Richmond Agenda

5390260

Development Permit Panel

Council Chambers, City Hall
6911 No. 3 Road

Wednesday, May 24, 2017
3:30 p.m.

Minutes

Motion to adopt the minutes of the Development Permit Panel meeting held on May 10,
2017.

(REDMS No. 5379610 v. 2)
APPLICANT: Dava Developments Ltd.

PROPERTY LOCATION: 10199 River Drive

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

1. Permit the construction of 85 townhouses on a portion of 10199 River Drive on a
site zoned “Residential Mixed Use Commercial (ZMU17) — River Drive/No. 4
Road (Bridgeport)’; and

2. Vary the provisions of Richmond Zoning Bylaw 8500 to:
(@) Reduce the required East Side Yard from 6.0 m to 4.5 m.

New Business
Date of Next Meeting: June 14, 2017

Adjournment



City of
Richmond Minutes

Development Permit Panel
Wednesday, May 10, 2017

Time: 3:30 p.m.

Place: Council Chambers
Richmond City Hall

Present: Joe Erceg, Chair

Robert Gonzalez, General Manager, Engineering and Public Works
Peter Russell, Senior Manager, Sustainability and District Energy

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

Minutes

It was moved and seconded
That the minutes of the meeting of the Development Permit Panel held on April 12,
2017, be adopted.

CARRIED
1. Development Permit 16-753377
(Xr: HA 17-763809) (REDMS No. 5371150)
APPLICANT: Platform Properties (Steveston) Ltd. and Platform Properties

(Steveston Residential) Ltd.

PROPERTY LOCATION: 3471 Moncton Street, 12040 and 12060 3rd Avenue and 3560,
3580 and 3600 Chatham Street

INTENT OF PERMIT:

1. Permit the construction of a mixed use development ranging from 1 to 3 storeys
containing commercial space at grade and approximately 32 residential units at
3471 Moncton Street, 12040 and 12060 3rd Avenue and 3560, 3580 and 3600
Chatham Street on a site zoned “Commercial Mixed Use (ZMU33) — Steveston
Village™; :

2. Vary the provisions of Richmond Zoning Bylaw 8500 to:

(a) Increase the maximum permitted building height up to 1.5 m to allow portions

1.
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of the building’s roof and rooftop deck structures to project beyond the
maximum permitted building height of 12 m and 9 m in the “Commercial Mixed
Use (ZMU33) — Steveston Village” zone; and

3. Issue a Heritage Alteration Permit (HA 17-763809) at 3471 Moncton Street, 12040
and 12060 3rd Avenue and 3560, 3580 and 3600 Chatham Street in accordance
with the Development Permit.

Applicant’s Comments

Patrick Cotter, ZGF Cotter Architects, provided background information on the proposed
development and highlighted the following:

. the proposed form and character for the mixed used development is the result of the
applicant’s consultations with the community and Richmond Heritage Commission
and responds to the Steveston Area Plan Development Permit guidelines and
requirements;

*  the one-storey massing on the south portion of the site facing Moncton Street
transitions to three-storeys to the north facing Chatham Street;

*  Jarger scale retail is proposed to be located at the north portion while three smaller
scale retail units are proposed at the south portion in consideration of the site
context;

. building fagade treatments were developed in coordination with historic lot lines;

*  the proposed central boardwalk on the second level, reminiscent of the boardwalk
sidewalks from historic Steveston streets, provides an open air access to residential
units; and

*  proposed building materials were considered for durability and sustainability.

In addition, Mr. Cotter noted that proposed upgrades for the site’s public road frontages
include planting of street trees, incorporating grass and treed boulevards, and introducing
sidewalk paving patterns.

Brian McCarter, ZGF Architects, briefed the Panel on the main landscaping features for
the proposed development, noting that (i) a landscaped open courtyard area is proposed on
the podium level, (ii) low to medium plants and shrubs in raised planters along the
communal walkways provide separation to semi-private patios of residential units, (iii) a
central gathering space with outdoor amenities is proposed to be located at the southern
portion of the podium level to receive maximum sunlight exposure, (iv) decorative vines
will be introduced along the vertical wall facing the central gathering space, (v) plank
paving is proposed for the boardwalk, and (vi) rooftop decks of residential units provide
opportunities for residents to personalize programming of their private outdoor spaces.
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Panel Discussion

In response to queries from the Panel, Mr. Cotter advised that (i) elevator access is
proposed from the parking area to the second and third level apartments and to the front
entries of the two-level units, (ii) commercial loading and refuse area is accessed from the
rear lane, (ii1) the applicant is looking at the potential for heat recovery at the larger retail
space to enhance sustainability, (iv) 120 volt electric vehicle charging is proposed at
ground level parking, (v) the low percentage of openings in the proposed mixed use
building facilitates heat retention, (vi) the proposed height variances noted at rezoning are
consistent with the requested variances at development permit stage, (vii) individual unit
rooftop deck stair access structures are not full height and set back from the street to
minimize visual impacts from surrounding areas, and (viii) proposed materials for
screening ground level parking at the building’s west fagade include decorative metal
security screening and exposed wood beams and posts.

Staff Comments

Wayne Craig, Director, Development, noted that (i) the project was reviewed and
supported by the Richmond Heritage Commission and Advisory Design Panel, (ii) the
proposed development includes four basic universal housing units and an additional eight
residential units with convertibility features, (iii) a washroom facility will be incorporated
into the subject development for Coast Mountain Bus Company and TransLink employees
in accordance with rezoning considerations, and (iv) there is a Servicing Agreement for
upgrades along the site’s public road frontages, lane upgrades, off-site pedestrian pathway
upgrades and City services.

In response to a query from the Panel, Mr. Craig confirmed that the proposed height
variances identified at rezoning are consistent with variances currently proposed in the
subject development permit application.

Gallery Comments

None.

Correspondence

None.

Panel Discussion

The Panel expressed support for the project, noting that (i) the project is well designed and
addresses all the street frontages, (ii) the private outdoor spaces and shared outdoor
amenity areas are well designed, and (iii) the stepping down of the building massing in
response to Steveston Area Plan Development Permit guidelines is appreciated.
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Panel Decision

It was moved and seconded
1. That a Development Permit be issued which would permit the construction of a
mixed use development ranging from 1 to 3 storeys containing commercial space
at grade and approximately 32 residential units at 3471 Moncton Street, 12040
and 12060 3rd Avenue and 3560, 3580 and 3600 Chatham Street on a site zoned
“Commercial Mixed Use (ZMU33) — Steveston Village”;

2. Vary the provisions of Richmond Zoning Bylaw 8500 to:

(a) Increase the maximum permitted building height up to 1.5 m to allow portions
of the building’s roof and rooftop deck structures to project beyond the
maximum permitted building height of 12 m and 9 m in the “Commercial
Mixed Use (ZMU33) — Steveston Village” zone; and

3. That a Heritage Alteration Permit (HA 17-763809) be issued at 3471 Moncton
Street, 12040 and 12060 3rd Avenue and 3560, 3580 and 3600 Chatham Street in
accordance with the Development Permit.

CARRIED
2, Date of Next Meeting: May 24, 2017
3. Adjournment
It was moved and seconded
That the meeting be adjourned at 4:00 p.m.
CARRIED

Certified a true and correct copy of the
Minutes of the meeting of the
Development Permit Panel of the Council
of the City of Richmond held on
Wednesday, May 10, 2017.

Joe Erceg Rustico Agawin
Chair Auxiliary Committee Clerk
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Report to Development Permit Panel

To: Development Permit Panel Date: May 3, 2017

From: Wayne Craig File: DP 15-694616
Director, Development

Re: Application by Dava Developments Ltd. for a Development Permit at a Portion of
10199 River Drive

Staff Recommendation
That a Development Permit be issued which would:

1. Permit the construction of 85 townhouses on a portion of 10199 River Drive on a site zoned
“Residential Mixed Use Commercial (ZMU17) — River Drive/No. 4 Road (Bridgeport)”; and

2. Vary the provisions of Richmond Zoning Bylaw 8500 to:
a) Reduce the required East Side Yard from 6.0 m to 4.5 m.

& ¢ "
Way;%rai g
Director, Develgpment
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Staff Report
Origin
Dava Developments Ltd. has applied to the City of Richmond for permission to develop 85

townhouses on a portion of 10199 River Drive on a site zoned “Residential Mixed Use
Commercial (ZMU17) — River Drive/No. 4 Road (Bridgeport)”. The site is currently vacant.

Development Information

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

Background
Development surrounding the subject site is as follows:

» To the North and East, are City park and City dike along the North Arm of the Fraser River;
which are being developed as part of the overall Parc Riviera development.

» To the West, is the first phase of the overall Parc Riviera development; also zoned
“Residential Mixed Use Commercial (ZMU17) — River Drive/No. 4 Road (Bridgeport)”.

* To the South, across River Drive, are single-family homes on lots zoned “Single Detached
(RS1/C and RS1/D)”.

Rezoning

In October, 2011, Council approved the rezoning application (RZ 07-380169) for a multi-phase
Parc Riviera development (Attachment 2) on the properties at 10011, 10111, 10197, 10199 and -
10311 River Drive; including built on-site affordable housing units. The rezoning also included
park land dedication and park development on the current City-owned properties at 9991 and
10211 River Drive. Subsequent to the rezoning, Council approved two Zoning Text Amendment
applications regarding the overall Parc Riviera development. In November, 2013, Council
-approved the Zoning Text Amendment application (ZT 12-611282) to provide funding towards
the City’s capital Affordable Housing Reserve in lieu of building affordable housing units on-
site. In September 2015, Council approved the Zoning Text Amendment application (ZT 15-
691748) to clarify the density allocation and allow for the subdivision of future development
phases at 10311 River Drive.

Community amenities secured through the rezoning are being implemented in phases. Further
details are provided in the “Analysis” section below.

Improvements to dikes, trails, roads, public transit and servicing infrastructure secured through
the rezoning are also being implemented through Servicing Agreements in phases. The City
park, frontage improvements and Dike upgrades between No. 4 Road and McLennan Avenue
were constructed through Servicing Agreements as part of Phase 1. As a condition of Phases 3
and 4 to the east, the developer is required to enter into a Servicing Agreement for the design and
construction of the adjacent park. Servicing Agreement applications are currently under review
for dike, walkway, road and infrastructure improvements further to the east, between McLennan
Avenue and Shell Road.

5379610



May 3, 2017 ‘ -3- ~ DP15-694616

Individual Development Permits for the overall project are being considered in phases. In July,
2012, a Development Permit for the first phase of the project was approved for 10011, 10111,
10197 River Drive and a portion of 10199 River Drive (DP 11-564405). This first phase
includes townhouse buildings, apartment buildings, a mixed-use building, and an amenity
building for the use of residents in the subject phase as well. The subject application is for the
second phase of the overall development. Development Permit applications have been submitted
and are in the process of being reviewed for the remaining phases of the overall development,
located at 10311 River Drive (DP 16-721500) and 10333 River Drive (DP 16-747620).

Staff Comments

The proposed scheme attached to this report has satisfactorily addressed the significant urban
design issues and other staff comments identified as part of the review of the subject
Development Permit application. In addition, it complies with the intent of the applicable
sections of the Official Community Plan (OCP) and is in compliance with the “Residential
Mixed Use Commercial (ZMU17) — River Drive/No. 4 Road (Bridgeport)” zone except for the
one zoning variance noted below.

Zoning Compliance/Variances (staff comments in bold)
The applicant requests to vary the provisions of Richmond Zoning Bylaw 8500 to:
1. a) Reduce the required East Side Yard from 6.0 m to 4.5 m.

(Staff supports the proposed variance as the reduced east side yard accommodates passive
overlook into the neighbouring City park. The proposed interface with the neighbouring City
park includes outdoor semi-private yard area with areas of pavers and lawn, tree planting and
low 0.9 m height fencing. The design proposal also includes a public central pedestrian mews
connection from River Drive to the dike.)

Advisory Design Panel Comments

The development proposal was reviewed by the Advisory Design Panel on September 21, 2016
and was endorsed subject to the applicant giving considerations to the comments of the Panel.
An annotated excerpt from the meeting minutes is attached for reference (Attachment 3). The
design response has been included immediately following the specific Design Panel comments
and is identified in ‘bold italics’.

Analysis

Conditions of Adjacency _

e Three to four-storey townhouse form and massing are proposed; providing a transition from
the City park to the east and the single-family homes across the street to the south to the taller
three-storey to six-storey apartment buildings and three-storey townhouses in Phase 1 to the
west of the subject site.

e A shared driveway, drive aisle and loading bay along the west edge of the site provide the
transition to the previously approved Phase 1 to the west.
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Three-storey townhouse units fronting River Drive are designed with a more traditional form
and character to provide continuity with the River Drive townhouses in Phase 1 and to
provide a transition between the subject proposal and the single-family homes on the south
side of River Drive. The design for these units incorporates raised yards, third floor setbacks,
sloped roofs, dormer and gable end features to minimize the apparent height of the buildings
as seen from River Drive.

Two buildings, along with back yards with paver and lawn areas, tree planting and low 0.9 m
height fencing are proposed adjacent to the City park to the east. Although both are three-
storey buildings, the northeastern building will appear to have a lower two-storey building
height as seen from the park and dike walkway due to the raised rear yard interface with the
higher proposed City park grades.

A proposed ESA modified enhancement area, townhouse decks and pedestrian connections
provide the interface to the adjacent City dike and walkway to the north. The three three-
storey buildings will appear to have lower two-storey building height as seen from the dike
walkway due to the raised grade interface with the higher dike. The ESA proposal is further
detailed later in this report.

Urban Design and Site Planning

The proposal consists of two four-storey buildings with six units each, four three-storey
buildings that have rooftop staircase access and eight to ten units each, ten three-storey
buildings have two to ten units each. 11 units will have direct access from the street, 12 units
will have access from the Phase 1 shared internal street, 22 units will have access from the
two pedestrian mews, and 23 units will have access from the internal drive aisles.

An attractive pedestrian-oriented streetscape is provided along River Drive, with smaller two
and three-unit buildings, as well as an end unit, a pedestrian path into the site and a wider
public pedestrian mews-connection through the middle of the site from River Drive to the
dike. Both pedestrian paths are proposed to include bollard lighting and wayfinding signage.
The proposed public pedestrian mews is one of the many public accesses that will be
provided in the overall Parc Riviera development between No. 4 Road and Shell Road.
These public pedestrian accesses provide site permeability and waterfront access for the
larger Tait residential neighbourhood. In order to secure the public pedestrian mews, the
Development Permit considerations include granting of a 4 m wide Public Right-of-Passage
(PROP) Statutory Right-of-Way (SRW) over the pedestrian mews through the site and
entering into a Servicing Agreement for the design and construction of a 3 m wide paved
path, 0.5 m wide landscape buffer on both sides, wayfinding signage, and River Drive

-pedestrian crossing.

Two vehicle accesses are proposed from River Drive, in accordance with the master plan
approved through the rezoning for the overall Parc Riviera development. The design of the
shared westerly access SRW was approved as part of the Phase 1 Development Permit. In
order to secure the shared use of the westerly drive aisle loop, the Development Permit
considerations include granting of a Public Right-of-Passage (PROP) Statutory Right-of-Way
(SRW) over the drive aisle and including the design and construction of the drive aisle in the
required Servicing Agreement.
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All units have two vehicle parking spaces; 64 units have side-by-side double car garages and
21 units have tandem garages (25% of the required resident parking spaces). A legal
agreement prohibiting the conversion of the tandem parking area into habitable area is a
Development Permit consideration.

A total of 17 visitor parking spaces, including an accessible visitor parking space, are
proposed; which meets the zoning bylaw requirement. Both residential and visitor bicycle
parking are provided and are also in compliance with the bylaw requirement.

All units will have semi-private outdoor spaces consisting of front yards, rear yards,
balconies and decks at the dike and rooftop levels.

Outdoor amenity space is proposed adjacent to the central pedestrian mews and the dike;
benefitting from adjacent unit casual surveillance, sun exposure and river views.

Covered mailbox kiosks are provided in a central location on the south side of buildings 12
and 13, and short-term bicycle parking racks are provided throughout the site.

Garbage, recycling and organic waste will be collected door to door; with storage space
provided in individual unit garages.

If the development is constructed in phases, the outdoor amenity area, public walkway and
frontage improvements would be required to be constructed as part of the first phase.

Architectural Form and Character

Buildings are designed to highlight individual unit identity, provide a common contemporary
development identity, complement the more contemporary design of Phase 1 and provide a
transition to the single-family character across River Drive.

A pedestrian scale is generally achieved along the public streets and internal drive aisles
through the inclusion of variation in building projections, recesses, covered entries or
porches, varying material/colour combinations, landscape features and panelled garage doors
with transom windows.

The proposed building materials (asphalt roof shingles, hardi-plank, hardi-shingle,
hardi-board and batten, hardi-panel, wood siding, metal and glass railings, and vinyl
windows) are generally consistent with the Official Community Plan (OCP) guidelines and
compatible with the existing character of the neighbourhood.

There are six proposed colour/material schemes. A base colour of beige is accented with
areas of dark brown, dark blue, light green and natural wood. The use of colour and
variations in materials accentuate building articulation and provide visual interest. The
colour palette is complementary to Phase 1.

Landscape Design and Open Space Design

There are no existing trees on the development site.

The applicant is proposing to plant 73 trees on-site, 1nclud1ng eight con1fers and 65
deciduous trees.

A pedestrian-oriented streetscape is proposed along River Drive; with a landscaped edge
treatment, low retaining walls, and stairs to individual raised yards and townhouse entries.
Each unit will have semi-private outdoor space at grade. The units along the west edge of the
site front onto the Phase 1 shared internal street. These units will have a semi-private porch
and shared landscape area with tree planting. The units along the south edge of the site front
onto River Drive. These units will have a semi-private raised yard, with paver area, low
landscaping, and three steps down to the sidewalk. The units along the east edge of the site
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back onto the City park. These units will have a semi-private back yard with paver area,
small lawn and tree planting. The units along the north edge of the site back onto the ESA
and City dike. These units will have a semi-private fenced deck surrounded by protected
ESA planting. The internal units will have a semi-private front yard with paver area, low
landscaping, tree planting and low fencing with gates to the two pedestrian mews.

e The outdoor amenity area includes a chess board surface, picnic tables and children’s play
areas designed for a variety of ages and interests with balance logs, sitting/stepping boulders,
raised concrete stepper paths, metal pole maze, standing spinning toy, play house and natural
fibar safety surface. Wayfinding signage is proposed to identify the public pedestrian path
and private children’s play areas.

e A variety of materials, patterns and colours are proposed to provide wayfinding and visual
interest to the two entry drive aisles, the two pedestrian mews, informal pedestrian routes,
individual unit entries, internal drive aisles, and garage accesses. The materials include
asphalt, concrete and pavers in four sizes/patterns and five colours.

e In order to ensure that the proposed landscaping works are completed, the applicant required
to provide a landscape security of $252,238.23 in association with the Development Permit,

e Indoor amenity space was constructed as part of Phase 1 in the building addressed
10013 River Drive. Access to the space for the subject phase was secured by legal
agreement registered on title.

Crime Prevention Through Environmental Design w

e Site lighting and clear site lines provide unobstructed views of surrounding area.

e Windows in individual units provide passive surveillance of common areas.

o Proposed planting near residential entri¢s are low to maximize views and casual surveillance
opportunities of and from common areas. »

¢ All entrances are visible and overlooked by pedestrians or by neighbour’s windows.

Sustainability

e Connection of the proposed development to the existing private Parc Riviera district energy
system (DEU) was secured through Phase 1 by legal agreement registered on title. The
proposed connection to a DEU meets the City’s energy efficiency in townhouse
developments policy.

e The developer also advises that the following additional sustainability features will be
incorporated into the development: double glazed windows with Low-E glass; Energy Star
appliances; low flow fixtures; and low emitting sealant, paints, adhesives, carpet and
composite wood.

Environmentally Sensitive Area (ESA)

o There is an ESA designation over a 1,215 m? area along the north edge of the site, adjacent to
the City dike. Existing vegetation is sparse, weedy and non-native species such as grasses,
Himalayan blackberry and alder.

e The proposal includes an ESA modified enhancement area with a different configuration but
same overall area of 1,215 m* as shown in the Development Permit. Proposed townhouse
decks along the north edge of the site will be contained with 0.6 m high rail fencing to
discourage access to the ESA.
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e The proposed landscape plan was reviewed and accepted by the project environmental
consultant as being suitable for shoreline planting providing an ecologically appropriate
corridor of native species suitable for support of ecological processes including wildlife and
pollinating insects. The proposed plant list is comprised entirely of native species and
contains a mix of trees, shrubs and herbaceous species, including several flowering and
fruiting species suitable for supporting birds and insects.

e Granting of a SRW and entering into an ESA legal agreement are Development Permit
considerations to ensure that the ESA modified enhancement area and landscape plan are
specified, protected, maintained, and ensure no future construction or alteration of the ESA.

Accessible Housing

e The proposed development includes two convertible townhouse units located at the south end
of the central pedestrian mews with uninterrupted access to River Drive and the dike. These
units are designed with the potential to be easily renovated to accommodate a future resident
in a wheelchair. The potential conversion of these units will require the installation of a stair
lift in each of the two staircases to provide access to all three levels of the three-storey
townhouse units.

o All of the proposed units incorporate aging in place features to accommodate mobility
constraints associated with aging. These features include:
o Stairwell hand rails.
o Lever-type handles for plumbing fixtures and door handles.
o Solid blocking in washroom walls to facilitate future grab bar installation beside toilets,

bathtubs and showers.

Noise Mitigation

o The subject site is subject to overhead aircraft noise. Registration of a legal agreement on
title was secured through the rezoning approval to ensure that the development is designed
and constructed in a manner that mitigates potential aircraft noise and ensures the thermal
comfort of residents. An acoustic report was received and is on file. Detailed information is
required to be included in the Building Permit application.

e The required indoor noise and thermal comfort levels are proposed to be achieved through
the building envelope design, with no upgrades identified in the acoustic report and District
Energy Utility air conditioning to ensure the comfort of residents during the summer months.

Community Amenities

Community amenities secured through the rezoning application (RZ 07-380169) and subsequent

Zoning Text Amendment applications (ZT 12-611282 and ZT 15-691748) are being

implemented in phases. The following amenities have been provided or were secured by legal

agreement through the rezoning and Zoning Text Amendment applications:

e Park land was provided to the City to a western park at 9991 River Drive, and a central park
at 10211 River Drive.

e A contribution was provided to the City’s Affordable Housing Reserve Fund in the amount
of $7,350,459. '

e Provision of Public Art (in the amount of $574,695) was secured through the rezoning. The
Water #10 sculpture by Chinese artist, Jun Ren, previously exhibited as part of the
Vancouver International Biennale was donated to the City and is installed at the west end of
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Cambie Road in the middle arm dike greenway. $148,000 has been allocated by the
developer to a new artwork to be integrated with Tait Waterfront Park, at the direction of the
City. The remaining $26,695 has been deposited to the Public Art Provision for City
Administration of the Public Art Program.

o The developer has agreed to provide a voluntary cash contribution in the amount of
$1,000,000 prior to Development Permit issuance for the provision of community use space
elsewhere in the City. Provision of a $1,000,000 cash contribution or 464.5 m?of community
use space was secured with a ‘no development’ covenant registered on Title of the subject
property, 10311 and 10333 River Drive (BB4018179). The agreement generally requires the
contribution or construction agreement be entered into prior to submitting a Building Permit
application for any development beyond the first phase. After the contribution is received,
property owners can then proceed with discharging the agreement from Title.

o Provision of a City-owned child care facility (for up to 65 children) as part of the future third
phase at 10311 River Drive was secured with a ‘no development’ covenant registered on
Title of 10311 River Drive. This will be addressed through the Development Permit
application for the site.

e Provision of an amenity reserve contribution ($500,000 cash contribution) as part of the
fourth phase at 10333 River Drive was secured with a ‘no development’ covenant registered
on Title of 10333 River Drive. This will be addressed through the Development Permit
application for the site.

Conclusions

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

o ,
Sara Badyal

Planner 2
(604-276-4282)

SB:blg

Attachment 1: Development Application Data Sheet

Attachment 2: Development Application History Context Map

Attachment 3: Annotated Excerpt from September 21, 2016 Advisory Design Panel Minutes
Attachment 4: DP Considerations
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City of

# Richmond

Development Application Data Sheet

'DP 15-694616

Development Apphcatlons Department

Attachment 1

Address: A Portion of 10199 River Drive (13,47 1.6 m” portion of 14,065.8 m* overall property area)
Applicant:  Dava Developments Lid. . Owner. Parc Riviera Project Inc.
Planning Area(s): Bridgeport |

Floor Area Gross: 7 N Floor Area Net: 10,081 7

Site Area

Existing
13,471.6 m?

Proposed

Remains the same

Land Uses

Vacant

Multi-family Residential

OCP Designation

Residential Mixed-Use and
Environmentally Sensitive Area (ESA)

Complies with
ESA Modified Enhancement Area

Aircraft Noise Sensitive

Area 2: High Aircraft Noise Sensitive Land Uses

Development Policy (except new single family) may be considered Complies
Flood Construction Level 2.9 m GSC Complies
Zoning Residential Mixed Use Commercial (ZMU17) — Complies

River Drive/No. 4 Road (Bridgeport)

Number of Units N/A 85 Townhouses
] Bylaw Requirement | Proposed | Variance
Floor Area Ratio Max 1.38 in Area A 1'1.7 n Area A None permitted
0.75 in subject area
Lot Coverage (% of lot area) Max. 40% 35% None
River Dr: Min. 3 m 3m
Dike right-of-way: Min. 7.5 m 11m
Setbacks (m) Side Yard (West): Min. 6 m 9.4 m
Side Yard (East): Min. 6 m 45m 1.5 m Reduction
Within 20 m of River Dr: Max. 10 m 9.7m
Height (m) Within 20-36 m of River Dr: Max. 15 m 12.5m None
Beyond 36 m of River Dr: Max. 26 m 9.5mto12.5m
Residents: 170 170
Parking Spaces Visitors: 17 17 None
Total: 187 187
Accessible Parking Spaces Visitor: 1 1 None
Small Car Parking Spaces Max. 50% 35% None
Tandem Parking Spaces Resident units: Max. 50% 25% None
: . Class 1 secure spaces: 107 148
Bicycle Parking Class 2 rack spaces: 17 17 None
Loading Spaces Medium space: 1 1 None
. . 2 Existing shared building at
Amenity Space — Indoor Min. 100 m 10013 River Drive None
Amenity Space — Outdoor Min. 510 m? 610 m* None
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City of
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Attachment 3

Annotated Excerpt from the Minutes from

The Design Panel Meeting
Wednesday, September 21, 2016

DP 15-694616 85-unit two and three storey townhouse development
Architect Fougere Architecture Inc.
Location A portion of 10199 River Drive

Panel Discussion

Comments from the Panel were as follows:

Applicant could have worked with the siting as opposed to berming for flood control grade changes in the
proposed development — All habitable area is located above the required flood construction level.
Landscape berming addresses existing and proposed grades off-site of City park and dike.

Consider a consistent modern contemporary language for the roofs in the whole development; sloped roofs
for the five front buildings seem out of character in the proposed development with predominantly flat roofs
— Sloped roofs and more traditional form and character are proposed along River Drive for continuity
with the streetscape character of Phase 1.

Central pedestrian mews with access to the outdoor amenity area is narrow — As required, the central public
pedestrian link includes a 3m wide walkway and 0.5m wide landscaping on both sides.

East entry view is blocked by proposed outdoor parking space; could provide a direct path towards the dyke
— Direct paths and views to the dike are provided at the west edge and through the middle of the site.
Applicant needs to provide clarity to the rationale for using vertical as opposed to horizontal banding in
some townhouse buildings, e.g. in Buildings 15 and 16 — The form and character of buildings 15 and 16
are contemporary to match with and provide transition from the modern form of Building G of Phase 1.
Appreciate the flat roofs — Noted.

Public walkway could be wider up to the outdoor amenity area — Comment addressed above.

Agree with the wholistic approach to the Environmentally Sensitive Area (ESA) and not treated as a zone —
Noted. '

Complements Phase 1 and has its own identity — Noted.

The availability of community amenity areas, e.g. large open spaces for outdoor activities, which would
have been available in higher density apartment buildings, is lacking in the proposed townhouse
development typology — The development will have access to the indoor amenity building in Phase 1 and
the proposed outdoor amenity area exceeds the OCP requirement.

Agree with the comment that the gabled townhouse units along River Drive are out-of-context in the
proposed development — Comment addressed above.

Appreciate the flat roofs as they create a modern aesthetic — Noted.

Internal drive aisles are quite narrow; applicant needs to clarify if they are also usable for pedestrian
circulation — There is no need for pedestrian circulation through the auto-courts. Uninterrupted
accessible walkway is provided along the west edge and through the central pedestrian mews.

Appreciate the overall architectural character of the proposed development and the variety between
buildings — Noted.

Appreciate the sustainability features of the proposed development including the connection to a district
energy system; however, applicant needs to look at the potential energy distribution challenges (e.g. high
water tables) for the townhouse development; also, the applicant needs to look at the location of the geo-
exchange bore holes given the size of the proposed development — The mechanical system is under review.
Concerned about the stairs that connect up to the outdoor amenity area; investigate opportunities for a more
accessible connection for people with disabilities and children in strollers — Incorporated. Stairs were
removed and central pedestrian path redesigned to be accessible.
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« Appreciate the language of the architecture, i.e. the proposed modern geometric system — Noted.

* Appreciate the side elevations and proposed colours — Noted.

* - Agree with comments that the architecture of the townhouse buildings along River Drlve needs to be
consistent with the whole development — Comment addressed above.

+ Appreciate the many connections to the Fraser River — Noted.

» Suggest that the project provide five to six convertible townhouse units — The proposal includes providing
two convertible townhouse units in Phase 2, and adding three adaptable apartment units in Building G
Phase 1.

+ Pedestrian walkways should allow for multi-generational use and be wheel-friendly, e.g. for seniors on
walkers and children in strollers — Comment addressed above.

+  Would like to see a building space that would provide a vista onto the park to encourage residents to
participate in park activities — Park views are provided from the habitable (upper) floors of the
townhouses. Due to the topography in the park design, no views are available from the drive aisles to the
park between the buildings.

» Concerned on the proposed low density of planting along the dyke; consider tightening up the spacing
between plants and increase the size of the pots; also show the spacing of the plants in the plant list —
Landscaping designed along dike to match approved designs in Phase 1 and Dike Servicing Agreement.

+ Appreciate the interior planting in the proposed development — Noted.

* Consider lowering the proposed 42-inch rail fence adjacent to the park to provide better visual connection —
Incorporated. Fence height reduced to 36-inch height.

» Patios adjacent to the ESA need clear edge definitions for consistent management of the space by
townhouse owners — Improved with rail fencing.

* Consider introducing ramping around the outdoor amenity area to accommodate children on bicycles —
Comment addressed above. '

* Consider design development to the paving at the end of Building 14 — Improved.

» Unit D2 in Building 14 is very close to the outdoor amenity area as opposed to the more generous space
between unit D2 in Building 11 and the outdoor amenity arca — Reviewed. The two convertible units are
proposed at the south end of the central pedestrian mews for uninterrupted accessibility to River Drive
and the dike.

» Consider providing shades in the outdoor amenity area, e.g. trees with canopies or arbours — Incorporated.
Trees included.

* QGrading could have been handled more sensitively; grade change could be used to create some levels and
introduce terracing to integrate better with the land form — Reviewed. The design avoids artificial materials
such as retaining walls and maximizes landscaped area.

+ Applicant needs to clarify whether public access is allowed in spaces adjacent to the dyke — Public access is
provided from River Drive to the dike through the central pedestrian mews.

+ The subject development’s interaction with the Fraser River should consider the public realm plan of
developments to the east and west of the subject site to make them more cohesive and provide a community
feel — Landscaping designed along dike to match approved designs in Phase I and Dike Servicing
Agreement.

* Appreciate the traditional style of townhouses along River Drive — Noted.

» The ends of Buildings 5 and 6 along River Drive facing each other have different architectural styles;
consider design development to “respect each other” — Improved,

» Proposed materials palette for the subject development is complementary to Phase 1 of the overall
development; consider whether to reduce the use of natural wood in some parts of the proposed
development — Reviewed. Natural wood proposed to accent the buildings.

» Appreciate the “pop-ups” in the roofs of the four-storey structures; like the central raised areas in the
townhouse blocks; also appreciate the variety of roofs in the proposed development — Noted.
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* Appreciate the proposed development’s interaction with the dyke; also appreciate the raised areas in the
centre spine, along the Fraser River, and along the park — Noted.

» Consider relocating the exposed electrical kiosks at the end of the townhouse blocks adjacent to the outdoor
amenity area — Reviewed. The kiosks are required, but will be screened with landscaping.

» Consider design development to the ten-unit Building 12 to mitigate the flatness of the block and eliminate
the “bowling alley” effect of the internal drive aisle — Reviewed. The west elevation accommodates front
entries, front yards and addresses the central pedestrian mews that provides public pedestrian access
Jrom River Drive to the dike. The east elevation accommodates vehicle access to garages and is not
visible from River Drive or the dike.

Panel Decision

It was moved and seconded
That DP 15-694616 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
Opposed: Tom Parker



Attachment 4

City of _ _ _
Development Permit Considerations

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

Address: Portion of 10199 River Drive File No.: DP 15-694616

Prior to forwarding this application to Council for approval, the developer is required to complete the
following:

1. Receipt of a Letter-of-Credit for landscaping in the amount of $252,328.23.

2. City acceptance of the developer’s voluntary contribution in the amount of $1,000,000.00 towards provision of
Community Use Space in accordance with the legal agreement registered on Title (BB4018179) and discharge of the
agreement.

3. Granting of a public-rights-of-passage statutory right-of-way (PROP SRW) over the westerly drive aisle loop for the
purposes of vehicle and truck circulation purposes benefitting the residents, visitors and servicing of the adjacent
development to the west. The works are to be built by the developer. The works are to be maintained by the owner.
Any works essential for public access within the required statutory right-of-way (SRW) are to be included in the
Servicing Agreement (SA) and the owner’s maintenance & liability responsibility is to be clearly noted. The design
must be prepared in accordance with good engineering practice with the objective to optimize public safety and after
completion of the works, the Owner is required to provide a certificate of inspection for the works, prepared and
sealed by the Owner’s Engineer in a form and content acceptable to the City, certifying that the works have been
constructed and completed in accordance with the accepted design.

4. Granting of a 4 m wide public-rights-of-passage statutory right-of-way (PROP SRW) over the central internal
walkway for the purposes of a public path connecting the River Drive sidewalk to the City Dike walkway. The works
are to be built by the developer. The works are to be maintained by the owner. Any works essential for public access
within the required statutory right-of-way (SRW) are to be included in the Servicing Agreement (SA) and the owner’s
maintenance & liability responsibility is to be clearly noted. The design must be prepared in accordance with good
engineering practice with the objective to optimize public safety and after completion of the works, the Owner is
required to provide a certificate of inspection for the works, prepared and sealed by the Owner’s Engineer in a form
and content acceptable to the City, certifying that the works have been constructed and completed in accordance with
the accepted design.

5. Granting of a statutory right-of-way (SRW) over the Environmentally Sensitive Area (ESA) modified enhancement
area for the purposes of allowing the City to access and work in the protected area in case conditions of the ESA legal
agreement are not met (i.e., in case the City needs to enter the lands to restore disturbed vegetation and charge the
costs to the owner).

6. Registration of an ESA legal agreement on Title, including:
a. Identification of the ESA modified enhancement area and landscape plan.

b. A monitoring and maintenance program, including a plan for replacing vegetation that fails to establish (minimum
of 3 years, as recommended by the QEP).

c. Landscape security, based on the requested landscape enhancement plan and associated costing provided in a QEP
report. Security will be calculated at a minimum of 110% of the cost of planting, materials and labour, including
monitoring and maintenance.

d. Protection of vegetation and to ensure no future construction or alteration of the ESA, with terms as
recommended by the QEP,

7. Registration of a legal agreement on Title prohibiting the conversion of tandem parking area into habitable area.
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8. Entering into a Servicing Agreement* for the design and construction of engineering and transportation infrastructure.
If the development is phased, the following works are to be constructed as part of the first phase. Works include, but
may not be limited to:

a)

b)

d)

A pedestrian crossing on River Drive to connect through the proposed central pedestrian walkway SRW PROP to
the waterfront trail, without any conflicts with existing driveways on the south side of River Drive. Coloured
textured pavement at a marked crosswalk to match other crosswalks along River Drive. As well, special
pavement marking and signage will be required at the interface of the sidewalk and internal walkway to advise
and appear as a public facility. Speed deterrent measures such as bollards may be required at the River Drive side
of the walkway. Additional road works may include curb extension modifications on the north side of River
Drive and a raised crossing,

A pedestrian internal walkway located in a 4 m SRW PROP with 3 m wide pavement and 0.5 m landscaped buffer
on both sides connecting River Drive to the dike walkway. Design of the walkway is to include any additional
temporary works and measures needed for pedestrian safety during construction of adjacent buildings/phases.

Water Works: Use existing water service connection which is located east of the west property line at

River Drive and relocate the existing hydrant that conflicts with the proposed easterly driveway (located near the
east property line).

Storm Sewer Works: The Developer is required to:

i.  Extend the existing storm sewer fronting 10197 River Drive from existing manhole STMH121118 to
approximately 25 meters to the east and terminate via a manhole at the east end.

ii. Install a new service connection and tie-in to the new manhole at the east end of the extended storm sewer.

iii. At River Drive frontage, remove the inspection chambers and cut and cap (at developer’s cost) the existing
storm service connections located at mid-frontage and near the east property line of the proposed site.

Sanitary Sewer Works: Use the existing sanitary sewer service connection which is located near the east property
line of the proposed site at River Drive. Coordinate with the Architect and Electrical Consultant to relocate the
proposed PMT which conflicts with the existing sanitary sewer service connection.

Frontage Improvements: The Developer is required to:

i. Locate all above ground utility cabinets and kiosks required to service the proposed development within the
developments site (see list below for examples). A functional plan showing conceptual locations for such
infrastructure shall be included in the development process design review. Please coordinate with the
respective private utility companies and the project’s lighting and traffic signal consultants to confirm the
right-of-ways dimensions and the locations for the aboveground structures. If a private utility company does
not require an aboveground structure, that company shall confirm this via a letter to be submitted to the City.
The following are examples of SRWs that shall be shown in the functional plan and registered prior to
Servicing Agreement design approval:

BC Hydro PMT 4mx5m (width x depth)

BC Hydro LPT 35mx35m

Street light kiosk 1.5mx1.5m

Traffic signal kiosk 1mx1m

Traffic signal UPS  2mx1.5m

Shaw Cable kiosk ImxIm *show possible location in functional plan

Telus FDH cabinet 1.1mx1m  *show possible location in functional plan

ii. Provide other frontage improvements as per Transportation’s requirements. Improvements shall be built to the

ultimate condition wherever possible. A transportation functional plan shall be included in the development
process design review showing the pedestrian crossing works noted above and any needed alterations at the
easterly driveway, sidewalk, curb and gutter, bulges, parking pockets and/or boulevard.

g) General Items: The Developer is required to:

i. Provide, prior to first Servicing Agreement design submission, a geotechnical assessment of preload and soil
preparation impacts on the existing utilities fronting or within the development site, proposed utility
installations, the existing dike structures along the north property line, and provide mitigation
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recommendations. The mitigation recommendations shall be incorporated into the first Servicing Agreement
design submission or if necessary prior to pre-load.

ii. Provide details regarding any proposed structures and/or pedestrian connections within the 7.5 m dike setback
along the north property line, to the satisfaction of the Director of Engineering.

iii. 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.

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

Incorporation of features in Building Permit (BP) plans as determined via the Rezoning and/or Development Permit
processes regarding: convertible units, aging in place, sustainability and connection to the Parc Riviera DEU located
at 10197 River Drive.

Submission of reports with recommendations prepared by an appropriate registered professional and incorporation of
the identified acoustic and thermal measures in Building Permit (BP) plans.

Submission of a traffic and parking management plan during construction to the satisfaction of the City's
Transportation Department (http://www.richmond.ca/services/ttp/special htm). If the development is phased,
submission of a plan for each phase of development to the satisfaction of the City's Transportation and Parks
Departments, including a detailed internal pedestrian circulation plan during construction.

If applicable, payment of Latecomer Agreement charges associated with eligible latecomer works.

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

Note:

*

This requires a separate application.

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

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

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

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

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 copy on file]

Signed Date

Initial:



7 City of
. Richmond Development Permit

No. DP 15-694616

To the Holder: DAVA DEVELOPMENTS LTD.
Property Address: PORTION OF 10199 RIVER DRIVE
Address: #228 - 2680 SHELL ROAD

RICHMOND, BC V6X 4C9

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 required East Side Yard from 6.0 m to 4.5 m.

4. Subject to Section 692 of the Local Government Act, R.S.B.C.: buildings and structures;
off-street parking and loading facilities; roads and parking areas; and landscaping and
screening shall be constructed generally in accordance with Plans #1 to #35 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
$252,238.23 to ensure that development is carried out in accordance with the terms and
conditions of this Permit. Should any interest be earned upon the security, it shall accrue to
the Holder if the security is returned. The condition of the posting of the security is that
should the Holder fail to carry out the development hereby authorized, according to the terms
and conditions of this Permit within the time provided, the City may use the security to carry
out the work by its servants, agents or contractors, and any surplus shall be paid over to the
Holder. Should the Holder carry out the development permitted by this permit within the
time set out herein, the security shall be returned to the Holder. The City may retain the
security for up to one year after inspection of the completed landscaping in order to ensure
that plant material has survived.

7. If the Holder does not commence the construction permitted by this Permit within 24 months
of the date of this Permit, this Permit shall lapse and the security shall be returned in full.
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Development Permit
No. DP 15-694616

To the Holder: DAVA DEVELOPMENTS LTD.
Property Address: PORTION OF 10199 RIVER DRIVE
Address: #228 - 2680 SHELL ROAD

RICHMOND, BC V6X 4C9

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

This Permit is not a Building Permit.

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

MAYOR
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