Agenda

7986930

Development Permit Panel
Electronic Meeting

Council Chambers, City Hall
6911 No. 3 Road

Wednesday, March 26, 2025
3:30 p.m.

MINUTES

Motion to adopt the minutes of the Development Permit Panel meeting held on
February 12, 2025.

DEVELOPMENT PERMIT 23-029303
(REDMS No. 7796597)

APPLICANT: Manswell Enterprises Ltd.

PROPERTY LOCATION: 9371 and 9391 Francis Road

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

1. permit the construction of nine townhouse units at 9371 and 9391 Francis Road
on a site zoned “Low Density Townhouses (RTL4)”; and

2. vary the provisions of Richmond Zoning Bylaw 8500 to:
(@) reduce the front yard setback from 6.0 m to 4.5 m; and
(b) allow six small car parking stalls.
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ITEM

7986930

DEVELOPMENT PERMIT 23-035352
(REDMS No. 7946078)

APPLICANT: Public Services and Procurement Canada

PROPERTY LOCATION: 3540 and 3800 Bayview Street

Director’'s Recommendations

That a Development Permit be issued to permit an adjustment of the lot lines of the two
lots located at 3540 and 3800 Bayview Street, zoned “Light Industrial (IL)” and
“Steveston Commercial and Pub (ZMUI10)” respectively and designated as an
Environmentally Sensitive Area (ESA).

New Business

Date of Next Meeting: April 16, 2025

ADJOURNMENT
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Applicant’s Comments

Rick Pennycooke, Lakeshore Planning Group, introduced the project and Rafael Santa Ana,
of Rafael Santa Ana Architecture Workshop (RSAAW), with the aid of a visual
presentation (attached to and forming part of these minutes as Schedule 1), provided
background information on the proposed development, highlighting the following:

the project is an addition to the existing IKEA building and provides additional
warehouse space;

the proposed two-storey building will be located immediately south of the existing
= IKEA building and includes additional loading docks for delivery and expansion
for curbside pick up;

the proposed building has been designed to achieve LEED V4 certification for
building design and construction;

the proposed exterior cladding materials and colours for the proposed building are
consistent with the existing IKEA building;

glazing is introduced at strategic locations on the building faces to allow natural
light into the proposed building; and

a berm surrounding the east and south perimeter of the site and a surge tank at the
= southeast corner screened by landscape are proposed to manage and mitigate a 1 in
100-year storm events.

Emilio Lara, of LARA Landscape Architecture, briefed the Panel on the main landscape
features of the project, noting that (i) 37 replacement trees are proposed to be planted on
the subject site, (ii) all existing City trees around the site will be retained and protected,
(i11) the perimeter berm proposed for on-site stormwater management will also help
delineate public and private spaces without fencing and provides clear sightlines from and
to the subject site, (iv) lighting is proposed in key building locations, (v) bollards and step
lights are proposed along pedestrian pathways and stairs, (vi) a landscape barrier is
proposed at the southeast of the truck loading zone to minimize views from Knight Street,
(vil) lawn areas are minimized as much as possible, (viil) native and drought tolerant
planting is proposed, and (ix) the plant species proposed to be installed on the site will
provide habitat for pollinators and ensure seasonal interest.
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Staff Comments

Joshua Reis, Director, Development noted that (i) the proposed variances for building
height and minimum medium on-site loading spaces have been reviewed and supported by
staff as they are technical in nature and the proposed increase in building height is
consistent with a similar variance granted to the existing IKEA building, (ii) the proposed
ground floor elevation of the proposed building allow for truck clearance and operational
movements of goods, (iii) the project will provide three Level 3 direct fast charging
stations and 13 energized outlets for electric vehicles, and (iv) the signage associated with
the project will be reviewed through a separate sign permit process and is not part of the
development permit application for the project.

Panel Discussion

In reply to queries from the Panel, the applicant noted that (i) the proposed surge tank
would mitigate a significant flooding event and will be located completely underground,
(i) the owner is responsible for the maintenance of the surge tank, (iii) the applicant could
explore more opportunities for the proposed landscaped area at the southeast corner to
enhance the pedestrian experience in the subject site, (iv) the proposed landscaping for the
project is a significant enhancement to the existing landscape condition in the subject site,
and (v) the proposed EV charging stations for the project would be in addition to the
existing EV charging stations in the existing IKEA development,

Correspondence

None.

Gallery Comments

None.

Panel Discussion

The Panel expressed support for project, noting the project’s attention to detail and the
applicant’s efforts to achieve LEED certification for the project.

With regard to the proposed landscaping for the project, the Panel directed staff to work
with the applicant prior to the application moving forward to Council for consideration in
order to (i) explore opportunities to provide additional amenities, e.g. seating areas, in the
landscaped area at the southeast corner of the subject site and provide additional
pedestrian linkages in this area, and (ii) investigate opportunities to install additional street
trees along the western half of the boulevard along Maninni Way in coordination with the
City’s Parks Department.
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Panel Decision

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

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

2. vary the provisions of Richmond Zoning Bylaw 8500 to:
(a) increase the maximum building height from 16.0 m to 21.6 m.

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

CARRIED
DEVELOPMENT PERMIT 23-018521
(REDMS No. 7926530)
APPLICANT: Fougere Architecture Inc.
PROPERTY LOCATION: 7491 No. 1 Road
INTENT OF PERMIT:
1. Permit the construction of 110 townhouse units at 7491 No. 1 Road on a site zoned

“Low Density Townhouses (RTL1)”.

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

Applicant’s Comments

Wayne Fougere, of Fougere Architecture Inc., with the aid of a visual presentation
(attached to and forming part of these minutes as Schedule 2), provided background
information on the proposed development, highlighting the following:

. the project consists of 110 townhouse units and one stand-alone amenity building;
= the project surrounds a small townhouse development at 7471 No. 1 Road;
the project is proposed to be developed in five phases and part of the indoor
. amenity building will function as an interim sales centre until the completion of
Phase Three;

on-site pedestrian pathways are proposed to facilitate pedestrian circulation from
= the units to the common indoor and outdoor amenity areas as well as to provide
direct connection to the sidewalks along No. 1 Road and Moresby Drive;

shared drive aisles for pedestrian and vehicles use have different paving treatments
to enhance pedestrian safety;
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the project includes 11 convertible units designed to accommodate a future elevator
for each unit;

= seven accessible parking spaces will be provided throughout the site;

majority of the existing grade of the site will be maintained as much as possible to
allow the retention of as many on-site trees as possible;

the proposed site grading has been designed to manage on-site stormwater and
direct stormwater runoff to Moresby Drive;

= stone cladding is proposed only for the indoor amenity building;

retained trees are incorporated into the common outdoor amenity space which
. includes, among others, walking paths, seating and children’s play area with play
structures for different age groups; and

the project will incorporate a number of environmental sustainability features and
- has been designed to achieve BC Energy Step Code Level 3 and Emissions Level 4
in the Zero Carbon Step Code.

Micole Wu, of van der Zalm + Associates, briefed the Panel on the main landscape
features of the project, noting that (i) the intention to retain as many existing on-site trees
as possible is a major consideration for the proposed site layout and landscape design, (ii)
the project provides significant green spaces and outdoor amenity areas located
throughout the subject site, (iii) the proposed central park includes, among others, a play
area and woodland, (iv) the proposed lighting for the subject site includes wall-mounted
lights, step lights, bollard lights and light poles, (v) tiered retaining walls with lush
planting are proposed, (vi) durable landscape materials are proposed to reduce the
environmental impact to the project, and (vii) native planting is proposed to enhance
biodiversity and create habitats for birds, pollinators and wildlife in the neigbourhood.
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Staff Comments

Mr. Reis noted that (i) there is no rezoning application associated with the project and that
the project is being developed in accordance with existing zoning entitlements, (ii) the
proposed minor building height variance has been reviewed and supported by staff as the
shadow study indicates minimal impact on adjacent properties, (iii) the proposed
development provides 11 convertible units designed to provide for future installation of an
elevator, (1v) all townhouse units will incorporate aging-in-place features, (v) the proposed
internal drive aisle network on the site has been designed to provide access to adjacent
properties at 7471 and 7531 No. 1 Road should they redevelop in the future, (vi) the
proposed shared access to adjacent properties will be secured through an SRW over a
portion of the drive aisle, (vii) signage is required to be posted on-site to indicate future
connection to and shared access with adjacent developments, and (vii) there is a Servicing
Agreement associated with the project that includes the removal of existing on-site water
and sanitary services, installation and connection of new on-site water and sanitary
services, frontage improvements along Moresby Drive and No. 1 Road, and upgrade of
existing traffic signals at Moresby Drive and No. 1 Road.

In addition, Mr. Reis noted that (i) the project’s site plan and landscape plan have been
carefully designed to retain as many existing trees as possible on the site, (ii) a majority of
the site’s existing grade will be maintained to maximize tree retention, (iii) the project
arborist has identified 172 existing bylaw-sized trees on-site, 28 percent of which have
been identified for retention, with the remaining trees to be removed as they are either in
poor health, or are in good condition but would be in conflict with the required demolition
works and the construction of the proposed development, (iv) 165 new trees are proposed
to be planted on-site, and (v) the applicant will provide a voluntary contribution to the
City’s Tree Compensation Fund in lieu of the remaining replacement trees that cannot be
accommodated on the subject site.

Mr. Reis also added that Development Permit Consideration No. 1 has been amended to
include the requirement that the SRW area along No. 1 Road be dedicated to the City prior
to any stratification of the subject lands. This amendment has been agreed to by the
applicant with a signed copy on file.
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Panel Discussion

In reply to queries from the Panel, the applicant noted that (i) the proposed indoor amenity
building includes, among others, an entertainment room, a kitchenette, a lounge area, a
library, and a gym, (ii) a covered outdoor patio space will be provided adjacent to the
outdoor amenity building, (iii) a temporary sales centre will be located in a portion of the
amenity building and will be renovated to include a library and gym when there is no
longer a need for the interim sales centre after the third phase of the project, (iv) the
proposed surface paving treatment for the internal drive aisles has been designed for the
shared use of vehicles and pedestrians and to enhance pedestrian safety, (v) the building
height difference between the subject development and the adjacent development to the
east would not be significant, (vi) there is no direct pedestrian connection from the subject
site to the school and park site to the west, and (vii) the proposed ground source heat
pumps will be located inside the building on the ground floor.

Correspondence

None.

Gallery Comments

Larry Yelland, 55-3851 Blundell Road, queried whether the proposed development will
install a new fence along its common property line with the adjacent development to the
south (3851 Blundell Road), noting that there is an existing wood fence in good condition
along this property line. He noted that neighbouring properties to the west of their
development had installed fences approximately two feet away from their perimeter fence
resulting in the accumulation of debris in the space between the two fences which
eventually caused damage to both fences. In addition, he also queried whether the
proposed lighting along the internal drive aisles of the proposed development would not
spillover into adjacent developments.

In reply to the query regarding fencing along the proposed development’s common
property line with the adjacent development to the south, the applicant noted that they will
conduct discussions with the strata of 3851 Blundell Road throughout the construction
process and will not install new fencing along the common property line if desired by the
strata.

With regard to the query regarding lighting along the internal drive aisles, the applicant
noted that the proposed lighting would be low level and downward focused to avoid light
spillover into adjacent developments.

Charles Gibson, 33-3851 Blundell Road, queried about the impact of the installation of a
new watermain in the proposed development on the adjacent development to the south
(3851 Blundell Road) and sought clarification regarding the easement registered on Title
in favour of the strata to the south to access and maintain a water line on the subject site
and the potential discharge from Title of the easement.
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In reply to Mr. Gibson, the applicant and staff confirmed that (i) upgrades to the existing
watermain through the subject site and a portion of the adjacent property to the south
(3851 Blundell Road) are part of the Servicing Agreement associated with the proposed
development, (i1) the developer of the proposed development will coordinate and notify
the strata of 3851 Blundell Road regarding the planned upgrades and their schedule to
minimize disruption of services to the residents, and (iii) the developer is responsible for
obtaining approval from the strata of 3851 Blundell Road should the developer wish to
discharge the easement on Title of 7491 No. 1 Road.

Ben Soronow, 7471 No. 1 Road, queried about the project’s tree retention plan for trees
adjacent to their property at 7471 No. 1 Road, noting that there are leaves falling into their
property from trees outside of their perimeter fence.

In reply, staff and the applicant noted that (i) the existing trees along the south property
line of 7471 No. 1 Road will be retained and protected and will be pruned as part of the
construction of the proposed development, and (ii) there are some trees along the north
and west property line of 7471 No. 1 Road that will be removed.

A Richmond resident queried about (i) the proposed mitigation measures for stormwater
runoff from the proposed development into Moresby Drive which is prone to water
pooling and flooding, (ii) the total number of parking stalls proposed for the project, and
(iii)  the proposed mitigation measures for the anticipated increase in traffic along
Moresby Drive which is currently experiencing traffic congestion and lack of space for
on-street parking especially during school days.

In reply to the above queries, staff noted that (1) in addition to the existing storm drainage
system on Moresby Drive, the project includes site servicing works such as the installation
of underground catch basins to manage on-site stormwater, (ii) there are two vehicle
access points for the proposed development that utilize the existing driveways from
Moresby Drive and No. 1 Road which will be improved, (ii1) the No. 1 Road driveway
will be restricted to right-in- right-out movements only, (iv) the proposed development
will provide 220 resident parking spaces and 28 visitor parking spaces, which is consistent
with the City’s Zoning Bylaw requirements, and (v) the project’s Traffic Study has been
reviewed and supported by the City’s Transportation Department.

In reply to further queries, staff noted that the proposed development will provide more
residential units than previously existed on the subject site, resulting in an increase of on-
site parking stalls in accordance with the City’s zoning bylaw.

Subhasa Mukhopadyay, 7432 Anvil Crescent, queried about the location of the driveways
in the proposed development relative to their property.

In reply, the applicant noted that (i) the location of the two existing driveways in the
proposed development will be retained and improved with minor shifts, and (ii) the
proposed development will not impact existing neighbouring developments.
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Panel Discussion

The Panel expressed support for the project, noting (i) the applicant’s efforts to design the
project around the existing vegetation on the site, and (i) the retention of a significant
number of existing trees on the site.

In addition, the Panel advised that the applicant will need to work with residents of
adjacent developments to manage construction impacts and address their adjacency
concerns.

Panel Decision

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

1.  permit the construction of 110 townhouse units at 7491 No. 1 Road on a site zoned
“Low Density Townhouses (RTLI1)”; and

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

CARRIED

New Business

It was moved and seconded

That the Development Permit Panel meeting tentatively scheduled on Wednesday,
February 26, 2025 be cancelled.

CARRIED
Date of Next Meeting: March 12, 2025
ADJOURNMENT
It was moved and seconded
That the meeting adjourn (4:44 p.m.).
CARRIED
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Wednesday, February 12, 2025.
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Project overview - IKEA Store Warehouse Expansion

The proposed new warehouse addition will add a 2-storey extension to the existing IKEA retail show-
room, comprised of an expanded covered loading area, retail pick-up area, and upper level ware-
house.

Access to parking and loading on the site will remain as existing

The project is registered under the LEED® for Building Design and Construction:
Warehouses and Distribution Centers, green building program, and upon compiletion, will apply to
become LEED ® certified. The considered points are as follows:

Site Sustainability

e Erosion and sedimentation control measures will be implemented and monitored during con-
struction to protect waterways from sediment.

¢ Reducing local heat island effect by utilizing a light roof and green areas alongside the building.

+ Lighting and signage are designed to prevent light pollution through downlighting of flood lights
to reduced light trespass beyond project boundary.

Health and Weliness

« Improved indoor air quality using MERV 13 filters.

« No smoking allowed inside the building.

Energy+GHG Emissions

« Whole building energy model for the project is currently well above 50% improvement in ener-
gy savings performance compared fo a baseline. Below are some of the energy improvement
measures:

+ The mechanical system comprises of Air-Source Heat Pumps (ASHPs) with electric resistance

heating as backup.

The project will primarily be 100% electric.

Double-giazed windows and high-performing thermal envelope.

Energy-efficient interior lighting system.

Energy metering for performance monitoring.

Building commissioning via a commissioning authority

The expansion can achieve the ASHRAE 90:1-2016 performance targets. Moreover the building

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

Water

o Water use in the expansion is limited to 4 washrooms, drip irrigation and 1 janitor closet.

o Indoor water consumption will be reduced by incorporating water-efficient fixtures and fittings
throughout the entire development.

» Water meters installed to track potable water-use.

Waste

* Waste will be diverted from landfill, targeting beyond 50% diversion where possible.

+ The project will also track the amount of waste (Ibs) per square foot, seeking to reduce the total
armount of waste by 10lbs/sq.ft.

+ Use of the existing building’s dedicated areas for the collection and storage of materials for re-
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i City of
Richmond Report to Development Permit Panel

To: Development Permit Panel Date: March 5, 2025

From: Joshua Reis File: DP 23-029303
Director, Development

Re: Application by Manswell Enterprises Ltd. for a Development Permit at 9371 and
9391 Francis Road

Staff Recommendations
That a Development Permit be issued which would:

1. Permit the construction of nine townhouse units at 9371 and 9391 Francis Road on a site
zoned “Low Density Townhouses (RTL4)”; and

2. Vary the provisions of Richmond Zoning Bylaw 8500 to:
a) Reduce the front yard setback from 6.0 m to 4.5 m; and

b) Allow six small car parking stalls.

Joshua Reis

Director, Development
(604-247-4625)

JR:el
Att. 3

7796597
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Staff Report
Origin

Manswell Enterprises Ltd. (Incorporation number: BC0497028; Director: Jason Lam and Marian
Lee) has applied to the City of Richmond for permission to develop nine townhouse units at
9371 and 9391 Francis Road. One of the townhouse units is proposed to contain a ground-level
secondary suite and one of the townhouse units is proposed to be designed according to the
convertible unit guidelines.

The site is being rezoned from “Small-Scale Multi-Unit Housing (RSM/M)” zone to the “Low
Density Townhouses (RTL4)” zone for this project under Bylaw 10527 (RZ 22-005593), which
is currently at third reading.

A Servicing Agreement is required as a condition of rezoning and includes, but is not limited to,
the design and construction of frontage beautification works and service connections.
Development Information

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

Background

Development surrounding the subject site is as follows:

To the North and West: An existing 24-unit townhouse complex fronting Francis Road, on a lot
zoned “Low Density Townhouses (RTL1)”.

To the North and East: Existing single-family dwellings fronting Ash Street on lots zoned
“Small-Scale Multi-Unit Housing (RSM/M)”.

To the South: Across Francis Road, existing single-family dwellings on lots zoned
“Small-Scale Multi-Unit Housing (RSM/L)”.

Rezoning and First Reading Results

The associated rezoning application was granted first, second and third reading by Council at its
meeting of February 13, 2024. No concerns regarding the rezoning application were expressed
by the public during the Council meeting.

Staff Comments

The proposed scheme attached to this report has satisfactorily addressed the significant urban
design issues and other staff comments identified as part of the review of the subject
Development Permit application. In addition, it complies with the intent of the applicable
sections of the Official Community Plan (OCP) and is generally in compliance with the “Low
Density Townhouses (RTL4)” except for the zoning variances noted below.
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Zoning Compliance/Variances (staff comments in bold italics)
The applicant requests to vary the provisions of Richmond Zoning Bylaw 8500 to:
1) Reduce the front yard setback from 6.0 m to 4.5 m.

(Staff supports the proposed variance recognizing that a minor road dedication (approximately
0.6 m) is required and that the Arterial Road Guidelines for Townhouses in the OCP support
reduced front yard setback where a 6.0 m rear yard setback is provided, on condition that there
is an appropriate interface with neighbouring properties. In addition, the intent of the
variance is to facilitate a larger protection buffer to the existing Cherry plum tree along the
north property line that is to be retained as part of the development. The resulting distance
Jfrom the back of the curb to the building face would be approximately 8.0 m. To protect the
Sfuture dwelling units at the subject site from potential noise impacts generated by traffic on
Francis Road, a restrictive covenant has been secured at rezoning to ensure that noise
attenuation will be incorporated into dwelling unit design and construction.)

2) Allow six small car parking stalls.

(The Zoning Bylaw permits small car parking stalls only when more than 31 parking stalls are
proposed on site. The proposed nine-unit townhouse development will provide 18 residential
parking spaces and two visitor parking spaces on-site. The small car stalls will be featured in
six of the side-by-side double-car garages. Each of those garages will contain one small car
stall alongside one standard-size stall. The proposed variance allows for a more flexible site
layout.

Advisory Design Panel Comments

The Advisory Design Panel (ADP) has reviewed the project and supports the proposal. A copy
of the relevant excerpt from the Advisory Design Panel Minutes from Thursday, November 21,
2024 1s attached for reference (Attachment 2). The design response from the applicant has been
included immediately following the specific Design Panel comments and is identified in ‘bold
italics’.

Analysis
Conditions of Adjacency

e The proposed form and massing of the buildings are compatible with the existing adjacent
developments on the block.

e While three-storey massing is proposed along Francis Road, the building height is stepped
down to two-storeys along the east and west property lines to provide an appropriate
transition to the adjacent two-storey townhouse units to the west and single-family homes to
the east.

e Two-storey units in single detached and duplex forms, as well as the outdoor amenity area,
are proposed along the rear (north) property line to minimize privacy and overlook concerns.

e Deeper rear yards (minimum of 6.0 m instead of 4.5 m) are proposed to enhance rear yard
buffering. '
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The existing site grade along the rear (north) property line will be maintained to provide an
appropriate transition to the adjacent single-family properties to the north and to
accommodate tree retention along the common property line.

The site grade within the side yard setbacks along both east and west property lines, adjacent
to the two front buildings, will be raised to create relatively flat private outdoor spaces for the
units within the front buildings. The maximum height of the proposed retaining wall is
approx. 0.5 m.

A 1.8 m tall wood fence will be installed along the side and rear property lines to protect the
privacy of the neighbouring residential developments.

Perimeter drainage will be required as part of the Building Permit to ensure stormwater is
managed and addressed through the development and will not impact the neighbouring
properties.

Overall, landscaping and a variety of trees planted across the site will be used to enhance the
pedestrian experience and the interface of the proposed development with adjacent
properties. Details on landscaping are provided in the Landscape Design and Open Space
Design section of this report.

Adjacent properties to the east have future potential for redevelopment as townhouses. A
statutory-right-of-way allowing access to/from the adjacent future development sites through
the subject site (over the internal drive aisle) has been secured at rezoning. Signage
indicating that the driveway on the subject site may connect to the future adjacent townhouse
development is proposed to be installed at the east end of the internal drive aisle so that
future residents/owners/strata of the subject development are aware that they may be required
to provide access to the east.

Urban Design and Site Planning

The development consists of nine townhouse units, including five two-storey units and four
three-storey units, in four building clusters.

The layout of the townhouse units is oriented around a single driveway providing access to
the site from Francis Road and an east-west internal maneuvering aisle.

An outdoor amenity area will be situated in a central open courtyard at the rear (north) of the
site, opposite the entry driveway.

All three-storey units are proposed along Francis Road; a minimum 7.5 m interior side yard
setback is provided to the third floor of the street-fronting buildings to minimize potential
privacy concerns with the single-family dwelling to the east and the townhouse development
to the west.

Two-storey detached, and duplex units are proposed along the rear (north) lot lines to serve
as a transition to the two-storey townhouse units to the northwest and single-family homes to
the northeast. The proposed building forms, heights and setbacks are in compliance with the
design guidelines for arterial road townhouse developments.

Unit #5 located in Building C on the northwest portion of the site, will contain a ground-
level, one-bedroom secondary suite of approximately 33.8 m? (364 ft?) in size.
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No additional parking stall is required for the proposed secondary suites since the required
parking spaces for the units containing a secondary suite are provided in a side-by-side
arrangement.

All units will have individual side-by-side double-car garages. A total of two visitor parking
spaces will be provided on site. The number of residential and visitor parking spaces
proposed complies with the minimum bylaw requirement.

All units will have private outdoor spaces consisting of a front or a rear yard; units with
primary yard space fronts onto Francis Road will also have a secondary private outdoor space
(1.e., ground-level yard spaces in the side yard setbacks and deck spaces on the second floor
facing the internal drive aisle) located away from the arterial road. The provision of private
outdoor spaces complies with the Development Permit Guidelines of the OCP.

Outdoor amenity space is proposed opposite the site entry for maximum casual surveillance
opportunity. The size and location of the outdoor amenity space are appropriate for
providing an open landscape and amenity space convenient to all units.

No indoor amenity space is proposed on site. An $18,594.00 cash-in-lieu contribution has
been secured as a condition of rezoning approval, consistent with the OCP.

One garbage, recycling and organic waste storage room is proposed and is integrated into the
design of Building A to minimize the visual impact. The location of the room near the
intersection of the internal drive-aisle provides convenient access.

Architectural Form and Character

Traditional West Coast wood frame residential style with inspiration from the Tudor style
was used as the main architectural language. Details used in this project such as gable roofs,
bay windows, wood battens, brick walls on the lower floor; siding materials on the upper
floor; and shingle roofs are all typical treatments that can be found in adjacent developments.

A pedestrian scale is generally achieved along Francis Road and the internal drive aisle
through the inclusion of variation in building projections, recesses, varying material/colour
combinations, landscape features and the use of individual unit entrances.

Overlapping and stacked townhouse units are proposed in the two street-fronting buildings
based on the onsite geometry and condition. These buildings are designed to complement the
massing and scale of the detached townhouse units on the adjacent property to the west and
the single-family homes to the east.

The impact of blank garage doors has been mitigated with panel patterned doors, unit
entrances and planting islands/wood trellis along the drive aisle.

A palette of earth-tone colours is proposed. The proposed building materials (asphalt roof
shingles, Hardie lap siding, wood fascia board and trim, brick cladding, etc.) are generally
consistent with the OCP.
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Tree Retention and Replacement

e Tree preservation was reviewed at the rezoning stage, a total of 16 bylaw-sized trees on site,
one tree on the neighbouring property and five street trees were assessed:

o A 76 cm caliper beech tree (tag# 6) located in the southeast corner of the site will be
retained. Due to its proximity to proposed Building A, cantilevered foundations will be
required within the tree protection zone to retain this tree. Arborist supervision will be
required for site preparation and construction activities. A Tree Survival Security of
$10,240.00 has been secured at rezoning.

o A 50 cm caliper plum tree (tag# 20) located on-site along the rear (north) property line
will be retained on site. A Tree Survival Security of $10,240.00 has been secured at
rezoning.

o One tree (tag# 22) located on the neighbouring property is to be protected as per the
Arborist Report recommendations.

o One Honey locust tree (tag# C5) located at the southwest corner of the site, within the
City’s boulevard, is identified in good condition and to be retained. A Tree Survival
Security of $5,120.00 has been secured at rezoning.

o 13 bylaw-sized trees (tag# 7-10, 12-19 & 21) and one significant tree located on-site trees
(tag# 11, multi-stem cherry plum tree with 144 cm combined calliper size) were
identified for removal based on their condition and signs of decay and poor structure.
Based on the OCP and Tree Protection Bylaw requirements, 29 replacement trees are
required. The applicant is proposing to plant all replacement trees on-site, including
seven conifers and 22 deciduous trees.

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

e A proof of contract with a Certified Arborist for the supervision of all works conducted
within or in close proximity to tree protection zones has been secured at rezoning.

Landscape Design and Open Space Design

e The street edge along Francis Road will be defined with landscaping including lawn, native
shrubs and deciduous trees. A low 1.2 m tall transparent metal fence with gates will be
installed along the road frontage to accommodate visually interesting plant species.

o Each street-fronting unit will have a private front yard with an outdoor patio to generate
animation along the streetscape. The front yards will be separated with evergreen hedges to
provide privacy for individual units.

o All units will have a private yard with a patio, shade tree and shrub/groundcover planting.

¢ Planting pads with wood trellis and vines are provided between garages to maximize the
planting opportunities in the limited spaces along the entry drive aisle.

e An on-site irrigation system is proposed to ensure continued maintenance of live
landscaping.
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An outdoor amenity space is located at the T-intersection of the internal driveways, which is
easily accessible for all residents and highly visible from the main entry driveway.

Three removable bollards are designed at the entry of the outdoor amenity area to stop
vehicles and ensure pedestrian safety.

A social gathering space with mailboxes, bike racks, picnic table and benches are proposed in
the south part of the outdoor amenity area.

A playground including chalkboard, sensory multi play panel, slide, playhouse, game lawn
and benches for parents to sit, is proposed in the north part of the outdoor amenity space.

The slide and game lawn will promote active play activities. Sensory multi play panel,
playhouse and chalkboard create a dramatic play zone where children use their creativity and
imagination to play and learn.

The driveway entry and surface parking spaces will be treated with permeable pavers for
better water infiltration and variety in paving surfaces. Contracting coloured pavers will also
be used to highlight pedestrian routes along the drive aisle.

In order to ensure that the proposed landscaping works are completed, the applicant is
required to provide a landscape security of $278,355.00 in association with the Development
Permit.

Crime Prevention Through Environmental Design

The site plan and individual unit layout create an opportunity for passive surveillance.
Additional windows are provided to side elevations adjacent to the outdoor amenity area and
vehicle entry driveway to enhance visual surveillance opportunities.

The sidewalk and internal drive aisle edges will have well-defined landscaped edges, clearly
defining the areas for public pedestrian use.

Exterior lights will be provided along the internal drive aisle and in outdoor amenity areas,
etc. to enhance visual supervision.

Sustainability

The project will be designed to meet Step Code 3 with maximum Emission Level 4.

High efficient air source heat pump system will be provided. Condenser units for two of the
units will be located on the second-floor decks facing the internal drive aisle; condenser units
for all other units will be located within the individual private yards. An Acoustic Report has
been submitted to confirm the noise levels from the condensing units will be below the
nighttime Noise Bylaw limit of 45 dBA at the nearest point of reception.

Low E glazing windows and Energy Star appliances will also be included in the
development.
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Max. 50% of proposed
residential spaces in

Tandem Parking Spaces: enclosed garages 0 none
(18 x Max. 50% = 9)
None when fewer than 31 Variance
Small Car Parking Spaces spaces arseitp;rowded in 6 Requested
Accessible Parking Spaces: N.O.ne when fewer thgn 3 0 none
visitor stalls are required
Bicycle Parking Spaces — Class 1 1.25 (Class 1) and 2 (Class 1) and none
/ Class 2: 0.2 (Class 2) per unit 0.2 (Class 2) per unit
Off-street Bicycle Parking Spaces 12 (Class 1) and 18 (Class 1) and none
— Total: 2 (Class 2) 2 (Class 2)
. > —
Amenity Space — Indoor: Min. 70 m”eczjr Cash-in Cash-in-lieu none
. 2 .
Amenity Space — Outdoor: Min. 6 m* x 9 units 109 m? none

=54 m?2
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Attachment 2

Annotated Excerpt from the Minutes from
The Design Panel Meeting
Thursday, November 21, 2024 — 4:00 p.m.

Virtual, Microsoft Teams
Richmond City Hall

DP 23-029303 - 9-UNIT TOWNHOUSE DEVELOPMENT
ARCHITECT: Imperial Architecture Ltd.

LANDSCAPE ARCHITECT: Homing Landscape Architecture

PROPERTY LOCATION: 9371 and 9391 Francis Road

Applicant’s Presentation

Architect Jiang Zhu, Imperial Architecture Ltd., and Landscape Architect Eason Li,
Homing Landscape Architecture, presented the project and answered queries from the

Panel.

Panel Discussion

Comments from Panel members were as follows.

appreciate the applicant’s presentation and the use of SAFERhome standards in
addition to the City’s convertible unit guidelines in the design of the convertible
unit in the project;

Noted.

also appreciate the applicant’s attention to detail in the design of the convertible
unit such as providing a small ramp for the two-inch height difference between
the patio door and the ground level;

Noted.

the design of the townhouse buildings is consistent with the City’s Multiple
Family-Townhouse Development Guidelines and appropriate to its
neighbourhood context;

Noted.
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the design of the townhouse buildings is overdone; the design team could have
added more character and not just a repeat of the usual design of townhouse
buildings in the City;

The consultant team put in efforts to make sure that we did not repeat the
typical townhouse design:

1. We did not use the typical rowhouse style in this project to address the site-
specific constraints on limited frontage along the aerial road where the
vehicle entry has to be located. The proposed typology contained stacked
townhouse units with overlapping between units.

2. While typical front buildings in arterial road townhouse projects are 3
storey high, we proposed 2 and half storey massing in addressing the privacy
and adjacency concerns to neighboring site. In addition, we eliminated all
windows on the partial 3rd floor facing neighboring sites to enhance the
privacy.

3. Unlike many other townhouse projects on narrow sites having tandem
parking arrangement, efforts were made to introduce side-by-side two car
garage for all units in addressing council’s concern on useability.

the proposed fibar surfacing for the children’s play area is not accessible for
people in wheelchairs; consider replacing with rubber surfacing;

Wood chips surfacing is changed to poured in place rubber surfacing.

there is little opportunity to install planting along the internal drive aisles; the
small raised wood planters outside of the garages along the internal drive aisles
could potentially be damaged by vehicles; the applicant could consider
installing decorative screen;

Raised wood planters are removed, and trellises/screens with vine plants are
added instead, per updated detail 6/L3.2.

consider installing screening in the children’s play area adjacent to Building B
and Building C; review the placement of windows adjacent to the sandbox as
they could pose potential privacy concerns for residents;

Three out of the four windows are high windows, and the only window that
has privacy concern is the bay window on Building C close to the sandbox.
The previous landscape design already proposed Yew Hedge along Buildings
C & B as dense evergreen screen, and the updated design has moved the
sandbox further to north and added more Yew Hedge between the bay window
and the sandbox to further improve the privacy.

ensure that shade-tolerant grasses and shrubs are planted on the north side of the
development as there will be a lot of shade on this side as indicated in the
shadow analysis;

North side of the buildings are all shade tolerant shrubs and grasses, per
updated landscape planting plans L1.2a to L1.2d.



7796597

-3

the strip of planting adjacent to visitor parking stalls are very small and could
potentially be damaged by cars; consider replacing with gravel;

The narrow planting strips have been changed to gravel

the project’s Landscape Architect needs to illustrate that there is root ball
clearance for all planting beds as there are trees with planting materials right up
against them;

Shrubs and groundcovers at the tree root ball have been removed, per
updated landscape planting plans L1.2a to L1.2d.

appreciate the clear and structured presentation of the applicant;
Noted.

the overall plan of the project looks complicated; the complex design of the
townhouse buildings is driven by the provision of double car garages for the
residential units;

Noted.

the design team has done a good job in dealing with the challenges of the
proposed development;

Noted.

the design team has complied with the City’s design guidelines for the proposed
development; however, the exterior of the townhouse buildings looks
traditional, complex, and like large single family-homes; consider simplifying
and modernizing the design of the buildings, e.g. review the choice of materials
and streamline the building massing;

Level 3 for both Building A and D was redesigned to simplify the massing and
reduce the number of corners and turns to address this comment.

the garbage room and PMT are located in central areas; consider giving more
attention to the treatment of the buildings around those areas to mitigate their
potential impacts to the appearance of the buildings;

The garbage room was designed as part of the principal building as per
requirements from the city’s OCP design guideline. Architectural treatments
such as exterior wall finish, eave overhang etc. used for the garbage room
were the same as the main building.

Floor plan and elevations were revised to add more windows in the area
where the PMT was located to avoid the large size blank walls to address this
comment and make the appearance of the building more attractive.

appreciate the applicant’s thorough and detailed presentation;
Noted.



7796597

-4 .

agree with Panel comments that there is room for improvement in the design of
the proposed townhouse buildings while maintaining their Tudor or classical
style;

We propose to apply same architectural language and treatment on front
buildings to the back buildings to make them more elegant. Such treatment
includes window mullion color and profiles and color combination for
exterior materials etc.

appreciate the proposed lighting plan for the project; however, there is no
lighting for the ramp in the children’s play area;

A bollard light is added for the ramp.
review the narrow strips of planting on the site to ensure their survivability;
In average less than 12 inches wide strips have been changed to gravel.

the existing multi-stemmed tree to be retained on the north side is close to the
building and backyard patio; consider replacing with a more manageable
species to allow more sunlight into the backyard,;

Changed the deciduous trees north of Buildings B & C to be columnar form
trees to allow more sunlight into the backyard.

agree with Panel comment that there is little opportunity to incorporate planting
along the internal drive aisles;

The current landscape design has maximized the planting opportunities along
the internal drive aisles, and used tough and low maintenance plants there to
ensure their survivability.

the overall character of the proposed development is consistent with the City’s
development permit guidelines for the area and is appropriate to its
neighbourhood context; however, the two street-fronting buildings appear large;
investigate opportunities to further articulate the buildings in order to further
reduce their massing, e.g. reduce the horizontal banding, differentiate the front
doors to help provide individual identity to units, and improve privacy between
the entry doors of townhouse units; and

Design team put in efforts at design stage to reduce the massing for two front
buildings:
1. Amount of massing:

Instead of introducing one front building which can have 6 units along the
arterial road per city’s OCP design guideline, we proposed two smaller
buildings located on each side of the vehicle entry driveway.

2. Number of Units

While the city’s OCP design guideline allowed 6 units in front buildings along
arterial roads, we only proposed 4 units along Francis Road, and they are
split into 2 buildings as a method to reduce the massing further.
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3. Building Height

While the city’s OCP design guideline allowed 3 storey for front buildings, we
proposed 2 and half storey building height for both front buildings to reduce
massing and enhance the privacy.

4. Architectural decoration and treatment

As a method of avoiding the bulky/boxy look, we proposed add more
architectural decorations and treatments such as bay windows, gable roofs
and bands to break the single massing which tends to be felt big.

the rear units need not follow the large villa approach for the front buildings;
consider a slightly different building typology for the rear units; also consider
breaking down the back mews by adjusting the approach to the roof form to
make the units appear more individualized.

The current design complied with the city’s townhouse design guideline and
arterial road townhouse design guideline in all aspects. The back buildings
are typical duplex building which can be found anywhere in the city. The
current duplex design used the typical unit paring typology which complies
with the design guideline and is widely used in the neighborhood. The entry
porch was used to signify each unit’s entry and identity.

Panel Decision

It was moved and seconded
That DP 23-029303 be supported to move forward to the Development Permit Panel
subject to the applicant giving consideration to the comments of the Advisory Design

CARRIED
Opposed: Kush Panatch



ATTACHMENT 3

City of Development Permit Considerations

1 Development Applications Department
RlChmond 6911 No. 3 Road, Richmond, BC V8Y 2C1

Address: 9371 and 9391 Francis Road : File No.: DP 23-029303

Prior to approval of the Development Permit, the developer is required to complete the following:
1. (Zoning Amendment) Final adoption of the Zoning Amendment Bylaw 10527.

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

3. (Landscaping Security) Receipt of a Letter of Credit for landscaping in the amount of $278,355.00 (based on the
costs estimate provided by a CSLA registered landscape Architect including 10% contingency). A legal agreement is
required to accompany the Landscape Security to set the terms for its use and release.

4. (Fees - Notices) Payment of all fees in full for the cost associated with the Development Permit Panel Meeting
Notices, consistent with the City’s Consolidated Fees Bylaw No 8636, as amended.

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

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

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

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

Note:
*  This requires a separate application.

e 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.

s 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,

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

Signed Date






Development Permit
No. DP 23-029303

To the Holder: Manswell Enterprises Ltd.
Property Address: 9371 and 9391 Francis Road
Address: c/o Jason Lam

8600 Cambie Road Unit 135,
Richmond, British Columbia, V6X 4J9

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

This Permit is not a Building Permit.

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

MAYOR
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SPECIES PER PLANTING PLAN

INSTALL TREE STAKE. AS SPECIFIED

50mm DEPTH MULCH

1250mm DIA SAUCER AT
EDGE OF TREE PIT

e
% i
z TAMPED GROWING MEDIUM
= 150mm MIN. SCARIFIED
L EXISTING SUBGRADE
EEl ‘ ; f’—‘—————‘EXISTING SUBGRADE
|~ MIN.2x ROOT BALL
{
1 DECIDUQUS TREE PLANTING ON GRADE (TYPICAL)
\__/ Scale:1:20

DISTANCE FROM EDGE IS HALF THE SPECIFIED
0O.C. SPACING ROW

% % %— PLANT CENTRE

e TRIANGULAR SPACING AT SPECIFIED O.C. DISTANCE
-SEE PLANT SCHEDULE

50mm DEPTH MULCH
I —{NSTALL SPECIFIED GROWING MEDIUM TO
i MINIMUM 450mm DEPTH

MIN. 450 |

PLANTING ON GRADE (TYPICAL)

@ Scale: 1:20
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MIN. 600

@

TREE ROOTBALL

1
|
'
;
;

;
,3-—~—INSTALL TREE STAKE, AS SPECIFIED

PECIES PER PLANTING PLAN

INSTALL TREE STAKE, AS SPECIFIED

INSTALL TOP OF ROOTZONE 150mm ABOVE FINISHED
GRADE OF SPECIFIED GROWING MEDIUM

INSTALL 50mm MULCH

1250mm DIA SAUCER AT EDGE OF TREE PIT

e ADJACENT CONDITIONS VARY PER PLANS

TAMPED GROWING MEDIUM

150mm MiIN. SCARIFIED EXISTING SUBGRADE

MIN. 2x ROOT BALL

CONIFERQUS TREE PLANTING ON GRADE (TYPICAL)

Scale: 1:20

POSITIVE DRAINAGE

- SOD AS PER
SPECIFICATIONS

SAND BASED GROWING
MEDIUM TO 150mm DEPTH,
AS SPECIFIED
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SOD LAWN (TYPICAL)

Scale: 1:10
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# City of
) ", Richmond Report to Development Permit Panel

To: Development Permit Panel Date: March 5, 2025

From: Joshua Reis File: DP 23-035352
Director, Development

Re: Application by Public Services and Procurement Canada for a Development
Permit at 3540 and 3800 Bayview Street

Staff Recommendation

That a Development Permit be issued to permit an adjustment of the lot lines of the two lots
located at 3540 and 3800 Bayview Street, zoned “Light Industrial (IL)” and “Steveston
Commercial and Pub (ZMU10)” respectively and designated as an Environmentally Sensitive
Area (ESA).

s

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

BB:cas
Att. 4
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Staff Report
Origin
Public Services and Procurement Canada, on behalf of the Department of Fisheries and Oceans
Canada (DFO), the owner of the subject properties, has applied to the City of Richmond for
permission to adjust the lot lines of the two lots located at 3540 and 3800 Bayview Street. The
property at 3540 Bayview Street is currently zoned “Light Industrial (IL)” and the property at
3800 Bayview Street is currently zoned “Steveston Commercial and Pub (ZMU10)” (Attachment
1). Lot A is proposed to contain the existing buildings on 3800 Bayview Street (Steveston
Landing) and Lot B is proposed to comprise the remaining lands including all lands adjacent to

the water. There would be no change to the number of lots as a result of the proposal. The
proposed subdivision is included in the accompanying Permit Drawing #1.

As the site is designated as Environmentally Sensitive Area (ESA), a Development Permit (DP)
is required in order to facilitate the proposed lot line adjustment for the two properties.

There are no new buildings or structures proposed as part of the proposed lot line adjustment.

Development Information

Please refer to attached Development Application Data Sheet (Attachment 2) for a comparison of
the proposed development data with the relevant Bylaw requirements.

Background

Development surrounding the subject site is as follows:

To the North: Across Bayview Street, four lots, three of them zoned “Steveston
Commercial (CS2)” and one zoned “Commercial Mixed Use (ZMU22) —
Steveston Commercial” and each containing a retail operation including
restaurants and other types of businesses.

To the East: The property at 3866 Bayview Street, containing a number of restaurants
within one building, zoned “Steveston Commercial (CS2)”.

To the South: Steveston Harbour and the South Arm of Fraser River.

To the West: The property at 3300 Chatham Street, which is the Gulf of Georgia

Cannery National Historic Site (museum), zoned “Light Industrial (IL)”.

Staff Comments

Public Services and Procurement Canada is proposing to adjust the lot lines between the two
existing properties at 3540 and 3800 Bayview Street through subdivision. This would
consolidate the boardwalk area and the property at 3540 Bayview Street into one new lot (Lot B)
and create another lot (Lot A) which would contain the existing Steveston Landing buildings and
the adjacent parking stalls currently at 3800 Bayview Street. The DFO intends to maintain
Crown ownership of proposed Lot B (and retain riparian rights, access to the wharf and
walkway) and sell proposed Lot A. Lot A would be a separate fee simple parcel with frontage
onto Bayview Street with no riverfront adjacency.
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The proposed scheme attached to this report has satisfactorily addressed the staff comments
identified as part of the review of the subject ESA DP application. In addition, it complies with
the intent of the applicable sections of the Official Community Plan/Steveston Area Plan and is
in compliance with the “Light Industrial (IL)” and “Steveston Commercial and Pub (ZMU10)”
zone.

Analysis
Site Planning

e There are no new buildings or structures proposed as part of the proposed application.

e The proposed Lot A would include the existing four buildings and the 35 parking stalls that
are located at the current 3800 Bayview Street. The proposed Lot B would correspond with
the property at 3540 Bayview Street and the entire boardwalk area along the foreshore area
of 3800 Bayview Street and a 6.1 m wide drive aisle to the east of the Steveston Landing
buildings.

e The buildings at 3800 Bayview Street are owned by Steveston Waterfront Properties (SWP)
who has a lease on the property. This lease is registered between the Government of Canada
and SWP and will expire in 2036. The total floor area of the buildings is approximately
1,400 m? (15,0691t?).

e The existing buildings include a number of restaurants with associated patios overlooking the
waterfront. The patios, seating and eaves of these specific restaurants would be encroaching
onto the proposed Lot B. The applicant will be required to conduct a full assessment of the
scope of the encroachments from Lot A onto Lot B, and to register a legal agreement or
covenant against Title to address the encroachments prior to the approval of the proposed
subdivision.

e Vehicular access to Lot A would remain unchanged. The existing driveway access letdowns
onto Bayview Street would be maintained, for the larger parking area (21 parking stalls) west
of the existing buildings and the smaller parking area (14 parking stalls) on the northeast
corner of the site.

e Vehicular access to Lot B is similarly not proposed to be modified. The existing driveway
letdowns on 3540 Bayview Street would provide ongoing access to the surface parking area
for visitors to Steveston Village. The existing 35 parking stalls would remain available.
However, eight of these parking stalls, located between the two driveway letdowns, would
need to be slightly relocated further onto Lot B as they are currently encroaching onto the
City-owned street by approximately 1 m. Relocation of these eight parking stalls further
south onto Lot B is not anticipated to negatively impact traffic circulation within the parking
area as the drive aisle between the south row of parking stalls adjacent to the boardwalk area
and the north parking stalls (relocated) would be 12 m in width.

e Lot B would further include the 6.1 m wide drive aisle area to the east of Lot A, giving this
lot its ‘horseshoe’ shape. This eastern drive aisle would allow for further access to the
boardwalk and is not expected to be modified. However, a Statutory-Right-of-Way (SRW)
or easement would need to be registered against Title prior to the approval of the proposed
subdivision, in favour of Lot A to ensure continued use of the eastern drive aisle.

e The parking lot on 3540 Bayview Street (Lot B after subdivision) is currently connected with
the parking area on the adjacent lot at 3300 Chatham Street and this arrangement is proposed
to remain unchanged.
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Both properties (3540 Bayview Street and 3300 Chatham Street) are Crown-owned
properties and the ownership of 3540 Bayview Street would remain unchanged post-
subdivision.

Waste management (garbage enclosure) would continue to be provided unimpeded, servicing
the needs of the existing buildings on Lot A within the same space allocated at the northwest
corner of the lot, highlighted on Permit Drawing #2.

Boardwalk Access

One of the objectives of the Steveston Area Plan is to promote public access to the riverfront.
The proposed subdivision consolidates the riverfront adjacent to these two existing parcels
under one parcel (Lot B). Lot B is intended to remain under federal ownership as a means of
securing long-term public ownership of the riverfront.

The existing pedestrian passageway between the buildings on proposed Lot A from Bayview
Street to the boardwalk area would not be changed.

Pedestrian access along the boardwalk area, and located on Lot B, is proposed to remain
unaffected. In addition, the geometry of the proposed Lot B provides two frontages/routes
connecting the riverfront to Bayview Street, on both the east and west portions of the
proposed Lot B. The applicant has agreed to register a Pedestrian-Right-of—Passage
Statutory-Right-of-Way (PROP SRW) providing public rights of passage over the boardwalk
and eastern portion of Lot B, connecting the boardwalk to Bayview Street.

Heritage Conservation Area

The subject site is located within the Steveston Village Heritage Conservation Area.
Compliance of the proposed subdivision with the applicable heritage policies and guidelines
has been considered as part of this ESA DP application process.

The lot pattern in the Steveston Village Riverfront area (i.e., the south side of Bayview
Street) has been significantly modified over the years. Unlike the Steveston Village Core
Area, the Steveston Village Riverfront is characterized by large lots and the DP guidelines
call for retention of the existing large lot configuration. Staff has no concerns regarding the
proposed subdivision as the large lot configuration will be maintained, there are no physical
changes proposed at this time, and single public ownership of the property adjacent to the
river is proposed.

Considering the minor nature of the application, the proposal has not been forwarded to the
Richmond Heritage Commission for review.

Environmentally Sensitive Area

The property is partially designated ESA, specifically “Intertidal” (INTD), covering a 30 m
wide buffer of the foreshore area as well as a small portion of the boardwalk immediately
south of the existing buildings, as well as another 30 m wide buffer within the site further
inland, specifically “Shoreline” (SHOR). “Intertidal” ESA typically includes areas with
mudflats, as well as a range of vegetated estuarine or salt marsh communities, tidal channels
or shallow ponds, and could include developed shorelines with riprap, docks and pilings.
“Shoreline” ESA typically includes marine riparian zones as well as crest and backslope of
the perimeter dike and its associated trails and may include developed or natural areas
landward of the dike, as is in place at the Steveston Village area.
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A Biophysical Inventory Report (the “Report”) was submitted by G3 Consulting Limited,
who were retained by the applicant as the project’s Qualified Environmental Professional
(QEP). The Report was submitted to provide an assessment of the site’s current ecological
values and functions, including any details on the presence of species that may be classified
as being at risk under federal and provincial regulations, and to confirm whether the
proposed ESA DP and subsequent subdivision would pose any negative ecological impacts to
the ESA.

The Report confirms that the site contains no active and critical habitat features within the
ESA designated lands on-site (within the 3540 and 3800 Bayview Street properties) as the
area has been heavily disturbed and previously developed for commercial tourism purposes.
No disturbance to any ecologically active and high function riparian/marine area is expected
through the proposed lot line adjustment and associated subdivision as no new buildings or
structures are proposed to be built, and no existing building or structure is proposed to be
demolished or modified.

Landscaping

The applicant has agreed to install new landscaping on Lot B in the form of ten new
landscaping planters, to be put in place following the relocation of the eight parking stalls
that currently encroach onto the City sidewalk.

The planters would be planted with shrubs and plants suitable for landscaping planters and
would be installed along the north side of proposed Lot B (currently 3540 Bayview Street),
providing an on-site buffer of approximately 30 m? between the pedestrian public realm
along Bayview Street and the surface parking area.

The ten planters are of a similar design to those already in place at the south side of the
parking lot on the boardwalk, and each is proposed to contain an evergreen shrub or native
grass along with other perennial species as listed above. The applicant has provided a letter
of commitment from Steveston Harbour Authority for the maintenance of the planters for a
minimum period of five years (Attachment 3).

The species of plants confirmed by the applicant as suitable to be planted on-site are as
follows:

Japanese Skimmia - Skimmia japonica (Evergreen Shrub)

Oregon Grape — Mahonia aquifolium (Evergreen Shrub)

Black scallop bugleweed - Ajuga reptans

Western sword fern - Polystichum munitum

Winter heather - Calluna vulgaris ‘Michelle’

Dickson’s gold bellflowers — Campanula garganica ‘Dickson’s gold’

Frost coral bells — Heuchera

C O O O O 0O 0

Site Servicing As a Result of Subdivision

There are existing storm and sanitary connections located within the proposed L-shaped parcel
(eastern drive aisle) that is proposed to be consolidated with 3540 Bayview Street, which service
3800 Bayview Street and the adjacent site at 3866 Bayview Street. The owner will be required
to conduct a full review of the existing on-site services/utilities and determine if any existing on-
site services/utilities would cross the proposed lot lines as a result of the subdivision.
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Such encroachment would need to be removed, re-configured, or an easement or right-of-way
agreement would need to be secured as part of the subdivision to address the discovered
encroachment. If any of the encroachments are to be removed, re-configured or replaced, the
owner is to obtain the necessary permits and approval from the relevant approving authority and
pay associated costs for the design and construction.

Conclusions

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

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

(Fhsty

for

Babak Behnia
Planner 2
(604-204-8639)

BB:cas

Att.  1: Location Map
2: Development Application Data Sheet
3: Letter of Commitment for Maintenance of Landscaping Planters
4: Development Permit Considerations
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Setback — Rear Yard:

Bylaw Requirement
3800 Bayview Street: 0.0 m
(ZMU10 Zone)

3540 Bayview Street: 0.0 m

Proposed

Lots A and B: complies
post subdivision

| Variance

(IL Zone)
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5.

Registration of a Statutory Right of Way, easement, or similar Legal Agreement against title of proposed Lot B
between the owner (DFO/Small Craft Harbour Authority) of proposed Lot B in favour of the owner of proposed

Lot A, including a covenant in favour of the City, to secure continued use and access by the owner of proposed Lot A
to the drive aisle (east of the existing buildings on proposed Lot A) via Bayview Street as a loading bay and/or
parking and/or storage area in perpetuity.

Note:

sk

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.

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 feeds may be required as
part of the Building Permit. For additional information, contact the Building Approvals Department at 604-276-4285.

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

[Signed copy on file]

7984905



T City of
84 Richmond Development Permit

No. DP 23-035352

To the Holder: Public Services and Procurement Canada on behalf of Fisheries
and Oceans Canada (DFO)

Property Address: 3540 and 3800 Bayview Street

Address: C/0 1090 WEST PENDER STREET
VANCOUVER, BC V6E 2P1

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 the attached Permit Drawings #1
to #3 attached hereto.

4. 1If 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.

5. 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.

6. This Permit is not a Building Permit.

AUTHORIZING RESOLUTION NO. <Resolution No.> ISSUED BY THE COUNCIL THE
DAY OF <Date>

DELIVERED THIS <Day> DAY OF <Month>, <Year>

MAYOR CORPORATE OFFICER
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DP 23-035352 Permit Drawing #3
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