Prereq 1

Prereq 2
Credit 1

1 ‘| Credit 2
Credit 3
Credit 4.1
Credit 4.2
Credit 4.3
Credit 4.4
Credit 5
Credit 6
Credit 7
Credit 8.1
Credit 8.2

e PRV G PR IR NS RN AN R

Minimum indoor Air Quality Performance Required
Environmental Tobacco Smoke (ETS) Control Required
Outdoor Air Delivery Monitoring

Increased Ventilation

Construction IAQ Management Plan: During Construction
Low-Emitting Materials: Adhesives and Sealants

Low-Emitting Materials: Paints and Coatings

Low-Emitting Materials: Flooring Systems

Low-Emitting Materials: Composite Wood and Agrifibre Products
Indoor Chemical and Pollutant Source Control

Controllability of System: Thermal Comfort

Thermal Comfort: Design

Daylight and Views: Daylight

Daylight and Views: Views

4 A4 O a4 44 34 4 4 4 A A

1 Credit 1.1
1] Credit 1.2
1] | Credit1.3
1
1

Credit 1.4
Credit 1.5
Credit 2

Innovation in Design - EAc6 Green Power

Innovation in Design - SSc4.1 Public Transportation Access
Innovation in Design - MRc5 Regional Materials
Innovation in Design- Providing an Online Ownwer's Manual
Innovation in Design - Very low mercury flourescent fixtures
LEED® Accredited Professional

- a2 a4 A oA

1 Credit 1

1 Credit 2.1
11 | Credit 2.2
1 Credit 2.3

Durable Building .

Regional Priority Credit - SSc2 Development Density & Community Connectivity
Regional Priority Credit - Water Use Reduction (greater than 35%)

Regional Priority Credit - Construction Waste Management (greater than 75%)

- a a

Form Provided by CaGBC and Prepared by C. Lorenzen Associates Ltd.



Attachment 4

, City of
¥ Richmond Development Permit Considerations

Address: 2671-2991 No. 3 Road
File No.: DP 14-659747

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

following:

1. Rezoning (RZ 11-566630): Final adoption of Zoning Bylawylaw 9042, including the developer’s
compliance with the terms of the Rezoning Considerations, as approved by Council.

2. Landscape Security: Receipt of a Letter-of-Credit for landscaping in the amount of $243,688.89
($135,970.53 for the Building A parcel and $107,718.36 for the Building B parcel).

3. Servicing Agreement: In addition to the Servicing Agreement requirements established as
considerations of rezoning, the following improvements will also be required:

a) provision of landscaping, lighting and traffic bollards in the Bridgeport Road boulevard, adjacent
to the truck turnaround, as required to enhance visual screening and pedestrian and vehicular
safety in this area.

Prior to approval of the Building Permit*, the developer must complete the following

requirements:

1. Sustainability: Incorporation of sustainability measures in Building Permit (BP) plans as determined
via the Rezoning and/or Development Permit processes.

2. Fire Flow: Submission of fire flow calculations signed and sealed by a professional engineer based on
the Fire Underwriter Survey to confirm that there is adequate available water flow.

3. Fire Safety Plan — Construction: Submission of a Fire Safety Plan applicable for the duration of
construction to the satisfaction of the Richmond Building & Fire Departments.

4, Construction Parking and Traffic Management: Submission of a Construction Parking and Traffic
Management Plan to the Transportation Division, including: parking for services, deliveries, workers,
loading, application for any lane closures, and construction traffic controls as per Traffic Control
Manual for works on Roadways (by MOTI) and MMCD Traffic Regulation Section 01570.

5. Construction Hoarding: Obtain a Building Permit (BP) for any construction hoarding. If 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.

Note:
*  This requires a separate application.

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

e Additional legal agreements, as determined via the subject development's Servicing Agreement(s) and/or
Development Permit(s), and/or Building Permit(s) to the satisfaction of the Director of Engineering may be
required including, but not limited to, site investigation, testing, monitoring, site preparation, de-watering,
drilling, underpinning, anchoring, shoring, piling, pre-loading, ground densification or other activities that may
result in settlement, displacement, subsidence, damage or nuisance to City and private utility infrastructure.

e  Applicants for all City Permits are required to comply at all times with the conditions of the Provincial Wildlife
Act and Federal Migratory Birds Convention Act, which contains prohibitions on the removal or disturbance of
both birds and their 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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Development Permit

No. DP 14-659747

To the Holder: DAVA DEVELOPMENTS LTD.

Property Address: 2671/2711/2811/2831/2851/2911/2931/2951/2971/2991
No. 3 ROAD

Holder Address: C/O MR. DAVID CHUNG

228-2680 SHELL ROAD
RICHMOND, BC V6X 4C9

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.

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

The "Richmond Zoning Bylaw 8500" is hereby varied to:
a) reduce the required manoeuvring aisle width from 7.5 m to 6.0 m (Section 7.5.5); and

b) reduce the required setback of parking from property lines abutting a road from 3.0 m to
2.7 m and reduce the required setback of parking from other property lines from 1.5 m to
0.0 m (Section 7.5.17).

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 Plan # 1 to Plan # 14 attached hereto.

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

As a condition of the issuance of this Permit, the City is holding the security in the amount of
$243,688.89 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. A 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.
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Development Permit

No. DP 14-659747

To the Holder: DAVA DEVELOPMENTS LTD

Property Address: 2671/2711/2811/2831/2851/2911/2931/2951/2971/2991
No. 3 ROAD

Holder Address: C/O MR. DAVID CHUNG

228-2680 SHELL ROAD
RICHMOND, BC V6X 4C9

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.

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

4460911
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