# City of
# Richmond Agenda

Development Permit Panel

Council Chambers, City Hall
6911 No. 3 Road

Wednesday, April 28, 2021
3:30 p.m.

MINUTES

Motion to adopt the minutes of the Development Permit Panel meeting held on April 14,
2021.

1. DEVELOPMENT PERMIT 15-699652

(REDMS No. 6044330 v. 4)
APPLICANT: GBL Architects

PROPERTY LOCATION: 8091 Capstan Way

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

1.  permit the construction of a two-tower, mixed use development consisting of
ground floor retail, a 72-room hotel, and 137 dwelling units, including nine
affordable low-end-of-market rental housing units and 128 market ownership
units, at 8091 Capstan Way on a site zoned “Residential/Limited Commercial
(RCLS5)”; and

2. vary the provisions of Richmond Zoning Bylaw 8500, as amended by zoning
amendment Bylaw 9677, to:

(&) reduce the minimum building setback along the site’s north Corvette Way
frontage from 3.0 m to 2.0 m and the minimum setback for balcony and
porch projections from 2.0 m to 0.3 m; and
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ITEM

(b) reduce the minimum required number of medium truck loading spaces from
three to two.

2. New Business

3. Date of Next Meeting: May 12, 2021

ADJOURNMENT



City of
Richmond Minutes

Development Permit Panel
Wednesday, April 14, 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 24,
2021 be adopted.

CARRIED

1. DEVELOPMENT PERMIT 17-792931
(REDMS No. 6612976)

APPLICANT: Urban Era Builders & Developers Ltd.
PROPERTY LOCATION: 9700, 9720 and 9800 Williams Road

INTENT OF PERMIT:

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”.

6656588
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Applicant’s Comments

Khalid Hasan, Urban Era Builders and Developers, Ltd., introduced the project, noting
that the project includes three affordable housing rental units.

Eric Law, Eric Law Architect, 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, site plan, building elevations and facade treatments,
proposed building materials and floor plans, highlighting the following:

. three-storey townhouse units are proposed along Williams Road and two-storey
townhouses units are sited at the rear of the site in response to neighbouring single-
family homes along the south side;

= proposed vehicle access is from Williams Road and there will be future connections
of the proposed east-west internal drive aisle on the subject site to neighbouring
properties to the east should these redevelop into a townhouse development in the
future; and

. the existing public walkway along the west property line will be improved and
widened and will provide pedestrian access to townhouse units along the west side
as well as to the proposed common outdoor amenity area.

Donald Duncan, Donald Duncan Development Consultant Landscape Architect, provided
an overview of the main landscape features of the project, noting that (i) the common
outdoor amenity area is envisioned as a community gathering space, (ii) individual
entrances to the townhouse units fronting the public walkway along the west property line
will be gated, (iii) the size of trees proposed to be planted is appropriate for the size of the
proposed development, and (iv) permeable paving treatment is proposed on portions of the
internal drive aisles, including along the internal pedestrian walkways to enhance
pedestrian safety.

Panel Discussion

In reply to queries from the Panel, Mr. Law and Mr. Duncan noted that (i) pedestrian
access to the common outdoor amenity area from the public walkway will be gated, and
(ii) appropriate measures including installation of barriers will be undertaken in order to
protect the retained trees during construction.

In reply to a query from the Panel, Wayne Craig, Director, Development, acknowledged
that lighting along the public walkway will be provided through the Servicing Agreement
for the proposed development.
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Staff Comments

Mr. Craig noted that (i) the three affordable housing rental units will be subject to a
Housing Agreement to ensure tenant eligibility is consistent with the City’s Affordable
Housing Strategy, (ii) the proposed development includes two convertible units, and (iii) a
Servicing Agreement is associated with the project for site servicing and frontage works
along Williams Road and improvements to the public walkway along the western edge of
the subject site.

Mr. Craig further noted that revised Development Permit Considerations (attached to and
forming part of these Minutes as Schedule 1) were distributed on table for Panel which
clarify the legal agreement on driveway cross access to the future development to the east
of the subject site and include the provision of wayfinding signage as part of the
agreement.

In reply to queries from the Panel, Mr. Craig clarified that (i) signage will be installed at
the driveway entry of the subject site which include the address of the future development
to the east, (ii) a left turn signage to the future development will be installed at the
intersection of the driveway and the east-west internal drive aisle, (ii1) the signages will
not be installed until the future development occurs, and (iv) signage will be installed at
the terminus of the east-west internal drive aisle of the subject site indicating that future
access to the east will be provided.

Gallery Comments

None.

Correspondence
Earl Luk and Quennie Law, 10031 No.4 Road (Schedule 2)
King Luk, 9840 Williams Road (Schedule 3)

Mr. Craig noted that (i) the above pieces of correspondence include, among others, a
request for shared driveway access through the subject site for the future development to
the east including installation of wayfinding signage, (i1) shared driveway access and
installation of wayfinding signage on the subject site have been secured in an agreement,
and (ii1) staff has provided a written response to these correspondence.

Panel Discussion

The Panel expressed support for the project and appreciated the provision of three
affordable low-end-market-rental (LEMR) units.
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Panel Decision
It was moved and seconded

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 (Z181) - Williams Road”.

CARRIED
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

INTENT OF PERMIT:

1. Permit the construction of a 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. Permit the construction of a 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)”.

Applicant’s Comments

Wing Leung, W.T. Leung Architects, with the aid of a PDF and video presentation (copy
on file, City Clerk’s office), provided background information on Phase 2 (Lot B) and
Phase 3 (Lot C) of the three-phase Viewstar development, including among others, their
site context, site plan, architectural form and character, building elevations and fagade
treatments, highlighting the following:

L] Lot B includes two residential towers, commercial uses including an office tower, a
City-owned community centre, a public plaza at the southeast corner and a pocket
park at the southwest corner of the subject lot;

= the entrance to the parking garage (two levels below grade and three levels above
grade) including loading for Lot B is located off McMyn Way and the parking
garage is wrapped by the surrounding buildings;

. the curved facade of the office tower is anchored at the prominent No. 3 Road and
Sea Island Way corner;

n an articulated perforated metal screen provides visual interest and screening for the
above-ground parking garage along Sea Island Way;
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. there will be public art opportunities for the public plaza at the corner of No. 3 Road
and McMyn Way as well as potentially on the fagade of the community centre;

= curvilinear balconies with picket guards are proposed for the residential towers to
provide visual interest and sun screening;

= triple glazing is proposed for all buildings in Lot B and Lot C;
u Lot B buildings have been designed to achieve Step 3 of the BC Energy Step Code;

u Lot C (Phase 3) includes two triangular-shaped residential towers linked by a
skybridge containing a swimming pool;

= vehicle entrance to underground parking for Lot C is through an autocourt off
Corvette Way;

= public access to the dike is provided at the north and south ends of Lot C;

= the landscaped River Road Park Entrance Plaza at the north end of Lot C provides
public access and connects to the raised dike through stairs and ramps; and

. the Phase 3 (Lot C) site will achieve Step 2 of the BC Energy Step Code and a low
carbon energy plant for the building will be provided in accordance with City policy.

Daryl Tyacke, ETA Landscape Architects, provided an overview of the main landscape
features of Lot B, noting that (i) proposed landscaping at the corner of No. 3 Road and Sea
Island Way includes large planting beds, seating areas and rectangular paving patterns
representing an aerial view of agricultural plots in Richmond, (ii) a community centre
plaza is located at the corner of No. 3 Road and McMyn Way for public events, (iii)
seating areas and planting are proposed at the pocket plaza at the corner of McMyn Way
and Corvette Way, (iv) structural soil is proposed for off-site tree planting around the edge
of the subject site to provide adequate soil volume, and (v) landscaped multi-use outdoor
amenity spaces for the residential and office towers are proposed on the podium roof
level.

In addition, Mr. Tyacke briefed the Panel on the main landscape features of Lot C, noting
that (i) stepped planter with seating and hedge planting provide screening to the south wall
of the south building, (ii) hard and soft landscaping are proposed for the autocourt, (iii) an
outdoor amenity area is proposed on Lot C podium that connects the two residential
towers, and (iv) a green roof is proposed above the swimming pool.
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Panel Discussion

In reply to queries from the Panel, Mr. Leung and Mr. Tyacke noted that (i) proposed
lighting in landscaped areas in Lot B include bollard and step lights and strip LED lighting
which will not create light pollution, (ii) the two parking entrances for Lot A (Phase 1) are
located off McMyn Way and Corvette Way, and (iii) the proposed landscaping and
lighting for the weather protected plaza at the north end of Lot C will encourage the public
to use the access to the riverfront park.

In reply to a query from the Panel, Mr. Craig confirmed that Lot B contains 22 affordable
low-end-market-rental (LEMR) units. He added that the developer oversupplied the
affordable housing units provided in Lot A (Phase 1) to deliver the units sooner and the
overall Viewstar development meets the City’s affordable housing requirements.

Staff Comments

Mr. Craig noted that (i) buildings in Lot B and Lot C have been designed to comply with
the City’s Aircraft Noise Policy, (ii) acoustical measures will be incorporated to achieve
Canada Mortgage and Housing Corporation (CMHC) interior noise standards, (iii) there
are significant Servicing Agreements associated with Lot B and Lot C for road
improvements around the perimeter of the subject sites, dike upgrades and new waterfront
park, and (iv) all proposed waterborne structures will not be part of the Servicing
Agreement requirements as they will be constructed by the City with the developer
providing a cash contribution as part of the rezoning process.

In reply to queries from the Panel, Mr. Craig confirmed that the entire waterfront park will
be part of the Servicing Agreement and the developer will be responsible for the
construction of all upland structures including the view structures.

Gallery Comments

David Dennis, 8191 River Road, queried about the start date of project construction and
whether riparian development rights have been granted to the applicant. Also, he
expressed concern regarding construction impacts on (i) land density of the east shoreline
of the Fraser River, (ii) on-street parking along River Road, (iii) privacy of properties
adjacent to the north end of Lot C, and (iv) water table of the shoreline construction.

With regard to the start date of construction and site preparation, Mr. Leung advised that
(1) the applicant anticipates the issuance of Building Permit around the latter part of this
year subject to completion of the application package, (ii) site preparation could occur
after issuance of Building Permit, (iii) the water table of neighbouring sites will not be
impacted during construction, and (iv) no preloading will be done for Lot C.

With regard to other construction concerns, Mr. Craig noted that (i) construction hours are
regulated by the City’s Noise Bylaw, (ii) the applicant is required to provide a
Construction Parking and Traffic Management Plan as part of the Building Permit
process, and (iii) all construction within the dike and riverfront park will be subject to
required environmental approvals.
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With regard to concerns on privacy, Mr. Tyacke noted that the wall with guardrail on top
at the north end of the dike will provide privacy and security to adjacent properties. In
addition, Mr. Craig acknowledged that the project complies with the City’s tower
separation requirements.

Correspondence
Radim Andrejevic, (no address provided) (Schedule 4)

Mr. Craig noted that Mr. Andrejevic expressed concerns related to project density, traffic
congestion, and delayed delivery of the proposed community centre. In reply to project
density and traffic concerns, Mr. Craig further noted that project density is outside of the
purview of the Panel and the proposed significant road improvements around the subject
sites would improve transportation in the neighbourhood.

With regard to Mr. Andrejevic’s concerns regarding the delivery of the proposed
community centre, Mr. Craig advised that the delivery date for the community centre is
established through the site rezoning and was revised by Council last year.

Panel Discussion

The Panel expressed support for the project, noting that (i) the project is well thought out
and consistent with the rezoning application for the project, and (ii) the proposed public
realm is well designed. Also, the Panel expressed appreciation for the presentation of the
project and the provision of a community centre.

Panel Decision
It was moved and seconded
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)”.

CARRIED
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DEVELOPMENT PERMIT 18-828900
(REDMS No. 6211262)

APPLICANT: 1082009 BC Ltd.

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

INTENT OF PERMIT:

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

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

Applicant’s Comments

Eric Law, Eric Law Architect, with the aid of a visual presentation (copy on file, City
Clerk’s office), provided background information on the proposed development, including
among others, its site context, site plan, architectural form and character, building
elevations, facade treatments, floor plans, and building materials, highlighting the
following:

" the contemporary design of the proposed townhouse development is in response to
existing industrial developments across Shell Road,;

= vehicular access to the site is from Shell Road;

u three-storey townhouse units in three clusters units and one building block
consisting of two-storey townhouse units are proposed;

. the proposed building setback along Bridgeport Road will align with the building
setback for the existing adjacent townhouse development to the west;

n a north-south private walkway is proposed along the west property line to provide
pedestrian access to units in the townhouse building on the west side of the proposed
development;

n the proposed common outdoor amenity area is centrally located;
n two secondary suites are proposed; and

. the existing mature trees along the south property line will be retained and protected.
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Donald Duncan, Donald Duncan Development Consultant Landscape Architect, provided
an overview of the main landscape features of the project, noting that (i) the hammerhead
area also serves as a public plaza space and complements the proposed common outdoor
amenity area, (ii) permeable paving treatment is proposed for the private pedestrian
walkway, and (ii1) substantial planting is proposed at the north end of the internal drive
aisle to screen headlight glare.

In reply to a query from the Panel, Mr. Duncan noted that existing mature trees to be
retained along the south property line will be protected during construction.

Staff Comments

Mr. Craig noted that (i) the three proposed variances associated with the project were
identified at the rezoning stage and no concerns from the public were noted, (ii) the
proposed setback variances are a function of significant road dedication required along
Shell Road and Bridgeport Road, and (iii) an acoustical report has been provided by the
applicant which confirmed that the proposed development will achieve CMHC interior
noise standards.

Gallery Comments

None.

Correspondence

None.

Panel Decision
It was moved and seconded
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

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

Date of Next Meeting: April 26, 2021
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5. Adjournment

It was moved and seconded
That the meeting be adjourned at 5:25 p.mn.

CARRIED

Certified a true and correct copy of the
Minutes of the meeting of the
Development Permit Panel of the Council
of the City of Richmond held on
Wednesday, April 14, 2021.

Joe Erceg Rustico Agawin
Chair Committee Clerk

10.

6656588



Schedule 1 to the Minutes of the
Development  Permit  Panel

meeting held on Wednesday,
April 14, 2021. Attachment 4

City of Development Permit Considerations

1 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. Final Adoption of Zoning Amendment Bylaw 9667,

2. 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,

3. Registration of a legal agreement on title ensuring that:

a. signage indicating civic addresses for a future adjacent residential development that is accessed through the
subject site can be located on the subject property in the front yard on the east side of the driveway accessed
from Williams Road; and

b. wayfinding signage for a future adjacent residential development that is accessed through the subject site can be
located on the subject site at the internal driveway junction,

In both instances, the subject signage would be considered directional signage as per Sign Regulation
Bylaw No. 9700.

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

4. Receipt of a letter prepared by an appropriate registered professional, which demonstrates that the proposed heat
pumps comply with the City’s Official Community Plan and Noise Bylaw requirements.

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

6. 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,

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

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

9. 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,

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

Initial:
6657071
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Director of Development determines otherwise, be fully registered in the Land Title Office prior to enactment of the appropriate
bylaw,

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

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

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

Signed Date
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From: earl fuk

Sent: April 3, 2021 1:24 PM

To: CityClerk <CityClerk@richmond.ca>
Subject: DP 17-792931 Comments

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

Subject site: 9700, 9720 and 9800 Williams Road
Hi City of Richmond,

We are the Owners of 10031 No 4 Road. There is potential for future development of townhomes on my site
including neighbouring properties 10011 No 4 Road, 9840 William Road and 9720 William Road. We would
like to request the following at the subject site for our future development:

« Ashare driveway easement access at the subject site

* Anareatoinstall a mailbox at the front entrance

e An area to install an entrance signage with the future development's name and address number at the
front entrance

e An area toinstall a fire access plan sign at the front entrance

If you require further information, please let me know.

Thanks,
Earl Luk and Queenie Law
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From: King Luk«

Sent: April 6, 2021 3:40 PM

To: CityClerk <CityClerk@richmond.ca>
Subject: DP 17-792931 - requests

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

Subject site: 9700, 9720 and 9800 Williams Road

Hi City of Richmond,

| am the Owners of 9840. There is potential for future development of townhomes for my property.

I would like to request the following at the subject site for our future development:

« Ashare driveway easement access at the subject site

¢ An area to install a mailbox at the front entrance

¢ An area to install an entrance signage with the future development's name and address number at the
front entrance

e An area to install a fire access plan sign at the front entrance

If you require further information, please let me know.

Thanks,
Incircle investments Ltd

King Luk
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Re: Df_|-H94 119G

To: City Clerk of Richmond
(cityclerk@richmond.ca)

RE: File DP 17-794169 (Construction permit application from Yuanheng Seaview
Developments)

As a resident of the neighboring area and upon receiving the notice of development
permit panel meeting concerning the above construction permit application, we would like to
express our strong opposition against the proposed zoning amendment. The reason being with
the new residential towers that have already been built in the surrounding area (by the same
developer), the area is already significantly densed. There is simply no infrastructure to support
the residential development of the proposed size and the ensuing increase in the number of
residents that is anticipated. The traffic is already very congested in the neighborhood with no
pedestrian walkways (we have already witnessed couple of pedestrians in the area nearly run
over by vehicles).

In addition, increasing the residential density of the area would significantly increase the
risks to public safety. As we have all witnessed with the current pandemic, crowding would lead
to increased risks of infections of major diseases. Increase in residential density, which would
be the result should the current proposed amendment be approved, would lead to residential
crowding in the area and pose further challenges in maintaining social distance for all the
residents in the neighborhood. There are still many land areas within the city to allow for
residential development. There is no need to further increase residential density in the
neighborhood.

Furthermore, the developer had already demonstrated broken commitment in the most
recent past concerning its development plans. The developer had previously committed to
complete the construction of a community center by the end of 2021. The developer had since
requested for a significant delay on the construction of the community center. The developer had
also proposed to significantly reduce the furnishings, fixtures and equipment of the community
center. Even though the developer proposed to provide a cash contribution to the city of
Richmond to compensate for the delay and reduction in furnishings, such practice contradicts the
way businesses should conduct themselves in Canada as we believe there should be a certain
level of corporate social responsibility demonstrated by businesses, including developers. It is
evident that the developer is only genuinely interested in constructing the residential units (for
economic reasons?) while neglecting their previous commitment to contribute to the
establishment of community infrastructure. If such practices are supported by the city of
Richmond, it would set a very poor precedent for other developers to follow. As aresult, it is
highly skeptical that the developer would follow up with their commitments as proposed with the



current application, which should be a factor for consideration for the city as it deliberates the
current proposed amendment.

Hope the city would consider the above factors when it deliberates on the amendment
application. Many thanks in advance for your review and consideration.

Best regards,

Radim Andrejevic § HM,H/?
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To: Development Permit Panel Date: April 6, 2021

From: Wayne Craig File: DP 15-699652
Director of Development

Re: Application by GBL Architects for a Development Permit at 8091 Capstan Way

Staff Recommendation
That a Development Permit be issued which would:

1. Permit the construction of a two-tower, mixed use development consisting of ground floor
retail, a 72-room hotel, and 137 dwelling units, including nine affordable low-end-of-market
rental housing units and 128 market ownership units, at 8091 Capstan Way on a site zoned
“Residential/Limited Commercial (RCL5)”; and

2. Vary the provisions of Richmond Zoning Bylaw 8500, as amended by zoning amendment
Bylaw 9677, to:

a) reduce the minimum building setback along the site’s north Corvette Way frontage from
3.0 m to 2.0 m and the minimum setback for balcony and porch projections from 2.0 m to
0.3 m; and

b) reduce the minimum required number of medium truck loading spaces from three to two.

Wayne Craig
Director of Development

WC:sch
Att. 6

6044330



April 6, 2021 -2- DP 15-699652

Staff Report
Origin
GBL Architects has applied to the City of Richmond, on behalf of Capstan Projects Ltd.,
0892691 B.C. Ltd., Inc. and Minglian Holdings (Hau Ping Huang), for permission to develop a
two-tower, mixed use project consisting of ground floor retail, a 72-room hotel, and

137 dwelling units, including nine affordable low-end-of-market rental (LEMR) housing units
and 128 market ownership units, at 8091 Capstan Way (Attachment 1).

The site is currently vacant and is being rezoned from “Auto-Oriented Commercial (CA)” to
“Residential/Limited Commercial (RCLS5)” for this project under Bylaw 9677 (RZ 15-699647).
Prior to adoption of the rezoning bylaw, the developer shall, among other things:

1) Register a Housing Agreement and Covenant on title to the lot to secure the nine proposed
affordable housing units in perpetuity (which units shall be constructed to a turnkey level of
finish at the developer’s cost);

2) Register a statutory rights-of-way on title to the lot to secure a publicly-accessible plaza with
public art along the site’s Capstan Way and Corvette Way frontages; and

3) Enter into a Servicing Agreement, secured with a letter of credit, to design and construct all
engineering, transportation, and parks off-site requirements in respect to the proposed
development, including upgrades to water, drainage, and sanitary sewer infrastructure (e.g.,
Skyline Pump Station upgrades), road widening, frontage improvements, and a new off-street
bike path and greenway along Capstan Way.

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.

Site and Context

Development near the subject site includes:

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 future riverfront (dike) park.

To the North: Corvette Way and Wall Centre (3099, 3111 & 3333 Corvette Way), an existing
three-tower, mixed hotel/residential development zoned “Residential/Hotel
(ZMUS5) — Capstan Village (City Centre)” and developed to a similar height and
density as that proposed for the subject site.

To the East:  Abutting the subject site is the first phase of an approved, three-phase, high-rise
development (Yuanheng “View Star”/ RZ 12-603040 / ZT 19-872212 / DP 16-
745853), comprising 577 units in six residential towers and Corvette Way-
fronting townhouses, together with pedestrian-oriented commercial along Capstan
Way and Number 3 Road. ‘
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To the West: Corvette Way and the third (final) phase of “View Star”” (RZ 12-603040 /
ZT 19-872212 / DP 17-794169 under review), which is proposed to include
89 dwelling in two towers that front onto a new riverfront (dike) park constructed
by the “View Star” developer.

In addition, the subject site is located within 400 m (4,300 ft.) or roughly a 5-minute walk of a
variety of amenities, including the proposed Capstan Canada Line station and a City-owned
community centre (Yuanheng “View Star” / RZ 12-603040 / ZT 19-872212 / DP 17-794169).

Rezoning and Public Hearing Results

The Public Hearing for the rezoning of this site was held on June 18, 2018. No concerns were
expressed about the development.

During the rezoning process, staff identified various items requiring design development through
the Development Permit process. All items have been addressed. Details are provided in the
Staff Comments and Analysis sections of this report.

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 rezoning and subject
Development Permit application. In addition, it complies with the intent of the applicable
sections of the Official Community Plan (OCP) and City Centre Area Plan (CCAP) and complies
with the “Residential/Limited Commercial (RCL5)” zone, except as described in the Zoning
Compliance/Variances section of this report.

1) Affordable Housing: The subject development includes nine affordable (low-end-of-market-
rental) housing units, which is one more unit than was anticipated at rezoning. The units are
dispersed on levels 4 through 10 and include 33% two- and three-bedroom family-friendly
units and 66% one-bedroom units. The designs of all affordable units will comply with the
City’s Basic Universal Housing (BUH) standards. '

Affordable Housing staff support the applicant’s proposal, which is summarized in the table
below. The Housing Agreement (Bylaw 9910) securing the affordable housing units was
adopted by Council on October 22, 2018. Prior to rezoning adoption and issuance of the
subject Development Permit, a Housing Covenant will be registered on title with the
specifics of the developer’s affordable housing contribution and the legal agreement required
with respect to the rezoning regarding maximum permitted number of dwelling units will be
modified to permit the additional proposed affordable housing unit.

Affordable Housing (Net Habitable Floor Area) Affordable Unit Mix**
Min. Permitted* Proposed 1-BR | 2-BR | 3-BR Total

562.7 m2(6,056.3 ft2) 571 m2(6,147 ft2)

* Minimum permitted floor area is 5% of total residential floor area.

** 100% of affordable housing units shall comply with the City’s Basic Universal Housing (BUH) standards.
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2)

3)

4)

5)

6)

Capstan Station Bonus — Station Contribution: The City Centre Area Plan and RCL5 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. At the
rezoning stage, the developer committed to contributing the required amount of public open
space in a combination of dedication and statutory rights-of-way. The focus of the open
space is a large weather-protected plaza at the Capstan Way/Corvette Way corner, the design
of which will add to public enjoyment of the fronting Capstan Way greenway with public art,
seating, planting/trees, opportunities for outdoor dining, and a decorative soffit/ceiling. Prior
to rezoning, legal agreements will be registered on title to the lot to secure the developer’s
commitment to contribute to the Capstan Station Reserve prior to Building Permit issuance.

Capstan Way Passenger Lay-By: Through rezoning of the subject site, the developer was
required to provide a combination of dedication and statutory rights-of-way to satisfy road
widening and Capstan Station Bonus public open space requirements along the site’s Capstan
Way frontage. Following Public Hearing, through the Development Permit and Servicing
Agreement review processes, staff determined that the Capstan Way road and greenway
designs approved through the rezoning should be revised to accommodate an on-street public
passenger lay-by for use by taxis, shuttle buses, ride-share, and other vehicles requiring space
to drop-off/pick-up. This lay-by will be the only place for vehicles to stop along the north
side of Capstan Way west of No. 3 Road (i.e. parking is prohibited) and will enhance access
by mobility impaired people and others to Capstan Way’s greenway, fronting commercial
and residential uses, and the riverfront. To accommodate the lay-by, 110 m? (1,180 ft?) of the
area originally identified as statutory rights-of-way must instead be dedicated. A Highway
Access Agreement will be registered on title to the lot prior to Development Permit issuance
to facilitate the future dedication of the required area (Attachment 3).

Hotel: The subject development includes a 72-room hotel, together with meeting rooms and
restaurant facilities for hotel guests. As required through the rezoning, the hotel’s design
provides for it to operate independently of the development’s residential uses. Prior to
adoption of the Rezoning Bylaw, a legal agreement will be registered on title to the lot to
secure the developer’s hotel-related requirements (e.g., hotel rooms shall not include
kitchens; hotel guests shall not have use of residential amenities or circulation; and, a hotel
shuttle and operator shall be provided at the developer’s cost).

Village Centre Bonus — Community Amenity Contribution: The City Centre Area Plan and
RCLS5 zone provide for a commercial density bonus (1.0 FAR) on the basis that the developer
makes a community amenity contribution, based on 5% of bonus floor area. As approved
through the rezoning process, prior to adoption of the Rezoning Bylaw, the developer shall
make a cash-in-lieu contribution to Richmond’s Leisure Facilities Reserve Fund, to facilitate
the City’s construction of community amenity space in the City Centre.

Transportation Demand Management (TDM) Measures: The Zoning Bylaw permits parking
reductions (10%) based on the developer’s provision of an approved suite of TDM measures.
Legal agreements registered on title prior to rezoning adoption secure the developer’s
commitment (at the developer’s cost) to provide the following measures:

= Hotel shuttle bus and a three-year contract with a bus operator;
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7)

8)

9)

= End-of-trip cycling facilities (e.g., showers, toilets, and change rooms) for commercial
tenants, co-located with the development’s commercial Class 1 (secure) bike storage;

* Public parking (i.e. designation of 50% of commercial parking for short-term/hourly use);

»  $30,000 for the City’s installation of a transit shelter and/or accessibility features; and

= Off-street bike path along the north side of Capstan Way.

District Energy Utility (DEU): Prior to Rezoning Bylaw adoption, legal agreement will be
registered on title to the lot requiring that it is designed and constructed to facilitate its future
connection to a City DEU system.

Leadership in Energy and Environment Design (LEED): At the rezoning stage the
applicant committed to ensuring that the subject development is designed and constructed
to achieve LEED Silver equivalent. The developer has submitted a LEED checklist
confirming that the DP design can achieve LEED Silver equivalent (Attachment 4) and will
submit an updated LEED checklist at Building Permit stage. The proposal meets the
grandfathering provisions for Energy Step Code approved by Council.

Public Art: Prior to rezoning adoption, legal agreements will be registered on title to secure
the developer’s voluntary public art contribution. The developer has submitted a Detailed
Public Art Plan that locates the public art in the large plaza proposed for the Capstan
Way/Corvette Way comer. Prior to Development Permit issuance, the developer will submit
a letter of credit to secure its implementation of the Plan to the City’s satisfaction.

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

confirming that the height of the proposed development, 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 will be registered on title to the lot. The proposed development complies with
Richmond’s Flood Plain Designation and Protection Bylaw including, for all dwelling units
and electrical/mechanical rooms, a minimum elevation of 2.9 m (9.5 ft.) GSC and, for
commercial uses and residential lobbies, a minimum elevation of 0.3 m (1.0 ft.) above the
crown of the fronting road.

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 will be registered on title to ensure that the building is designed and
constructed to satisfy all City of Richmond acoustic requirements, as confirmed by a certified
professional.

13) View Blockage and Other Development Impacts: Prior to rezoning adoption, the City’s

standard covenant will be registered on title to notify purchasers of potential development
impacts and ensure the developer incorporates mitigation measures into the design.

14) Existing Trees: As was the case at the time of rezoning, there are no existing trees on-site or

along the perimeter of the subject site.
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Zoning Compliance/Variances

The applicant requests to vary the provisions of Richmond Zoning Bylaw 8500, Amendment
Bylaw 9677, to:

1) Reduce the minimum building setback along the site’s north Corvette Way frontage from 3.0 m
to 2.0 m and the minimum setback for balcony and porch projections from 2.0 m to 0.3 m.

Staff support the proposed variance because the reduced building setback was identified at
rezoning stage and no concerns were noted. The proposed two-storey townhouses have a
setback of 2.6 m (8.5 ft.) at their first storey and 2.0 m (6.6 ft.) above, which aligns with the
proposed tower setback. These setbacks generally match those of the neighbour, Yuanheng
“ViewStar” Phase 1 (RZ 12-603040 / DP 16-745853). The development’s townhouse
porches are raised and separated from the sidewalk with planting, as per CCAP DP
guidelines. To accommodate the planting, the porch setback is generally 0.7 m (2.3 ft.), but
narrows to 0.3 m (1.0 ft.) at each unit’s entrance. Balconies are located between the upper
floor of the townhouses and the top of the tower and have a sethack of 0.3 m (1.0 ft.). The
proposed porch and balcony articulations will contribute to a visually engaging streetscape
and will not conflict with sightlines or pedestrian enjoyment of the public realm.

2) Reduce the minimum required number of medium truck loading spaces from three to two.

Staff support the proposed variance because a study has been submitted to the satisfaction
of the Director of Transportation demonstrating that the proposed one medium truck space
for non-residential uses and one medium truck space for residential uses will meet the
needs of the subject development.

Advisory Design Panel Comments

On December 14, 2017, the Advisory Design Panel (ADP) 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. Since that time, the application has been with the
applicant for design development. The relevant excerpt from the ADP Minutes is attached for
reference, together with the design response from the applicant shown in ‘bold italics’
(Attachment 4). In response to the Panel’s comments, the architect and landscape architect have,
among other things, undertaken design development with respect to the podium-level outdoor
amenity space (e.g., sunnier play area location, more seating, and larger lawn) and Capstan Way
frontage (e.g., addition of a passenger lay-by and improved seating, landscape, and outdoor
dining opportunities at the corner plaza).

Analysis

The proposed high-rise, high density, mixed-use development generally complies with all
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 that will contribute towards a high amenity, transit-oriented
community attractive to families with children (i.e. 58% two- and three-bedroom units),
residents with mobility issues (i.e. 47% Basic Universal Housing units), and visitors
(i.e. 72-room hotel);
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2) An articulated building typology with distinctive forms and features that will contribute
towards local identity, streetscape interest, solar access, and cross-site views for residents and
neighbours; and '

3) An attractive public realm, including a special public open space amenity at the corner of
Capstan Way and Corvette Way.

Conditions of Adjacency
The proposed development is designed to minimize adjacency issues as follows.

1) The development’s two towers are separated from each other and from neighbouring
existing/proposed towers by at least 24 m (79 ft.), as per the recommended CCAP minimum.

2) Potential on-site overlook issues are negligible because the proposed:
= Residential towers do not have inset corners (i.e. units do not face one another);
= The hotel is limited to the lower floors of the south tower; and
= The hotel’s outdoor amenity space, meeting rooms, and restaurant (located at Level 4) are
oriented to Capstan Way (i.e. away from residents on the subject site and neighbours).

3) The proposed tower spacing, orientation, and massing will help to maximize sun to residential
units and outdoor amenity spaces.

4) As per the OCP Aircraft Noise Sensitive Development policy and related covenant (to be
registered on title prior to rezoning adoption), an acoustic study has been undertaken by a
registered professional on behalf of the developer and, prior to Building Permit issuance, the
developer will incorporate all recommendations into the development.

Urban Design and Site Planning
The proposed form of development takes advantage of the site’s three frontages to incorporate
measures aimed at knitting the surrounding community together, including:

1) On the south, the Capstan Way greenway and off-street bike path are extended west to a
large covered plaza at Corvette Way and animated by street-fronting retail and hotel uses;

2) Proposed townhouses with individual front doors along the site’s north side and residential
tower entrances on its west and south sides serve to complement the area’s pedestrian-
oriented residential character;

3) Parking and loading are concealed from view around the perimeter of the site by commercial
and residential uses, and vehicle access is limited to a single driveway to minimize potential
impacts on pedestrian safety and the attractiveness of the public realm;

4) The proposed podium height and tower placement take into account that of the abutting
development west of the subject site (Yuanheng “ViewStar” Phase 1 / RZ 12-603040/
DP 16-745853) to allow for views across the subject site towards the river; and

S) Visible portions of the neighbour’s party wall are screened with combination of wire trellises
supporting vines and a large glass canopy that are designed to visually expand the
development’s green landscape (e.g., green roof over the pool, large lawn, and trees/planting)
and provide for all-weather use of a portion of the podium-level outdoor amenity space.
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Architectural Form and Character

The CCAP encourages the development of a mosaic of distinctive, yet cohesive, urban villages.
The subject development aims to satisfy this objective by building on the strong streetwall
vocabulary established elsewhere in Capstan Village, while proposing distinct architectural
features that visually animate the streetscape and contribute towards Capstan Village as part of
the CCAP’s designated “arts district”. In brief, features include:

1) A bold streetscape feature in the form of a triangular building (hotel) projection at the

Capstan Way/Corvette Way corner that:

» Provides cover for an all-weather public plaza (secured with a statutory rights-of-way);

» [s lined with pedestrian-oriented retail/restaurant units at grade and overlooked by a hotel
lounge at the second floor; and

* Incorporates a special ceiling/soffit treatment in the form of a colourful abstract image
that will create visual interest, complement the development’s proposed public art
contribution (i.e. a figurative sculpture, as set out in the Detailed Public Art Plan), and be
backlit at night to enhance public use and outdoor dining activities in the plaza;

2) An animated streetwall comprising a varied pattern of punched openings, projections,
weather protection, and entry features that enhance the distinction between the
development’s various uses and provide streetscape interest;

3) Articulated towers including a varied pattern of projecting balconies and topped by
distinctive dark-coloured crowns with exterior spiral staircases; and

4) A distinctive charcoal and white colour pallet (incorporating a combination of brick, spandrel
panels, and metal), accented with copper-coloured soffits and spandrels.

Landscape and Open Space Design

1) Public Open Space: 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 development) provide public open space
over and above basic CCAP park standards. Prior to rezoning adoption, the developer’s
required 685 m? (7,373 ft?) public open space contribution, based on 5 m? (54 ft?) per
dwelling, will be secured in a combination of dedication and statutory rights-of-way along
the site’s south and west frontages. The proposed public open space includes an off-street
bike path along Capstan Way (subject to the City’s standard Servicing Agreement process)
and a large plaza at the Capstan Way/Corvette Way corner (subject to the Development
Permit). As described above, cover over the plaza will allow for all-weather use, while a
decorative soffit treatment will help animate the space both day and night. In addition,
landscape features within the plaza include special paving, trees and planting, seating, public
art, and space for outdoor dining along the fronting commercial units.

2) Hotel Outdoor Space: The proposed hotel includes 358 m? (3,857 ft*) of outdoor space for
the exclusive use of hotel guests (not shared with residents) including a south-facing
restaurant terrace and private patios for podium-level guest rooms (separated from adjacent
residential uses with a landscape buffer).
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3)

4)

5)

Residential Outdoor Amenity Space: The proposed development satisfies all OCP and CCAP

requirements for the provision of on-site open space and landscape amenities for the shared

and private use of residents and includes the following features:

» Shared residential space in the form of a 1,402 m? (15,093 ft*) multi-use landscaped space at
the building’s podium roof level, including a large lawn, children’s playground, dining area
and outdoor kitchen, raised garden plots (with tool storage, hose bibs, and related features),
patios for relaxing and tai chi, seating, planting, and trees;

* Private outdoor amenity space for every dwelling in the form of patios and balconies; and

* Additional landscaping in the form of residential lobby entrance features, landscape
buffers along townhouse frontages, and landscaping along retail frontages.

Furthermore, the proposed 1,402 m? (15,093 ft?) shared outdoor residential amenity space
exceeds the CCAP minimum requirement of 822 m? (8,848 ft?), based on 6 m? (65 ft*) per
dwelling unit, and is designed to provide for direct access to/from the development’s indoor
residential amenity space.

Planting and Water Use: Irrigation will be installed in all planted areas to ensure that lawn,
trees, and other planting will remain healthy. Drought tolerant planting will be used
throughout to reduce the reliance on irrigation once plants are established. Drought tolerant
green roof planting will be installed over 428 m? (4,607 ft?) of inaccessible roofs, including
the roof of the indoor amenity (swimming pool), a portion of the hotel roof (where it abuts
the neighbouring development), and planters bordering residential patios on the tower roofs.

Landscape Lighting: The development’s landscape drawings include a lighting plan,
prepared by the landscape architect, for the ground, podium, and tower rooftop levels. The
proposed lighting is subdued and designed (e.g., shrouded) and oriented to minimize light
pollution and potential impacts on nearby residents. Ground level lighting generally includes
small step/wall lights at townhouse entrances and around planters along the retail frontages,
while small in-ground and tree lights will add visual interest to the outdoor dining, planting,
and public art located beneath the corner plaza’s large roof. At the podium and tower
rooftops, a low level of ambient light is proposed to allow for evening use of the residential
outdoor amenity space and hotel patios without spilling over onto nearby private resident
spaces or unnecessarily lighting the night sky.

Indoor Residential Amenity Space

In addition to outdoor residential amenity space, the development must include at least 100 m?
(1,076 ft?) of indoor amenity space, as per CCAP requirements for projects containing 40 to 199
units. The proposed development contains 397 m? (4,272 ft?), which exceeds the CCAP
minimum. The amenities are located at the podium-level of the north tower with direct access to
the outdoor amenity space. Amenities include an indoor swimming pool, fitness facilities, and
change rooms. Residents of the development’s north tower have direct elevator access to the
indoor amenities, while residents of the south tower will access the indoor amenities via the
podium-level’s outdoor amenity area.
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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 creating prominent residential and commercial lobby entrances and
street-oriented retail frontages, clustering commercial parking on the parkade’s first two floors
with alternative means of access/egress for pedestrians, providing clear sightlines to exits and
glazed vestibules within the parkade, and minimizing blind corners,;

2) Territoriality through the use of landscape buffers 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) 65 Basic Universal Housing (BUH) units (i.e. 47% of total units) designed to satisfy all
applicable Zoning Bylaw requirements, including 55 market ownership units (i.e. 44% of
market units) and 9 affordable housing units (i.e. 100% of affordable units).

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) 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;

2) Design and construction to achieve LEED Silver equivalent;

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

4) Energized electric vehicle (EV) 240V charging equipment, including charging stations for
5% of commercial parking (4 spaces) and 100% of resident parking (116 market housing
spaces and 8 affordable housing spaces);

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

6) End-of-trip cycling facilities for commercial tenants;
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7) Bicycle repair and maintenance stations (i.e. foot-activated pump and repair stand with
integrated tools), including one for the use of residents and one for commercial tenants;

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

9) Drought tolerant planting will be used in green roof and vegetated areas to reduce the
reliance on irrigation; and

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

Conclusions

The proposed development is consistent with Richmond’s objectives for the subject property 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 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 be recommended.

Stopme &mf%fm% .

Suzanne Carter-Huftman
Senior Planner/Urban Design

SCH:cas

Attachments:

1. Location Map
Development Application Data Sheet
Revised Subdivision Plan showing the Highway Access Agreement Area
LEED Checklist — Silver (Equivalent)
Advisory Design Panel — Excerpt of Meeting Minutes, December 14, 2017
Development Permit Considerations
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ATTACHMENT 2

Development Application Data Sheet

Development Applications Department

DP 15-699652

Address:

8091 Capstan Way

Applicant:

GBL Architects

Owner: 0892691 B.C. Ltd., Inc.

Planning Area(s)

Floor Area Gross:

: City Centre (Capstan Village)

16,976.5 m? (182,734.0 f?2)

Floor Area Net:

15,696.2 m? (168,845.0 f?)

l Existing Proposed
Lot Area e Gross: 5,007.0 m? (53,894.9 ft?) e 4,311.5 m? (46,408.6 ft?)
Land Uses ¢ Vacant * Mixed residential, hotel & retail
ocp . .
Designation e Mixed Use o Mixed Use
CCAP e Urban Centre T5 (45 m) e Urban Centre T5 (45 m)
Designation e Capstan Station Bonus (CSB) e Capstan Station Bonus (CSB)
¢ Village Centre Bonus (VCB) o Village Centre Bonus (VCB)
: . . . + Residential/Limited Commercial (RCL5), as amended via
Zoning ¢ Automobile Oriented Commercial (CA) RZ 15-699647
= 137, including:
Total # Units e N/A - 128 Market units
- 9 Affordable (LEMR) units
- = 42% 1-BR (57 units)
Unit Mix « NA = 58% 2-BR (60 units) & 3-BR (20"units)
Basic Universal = 65 units (47% of total units}), including:
Housing (BUH) o N/A - 56 Market units (44% of Market units)
Units - 9 Affordable units (100% of Affordable units)
Hotel e N/A e 72 guest rooms
Aircraft Noise = “Area 3"/Moderate Aircraft Noise, which
Sensitive permits all ANSD uses if a ANSD covenant, = ANSD covenant registered on title & related requirements
Development acoustic report, air conditioning capacity, etc. shall be satisfied prior to RZ adoption (RZ 15-699647)
(ANSD) are provided
| Bylaw Requirement Proposed ' Variance
As per RCL5, as amended via RZ 15-699647:
e 3.65 FAR, including: . L
Floor Area - Residential: 2.61 FAR* * 3.65FAR, including: None
Ratio (max) - Commercial: 1.04 FAR* - ggﬁ:::::::?;l 'z‘ingFlf\AI?R permitted
NOTE: *RCL5 zone permits Commercial to exceed o
1.04 if Residential is reduced by an equal amount.
Buildable Floor | | 2 5 . 5 2 None
Area — Total 15,737.0 m? (169,391.4 ft?) max. 15,736.9 m? (169,390.0 ft?) permitted
Buildable Floor | = 11,253.0 m?(121,126.4 ft?) max, including: * 11,057.3 m? (119,020.0 ft?) max, including: None
Area — - 95% market: 10,690.3 m? (115,070.1 ft?) - Market: 10,486.3 m2 (112,873.0 ft?) ermitted
Residential - 5% affordable: 562.7 m? (6,056.3 ft?) - Affordable units: 571.0 m?(6,147.0 ft?) P
= 4,495.4 m?(48,388.1 ft?) max
= Village Centre Bonus (VCB): RZ 15-699647
Buildable Floor requires a construction-value cash contribution | = 4,679.6 m? (50,370.0 ft2), including: N
Area — (prior to RZ adoption) in lieu of providing a - Retail: 766.2 m? (8,247.0 ft?) oq«ta d
Commercial community amenity on site - Hotel: 3,913.4 m? (42,123.0 ft2) permitte
NOTE: RCL5 zone permits Commercial to exceed
1.04 if Residential is reduced by an equal amount.
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Bylaw Requirement Proposed ' Variance
Lot Coverage = Max. 90% = 90% None
= Capstan Way & Corvette Way (West): Min.
3.0 m (9.8 ft.) & balcony projections limited None
to 33% of the setback depth
* 6.0 m(19.7 ft.), but may be reduced tc 3.0 m Reduce the
Setback — (9.8 ft.) with a proper public realm interface setbacks for:
Public Road = Balconies & porches may project 33% the = Corvette Way (North): 2.0 m building ¢ buildings
depth of the required setback setback & 0.3 m balcony/porch setback (i.e. to2.0m
85% of the building setback) ¢ balconies
& porches
to 0.3 m
Setback —
Interior Side * Min.0.0m = 00m None
Yard
Height = Max.47.0 m (154.2 ft.) GSC = Max. 47.0 m(154.2 ft.) GSC None
Lot Area = Min. 4,000.0 m? (43,055.6 ft?) e 4,311.5 m? (46,408.6 ft?) None
Off-street = 190 spaces, including: = 190 spaces, including:
Parking — - Residential: 124 - Residential: 124 None
Total - Commercial: 66 - Commercial: 66
" = - - P
Off-street 124 (after 10% TDM ieduchon), including: = 124 (after 10% TDM reduction), including:
p - Market @ 0.9/unit = 116 spaces o
Parking ~ o - Market @ 0.9/unit = 116 spaces None
Residential - Affordable @ 0.81/unit = 8 spaces - Affordable @ 0.81/unit = 8 spaces
- Visitors: Nil (Shared with commercial) ’
= 66 (after 10% TDM reduction), including: . . .
- Retail @ 767.0 m? GLA X 3.375/100 m2 GLA | = 86, including (as secured by legal
Off-street =26 agreement registered on title):
Parking - L ~ - 33 Public (50% short-term/hourly) None
Commercial Hotel @ 72 rooms X 0.3825/guest room =28 | 33 aggignable (50% designated for
- Hotel restaurant @ 196.0 m? GLA X specific businesses or users)
7.65/100 m2 GLA = 12 P
= 185 bikes, including: . . . .
Bike Storage | - Residential: 137 units @ 1.25/unit = 172 187 bikes, including:
- 2 5 - Residential: 172 None
(Class 1) - Commercial: (4,679.6 m? GLA — 100 m?) X C ial: 15
0.27/100 m? = 13 - ommerciat
= 41 bikes, including:
- Residential: 137 units @ 0.2/unit = 27.4
; . i 2 _ 2 2
Bike Storage ?etall. (766 m? GLA — 100 m?) X 0.4/100 m « 41 bikes None
(Class 2) =27
- Hotel: (3,913 m? GLA - 100 m?) X 0.27/100
m?=10.3
= Parking (240V stations}): = Parking (240V):
- Residential: 100% of parking = 116 - Residential: 124
Electric Vehicle - Commercial: 5% of parking = 4 - Commercial (Assignable): 4 None
(EV) Charging | = Class 1 Bike Storage (120V duplex outlet): = (Class 1 Bike Storage (120V duplex outlet):
- Residential: 172 bikes X 10% = 18 min. - Residential: 21 (Based on proposed)
- _Commercial: 13 bikes X 10% = 2 min. - Commercial: 2
-3 medgum t-ruc.;k spaces, including: = 2 medium truck spaces, including: Redyce
. - Residential: 1 . L medium
Loading . - Residential: 1
- Hotel: 1 - Commercial: 1 for shared hoteliretail use | (UCK SPaces
- Retail: 1 ) from 3to 2
P - H 2 2
Amenity Space Min. _1 00.0 m? (1,076.4 ft2), as per CCAP . 306.9 m? (4,272.0 ft?) None
— Indoor requirement for 40 — 199 units
o 2 2y 1 ing:
= 1,253.2 m?(13,488.8 ft2), including: 2,307.5m (24,8373 IF) Inclucing:
. . M 2 - esidential Amenity: 1,402.2 m
- Residential Amenity: Min. 822.0 m# (8,847.9 o\ . 2
. 2 2 . (15,093.0 ft?), including 416.3 m
Amenity Space ft?), based on 6.0 m2 (64.6 ft2) per unit, (4,481.0 f2) children’s pla None
— Outdoor including 50% children's play AN play

- CCAP Additional Landscape: 431.2 m?
(4,640.9 ft?), based on 10% of net site area

- CCAP Space: 905.3 m?(9,744.9 ft?) incl.:
o Hotel: 358.3 m? (3,857.0 ft2)
o Other: 547.0 m? (5,887.9 fi2)
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H.Y. AND ASSOCIATES
LAND SURVEYING LTO.
00, 2% 13204 STEET

SUBDIVISION PLAN OF
LOT 41 EXCEPT: PARCEL B (BYLAW PLAN 73014),

ATTACHMENT 3
REVISED SUBDIVISION PLAN SHOWING THE HIGHWAY ACCESS AGREEMENT AREA

SECTION 28 BLOCK S5 NORTH RANGE 6 WEST
NEW WESTMINSTER DISTRICT
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ATTACHMENT 5

Excerpt from the Minutes from
Advisory Design Panel Meeting
Thursday, December 14, 2017

DP 15-699652 - TWO-TOWER HIGH-RISE, MIXED HOTEL (75 GUEST ROOMS),
RESIDENTIAL (136 UNITS), AND GROUND FLOOR RETAIL

ARCHITECT: GBL Architects
PROPERTY LOCATION: 8091 Capstan Way

Applicant’s Presentation

Amela Brudar, Principal, GBL Architects, Aida Kudic, Architect, GBL Architects, and Grant
Brumpton, Principal, PWL Partnership, presented the project and answered queries from the
Panel.

Panel Discussion

Comments from the Panel were as follows:

(The following written comments submitted by Doug Shearer were read by Sara Badyal)

. street and site trees along Corvette Way should be staggered and not paired up as
shown;

Applicant: Revised

. good to have some unprogrammed lawn areas but they seem chopped up; consider
combining them together into one large contiguous area; diagonal lines through
them are a bit overwhelming to space;

Applicant: Podium spaces have been reconfigured. The major diagonal path has
been narrowed, and the other diagonal path has been deleted. Chopped up lawn
areas have been consolidated.

" the play area is mostly in shade; consider moving in a sunny location so that it is
usable in shoulder seasons not just in summer;

Applicant: Play area has been relocated to a sunny location

. more casual seating would be nice; consider widening south walls of planters in
northwest corner, so people can sit along edge of lawn area; same in southwest
corner where Corten planters are;

Applicant: More casual seating has been provided along the edge of lawn

. generally, there could be better definition of spaces; large communal versus
intimate and small.

Applicant: The design of planting areas and landscape features has been revised
to better define the various outdoor spaces.
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(Comments from Panel members present at the meeting)

appreciate the applicant incorporating public art early in the design of the project
and integrating it in the building architecture; the applicant is encouraged to also
give attention to integrating public art in the landscape;

Applicant: The plaza design includes public art.

like the architecture, landscaping, and differentiation of uses in the proposed
development; the podium is well thought out and refined; scale is appropriate;

appreciate the proposed materials at the corner of Capstan Way and Corvette Way;
however, the building corner setback is too deep; consider reducing the setback as
the void which provides for a large corner plaza is expected to be a busy pedestrian
area but could be a dark place;

Applicant: More detail has been provided including soffit materials, soffit
lighting, landscaping, public seating, restaurant dining, and public art.

consider providing a turnaround/lobby in Level 1 parkade at the back of the hotel
lobby; look at precedents in hotels with parkade access lobbies;

Applicant: City staff recommend that a passenger lay-by is installed along the
site’s Capstan Way frontage to serve visitors to the area, including hotel guests.

consider providing internal access from the parkade to the retail spaces;

Applicant: Commercial visitor access from the parkade is provided via an
elevator at the hotel to Capstan Way and via an accessible ramp to Corvette
Way.

review the proposed lay-out for the accessible units to ensure compliance with BC

Building Code requirements, e.g. look at proposed location/arrangement of
washer/dryer;

Applicant: Work is underway with the project’s Code Consultant to ensure all
requirements are satisfied

consider a separate loading area in closer proximity to the retail spaces; proposed
loading area at the northeast corner of the parkade is too far from the retail spaces;

Applicant: The site is very compact and due to loading clear height requirements,
it is difficult to accommodate trucks elsewhere in the parkade. However, we
have redesigned P1 level in order to provide ramped access directly to
commercial units.

consider design development to differentiate the residential entries for the south
and north towers at the Corvette Way West street frontage;

Applicant: We are using the same undercut with bronze material cladding to
accentuate main entrances to the building (residential, hotel).

commend the design team for the high quality design of the project;
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agree with the comment that the play area on the podium rooftop is mostly in
shade; could be integrated with the lawn areas;

Applicant: Play area has been relocated to a sunny location

consider integrating a work area in the urban agriculture component on the podium
rooftop’s outdoor amenity area;

Applicant: Potting bench and outdoor kitchen area have been added.

consider additional seating on the podium rooftop’s outdoor amenity area; could be
integrated with the planter walls;

Applicant: Seating added along planter wall

public realm on the ground plane is successful; applicant needs to pick-up on the
imagery of landscape precedents presented in landscape detailing, particularly for
seating at the corner plaza; appreciate the integration of weather protectlon into the
building to enhance the usability of the plaza;

Applicant: Planter walls have been adjusted to reflect character and detail
shown in precedent imagery

appreciate the presentation of the project and documents provided to the Panel;

applicant needs to clarify whether it is targeting LEED Silver Certification or
Equivalency;

Applicant: The project is not targeting LEED Certification

appreciate the proposed sustainability features for the project;

consider integrating vestibules for the north and south tower residential entries;
Applicant: We have added vestibules to both residential entries

commercial kitchen ventilation system needs to be integrated into the design of the
building;

Applicant: Added as per mechanical input

investigate potential service and penetration challenges for the mechanical shaft
inside the core;

Applicant: Noted

documentation and diagrams provided by the applicant were helpful in
understanding the rationale for the proposed architecture and landscaping; would
also be a helpful reference as the applicant moves forward in detailing the project;

support the hotel component in the proposed development as more hotel options
(e.g., boutique hotels) are needed in the city;

contextual concept and overall massing is good; two towers being similar is not a
concemn as they are elegantly designed;
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support the comment that relocating the south tower’s residential entry to Capstan
Way would be more successful; keeping the throat narrow will minimize impact on
the retail space;

Applicant: The south tower residential entry has been redesigned and now is
accessed from Capstan Way

the hotel lay-out is interesting; however, the hotel corridors are long and winding;
consider design development from a CPTED perspective to make them feel more
generous and provide some interest at the termination of the corridors;

Applicant: The long corridor on Level 2 is interrupted mid-way by large windows
overlooking the corner plaza.

* consider integrating a hotel lounge or an amenity area in Level 2 corridor “bridge”

at the comer of Capstan Way and Corvette Way (above the proposed corner public
plaza);

Applicant: A lounge has been added to Level 2 overlooking the corner plaza

appreciate the materials palette; like the contrast between the materials and
dark/light;

consider design development to the proposed tower rooftop canopies as they do not
appear to mitigate the massing of the towers;

Applicant: The rooftop treatment has been revised to create more visual interest
and break up the form.

consider integrating covered balconies into the penthouse units;

Applicant: Roof-top decks accessed by exterior spiral staircases are provided for
the penthouse units.

support the proposed use of reflective copper materials as they appear elegant;
consider using more of them in the building, e.g. for the soffit of the overhang at
the corner of Capstan Way and Corvette Way; also consider adding interest to the
lighting underneath the overhang to further animate the public plaza and future
location of public art;

Applicant: Lighting has been added.

diagonal columns at the corner of Capstan Way and Corvette Way appear quirky
but interesting; these bold architectural elements add a welcome playfulness to the
project and offset the rigidity of the geometries throughout the project;

consider introducing planting in front of the walls fronting the townhouse units at
the North Street Frontage as shown in drawing 13.3 to mitigate the appearance of
blank walls;

Applicant: Planting has been added.

commend the City staff for bringing forward a good and complex project;
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the applicant is advised to include a LEED scorecard for the project;
Applicant: LEED scorecard has been provided.

consider a cantilever in lieu of diagonal columns at the corner of Capstan Way and
Corvette Way;

Applicant: We undertook several exercises regarding the corner structure and
concluded that the column is necessary.

consider a dark coloured treatment for the tower canopies consistent with the dark
colour of the top three floors of the towers to better achieve the applicant’s
intention to mitigate the apparent massing and height of the towers; however, this
approach may reduce apparent tower height, but make the towers appear squat;
architect must clarify objective;

Applicant: Noted. Top canopies have been revised

appreciate the proposed architectural treatment (i.e., vertical ribbon of brick) to
create visual separation between commercial and residential uses; however,
residential entries for the north and south towers need to have stronger architectural
treatment to facilitate wayfinding for motorists and pedestrians;

Applicant: Design has been revised to reflect design intent as described.

consider a prominent entry and signage to the hotel along Capstan Way to
differentiate it from the many uses along Capstan Way; this is especially important
if no lay-by can be provided along Capstan Way near the hotel entrance;

Applicant: City staff have recommended that the developer install a lay-by along
Capstan Way. The hotel will be differentiated from the adjacent residential
tower by its colour pallet and distinctive signage.

appreciate the landscape design and programming on the podium rooftop’s outdoor
amenity area; and

support the hotel outdoor dining area at the residential amenity level; would be
useful to residents of the development and hotel guests and promotes social
interaction.

Panel Decision

It was moved and seconded
That DP 15-699652 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 6

Clty Of Development Permit Considerations
Development Applications Department

y ‘;/
722} Rlchmond 6911 No. 3 Road, Richmond, BC VBY 2C1

Address: 8091 Capstan Way File No.: DP 15-699652

Prior to approval of the Development Permit, the developer is required to complete the following:
1. OCP Amendment: Final adoption of Bylaw 9676.
2. Zoning Amendment: Final adoption of Bylaw 9677.

3. Revised Development Requirements: Completion, to the City’s satisfaction, of the terms of the Rezoning
Considerations approved by Council with respect to RZ 15-699647, which terms shall be amended to respect updated
City requirements and the approved Development Permit, as determined to the City’s satisfaction, for the following:

3.1.Future Capstan Way Widening: Registration of a Highway Access agreement over an irregular strip of land, with
an area of at least 109.6 m?, along the south side of the lot to facilitate widening of Capstan Way to include a
public passenger lay-by and enhanced landscaping along the frontage of the subject development. The Highway
Access Agreement area shall not be encumbered by building encroachments below, at, or above grade. The
agreement shall enable the City to take ownership of the area at its sole discretion. For clarity, it is the City’s
intent that the area be dedicated after required road/landscape works are complete (subject to a Servicing
Agreement), but prior to first occupancy of a building on the lot, in part or in whole. Prior to dedication, the City
shall have access rights; however, the public shall not have access until after dedication.

3.2.(RZC 5.2) Capstan Station Bonus — Public Open Space Contribution:

32.1. (RZC 5.2.1) Maximum Number of Dwellings. Increase the maximum number of permitted units from
136 to 137, provided that the developer contributes 5.0 m? of additional public open space with respect to
the additional unit, secured with a Statutory Rights-of-Way (SRW) registered on title to the lot, based on -
the Capstan Station Bonus public open space rate of 5.0 m* per unit.

32.2. (RZC 5.2.2(b)) Publicly Accessible Open Space: Revise the terms of the developer’s Capstan Way Plaza
SRW contribution secured through RZ 15-699647 to provide for the following:

i. Revise the minimum SRW area required with respect to RZ 15-699647 from 496.1 m? to
391.5 m? based on the requirements set out in these Development Permit Consideration
including:

e Section 3.1: Replacing 109.6 m? of the SRW area with a Highway Access Agreement with
respect to the Future Capstan Way Widening requirements; and

o Section 3.2.1: Increasing the developer’s public open space contribution by at least 5.0 m? with
respect to the Maximum Permitted Number of Dwellings requirements;

ii. Revise the permitted use of the SRW area, based on the approved Development Permit, as
determined to the City’s satisfaction, as follows:

e Permitted encroachments shall include “movable furnishings” that are available for the
unrestricted use and enjoyment of the general public (i.e. not assigned, leased, or otherwise
designated for the exclusive use of specific users or businesses);

¢ “Building Encroachments” shall be permitted to include pedestrian weather protection,
architectural appurtenances, signage, and other parts of the building (which may include
habitable space); and

o Exclusive of the single feature column located within the SRW area, as indicated in the
Development Permit, the clear distance between the finished grade of the SRW area and the
underside of any pedestrian weather protection, architectural appurtenances, or signage shall be
at least 2.3 m, and any other “Building Encroachments” shall be at least 6.5 m.
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For clarity, reducing the previously approved SRW area by replacing a portion with a
Highway Access Agreement shall not affect the development’s compliance with Capstan
Station Bonus public open space requirements.

3.3.(RZC 14.2) Hotel Shuttle Bus Facilities: Reduce the scope of the Hotel Shuttle Bus Facilities (i.e. remove
requirements related to on-site shuttle bus and passenger loading) in light of updated requirements that the
developer shall provide increased road dedication and construct a public passenger lay-by along the lot’s Capstan
Way frontage (“Future Capstan Way Widening”). For clarity, this change does not alter the developer’s
requirement to provide a shuttle bus and enter into a contract with an operator, as was previously required with
respect to RZ 15-699647.

3.4,(RZC 14.3) Class 1 Bicyele Storage and End-of-Trip Cycling Facilities for Residents and Commercial Uses: Expand
the terms of the “End-of-Trip Cycling Facilities & “Class 1 Bike Storage for Non-Residential Uses” previously
required with respect to RZ 15-699647 to include:

3.4.1. Class 1 bike storage for residents, in compliance with the Zoning Bylaw and as approved through the
Development Permit, including electric vehicle (EV) charging at the same rate as that of the non-residential
Class 1 bike spaces; and

3.4.2. Two bike repair and maintenance facilities (i.e. one for residents to share & one for non-residential uses to
share), each of which shall comprise a foot-activated pump and repair stand with integrated tools.

3.5.(RZC 17) Electric Vehicle (EV) Charging Equipment for Vehicles and “Class 1” Bike Storage: Revise the terms
of the “Electric Vehicle (EV) Charging Equipment for Vehicles and “Class 1”” Bike Storage” previously required
with respect to RZ 15-699647 to require that:

3.5.1.  100% of resident parking shall be equipped with energized 240V Charging Stations (i.e. energized outlets
capable of providing Level 2 charging or higher);

3.52. 5% of commercial parking shall be equipped with energized 240V Charging Stations (i.e. energized outlets
capable of providing Level 2 charging or higher) and all EV-equipped commercial parking spaces shall be
Assignable Parking spaces (designated for use by specific people or businesses, as per the terms of RZC 15
“Commercial Parking” agreement);

3.5.3. The electrical circuits serving the residential parking stalls must serve only residential parking and the
circuits servicing the commercial spaces must only serve commercial parking;

3.54. As determined at the developer’s discretion, the required service may be provided by either:

i. Dedicating one 208V circuit to each individual parking space, such that upon first occupancy
of the building, in whole or in part, all of the required EV-equipped parking spaces are
equipped with an outlet box with a receptacle capable of charging electric vehicles (i.e. one
for each 40A 208-240V circuit); or

ii. Servicing multiple parking spaces with each 40A 208-240V circuit, such that:

o The building design supports the future installation by others (e.g., residential and/or
commercial owners) of a load sharing system capable of delivering at least 12 kWh of charging
to every car within an 8 hour period when every parking space is occupied by a charging car
(e.g. 4-way load share of a 40A 208-240V circuit); and

e Upon first occupancy of the building, in whole or in part (i.e. prior to the installation of a load
sharing system):

a. at least 25% of residential parking spaces (including a proportional share of required
Affordable Housing parking spaces) and at least 25% of the required EV-equipped
commercial spaces are equipped with an outlet box with a receptacle capable of charging
electric vehicles (i.e. one for each 40A 208-240V circuit); and

b.the remaining required EV-equipped residential and commercial parking spaces each have
an outlet box containing capped energized wires covered with a cover plate.

4. Landscape Security: Submission of a Letter of Credit for landscaping (excluding works secured through a Servicing
Agreement Letter of Credit) in the amount of $578,333.80, based on the costs estimate provided by a CSLA registered
landscape architect (including 10% contingency).
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Prior to Building Permit Issuance, the developer must complete the following requirements:

1.

Existing I.egal Agreements: Completion, to the City’s satisfaction, of the terms of all applicable legal agreements
registered on title to the lot prior to rezoning 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.

Capstan Station Bonus: Payment of the Capstan Station Reserve contributions for each of Lot B and Lot C.

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.

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:

Items marked with an asterisk (*) require a separate application.

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

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

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

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

Applicants for all City Permits are required to comply at all times with the conditions of the Provincial Wildlife Act and Federal
Migratory Birds Convention Act, which 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
(OEP) be secured to perform a survey and ensure that development activities are in compliance with all relevant legislation.

SIGNED COPY ON FILE

Signed Date
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o City of
Richmond Development Permit

No. DP 15-699652

To the Holder: GBL Architects
Property Address: 8091 Capstan Way
Address: 300 — 224 West 8th Avenue, 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:

a) reduce the minimum building setback along the site’s north Corvette Way frontage from
3.0 m to 2.0 m and the minimum setback for balcony and porch projections from 2.0 m to
0.3 m; and

b) reduce the minimum required number of medium truck loading spaces from three to two.

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 #18 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
$578,333.80 to ensure that development is carried out in accordance with the terms and
conditions of this Permit. Should any interest be earned upon the security, it shall accrue to
the Holder if the security is returned. The condition of the posting of the security is that
should the Holder fail to carry out the development hereby authorized, according to the terms
and conditions of this Permit within the time provided, the City may use the security to carry
out the work by its servants, agents or contractors, and any surplus shall be paid over to the
Holder. Should the Holder carry out the development permitted by this permit within the
time set out herein, the security shall be returned to the Holder. The City may retain the
security for up to one year after inspection of the completed landscaping in order to ensure
that plant material has survived.

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

6044330



Development Permit
No. DP 15-699652

To the Holder: GBL Architects
Property Address: 8091 Capstan Way
Address: 300 - 224 West 8th Avenue, 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

6044330
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