Agenda

Development Permit Panel

Council Chambers, City Hall
6911 No. 3 Road

Wednesday, April 14, 2021
3:30 p.m.

MINUTES

Motion to adopt the minutes of the Development Permit Panel meeting held on March
24, 2021.

DEVELOPMENT PERMIT 17-792931
(REDMS No. 6612976)

APPLICANT: Urban Era Builders & Developers Ltd.

PROPERTY LOCATION: 9700, 9720 and 9800 Williams Road

Director’'s Recommendations

That a Development Permit be issued which would permit the construction of 18
townhouses, including three affordable housing units, at 9700, 9720 and 9800 Williams
Road on a site zoned “Town Housing (ZT81) - Williams Road” .

DEVELOPMENT PERMIT 17-794169
(REDMS No. 6575604)

APPLICANT: Yuanheng Seaview Developments Ltd. and Yuanheng Seaside
Developments Ltd.

PROPERTY LOCATION: 3311 No. 3 Road and 3399 Corvette Way



Development Permit Panel — Wednesday, April 14, 2021

ITEM

Director’s Recommendations
That a Development Permit be issued which would permit the construction of a:

1.  High-rise mixed use development, including two residential towers containing 275
dwellings (with 22 affordable housing units), an office tower, street-oriented
commercial uses, and a new City-owned community centre, at 3311 No. 3 Road;
and

2. High-rise multiple-family development, including two residential towers
containing 89 dwellings, at 3399 Corvette Way;

on lands zoned “Residential/Limited Commercial and Community Amenity (ZMU30) —
Capstan Village (City Centre)”’.

DEVELOPMENT PERMIT 18-828900
(REDMS No. 6211262)

APPLICANT: 1082009 BC L.td.

PROPERTY LOCATION: 10760, 10780 Bridgeport Road and 3033, 3091, 3111 Shell
Road

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

1. permit the construction of 19 townhouse units at 10760, 10780 Bridgeport Road
and 3033, 3091, 3111 Shell Road with vehicle access from Shell Road on a site
zoned “Medium Density Townhouses (RTM3)”; 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 43.3 m;

(b) the minimum front yard setback to Bridgeport Road from 6.0 m to 3.3 m;
and

(c) the minimum exterior side yard setback to Shell Road from 6.0 m to 4.5 m.

New Business



Development Permit Panel — Wednesday, April 14, 2021

ITEM

5. Date of Next Meeting: April 28, 2021

ADJOURNMENT



City of
Richmond Minutes

Development Permit Panel
Wednesday, March 24, 2021

Time: 3:30 p.m.
Place: Remote (Zoom) Meeting
Present: Joe Erceg, Chair

Cecilia Achiam, General Manager, Community Safety
Milton Chan, Director, Engineering

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 March 10,

2021 be adopted.
CARRIED

1. DEVELOPMENT PERMIT 20-896600
(REDMS No. 6619645)

APPLICANT: Headwater Living Inc.
PROPERTY LOCATION: 5500 No. 3 Road

6648636
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6648636

INTENT OF PERMIT:

1. Permit the construction of a high-rise mixed-use development containing
approximately 637 m2 (6,855 ft2) of commercial space and 149 market rental
housing units at 5500 No. 3 Road on a site zoned “High Density Market Rental
Residential/Limited Commercial (ZMU45) — Lansdowne Village (City Centre)”;
and

2. Vary the provisions of Richmond Zoning Bylaw 8500 to increase the maximum
balcony projection into the Lansdowne Road setback from 1.66 m to 2 m.

Applicant’s Comments

Peter Odegaard, MCM Architects, with the aid of a visual presentation (copy on file, City
Clerk’s office), provided background information on the proposed development including
its site context, design rationale, building elevations, and outdoor amenity spaces,
highlighting the following:

s proposed exterior cladding materials and colours differentiate the podium, mid-rise
building, and 15-storey tower;

u an outdoor amenity space is proposed on fifth and ninth floor. The two areas are
designed to accommodate a variety of outdoor activities including children’s play
and social gathering;

" loading and vehicular access is proposed off of the lane on the east side of the
proposed development;

= the podium level of the subject site meets the podium level of the adjacent
development to the south and a landscape buffer is proposed to provide privacy and
security; and

u there is an opportunity to incorporate public art on the west end of the Lansdowne
Road frontage.

Alyssa Semcyzszyn, Prospect and Refuge Landscape Architects, provided an overview of
the landscaping for the project, noting that (i) generous pedestrian walkways are proposed
along the No. 3 Road and Lansdowne Road frontages to accommodate expected heavy
pedestrian traffic, (ii) landscaping along the eastern portion of the Lansdowne Road
frontage has a more residential character to provide transition to the adjacent residential
building to the east, (iii) a stepped planter with landscaping is proposed along the south
edge of the Level 5 outdoor amenity space to provide an appropriate interface with the
outdoor amenity space of the neighbouring development to the south, and (iv) the outdoor
amenity area on Level 9 provides a variety of social and active spaces.
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Panel Discussion

In reply to queries from the Panel, Mr. Odegaard and Ms. Semcyzszyn noted that (i) there
will be a statutory right-of-way (SRW) over the lane which will be widened, (ii) lighting
will be installed in the surrounding public realm of the subject site including along the
lane, (iii) low lighting will be incorporated in planters at the outdoor amenity spaces and
landscape buffers will be installed for residential units to mitigate light pollution, (iv)
proposed cladding materials for street level Lansdowne Road and No. 3 Road frontages
are similar, (v) exterior cladding materials for the parking level facing the Canada Line
guideway include opaque materials that provide screening as well as visual interest, (vi)
the landscaped outdoor amenity area on Level 5 will be visible from the Canada Line
guideway, and (vii) the proposed variance for balcony projection for all residential levels
along Lansdowne Road would increase the size of balconies and enhance the livability of
residential units.

Staff Comments

Wayne Craig, Director, Development, noted that (i) all residential units in the project are
market rental and secured through rental tenure zoning and housing agreement with the
City, (ii) all residential units achieve the City’s Basic Universal Housing (BUH)
guidelines in terms of accessibility, (iii) the project will provide an on-site low carbon
energy plant designed for future connection to the City’s district energy utility (DEU)
system, (iv) the Servicing Agreement associated with the project includes frontage
improvements along No. 3 Road and Lansdowne Road and the widening of the lane
including the installation of a sidewalk and lighting within the lane, and (v) the project has
been designed to achieve Canada Mortgage and Housing Corporation (CMHC) interior
noise standards and an acoustical report has been provided by the applicant.

In reply to queries from the Panel, Mr. Craig confirmed that (i) the lane will be widened to
the full City Centre standard, and (ii) the development of the proposed patio for the
restaurant on the ground level will require the approval of the City’s Engineering
Department as the patio encroaches into the right-of-way (ROW) for public-right-of-
passage (PROP).

Gallery Comments

None.

Correspondence

None.
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Panel Discussion

The Panel expressed support for the project, noting that (i) the project provides significant
attention to detail in terms of materials and finishing and is thoughtfully done, and (ii) the
proposed outdoor amenity areas are well designed, and more animation could be provided
at the street level.

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

1.  permit the construction of a high-rise mixed-use development containing
approximately 637 m? (6,855 ft*) of commercial space and 149 market rental
housing units at 5500 No. 3 Road on a site zoned “High Density Market Rental
Residential/Limited Commercial (ZMU45) — Lansdowne Village (City Centre)”;
and

2. vary the provisions of Richmond Zoning Bylaw 8500 to increase the maximum
balcony projection into the Lansdowne Road setback from 1.66 m to 2 m.

CARRIED

DEVELOPMENT PERMIT 20-916262
(REDMS No. 6624994)

APPLICANT: EverNu Developments Inc.
PROPERTY LOCATION: 11540 Railway Avenue

INTENT OF PERMIT:

Permit the construction of a duplex at 11540 Railway Avenue on a site zoned “Arterial
Road Two-Unit Dwellings (RDA)”.

Applicant’s Comments

Wendy Andrews, Andrews Architect, Inc., with the aid of a visual presentation (copy on
file, City Clerk’s Office) provided background information on the application, noting that
(1) the form and character of the proposed duplex fits well with neighbouring residential
developments, (i1) private outdoor spaces are provided for each unit, (iii) the driveway
could be used for outdoor activities by residents, and (iv) the rear unit is a convertible
unit.

In reply to a query from the Panel, Ms. Andrews noted that access to the driveway on the
subject site could be shared with the adjacent property to the south should it redevelop
into a duplex in the future; however, it could potentially impact sun exposure from the

south as the property line of the adjacent property to the south is close to the driveway.
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In reply to a further query from the Panel, Ms. Andrews acknowledged that (i)
landscaping could not be incorporated between the driveway and the adjacent property to
the south as the site is very tight, and (ii) the staging area for waste bins adjacent to the
driveway entrance will be screened.

Staff Comments

Mr. Craig noted that (i) a Servicing Agreement is associated with the project for site
services and frontage works along Railway Avenue, (ii) an existing tree in the rear of the
subject site will be retained, and (iii) two existing trees on the adjacent property to the
south will also be retained.

Gallery Comments

None.

Correspondence

None.

Panel Discussion

The Panel expressed support for the project, noting that the project is well done and the
provision for a side-by-side parking for each unit is appreciated.

Panel Decision
It was moved and seconded

That a Development Permit be issued which would permit the construction of a duplex
at 11540 Railway Avenue on a site zoned “Arterial Road Two-Unit Dwellings (RDA)”.

CARRIED
Date of Next Meeting: April 14, 2021
Adjournment
It was moved and seconded
That the meeting be adjourned at 4:33 p.m.
CARRIED
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Certified a true and correct copy of the
Minutes of the meeting of the
Development Permit Panel of the Council
of the City of Richmond held on
Wednesday, March 24, 2021.

Joe Erceg Rustico Agawin
Chair Committee Clerk
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A City of
) Richmond Report to Development Permit Panel

To: Development Permit Panel Date: March 24, 2021

From: Wayne Craig File: DP 17-792931
Director, Development

Re: Application by Urban Era Builders & Developers Ltd. for a Development Permit at
9700, 9720 and 9800 Williams Road

Staff Recommendation

That a Development Permit be issued which would permit the construction of 18 townhouses,
including three affordable housing units, at 9700, 9720 and 9800 Williams Road on a site zoned
“Town Housing (ZT81) - Williams Road".

-

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

WC:rp
Att. 4
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Staff Report
Origin
On behalf of Urban Era Builders & Developers Ltd., Eric Law has applied to the City of
Richmond for permission to develop 18 townhouse dwelling units, including three (3) affordable
housing units, at 9700, 9720 and 9800 Williams Road. The site is currently vacant, and is being
rezoned from the "Single Detached (RSI/E)" zone to the "Town Housing (ZT81) — Williams

Road" zone, for this project under Bylaw 9667 (RZ 15-700431). A Location Map for the subject
site 1s provided on Attachment 1.

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

e Water Works: replacing the existing water connection with a new one, complete with meter
and meter box.

e Storm Sewer Works: installing drainage along the upgraded sidewalk on Williams Road, and
replacing the existing storm service connection.

e Sanitary Sewer Works: replacing the existing sanitary service connection and inspection
chamber with a new service connection and inspection chamber.

e Frontage Improvements: street lighting upgrades, widening of the existing adjacent
north-south walkway (via Public Right-of-Passage Statutory Right-of-Way), replacing the
existing driveway with curb, gutter and sidewalk along the Williams Road frontage.

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 Williams Road, single-family dwellings on lots zoned “Single Detached
(RS1/E)” and “Single Detached (RS1/K)”.

To the East:  Duplex and single-family dwellings on lots zoned “Single Detached (RS1/E)”
fronting Williams Road and No 4 Road.

To the South: Duplex and single-family dwellings on lots zoned “Single Detached (RS1/E)”
fronting Swansea Drive.

To the West:  Across a wide City-owned public walkway, the site of a recent rezoning (RZ 15-
715406) and a Development Permit application (DP 18-797785) to develop 28
townhouse units at 9680 Williams Road. The rezoning bylaw was approved and
the development permit issued by Council on February 20, 2021.
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Rezoning and Public Hearing Results

During the rezoning process, staff identified the following design issues to be resolved at the
Development Permit stage:
e A detailed design of the outdoor amenity space.
e Perimeter fencing along Williams Road and the pedestrian path to the west.
e A detailed landscape design including trees, shrubs and plantings and hard surface
treatments.
e Architectural expression and proposed colour palette and exterior building materials.
e Features that incorporate Crime Prevention through Environmental Design (CPTED).
e Interior plans must demonstrate that all of the relevant accessibility features are
incorporated into the proposed Convertible Unit design and that aging-in-place
(i.e., adaptable unit) features can be incorporated into all units.

Each of the above-noted design issues have been resolved as indicated in the ‘Analysis’ section
of this report, and reflected in the associated Development Permit drawings.

The Public Hearing for the rezoning of this site was held on February 20, 2017. At the Public
Hearing, the following concerns about rezoning the property were expressed:

A. Lighting of the public walkway.
B. New development abutting low density residential neighbourhood to the south.

Staff worked with the applicant to address these issues in the following ways:

A. Lighting of the public walkway: The applicant has worked with City staff to provide
pedestrian lighting along the site’s west frontage along the public walkway.
Improvements to the walkway are being addressed via the Servicing Agreement for the
proposed development and the Servicing Agreement for the approved townhouse
development at 9680 Williams Road (abutting the walkway to the west). Walkway
improvements include its widening (via Public Right-of-Passage (PROP) Statutory
Rights-of-Way (SRWs) on the subject site and 9680 Williams Road to accommodate re-
paving and a 1.0 m grassed strip on both sides (within the SRWs), drainage as well as
pedestrian-scale lighting. The southerly portion of the walkway (adjacent to the single
family dwellings fronting onto Swansea Drive) will be improved with new-pedestrian
lighting that is designed to prevent light being cast into adjacent lots.

B. New development abutting low density neighbourhood to the south: The applicant
proposes reduced-height buildings along the rear of the site with upper stories stepped
back 6.0 m from the rear property line, in tandem with effective landscape screening in
order to mitigate visual impression and activity resulting from multiple family residential
use to the residents of abutting lots that front onto Swansea Drive, as follows:

o 9911 Swansea Drive: A 1.2m wooden fence (which is, in certain places, located
atop a retaining wall no higher than 0.8 m) is proposed along the shared lot line. 2.4
m high cedar plantings are proposed along the inside of the fence at the south
terminus of the internal drive-aisle that would provide additional screening between
lots.

o 9931 Swansea Drive: A 1.2m wooden fence (which is, in certain places, located
atop a retaining wall no higher than 0.8 m) is proposed along the shared lot line. 2.4
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m high cedar plantings are proposed along the inside of the fence that would provide
additional screening between lots. The existing hedge at the rear of 9931 Swansea
Drive also provides a robust screen between the lots.

o 9951 Swansea Drive:

e Along the north-south rear lot line, a 1.2m wooden fence (which is, in certain
places, located atop a retaining wall no higher than 0.8 m) is proposed along the
southerly portion of the shared lot line, and a 1.6 m lattice landscaping element
is proposed along the northerly portion. 2.4 m high cedar plantings are proposed
along the inside of the fence that would provide additional screening between
lots, and clematis plantings are proposed along the inside of the lattice element
(which is intended climb the latticework).

¢ Along the east-west rear lot line, a 1.6 m lattice landscaping element is proposed
along the shared lot line, behind which Azalea and clematis plantings are
proposed (the latter of which is intended climb the latticework).

o In addition, the applicant has reached an agreement with the owner of this
property that satisfied their concerns and accommodates the removal of two
shared trees (tags # 132 and #133). The signed agreement has been provided to
staff and is on-file.

Staff note that the proposed development will not increase vehicle traffic along Swansea
Drive.

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 "Town
Housing (ZT81) — Williams Road" zone.

Advisory Design Panel Comments

The Advisory Design Panel (ADP) reviewed the proposal on May 8, 2019. A copy of the
relevant excerpt from the Advisory Design Panel Minutes from May 8, 2019 is attached for
reference (Attachment 3). The design response from the applicant has been included
immediately following the specific Design Panel comments and is identified in ‘bold italics’.

Analysis

Conditions of Adjacency

e Along the west property line there is an approximately 3.0 m wide City-owned public
walkway. In order to accommodate required improvements to the public walkway (i.e., new
pedestrian lighting, widened sidewalk and grassed boulevard), a 1.0 m wide Statutory Right-
of-Way (SRW) along the west property line has been secured at rezoning. Dwelling units
along this interface are set back 4.0 m from the west property line (3.0 m from the edge of
the SRW), oriented towards the public walkway and contain individual entries for pedestrian
access. The SRW and the interface with the walkway is consistent with that of the approved
townhouse development across the walkway at 9680 Williams Road.

e To the east is an existing low density neighbourhood that is designated for townhouse
development in the Arterial Road Policy in the OCP.
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o The building height of the easterly street-fronting units are stepped down to 9.9 m
(two storeys), as measured from average finished site grade, in response to the
existing duplex to the east.

o A PROP SRW allowing access to/from the adjacent future development site to the
east through the subject site (over the entry driveway and internal drive aisle) has
been secured at rezoning. Signage identifying that the drive-aisle will provide future
access to the east is proposed and would be located at the east terminus of the
internal drive-aisle.

To the south is an existing low density neighbourhood that fronts onto Swansea Drive (a
local road) and is designated Neighbourhood Residential (NRES) in the OCP. The building
height of the rear units is 9.4 m (two storeys), as measured from average finished site grade,
in response to the single-family rear yard adjacency to the south. In addition, a 4.5 m rear
yard setback to the ground floors and a 6.0 m rear yard setback to the second floors of the
rear units are proposed to provide an improved interface.

Windows have been located carefully to avoid adjacent overlook and privacy concerns.
Retaining walls are proposed along the westerly portion of the rear property lines and along
the east side of the site, in order to provide usable yard space for the proposed units.
Retaining walls along the lot lines shared 9911, 9931 and 9951 Swansea Drive and
9840/9844 Williams Road will in each case range in height between 0.1 m and 0.8 m. No
retaining walls are proposed in proximity to retained trees.

Fencing adjacent to the visitor parking spaces and both driveway terminus at the south and
east lot lines will sit atop a retaining wall. The fencing would be no higher than 1.2 m, and
therefore no higher than 2 m including the retaining wall, as measured from the lower grade
(i.e., adjacent grade on abutting properties).

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

Urban Design and Site Planning

Vehicular access to the proposed development is to be from Williams Road through a new
driveway, with future connections to the neighbouring properties to the east, secured by a
SRW.

The layout of the townhouse buildings is oriented around a north-south internal maneuvering
aisle and an east-west internal maneuvering aisle, providing access to the unit garages.

Units along Williams Road will have direct pedestrian access from the street. Units along the
public walkway will have access from the walkway, and the internal units will have
pedestrian access from the drive-aisle.

All townhouse units have two vehicle parking spaces. Vehicle parking spaces for nine units
are proposed in double garages and parking spaces for nine units (including the three
affordable housing units) are proposed in garages with a tandem arrangement. The tandem
arrangement is consistent with Zoning Bylaw 8500 maximum of 50%. A restrictive covenant
to prohibit the conversion of the tandem garage area into habitable space has been secured at
rezoning.

A total of four visitor parking spaces are provided, including an accessible parking space.
Both internal and external bicycle parking spaces have been incorporated into the proposal
and are in compliance with Zoning Bylaw 8500 requirements.
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The shared outdoor amenity area is located in a central location along the City-owned public
walkway to provide direct pedestrian access to/from the walkway, maximize sunlight
penetration and offer casual surveillance from the walkway and adjacent units. The size of
the outdoor amenity area is consistent with the OCP requirement (minimum 6.0 m? per unit).
Cash-in-lieu of indoor amenity space was secured through rezoning ($18,000) consistent with
OCP Policy.

The common garbage and recycling room is incorporated into the design of Building E and
makes efficient use of its space, thus minimizing its impact on the design.

The covered mailbox kiosk is located at the shared outdoor amenity space and has been
incorporated into the design of the buildings to minimize visual impact.

Architectural Form and Character

The proposed building form contains window bays, entrance porches, gable roofs and
balconies to provide articulation to the building fagade and establish a residential scale.

The street fronting units will have individual porches that punctuate the architectural rhythm
of the buildings and provide cover to the front entrances. A pedestrian scale is generally
achieved along the public street and walkway, and internal drive-aisle, through the inclusion
of variation in building form, projections, recesses, materials/colours and landscape features.
The proposed building materials include hardi siding, hardi panel and brick (along the first
storey facing Williams Road) with different colours (including blue, red, and beige) that
enhance the visual rhythm of the buildings and signal a distinct top, middle and base to each
building.

Trim and secondary roof elements are used to reduce the apparent height of the buildings.
All windows are proposed to be vinyl with wood trim.

Landscape Design and Open Space Design

Tree preservation was reviewed at rezoning stage where six trees (tags #A, #B, #C, #D, #E
and #F) on adjacent properties (9931 and 9951 Swansea Drive) and one hedgerow located on
an adjacent property (9931 Swansea Drive) were identified for protection.

o A contract with a Certified Arborist has been secured for supervision of all works
conducted within close proximity to a tree protection zone (protecting those trees
identified for retention).

Tree removal and replacement was reviewed at rezoning stage where nine on-site trees and
two trees located on a shared property line were identified for removal.

o The applicant has provided staff with a written agreement (which is on-file) between
the owner of the subject site and the owner of 9951 Swansea Drive to remove the
two shared trees (tags #132 and #133).

o Based on a 2:1 compensation ratio stated in the OCP, 22 replacement trees are
required.

o The applicant proposes to introduce 24 new trees on the site: six Dogwood trees,
one Birch tree, 12 Japanese Snowbell trees, two Honeylocust trees, one Cherry tree
and two Pine trees.

The proposal provides a pedestrian-oriented streetscape fronting Williams Road and the
public walkway with a landscaped edge treatment, including trees, lawn, patio areas, low
transparent fencing, and a gate to each individual unit.
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Pockets of landscaping will be provided along the drive-aisle to soften the internal
streetscape.

An irrigation system will be provided for the proposed on-site landscaping.

A children’s play area is proposed in the shared outdoor amenity area, and play equipment
has been chosen to provide different play opportunities (i.e., climbing, balance, motor skills)
that can be used by different age groups and for multiple purposes. Seating is provided
nearby for caregivers.

The vehicle entrance, along the sides of the internal driveways, the internal intersection area
in front of the shared outdoor amenity, end of the drive-aisle, and surface parking spaces will
be treated with permeable pavers for better water infiltration and variety in paving surfaces.
In order to ensure that the proposed landscaping works are completed, the applicant is
required to provide a landscape security of $126,535 (inclusive of a 10% contingency) in
association with the Development Permit.

Crime Prevention Through Environmental Design

Windows and balconies are located to increase the visual presence and surveillance along
Williams Road, the public walkway, the amenity area, as well as the internal drive aisle. All
entrances are visible and overlooked by pedestrians or by neighbour’s windows.
Pedestrian-scale lighting is proposed along the public walkway. The applicant has agreed to
provide walkway lighting along the west side of the site; likewise, the approved townhouse
development across the walkway, at 9680 Williams Road, includes pedestrian lighting along
its east site frontage and extending south to Swansea Drive.

Low permeable fencing and low landscaping are provided to maximum clear unobstructed
views and casual surveillance opportunities.

Landscaping and fencing is provided along the street edge to distinguish the public realm and
private space.

Wall mounted security lighting will be installed throughout the development to provide
adequate outdoor security illumination.

Sustainability

As the application was submitted prior to the introduction of the Step Code requirement, the
applicant has provided a report produced by a Certified Energy Advisory to confirm that the
proposed townhouse units will be designed to achieve an EnerGuide rating of 82. The report
prepared by the Energy Advisor is on file and will be utilized through the Building Permit
review process to ensure these measures are incorporated in the Building Permit drawings.
The applicant has complied with the grandfathering provisions approved by Council.
An air source heat pump system will be used for this development. The heat pump units
have been located away from the street and will be screened by a low wood lattice fence and
landscaping. A letter the project’s mechanical Professional Engineer, specifying the
equipment and confirming its compliance with Noise Regulation Bylaw No. 8856, is required
prior to Building Permit issuance.
The architect has advised that the following design/features are incorporated into the
proposal:

o Energy star windows to alleviate heating and cooling energy consumption.

o The use of low-flow water fixtures, low-energy lighting and high energy efficiency

appliances.
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o Durable and long-lasting materials that can reduce building maintenance.

o Permeable ground cover and planting to absorb rainwater runoff and reduce load on
municipal sewers.

o Interior paint with low VOC content.

Affordable Housing

Three affordable housing units (units 16, 17 and 18) are provided in one townhouse building
(Building E) located along the north portion of the site and fronting on Williams Road.
These dwelling units are designed to be well-integrated into the rest of the development and
its built form.

As per the Housing Agreement secured at rezoning, the required affordable housing units
include three three-bedroom units with a minimum floor area of 90 m? (980 ft%). The
proposed three-bedroom units are each three storeys high and have approximately

115 m? (1,237 ft?) of applicable floor area, which will be reflected in the Housing Agreement
to be brought forward to Council. In accordance with the agreement, these units will be
rented as Low End Market Rental (LEMR) units.

Accessible Housing

The proposed development includes two convertible units that are designed with the potential
to be easily renovated to accommodate a future resident in a wheelchair. The potential
conversion of these units will require installation of a chair lift in the staircase of Units 7 & 8
(Building C).
All of the proposed units incorporate aging in place features to accommodate mobility
constraints associated with aging. These features include:

o Stairwell hand rails.

o Lever-type handles for plumbing fixtures and door handles.

o Solid blocking in washroom walls to facilitate future grab bar installation beside

toilets, bathtubs and showers.
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Conclusions

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

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

Robin Pallett
Planner 2
(604-276-4200)

RP:blg

Attachments:

Attachment 1: Location Maps

Attachment 2: Development Application Data Sheet

Attachment 3: Excerpt from the Meeting Minutes of the ADP (May 8, 2019)
Attachment 4: Development Permit Considerations
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Attachment 1
Location Maps
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C!ty of Development Application Data Sheet
2 R|Chmond Development Applications Department

DP 17-792931 Attachment 2

Address: 9700, 9720 & 9800 Williams Road

Applicant: Eric Law Owner: Urban Era Builders & Developers Ltd.

Planning Area(s): Broadmoor

Floor Area Gross: 3,166.5 m? Floor Area Net: 2,302.1 m?
{ Existing ] Proposed

Site Area: 3,154 m? 3,078 m?
Land Uses: Single-family residential Multiple-family residential
OCP Designation: Neighbourhood Residential (NRES) No change

. : Town Housing (ZT81) —
Zoning: Single Detached (RS1/E) Williams Road
Number of Units: 3 18

| Bylaw Requirement | Proposed Variance
Floor Area Ratio: Max. 0.73 0.73 None permitted
Lot Coverage — Buildings: Max. 44% 44% None
Lot Coverage — Non-porous: Max. 65% 55.5% None
Lot Coverage — Live Landscaping: Min. 25% 25.1% None
Setback — Front Yard (North): Min. 45 m 452 m None
Setback — Side Yard (East): Min. 3.0 m 3.14m None
Setback — Side Yard (West): Min. 3.0 m 40m None
. First storey: Min. 4.5 m First storey: 4.52 m
Setback — Rear Yard (South): Second storey: Min. 6.0 m Second storey: 6.0 m None
Front buildings: 11.9 m
. Max. 12.0 m (3 storeys)
Height: (3 storeys) Rear buildings: 9.4 m None
(2 storeys)

Lot Width: Min. 40.0 m 64.9m None
Lot Depth: Min. 35.0 m 485m None
Lot Size: N/A 3,078 m? None

6612976
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Off-street Parking Spaces —

Min. 2 (R) and 0.2 (V) per

Regular (R) / Visitor (V). unit 2(R)and 0.2 (V) None
Off-street Parking Spaces — Min. 0.9 per AH unit 6 (2 tandem parking in None
Affordable Housing (AH): = Min. 3 spaces each AH dwelling)
i [}
Off-street Parking Spaces — mgﬂlenv?sﬁov;lg?;l;hrree eu(i)rred 1 None
Accessible: e q
= Min. 1 space
Total off-street Spaces: Min. :O’O (.R)’ 4(V) &3 (AH) | 30 (R);6 (V) and 6 (AH) None
= Min. 37 spaces = 40 spaces
; - 0,
Tandem Parking Spaces: Perm|tte_d Max 50% of 49% (18 spaces) None
required spaces
Small Car Parking Spaces: Max. 50% 50% None
Bicycle Parking Spaces — Class 1: Min. 1.25 per unit 1.5 per unit None
Bicycle Parking Spaces — Class 2: Min. 0.2 per unit 0.2 per unit None
. : _ _ Min. 23 (Class 1) and 4 27 (Class 1) and 4
Bicycle Parking Spaces —Total: (Class 2) (Class 2) None
Amenity Space — Indoor: Min. 70 m? or cash-in-lieu Cash-in-lieu None
Amenity Space — Outdoor: Min. 6 m? per unit = 108 m? 109.9 m? None

6612976




Attachment 3

Excerpt from the Minutes from
The Design Panel Meeting
Wednesday, May 8, 2019 — 4:00 p.m.

Rm. M.1.003
Richmond City Hall

DP 17-792931- 18-UNIT ARTERIAL ROAD TOWNHOUSE DEVELOPMENT

ARCHITECT: Eric Law Architect
LANDSCAPE Donald V.S. Duncan Development Consultant Landscape
ARCHITECT: Architect

PROPERTY LOCATION: 9700, 9720 and 9800 Williams Road

Applicant’s Presentation

Eric Law, Eric Law Architect Inc. and Donald Duncan, Donald V.S. Duncan
Development Consultant Landscape Architect, presented the project and answered queries
from the Panel on behalf of the applicant.

Panel Discussion
Comments from Panel members were as follows:

. ensure the accessibility of the rollover curb for users of mobility devices and
carts;

The roll curb will conform to the City's standard and a profile and photo is
indicated on [sheet] A2A.

- appreciate the provision of two convertible units in the project;
Noted.

. consider recessing the residential entry to Unit 7 (Type C2) and Unit 8 (Type
C3) off the internal drive aisle to enhance the safety of residents and to be
consistent with the design of other residential units;

The door to Unit 7 and 8 has been recessed.

. consider removing the proposed planting immediately adjacent to the sliding
door at the back of Units 7 and 8; also consider relocating the heat pump at the
back of Unit 7 (Type C2) as it is located in front of the sliding door;

Planting has been adjusted to provide clear access to the sliding glass doors
on units 7 and 8.

6612976
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proposed locations of heat pumps are not ideal; consider relocating the heat
pumps for Units 13 to 18 (Type A1A and Al) as their proposed locations at the
unit entries off the internal drive aisle are very tight;

The garage access door has been rearranged so that the heat pumps are
recessed. More space provided to the door access

appreciate the presentation of the project; applicant could have tried a different
design rather than trying to fit into the project’s site context;

This project is located in a residential area primarily with single family
houses. Fitting into the site context is essential and will ensure a compatible
transition of streetscape to adjacent single family house context. The current
design will maintain the residential image and character of this area. [As
such,] the project is a response to fit into the project's site context.

height of timber retaining wall with fence above and topped with sections of
arbour along the south property line is not consistent with the two-storey
massing of the rear units to provide an appropriate interface with the single-
family homes to the south; south yards could be better utilized as dedicated
outdoor spaces for individual residential units;

The arbour elements have been removed from the rear yard fences.
Separation hedges have been added between rear gardens to create discrete
spaces for the residents.

appreciate the picket fence along Williams Road; however, consider introducing
planting in front of the fence to soften its appearance and mitigate the cold edge
along Williams Road due to its location adjacent to the sidewalk;

The picket fence has been moved back from the property line and a hand of
low plant material has been introduced between the fence and the sidewalk.

consider screening the BC Hydro PMT at the northeast comer of the
development;

The PMT is screened on the south and west by a hedge of yew. [Likewise, it]
is screened on the east side by an extension of the fence as shown on [sheet]
L3-1.

consider relocating the balcony in Unit 4 Building B (located on the north side
of Unit 4 adjacent to the south side of the outdoor amenity area) to the west side
of Unit 4 as it is more useful facing the public walkway;

The balcony in Unit 4 Building B has been relocated to the west side facing
public walkway.

consider installing windows in the upper floor on the south side of Unit 3
Building A facing the outdoor amenity area;

Additional windows and bay are added to Unit 3 facing the amenity area.



6612976

-3-

concerned regarding the separation of buildings across the east-west internal
drive aisle due to the bulkiness of the continuous overhang on the south side of
three-storey units in Building E; consider mitigating the bulkiness of the
overhang, e.g. through creating more porosity and/or pulling back the building;

The building E south side balconies are reduced to line up building faces so
as to minimize the overhang and bulkiness.

appreciate the applicant’s presentation, the comprehensive EnerGuide report
provided to the Panel, and identifying the proposed location of the heat pumps;

Noted,

consider a softer landscaping approach to the internal drive aisles, e.g., through
installing grasscrete or low ground cover to enhance its shared vehicular and
pedestrian use character;

Plantings have been introduced adjacent to garage doors to green the interior
drive aisle. Grasscrete was not introduced as it was felt that the constant
turning of vehicles entering and leaving garages would make the viability of
any grass in this area questionable.

consider replacing the timber retaining wall along the public walkway on the
west side of the property with more substantial material such as concrete or
stone veneer; consider installing a solid wall, in lieu of a retaining wall and a
fence on top, to provide a more appropriate screening for the private space
behind the public walkway;

The wall along the public walkway has been eliminated in favour of a sloping
bed in order to produce a softer edge. See L5-4 for sections.

consider a different approach for screening the heat pumps; using wood trellis
does not appear attractive;

We consider the wood screening is a natural and attractive material to screen
the heat pumps. In addition, the plantings in front of the heat pumps
provide complete screening when viewed from the public path.

proposed two- and three-storey massing fits well with the project’s site context;
Noted.

appreciate the applicant contributing to the City’s Public Art Fund; however,
the applicant is encouraged to consider incorporating public art into the project

- as it would improve the public realm; a public art feature could be installed on

the public walkway, e.g. at the entry and/or exit, to enhance its public character;

The Owner intend to contribute to public art fund.
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consider further enhancing the public walkway landscape to provide more
visual interest and enhance its public character, e.g., through adding more
variety and colour to the planting along the walkway;

The removal of the retaining wall, in combination with the proposed
flowering shrubs located at each entry and a succession of flowering trees,
will produce a softer and more welcoming edge.

support the different paving treatment for pedestrian paths along the internal
drive aisles as it enhances pedestrian safety and reinforces the shared vehicular
and pedestrian use of the drive aisles; and

The pedestrian paving corridors have been extended along both sides of the
drive aisle.

proposed building massing is appropriate for the predominantly single-family
neighbourhood.

Noted.

Panel Decision

It was moved and seconded
That DP 17-792931 be supported to move forward to the Development Permit Panel
subject to the applicant giving consideration to the comments of the Advisory Design

Panel,

6612976
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Attachment 4

City of Development Permit Considerations

A
S ' Development Applications Department
> RIChmond 6911 No. 3 Road, Richmond, BC V6Y 2C1

Address: 9700, 9720 and 9800 Williams Road File No.: DP 17-792931

Prior to forwarding the application to Council for Development Permit issuance, the developer is
required to complete the following:

1.
2.

Final Adoption of Zoning Amendment Bylaw 9667.

Receipt of a Letter-of-Credit for landscaping in the amount of $126,535. The letter-of-credit will not be returned until
the Letter of Assurance, confirming the landscaping is installed as per the Development Permit, prepared by the
Landscape Architect, is reviewed by staff

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

4.

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, occtirring on-site. Tree protection fencing must be installed
to City standard in accordance with the City’s Tree Protection Information Bulletin TREE-03, and must remain in
place until construction and landscaping on-site is completed.

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.

Incorporation of energy efficiency, CPTED, sustainability and accessibility measures in Building Permit (BP) plans as
determined via the Rezoning and/or Development Permit processes.

If applicable, payment of latecomer agreement charges, plus applicable interest associated with eligible latecomer
works.

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

Note:

*

This requires a separate application.

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

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

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

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

Initial:

6625280
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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 Date



vy City of
22828 Richmond Development Permit

No. DP 17-792931

To the Holder: URBAN ERA BUILDERS & DEVELOPERS LTD.
Property Address: 9700, 9720 AND 9800 WILLIAMS ROAD
Address: C/O #110 - 6086 RUSS BAKER WAY

RICHMOND, BC V7B 1B4

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 490 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 #27 attached hereto.

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

5. As a condition of the issuance of this Permit, the City is holding the security in the amount of
$126,535 to ensure that development is carried out in accordance with the terms and
conditions of this Permit. Should any interest be earned upon the security, it shall accrue to
the Holder if the security is returned. The condition of the posting of the security is that
should the Holder fail to carry out the development hereby authorized, according to the terms
and conditions of this Permit within the time provided, the City may use the security to carry
out the work by its servants, agents or contractors, and any surplus shall be paid over to the
Holder. Should the Holder carry out the development permitted by this permit within the
time set out herein, the security shall be returned to the Holder. The City may retain the
security for up to one year after inspection of the completed landscaping in order to ensure
that plant material has survived.

6. If the Holder does not commence the construction permitted by this Permit within 24 months
of the date of this Permit, this Permit shall lapse and the security shall be returned in full.
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Development Permit
No. DP 17-792931

To the Holder: URBAN ERA BUILDERS & DEVELOPERS LTD.
Property Address: 9700, 9720 AND 9800 WILLIAMS ROAD
Address: C/O #110 - 6086 RUSS BAKER WAY

Richmond BC, V7B 1B4

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
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o City of
® Richmond  Report to Development Permit Panel

To: Development Permit Panel Date: March 23, 2021

From: Wayne Craig File: DP 17-794169
Director of Development

Re: Application by Yuanheng Seaview Developments Ltd. and Yuanheng Seaside
Developments Ltd. for a Development Permit at 3311 No. 3 Road and
3399 Corvette Way

Staff Recommendation

That a Development Permit be issued which would permit the construction of a:

1) High-rise mixed use development, including two residential towers containing 275
dwellings (with 22 affordable housing units), an office tower, street-oriented commercial
uses, and a new City-owned community centre, at 3311 No. 3 Road; and

2) High-rise multiple-family development, including two residential towers containing 89
dwellings, at 3399 Corvette Way,

on lands zoned “Residential/Limited Commercial and Community Amenity (ZMU30) —~ Capstan
Village (City Centre)”.

-

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

WC:sch
Att. 5
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Staff Report
Origin
Yuanheng Seaview Developments Ltd. and Yuanheng Seaside Developments Ltd. (Grant Lin,

President) has applied to the City of Richmond for permission to construct the second and third
phases of the three-phase Viewstar development, including a:

1) High-rise mixed use development, including two residential towers containing 275 dwellings
(with 22 affordable housing units), an office tower, street-oriented commercial uses, and a
new City-owned community centre, at 3311 No. 3 Road; and

2) High-rise multiple-family development, including two residential towers containing 89
dwellings, at 3399 Corvette Way,

on lands zoned “Residential/Limited Commercial and Community Amenity (ZMU30) — Capstan
Village (City Centre)” (Attachments 1 and 2).

Zoning Amendment Bylaw 9594, to create the “Residential/Limited Commercial and
Community Amenity (ZMU30) — Capstan Village (City Centre)”” zone and rezone the subject
site, was adopted on May 8, 2017 (RZ 12-603040) and later amended through Bylaw 10189,
adopted on September 28, 2020 (ZT 19-872212).

A Development Permit was issued on May 8, 2017 for Viewstar’s first phase, located at
3331 No. 3 Road (DP 16-745853). That phase is under construction and will be completed in
three stages, with occupancy of the final stage targeted for summer 2021.

The sites of the subject phases (Phases 2 and 3) of development are vacant. Key features of the
proposal include:

1) At 3311 No. 3 Road (Phase 2), a 3-tower, 43,937 m? (472,934 t*) mixed use development
near the future Capstan Canada Line Station comprising:

s 275 dwelling units, including 22 low-end-market-rental (LEMR) units secured in
perpetuity with a Housing Agreement and Covenant and 253 market strata units;

= 19,090 m? (205,485 ft?) of commercial uses, including an office tower along the site’s
Sea Island Way frontage and retail/restaurant uses along No. 3 Road;

* 3,107 m? (33,439 %) in the form of a City-owned community centre fronting McMyn
Way (designed and constructed at the developer’s cost); and

= A public plaza (including public art) and pocket park secured with statutory rights-of-
ways (developer owned and maintained); and

2) At 3399 Corvette Way (Phase 3), a 2-tower, 13,050 m? (140,465 ft?) multi-family residential
development fronting onto a riverfront park (including public art), secured through RZ 12-
603040, and the Middle Arm of the Fraser River comprising:

= 89 market strata units; and

* A public plaza secured with a statutory rights-of-way (developer owned and maintained).

6575604



March 23, 2021 -3- DP 17-794169

All engineering, transportation, and parks off-site requirements in respect to the proposed three-
phase development have been resolved and agreed to by the developer through the original
rezoning application (RZ 12-603040). As per legal agreements registered on title, the developer
is responsible for the design and construction, at the developer’s sole cost, of upgrades across the
subject site’s street frontages, together with various other road, utility, and park improvements.
These works will be managed in three stages (on a phase-by-phase basis) through multiple
Servicing Agreements. The developer entered into the Phase 1 Servicing Agreement

(SA 16-748500) prior to rezoning adoption and is required to complete those works

(e.g., construction of McMyn Way, improvements along Sea Island Way, No. 3 Road, Corvette
Way, and Capstan Way, upgrades to the Sea Island Pump Station, and related works) prior to
final occupancy of Phase 1. Legal agreements registered on title through the rezoning require
that the developer enter into the remaining Servicing Agreements to complete all outstanding
works prior to issuance of the subject Development Permit. This includes, for 3311 No. 3 Road
(Phase 2), frontage improvements around the perimeter of the Phase 2 site and the community
centre plaza, and for 3399 Corvette Way (Phase 3), frontage improvements around the perimeter
of the Phase 3 site, raising of the dike, and a new City-owned riverfront park on the dike.

Development Information

Please refer to attached Development Application Data Sheet for a comparison of the proposed
development data with the relevant Bylaw requirements (Attachment 3).

Background
Development near the subject site includes:

To the North: Sea Island Way (a designated Provincial highway providing access from the
airport) and a proposed high-rise, mixed hotel/office development by New
Continental Properties (RZ 13-628557 / ZT 19-875774 / DP 16-754762).

To the East:  No. 3 Road, the Canada Line and future Capstan Station, a neighbourhood park,
and two multi-phase, high-rise, mixed use developments (under construction)
including Pinnacle Living, which contains an Early Childhood Development Hub
(RZ 10-544729 / RZ 12-610011 / ZT 18-827860), and Concord Galleria, which
contains a non-profit arts facility (RZ 17-769242).

To the South: Capstan Way (a designated greenway route) and an area of low-rise automobile-
oriented commercial uses designated under the City Centre Area Plan (CCAP) for
medium- and high-rise mixed use development and riverfront park.

To the West: The Middle Arm of the Fraser River and land secured through the Viewstar
rezoning (RZ 12-603040) for development, at the developer’s sole cost, of a new
City-owned riverfront park, together with dike improvements. In addition, west
of Phase 2 is an existing three-tower, mixed hotel/residential development at
3099, 3111, and 333 Corvette Way (Wall Centre) and located between Phases 1
and 3 is a vacant parcel proposed for development with a two-tower, mixed
residential/hotel/retail project by Minglian Holdings (RZ 15-699647 / DP 15-
699652).
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Rezoning, Zoning Text Amendment, and Public Hearing Results

During the rezoning and Zoning Text Amendment processes, staff identified the following
design issues to be resolved at the Development Permit stage:

1) The development must address its prominent location at a key “gateway” to Richmond’s
downtown, near the future Capstan Canada Line Station, and along the riverfront.

» Distinctive tower forms and articulated streetwalls will give definition to the street edge,
while landmark features will enhance local identity and the public realm including:

a) At Phase 2, a dramatic curvilinear facade feature at the community centre, a
decorative articulated metal screen along Sea Island Way, and the office
building, which marks the Sea Island Way/No. 3 Road corner with a cylindrical
tower form set on tall columns above a raised, landscape terrace; and

b) At Phase 3, two triangular-shaped towers linked by a sky bridge containing a
swimming pool.

2) The City Centre Area Plan (CCAP) encourages small tower floorplates and varied heights.
Through the rezoning and Zoning Text Amendment applications, it was agreed that larger
floorplates and minimal changes in height could be supported, provided that the form is
varied and visually interesting.

= Variations in the shape and articulation of the proposed towers, balcony and cornice
treatments, cladding, and fenestration provide for visual interest, while special tower
features (e.g., prominent curved facade at the Sea Island/No. 3 Road corner and the
riverfront towers’ sloping forms and porthole-like openings) contribute towards the
development’s distinctive character.

3) Potential livability impacts arising from various on- and off-site adjacencies (e.g., view
blockage and noise from commercial uses) must be addressed.

s Steps have been taken to minimize overlook between the development’s proposed
towers and their neighbours through building siting, tower separation, unit orientation,
and the distribution of open space areas. In addition, prior to rezoning adoption,
covenants were registered on title requiring that building designs comply with Official
Community Plan indoor noise attenuation requirements with respect to potential
aircraft and Canada Line noise impacts and requiring that future residents are notified
of potential view and other impacts that may occur as a result of on- and off-site uses.

Public Hearings were held for the rezoning of the site on October 17, 2016 and the subsequent
Zoning Text Amendment on July 20, 2020. At the Public Hearings, concerns were expressed
regarding traffic, as proximity to major arterial roads and the lack of a well-connected secondary
road network can make access to the area’s existing uses difficult. Staff worked with the
applicant to address these concerns in the following ways:

1) A traffic study has been completed and recommendations have been incorporated into the
road designs, which will be constructed on a phase-by-phase basis through the City’s
Servicing Agreement processes. Improvements along all existing street frontages, together
with the establishment of a new street linking No. 3 Road with Corvette Way (McMyn Way)
and the addition of right turning movements from Corvette Way onto Sea Island Way, will
improve vehicle circulation for existing and future residents and businesses alike.
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2) Prior to Building Permit issuance on a phase-by-phase basis, the developer must submit a
Construction Parking and Traffic Management Plan that, among other things, demonstrate to
the satisfaction of the Director of Transportation that the access/egress requirements of
existing residents/businesses will not be compromised during construction.

Staff Comments

The proposed scheme attached to this report satisfactorily addresses the significant urban design
issues and other staff comments identified as part of the review of the subject Development
Permit application. In addition, it complies with the intent of the applicable sections of the
Official Community Plan and with the requirements of the site-specific ZMU30 zone as
amended.

1) Affordable Housing: Prior to adoption of the Rezoning Bylaw, as amended by the subsequent
Zoning Text Amendment application, Council approved that the entirety of the
development’s affordable low-end-market-rental housing contribution (i.e. 5% of total
residential floor area) shall be located on the Phase 1 and Phase 2 lots. The Phase 1 portion
(41 units) is currently under construction. The Phase 2 portion contains 22 units and has a
combined habitable floor area of 1,534 m? (16,517 ft?), including:

* The ZMU30 zone’s minimum affordable housing requirement of 1,350 m? (14,526 ft?);

=  An additional voluntary developer contribution of 165 m? (1,773 ft?), secured through ZT
19-872212 to increase Phase 2’s number of affordable units from 18 to 22; and

= A further voluntary developer contribution of 20 m? (220 ft?), proposed through the
subject Development Permit process to provide for improved unit designs (i.e. without
any change to the previously approved number or mix of affordable housing units).

A Housing Agreement and Covenant were registered on title prior to rezoning adoption. The
Covenant was subsequently modified to reflect the developer’s Zoning Text Amendment
contribution and, prior to Development Permit issuance, it will be further modified to reflect
the additional contribution proposed through the subject application.

Phase 2 Affordable Housing (Net Habitable Floor Area) Affordable Unit Mix**

Towers Min. Permitted* Proposed Bach. 1-BR 2-BR Total
F (West) N/A 787 m2 (8,475 ft?) 1 7 4 12
G (East) N/A 747 m2 (8,042 ft2) 0 3 7 10
TOTAL 1,514 m?(16,296.6 ft?) 1,534 m? (16,517 ft?) 1 10 11 22

* Minimum permitted floor area is the combined total of the ZMU30 zone’s minimum affordable housing
requirement for Phase 2 and the additional voluntary developer contribution secured through ZT 19-872212.

** 100% of affordable housing units shall comply with the City’s Basic Universal Housing (BUH) standards.

2) Capstan Station Bonus Public Open Space: The City Centre Area Plan and ZMU30 zone
provide for a residential density bonus (0.5 FAR) on the basis that the development shall
contribute, at Council-approved rates, towards the Capstan Station Reserve (for station
construction and mobility improvements) and publicly accessible open space. Prior to
rezoning, legal agreements were registered on title to the lots to secure the developer’s
commitment to contribute to the Capstan Station Reserve (payable on a phase-by-phase basis
prior to Building Permit issuance). The developer’s public open space contribution, which
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was secured through rezoning and the subsequent Zoning Text Amendment, comprises a
combination of dedication, fee simple, and Statutory Right-of-Way (SRW) areas for
construction on a phase-by-phase basis at the developer’s sole cost. Public open space
features to be constructed with respect to Phase 2 and Phase 3 include:

» Two areas that are subject to the City’s standard Servicing Agreement (and letter of
credit) processes, including the City-owned riverfront park next to Phase 3 and the
community centre plaza secured with a SRW on the Phase 2 site; and

* Two areas secured with SRW agreements that are subject to the Development Permit
(and landscape letter of credit) processes, including a plaza at the north end of Phase 3
that is contiguous with the proposed riverfront park and the McMyn Neighbourhood
Pocket Park at the southwest corner of Phase 2 (i.e. a small landscaped area for
socializing). Through the Development Permit review process, it was determined that
minor modifications should be made to the shapes of these two SRW areas (i.e. without
any change in size) to provide for more attractive public open space amenities. Prior to
Development Permit issuance, the existing SRW agreements will be modified to reflect
the approved public open space designs.

3) Community Centre: Prior to adoption of the Rezoning Bylaw, as amended by the subsequent
Zoning Text Amendment application, Council approved that the developer shall design and
construct the proposed community centre on the Phase 2 site, at the developer’s cost, to the
satisfaction of the City. Through the Zoning Text Amendment application, delivery of the
facility was projected for December 2023. Legal agreements registered on title require that:
* Prior to issuance of the subject Development Permit for Phase 2, the community centre
design shall be satisfactory to the City as the future owner with respect to the base
building (e.g., floor area and layout, shell, structure, mechanical and electrical systems,
future LEED Gold certification, and Building Code compliance) including the general
form and character of the exterior; and

= A Building Permit shall be issued for Phase 2, including the community centre, prior to
occupancy of Phase 1’s last two towers (of a total of six towers).

In addition, through the Zoning Text Amendment application, the developer agreed to
increase the size of the previously approved community centre plaza, improve daylighting of
the facility’s interior, and make minor interior changes.

As approved through the rezoning and secured with legal agreements, the proposed
community centre is a 3,107 m? (33.439 ft?) facility located along the south side of Phase 2,
together with parking and ancillary uses/spaces. Key features of the facility include:

= A 2-storey lobby;

* A large gymnasium with a second-floor walking/running track around its perimeter and
floor-to-ceiling windows opening onto McMyn Way and a proposed seating area (subject
to the Servicing Agreement);

» A children’s Exploratorium, creativity/activity labs, and multi-purpose rooms;

= A kitchen;

*  Wide hallways and column-free program spaces;

s Washrooms with hands-free, airport-style entrances;

= Support rooms/spaces (e.g., administration, mechanical/electrical, and storage);
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» Parking including 54 spaces for exclusive community centre use (including two
loading/parking spaces with a shared EV 240V charger for facility use) and 20 shared
commercial spaces (secured by legal agreement for weekend/evening use);

* Class 1 bike storage (10 bikes) with EV 120V charging for community centre use; and

* A garbage holding room for exclusive community centre use, together with shared use of
Phase 2’s loading /waste pick-up facilities.

In compliance with the approved Zoning Text Amendment application:

* The size of the plaza at the corner of No. 3 Road and McMyn Way has been roughly
doubled, from 125 m? (1,350 ft?) to 267 m? (2,877 ft%), the design of which is subject to
the Servicing Agreement;

* Clerestory windows have been added to the children’s Exploratorium and
creativity/activity rooms to improve daylighting; and

* An open stair has been added to the lobby to improve access to the second floor,
encourage people to use the stairs instead of the elevator, and provide for a more
welcoming, visually appealing public space.

Legal agreements registered on title to the subject site prior to rezoning notify future

residents that noise, ambient light, or other nuisances may arise due to proximity to the

community centre and commercial uses and require that the development, including the

community centre, is designed to mitigate these potential livability impacts. The design and

siting of the proposed facility seeks to address this by reducing the adjacency of residential

units and active community centre uses. Measures include:

* Locating the facility’s fagade close to the McMyn Way property line (while setting back
the adjacent residential towers);

* Fronting the gymnasium on McMyn Way (buffered by the lobby on its east and parkade
entrance on its west);

* Minimizing windows near residential units on the facility’s east and west walls; and

* Not having any access to the community centre’s roof (except emergency access) or
windows overlooking it that could affect the privacy of the residential outdoor amenity
space located there.

The community centre’s exterior design incorporates a dramatic curvilinear form that swoops
upward from the plaza on the facility’s east side, swings gently out over the sidewalk, and
tapers towards the west. The “swoop” is clad in perforated metal (i.e. ombrae) with a
contrasting soffit that visually enhances the curve and the depth of the fagade. Below the
“swoop”, frosted glass sunshades mounted on slim metal brackets dot the glass curtain wall
where needed to reduce sun and glare inside. A tall colourful portal marks the facility’s
entrance and a metal and glass canopy enhances pedestrian access. Large glass doors at the
lobby and gymnasium can open to take advantage of good weather, encourage people to
participate/enter/watch, and enhance event hosting. As per the Council-approved terms of
reference for the facility, prior to Building Permit issuance, the architect will continue to refine
the design of the community centre, including the detailed design of its fagade, in consultation
with the City. This will include, among other things, design development of the metal cladding
to incorporate patterns (e.g., special lettering and/or images) and decorative lighting to further
enhance the appearance of this key facade feature during both the day and night.
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4)

5)

6)

Senior staff have reviewed and approved the base building design, which satisfies the

facility’s Council-approved Terms of Reference and related technical requirements. In

addition, staff’s review of the proposal has concluded that the form and character satisfies

City objectives for a facility that is:

» Distinctive — A signature image that visually sets this important public/civic facility apart
from surrounding commercial and residential buildings;

*  Welcoming — A people-place that encourages passersby to enter and contributes towards
community building;

* Vibrant — An animated appearance that contributes to the vitality of the streetscape and
complements the facility’s focus on movement and play; and

= A cohesive indoor/outdoor amenity — A place with strong visual and physical
indoor/outdoor connections that expand and enhance the all-season use of the facility and
its integration with the urban environment.

Community Centre Encroachment Agreement: Along the community centre’s frontage,

various building features encroach into the McMyn Way rights-of-way including:

» Demountable pedestrian weather protection (i.e. glass/metal canopy) with a clear height
of at least 3.0 m above the grade of the fronting sidewalk; and

»  Fixed (permanent) metal-clad curvilinear frame and related fagade features (i.e. not
habitable space) with a clear height of at least 7.5 m (25 ft.) above the fronting sidewalk.

Staff are supportive of the developer’s proposal because the features do not conflict with
vehicle sightlines or frontage improvements (e.g., street trees, streetlights, furnishings,
utilities, and traffic control features) and will contribute towards pedestrian amenity,
community centre identity, and shading of the facility’s interior. Prior to Building Permit
issuance, the developer shall be required to enter into an agreement to permit the proposed
building encroachments. (Fees will apply.)

Public Art: Prior to adoption of the Rezoning Bylaw, legal agreements were registered on
title to secure the developer’s voluntary public art contributions. Public art shall be installed
in association with the community centre on the Phase 2 site and in the new riverfront park in
association with Phase 3, subject to Council approval in keeping with City policy.

Transportation Demand Management (TDM) Measures: The ZMU30 zone includes site-

specific parking requirements for the development’s three phases, based on the developer’s

implementation of an approved phase-by-phase suite of TDM measures. Legal agreements

registered on title prior to rezoning adoption specify the TDM measures required with respect

to the subject Phase 2 and Phase 3 developments. The developer’s proposal satisfies the

terms of the ZMU30 zone and legal agreements and provides for the following:

= Car-share facilities (i.c. 4 parking spaces with two EV 240V chargers, a letter of credit to
secure the developer’s future purchase of two car-share vehicles, and, prior to occupancy,
the developer shall enter into a car-share service provider agreement);

» Public parking (i.e. designation of 50% of Phase 2’s commercial parking, 118 spaces, for
short-term/hourly use by the general public);

= Shared community centre/commercial parking (i.e. designation of 20 assignable
commercial parking spaces for community centre use after 6 pm on weekdays and all day
on weekends to augment the 54 spaces secured for exclusive community centre use);

» End-of-trip cycling facilities for commercial tenants (i.e. shower, washrooms, change
rooms, and lockers) co-located with Class 1 secured commercial bike storage; and
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7)

8)

9

*  Weather-protected Class 2 bike racks for 41 bikes (i.e. within the Phase 2 parking
structure) for the use of visitors to the community centre and other visitors to the site.

Residential Visitor Parking:

= Phase 2’s residential visitor parking is shared with the short-term/hourly commercial
parking on the lot (i.e. 118 spaces secured by legal agreement for public use), as
permitted under the ZMU30 zone.

* Phase 3’s residential visitor parking includes three short-term spaces on the Phase 3 site
(i.e. two drop-off/pick-up spaces and one 2-hour space), together with thirteen longer-
duration spaces on the Phase 1 site. The spaces on the Phase 1 site are surplus to the
needs of the Phase 1 development and will be secured with a legal agreement for the
exclusive use of Phase 3 visitors. The proposed parking arrangement 1s consistent with
the Zoning Bylaw (which requires a total of 16 visitor spaces for Phase 3 and permits
parking to be located off-site if it is within 150 m of the uses it serves) and is supported
by a parking study satisfactory to Transportation staff.

Sea Island Way Functional Road Design: Through the Phase 1 Servicing Agreement, it has
been determined that the Sea Island Way Greenway SRW agreement registered on title prior
to rezoning adoption must be amended to satisfy Ministry of Transportation and
Infrastructure road design requirements. Prior to issuance of the subject Development
Permit, the agreement will be modified to revise the boundaries of the SRW area and
increase its size from 50 m? (538 ft?) to 176 m? (1,889 fit?).

District Energy Utility (DEU) & BC Energy Step Code: Through rezoning, legal agreements
were registered on title to the Phase 2 and 3 lots requiring that all buildings are designed to
facilitate future connections to a City DEU system. As DEU-ready buildings, they must be
designed and constructed in compliance with BC Energy Step Code 3, The proposed Phase 2
building design satisfies this requirement. The Phase 3 design, however, prevents it from
achieving Step 3, so the developer has elected to provide a low carbon energy plant on-site
and design the building to comply with Step 2. Staff are supportive of the developer’s
proposals for both phases, as they are in keeping with City policy. (In the future, when the
City is in a position to provide DEU service to the subject site, staff will bring forward a
Service Area Bylaw for consideration by Council.)

10) Airport Zoning Regulations: The developer has submitted a letter prepared by a surveyor

confirming that the height of the proposed Phase 2 and Phase 3 developments, 47 m (154 ft.)
GSC, complies with Transport Canada regulations.

11) Flood Construction: Prior to Rezoning Bylaw adoption, the City’s standard flood indemnity

covenant was registered on title to the lots. The developer has submitted plans demonstrating
that the designs for Phase 2 and Phase 3 comply with the covenant and Richmond’s Flood
Plain Designation and Protection Bylaw.

12) Aircraft Noise: The OCP permits residential and other aircraft noise sensitive uses in this

location, subject to specific requirements. Prior to rezoning adoption, the City’s standard
aircraft noise covenant was registered on title requiring that an acoustic report, prepared by a
certified professional and satisfactory to the City, is submitted prior to Building Permit
issuance.
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13) Canada Line: Prior to rezoning adoption, the City’s standard covenant was registered on title
to notify purchasers of potential development impacts and ensure that the developer
incorporates appropriate noise mitigation and other measures into the design.

14) View Blockage and Other Development Impacts: Prior to rezoning adoption, the City’s
standard covenant was registered on title to notify purchasers of potential development
impacts and ensure that the developer incorporates reasonable mitigation measures into the
design.

Zoning Compliance/Variances

No zoning variances are requested.

Advisory Design Panel Comments

On August 19, 2020, the Advisory Design Panel considered the subject application and
recommended that it move forward to the Development Permit Panel subject to the applicant
giving consideration to the Panel’s comments. A copy of the relevant excerpt from the Advisory
Design Panel Minutes is attached for reference (Attachment 4). The design response from the
applicant has been included immediately following the specific Panel comments and is identified
in ‘bold italics’. In response to the Panel’s comments, the architect has confirmed that the design
complies with all City requirements with respect to sustainability and accessibility. In addition,
the architect has undertaken design development with respect to the proposed office building to
break up its massing and provide greater visual interest along Sea Island Way.

Analysis

The developer proposes to construct the final two phases of a 3-phase, high-rise, mixed use
development, including a City-owned community centre, in the heart of Capstan Village, near the
future Capstan Canada Line Station and a new riverfront park. The proposed form of development
complies with Zoning Bylaw requirements and the objectives of the CCAP’s Development Permit
Guidelines. More specifically, the development has successfully demonstrated:

1) A strong urban concept contributing towards a high-density, high-amenity, mixed-use, transit-
oriented environment, comprising pedestrian-oriented commercial, an office tower, and a
variety of dwelling types (including 62% family-friendly, 2- and 3-bedroom or larger units);

2) An articulated building typology with distinctive features that will contribute towards local
identity, streetscape interest, solar access, and views for residents and neighbours; and

3) An attractive public realm, including special open space amenities, around each phase.

Conditions of Adjacency
The proposed development is designed to respect both existing and future surrounding
development as follows.

1) Tower Separation: Phase 2’s three towers will be separated by a distance of at least 24 m (79 ft.),
as per the recommended CCAP minimum, and will be separated from existing and future
towers on surrounding properties by similar or greater distances. Likewise, the two towers at
Phase 3 will separated from each other and their neighbours by at least 24 m (79 ft.). In
addition, cross-site views to the river is enhanced for Phase 3’s neighbours by connecting its
two towers with a skybridge, rather than a conventional streetwall/podium.
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2)

3)

4)

S)

Overlook: Potential on-site overlook issues are negligible because the proposed:

= Residential towers do not have inset corners (which could result in units facing one another);
= Office tower is separated from Phase 2’s residential towers by at least 24 m (79 ft.);

= No. 3 Road retail/restaurant uses are located below residential units; and

* Community centre design minimizes windows near residential units and amenity spaces.

Potential off-site overlook issues are largely mitigated by the development’s tower spacing. In
addition, with respect to existing residents at the Wall Centre (north and west of Corvette Way),
overlook will be negligible because Phase 2’s towers face Wall Centre’s hotel tower (not its
residential towers) and the north end of the Phase 3 site comes to a point (i.e. little of the Phase 3
building will face Wall Centre).

Sun and Shading: The proposed tower spacing, orientation, and massing will help to maximize
sun to residential units and outdoor amenity spaces. Phase 3’s outdoor amenity space faces
west towards the riverfront park and will receive sun year-round. Phase 2’s podium-level
outdoor amenity space includes portions that will be shaded by existing and proposed towers;
however, the podium is large and has been designed to ensure that it provides a variety of
opportunities for residents to enjoy sunny outdoor spaces throughout the year.

Aircraft and Ambient Noise: An acoustic study was undertaken by a registered professional on
behalf of the developer regarding potential noise impacts on residential uses arising from aircraft
and ambient sources (e.g., traffic and existing industrial and commercial), taking into account
OCP Aircraft Noise Sensitive Development policy requirements (e.g., air conditioning). The
developer has agreed to fully incorporate all recommendations into the development.

Ambient Nighttime Light: As areas urbanize, ambient nighttime light increases, which can be a
nuisance if not mitigated. To address this, the developer proposes to (i) provide electrical
outlets in place of balcony soffit lighting so that residential tenants have direct control over their
outdoor lighting, and (ii) install window blinds (e.g., horizontal louver or roller) in all units.

Urban Design and Site Planning
The proposed form of development is generally consistent with CCAP objectives and will
contribute towards an attractive, pedestrian-friendly, high-density urban environment as follows.

1)

2)

The two phases are designed to take advantage of their lots’ irregular shapes, including;

= At Phase 2, the long Sea Island Way frontage is complemented by the strong east-west -
form of the office building and podium, south of which twin towers impart a more
pedestrian scale to McMyn Way and frame the community centre; and

» At Phase 3, the site’s triangular shape is mirrored in its two triangular towers.

Towers are designed to anchor key corners, enhance views, and provide for landmark

features that contribute to the public realm, including:

* At Phase 2, the office building marks the Sea Island Way/No. 3 Road “gateway” to the
downtown with a distinctive bullnose tower set on tall columns above a raised,
landscaped terrace; and

= At Phase 3, the tower designs respond to the site’s prominent riverfront location by:

i.  Minimizing the building footprint (i.e. not including a conventional
streetwall/podium) so that the riverfront landscape can visually stretch through
and around the site; and
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3)

4)

5)

6)

7)

8)

ii.  Presenting distinctive angular profiles, including a flatiron form towards the north
(visible from the Moray Chanel Bridge) and a sloping form to the south (which
will be visible from afar due to the arc of the river and the CCAP’s drop in height
from 45 m to 25 m south of Capstan Way).

Streetscapes provide for a visually engaging, pedestrian-scale, urban setting, including:

»  Along McMyn Way, the community centre is pulled up to the property line to frame plaza
spaces to its east and west and enhance views and pedestrian access (via a new No. 3 Road
crosswalk) to/from the future Capstan Canada Line Station and park east of No. 3 Road;

» Along No. 3 Road, varied heights, articulations, weather protection, and a terraced plaza
at the office building’s south-facing entrance aim to enhance the street-oriented retail
experience and pedestrian movement between Capstan Station and the development’s
office tower;

= Along Sea Island Way, an articulated, perforated metal screen stretches along most of the
frontage to create a distinct gateway experience along this important airport connector
route and provide a visually engaging backdrop for proposed off-street bike path and
greenway improvements (subject to the Servicing Agreement);

= Along Corvette Way, landscaped neighbourhood-oriented corner plazas complement
residential features including, at Phase 2, townhouse units with individual entrances and
raised terraces and, at Phase 3, residential lobbies and a skybridge framing a small auto-
court; and

= Along Capstan Way and the riverfront park, tall grasses, hedges, and planting
complement the riverfront setting, while a gently terraced landscaped area between Phase
3’s two towers (instead of a conventional streetwall/podium) visually expands the City
park by blurring the boundary between on-site and off-site.

Lower-level rooftops are landscaped to provide for recreation spaces and enhance upper-
level views from on-site and neighbouring development;

All parking, loading, and waste handling activities are concealed within the building;

Vehicle access is limited to one driveway at Phase 2 (west of the community centre) and a
small auto-court at Phase 3 to minimize streetscape and traffic impacts on existing
neighbouring development and residents;

The maximum proposed building height, 47 m (154 ft.) GSC, complies with Transport
Canada regulations (as confirmed by a surveyor); and

The development complies with the City’s flood construction level requirements including,
for commercial spaces and lobbies, a minimum elevation of 0.3 m (1 ft.) above the crown of
the fronting street, and, for residential units, a minimum elevation of 2.9 m GSC (as per the
standard City flood construction covenant registered on title prior to rezoning adoption).

Architectural Form and Character

The CCAP encourages the development of a mosaic of distinctive, yet cohesive, urban villages.
In Capstan Village, as the area is part of the CCAP designated arts district, recently approved
high-rise buildings have used colour, materials, and building articulation (e.g., patterned cladding
and colourful frames, fins, and glass panels) to add visual interest. The subject development aims
to complement the character of this emerging pedestrian-oriented urban area while incorporating
special features that address site-specific conditions.
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1) At Phase 2, a tower-and-podium form with a modern architectural expression contributes
towards an animated public realm. Features include the following.

6575604

The development comprises a low base building connecting three towers with rounded
corners that rise cleanly from grade to their maximum height (without stepping) and a
subdued, warm grey colour palette highlighted with metal and shades of olive green.
Distinctive picket balcony guards accent the residential towers, while the office tower
has a lightly reflective curtain wall fagade striated horizontally with eyebrow sunshades
on its south side and vertically with metal fins that impart a sense of movement across
its north fagade.

The proposed tower arrangement (with the office tower along the site’s north side and
slimmer residential towers to its south) serves to orient the development towards
Capstan Station and the village’s central park. This is enhanced along No. 3 Road with
pedestrian-oriented retail with large display windows, individual entrances, and glass
canopies, second floor restaurants, a terraced landscaped plaza at the office lobby, and at
McMyn Way, the community centre forecourt and the community centre beyond (which
align with the pedestrian crosswalk leading to Capstan Station).

The community centre’s location on McMyn Way was determined through the rezoning
process. The community centre occupies roughly two-thirds of Phase 2°s McMyn Way
frontage and is framed on each side by a residential tower/lobby and plaza (secured with
SRWs), including a neighbourhood pocket park on the west and the community centre
forecourt at No. 3 Road on the east (which will include public art, subject to Council
approval, and signage). The community centre is envisioned as a glassy, transparent
building that allows daylight to fill the interior and encourages people to enter and
participate by enabling passersby to see into the lobby, gymnasium, elevated
running/walking track, and creativity labs from outdoors. In warm weather and for
special events, large glass doors can be opened across the face of the lobby and gym to
allow people and activities to move freely in and out of the building. The design of the
McMyn Way frontage and No. 3 Road forecourt (subject to a Servicing Agreement) will
include seating, trees, weather protection, and infrastructure (e.g. audio, power, water,
lighting, and barbeque hook-up) to enhance event-hosting opportunities and day-to-day
animation of the streetscape.

The community centre’s fagade treatment aims to enhance the facility as a community
hub (distinct from surrounding commercial uses) and a place for movement and play.
The facility’s signature feature will be a curvilinear metal fagade feature that swoops up
from the No. 3 Road forecourt, bows out over the McMyn Way sidewalk, and tapers to
the west. The feature will be clad in perforated (i.e. ombrae) metal that will be designed
to incorporate patterns (e.g., images or words) that complement the community centre’s
identity. Lighting will be incorporated to ensure that the fagade will be a vibrant
streetscape feature both day and night (taking into account that lighting must not be a
nuisance for nearby residents).

West of the community centre, a residential lobby and three townhouse units wrap the
McMyn Way/Corvette Way corner. This will complement nearby residential uses (i.e.
under construction at the developer’s Phase 1 site and existing at Wall Centre) and help
support use of the McMyn Way Neighbourhood Pocket Park SRW (which will include
trees, planting, benches, and bike racks) as a place for locals to pause and socialize.
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* Along the north side of the site, an articulated perforated metal screen will conceal
above-ground parking and give the building a strong street presence along the Sea Island
Way airport connector. The tower form above will extend east beyond the screen to
terminate at the Sea Island Way/No. 3 Road corner where its bullnose form, tall
columns, and a terraced landscape will wrap the corner to mark the gateway to the City
Centre’s principle retail street.

2) At Phase 3, twin towers make a bold statement along the riverfront. Features include the
following.

* The development comprises two towers that rise cleanly from grade to their maximum
height (without a streetwall-type podium base) to open up views through the site and
visually extend the riverfront park into and around the towers.

* An aqua-green colour palette, wave-like horizontal bands of white, and large porthole-
like openings give the project a marine feel.

» The tower lobbies front onto a landscaped pedestrian courtyard along the site’s Corvette
Way frontage that doubles as an auto-court (with access via a decorative metal gate to
the site’s underground parking). Overhead the courtyard is framed by a skybridge that
contains a swimming pool and links the two towers. Down lighting in the underside of
the skybridge will illuminate the courtyard, while porthole-type windows will provide
glimpses into the glass-bottomed pool.

= At the north and south end of the site, the building designs enhance public access to the
dike with special landscaping, a weather protected area at the north, and colourful glass
treatments.

Landscape and Open Space Design

For Capstan Village, the CCAP encourages the development of a network of neighbourhood
parks, greenways, and other landscape features. In addition, Zoning Bylaw requirements with
respect to the Capstan Station Bonus require that benefitting developments (including the subject
Phase 2 and Phase 3 developments) provide public open space over and above basic CCAP park
standards. The subject developer’s Capstan Station Bonus public open space contribution
includes a fee-simple riverfront park, dedicated greenways, and a plaza for the community centre
(secured with a statutory rights-of-way agreement and maintained by the developer) that are
subject to various Servicing Agreements (not the Development Permit). In addition, Phase 2 and
Phase 3 include the following open space features:

1) Publicly-accessible open space secured with statutory right-of-ways (maintained by the

developer) including the:

=  McMyn Neighbourhood Pocket Park (Phase 2), a 180 m? (1,936 ft) landscaped area at
the McMyn Way/Corvette Way corner that is designed to provide a place for locals to
relax and socialize (including trees, planting, seating and tables, special lighting, bike
racks, weather protection, and related features); and

= River Road Park Entrance Plaza (Phase 3), a 78 m? (842 ft?) landscaped plaza at the north
entrance to the proposed riverfront park that is designed to enhance access to and
visibility of the park (including seating, lighting, a weather protected area for resting or
tai chi, trees, and a planting palette that complements the riverine landscape).
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2) Landscaped frontages designed to enhance pedestrian amenity and visual appeal including:
» At Phase2:
i.  Landscaped sidewalks and terraces along all commercial and residential frontages
(including decorative paving, furnishings, special lighting, and trees/planting);
1i.  Landscape buffers along townhouse frontages; and
1ii.  Phase 2 Servicing Agreement works including greenway/off-street bike path
improvements along Sea Island Way and community centre plaza and frontage
improvements along McMyn Way; and
= At Phase 3:
i.  Greenway improvements along Capstan Way, including special planting, lighting,
- and terraced benches on-site, together with Phase 3 Servicing Agreement works
within the fronting road rights-of-way (e.g., off-street bike path and walkway,
street trees and planting, and pedestrian lighting);

ii. A sidewalk and treed boulevard along Corvette Way (subject to the Phase 3
Servicing Agreement) that opens onto a plaza-like auto-court with decorative
paving and lighting, trees/planting, and the project’s skybridge (pool) overhead; and

iii.  Along the riverfront, the project’s low podium height allows for the park’s grassy
riverine landscape to merge with the on-site amenity space’s complementary
pallet of grasses, trees, shrubs, and landscape features, interrupted only by a
shallow linear water feature that complements the river setting and demarcates the
property boundary (i.e. making a fence unnecessary);

3) Private outdoor patios and balconies for all dwelling units;
4) Landscape patio space for workers in the office tower; and

5) Green roofs on all inaccessible roof areas (excluding tower roofs).

Residential Amenity Space

To meet the anticipated amenity needs of the City Centre residents, the CCAP requires that the
subject development provide a combination of indoor and outdoor amenity space, including a
variety of passive and active recreation uses and features.

1) Indoor Amenity Space: The CCAP directs that large developments provide indoor residential
amenity space, including space for recreation, socializing, and relaxing, at a rate of 2 m?
(22 ft?) per unit. The Phase 1 development (under construction), which includes an indoor
swimming pool, exceeds the Phase 1 indoor amenity requirement. Prior to Development
Permit issuance for Phase 1, a shared amenity agreement was registered on title to the lot to
secure shared use of the pool for Phase 2’s future residents (including affordable housing
tenants). To fulfil Phase 2’s indoor amenity space requirements, in addition to shared use of
the Phase 1 pool, Phase 2 residents (including affordable housing tenants, at no extra charge
or fee) will have exclusive use of 371 m? (3,992 ft?) of indoor amenity space (e.g., lounges
and recreation space) at Phase 2’s podium roof level, contiguous with its outdoor amenity
space. Indoor amenity space provided on the Phase 3 site, which includes an indoor pool and
various spaces for socializing and recreation, will be for the exclusive use of Phase 3
residents. The combined total of Phase 2’s shared and exclusive indoor amenity spaces
satisfies the City’s requirements, 550 m? (5,920 ft?). The proposed size of Phase 3’s indoor
amenity space, 755 m? (8,129 ft?), exceeds the City’s requirements, 178 m? (1,916 ft?).
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2) Outdoor Amenity Space: City policy directs that outdoor residential amenity space should be
provided at a rate of 6 m? (65 ft?) per unit and include a variety of spaces and features to
accommodate recreation, socializing, and relaxing, including children’s play (based on 50%
of the amenity area, to a maximum of 600 m? / 6,458 ft*). The subject development includes
2,223 m? (23,925 ft?) of outdoor amenity space on the Phase 2 site and 448 m? (4,819 ft*) on
the Phase 3 site. On both sites, this takes the form of a landscaped, multi-use, outdoor space
at the podium roof level, co-located with required indoor residential amenity space. Features
include space for children’s play, games, tai chi, socializing, relaxing, and outdoor dining,
together with special landscape features (e.g., water features and glass-roofed pavilions) and,
at the Phase 2 site, raised garden plots, tool storage, hose bibs, and related features. The
proposed outdoor amenity spaces are well designed, take full advantage of sun exposure, and
provide for all-season use (e.g., weather protection and fire pits). Phase 3’s outdoor amenity
space is smaller than the City standard (i.e. 448 m?/4,819 ft* versus 534 m?/5,748 {t?);
however, this is supported by staff on the basis that Phase 3 fronts the new riverfront park (to
be constructed by the developer) and it significantly exceeds the City’s indoor amenity space
requirements.

Crime Prevention through Environmental Design (CPTED)
Measures are proposed to enhance safety and personal security including, but not limited to, the
following measures.

1) Casual surveillance by minimizing blind corners, creating prominent residential and
commercial lobby entrances, co-locating end-of-trip facilities, car-share, and drop-off/pick-
up uses on the main floor of Phase 2’s parkade and locating Phase 3’s visitor parking at its
parkade entrance, and providing clear sightlines to exits within the parkade, glazed
vestibules, street-oriented residential, retail, and community centre spaces, and pedestrian
scale lighting;

2) Territoriality through the use of landscape buffers, water features, and grade changes to help
define the interface of public and private spaces; and

3) Target hardening with special security features at all residential, commercial, and parkade
entrances.

Accessible Housing

Richmond’s OCP seeks to meet the needs of the city’s aging population and people facing
mobility challenges by encouraging the development of accessible housing that can be
approached, entered, used, and occupied by persons with physical or sensory disabilities. To
address the City’s policy, the developer proposes to provide the following.

1) Barrier-free access to all building lobbies and indoor and outdoor amenity spaces;

2) Aging in place features in all dwellings (e.g., stairwell hand rails, lever-type handles for
plumbing fixtures and door handles; and solid blocking in washroom walls to facilitate future
grab bar installation (by others) beside toilets, bathtubs, and showers); and

3) 54 Basic Universal Housing (BUH) units (i.e. 15% of total units) designed to satisfy all
applicable Zoning Bylaw requirements, including 45 in Phase 2 (including 23 market units
and all 22 affordable housing units) and 9 market units in Phase 3. (There are no atfordable
housing units in Phase 3.)
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Sustainability Measures
The project’s sustainability goal is to provide a cost-effective, high-value development that
meets or exceeds City standards. In brief, among other things the development will include:

1) Bird-friendly acid-etched glass is included in the architect’s design of the office tower to
minimize potential bird strikes;

2) Design and construction of the community centre to achieve LEED Gold certification, as
required by Richmond’s policy for new City facilities;

3) BC Energy Step Code compliant building designs, including Step 3 for the Phase 2 site and
Step 2 (with a low carbon energy plant) for the Phase 3 site;

4) District Energy Utility (DEU) compatible building and mechanical system designs to
facilitate a future connection to a City utility;

5) A full building energy simulation to optimize energy efficiency measures and an enhanced
commissioning process to ensure that the building’s energy related systems are operating
efficiently and as designed,;

6) Energized electric vehicle (EV) 240V charging equipment, including charging stations for 12
commercial (assignable) parking spaces and 100% of resident parking (market and affordable
housing tenants), and chargers (in addition to charging stations) for one community centre
parking space and two car share parking spaces;

7) Energized electric bicycle 120V charging outlets for Class 1 secure bike storage (one outlet
for shared use by each 10 bikes) for residents, commercial tenants, and community centre
use;

8) End-of-trip cycling facilities for commercial tenants and employees;

9) Green roofs and vegetated outdoor areas incorporating drought tolerant plants to reduce
reliance on irrigation;

10) Low flow/flush plumbing fixtures (e.g., toilets, showers, and faucets) and a high efficiency
irrigation system to reduce water usage; and

11) Best practices to optimize air quality and provide a clean and healthy building for occupants.

Occupancy Staging Plan for 3311 No. 3 Road (Phase 2)

In light of the large size and complex mix of uses on the Phase 2 site, the developer has
requested that occupancy of the Phase 2 development may proceed in stages. Staff are
supportive of the developer’s proposal. To facilitate this, prior to issuance of the subject
Development Permit, the developer shall be required to register the Lot B Occupancy Staging
Plan agreement on title, details of which are included in the Development Permit Considerations
(Attachment 5). The purpose of the agreement is to ensure that the gradual completion and
occupancy of various residential and commercial spaces will not compromise City objectives
with respect to the developer’s timely delivery of the community centre, affordable housing,
residential amenity space, off-site improvements, or other features. In brief:

1) Phase 2 may comprise a maximum of four occupancy stages including the Community
Centre Stage, Commercial Stage, Residential Tower F Stage, and Residential Tower G Stage;
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2) The Community Centre Stage must be completed first; including the community centre and
its associated outdoor space, parking, public art, and other features (as per legal agreements
registered on title prior to rezoning adoption), together with all off-site improvements and
DEU requirements; and

3) The order in which the remaining three stages are completed and occupied is at the discretion
of the developer provided that the developer completes all of the specified prior-to-
occupancy requirements, on a stage-by-stage basis, to the satisfaction of the City. This shall
include, but is not limited to:

* For the Commercial Stage, all car-share facilities, end-of-trip and commercial bike
storage facilities, all public (short-term) parking, and a proportional share of other
commercial parking, loading, and waster management facilities;

» For the Residential Tower F Stage, all Tower F affordable housing units (12 units) and a
proportional share of residential indoor/outdoor amenity space, parking for residents and
visitors, loading, and waster management facilities; and

= For the Residential Tower G Stage, all Tower G affordable housing units (10 units) and a
proportional share of residential indoor/outdoor amenity space, parking for residents and
visitors, loading, and waster management facilities.

Conclusions

The proposed development is consistent with Richmond’s objectives for the subject property and
Capstan Village as set out in the OCP, City Centre Area Plan (CCAP), and Zoning Bylaw. The
project’s distinctive form, pedestrian-oriented streetscapes, affordable and accessible housing,
public art, landscaping, and sustainable development measures, together with the developer’s
construction of a new City-owned community centre (at the developer’s cost) and off-site
improvements secured through rezoning, will enhance the establishment of Capstan Village as a
high-amenity, transit-oriented, urban community. On this basis, staff recommend that the
Development Permit be endorsed and issuance by Council is recommended.

Sopmre, OdtorHnfPran

Suzanne Carter-Huffman
Senior Planner/Urban Design

SCH:cas
Attachments:
1. Location Map
2. Phasing Key Plan
3. Development Application Data Sheet
4. Advisory Design Panel — Excerpt of Meeting Minutes, August 19, 2020
5. Development Permit Considerations
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ATTACHMENT 3

v g Gty of Devel t Application Data Sheet
3 D evelopment Application Data Shee
W RlChmOnd Development Applications Department

DP 17-794169

Address: 3311 No. 3 Road (Phase 2) and 3399 Corvette Way (Phase 3)

Applicant/Owner: Yuanheng Seaview Developments Ltd. and Yuanheng Seaside Developments Ltd.

Planning Area(s): City Centre (Capstan Village)

Phase 2: Floor Area Gross: 46,429.4 m? Floor Area Net: 43,937.0 m2
Phase 3: Floor Area Gross: 14,660.1 m? Floor Area Net: 13,049.6 m?
} Existing | Proposed

e Phase 2: 9,177 m?

Site Area e Phase 3: 2,264 m? * Nochange

Land Uses e Phases 2 & 3: Vacant « Phase 2: Residential, office, retail, restaurant & community centre
NOTE: Phase 1 is under construction » Phase 3: Residential only

OoCP e Mixed Use e No change

CCAP e Institution, Urban Centre (T5), and

Designation Capstan Station Bonus * Nochange

e Residential/Limited Commercial &

Zoning Community Amenity (ZMU30) * Nochange
Market Affordable Housing Total
Number of Units . e Phase 2 253 22 275
TOTAL * Nil e Phase3 89 Nil 89
Total 342 2 364
MARKET 1-BR 2-BR + 3+ BR Total
Unit Mix _ e Phase? 128 (51%) 115+ 10 =125 (49%) | 128 +125= 253
Market Housing | * NI o Phase3 Ni 35+54=89(100%) | Ni+89=89
Total 128 (37%) 150+ 64 = 214 (63%) | 128 +214 =342
Unit Mix AFFORDABLE Studio + 1-BR 2-BR Total
Affordable e Nil e Phase?2 1+10=11(50%) 11(50%) M+11=22
Housing e Phase3 Nil Nil Nil
BUH UNITS Market Affordable Housing Total
Basic Universal e Phase? 23 22 45
Sgi‘g’ing (BUH) 1« Ni « Phase3 9 NIA 9
Total 32 (9%) 22 (100%) 54 (15%)

ZMU30 Bylaw Requirement

PHASES 2 & 3 - Proposed

Net Floor Area e Phase 2: 43,937.0 m?2 e Phase 2: 43,937.0 m?

Total e Phase 3:13,049.6 m? e Phase 3: 13,049.6 m?

Net Floor Area e Phase 2:21,740.2 m?2 e Phase 2: 21,740.2 m? including 1,534.4 m? affordable housing

Residential e Phase 3: 13,049.6 m? e Phase 3: 13,049.6 m?

Net Floor Area e Phase 2:22,196.8 m? e Phase 2: 22,196.8 m? including 3,106.6 m? community centre

Non-Residential e Phase 3: Nil ¢ Phase 3: Nil

Height Max 47 m GSC 47 m GSC

Lot Coverage Max 90% 90%

Parkin e Phase 2: 557 e Phase 2: 591 (including 22 extra tandem for market housing)
9 ¢ Phase 3; 105 e Phase 3: 170 (including 21 extra tandem for market housing)
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PHASE 2

PHASE 2 - Bylaw Requirements

PHASE 2 - Proposed

Variance

(Lot B)
Net Floor Area 2 2 None
Total ¢ Max 43,937.0 m e 43,937.0m permitted
e 21,740.2 m? including:
a) Market: 20,205.8 m?
. ' b) Affordable: 1,534.4 m?(min), including:
e Max 21,740.2 m? including: »  ZMU30 requirement: 1,349.3 m?
a) Market: 20,226.2 m? (max) »  Additional voluntary developer
b) Afford?AbLlJe:01,514.0 m?2 (min), i:cludir;g: contribution: 185.1 m?2
= ZMU30 requirement; 1,349.3 m . " .
Net Floor Area - Additional voluntary developer NOTE: The additional Affordazble Housing None
Residential contribution: 164.7 m? contribution includes 164.7 m? secured through permitted
° - 1oafm ZT 19-872212 plus 20.4 m? proposed through
NOTE: The City secured the developer's the subject DP design. The area of the Market
commitment to the additional 164.7 m2 Affordable | Housing has been reduced accordingly. Prior to
Housing contribution through ZT 19-872212. adoption of the ZT 19-872212 bylaw, the entire
1,534.4 m? Affordable Housing contribution was
secured with a Housing Agreement & Covenant
registered on title.
e 22,196.8 m? including:
a) Community Centre: 3,106.6 m?
e Max 22,196.8 m? including: b) Commercial: 19,090.2 m? including:
mgﬁfll?%osricﬁarr?;al a) Community Centre: 3,106.6 m? (min) =  Mixed commercial (Levels 1 & 2): e,:j;?t‘taed
b) Commercial: 19,090.2 m? (max) 1,962.2 m2 GLA P
= Office (Level 3+): 14,382.2 m? GLA
= Non-leasable area: 2,745.8 m?
Number of Units | « Max 275 (secured by a covenant on title) e 275, including 253 Market & 22 Affordable None
Height Max 47 m GSC 47 m GSC None
Lot Coverage Max 90% 90% None
¢ No. 3 Road:
a) Retail: 2.4 m min.
b) Office: 5.3 m min
¢ McMyn Way:
a) Residential: 4.9 m min
o Road & park: Min. 3.0 m, but may be reduced b) Community Centre: 0.0 m
Setbacks to 0.0 m if a propér interface is provided NOTE: Prior to BP issuance, an encroachment None
¢ Underground parking structure: 0.0 m agreement is required to permit the Community
Centre’s demountable canopies & fixed fagade
features to project over the property line.
¢ Corvette Way: 1.7 m min
¢ Sea Island Way: 1.0 m min
¢ Underground parking structure: 0.0 m
. L 591 spaces, including:
e 557 spaces, including: * >G5, 1 . ,
a) Reasidential' 271gincluding‘ a) Residential: 302, including:
. Markef @ 1’0/unit' 25:,3 = Market: 284, including 22 tandem
»  Affordable Housin 0.81/unit: 18 spaces . .
«  Visitor: Nil (ZMUB(? ;%rmitted 100% to = Affordable Housing: 18 (exclusively
be shared with commercial Public for ‘AfforQa.bIe Ho.usmg_terrants)
Parking) b) Non—resvdenha_ﬂ. 289, mt?ludmg. '
Parking b) Non-residential: 286, including: ) fC ?némnli:;tgnictenctrer;t?lLEeX;;'uswely None
=  Community Centre: 54, including 2 . or .omm . y wenire use .
parking/loading spaces Qommerc?l. 235,'|nc|ud|_ng. .
= Commercial: 232, including: . 118 (50%) Public Parking (i.e.
i. Mixed commercial (Levels 18 2) @ short term). including 4 Car-
3.375/100 m? GLA: 67 _ Dhare spaces o
ii. Office (Level 3+) @ 1.1475/100 m? ii. 117 (50%) Assignable, including
' GLA: 165 ' 20 secured for evening/weekend
) use by the Community Centre
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PHASE 2

PHASE 2 - Bylaw Requirements

PHASE 2 - Proposed

Variance

(Lot B)
¢ 399 bikes, including:
a) Residential @ 1.25/unit: 345, including: 473 bikes, including:
. = Market Housing: 317 a) Residential: 419, including:
CB:IIke Storage =  Affordable Housing: 28 (for exclusive = Market Housing: 391
ass 1 (Secure . Y None
rooms/lockers) AﬁorQable Housing tenant use) = AﬁorQable Housing: 28
b) Commercial @ 0.27/100 m?: 45 b) Commercial: 45
¢) Community Centre @ 0.27/100 m2 GLA: 9 ¢) Community Centre: 9
(for exclusive Community Centre use)
o 145 bikes, based on: 145 bikes, including:
Bike Storage a) Residential @ 0.2/unit: 55 a) 104 outdoors around the lot’s perimeter None
Class 2 b) Commercial @ 0.4/100 m2 GLA: 66 b) 41 indoors on the ground floor of the
c) Community Ctre @ 0.78/100 m2 GLA: 24 parkade
s Vehicle parking spaces equipped with Vehicle parking spaces equipped with
energized 240V equipment shall include: energized 240V equipment includes at least:
a) 100% Market Housing parking (excluding a) 262 for Market Housing parking
tandem spaces) (excludes tandem spaces)
b) 100% Affordable Housing parking b) 18 for Affordable Housing parking
¢) 1 for Community Centre (EV charger) ¢) 1 for Community Centre (EV charger)
. d) 2 for Car Share (EV chargers) d) 2 for Car Share (EV chargers)
EV Charging e) 5% of Commercial parking (which may be e) 12 for Commercgal Assignable parking None
Assignable Parking spaces) Class 1 bikes storage equipped with
o Class 1 bikes storage equipped with energized energized 120V duplex outlets includes at
120V duplex outlets @ 1/10 bikes shall include: least:
a) 100% of residential bikes a) 32 for residential bikes
b) 100% of non-residential bikes (including b) 15 for non-residential bikes (including 1
100% Community Centre bikes) for Community Centre bikes)
s CCAP Indoor @ 2.0 m?/unit: 550.0 m? min,
EXCEPT this may be reduced based on a CCAP Indoor: 370.9 m2
OCP/CCAP Shared Amenity Agreement that gives Outdoor: 2,222.7 m?, 600.0 m? of children’s
Residential Phase 2 tenants the right to use indoor play space N/A
Amenity Space amenities (e.g., pool) on Phase 1 (secured . )
Y op via RZ 12-603040) NOTE: Outdoor amenity space exceeds the
» OCP Outdoor @ 6.0 m%/unit: 1,650.0 m2 min minimum requirement by 572.7 m?
including 600.0 m? of children’s play space
CCAP 600.0 m?
Additional o @ 10% Net Site Area: 917.7 m? min NOTE: Shortfall (317.7 m?) is covered by N/A
Landscape Area extra outdoor amenity space (572.7 m?)

PHASE 3

(Lot C)

PHASE 3 - Bylaw Requirements

PHASE 3 - Proposed

Variance

RetFloorArea | Max 13,049.6 m? 13,049.6 m? pe"r'r?]’i‘tfe .
e Max 13,049.6 m? including:
a) Market: 13,049.6 m? (max 2 -

Net Floor Area b) Affordablo: N (max) 13,049.6 m. including: None
e ) Affordable: Ni a) Market: 13,049.6 m? .
Residential e permitted

NOTE: ZMU30 requires that all Affordable b) Affordable: Nil

Housing is constructed in Phases 1 & 2.
Net Floor Area . . None
Non-Residential | ¢ 'None permitted Nif permitted
Number of Units | « Max 89 (secured by a covenant on title) 89 (100% Market Housing) None
Height Max 47 m GSC 47 m GSC None
Lot Coverage Max 90% 90% None
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PHASE 3

PHASE 3 — Bylaw Requirements

PHASE 3 - Proposed

Variance

(Lot C)

e Road & park: Min. 3.0 m, but may be reduced

Corvette Way: 1.6 m min
Capstan Way: 2.0 m min

L ]
Setbacks to 0.0 m if a proper interface is provided : Park: 0.0 m None
» Underground parking structure: 0.0 m « Underground parking structure: 0.0 m
* 170 spaces, including:
a) Market housing: 167 (including 21 extra
tandem spaces, subject to an existing
. . legal agreement on title to Phase 3)
° ;())5 ﬁ:ﬁéﬁﬁgﬁggm%@ 1.0/unit: 89 b) Visitor: 3 spaces on-site, plus 13 spaces
) b) Visitor @ 0 18?unit' 1.6 ’ secured for exclusive use by Phase 3
Parking ) reve. : guests in the developer's Phase 1 None
NOTE: Requirements are based on site-specific parkade
rates set out in the ZMU30 zone NOTE: Zoning Bylaw permits on-site visitor
parking to be relaxed based on proximity to
parking on Phase 1 (as supported by a parking
study approved by the City)
Bike Storage . " . . .
Class 1 (Secure) | * @ 1.25 bikes/unit: 112 bikes min e 210 bikes None
Bike Storage " . . .
Class 2 (Racks) | ° @ 0.2/unit: 18 bikes min. e 18 bikes None
. oo . . * Resident parking: At least 144 spaces
* Re§|dent Parkmog. Energ':zed 240V charging equipped with energized 240V EV stations
EV Charging E‘.:tiatlon1s I;oli 108(: % of \{eglcleg d 120V dupl (excludes tandem spaces) None
* ouetllse?s forl 510 %Eigg.migerglze upiex o Class 1 Bike Storage: At least 21 energized
120V duplex outlets
e CCAP Indoor: 760.0 m? (i.e. 582.0 m? greater
than minimum requirement}
o Qutdoor: 447.7 m? (i.e. 86.3 m? less than
minimum requirement) including 267.0 m?
OCPICCAP « CCAP Indoor @ 2.0 m?/unit: 178.0 m? min children’s play space
Residential e OCP Outdoor @ 6.0 m¥unit: 534.0 m2 min NOTE: Staff C N/A
. . ; . , : support the proposed reduction in
Amenity Space including 267.0 m? (50%) children’s play space outdoor amenity space on the basis that:
e The site is next to the dike/riverfront park
+ Children’s play space complies with the OCP
+ Indoor amenity space significantly exceeds
CCAP requirements & includes a pool
CCAP « @ 10% Net Site Area: 226.4 m? min o 226.4m? N/A

Landscape Area
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ATTACHMENT 4
Excerpt from the Minutes of the

Advisory Design Panel (ADP) Meeting
Wednesday, August 19, 2020

1. DP 17-794169 — SECOND AND THIRD PHASES OF A 3-PHASE, HIGH-RISE, MIXED
USE DEVELOPMENT IN CAPSTAN VILLAGE INCLUDING AN OFFICE TOWER, 4
RESIDENTIAL TOWERS, GROUND FLOOR RETAIL, AND A NEW COMMUNITY

CENTRE

ARCHITECT: W.T. Leung Architects Inc.
LANDSCAPE ARCHITECT: eta landscape architecture

PROPERTY LOCATION: 3399 Corvette Way and 3311 No. 3 Road

Panel Discussion
Comments from Panel members were as follows:

" the proposed mixed-use development is large and complex and there is too much
information to go through given the time constraints; drawings provided in the proposal
package are too small and with the background colour, the details are not legible;

. consider installing pocket doors for all washrooms, closets and powder rooms (if any) in
the Basic Universal Housing (BUH) units, although swing doors meet the City’s
requirements;

(WTLA) BUH plans comply with Richmond’s Bylaw requirements.

. consider installing outward opening doors for public washrooms in the proposed
development;

(WTLA) Public washrooms comply with Code clearances, including accessibility
requirements.

. the proposed 10 accessible visitor parking stalls are not adequate for Lot B; consider
adding more accessible parking stalls on the three lower parkade levels by adding parking
stalls next to the pedestrian walkways;

(WITLA) Lot B accessible parking spaces have been located to satisfy Bylaw
requirements and maximize convenience for users.

. for Lot C, provision of accessible parking on site is needed for visitors using wheelchairs;
(WTLA) On-site accessible parking has been added for Lot C visitors.

. appreciate the presentation and comprehensive proposal package provided by the
applicant;
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considering the size of the project, it would have been helpful if the applicant had provided
the energy modeling preliminary results at this stage of the project to show that the project
is on the right track from a sustainability perspective; also, the required sustainability
measures may impact the shape and form of the buildings;

(WTLA) The project’s energy modelling complies with Richmond’s Step Code
requirements:

- Lot B: Step Code 3

- Lot C: Step Code 2 with a low carbon energy plant

concerned about the impact of exposed slabs at balconies on achieving targets for effective
insulating values; also, extensively thick walls may be required to achieve R11 to R15
effective insulating values;

(WTLA) Options will be explored to ensure that the required insulation values are
achieved without negatively affecting the building’s appearance.

the R4 target for the office tower in Lot B was not indicated in the submission;

understand the lack of available energy modeling guidelines in BC; however, reconsider
following the City of Vancouver Energy Modelling Guidelines;

the domestic hot water schematic diagram and heating and cooling diagram on pages 43
and 44 of the proposal package do not include the gas fired boilers indicated in Section 4.4
of the submission (Mechanical Design Memo);

(WTLA) The Mechanical Design Memo is correct.

concerned about the location of the boiler room above the high-voltage and condenser
units;

“LEED lighting” should be changed to “LED lighting” in Section 4.4 of the submission
(Mechanical Design Memo, Section 3.3);

(WTLA) Error has been corrected.

the applicant provided a large proposal package to the Panel; however, it lacks some
needed information and illustrations;

Lot B buildings appear coherent; appreciate the concept for the handling of the public
space; however, site photos included in the proposal package are not sufficient to provide
the project’s site context; the missing site context information could have provided a better
understanding of the design rationale for the project’s interface with the public realm;

identity of streets around the subject site are confusing; e.g., so many things are happening
along McMyn Way; design rationale for the publicly-accessible landscaped area along
McMyn Way at Corvette Way is difficult to understand as no information is provided on
what is happening on the opposite side of McMyn Way;

vehicle and pedestrian traffic that will be generated as a result of the publicly-accessible
pocket park, public plazas, community centre, parkade access and other amenities along
McMyn Way could potentially conflict with ground-oriented residential units along
McMyn Way;

(WTLA) Ground level oriented units are on a raised elevation from the sidewalk at a
minimum flood plain level of EL. 9.50° (2.90m) geodetic and sidewalk is at EL.7.35’°
(2.24m) and is separated by extensive landscaping from the public realm.
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appreciate the architectural and landscape design of the project and its interface with the
public realm; however, it is difficult to review due to lack of site context information;
applicant could have included relevant context information as neighbouring Lot A is also
being developed by the same developer;

appreciate the presentation of a large and ambitious project;

overall, appreciate all the details in the proposal considering the mixed uses and size and
scale of the project;

appreciate the project design team for the comprehensive presentation of the project’s
landscape features which include, among others, the public realm, public engagement,
seating opportunities, all weather and year round use of amenities, and connection to the
future waterfront park;

support the programming of the landscaped podium roof and the choice of plant materials;
overall, the landscaping on the podium has been carefully designed;

support other Panel comments regarding the difficulty of understanding the overall
concept of the project due to its size; the project could have been presented in a manner
that would enable the Panel to better understand the intention of the project and what is
driving the decisions of the design team in terms of the proposed architecture and
landscaping;

overall, the proposal is well thought out and appreciate the information provided by the
applicant; however, there were time and technical constraints in the presentation of the
project;

agree with Panel comments regarding time constraints for the presentation of the large
proposal;

note that there is no urban context yet for the subject site as the area currently consists of
empty lots and parking; Lot A is the developer’s first attempt to create an urban context for
the subject site and Lot B is the continuation of Lot A;

appreciate the significant amount of animation on Lot B which will enhance the pedestrian
experience;

appreciate the ground level articulation on Lot B and the design team’s efforts to create a
gateway to No. 3 Road;

would have wanted to see variation of heights of Lot B buildings; however, understand the
height constraints in the area;

for Lot B, appreciate the articulation of the two residential towers which has successfully
broken down the building massing;

the office tower appears large; has a large floorplate and long fagade along Sea Island
Way; not as well articulated and its massing not as successfully broken down visually as
the two residential towers; consider visually breaking down the massing of the office tower
to mitigate its relentless facade along Sea Island Way;

(WTLA) Along the Sea Island Way frontage, the office tower facade has been revised to
include vertical fins of varying depths, at varying intervals, to break up the massing and
an articulated screen composed of perforated metal panels of varying widths and depths
is proposed across the facade of the podium to provide a sense of movement and visual
interest.
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appreciate the proposed materials for Lot B buildings; like the choice of picket guardrails

for the balconies, which is a departure from the typical glass guardrails in other
developments;

appreciate how the podium interacts with the towers on Lot B; overall, the massing is
successful on Lot B;

appreciate the stand alone towers on Lot C; however, consider removing the amenity
“bridge” that links the two towers to reinforce the notion of two separate towers;

(WTLA) The glazed bridge is conceived as a light element with a glass bottom that,
together with landscaping at the ground level, will help to animate the entry auto court.

like the articulation and sculptured appearance of the two towers on Lot C; however, there
is too much articulation on the location of the exit stairs on the east fagade of the north
tower, Building N (see rendering on page 35 of the proposal package); consider less
articulation on this fagade;

(WTLA) The fagade treatment has been refined to take into consideration the Panel’s
comment.

overall, appreciate the bold design of the project;

appreciate the applicant giving priority to public experience in the project including the
provision of parks and plazas and the high visibility locations identified for public art;
agree that the project will make a significant difference in the area;

appreciate the large project and its interface with the public realm, including the future
waterfront park adjacent to the river;

the project would be a nice addition to the area; and

appreciate the amount of details provided by the applicant considering the time and
technical constraints for the presentation of the large project.

Panel Decision

It was moved and seconded
That DP 17-794169 be supported to move forward to the Development Permit Panel subject to the
applicant giving consideration to the comments of the Advisory Design Panel.

CARRIED



ATTACHMENT 5

Development Permit Considerations

Development Applications Department
6911 No. 3 Road, Richmond, BC V6Y 2C1

Address: 3311 No. 3 Road and 3399 Corvette Way File No.: DP 17-794169

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

1. Existing [egal Agreements: Completion, to the City’s satisfaction, of the terms of all applicable legal agreements
registered on title to Lot B and Lot C prior to rezoning and/or Zoning Text Amendment. This may include the discharge
of existing agreements and the registration of modifications, replacements, and/or new legal agreement, as determined by
the City, and may require the developer’s submission of security (Letters of Credit), cash payments, letters of assurance,
and/or other items, as applicable. Requirements shall include, but may not be limited to the following:

1.1. View and Other Development Impacts Covenant (CA5970448 — CA5970449 for Lot B and CA5970450 —
CAS5970451 for Lot C): For Lot B and Lot C, submitting a letter of assurance from the architect confirming
that the buildings are designed in accordance with the agreement and attached Report.

1.2. End-of-Trip Commercial Cycling Facilities Covenant (CA5970468 — CA5970469): For Lot B, including the
required facilities, including Class 1 bike storage and electric vehicle charging, in the DP drawings to the
satisfaction of the Director of Transportation.

1.3. Car Share Facilities Covenant (CA5970470 — CA5970473): For Lot B:

a) Including the required facilities in the DP drawings to the satisfaction of the Director of Transportation;

b) Submitting a Letter of Credit ($50,000) to the City to secure the developer’s commitment to provide two
car-share vehicles, based on $25,000 per car; and

¢) As determined to the satisfaction of the Director of Transportation, registering modifications to or the
replacement of the existing legal agreement registered on title to Lot B to require that prior to first
occupancy of the Lot B building, in whole or in part (unless otherwise provided for through the Lot B
Occupancy Staging Plan), the developer/owner shall enter into a Car-Share Service Provider Agreement
and secure the car-share parking spaces and related access requirements with a Statutory Rights-of-Way
registered on title.

1.4. Commercial Parking Covenant (CAS5970476 — CA5970477): For Lot B, including the required facilities in the
DP drawings for Lot B to the satisfaction of the Director of Transportation.

1.5. Electric Vehicle (EV) Charging Equipment for Vehicles and Class “1” Bike Storage Covenant (CA5970480 —
CA5970481 for Lot B and CA5970482 — CA5970483 for Lot C): For Lot B and Lot C:

a) Including the required energized EV equipment in the DP drawings, in compliance with the existing EV
Covenants registered on Lot B and Lot C and current City Bylaw requirements, to the satisfaction of the
Director of Transportation; and

b) Registering modifications to or the replacement of the existing EV Covenants registered on Lot B and Lot C
to accurately reflect the approved Development Permit, which shall include, but may not be limited to,
revised rates for the provision of energized EV equipment required for residential and commercial parking
spaces and plans and summary tables describing the locations, types, and numbers of required EV
equipment.

1.6.  Affordable Housing Covenant and Rent Charge (CA5970492 — CA5970495, Modified By No. CA8442697 to
CA8442698): For Lot B, as determined to the satisfaction of the Director of Development and Director of
Community Social Development;

a) Including the required affordable housing units and related features (e.g., parking) in the DP drawings; and
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b) Registering modifications to or the replacement of the existing Housing Covenant & Rent Charge
agreement registered on title to Lot B to reflect accurately the approved Lot B Development Permit,
which shall include, but may not be limited to final floor plans and summary tables describing the
location, type, and size of each Housing Unit.

Affordable Housing (Net Habitable Floor Area) Affordable Unit Mix**
Tower Min. Permitted* Proposed Bach. | 1-BR | 2-BR | Total
F (West) N/A 787.3 m? (8,474.5 ft?) 1 7 4 12
G (East) N/A 747.1 m2(8,042.0ft2) 0 3 7 10
TOTAL 1,5614.0 m?(16,296.6 ft2) | 1,534.4 m2(16,516.5 ft?) 1 10 11 22

* Minimum permitted floor area shall be the combined total of the ZMU30 zone’s minimum affordable housing
requirement for Lot B (1,349.3 m2/ 14,523.7 ft2) and the voluntary developer contribution secured through
ZT 19-872212 (164.7 m?/ 1,772.8 ft?).

**100% of affordable housing units shall comply with the City’s Basic Universal Housing (BUH) standards.

1.7. Community Centre Covenant (CA8442663 — CA8442670): For Lot B, including the required facilities in the

DP drawings to the satisfaction of the Directors of Development, Facilities and Project Development,
Recreation and Sport Services, and Real Estate Services, which design is required to achieve LEED Gold
certification.

1.8. Public Art Covenant:

a) For Lot B (CA5970506 — CA5970507):

i.

ii.

Registering a Replacement Agreement on title for the purpose of attaching the Area Specified Public
Art Plan approved for Phase 2 (Lot B) and setting out the Council process, which shall include
Council review and approval of the Public Art Terms of Reference and recommended concept prior to
fabrication and installation of the selected artwork; and

Submitting the Phase 2 (Lot B) Public Art Contribution ($290,168), including 95% in the form of a
Letter of Credit to secure the developer’s obligation ($275,659.60) and 5% as a cash payment for City
administration costs ($14,508.40).

Phase Floor Area Rate Public Art
Use 2 o
(Lot) Max. Exemptions* Applicable perm Contribution
2(8) Residential 21,740.2 m? 1,534.4 m? 20,205.8 m? $9.58 $193,571.56
Non-residential 22,196.8 m? 3,106.6 m? 19,090.2 m2 $5.06 $96,596.41
TOTAL N/A 43,937.0 m? 4,641.0 m? 39,296.0 m2 N/A $290,168

* Permitted exemption are limited to, for non-residential floor area, the community centre (Phase 2 only), and for residential
floor area, affordable housing (Phase 2 only).

b) For Lot C (CA5970508 — CA5970509):

I

ii.
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Registering a Replacement Agreement on title for the purpose of attaching the Area Specified Public
Art Plan approved for Phase 3 (Lot C) and setting out the Council process, which shall include
Council review and approval of the Public Art Terms of Reference and recommended concept prior to
fabrication and installation of the selected artwork; and

Submitting the Phase 3 (Lot C) Public Art Contribution (§125,015.00), including 95% in the form of
a Letter of Credit to secure the developer’s obligation ($118,764.25) and 5% as a cash payment for
City administration costs ($6,250.75).



Phase Use Floor Area Rate Public Art
(Lot) Max. Exemptions* Applicable perm? | Contribution
3(C) Residential 13,049.6 m? Nil 13,049.6 m? $9.58 $125,015
Non-residential Nil Nil Nil N/A Nil
TOTAL N/A 13,049.6 m? Nil 13,049.6 m? $9.58 $125,015
*  Permitted exemption are limited to, for non-residential floor area, the community centre (Phase 2 only), and for residential floor

area, affordable housing (Phase 2 only).

Shared Amenity Space Covenant (CA5970514 — CA5970527): For Lot B, including the Lot B Amenity Space

at least 246.8 m® of common indoor amenity space on Lot B) in the DP drawings to the satisfaction of the

Director of Development.

McMyn Neighbourhood Pocket Park SRW and Covenant (CA8442672 — CA8442675): For Lot B:

Including the required facilities in the DP drawings to the satisfaction of the Director of Development and
Director of Parks Services; and

As determined to the satisfaction of the Director of Development and Director of Parks Services,
registering modifications to or the replacement of the existing legal agreement registered on title to amend
the boundaries of the SRW area to accurately reflect the approved Development Permit design

River Road Park Entrance Statutory Rights-of-Way (CA8442682 — CA8442685): For Lot C:

Including the required facilities in the DP drawings to the satisfaction of the Director of Development and
Director of Parks Services; and

As determined to the satisfaction of the Director of Development and Director of Parks Services,
registering modifications to or the replacement of the existing legal agreement registered on title to amend
the boundaries of the SRW area to accurately reflect the approved Development Permit design.

Island Way Greenway Statutory Rights-of-Way (CA5970411 — CA5970414): For Lot B, registering

modifications to or the replacement of the existing legal agreement registered on title to Lot B, as determined
to the satisfaction of the City, to:

Amend the boundaries of the SRW area (as generally shown in EPP101483), as generally needed to
accommodate Ministry of Transportation and Infrastructure (MOTI) road design requirements; and

Permit pedestrian weather protection and architectural appurtenances to project over the SRW area, as
approved through a Development Permit, provided that the City’s access to any City-maintained works
within the SRW area are not compromised.

Servicing Agreements* (SA):

1.9.
(i.e.
1.10.
a)
b)
1.11.
a)
b)
1.12. Sea
a)
b)
1.13.
a)
b)

Entering into the Lot B Servicing Agreement® (SA 16-748501) and submit the Lot B Servicing
Agreement* letter of credit, which for clarity shall include the Sea Island Way Greenway SRW area (Plan
EPP101483) and Community Centre Plaza - North (Lot B) SRW area (Plan EPP105458); and

Entering into the Lot C Servicing Agreements* (SA 16-748502/civil; SA 18-837987/dike; SA 18-
837985/park) and submit the Lot C Servicing Agreement* letters of credit.

2. Lot B Occupancy Staging Plan: For Lot B, registering a restrictive covenant and/or altemative legal agreement on title

to secure that, should the developer request that the occupancy of the Lot B building proceeds in stages, “no

occupancy’
with the foll

NOTE: For

shall be permitted of any portion of the Lot B building, in whole or in part, unless the developer complies
owing to the satisfaction of the City.

clarity:

e For the purpose of this legal agreement, occupancy restrictions shall not apply to parking intended as an ancillary
use to non-parking uses and occupancy shall not include provisional occupancy permitted exclusively for
construction and/or tenant improvement purposes;
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No Building Permit* shall be issued for a building on Lot B unless the permit, which may be issued in parts (e.g.,
partial permit issuance for foundation works), includes the entirety of the Lot B development, as determined to the
satisfaction of the City; and

The Community Centre Stage must be completed in advance of or concurrently with all other stages. The order in
which one, some or all of the Commercial Stage, Residential Tower F Stage, and Residential Tower G Stage may
proceed may be determined at the discretion of the developer.

Community Centre Stage: Prior to first occupancy of the Lot B building, in whole or in part, the developer
shall complete all prior-to-first-occupancy requirements and submit a letter of assurance from the architect
confirming that all prior-to-first-occupancy requirements are complete, including:

a) All community centre uses and spaces, including all required interior and exterior spaces, architectural
and landscape features, associated parking (exclusive and shared), bike storage, and waste facilities, and
related features, as provided in CA8442663 — CA8442670;

b) Lot B (Phase 2) public art, as provided in CA5970506 — CA5970507 as replaced by section 1.8(a) of
these Development Permit Considerations;

¢) All District Energy Utility requirements, as provided in CA5970456 — CA5970457;

d) All engineering, transportation, and parks works subject to the Lot B Servicing Agreement*, except that
frontage works located behind the curb along No. 3 Road (north of the Community Centre Plaza SRW
area), Sea Island Way, and Corvette Way may be temporary (e.g., asphalt sidewalk) if such temporary
works have been approved by the City through the Lot B Servicing Agreement*; and

e) Other spaces, uses, and/or features necessary to the operation of the Community Centre Stage (e.g.,
emergency exit routes), as determined to the satisfaction of the City.

NOTE: For off-site works and improvements within SRW areas, completion to the City’s satisfaction shall
mean, among other things, that the works have received a Certificate of Completion, final Building Permit*
inspection granting occupancy, or alternative City approval(s), as determined to be applicable at the sole
discretion of the City.

Commercial Stage: Prior to occupancy of any commercial uses (e.g., office, retail, restaurant) on Lot B, in
whole or in part, the developer shall complete all prior-to-commercial-occupancy requirements and submit a
letter of assurance prepared by the architect confirming that all prior-to-commercial-occupancy requirements
are complete, including:

a) 100% of the prior-to-first-occupancy requirements, as set out under section 2.1 of these Development
Permit Considerations;

b) Replacement of the temporary frontage works around the perimeter of the constructed lot with permanent
frontage works, unless otherwise approved through the Lot B Servicing Agreement™* to the City’s
satisfaction;

¢) 100% of the End-of-Trip Facilities and Class 1 Bike Storage for Non-Residential Uses, as provided in
CAS5970468 — CA5970469;

d) 100% of the Car-Share measures (e.g., Car-Share Service Provider Agreement and Statutory Rights-of-
Way to secure parking spaces), as provided in CA5970470 — CA5970473;

e) 100% of the Public Parking portion of Lot B’s required Commercial Parking spaces, as provided in
CA5970476 — CA5970477;

f) A proportional share of the Assignable Parking portion of Lot B’s required Commercial Parking spaces,
as provided in CA5970476 — CA5970477;

g) A proportional share of electric vehicle (EV) charging infrastructure for Commercial Parking and Class 1
Bike Storage for Non-Residential Uses, as provided in CA5970480 — CA5970481 as modified or replaced
by section 1.5(b) of these Development Permit Considerations;

h) A proportional share of non-residential loading, waste management facilities, and other features as
required to satisfy the Zoning Bylaw and Development Permit*; and



2.3.

2.4.
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iy Other spaces, uses, and/or features necessary to the operation of the Commercial Stage (e.g., emergency
exit routes), as determined to the satisfaction of the City.

NOTE: For the purpose of the Commercial Stage, “proportional share” shall mean the amount of the item
(e.g., loading) required to satisfy the Zoning Bylaw and other City requirements, as determined to the City’s
satisfaction, with respect to the floor area of commercial uses for which the developer is seeking occupancy.

Residential Tower F Stage: Prior to occupancy of any residential uses in the “Tower F” portion of the Lot B
development (including the townhouse units fronting Corvette Way), in whole or in part, the developer shall
complete all prior-to-Tower F-occupancy requirements and submit a letter of assurance prepared by the
architect confirming that all prior-to-Tower F-occupancy requirements are complete, including:

a) 100% of the prior-to-first-occupancy requirements, as set out under section 2.1 of these Development
Permit Considerations;

b) 100% of the Affordable Housing units located in Tower F and all related features (e.g., parking), as
provided in CA5970492 — CA5970495, Modified by CA8442697 — CA8442698, as modified or replaced
by section 1.6(b) of these Development Permit Considerations;

¢) Replacement of the temporary frontage works around the perimeter of the constructed lot with permanent
frontage works, unless otherwise approved through the Lot B Servicing Agreement* to the City’s
satisfaction;

d) A proportional share of residential parking spaces, residential Class 1 bike storage, and related electric
vehicle (EV) charging facilities for cars and bikes, as provided in CA5970480 — CA5970481 as modified
or replaced by section 1.5(b) of these Development Permit Considerations;

e) A share of the Public Parking portion of Lot B’s required Commercial Parking spaces to accommodate
residential visitors, as provided in CA5970476 — CA5970477, as determined to the satisfaction of the

Director of Transportation;

f) A proportional share of residential indoor and outdoor amenity space to satisfy Official Community Plan
and City Centre Area Plan requirements;

g) A proportional share of residential loading, waste management facilities, and other features as required to
satisfy the Zoning Bylaw and Development Permit*; and

h) Other spaces, uses, and/or features necessary to the operation of the Residential Tower F Stage (e.g.,
emergency exit routes), as determined to the satisfaction of the City.

NOTE: For the purpose of the Residential Tower F Stage, “proportional share” shall mean the amount of the
item (e.g., loading) required to satisfy the Zoning Bylaw and other City requirements, as determined to the
City’s satisfaction, with respect to 100% of Tower F’s residential floor area (regardless of whether the
developer is seeking occupancy of Tower F in whole or in part).

Residential Tower G Stage: Prior to occupancy of any residential uses in the “Tower G portion of the Lot B
development, in whole or in part, the developer shall complete all prior-to-Tower G-occupancy requirements
and submit a letter of assurance prepared by the architect confirming that all prior-to-Tower G-occupancy
requirements are complete, including:

a) 100% of the prior-to-first-occupancy requirements, as set out under section 2.1 of these Development
Permit Considerations;

b) 100% of the Affordable Housing units located in Tower G and all related features (e.g., parking), as
provided in CA5970492 — CA5970495, Modified by CA8442697 — CA8442698, as modified or replaced
by section 1.6(b) of these Development Permit Considerations;
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¢) Replacement of the temporary frontage works around the perimeter of the constructed lot with permanent
frontage works, unless otherwise approved through the Lot B Servicing Agreement* to the City’s
satisfaction;

d) A proportional share of residential parking spaces, residential Class 1 bike storage, and related electric
vehicle (EV) charging facilities for cars and bikes, as provided in CA5970480 — CA5970481 as modified
or replaced by section 1.5(b) of these Development Permit Considerations;

e) A share of the Public Parking portion of Lot B’s required Commercial Parking spaces to accommodate
residential visitors, as provided in CA5970476 — CA5970477, as determined to the satisfaction of the
Director of Transportation;

f) A proportional share of residential indoor and outdoor amenity space to satisfy Official Community Plan
and City Centre Area Plan requirements;

g) A proportional share of residential loading, waste management facilities, and other features as required to
satisfy the Zoning Bylaw and Development Permit*; and

h) Other spaces, uses, and/or features necessary to the operation of the Residential Tower G Stage (e.g.,
emergency exit routes), as determined to the satisfaction of the City.

NOTE: For the purpose of the Residential Tower G Stage, “proportional share” shall mean the amount of the
item (e.g., loading) required to satisfy the Zoning Bylaw and other City requirements, as determined to the
City’s satisfaction, with respect to 100% of Tower G’s residential floor area (regardless of whether the
developer is seeking occupancy of Tower G in whole or in part).

3. Lot C Visitor Parking: Registering a restrictive covenant and easement and/or alternative legal agreement on title to

Lot C and Lot A, restricting development/occupancy of Lot C and occupancy of a portion of Lot A unless parking is
provided for visitors to Lot C in compliance with the Zoning Bylaw, as approved through DP 17-794169, to the
satisfaction of the City and granting Lot C the right to access and use those visitor parking spaces required to be
provided to Lot C within the Lot A parkade. More specifically, Lot C Visitor Parking requirements for the lots shall
include the following:

3.1.

3.2.

33.
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The Lot C building shall include three visitor parking spaces on the ground floor level of the building’s
parking structure for the exclusive use of Lot C visitors, including:

a) Two Accessible-size parking spaces and one Standard-size parking space;

b) Signage indicating that the following maximum parking durations shall apply, unless otherwise approved
by the Director of Transportation:

i. Five minutes maximum for one Accessible-size parking space and one Standard-size parking space
(to accommodate passenger loading, restaurant delivery, and similar short-term parking needs); and

ii. Two hours maximum for one Accessible-size parking space.

The Lot A building shall include 13 visitor parking spaces on the ground floor level of the building’s parking
structure for the exclusive use of Lot C visitors, which parking shall:

a) Comprise part of Lot A’s commercial parking located on the ground-floor level of the building’s parkade,
but will not include any Public Commercial Parking or Assignable Commercial Parking spaces secured
by the Commercial Parking covenant registered on title to Lot A (CA5970474 — CA5970475);

b) Include at least one Accessible-size parking space and no more than six Small-Car-size parking spaces;
¢) Be marked with signage indicating that they are for the exclusive use of Lot C visitors; and

d) Permit Lot C visitors to have 24/7 access to enter/exit and park within the parkade; and

e) Permit Lot C visitors to park overnight.

No Building Permit* shall be issued for a building on Lot C, in whole or in part, until the Lot C Visitor
Parking required on Lot C is included in the Lot C Building Permit, to the satisfaction of the City, and the
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architect submits a Letter of Assurance confirming the facilities comply with the approved Development
Permit and this legal agreement.

3.4, “No occupancy” shall be permitted of:

a) Any building on Lot C, in whole or in part, until the required Lot C Visitor Parking requirements on both
Lot C and Lot A are complete to the satisfaction of the City and the parking facilities have received final
Building Permit* inspection granting occupancy; and

b) The final two of six residential towers on Lot A, in whole or in part, until the required Lot C Visitor
Parking requirements on Lot A are complete to the satisfaction of the City and the parking facilities have
received final Building Permit* inspection granting occupancy. For clarity, if the developer completes the
Lot C Visitor Parking requirements on Lot A to the City’s satisfaction and the required parking facilities
receive final Building Permit* inspection granting occupancy before any building on Lot C is granted
occupancy, in whole or in part, the interim use of the Lot C Visitor Parking facilities on Lot A shall be
determined to the discretion of the developer (i.e. until Lot C is granted occupancy, in whole or part),
which may entail the suspension of the Lot C Visitor Parking requirements on Lot A set out in sections
3.2 ¢), d) and ¢) until any building on Lot C is granted occupancy, in whole or in part.

4. Landscape Security: Submission of Letter of Credits for landscaping, based on the costs estimate provided by a CSLA

registered landscape architect (including 10% contingency), excluding landscape works that are subject to a Servicing
Agreement* (i.e. off-site works and works within the Sea Island Way Greenway SRW and Community Centre Plaza -
North / Lot B SRW), as follows:

4.1. For Lot B: $1,516,218.25; and
4.2. For Lot C: $592,474.58.

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

1.

Existing [.egal Agreements: Completion, to the City’s satisfaction, of the terms of all applicable legal agreements
registered on title to Lot B and Lot C prior to rezoning, Zoning Text Amendment, and/or Development Permit
issuance. This may include the discharge of existing agreements and the registration of modifications, replacements,
and/or new legal agreement, as determined by the City, and may require the developer’s submission of security
(Letters of Credit), cash payments, reports or letters of assurance, or other items, as applicable.

Community Centre (Lot B) Encroachment Agreement: Registration of a legal agreement on title to Lot B, setting out
the terms and conditions under which architectural features comprising part of the Community Centre fagade shall be
permitted to project across Lot B’s south property line and overhang the McMyn Way sidewalk. The permitted
encroachments must not conflict with vehicle sightlines or frontage improvements (e.g., street trees, streetlights,
furnishings, utilities, or traffic control features) and shall be limited to the following, as determined to the satisfaction
of the Director of Engineering and Director of Facilities and Project Development:

2.1. Demountable pedestrian weather protection (which may include Community Centre signage) with a minimum
clear height of at least 3.0 m above the grade of the fronting sidewalk, designed and constructed to be readily
taken down by the owner (at the owner’s cost) to facilitate maintenance and repair of works within the
McMyn Way rights-of-way by or on behalf of the City and private utilities; and

2.2.  Fixed (permanent) curvilinear frame and related fagade features (i.e. not habitable space) with a minimum
clear height of at least 7.5 m above the grade of the fronting sidewalk.

Capstan Station Bonus: Payment of the Capstan Station Reserve contributions for each of Lot B (CA5970460) and

Lot C (CA5970462).

Construction Parking and Traffic Management Plan: Submission of a Plan to the Transportation Department. The

Plan shall include locations for parking for services, deliveries, and workers, loading, applications 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.

Accessibility: Incorporation of accessibility measures in Building Permit* plans as determined via the Development
Permit.
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6. BC Energy Step Code & District Energy Utility (DEU): Incorporation of measures in Building Permit* plans, as

determined to the City’s satisfaction, to:
6.1. Facilitate the future connection of both lots to a City DEU system; and

6.2. Provide for the Lot B development to achieve Step 3 and the Lot C development, which shall include a low
carbon energy plan, to achieve Step 2.

7. Construction Hoarding: 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:

e Jtems marked with an asterisk (*) require separate applications.

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.

Additional legal agreements, as determined via the subject development's Servicing Agreement*(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 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 comply with all relevant legislation.

Signed copy on file

Signed Date
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3 City of
a8 Richmond Development Permit

No. DP 17-794169

To the Holder: Yuanheng Seaview Developments Lid. and Yuanheng Seaside
Developments Lid.

Property Address: 3311 No. 3 Road and 3399 Corvette Way

Address: 2F — 1236 West Broadway, Vancouver, BC V6H 1G6

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 #C-19 attached
hereto.

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

5. As a condition of the issuance of this Permit, the City is holding security in the amount of:
e For 3311 No. 3 Road: $1,516,218.25; and
e For 3399 Corvette Way: $592,474.58,

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

6. If the Holder does not commence the construction permitted by this Permit within 24 months
of the date of this Permit, this Permit shall lapse and the security shall be returned in full.
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Development Permit
No. DP 17-794169

To the Holder: Yuanheng Seaview Developments Ltd. and Yuanheng Seaside
Developments Ltd.

Property Address: 3311 No. 3 Road and 3399 Corvette Way

Address: 2F — 1236 West Broadway, Vancouver, BC V6H 1G6

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
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y City of
% Richmond  Report to Development Permit Panel

To: Development Permit Panel Date: March 24, 2021

From: Wayne Craig File: DP 18-828900
Director of Development

Re: Application by 1082009 BC Ltd. for a Development Permit at 10760, 10780

Bridgeport Road and 3033, 3091, 3111 Shell Road

Staff Recommendation
That a Development Permit be issued which would:

1. Permit the construction of 19 townhouse units at 10760, 10780 Bridgeport Road and 3033,
3091, 3111 Shell Road with vehicle access from Shell Road on a site zoned “Medium
Density Townhouses (RTM3)”; and

2. Vary the provisions of Richmond Zoning Bylaw 8500 to reduce:
a) the minimum lot width on major arterial road from 50.0 m to 43.3 m;
b) the minimum front yard setback to Bridgeport Road from 6.0 m to 3.3 m; and

¢) the minimum exterior side yard setback to Shell Road from 6.0 m to 4.5 m.

Wayne Craig
Director of Development

WC:el
Att. 3

6211262
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Staff Report
Origin
1082009 BC Ltd. (Director: Syed Khalid Hasan) has applied to the City of Richmond for
permission to develop 19 townhouse units at 10760, 10780 Bridgeport Road and 3033, 3091,

3111 Shell Road. Two of the 19 townhouse units are proposed to contain a ground-level
secondary suite.

The site is being rezoned from “Single Detached (RS1/F)” zone to “Medium Density
Townhouses (RTM3)” under Bylaw 9834 (RZ 16-754158), which received Third Reading
following the Public Hearing on September 4, 2018. The site is currently vacant.

Frontage improvements were secured through the rezoning process and will be constructed
through a separate Servicing Agreement (SA 18-803580); works include but not limited to:

e pavement widening, new curb, new grass and treed boulevard, and new sidewalk along
both Bridgeport Road and Shell Road frontages;

e traffic signal enhancements at the Bridgeport Road/ Shell Road intersection; and

e watermain, storm sewer and sanitary sewer upgrades.
The Servicing Agreement 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
Development surrounding the subject site is as follows:

e To the north, across Bridgeport Road, single-family homes on lots zoned “Single Detached
(RS1/D)”. Development applications for a 24 unit townhouse development at 10671, 10691
and 10751 Bridgeport Road (RZ 17-771592 and DP 18-829233) have been received. The
Rezoning Bylaw has received Third Reading on December 17, 2018; the Development
Permit application is under staff review and will be brought forward for consideration in a
separate report to Development Permit Panel;

o To the east, across Shell Road, a railway corridor, and further east, large industrial lots zoned
“Industrial Retail (IR1)”; and

e To the south and west, an 84-unit two-storey townhouse complex on a lot zoned “Town
Housing (ZT17) — Bridgeport Road (Bridgeport Area)” with vehicle accesses from Airey
Drive and Shell Road.

Rezoning and Public Hearing Results

The Public Hearing for the rezoning of this site was held on September 4, 2018. No concern
regarding the rezoning application was expressed at the Public Hearing.

6211262
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Staff Comments

The proposed scheme attached to this report has satisfactorily addressed the significant urban
design issues and other staff comments identified as part of the review of the subject
Development Permit application. In addition, it complies with the intent of the applicable
sections of the Official Community Plan and is generally in compliance with the “Medium
Density Townhouses (RTM3)” zone except for the zoning variances noted below.

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

1) reduce the minimum lot width on major arterial road (i.e., Bridgeport Road) from 50.0 m to
43.3 m;

(Staff supports this proposed variance since the subject site is an orphan lot located
between Shell Road and an existing multiple-family development. The subject
development would complete the development pattern established by the adjacent
townhouse development to the west along Bridgeport Road. The variance was noted at
time of rezoning, with no concerns identified at the Public Hearing.)

2) reduce the minimum front yard setback to Bridgeport Road from 6.0 m to 3.0 m; and

(Staff support this proposed variances recognizing that significant road dedication is
required along Bridgeport Road (i.e., 3.34 m). The road dedication will enable the
Bridgeport Road frontage to be improved to include a new grass and treed boulevard
separating the new sidewalk from the vehicle travel lanes. The proposed building setback
along Bridgeport Road is consistent to the Bridgeport Road setback provided by the
existing adjacent townhouse development to the west.

The resulting distance from the back of curb to the building face would be approximately
6.77 m. The reduced front yard sethack does not compromise tree planting opportunity
along the site frontage. The proposed architectural design provides appropriate building
articulation and interface with neighbouring properties.

To address the road traffic noise from Bridgeport Road, the project acoustical engineer
confirmed that the proposed development is designed to meet the interior noise limits as
per the CMHC standards. The variance was noted at time of rezoning, with no concerns
identified at the Public Hearing.)

3) reduce the minimum exterior side yard setback to Shell Road) from 6.0 m to 4.5 m.

(Staff support this proposed variances recognizing that significant road dedication is
required along Shell Road (i.e., 2.7 m). The road dedication will enable the Shell Road
Sfrontage to be improved to include a new grass and treed boulevard separating the new
sidewalk from the vehicle travel lanes. The reduced road sethack from Shell Road will also
allow a larger building separation between the proposed development and existing
adjacent 2-storey townhouse units to the west.

6211262
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The resulting distance from the back of curb to the building face would be approximately
9.15 m. The livability of the proposed townhouse units along Shell Road would not be
compromised as adequate landscaping opportunity will be provided in the reduced front
yard setback, and additional private outdoor spaces will be provided along the internal
drive aisle, on second and/or third floors.

To address the road traffic noise from Shell Road, the project acoustical engineer
confirmed that the proposed development is designed to meet the interior noise limits as
per the CMHC standards. The variance was noted at time of rezoning, with no concerns
identified at the Public Hearing.)

Advisory Desigh Panel Comments

The Advisory Design Panel (ADP) has reviewed and supported the project. A copy of the
relevant excerpt from the Advisory Design Panel Minutes from Thursday, September 5, 2019 is
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

6211262

The location and orientation of the proposed townhouse clusters are carefully considered
to maximize building separations between existing adjacent development and townhouse
clusters proposed on site.

Building C is a three-storey townhouse cluster with yard spaces on the west side of the
units. The proposed building setback to the west property line is 7.5 m, which exceeds the
minimum side yard setback requirement under the “Medium Density Townhouses
(RTM3)” zone.

Building D is a two-storey townhouse cluster with yard spaces on the south side of the
units. The proposed building setback to the west property line is 3.5 m. Adjacency to the
neighbouring townhouse cluster to the west will be addressed by the proposed window
placement on the west side elevation of Building D, where limited number of windows are
proposed.

Locations and orientations of all windows, decks and balconies have been carefully
considered to minimize the opportunity of looking into the windows of existing adjacent
development and units proposed on site.

Grade changes along the west property line have been minimized to provide an
appropriate interface between the subject site and the adjacent townhouse development.
Various treatments including sloping planting beds and low retaining walls are proposed
along the west property line to accommodate the grade changes:

o within the first 9.5 m from the Bridgeport Road frontage, the grade difference will be
accommodated by a planting bed sloping down to meet the grade of the adjacent
property. The property line will be marked by a solid wood privacy fence 1.2 m in
height;
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o for the next 21 m along the west property line, a combination of retaining walls and
sloped beds will be provided to accommodate the grade change. A retaining wall
with a height of approx. 0.3 m will be installed at the edge of the proposed pathway
on site and at the property line, with a sloped planting bed in between; the lower wall
will be topped by a fence 1.07 m in height;

o to the west of the proposed children’s play area, a low retaining wall up to 0.5 m in
height, topped with a 1.07 m tall privacy fence, will be provided;

o to the south of the proposed children’s play area, the maximum height of the retaining
will be increased to approx. 1.2 m to accommodate the grade differences; topped with
a 1.07 m tall privacy fence.

Landscaping will be provided on site along the west property line to provide screening
between the subject development and the adjacent townhouse development.

e No grade changes is being proposed along the south property line.

The existing tall trees located on the adjacent property to the south, along the common
property line, will be retained and protected as privacy screen.

e Perimeter drainage will be required as part of the Building Permit to ensure storm water is

managed and addressed through the development and will not impact the neighbouring
property.

Urban Design and Site Planning

The proposal consists of a mix of two-storey and three-storey townhouse units in four
clusters. The layout of the townhouse units is oriented around a single driveway providing
access to the site from Shell Road and a north-south internal manoeuvring aisle providing
access to the unit garages. A hammer-head is also provided onsite to accommodate truck
turnaround.

Two blocks of three-storey clusters containing six units each are proposed along Shell Road
with main unit entrances fronting onto Shell Road. One block of a three-storey cluster
containing four units is proposed at the northwest corner of the site; where the units will front
onto an internal walkway along the west property line. A two-storey cluster containing three
units is proposed along the south property line with main unit entrances fronting onto the
internal drive aisle.

Two ground level secondary suites are proposed to be included in this development. These
suites will be contained in the three-storey units proposed along Bridgeport Road. The total
floor area of each of these units is approximately 153 m? (1,645 ft?) and the size of each
secondary suite is approximately 25.7 m? (277 ft?) consistent with the minimum size
prescribed in Zoning Bylaw 8500. A surface parking stall will be assigned to each of the
secondary units.

The proposal provides for a pedestrian-oriented streetscape fronting both Bridgeport Road
and Shell Road with a landscaped edge treatment, low metal fencing, and metal gates to the
street fronting units. A private pedestrian walkway from Bridgeport Road to the
development site is proposed along the west property line.
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A voluntary contribution to the City’s Public Art Reserve fund in the amount of $20,867.31
has been secured at Rezoning in response to the City’s Public Art Program. The City
supports cash-in-lieu contribution for public art project contributions that are less than
$40,000.

All townhouse units will have two vehicle parking spaces in a double car garage. The
proposal will feature nine units with a tandem parking arrangement (47% of total residential
parking spaces provided in enclosed garages), which is consistent with the maximum 50% of
tandem parking provision of Richmond Zoning Bylaw 8500. A restrictive covenant to
prohibit the conversion of the tandem garage area into habitable space has been secured at
rezoning.

A total of four visitor parking spaces, including an accessible visitor parking space, are
proposed, which meets the minimum bylaw requirement. Both residential and visitor bicycle
parking are provided in compliance with the Zoning Bylaw requirements.

All units will have private outdoor spaces consisting of a front or rear yard and a balcony on
the second and/or the third floor.

Outdoor amenity space is proposed in the central area of the site, west of the visitor parking
and hammer-head area for maximum casual surveillance opportunity and sun exposure. The
size and location of the outdoor amenity space is appropriate in providing open landscape
and amenity space convenient to all units.

No indoor amenity space is proposed on site. A $19,000 cash-in-lieu contribution has been
secured as a condition of rezoning approval, consistent with the OCP,

A covered mailbox kiosk and short-term bicycle parking spaces will be provided by the
outdoor amenity area.

The required shared/common garbage, recycling and organic waste storage enclosures have
been incorporated into the design of two townhouse clusters to minimize the visual impact of
these enclosures.

Architectural Form and Character

A contemporary architectural design is proposed in response to the industrial context to the
east of Shell Road.

The massing and architectural rhythm of the proposed townhouse clusters are compatible
with the neighbouring developments.

The proposed townhouses will have varied mono-pitched roofs, which would create an
interesting roofscape.

Individuality of dwelling units will be expressed by individual cantilevered entry canopy.

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

The impact of blank garage doors has been mitigated with panel patterned doors, transom
windows, unit entrances, and planting islands along the drive aisle.
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The proposed building materials (modified bitumen SBS roofing, hardie panels, bricks
veneer, and wood trim/brackets) are generally consistent with the Official Community Plan
(OCP) Guidelines and are compatible with the architectural character existing within the
neighbourhood.

A palette of bold colours with white accents and brick veneer is proposed. Some metal and
glass elements are selected to enhance the contemporary architectural design.

Landscape Design and Open Space Design

Tree preservation was reviewed at rezoning stage; all 14 bylaw-sized trees on-site were
identified for removal due to poor condition. Based on the 2:1 tree replacement ratio goal
stated in the Official Community Plan (OCP), 28 replacement trees are required. The
applicant is proposing to plant 41 replacement trees on-site, including 17 conifers and 24
deciduous trees.

One cedar hedge on City’s boulevard along the Bridgeport Road will be in conflict with the
required road widening. At Rezoning, Parks Operations staff agreed to the removal of the
hedgerow based on its health and condition, as well as the required frontage improvement
works along Bridgeport Road. No compensation is required.

A pedestrian-oriented streetscape along both Bridgeport Road and Shell Road is proposed,;
the street edge along both frontages will be defined with landscaping including various trees,
shrubs and ground covers. A low transparent aluminum fence with gates will be installed
along the road frontage to accommodate visually interesting plant species.

A private walkway from Bridgeport Road to the development site is proposed along the west
property line to provide pedestrian access to the units in Building C.

Each unit will have a private yard with landscaping and lawn area. Various hedges, shrubs
and ground covers, as well as perennials and grasses have been selected to ensure the
landscape treatment remains interesting throughout the year,

The north end of the drive aisle will be marked by landscaping and a trellis. An ornamental
steel ring will be affixed on the drive aisle side of the horizontal rails. From the Bridgeport
Road frontage, the lower portions (and eventually all) of the trellis will be screened by the
proposed conifers and other landscaping.

Landscape pockets with shrubs and grasses will be provided along the main north-south
internal drive aisle.

An on-site irrigation system is proposed to ensure continued maintenance of live
landscaping.

The location of outdoor amenity space provides the easy access and visual transparency and
surveillance for the townhouse residents.

Two play structures are proposed within the outdoor amenity area. These play
structures/elements are chosen to fit into the provided space and to allow multiple children to
play at the same time. The equipment provides different play opportunities for the
development of social, imagination, balance, and motor skills. Benches are also proposed
near the children’s play area for caregivers.
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Permeable pavers will be used at the vehicle entrance, at the ends of the internal drive aisle,
hammerhead area to break up the expansive paved surface on-site. Surface parking stalls
will also be treated with permeable pavers for better water infiltration and variety in paving
surfaces.

In order to ensure that the proposed landscaping works are completed, the applicant is
required to provide a landscape security of $177,195.00 in association with the Development
Permit.

Crime Prevention Through Environmental Design

The pedestrian entry and walkway are straight with direct sightline.

Low level landscape path lighting is proposed along the pedestrian walkway and outdoor
amenity area; wall mounted lights are provided along the building faces.

The common public space are centralized with windows and balconies overlooking the
public walkway and drive aisle.

The private open yard spaces are defined by fence and shrubs. Fencing adjacent to the streets
are low and transparent, providing visual connection over the street from the private yards.

Sustainability

At the rezoning stage, the applicant committed to achieving an EnerGuide rating of 82 for the
proposed town houses and to pre-ducting all units for solar hot water heating. The proposal
meets the grandfathering provisions for Energy Step Code approved by Council.

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

The following design/features will be incorporated into the development:
o High efficiency equipment including air source heat pump and energy star appliance; and
o low-flow toilets.

Accessible Housing

The proposed development includes two convertible units that are designed with the potential
to be easily renovated to accommodate a future resident in a wheelchair. The potential
conversion of these units will require installation of a vertical lift in the stacked storage space
(which has been dimensioned to allow for this in Units #14 and #15) in the future, if desired.

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

constraints associated with aging. These features include:

o stairwell hand rails;

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

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

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

P /}

Edwin Lee
Planner 2

EL:cas

Attachment 1: Development Application Data Sheet
Attachment 2: Excerpt from Advisory Design Panel Meeting Minutes (September 5, 2019)
Attachment 3: Development Permit Considerations
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Development Application Data Sheet
Development Applications Department

®
, City of
# Richmond

DP 18-828900 Attachment 1

Address: 10760, 10780 Bridgeport Road and 3033, 3091, 3111 Shell Road
Applicant: 1082009 BC Ltd. Owner: 1082009 BC Ltd.
Planning Area(s). Bridgeport (Schedule 2.12)
Floor Area Gross: 3,386.7 m? Floor Area Net: 2,393.3 m?

f Existing l Proposed
Site Area: 3,838 m? 3,419 m?
Land Uses: Single-Family Residential | Multiple-Family Residential
OCP Designation: Low-Density Residential No Change
Area Plan Designation: Residential (Townhouse) | No Change
Zoning: Single Detached (RS1/F) | Low Density Townhouses (RTM3)
Number of Units: 5 19 townhouse units + 2 secondary suites

Bylaw Requirement | Proposed Variance
Floor Area Ratio: Max. 0.70 0.70 none permitted
Lot Coverage ~ Building: Max. 40% 38% none
~ rfgg‘efzfage ~ Non-porous Max. 65% 57% none
Lot Coverage - Landscaping: Min. 25% 25% none
S o - e
e e Y e
Setback — Side Yard (west) (m): Min. 3.0 m 3.5m none
Setback — Rear Yard (South) (m): Min. 3.0 m 46 m none
Height (m): Max. 12.0 m (3 storeys) 11.22 m (3 storeys) none
Lot Width: Min. 50.0 m 43.38m ::;i:ir:::
Lot Depth: Min. 30.0 m 86.1m none
Site Area: Min. 1,800 m? 3,419 m? none
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Off-street Parking Spaces —

2 (R) and 0.2 (V) per unit
plus (1) R per secondary

2 (R) and 0.21 (V) per

;S ) . ; unit plus (1) R per none
Regular (R) / Visitor (V): suite on lot fronting an .
arterial road secondary suite
Off-street Parking Spaces —~ Total: 40 (R) and 4 (V) 40 (R) and 4 (V) none
Max. 50% of proposed
) ) residential spaces in
Tandem Parking Spaces: enclosed garages 18 none
(38 x Max. 50% = 19)
Max. 50% when 31 or
. more spaces are
Small Car Parking Spaces provided on-site 13 none
(44 x Max. 50% = 22)
Min. 2% when 11 or more
Handicap Parking Spaces: spaces are required 1 none
(44 x 2% = 1 spaces)
Bicycle Parking Spaces — Class 1 1.25 (Class 1) and 1.52 (Class 1) and 0.21 none
/ Class 2: 0.2 (Class 2) perunit | (Class 2) per unit
. _ ) 24 (Class 1) and 29 (Class 1) and
Off-street Parking Spaces —~ Total: 4 (Class 2) 4 (Class 2) none
. . Min. 70 m? .
Amenity Space — Indoor: or Cash-in-lieu Cash-in-lieu none
. 5 .
Amenity Space — Outdoor: Min. 6 m* x 19 units 124 m? none

= 114 m?
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Attachment 2

Excerpt from the Minutes from
The Design Panel Meeting
Thursday, September 5, 2019 — 4:00 p.m.

Rm. M.1.003
Richmond City Hall

DP 18-828900 — 19-UNIT TOWNHOUSE DEVELOPMENT

ARCHITECT: Eric Law Architect

LANDSCAPE Donald V. S. Duncan Landscape Architect

ARCHITECT:

PROPERTY 10760, 10780 Bridgeport Road and 3033, 3091, 3111 Shell
LOCATION: Road

Applicant’s Presentation

Eric Law, Eric Law Architect, and Donald Duncan, Donald Duncan Development
Consultant Landscape Architect, presented the project and answered queries from the
Panel on behalf of the applicant.

Panel Discussion
Comments from Panel members were as follows:

. applicant has explained well the intention of the project through the drawings
and the model presented to the Panel;
noted
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townhouse units along Bridgeport Road need further design development to
better address their relationship to a busy street;

The elevation appearance and finishes along Bridgeport has been adjusted.
The original design has a brick finish on the 1/F and 2/F of the unit. The 3/F
is recessed and finished with white and grey finish Hardi panel. The revised
design emphasis the presence of building corner at the intersection of the
busy street. Instead of recessing 3/F, the 2/F and 3/F are projected out from
the building mass and are finished with white solid. This treatment contrasts
with the rest of the units in the building blocks. As a result, the white panel
forms an anchor to the corner of the road intersection. The rest of the
building facing Bridgeport Road has brick finishes on the 1/F and 2/F giving
a solid base to the building. The 3/F hardi panel are painted in grey so that it
contrast the white panels at the intersection of the road. Recessed balcony is
then provided to articulate between the white panel anchor and the rest of the
building.

consider bringing the architectural language of the fagades of Units 1 and 2 at
the south end of Building A adjacent to the site entrance to the townhouse units
along Shell Road close to Bridgeport Road,

The end of building A (unit 1 and 2) has a more solid appearance with white
panels on 2/F and 3/F. The finish on the 1/F is different. This treatment is
brought to the Unit 12 facing Shell in which the 2/F and 3/F is now provided
with the same white solid panel treatment. The 1/F has a different brick
finish. This arrangement echo treatment to the both ends of the building
blocks.

mono-pitched roofs of townhouse units appear segmented and thin and
variations in roofline may not be necessary; consider simplifying the design of
the roofs;
The mono-pitch roof is to express the individual unit from the exterior
elevations.

overall proportions of the two-storey and three-storey units are good; however,
the roofs appear heavy particularly around the corner of Shell Road and
Bridgeport Road;

The roof fascia depth is reduced so that it is looks lighter.

consider relocating the balconies of the two-storey townhouse units (facing the
internal drive aisle) in Building D to the opposite side (south side) facing the
private gardens and the trees;

Addition south facing balconies are added to building D.
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the inspiration from the design of the industrial buildings to the east of the
subject site as indicated by the applicant is not apparent in the architectural
design of the townhouse buildings in the proposed development;

This is a response to provide a modern looking townhouse rather than
resembling the neighbour traditional neighbour pitch roof house form.

depth of fascia appears heavy relative to the expression that the architect is
trying to achieve; consider minimizing the depth of the fascia;
The depth of roof fascia has been reduced.

walls of buildings A and B abutting the gap between the two buildings appear
blank; consider installing windows on these walls to provide daylighting to the
stairs adjacent to these walls and to provide articulation to the blank walls;
additional windows are added to building A and B.

investigate opportunities to increase the height of sloping ceilings;
The roof truss section is adjusted to create higher sloping ceiling inside the
bedroom.

consider extending the paving treatment for the truck turnaround area adjacent
to the outdoor amenity area across the internal drive aisle to help anchor the
centre of the subject site;

While we understand the desire of the panel to create a central anchor, we
also feel that it is important to difference the more highly used drive aisle
Sfrom the truck turn around. While the turn around will rarely see vehicular
use, the drive aisle will have regular traffic. We feel that it is important to
visual difference these two areas if we are to encourage residents to use the
turn around area as an extension of the amenrity plaza in a safe manner.

the subject site is challenging to work on; however, the applicant has done a
good job;
noted

corner units (at the intersection of Bridgeport and Shell Road) appear “busy”
compared to the other units; consider simplifying the design of these units; also
investigate opportunities to increase the ceiling heights of the building interior;
the corner unit roof is simplified and to resemble the unit 1 and 2 as
commented above, Interior ceiling height is increased as indicated in the
section to provide higher ceiling inside the bedrooms.
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proposed number of conifer trees proposed to be installed on-site are too few;
The limited number of coniferous trees on site is a function of the limited
yard area available. Given the conical habit of young conifers, it was felt that
they were an unsuitable choice for most of the garden areas. However,
conifers are represented in significant numbers by the Thuja and Taxus used
for hedging.

the tree at the north east corner of the site is overhanging the sidewalk and
pedestrian walkway; could pose a potential CPTED issue;

The tree at the north east corner of the site has been move further west. The
tree and canopy is now sufficiently away from the sight triangle.

question the necessity for the proposed secondary pedestrian access at the end
of the drive aisle dead end by Unit 12; consider removing this pedestrian access
and adding a tree in this location; also consider installing a tree at the end of the
access space for the accessible parking stall; landscape

The access has been removed.

review the lay-out of the children’s play area; overlapping the safety zones
could create more play space;

The children's play area has been relocated and designed with a central
structure offering may play opportunities.

consider flipping the tower slide around to the north-east to minimize sun
exposure;
The play structure has been relocated to an area providing shade to the slide.

consider rearranging the location of the two benches at the outdoor amenity area
to provide more space for children to move around and play;

The benches and amenity area have been relocated to provide more area and
better opportunities for interactions between those seated on the benches.

consider installing signage at the principal pedestrian entry from Bridgeport
Road to the proposed townhouse development;

The pedestrian entry off Bridgeport has been supplied with widened paving,
overhanging arbour and double gates to difference it from the private entry
and create a more inviting access point. The view along the walkway makes is
evident that this is not a private access to an individual unit.

consider making the second floor bathroom of the convertible unit accessible as
it is a positive feature from an accessibility and business point of view;
The second floor bathroom is adjusted to be accessible.
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ensure that there is sufficient space for the elevator door to swing out on the
second floor of the convertible unit; should be indicated in the floor plans, e.g.
an overlay drawing is suggested;

The future swing out door and turning circle are indicated on floor plan.

support the proposed design of the third floor of units along Bridgeport Road as
it is consistent with the expression of the roof, notwithstanding Panel comments
regarding the design of the roof and soffit and the massing;

noted

consider using a triple glazed window for the living room on the first floor of
units facing Bridgeport Road to allow more daylight and at the same time
achieve acoustical requirements;

Additional windows are added to provide more sunlight to the secondary suite
and the addition is still within acceptable size in acoustical report

understand the rationale for the different design of the fagades of Units 1 and 2
at the south end of Building A; however, consider integrating bricks around the
corner similar to the fagade treatment to the northeast corner unit;

Additional brick added to the end of building A and turn around the building
corner along the entrance drive aisle.

consider relocating the electrical closet down south as its proposed location
compromises the children’s play area;

The children play area is adjusted and the location electrical closet is
adjusted.

consider removing the fence around the children’s play area as concerns for
safety and security of children could be addressed by the provision of benches
for parents; eliminating the fence would also help achieve the integration of the
children’s play area and the truck turnaround area as a large amenity space;

The play area has been relocated. And the amenity are redesigned.

the applicant has done a good job in a challenging site;
noted

concern on the potential hazard to children of the proposed wobble bridge in the
children’s play area that has logs swinging back and forth;
The wobble bridge has been eliminated.

appreciate the applicant contributing the City’s Public Art Fund; however, the
applicant is encouraged to incorporate public art into the project as it will
enhance the public realm and helps identify the project in the area;

Client prefer to contribute to the public art fund.
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consider incorporating unique elements at the pedestrian entries to the project to
further identify and differentiate them from the rest of the project, e.g.
incorporating different landscaping and lighting;

1t is felt that the use of a gate and proximity of the building entries provide
good differentiation of the entries. The entry points are likewise identified by
the rhythm of the plantings that bracket each front yard.

support the use of different paving treatment for pedestrian circulation areas and
visitor parking stalls; also consider introducing a different paving treatment for
pedestrian ingress/egress to/from the garbage and recycling area;

The area between the recycling and refuse cabinets has been paved with
broom finish concrete.

support the different fagade for the east elevations of Units 1 and 2 at the south
end of Building A as it helps break the horizontal scale of the Shell Road
elevation and enhance the pedestrian experience along the street; also support
the different facade treatment for the unit at the corner of Shell Road and
Bridgeport Road which could be further enhanced; and

The unit along Bridgeport has been revised to resemble unit 1 and 2 finish as
commented above.

reconsider the proposed paving pattern for the truck turnaround area; the paving
pattern should extend into the outdoor amenity area with a focal point away
from the truck turnaround area to better integrate the two outdoor spaces.
Elements of the amenity plaza paving design now extend out directly into the
turnaround area.

Panel Decision

It was moved and seconded

That DP 18-828900 be supported to move forward to the Development Permit Panel
subject to the applicant giving consideration to the comments of the Advisory Design
Panel, particularly comments relating to proposed changes to the design of the outdoor
amenity area.

CARRIED
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City of Development Permit Considerations

RICh mOnd | Development Applications Department
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Address:10760 & 10780 Bridgeport Road and 3033, 3091 & 3111 Shell Road File No.: DP 18-828900

Prior to approval of the Development Permit, the developer is required to complete the following:
[. Final adoption of the Zoning Amendment Bylaw 9834.

2. Registration of a legal agreement on Title identifying that the proposed development must be designed and
constructed in a manner that mitigates potential traffic noise from Bridgeport Road and Shell Road to the
proposed dwelling units. Dwelling units must be designed and constructed to achieve:

a) CMHC guidelines for interior noise levels as indicated in the chart below:

Portions of Dwelling Units N?éziit‘:{;ls
Bedrooms 35 decibels
Living, dining, recreation rooms 40 decibels
Kitchen, bathrooms, hallways, and utility rooms 45 decibels

b) The ASHRAE 55-2004 “Thermal Environmental Conditions for Human Occupancy” standard for interior
living spaces.
3. Receipt of a Letter of Credit for landscaping in the amount of $ 177,195.00 (based on the costs estimate provided
by a CSLA registered landscape Architect including 10% contingency).

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 energy efficiency, CPTED, sustainability, and 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.

e Additional legal agreements, as determined via the subject development's Servicing Agreement(s) and/or Development Permit(s),
and/or Building Permit(s) fo 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.

Initial:
6628461
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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



City of
# Richmond Development Permit

No. DP 18-828900

To the Holder: 1082009 BC Ltd.
Property Address: 10760, 10780 Bridgeport Road and 3033, 3091, 3111 Shell Road
Address: c/o Eric Law

Eric Law Architect Inc.
288 W 8th Avenue, Unit 216
Vancouver, BC V5Y 1N5

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

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

3. The "Richmond Zoning Bylaw 8500" is hereby varied to reduce:
a) the minimum lot width on major arterial road from 50.0 m to 43.3 m;
b) the minimum front yard setback to Bridgeport Road from 6.0 m to 3.3 m; and
¢) the minimum exterior side yard setback to Shell Road from 6.0 m to 4.5 m.

4, Subject to Section 692 of the Local Government Act, R.S.B.C.: buildings and structures;
off-street parking and loading facilities; roads and parking areas; and landscaping and
screening shall be constructed generally in accordance with Plans #1 to #33 attached hereto.

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

6. As a condition of the issuance of this Permit, the City is holding the security in the amount of
$177,195.00 to ensure that development is carried out in accordance with the terms and
conditions of this Permit. Should any interest be earned upon the security, it shall accrue to
the Holder if the security is returned. The condition of the posting of the security is that
should the Holder fail to carry out the development hereby authorized, according to the terms
and conditions of this Permit within the time provided, the City may use the security to carry
out the work by its servants, agents or contractors, and any surplus shall be paid over to the
Holder. Should the Holder carry out the development permitted by this permit within the
time set out herein, the security shall be returned to the Holder. The City may retain the
security for up to one year after inspection of the completed landscaping in order to ensure
that plant material has survived.

7. If the Holder does not commence the construction permitted by this Permit within 24 months
of the date of this Permit, this Permit shall lapse and the security shall be returned in full.
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Development Permit
No. DP 18-828900

To the Holder: 1082009 BC Ltd.
Property Address: 10760, 10780 Bridgeport Road and 3033, 3091, 3111 Shell Road
Address: ¢/o Eric Law

Eric Law Architect Inc.
288 W 8th Avenue, Unit 216
Vancouver, BC V5Y 1N5

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

6211262
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