Agenda

Development Permit Panel

Council Chambers, City Hall
6911 No. 3 Road

Wednesday, August 25, 2021
3:30 p.m.

MINUTES

Motion to adopt the minutes of the Development Permit Panel meeting held on
August 11, 2021.

DEVELOPMENT PERMIT 18-829233
(REDMS No. 6710093 v. 1A)

APPLICANT: 1085948 BC Ltd.
PROPERTY LOCATION: 10671, 10691, and 10751 Bridgeport Road

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

1. permit the construction of 24 townhouses at 10671, 10691, and 10751 Bridgeport
Road on a site zoned “Low Density Townhouses (RTL4)”; and

2. vary the provisions of Richmond Zoning Bylaw 8500 to reduce the minimum front
yard along Bridgeport Road from 6.0 mto 5.2 m.

DEVELOPMENT PERMIT 19-862430
(REDMS No. 6561344 v. 3)

APPLICANT: CSC Interior Services

PROPERTY LOCATION: 8011 Leslie Road
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ITEM

Director’'s Recommendations

That a Development Permit be issued which would:

1.

permit renovations to the existing building at 8011 Leslie Road on a site zoned
“Auto Oriented Commercial (CA);” and

vary the provisions of Richmond Zoning Bylaw 8500 to:

(a) reduce the minimum side yard setback from 3.0 m to 0 m;

(b) permit two small vehicle parking spaces;

(c) reduce the required medium on-site loading spaces from 1 to 0;

(d) reduce the minimum setback between parking spaces and side lot lines from
1.5mto 0.8 m; and

(e) reduce the minimum setback between parking spaces and the rear lot line
from 1.5 mto O m.

DEVELOPMENT PERMIT 19-878817
(REDMS No. 6723324 v. 4)

APPLICANT: 1176782 BC Ltd.

PROPERTY LOCATION: 8100, 8120 & 8180 Westminster Highway

Director’'s Recommendations

That a Development Permit be issued which would:

1.

permit the construction of a high-rise mixed use development containing
approximately 880.6 m? (9,475 ft?) of commercial space and 130 dwellings

(including 16 affordable housing units) at 8100, 8120 & 8180 Westminster
Highway on a site zoned “Downtown Commercial (CDTI1)”; and

vary the provisions of Richmond Zoning Bylaw 8500 to:

(@) reduce the front yard setback to Westminster Hwy. from 3.0 m to 0.0 m (10 ft
to 0 ft) inclusive of buildings and canopies; and

(b) apply the City Centre parking rate to the subject site.
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ITEM

DEVELOPMENT VARIANCE 21-934707
(REDMS No. 6705767 v. 2A)

APPLICANT: Maybog Farms Ltd.

PROPERTY LOCATION: PID 013-082-434

Director’'s Recommendations

That a Development Variance Permit be issued which would vary the provisions of
Richmond Zoning Bylaw 8500 to increase the maximum cumulative lot coverage for
agricultural buildings with an impermeable surface floor at or below the natural grade
of the site from 750 m? to 2,842 m? to permit the construction of a cranberry processing
facility at PID 013-082-434 on a site zoned “Agriculture (AG1)”.

New Business

Date of Next Meeting: September 15, 2021

ADJOURNMENT



City of
Richmond Minutes

Development Permit Panel
Wednesday, August 11, 2021

Time: 3:30 p.m.
Place: Remote (Zoom) Meeting
Present: Cecilia Achiam, General Manager, Community Safety, Chair

Milton Chan, Director, Engineering
James Cooper, Director, Building Approvals

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

6729162

Minutes

It was moved and seconded
That the minutes of the meeting of the Development Permit Panel held on July 28, 2021

be adopted.
CARRIED

DEVELOPMENT PERMIT 17-768135
(REDMS No. 6697340)

APPLICANT: 1244013 BC Ltd. (Khalid Hasan)
P..JPERTY LOCATION: 4226 Williams ..0ad

INTENT OF PERMIT:

Permit the construction of two duplexes at 4226 Williams Road on a site zoned “Arterial
Road Two-Unit Dwellings (RDA)”.
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Applicant’s Comments

Bradley Doré, Brad Doré Residential Design, with the aid of a visual presentation (copy
on file, City Clerk’s office), provided background information on the proposed
development, highlighting the following:

= a shared internal drive aisle is located in the middle of the two duplex buildings;

= the form and character of the duplexes fits well with the predominantly single-family
neighbourhood;

= the massing between the front and rear units of each duplex building has been
minimized to enhance sunlight access to adjacent properties;

. the two rear units are convertible units and the two front units are provided with
aging-in-place features;

" the shadow study indicates that adjacent properties will not be impacted by
shadowing;

. all duplex units will be provided with either a front or rear yard; and

= a significant amount of permeable pavers is proposed for the subject development.

Staff Comments

Mr. Craig noted that (i) there is a Servicing Agreement associated with the project for
frontage works along Williams Road, (ii) the project is required to achieve Step 3 of BC
Energy Step Code, and (iii) one visitor parking stall is proposed for shared use of all
duplex units.

In reply to queries from the Panel, Mr. Craig acknowledged that (i) on-site tree retention
and removal were determined at rezoning, (ii) there are landing areas for garbage and
recycling pick up in the front of the property, and (iii) the waste bins will be stored in the
garages of duplex units during non-collection days.

Panel Discussion

In reply to queries from the Panel, Mr. Doré noted that (i) permeable pavers and concrete
curb are proposed for the drive aisle, (ii) permeable pavers will also be installed on the
auto court, visitor parking stall and along the west and east side yards of the subject site,
(ii1) soffit lighting is not proposed on the east and west elevations of the duplex buildings
to avoid light pollution on adjacent properties, and (iv) the side yards on either side of the
subject site are not accessible to the public.

Discussion then ensued regarding potential schemes to break up the massing along the
west facade of the west duplex building including introducing different colour tones and
slightly pushing the garage inward into the auto court.

As a result of the discussion, staff was directed to work with the applicant to provide
articulation to the west fagade of the duplex building either through architectural detailing
and/or introducing different colour schemes and materials.
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Gallery Comments

None.

Correspondence

None.

Panel Discussion

The Panel expressed support for the project, noting that its proposed architecture provides
a good example for future duplex developments in the City.

Panel Decision
It was moved and seconded

That a Development Permit be issued which would permit the construction of two
duplexes at 4226 Williams Road on a site zoned “Arterial Road Two-Unit Dwellings
(RDA)”.

CARRIED

DEVELOPMENT VARIANCE PERMIT DV 19-873160
(REDMS No. 6547553)

APPLICANT: Open Road Auto Group Ltd.
PROPERTY LOCATION: 13251 Smallwood Place

INTENT OF PERMIT:

Vary the provisions of Richmond Zoning Bylaw 8500 to reduce the required minimum
setback from the west property line from 3.0 m to 0.96 m. This would permit the
retention of an existing detached car wash building at 13251 Smallwood Place on a site
zoned “Vehicle Sales (CV)”.

Applicant’s Comments

Aziz Bootwala, Kasian Architecture, with the aid of a visual presentation (copy on file,
City Clerk’s Office), provided background information on the proposed development
variance permit application, noting that the approved zoning text amendment and
development permit application associated with the ongoing construction of a new
dealership on the adjacent property to the west (13171 Smallwood Place) of the subject
site (13251 Smallwood Place) required a lot line adjustment.



Development Permit Panel
Wednesday, August 11, 2021

6729162

Mr. Bootwala added that as a result of the new shared lot line for the two adjacent
properties, part of the existing car wash building on the subject site would encroach on the
required three-meter side yard setback from the west property line, therefore the applicant
is requesting a setback variance in order to retain the existing car wash building.

Staff Comments

Mr. Craig noted that prior to forwarding the subject development variance permit
application for Council consideration, the applicant is required to confirm that the existing
exterior wall on the west side of the car wash building will meet all applicable BC
Building Code requirements in fire separation.

Gallery Comments

None.

Correspondence

None.

Panel Decision
It was moved and seconded

That a Development Variance Permit be issued which would vary the provisions of
Richmond Zoning Bylaw 8500 to reduce the required minimum setback from the west
property line from 3.0 m to 0.96 m. This would permit the retention of an existing
detached car wash building at 13251 Smallwood Place on a site zoned “Vehicle Sales
(CV)”.

CARRIED

DEVELOPMENT PERMIT 19-881156
(REDMS No. 6706400)

APPLICANT: Minoru View Homes Ltd.

PROPERTY LOCATION: 5740, 5760, and 5800 Minoru Boulevard
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INTENT OF PERMIT:

1.

Permit the construction of high-rise mixed use development, comprising an office
tower, ground floor retail, non-profit social service replacement space, and 429
dwellings including 88 low-end-of-market-rental (LEMR) units at 5740, 5760, and
5800 Minoru Boulevard, on a site zoned “High Density Mixed Use and Affordable
Rental Housing (ZMU46) — Lansdowne Village (City Centre)”’; and

Vary the provisions of Richmond Zoning Bylaw 8500, as amended by zoning
amendment Bylaw 10138, to reduce the minimum balcony setback from 2.0 m to
1.5 m above the second storey along the Minoru Boulevard frontage of the
southwest residential tower and the east street frontage of the affordable housing
building.

Applicant’s Comments

Gwen Vose and Tony Wai, IBI Group Architects, 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, parking plan, entries to towers,
indoor and outdoor amenity spaces, building elevations, floor and roof plans, facade
treatments, proposed exterior building materials, and signage plan, highlighting the
following:

the proposed development consists of four towers on a podium and four midrise
elements;

entrances to the towers have been designed to provide interest;

the combined habitable unit area for the proposed 88 affordable housing rental units
is 20 percent of the project’s total residential area, which is higher than the 10
percent minimum requirement for affordable housing;

market strata and affordable housing residents will have access to the common
outdoor amenity areas on Level 3 podium rooftop;

an indoor amenity space is provided for shared use of market strata and affordable
housing residents as well as separate indoor amenity spaces dedicated for the
exclusive use of each group of residents;

the exposed podium wall along the south side will be articulated to provide visual
interest; and

mechanical screening will be installed on the southeast residential tower rooftop for
the low-carbon energy plant equipment.
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Peter Kreuk, Durante Kreuk Ltd. Landscape Architecture, provided an overview of the
main landscape features of the project, noting that (i) street frontages include bicycle
lanes, boulevards, street trees and sidewalks, (ii) a new linear park will be installed for the
Lansdowne Road frontage, (ii) the common outdoor amenity area on Level 3 podium
rooftop is accessible from the indoor amenity spaces and has multiple uses, including
social and recreational, and (iii) plantings, extensive green roofs and outdoor amenity
spaces are proposed to be installed on some upper levels of the building.

In reply to queries from the Panel, the applicant’s design team noted that (i) the affordable
housing units consist of 43 percent studio and one-bedroom units and 57 percent two to
three-bedroom units, (i) commercial tenants will be involved in the design of exterior
business signage, (iii) the existing lane on the east side will become a new street and is
treated as a street frontage, (iv) the south and north children’s outdoor play areas on Level
3 have been designed for younger and older children, respectively, (v) irrigation will be
provided for street trees and in all planted areas on-site, (vi) the applicant will provide
voluntary cash-in-lieu contribution to the Public Art Program Reserve, (vii) an art
structure at the corner of Lansdowne Road and the new street will provide an opportunity
for temporary displays of public art, (viii) there will be no on-street loading area along the
new street, and (ix) the project meets the City’s Zoning Bylaw parking requirements.

In reply to a further query from the Panel, Mr. Kreuk reviewed the scheme to separate the
private patios of townhouse units along Minoru Boulevard from the public realm which
includes installation of raised patios, retaining walls, hedges, guardrails, stairs and entry
gates.

Discussion ensued regarding the limited articulation on the top floors of the residential
towers and whether further improvement to differentiate them from the lower floors was
possible given the limited variation of materials for soffits on the uppermost balconies.

As a result of the discussion, staff was directed to work with the applicant to investigate
opportunities for further articulating the top floors of the three residential towers.
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Staff Comments

Mr. Craig noted that (i) there is a substantial Servicing Agreement associated with the
project for frontage improvements along the three roads as well as for the construction of
the new linear park along Lansdowne Road, (ii) the stand-alone affordable housing
building was approved through the rezoning process and is consistent with the City’s
Affordable Housing Strategy, (iii) a non-profit operator based on-site will manage the
affordable housing building, (v) extensive green roofs will be installed on several levels,
(vi) non-profit social service replacement space will be provided for two former non-profit
tenants on the subject site, (vii) the two non-profits will be granted the first right of refusal
for the replacement space and there will be legal agreements to limit rents to 50 percent of
market rates, (viii) the office tower will be subject to a legal agreement limiting the
subdivision of the office space to a maximum of one strata lot or air space parcel per
storey, (ix) there is a significant package of Transportation Demand Management (TDM)
measures associated with the project, and (x) the project has been designed to achieve the
City’s aircraft noise sensitive development requirements and the Canada Mortgage and
Housing Corporation (CMHC) internal noise standards.

Gallery Comments

None.

Correspondence

None.

Panel Discussion

The Panel expressed support for the project, noting that the project is consistent with the
City’s Affordable Housing Strategy. In addition, the Panel expressed appreciation for the
provision of replacement space for two non-profit agencies.
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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, comprising an office tower, ground floor retail,
non-profit social service replacement space, and 429 dwellings including 88 low-
end-of-market-rental (LEMR) units at 5740, 5760, and 5800 Minoru Boulevard,
on a site zoned “High Density Mixed Use and Affordable Rental Housing
(ZMU46) — Lansdowne Village (City Centre)”’; and

2. vary the provisions of Richmond Zoning Bylaw 8500, as amended by zoning
amendment Bylaw 10138, to reduce the minimum balcony setback from 2.0 m to
1.5 m above the second storey along the Minoru Boulevard frontage of the
southwest residential tower and the east street frontage of the affordable housing

building.

q. Date of Next Meeting: August 25, 2021

5. Adjournment

It was moved and seconded
That the meeting be adjourned at 4:33 p.m.

Cecilia Achiam
Chair

6729162

CARRIED

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, August 11, 2021.

Rustico Agawin
Committee Clerk



» City of
’ Richmond Report to Development Permit Panel

To: Development Permit Panel Date: July 26, 2021

From: Wayne Craig File: DP 18-829233
Director of Development

Re: Application by 1085948 BC Ltd for a Development Permit at 10671, 10691, and

10751 Bridgeport Road

Staff Recommendation
That a Development Permit be issued which would:

1. Permit the construction of 24 townhouses at 10671, 10691, and 10751 Bridgeport Road on a
site zoned “Low Density Townhouses (RTL4)”’; and

2. Vary the provisions of Richmond Zoning Bylaw 8500 to reduce the minimum front yard
along Bridgeport Road from 6.0 m to 5.2 m.

2

Wayne Craig
Director of Development

WC:cl
Att.

6710093
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Staff Report
Origin
1085948 BC Ltd (Director: Mr. Xin Bo Mao), has applied to the City of Richmond for
permission to develop 24 townhouses at 10671, 10691, and 10751 Bridgeport Road on a site

zoned “Low Density Townhouses (RTL4)”, with right-in/right-out vehicle access from
Bridgeport Road (Attachment 1). The site is currently vacant.

The site is being rezoned from the “Single Detached (RS1/D)” zone to the “Low Density
Townhouses (RTL4)” zone for this project under Bylaw 9935 (RZ 17-771592). The Bylaw was
given Third Reading at the Public Hearing held December 17, 2018, and the Applicant is
working to complete all of the Rezoning considerations.

A Servicing Agreement (SA) is required as a condition of rezoning bylaw adoption and includes,
but is not limited to, design and construction of the following improvements (SA 19-875791):

e Water, storm, and sanitary service connections, water meter and fire hydrant installation;

e Storm and sanitary sewer system upgrades along portions of McKessock Avenue and
Bridgeport Road; and

¢ Road upgrades to accommodate the raised barrier curb island to restrict vehicle access to
right-in/right-out movements, as well as construction of a new treed/grass boulevard at
the curb and concrete sidewalk at the new property line after road dedication, with
transition to the existing sidewalk to the east and west of the subject site.

Development information

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

Background

The subject site is located on the north side of Bridgeport Road, between McKessock Avenue
and Shell Road. Existing development immediately surrounding the subject site is as follows:

e To the north are the rear portions of lots zoned “Single Detached (RS1/D)” that front
McKessock Avenue and Shell Road, which are the subject of an active rezoning
application to the “Single Detached (RS2/B)” zone and the “Low Density Townhouses
(RTL4)” zone that is currently under staff review (RZ 20-916003 at 2408 McKessock
Avenue, 2751, and 2755 Shell Road);

e To the south, across Bridgeport Road, is a lot zoned “Town Housing (ZT17) — Bridgeport
Road (Bridgeport Area)” at 3088 Airey Drive, containing two-storey townhouses. In
addition, there are three lots zoned “Single Detached (RS1/F)” at 10760, 10780
Bridgeport Road and 3033 Shell Road, which are the subject of active rezoning and
Development Permit (DP) applications to permit townhouses on a lot to be zoned
“Medium Density Townhouses (RTM3)” (RZ 16-754158/DP 18-828900). The proposed
rezoning bylaw received Third Reading at the Public Hearing held on September 4, 2018,
and the DP application was endorsed by the Development Permit Panel on April 14,
2021;

6710093
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e To the east are two lots zoned “Single Detached (RS1/D)” at 10811 and 10891
Bridgeport Road; and

e To the west is one lot zoned “Single Detached (RS1/D)” at 10651 Bridgeport Road.

Rezoning and Public Hearing Results

During the rezoning process, staff identified the following design issues to be resolved at the DP
Stage:

¢ Refinement of the pattern and use of non-porous surface materials to enhance on-site
permeability and strengthen on-site pedestrian circulation and future public pedestrian
connectivity;

¢ Refinement of the proposed fencing/screening on-site;

¢ Demonstrating that all of the relevant accessibility features are incorporated into the
design of the proposed Convertible Units, and that aging-in-place features will be
incorporated into all units;

o Consideration of alternate locations for some of the proposed replacement trees to ensure
no conflict with the vehicle drive-aisle in close proximity to the site’s entry;

e Exploring additional design development to provide adequate building massing
articulation along Bridgeport Road;

e Review of the proposed colour palette and exterior building materials;

¢ Reviewing the Applicant’s design response to the principles of Crime Prevention
Through Environmental Design (CPTED);

¢ Gaining a better understanding of the proposed sustainability features to be incorporated
into the project; and

¢ Refining the concept for the off-site boulevard improvements along Bridgeport Road.

Through the review of this DP application, staff worked with the Applicant to address the design
issues to staff’s satisfaction and to ensure that the proposed architectural form and character is
consistent with the intent of the design guidelines contained within the Official Community Plan
(OCP). The Applicant has made the following modifications to their proposal to address the
design issues identified:

e The amount of porous surface material has been increased by 10% to enhance site
permeability and the paving stone pattern to highlight on-site pedestrian circulation has
been simplified;

e The proposed on-site fencing and screening concept has been clarified and refined to
include: perimeter privacy fencing of varied heights based on adjacent lot grading
(i.e., from 1.2 m on top of retaining walls to 1.8 m at grade), low transparent fencing
along the Bridgeport Rd frontage and between yards of individual units, and privacy
screening in strategic locations such as between adjacent patios and entries;

e It is demonstrated on the floor plans that aging-in-place features are incorporated into the
design of all units and that all Convertible Units features are incorporated into the design
of the two convertible units proposed in the northeast corner of the site (AC9 and AC10
in Building 3);

6710093
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e The locations of the proposed columnar trees in close proximity to the drive-aisle near the
site entry are confirmed by the project Arborist to be suitable;

e The design of the buildings along Bridgeport Road has been revised significantly to
improve building mass articulation while clearly defining each unit with a visually
interesting motif;

e The proposed colour palette and exterior building materials have been finalized and are
summarized below in the “Architectural Form and Character” section of this report;

e Information on how the proposal responds to the principles of CPTED, and the proposed
sustainability features to be incorporated into the project, are summarized below in the
“Analysis” section of this report; and

e Since the design of the off-site boulevard treatment is being reviewed as part of the SA
process, an interim concept is shown on the architectural and landscape plans.

The Public Hearing for the rezoning of this site was held on December 17, 2018. At the Public
Hearing, members of the public provided comments about the need for shared vehicle access to
adjacent properties to the north fronting McKessock Avenue and Shell Road, and raised concerns
about the servicing of sewer lines, the potential for flooding in the area, and the need for repairs
to boulevards and lighting. In response to the concerns, staff advised that:

e the adjacent properties to the north could be developed into single-family homes or
townhouses with access to McKessock Avenue and Shell Road (consistent with the
policies in the Bridgeport Area Plan); and,

e the water, storm, and sanitary sewer lines to the proposed development will be from
Bridgeport Road.

Bylaw 9935 for the rezoning of the subject site was given Third Reading at the Public Hearing.

Public Input during the DP Review Process

Subsequent to the Public Hearing, the neighbouring property owner to the west at 10651
Bridgeport Road raised concerns about the status of the subject development site, the condition
of the site in the interim, and city infrastructure in the neighbourhood (e.g., maintenance and
construction of sidewalks, storm drainage, road).

Staff worked with the applicant to advance the Development Permit application to arrive at a
form and character that is consistent with the guidelines in the OCP, and reached out to the
applicant to address the concerns about the conditions of the property. The applicant took steps
to clean up the property and trim back vegetation when requested by City staff, to engage
security to patrol the site, and to demolish the dwellings after they had been vacated by tenants.
The applicant intends to proceed with construction as soon as the development applications and
permits are approved.

Concemns regarding maintenance and construction of the sidewalk along a portion of Bridgeport
Road, as well as storm drainage and a pothole on McKessock Avenue were referred to the City’s
Engineering and Public Works department and action was taken in response to investigation of
the issues raised. Specifically: the sidewalk along a portion of Bridgeport Road was repaired; a
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new storm drain was installed in the boulevard and the shoulder/pothole repaired along
McKessock Avenue in the fall of 2019; and staff continued to monitor the situation and
implemented additional drainage improvements in consultation with the property owner.

Staff Comments

The proposed scheme attached to this report (Plans # 1.A to # 3.1, and Reference Plans) has
satisfactorily addressed the significant urban design issues and other staff comments identified as
part of the review of the subject DP application. In addition, it complies with the intent of the
applicable sections of the OCP and is generally in compliance with the RTL4 zone, except for
the zoning variances noted below.

Zoning Compliance/Variances (staff comments in bold italics)

The Applicant requests to vary the provisions of Richmond Zoning Bylaw 8500 to reduce the
minimum front yard along Bridgeport Road from 6.0 m to 5.2 m.

(Staff supports the proposed variance for the following reasons:

® Road dedication is being provided along Bridgeport Road for improvements to the
public realm and future road widening. The required improvements enable a more
pedestrian-oriented environment in front of the units along Bridgeport Road, complete
with a treed and grass boulevard between the new property line and the existing curb of
the road;

o A reduction to the front yard setback enables a deeper rear yard setback to be provided
at the north of the site along the interface with existing adjacent single-family housing.

o Although the front yard setback is reduced, the proposal maintains consistency with
the minimum private outdoor space guidelines in the OCP through the provision of
second floor balconies for the units fronting Bridgeport Road, which face north off the
main living area, in addition to the front yards; and

o The Applicant has made adjustments to the Site Plan since the Rezoning review stage
to reduce the scope of the variance. At that time, the proposed variance was to reduce
the front yard setback from 6.0 m to 4.7 m, whereas the scope of the variance has now
diminished to 5.2 m. The distance between the existing curb face and building face is
10.6 m. Although this distance will be reduced slightly with future road widening upon
potential redevelopment of the neighbouring properties to the east (i.e., 8.4 m), the
remaining treed and grass boulevard is an improvement over the current condition and
the resulting distance is acceptable to staff as it is still greater than it would otherwise
be if a single-family dwelling was constructed on-site under the existing zoning without
road dedication.

o The applicant’s acoustic report confirms that the units will achieve the CMHC interior
noise standards identified in the OCP when considering traffic and aircraft noise.
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Advisory Design Panel Comments

The Advisory Design Panel review of the proposal was held on December 19, 2019, and was
supported to move forward to the Development Permit Panel subject to the Applicant giving
consideration to the comments identified at the meeting. A copy of the relevant excerpt from the
Advisory Design Panel meeting minutes is attached for reference (Attachment 3). The design
response from the Applicant has been included immediately following the specific Design Panel
comments and is identified in ‘bold italics’.

Analysis

Conditions of Adjacency

e The proposed townhouses at the subject site have been designed with consideration of the
surrounding single-family context, with side and rear yard setbacks well beyond those
required in the RTL4 zone.

e The proposed buildings along the rear yard interface with existing single-family housing
to the north (Buildings 3 to 6) are two-storeys in height, are in a duplex form, and are set
back from the shared property line a minimum of 4.5 m to the ground floor and 6.0 m to
the second floor.

e The proposed three-storey buildings along Bridgeport Road and in the middle of the site
(Buildings 1, 2, 7 and 8) are set back from the shared property lines with existing single-
family housing to the east and west by at least 7.5 m and up to 10.5 m. Also, the existing
large Douglas Fir that is to be retained in the southwest corner of the site acts as a
vegetative buffer that screens the proposed development from the west.

e Exposed side and rear building elevations are visually interesting, well articulated, and
have limited small windows to minimize potential overlook.

e Privacy fencing is proposed around the perimeter of the site to screen the development at
ground level from the north, east and west, while responding appropriately to lot grade
differences through varied fence heights.

e As part of the Rezoning Application review process the Applicant submitted preliminary
concept plans showing how the neighbouring properties to the north, east, and west of the
subject site could potentially redevelop in the future consistent with the Bridgeport Area
Plan, a copy of which is on file. To enable shared vehicle access through the subject site
to potential future townhouse developments to the east and west, a SRW for public-right-
of-passage is required to be registered on title of the subject site prior to rezoning bylaw
adoption. The proposed Landscape Plan and Perspectives shows where signage is to be
placed on perimeter fencing at the east and west ends of the drive-aisle notifying future
townhouse residents at the subject site of potential drive-aisle extension.

Site Planning, Access, and Parking

e The proposal is to develop 24 townhouse units on a site of approximately 4,264 m?
(45,899 ft?) in area after the required 2.3 m road dedication along the Bridgeport Road
frontage.

e The proposed site layout consists of:

- Two three-storey buildings (each containing four units) along Bridgeport Road and in
the middle of the site (Buildings 1, 2, 7 and 8); and
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- Four two-storey buildings along the north end of the site (Buildings 3 to 6).

All buildings have a north-south orientation and are arranged in east-west rows. The
main unit entries for all buildings are proposed to face south, either onto Bridgeport Road
or onto the internal drive-aisles.

Vehicle access to the site was reviewed as part of the Rezoning Application review
process and supported by the City’s Transportation Department. A single vehicle access
point to the site is proposed from Bridgeport Road, and is positioned approximately mid-
block between McKessock Avenue and Shell Road. The proposed driveway crossing
will be constructed with a triangular-shaped raised barrier curb island within the
boulevard to physically restrict vehicle movements to the site to right-in/right-out only.

To accommodate the raised barrier curb island and for future road widening, a 2.3 m road
dedication along the entire south property line on Bridgeport Road is required prior to
rezoning bylaw adoption. The design and construction of the required works will be
reviewed as part of the SA that must be entered into prior to rezoning bylaw adoption.

The vehicle access point and internal drive-aisle on-site is intended to provide shared
access to future potential townhouses developments to the east and west, avoiding the
need for additional vehicle access points in this block between McKessock Avenue and
Shell Road in the future. To secure the future shared vehicle access, a Statutory Right-of-
Way (SRW) for public-right-of-passage over the internal drive-aisle is required to be
registered on title prior to rezoning bylaw adoption.

Pedestrian access to the site is proposed via a pathway in the southeast corner of the site,
as well as via a clearly-defined pathway adjacent to the vehicle entry point on Bridgeport
Road that is treated with decorative and permeable pavers that differentiate it from the
driving surface. Continued use of the same decorative permeable paver pattern is
proposed to highlight north-south circulation through the site via a pathway that is
ultimately intended to provide a public pedestrian connection between Bridgeport Road
and McKessock Place upon potential redevelopment of adjacent properties to the north in
the future, consistent with the Bridgeport Area Plan. To secure the future connection, a
SRW for public-right-of-passage is required to be registered on title prior to rezoning
bylaw adoption.

Pedestrian unit entries are provided on the south side of all buildings, which are accessed
from pathways leading from the public sidewalk on Bridgeport Road for Buildings 1 and
8; and from the internal drive-aisles for Buildings 2 to 7.

On-site parking and loading is provided consistent with Richmond Zoning Bylaw 8500.
Resident vehicle and bike parking spaces are proposed in individual garages, all of which
vehicles are proposed in a side-by-side arrangement. Vehicle parking spaces for visitors
are located adjacent to buildings and screened from public view, and includes one van-
accessible space. A rack for five visitor bike parking spaces is proposed within one of
the open spaces in the north portion of the site. The internal drive-aisle has been
designed to accommodate the required undesignated medium-sized loading space.

Door-to-door service is proposed for garbage, recycling, and organics service, and the
garages of each unit have been designed to accommodate the storage of the required
receptacles.
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Open Space Design and Landscape Design

Outdoor Amenity Space

The proposed siting of the buildings enables the main common Outdoor Amenity Space

to be located in the center of the site in a visible location opposite the main vehicle access

point. The space contains a mail kiosk softened by a trellis structure, bollard lighting,

seating, timber blocks of varying height for climbing, and a playhouse and whale tail

bench within a poured in place rubber surface coloured to reflect the Applicant’s desired

maritime theme (i.e., green land, sandy beach, and blue water). The width of the play

area alongside the required north-south pedestrian pathway through the site cannot

accommodate the fall zone requirement associated with alternative equipment of equal

play value.

Three other passive Outdoor Amenity Areas are also proposed on-site:

- one with seating on either side of the pedestrian pathway in the north portion of the
site;

- one with seating alongside a pathway into the site from the public sidewalk along
Bridgeport Road in the southeast portion of the site; and

- one in the southwest portion of the site, which has been designed to facilitate
retention of the large Douglas Fir tree, complete with informal seating at existing
grade and a 15” x 15° wood deck elevated above existing grade to enable semi-active
use (e.g., Tai-Chi).

Private Outdoor Space

Private outdoor space for each of the units is proposed as follows, consistent with the size
guidelines in the OCP:

- South-facing front yards are provided at grade for Buildings 1, 2, 7, and 8, along with
balconies provided on upper floors; and

- North-facing rear yards are provided at grade for Buildings 3 to 6.

Landscaping

6710093

On-site tree retention and removal was assessed as part of the Rezoning Application, at
which time the City’s Tree Preservation Coordinator concurred with the Applicant’s
proposal to:

- retain the large Douglas Fir (Tree # 958) in the southwest corner of the subject site
and the three trees located on neighbouring properties to the north (Trees # 001, 002,
003); and

- remove a total of 20 trees on-site due to poor condition, and conflict with the building
envelope and proposed lot grading [Trees # 959, 960, 961, 965; 963 (a row of four
trees); 964 (a row of three trees); and 967 (a row of nine trees)].

The Landscape Plan includes the proposed Tree Management Plan showing the trees to

be retained and removed.

Consistent with the 2:1 tree replacement ratio goal in the OCP, the Applicant is required
to plant and maintain a minimum of 40 replacement trees on-site. The Landscape Plan
shows that a mix of 42 deciduous and coniferous replacement trees of various sizes are
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proposed to be planted and maintained on-site, along with a variety of shrubs, perennials,
grasses and groundcover.

Tree and plant species proposed as part of the Landscape Plan include: Maples, Nootka
Cypress, Beech, Ginkgo, Sweet Gum, Pine, Cherry, Pear, Pin Oak, Boxwood,
Hydrangea, Holly, Rhododendron, Rose, Skimmia, Spirea, Viburnum, Yew and Cedar
Hedges, Dwarf Fountain Grass, Daylily, Ferns, and Salal.

The Landscape Plan requires that all soft landscaped areas be irrigated through
installation of an automated system consistent with industry standards.

A variety of decorative paving treatments is proposed on-site to distinguish between
pedestrian and vehicle areas, provide visual interest and assist with surface permeability.
Specifically: a mix of asphalt and permeable pavers at strategic locations within the
internal drive-aisle and visitor parking spaces; and a mix of broom-finished concrete,
both permeable and standard paving stones, and flagstones for pathways and patios.

To define the street edge along Bridgeport Road and other front yard areas within the
subject site, low transparent fencing with pedestrian gates is proposed, while solid
privacy fencing is proposed around the site perimeter ranging in height from 1.2 m on top
of retaining walls to 1.8 m at grade depending on adjacent lot grading.

To ensure that the Landscape Plan is adhered to, the Applicant is required to submit a
Landscaping Security in the amount of 100% of a cost estimate prepared by the
Registered Landscape Architect (including installation and a 10% contingency) prior to
DP issuance.

Indoor Amenity Space

Consistent with the OCP, and as considered at the time of rezoning, the Applicant
proposes to submit a contribution to the City prior to rezoning bylaw adoption in-lieu of
the provision of common indoor amenity space on-site.

Architectural Form and Character

The Applicant has indicated that the architectural vocabulary is identifiable with some
elements from two eclectic styles: Tudor (i.e., front facing gables) and French (i.e.,
upturned eaves) with the aim of achieving an interesting residential identity.

The residential character of the development is enhanced with small-scale elements such
as multi-paned windows, metal flowerbox frames, and covered/recessed entry porches.

The proposed colour palette and building materials consist of alternating white, grey, and
warm ivory colours of horizontal Hardie lap siding, Hardie panel vertical siding, brick
cladding, wood beams, posts, barge board and trim, black and charcoal metal railings and
flower box frames, and asphalt shingle roofing;

Accessible Housing

6710093

The proposed development includes two convertible units in one of the two-storey duplex
buildings (Building 3), which are designed with the potential to be easily renovated to
accommodate a future resident in a wheelchair. The proposed stair width, framing
support, and landings as noted on floor plans for these units enable potential conversion
to include installation of a stair lift, consistent with the lift manufacturer’s specifications.
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The list of convertible unit features and floor plans before and after conversion are
included in the Reference Plans to the DP.

All of the 24 proposed units incorporate aging-in-place features to accommodate mobility
constraints associated with aging. These features include:

- stairwell hand rails;
- lever-type handles for plumbing fixtures and door handles; and

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

Sustainability

At the rezoning stage, the applicant committed to achieving an EnerGuide rating of 82 for
the proposed townhouses and to pre-ducting all units for solar hot water heating. The
proposal meets the Council-adopted grandfathering criteria to proceed on this basis.

The Applicant has submitted an acceptable evaluation report by an Energy Advisor which
confirms that the proposed townhouse units are designed to achieve an EnerGuide rating
of 82. The key technical elements that enable this rating to be achieved include air
source heat pumps (for both heating and cooling), ductless heating distribution, and heat
recovery ventilation systems. The heat pumps for the duplex buildings (Buildings 3 to 6),
are proposed to be located in the rear yard, and for the 4-unit buildings (Buildings 1, 2, 7,
8) they are proposed to be located on the 2™ floor decks. The applicant’s acoustic report
confirms that noise associated with operation of the pumps will comply with the City’s
Noise Regulation Bylaw due to the incorporation of noise control measures (i.e.,
neoprene vibration sleeves and isolators). Prior to rezoning bylaw adoption, a legal
agreement is required to be registered on title to secure the commitments to install the
energy-efficiency upgrade measures identified in the evaluation report and that all units
are to be solar hot water ready.

Consistent with Zoning Bylaw requirements, an energized outlet capable of providing
Level 2 EV charging is proposed for all residential vehicle parking spaces.

Crime Prevention Through Environmental Design (CPTED)

The Applicant has identified that the proposal responds to the following principles of CPTED, as
encouraged in the design guidelines contained within the OCP:

Natural Access Control
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Pedestrian circulation on-site has landscaped edges, clearly defining the areas for public
and private use, and clear wayfinding signage is planned for in both directions along the
north-south pedestrian path through the site (to be installed when the ultimate pathway
connecting Bridgeport Road and McKessock Place is completed), which is well-lit with
bollard lighting.

All unit entries are clearly visible from the street and internal drive-aisle, and are to be
well-lit.
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Natural Surveillance

Window placement on all buildings provide for passive surveillance at pathways,
common outdoor amenity areas, visitor parking spaces, main unit entries and garages,
and into the passive outdoor space under the canopy of the retained Tree # 958.

The main common Outdoor Amenity Space is centrally located with good passive
surveillance, and includes bollard lighting, low plantings, and site furnishings.

Territoriality/Defensible Space

Front yards along the street and internal drive-aisle animate semi-private and semi-public
outdoor spaces.

Areas of visual interest at the drive-aisle entry and through the site have decorative
surface treatments for additional pedestrian safety and to promote territoriality.

Site Servicing & Off-site Improvements

Servicing requirements and off-site improvements to support the proposed development
were identified during the Rezoning Application review process, and include:

- A 2.3 mroad dedication along the entire Bridgeport Road frontage prior to rezoning
bylaw adoption to accommodate the required raised barrier curb island to restrict
vehicle movements at the site access point, new treed/grass boulevard at the curb and
concrete sidewalk at the new property line after road dedication, with transition to the
existing sidewalk to the east and west of the subject site, and future road
improvements; and

Entering into a SA prior to rezoning bylaw adoption (SA 19-875791) for the design and
construction of water, storm, and sanitary service connections, water meter and fire
hydrant installation, storm and sanitary sewer system upgrades along portions of
McKessock Avenue and Bridgeport Road, and the road upgrades described above. The
existing sanitary service connections to the site are to be discontinued in favour of the
installation of the new sanitary sewer along Bridgeport Road and McKessock Avenue to
service the subject site. The existing SRW for the sanitary sewer must remain on-site for
continued access to the existing sanitary sewers providing service to the adjacent
properties.

Conclusion

This proposal is for a 24-unit townhouse development at 10671, 10691, and 10751 Bridgeport
Road, with right-in/right-out vehicle access from Bridgeport Road.

The Applicant has addressed the design issues identified through the Rezoning Application
review process, as well as additional staff comments regarding site planning, urban design,
architectural form and character, and landscape design identified as part of the DP application
review process. The proposal as designed provides an appropriate response to the surrounding
single-family context and conforms to the applicable policies and design guidelines contained
within the OCP.

The proposed development complies with the requirements of the RTL4 zone, with the exception
of the zoning variances discussed.

6710093
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On this basis, staff recommends that the DP be endorsed, and issuance by Council be
recommended.

Cynthia Lussier
Planner 2
(604-276-4108)

CL:cas

Attachment 1: Location Map

Attachment 2: Development Application Data Sheet

Attachment 3: Excerpt from the December 17, 2018 Advisory Design Panel meeting minutes
and Applicant’s design response

The following are to be met prior to forwarding this application to Council for issuance:
e  Final adoption of Richmond Zoning Bylaw 8500, Amendment Bylaw 9935,

e Receipt of a Letter-of-Credit or other form of security acceptable to the City for landscaping in the amount of
$328,219.10 (100% of the cost estimate provided by the Registered Landscape Architect, including all
materials, installation, and a 10% contingency).

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

e Incorporation of accessibility measures in Building Permit plans and construction, as determined via the
Rezoning and Development Permit applications (e.g., Aging-in-Place features in all units; and Convertible Unit
features in the two Units AC).

e Incorporation of energy efficiency measures and pre-ducting for solar hot water heating in Building Permit
plans to meet or exceed an EnerGuide score of 82, as specified in the legal agreement that is required via the
Rezoning and Development Permit applications.

e Incorporation of noise mitigation measures in Building Permit plans and construction, as outlined in the
acoustical/thermal reports and recommendations prepared by the appropriate registered professional via the
Rezoning and Development Permit applications, which demonstrate that the interior noise levels and noise
mitigation standards comply with the City’s Official Community Plan and Noise Regulation Bylaw (as per the
noise-related covenant(s) registered on title prior to rezoning bylaw adoption).

e  Obtam 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
Department at 604-276-42835.

e  Submission of a Construction Traffic and Parking Management Plan to the satisfaction of the City's
Transportation Department (http://www.richmond.ca/services/ttp/special.htm). The Management Plan shall
mnclude 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 Infrastructure) and MMCD Traffic Regulation Section 01570.

! This requires a separate application.

6710093
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Notes:

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.

6710093
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ATTACHMENT 2

Development Application Data Sheet
Development Applications Department

DP 18-829233

10671, 10691, 10751 Bridgeport Road

Address:

Applicant:

1085948 BC Ltd (Mr. Xin Bo Mao)

Owner:

1085948 BC Ltd (Mr. Xin Bo Mao)

Planning Area(s): Bridgeport

Existing ! Proposed
. ) 2 4,264.1 m?
Site Area: 4,434.7m (after 170.6 m? road dedication)
Land Uses: . Va_cant Lant_:i , Townhouses
(previously single-family housing)

OCP Designation: Neighbourhood Residential No change

. Residential Area 2 (subject to the
gggigig;rot:rea Plan policies described in Section 3.1 No change

g ) and 4.0) of the Area Plan

Zoning: Single Detached (RS1/D) Low Density Townhouses

(RTL4)

Number of Units:

Previously 3 dwelling units

24 dwelling units

Zoning Bylaw/OCP .
l Requirement Proposed Variance
Floor Area Ratio: 0.60 0.60 None permitted
. . 2,558.46 m? 2,550.85 m? ,
Buildable Floor Area: (27,539.03 f?) (27,457.12 1) None permitted
Lot Coverage - Building: Max. 40% 36.9% None
Lot Coverage — Non-porous Max. 65% 51 5% None
Surfaces:
Lot Coverage — Live Landscaping: Min. 25% 25.0% None
Minimum Lot Size: 2,500 m? 4,264.1 m? N/A
Minimum Lot Width — Bridgeport 50 m 74'm None
Road:
. ; Variance
Setback — Front Yard (South): Min. 6.0 m 52m Requested
Building 1-7.5m
Setback — Side Yard (East): Min. 3.0 m Building 2-10.6 m None
Building 3-3.6 m
Building6 - 3.3 m
Setback — Side Yard (West): Min. 3.0 m Building 7 - 10.4 m None
Building 8-7.5m
) . Ground Floor — Min. 4.5 m
Setback — Rear Yard (North): Min. 3.0 m 5% Eloor - 6.0 m None

6710093
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Zoning Bylaw/OCP

) Proposed Variance
Requirement
Buildings 1,2,7,8-11.8 m

. ) Max. 12.0 m (3 storey)

Height (m): (3 storeys) Buildings 3, 4, 5, 6, - 8.97 m None
(2 storey)
On-site Vehicle Parking Spaces: .
Regular (R) 2.0/unit I\I/\I/Il?n 458((\%) 458((\/R)) None
Visitor (V) 0.2/unit ]
_ 24 (R) 24 (R)
0, .

Small Size (Max. 50%): 2 (V) 2 (V) None

Tandem Vehicle Parking

Spaces (Max. 50%): 24 (R) N/A None

On-site Accessible Parking . .

Spaces (Min. 2%): 1 Van Accessible 1 Van Accessible None
Total: 53 53 None

. . i Class 1 {1.25/unit) - 30 Class 1-32

On-site Bicycle Parking Spaces: Class 2 (0.2/unit) - 5 Class 2 - 5 None

Vertical Spaces (Max. 33%): 9 8 None

_ 1 medium-size 1 medium size
On-site Loading Space: (can manoeuvre on-site; (can manoeuvre on-site; None
designated space not required) designated space not required)

Amenity Space — Indoor: Min. 70 m? Cash-in-Lieu N/A
Amenity Space — Outdoor: Min. 6 m? (i.e., 144 m?) 250.4 m? N/A

6710093
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ATTACHMENT 3

Excerpt from the Minutes of
The Advisory Design Panel Meeting
Thursday, December 19, 2019 - 4:00 p-m.

Rm. M.1.003
Richmond City Hall

DP 18-829233 — 24-UNIT TOWNHOUSE DEVELOPMENT

ARCHITECT: Interface Architecture

LANDSCAPE PMG Landscape Architects Ltd.
ARCHITECT:

PROPERTY 10671, 10691 and 10751 Bridgeport Road
LOCATION:

Applicant’s Presentation

Kenneth Chow, Interface Architecture Inc., and Mary Chan Yip, PMG Landscape
Architects, presented the project and answered queries from the Panel on behalf of the
Applicant.

Panel Discussion

Comments from Panel members present were as follows:

consider relocating the proposed accessible parking stall, i.e. V2, to visitor parking stall
V3 as it is closer to the convertible units; Idea considered earlier but not possible
because both V3 and V4 cannot accommodate the wider width required for the
accessible parking space. Visitor accessible space V2 has also since been further
widened to be van-accessible.

consider installing a vertical lift in lieu of a stair lift for the convertible units as it is
easier for people using walkers and in wheelchairs than providing equipment on each
floor; A vertical lift would have functional advantages, but would require additional
space; a straight-run stair lift is good solution for these smaller units.

appreciate the provision of pocket doors for ground floor powder room, second floor
ensuite washrooms and walk-in closets; consider installing outward swinging doors
with the hinge on the right to enhance accessibility; The master bedroom door can be
altered and replaced with an out-swinging door upon conversion, however kept as-is
pre-conversion to avoid the need for excessive resident movement at top of stairs.

consider installing an outward swinging door with the hinge on the right side of the
garage door entrance to provide more accessibility; The door swings into the unit from
the garage in Unit Ac have been retained because an outswinging door may conflict
with the parking space. The swing (i.e. hinge at front door side) would presumably
aid access from the garage to the interior of the unit.
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consider raising the pedestrian crossing for the north-south pedestrian walkway at the
centre of the rear internal drive aisle to enhance the safety of pedestrians; The pavered
sections north & south of the amenity area, will be raised 2” ¢/w rollover curbs.

concerned about the narrowness of the 20-foot wide separation between the two three-
storey buildings in the middle of the site; The gap between Buildings 2 & 7 is
oriented north-south which results in divect sunlight penetration during mid-day
hours. The roofs of both buildings are hipped (i.e. rather than gabled) to reduce
shadowing into this area. The pedway design has been simplified for a less cluttered
Sfeel in this amenity area. Also, the amenity area has an aspect ratio of less than 3:1
so it should not feel ‘narrow’.

consider installing permeable pavers across the drive aisles adjacent to the end units of
the three-storey buildings in the middle of the site (i.e., Unit 8 in Building 2 and Unit
17 in Building 7) to announce the motorist’s arrival into a different area; Done.

reconsider the curved shallow furred out portions of the front facades as these appear
forced and could give rise to detail issues; The detailing of the curved furred out
portions of the front facades of Buildings 1 & 8 has been revised and reviewed by the
envelope engineer. The top of the furred out portions are now protected by pre-made
metal flashing instead of roof shingles. Furthermore, the furred portions were made
slightly thicker (from 3 %" to 6”). The curves are an architectural device that helps
unify the front facade of Buildings 1 & 8, and provides motif that is used (to a lesser
extent) to create an identity to the 3 rows of buildings. The intent is for the curved
flashing to be dimensioned and painted to match the exterior corner trims of the
cement board cladding.

stoops in the three-storey front buildings facing Bridgeport Road appear out of scale
relative to the gable size; the urban character of the stoops in the middle three-storey
buildings are more balanced to the three-storey buildings; Noted. No changes were
made because, on the contrary, we feel the ground level gables help create a strong
building ‘base’ (i.e. tripartite facade design) and enhances the visual engagement
with passersby at the ground level.

a recreation area which could include a tai-chi space in lieu of the proposed passive
play area may make more sense in the proposed development; The passive play area
in the SW corner has been re-designed and is ideal for this activity.

consider installing a play boat in lieu of a play house in the central outdoor amenity
area which is more consistent with the proposed whale tail bench; The Landscape
architect has not recommended this option because the required safety zone around
play boats of equal play value that were explored is minimum 6 ft, which cannot be
accommodated in the central outdoor amenity area. The design concept for this
space is that of coloured play surfaces with rubber balls for climbing and a play
house. The only alternatives to these pieces that can be accommodated within the
space are play panels, which do not provide equal play value to the pieces selected.

the openness of the north-south public pathway in the middle of the site is an
appropriate approach as it provides a sense of orientation and direction for residents in
the neighbourhood; Yes, that was the intention.
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consider installing a special landscape feature at the north entrance to the north-south
pedestrian walkway to identify it as a public entry for residents in the immediate
neighbourhood; Added wood trellis feature as a visual terminus just clear of the
sewer right-of-way (until the public pathway is eventually opened up to the north
properties), which is both a practical and visual improvement in the north amenity
area (i.e., more centrally positioned as a hard landscape element to be experienced
from both sides).

ensure that the proposed bollard and wall lighting along the north-south pedestrian
walkway will provide adequate lighting for pedestrians; Bollard lighting clearly
shown on L1, L2, and partial plans. Lighting positions are coordinated with benches
and mailbox. Will ensure engineer to design additional pedway lighting (i.e. area
lights on wall or lamp standards) if appropriate.

support the different paving patterns over portions of the drive aisle as these would
enhance the landscaping on the site; Noted.

sidewalks along both edges of the driveway entrance help create a pedestrian territory
along the driveway; consider continuing this approach throughout the internal drive
aisle; Sidewalks primarily intended for pedestrian safety at site entry and through
the north-south central pathway. Due to the tight layout, not possible to add
sidewalks throughout the entire drive aisle loop.

consider installing vertical buffers along the east and west ends of the internal drive
aisle to mitigate the impact of headlight glare on adjacent single-family homes; 6° high
fences will already adequately serve this function, and the east and west ends of the
drive-aisle should remain as unobstructed as possible by vegetation to facilitate
potential future extension of the drive-ailse to neighbouring sites in the future.

proposed design of the north-south pedestrian walkway does not read as a public
walkway due to the location of the outdoor amenity area adjacent to the pedestrian
walkway; Improvements have been made: (i) changed Paver Pattern ‘A’ to ‘C’ for a
visually continuous pedway surface treatment, (ii) removed the playful concrete slab
insets which may be confusing, (iii) shifted the north end trellis structure southward
to be visually closer to Bridgeport Rd, and (iv) coordinated the placement of the
required 3 pedway signs.

the outdoor amenity area at the southwest corner of the site is underutilized; consider
utilizing a portion of the area for a semi-active play space; This SW area is re-
designed to be a more usable passive and semi-active area, complete with log and
boulder seating, sod lawn, and added a 15’ x 15° wood deck at the north end of this
area for tai-chi.

active and passive play areas should be usable by residents; Understood.

consider enhancing the landscaping including tree planting to anchor the southeast
corner of the site and balance the large protected tree in the landscaping in the
southwest comer of the site; The landscaping of the common SE open area has been
improved to make it more usable by adding a bench for seating and shifting the
proposed coniferous tree to the south to help visually anchor the line of trees along
the streetfront year round.
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end units of Buildings 1 and 8 facing the entry driveway need further architectural
treatment; the Applicant should not rely only on landscaping for comer treatments; 7he
two facades facing the driveway now have a picture window at the living rooms,
complete with shed roof over, to create a more articulated end unit corner.

the curved shallow furred out portions of the front facades may no longer be necessary
considering that the circumstances which forced the proposed design are no longer
applicable; The shallow furred out portions create a visually interesting motif for the
overall development and also enables cladding transitioning.

consider relocating the play area to the southeast corner of the site which is currently
underused; Several locations for the outdoor play area were proposed early in the
design process, but a front yard location is not acceptable as it is inconsistent with
the Design Guidelines in the OCP due to proximity to Bridgeport Road. The play
area as proposed is move desirable as it is centrally-located, provides more visual
interest opposite the main site entry, and is located further away from Bridgeport
Road.

support the proposed curvilinear piece on the front facades which is a clever move;
however, the vertical Hardie cladding furred out 3 % inches proud of the horizontal
siding is not enough; consider adding more depth to at least 18 inches to create a more
attractive building elevation and to avoid detailing issues over the long term; Ideally,
an increased depth is preferred, however the front yard setback was increased well
into the project design, and limited our building depths. The detail has been
finetuned, both visually and technically, and the furred out portions were made
slightly thicker (from 3 72” to 6”).

review the use of brick on the front fagade of the buildings facing Bridgeport Road,;
consider a stronger use of brick along the base of the front buildings other than on the
front facade; and This was considered by the design team and the owner, but the
intent was to use brick to accentuate the entry gable elements, and let the coloured
vertical Hardie siding read continuously from the roof soffitts down to grade.

consider installing a raised deck around the significant tree at the southwest comer of
the site; the Applicant could work with the project’s arborist to ensure that the retained
tree will be protected. A wood deck that is elevated from the existing grade (to enable
tree retention) is now proposed to enable semi-active use of this southwest outdoor
area, such as tai-chi.

The following comments were submitted by Jubin Jalili and read into the record by Sara Badyal:

the project is showing compliance with EnerGuide rating of 82 by use of air source
heat pumps and the owner has committed to the use of heat recovery units which is a
great energy savings feature for the project; Correct.

per architectural drawings (i.e., Drawing Al.2) provided by the Applicant, the outdoor
units are proposed to be installed in the pathways between the townhomes at the back,
on the balconies for the middle row and beside the property walkway for the front
units; the installation details, such as support structure, acoustic enclosure (if any) and
the refrigerant pipe routing to individual townhomes need to be detailed; and The
installation details will be incorporated into the Building Permit drawings.
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grouping the outdoor units may have adverse noise impact to the adjacent townhomes
and needs to be reviewed by the acoustic consultant. When asked for a review of the
outdoor units, our acoustic consultant immediately suggested that they should not be
grouped between townhomes. The mech units are now relocated to the decks and
rear yards and noise mitigation measures are proposed consistent with the acoustic
report (neoprene vibration sleeves and isolators). See the supplemental acoustic
report assessing the outdoor condensing units.



Richmond Development Permit

No. DP 18-829233

To the Holder: 1085948 BC Ltd
Property Address: 10671, 10691, 10751 Bridgeport Road
Address: 2143 West 36th Avenue

Vancouver BC V6M 1L3

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

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

3. The "Richmond Zoning Bylaw 8500" is hereby varied to reduce the minimum front yard
along Bridgeport Road from 6.0 m to 5.2 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.A to # 3.L and
Reference Plans, 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
$328,219.10. 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.

6710093



Development Permit
No. DP 18-829233

To the Holder: 1085948 BC Ltd
Property Address: 10671, 10691, 10751 Bridgeport Road
Address: 2143 West 36th Avenue

Vancouver BC V6M 1L3

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

6710093
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Original Date: 08/21/18
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Note: Dimensions are in METRES







PARCELING DIAGRAM

2.3 M_ROAD DEDICATION (170.6 M2)
ALONG BRIDGEPORT ROAD
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CONTACTS
Architect

INTERFACE ARCHITECTURE INC.
#230 - 11590 CAMBIE ROAD
RICHMOND. B.C. V6X 3Z5
Tel: 604-821-1162

Fax: 604-821-1146

Altn: Ken Chow
Email: ken@interfacearchitecture com

Civil Engineer (onsite/offsite)

CORE CONCEPT CONSULTING LTD.
#220 - 2639 VIKING WAY
RICHMOND. B.C. V&Y 387
Tel: 604-243-5040

Fax: 604-249-5041

Altri: BRUCE DUFFY
Email: beduffy@coreconcepteonsulting.com

Landscape Architect

PMG LANDSCAPE ARCHITECTS
SUITE C100- 4186 STILL CREEK DRIVE
BURNABY, BC V5C 6G9
Tel: 604-294-0011

Fax: 604-294-0022

Attr: Mary Chan-Yip
Email: Mary@pmglandscape.com
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ARBORTECH CONSULTING LTD.
#200 - 3740 CHATHAM STREET
RICHMOND, BC V7E 2Z3

Tel 604-275-3484

Fax: 604-275-9554

Attr: Norm Hol
Email: norm@aclgroup.ca

Transportation

{SL ENGINEERING AND LAND SERVICES
#200 -8506 200th STREET
LANGLEY, BC V2Y OM1
Tel: 604-371-0081

Mol: 778-788-2132

Attn: Borg Chan
Email; behan@islengineering com

Energy

CAPTURE ENERGY
8070 HUDSON STREET
VANCOUVER, BC V6P 4M1
Tel: 604-787-1952

Atin: Scott Silvertharn
Email: scott@capture-energy.ca

Acoustical

BAP Acoustics Ltd.
#122-2227 St JOHNS STREET
PCRT MOODY, BC V3H 2A8
Tei: 604-492-2992

Attn: Eric de Santis
Email: eric@bapacoustics.com

Electrical

LIEW ENGINEERING Ltd.
108-11121 HORSESHOE WAY
RICHMOND, BC V7TA5G7

Tel: 604-277-3157

Attn: Adrien Ng
Email: riewengltd@telus net

PROJECT DESCRIPTION

A 24-UNIT TOWNHOUSE DEVELOPMENT IS PROPOSED FOR THIS 4434.7
M2 (1.10 ACRE) SITE IN THE 'BRIDGEPORT/TAIT' NEIGHBOURHOOD. THE
3 EXISTING PARCELS (APPROX. 243' COMBINED FRONTAGE) ARE
CURRENTLY ZONED RS1/E AND ARE SUBJECT TO THE BRIDGEPORT/TAIT
OCP AREA PLAN. MAIN FRONTAGE FACES BRIDGEPORT (AN ARTERIAL
ROAD). SIDE AND REAR ABUTTING RESIDENTIAL SINGLE FAMILY LOTS.
THE PROJECT COMPRISES OF 24 UNITS IN 8 BUILDINGS (4 DUPLEXES
AND FOUR 4-PLEXES)

THE PROJECT INCLUDES TWO CONVERTIBLE UNITS (UNIT #8, #10), AND
ALL UNITS CONTAIN AGINGAN-PLACE FEATURES.

CNE SIGNIFICANT ON-SITE TREE IS TO BE PROTECTED AND RETAINED
AT SWCCORNER (TREE #958, DOUGLAS-FIR).

THE TARGET ZONING IS RTL4, WHICH PERMITS UP TO FAR 0.60 + FAR 0.1
FOR ANY INDOOR AMENITY SPACE, SUBJECT TO:

1. CONTRIBUTION TO THE AFFORDABLE HOUSING RESERVE.
2. COMPLIANCE WITH THE OCP MULTI-FAMILY DESIGN GUIDELINES.

3. PROVISION OF A 2.3M ROAD DEDICATION ALONG THE ENTIRE
BRIDGEFPORT ROAD FRONTAGE.

4. PROVISION OF PUBLIC-RIGHT-OF PASSAGE (PROP) CONNECTING
McKESSOCK PLACE TO BRIDGEPORT ROAD:

a. VIA APEDESTRIAN WALKWAYS THROUGH THE SITE
b. VIA THE INTERNAL DRIVE AISLE LOOP

ONE ZONING VARIANCE (S REQUESTED:

1. FRONT BUILDING SETBACKFROMBOMTOS52M

ENGINEERING ISSUES

Human Comfort

B31 2755 2751

{ELL RD

10891

—

3033

TO MEET COMFORT LEVELS PER ASHRAE 552004 (LE. SUFFICIENT
VENTILATION/FRESH AIR WHEN WINDOWS ARE CLOSED DUE TO NOISE), AN AIR
CONDITIONING SYSTEM WILL BE INSTALLED TO PROVIDING HEATING/COOCLING.

Acoustic

TO MEET CMHC NOISE CRITERIA FOR RESIDENTIAL PROJECTS WITHIN THE ANSD

POUCY AREA, NCISE MITIGATION MEASURES ARE PROPOSED AT ALL BEDROOMS

(PER INTERIOR ENVIRONMENTAL NOISE CONTROL STUDY, MARCH 26, 2021):

" WINDOWS: 6-12-6 DOUBLE GLAZED WINDOWS AT ALL BEDROOMS

“ SOUTH-FACING EXTERIOR WALLS AT 8UILDING 1& 8 MASTER BEDROOMS: WITH
2X6 INTERIOR FRAMING, SHEATHING, AND EXTERIOR 2 x 6 FRAMING, SHEATHING

* CEILINGS AT LEVEL 3 BEDROOMS: USE RESILIENT METAL CHANNELS WITH 2
LAYERS OF 5/8* GYPSUM WALLBOARD

TO ASSESS COMPLIANCE WITH NOISE BYLAW NO.8656, SEE ACOUSTIC REPORT,
MARCH 24, 2021 (ASSESSMENT OF CONDENSING UNITS:

* OUTDOOR CONDENSING UNITS MAX RATED SCUND LEVEL OUTPUT 53dBA at 1m
* USE NEOPRENE VIBRATION SLEEVES AND ISOLATORS (SEE REFORT)
CONSULT TWO ACOUSTIC REPORTS FOR THE FULL REQUIREMENTS

Energy

TO MEET ENERGUIDE 82 CRITERIA, THE CEA REPORT (DATED OCT. 6. 2019)

SPECIFIES THE MECHANICAL SPECIFICATION DETAILS OUTLINED BELOW:

* SOLAR HOT WATER READY (2 PIPES TO FUTURE PANELS)

- AIR SOURCE HEAT PUMP, PROVIDING BOTH DUCTED HEATING AND COOLING

- PROJECT MECHANICAL ENGINEER TO PROVIDE LETTER TO CITY OF
RICHMOND CONFIRMING THAT THE EQUIPMENT COMPLIES WITH NOISE REG
BYLAWNO. 8856

TO MEET THE CITY'S ELECTRIC VEHICLE CHARGING BYLAW:

" ALL RESIDENTIAL PARKING SPACES, EXCLUDING VISITOR PARKING SPACES,
SHALL FEATURE EV CHARGING QUTLETS CAPABLE OF PROVIDING 'LEVEL 2/
EV CHARGING

“ LEVEL 2 EV: VOLTAGE 208 V TO 240 V, 16A TO 80A

DRAWING LIST

Architectural

A0L  COVER SHEET

A1.0  PROJECT DATA

A11  SITE PLAN

A1.2  FIRE ACCESS PLAN, PARKING/TRUCK TURNING PLAN

A13  AMENITY OVERLAY

Al14 LOT COVERAGE OVERLAY

A15 PERMEABILITY OVERLAY: NON-PORQUS SURFACE

A16 PERMEABILITY OVERLAY: POROUS SURFACE &
LIVE PLANT MATERIAL

A17 FAR BREAKDOWN, FAR OVERLAY BY UNIT TYPES

A18 FAR OVERLAY BY BUILDINGS: BUILDINGS 1-6

A19 FAR OVERLAY BY BUILDINGS: BUILDINGS 7 & 8@

A1.10 NEIGHBOURHOOD DEVELOPMENT SCENARIOS #1,#2

A1.11 CONCEPTUAL LIGHTING PLAN

A21 CONVERTIBLE UNIT Ac BEFORE & AFTER

A22  UNITAPLANS

AZ3 UNIT B & C PLANS

A31 PLANS: BUILDINGS 1&8

A32  PLANS: BUILDINGS 2&7

A3.3 PLANS: BUILDINGS3 &4

A3.4 PLANS:BUILDINGS5&6

A35 ELEVATIONS: BUILDINGS 1 & 8

A36 ELEVATIONS: BUILDINGS2& 7

A37 ELEVATIONS: BUILDINGS 3& 4

A38 ELEVATIONS: BUILDINGS 5 &6

A4.1  DETAIL FRONT FACADE OF BUILDINGS

A42 FRAMING DETAIL OF BOX WINDOWS

A51 STREETSCAPE 1,2 3 & SITE SECTION A

A52 SITE SECTIONSB,C,D&E

A5.3 PARTIAL SITE SECTION F & G: INTERIM AND ULTIMATE
FRONTAGE CONCEPT

AB.1 3D VIEWS ALONG BRIDGEPORT FRONTAGE

A62 3D AERIAL VIEW, VIEW OF DUPLEXES

A9.1  EXTERIOR MATERIAL & COLOUR

A92 SHADOWSTUDY

Landscape Architect

L1 LANDSCAPE PLAN

L2 PLAN SCHEDULE AND KEY PLAN
L3 PLANTING AND GRADING PLAN
L4 PLANTING AND GRADING PLAN
L5 PLANTING AND GRADING PLAN
Ls PLANTING AND GRADING PLAN
w7 PLANTING AND GRADING PLAN
L8 TREE MANAGEMENT PLAN

[K:] LANDSCAPE DETAILS

Lo LANDSCAPE DETAILS

(R LANDSCAPE ENLARGEMENTS
L2 LANDSCAPE SPECIPICATIONS

ZONING SUMMARY

REVISIONS

Zoning Bylaw No. 8500

CIVIC ADDRESS:

LEGAL DESCRIPTION:

LOT SIZE (3-LOTS):

HERIT/ALR/ESA/NEF:

AREA PLAN/ OCP:

LOT ZONING:

MINIMUM LOT SIZE:
DENSITY {MAX):

LOT COVERAGE:
LOT PERMEABILITY

YARD SETBACKS:
% FRONT YARD (S}
SIDE YARD 1 (E)

SIDE YARD 2 (W)

REAR YARD (N)

YARD PROJECTIONS:

PRINCIPAL BLOG
BAY WINDOWS

BALCONIES
PERGOLAS ETC
ELEC. RM ETC
ELEC. RMETC

BUILDING HEIGHT:

FLOODPLAIN C.L.
PARKING REQUIRED

SMALL CARS
TANDEM SPACES
H/C SPACES

BICYCLE PARKING:
CLASS 1

CLASS 2

AMENITY SPACE:
COMMON OUTDR
PRIVATE QUTDR
INDOOR

GARBAGE [IN UNIT]:
GARBAGE CART
FOOD SCRAPS

MIXED CONT.
MIXED PAPER
GLASS

ON-SITE LOADING:

10671/ 10691/ 10751 BRIDGEPORT ROAD, RICHMOND 8C

CURRENTLY LOTS 190, 101, PLAN 33687, AND WEST HALF LOT 101 PLAN 8212
ALL OF SECTION 23, BLOCK 5 NORTH, RANGE & WEST NWD

ORIGINAL SITE: 4,434.7 M2 [47 735 SF] [1.10 ACRES]

2.3m ROAD DEDICATION:  170.6 M2 [1,837 SF]

NET SITE: 4,264.1 M2 {45,898 SF] [1.05 ACRES]

NO / NO /NO / YES (ANSD AREA 2 - ALL USE TYPES MAY BE CONSIDERED
EXCEPT NEW SINGLE-FAMILY)

BRIDGEPORT AREA PLAN 212/ TAIT 3.1

JuLY 29,2021 DF RE-SUBMISSION

PERMITTED PROJECT SPECIFICS (PROPOSED)

RTL4 (CURR: RS1/D) RTL4 (LOW DENSITY TOWNHOUSES)

50M WIDTH 74.18M [243.4']{W) X 57.82M [189.7']{D})

FAR 0.6
+FAR 0.1 AMENITY
(WITH CONDITIONS)

FAR 0.60 {2,550.85 M2/ 4,264 1 M2)
40% MAX FOR BLDGS 36.9% (1,574.8 M2/ 4264.1 M2)

65% MAX NON-POROUS
25% MIN LANDSCAPED

51.5% (2.193.3 M2/ 4264.1 M2)
25.0% (1,067.5 M2/ 4264.1 M2)

6.0 M [19.69) MIN
3.0 M [9.847 MIN;
7.5 M [2458] MIN AT LEV. 3

BUILDING 2: 10.59 M {34.75]
BUILDING 3: 362 M [11.92]
BUILDING 6:2.31 M [10.86
BUILDING 7: 10.4 M [34.25]
BUILDING 8:7.51 M[24.43]

3.0 M [19.69] MIN;
7.5 M [24.58] MIN AT LEV. 3

3.0 M [19.69] MIN
LEV1: 4.5M -OCP 14.4.13
LEV2: 6.0M -OCP 14.4.13

LEV 1 4.5M[14.76]
LEV 2: 6.0M[19.69]

MAX 1.5M [4.92] FRONT YD 092M [ 3'] (ENTRY CANCPIES)
1.0M [3.287 FRONT NiA

0.6M [1.97] SIDE 0.18M [0.587 SIDE
15M[4.92BUT NOTAT SIDE | N/A

BY CASE N/A

06M [2]REAR, SIDE YO 0.13M [ 0.42' ] SIDE YD (E)
0.6M [2]REAR, SIDE YD 0.44M [ 1.44' ] SIDE YD (W)

12.0M MAX/3-STOREY - FRONT | 11.8M {38.72] - 3-STOREY

9.0M MAX/ 2-STOREY - SIDE N/A - EXCEED 7.5M FROM PL
9.0M MAX/ 2-STOREY - REAR 8.97M [28.43] - 2-STOREY

TOP OF HAB FLR AT 0.3M 2.16M [7.097 FCL {(=1.86M +0.3M)
MIN ABOVE RD CROWN
48 {2.0/UNIT RESIDENTS) 48 RESIDENT SPACES (24 STD, 24 SML)
4.8 {0.2/UNIT VISITORS) 5 VISITOR SPACES {2 STD, 2 SML, 1 H/C)
MIN 50% STANDARD 49% (26 SMALL / 53 SPACES)

MAX 50% CF UNITS NIA

2% OF SPACES MIN. PROVIDE 1 H/C VISITOR SPACE

32 PROVIDED IN 24 UNITS
25% VERT. (8 OUT OF 32)
5 PROVIDED (OUTDOOR)

30 (1.25 PER UNIT)
MAX. 33% PLACED VERT.
5 (02PERUNIT)

144 M2 (6 M2/UNIT x 24)
30 M2 (323 SFYUNIT MIN

250.4 M2 [2695 SF] SHOWN
PROVIDE 30.4 M2[327 SF} MIN. PER UNIT

70 M2 OR PAY-IN-LIEU PAY-IN-LIEV
DOOR TO DOOR PICKUP DOOR TC DOOR PICKUP
1x 120 Litres 1x 120 Litres

1x GREEN CART
1 x KITCHEN CONT.

1x GREEN CART
1 x KITCHEN CONTAINER

1x CONTAINER 1x CONTAINER
1x CONTAINER 1x CONTAINER
1x CONTAINER 1x CONTAINER

MEDIUM SIZE SPACE N/A - CAN MANOEUVRE ON SITE

MAR 26, 2021 DP RE-SUBMISSION|
AUG 19,2020 DP RE-SUBMISSION]
DEC 19, 2019 ADP SUBMISSION
OCT4, 2018 DP RE-SUBMISSION
NOV9, 2018 RZ RE-SUBMISSION
SEPT21,2018  RZRE-SUBMISSION|
JULY 16,2018 DP SUBMISSION
MAY 14,2018 RE-SUBMISSION
APRIL28,2017  RZ APPUCATION
CONSULTANTS

AL DESIGNS AND OTHER INFGRIAATION SHOWN HEREON
AREFOR USE DN ThE SPECIFIED PRDECT GNLY AND.
SHALL NOT BE USED OTHERWISE WATHOUT WRITTEN
PERMISSGN OF TS OFRCE

TH DRAWING HUST NOT BE REPRODUCED WINOUT
WRITTEN PERMISSION RO THS OFFICE AND UMESS
THE REPRGOUCTION CLEARLY CARRIES THE OFFICE MAME

CONTRACTORS SHALL VERIFY AND BE RESPONSIBLE FOR
AL DIMBNEIONS ANG CONDITIONS ON THE 08 AND Tas
OFFICE SHALL DE INFORSJED OF ANY VARATIONS FROM
THE DBENSONS k CONDITIONS SHOWN DN THE RAVANG

SEAL

Suite 230

11540 Cambie Road
Richmond BC
Canada V6X 375

T 604 821 1162
F 604 821 1146
www.interfacearchitecture.com

PROJECT

Proposed 24-Unit
Townhouse Development

10671-10751 BRIDGEPORT RD.
Richmond, B.C.

% ZONING VARIANCE REQUIRED

PROJECTNO.
1904BRID

SCALE
As Noted

DATE
Apr. 15,2017

FAR AREA BREAKDOWN BY BUILDING

AVERAGE GRADE CALCULATION

DRAWN BY
KYC,HD, AL

CHECKED BY
KYC

SHEET TITLE

PROJECT DATA

BLDG BLDG BLDG FAR BLDG FAR
BLOGNO.| NO.UNIT | gposs | eXEMPT | AREA(SF) | AREA(M2) . E—
1 3 8
; pa oo | Gane | dama | aoewe SITE | BLDG1|BLDG2 |8LDG3 | BLOG4 | BL BL0G6 | BLDG7 | BLOGS | T
2 4xc 7.092sf | (25360 | 4556sf | 42325M2 CORNER 1| 129 195 195 195 195 1.95 1.95 195 195
3 2xAc 34455t | (10218 | 24245 | 22519M2
. 195 1.95 R B R 195 1.95
4 2x A 3406t | (962sn | 24249 | 22519M2 CORNER2| 1.2 185 | 195 | 195 | 195
5 2¢A 340651 | (982sh | 2424t | 225189 M2 corNER3| 160 | 195 | 195 | 185 | 185 | 185 | 195 | 185 | 195
34455 | (1021 2424 5 19
8 2xA (1,021 S| 22519 M2 CORNER 4| 114 | 195 | 195 | 1985 | 185 | 185 | 195 | 185 | 195
7 WxC 70925t | (253650 | 46565 | 423.25M2
5 yor Se0ier | 22765h | 43ma | so17om2 AVGGRD | 131m | 195m | 185m | 195m | 1.95m | 1.95m | 195m | 195m | 1.95m | 188m
TOTAL 2745881 | 255085 M2

DP18-829233 PLAN # 1.B

ORAWING

A1.0
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4 LIQUIDAMBAR ST. 'SLENDER SILHOUETTE' SLENDER SILHOUETTE SWEET GUM 6CM CAL; 2M STD; B&B PATTERN: STACKED BOND, ALIGNED AS SHOWN
3 PINUS FLEXILIS 'VANDERWOLF'S PYRAMID' VANDERWOLF'S PYRAMIDAL LIMBER PINE 5.0M HT; B&B
12 PRUNUS SERRULATA 'AMANOGAWA' AMANOGAWA CHERRY 6CM CAL; 1.5M STD; B&B
2 PYRUS CALLERYANA 'CHANTICLEER' CHANTICLEER PEAR 10CM CAL; 2.0M STD; B&B
2 QUERCUS PALUSTRIS 'GREEN PILLAR' GREEN PILLAR PIN OAK 9CM CAL; 2M STD; B&B

SFBRGP-5
NOTES: * PLANT SIZES IN THIS LIST ARE SPECIFIED ACCORDING TO THE BC LANDSCAPE STANDARD AND CANADIAN LANDSCAPE STANDARD, LATEST EDITION. CONTAINER SIZES

SPECIFIED AS PER CNLA STANDARD. BOTH PLANT SIZE AND CONTAINER SIZE ARE THE MINIMUM ACCEPTABLE SIZES. * REFER TO SPECIFICATIONS FOR DEFINED CONTAINER
MEASUREMENTS AND OTHER PLANT MATERIAL REQUIREMENTS. * SEARCH AND REVIEW: MAKE PLANT MATERIAL AVAILABLE FOR OPTIONAL REVIEW BY LANDSCAPE ARCHITECT AT
SOURCE OF SUPPLY. AREA OF SEARCH TO INCLUDE LOWER MAINLAND AND FRASER VALLEY. * SUBSTITUTIONS: OBTAIN WRITTEN APPROVAL FROM THE LANDSCAPE ARCHITECT

SURF BIKE RACK; SFBRGP-5
BY WISHBONE SITE FURNISHINGS

PAVING MATERIAL NOTES:

PRIOR TO MAKING ANY SUBSTITUTIONS TO THE SPECIFIED MATERIAL. UNAPPROVED SUBSTITUTIONS WILL BE REJECTED. ALLOW A MINIMUM OF FIVE DAYS PRIOR TO DELIVERY

FOR REQUEST TO SUBSTITUTE. SUBSTITUTIONS ARE SUBJECT TO BC LANDSCAPE STANDARD AND CANADIAN LANDSCAPE STANDARD - DEFINITION OF CONDITIONS OF 1. INTERNAL ROADWAY TO BE ASPHALT UNLESS NOTED OTHERWISE.
AVAILABILITY. * ALL LANDSCAPE MATERIAL AND WORKMANSHIP MUST MEET OR EXCEED BC LANDSCAPE STANDARD AND CANADIAN LANDSCAPE STANDARD LATEST EDITION. * ALL
PLANT MATERIAL MUST BE PROVIDED FROM CERTIFIED DISEASE FREE NURSERY. * BIO-SOLIDS NOT PERMITTED IN GROWING MEDIUM UNLESS AUTHORIZED BY LANDSCAPE

2. UNIT ENTRY PATHWAYS AND INTERNAL DRIVEWAY APRONS TO

POWDER COAT BLACK METAL
PHONE: 604 626 0476

ARCHITECT. BE BROOM FINISH CONCRETE, UNLESS NOTED OTHERWISE.
NOTE: ALL BENCHES AND BIKE RACKS TO BE INSTALLED PER
PLANT SCHEDULE PMG PROJECT NUMBER: 17-036 MANUFACTURER'S SPECIFICATIONS, SURFACE MOUNTED, ON
S:::L _ QTY __ BOTANICAL NAME COMMON NAME PLANTED SIZE / REMARKS MIN. 3" THICK B.F. CONCRETE PAD.
34 ABELIA X 'EDWARD GOUCHER' EDWARD GOUCHER ABELIA #3 POT FENCE PATTERN KEY
10 AUCUBA JAPONICA 'MR. GOLDSTRIKE' MR. GOLDSTRIKE AUCUBA #3 POT; 50CM
16 AUCUBA JAPONICA 'ROZANNIE' ROZANNIE AUCUBA #3 POT; 50CM SITE LIGHTING LEGEND
.8 BERBERIS THUNGBERGI 'MONOMB' CHERRY BOMB BARBERRY #3 POT — -
B 2" BUXUS SEMPERVIRENS 'GREEN VELVET' GREEN VELVET BOXWOOD #3 POT 42"HT ALUMINUM FENCE AND GATE WALL MOUNTED COMPACT LED LIGHT. OPAL LENS, e T e 2
o 1 HYDRANGEA M. 'ENDLESS SUMMER' ENDLESS SUMMER BIGLEAF HYDRANGEA #3 POT; 80CM BRIDGEPORT AVENUE ) T 2LFend5  NEWSITEPLAN & CITY COMMENTS o
@ 5 HYDRANGEA PANICULATA 'LITTLE QUICK FIRE' LITTLE QUICK FIRE HYDRANGEA #3 POT - 1T 20AUGs NEW SITE PLAN o
&y 7 ILEX 'SKY PENCIL' SKY PENCIL HOLLY 1.2M HT, B&B ’g" f:;‘;‘; NEW SWE&UWNZ:“:; ::i‘N‘”“’“"ME"“ EE
& 86 ILEX CORNUTA 'BURFORDII' BURFORD HOLLY #3 POT; 60CM ) 3 2 B e =
& 8 MAHONIA AQUIFOLIUM 'COMPACTA' COMPACT OREGON GRAPE HOLLY* #3 POT; 50CM 6'HT WOOD SCREEN NEY, TS NEW SITE PLAN D
\ \ 42"H LED BOLLARDS, ROUND, DARK BRONZE FINISH,
& B PIERIS JAPONICA 'VALLEY FIRE VALLEY FIRE PIERIS #3 POT; 50CM D O o P & TaNoves  REV.PER ARCH. COMNENTS e
Gy 10 RHODODENDRON 'CHRISTMAS CHEER' CHRISTMAS CHEER RHODODENDRON #3 POT; 50CM 49" HT. FENCE CONCRETE BASE WITH ANCHOR BOLTS. 5_1eNovs REV.PER CITY COMMENTS o
& 4 RHODODENDRON 'HOTEI' HOTEI RHODODENDRON #2 POT; 30CM ' = £ 195EP20 PREMINARYSUBMISIONTO CONSULTANTS ©1
’ 18JUL.16 ISSUED FOR DP DD
f 2 RHODODENDRON ‘NAOMI' NAOMI RHODODENDRON #3 POT; 50CM - INTERNAL STREET AND BACK YARDS —er -
® 2 RHODODENDRON 'P.J.M. ELITE’ P.J.M. ELITE RHODODENDRON #3 POT 2 TaMAYIL NEWSITE PLAN/ RZRESUBMISSION o
@ 2 ROSA 'KNOCKOUT RADRAZZ' RADRAZZ KNOCKOUT ROSE #3 POT 1 amAvos 2 Appcation o
40 ROSA MEIDELAND 'MEIMODAC' ROYAL BONICA ROSE #2 POT; 40CM NO. DATE  REVISION DESCRPTION  DR.
g 15 SARCOCOCCA HOOKERANA 'RUSCIFOLIA' FRAGRANT SARCOCOCCA #2 POT 6'-0" HT WOOD FENCE AT PERIMETER
17 0, . CLIENT: MFL Development Ltd"
) SKIMMIA JAPONICA (10% MALE) JAPANESE SKIMMIA #2 POT; 30CM ‘ ‘ 40" HT WOOD FENCE AT PERIMETER L9/
& SKIMMIA REEVESIANA DWARF SKIMMIA #2 POT ! p i )
& ° SPIRAEA X BUMALDA 'LIMEMOUND' LIMEMOUND SPIREA #3 POT (+/- to comply with max fence height as per Zoning Bylaw)
o ™ TAXUS X MEDIA 'DENSIFORMIS' DWARF YEW #3 POT, SHEARED
;) 12 TAXUS X MEDIA HICKSII HICK'S YEW 1.2M HT, B&B RETAINING WALL
oS THUJA OCCIDENTALIS 'FASTIGIATA' PYRAMIDAL CEDAR 1.8M HT, B&B
o THUJA OCCIDENTALIS 'SMARAGD' EMERALD GREEN CEDAR 2.5M HT; B&B
ol VIBURNUM DAVIDII DAVID'S VIBURNUM #3 POT
G 2 VIBURNUM X 'BURKWOODII BURKWOOD VIBURNUM 1.0M HT, B&B; TREE FORM
GRASS
@ 100 CALAMAGROSTIS X A. 'KARL FOERSTER' KARL FOERSTER FEATHEREED GRASS #2 POT, HEAVY PROJECT:
221 HAKONECHLOA MACRA 'ALLGOLD' ALLGOLD JAPANESE FOREST GRASS #1 POT
g 74 PENNISETUM ALOPECUROIDES "HAMLIN' DWARF FOUNTAIN GRASS #1 POT; HEAVY 24 UNIT TOWNHOUSE
PERENNIAL DEVELOPMENT
@ " HEMEROCALLIS 'STELLA D'ORO' STELLA D'ORO DAYLILY #1 POT; 1-2 FAN
4 HEUCHERA 'PALACE PURPLE' PALACE PURPLE CORAL BELLS 15CM POT 10671-10751 BRIDGEPORT ROAD
o 128 LIRIOPE MUSCARI BLUE LILY-TURF #1 POT RICHMOND
o ® MATTEUCIA STRUTHIOPTERIS OSTRICH FERN #2 POT
2 NEPETA RACEMOSA 'WALKER'S LOW' WALKER'S LOW CATMINT #1 POT
& ® STACHYS BYZNATINA LAMB'S EAR #1 POT
G DP 18-829233 PLAN
® ADIANTUM PEDATUM MAIDENHAIR FERN #2 POT; 35CM DRAWING TITLE
34 EUONYMUS JAPONICA 'EMERALD GAIETY' EMERALD GAIETY EUONYMUS #1 POT; 25CM
8 5 GAULTHERIA SHALLON SALAL* #1 POT; 20CM PLANT SCHEDULE
) 102 POLYSTICHUM MUNITUM WESTERN SWORD FERN* #1POT AND KEY PLAN
NOTES: * PLANT SIZES IN THIS LIST ARE SPECIFIED ACCORDING TO THE BC LANDSCAPE STANDARD AND CANADIAN LANDSCAPE STANDARD, LATEST EDITION. CONTAINER SIZES
SPECIFIED AS PER CNLA STANDARD. BOTH PLANT SIZE AND CONTAINER SIZE ARE THE MINIMUM ACCEPTABLE SIZES. * REFER TO SPECIFICATIONS FOR DEFINED CONTAINER OATE: Ao 27. 2017 DRAWING NUMBER.
MEASUREMENTS AND OTHER PLANT MATERIAL REQUIREMENTS. * SEARCH AND REVIEW: MAKE PLANT MATERIAL AVAILABLE FOR OPTIONAL REVIEW BY LANDSCAPE ARCHITECT AT - April 21, :

SOURCE OF SUPPLY. AREA OF SEARCH TO INCLUDE LOWER MAINLAND AND FRASER VALLEY. * SUBSTITUTIONS: OBTAIN WRITTEN APPROVAL FROM THE LANDSCAPE ARCHITECT SCALE:
PRIOR TO MAKING ANY SUBSTITUTIONS TO THE SPECIFIED MATERIAL. UNAPPROVED SUBSTITUTIONS WILL BE REJECTED. ALLOW A MINIMUM OF FIVE DAYS PRIOR TO DELIVERY

L2

FOR REQUEST TO SUBSTITUTE. SUBSTITUTIONS ARE SUBJECT TO BC LANDSCAPE STANDARD AND CANADIAN LANDSCAPE STANDARD - DEFINITION OF CONDITIONS OF DRAWN: DD
AVAILABILITY. * ALL LANDSCAPE MATERIAL AND WORKMANSHIP MUST MEET OR EXCEED BC LANDSCAPE STANDARD AND CANADIAN LANDSCAPE STANDARD LATEST EDITION. * ALL DESIGN: DD
PLANT MATERIAL MUST BE PROVIDED FROM CERTIFIED DISEASE FREE NURSERY. * BIO-SOLIDS NOT PERMITTED IN GROWING MEDIUM UNLESS AUTHORIZED BY LANDSCAPE
ARCHITECT. CHK'D:  MCY OF 12
NOTE:
- All soft landscape areas to be irrigated with automatically nstallation to I..A.B.C. Standards, latest edition. D P 1 8-829233 P LAN # 3 . B 17036-15.2IP PMG PROJECT NUMBER 17-036



N 55877

K

ELEC #1

Ccu

BUILDING 6
FCL2.16 M

16

15

17

CuU

Cu

BUILDING 5
FCL2.16 M

14 13

ROLLOVER
CURB

FCL 2.16 M
BUILDING 7

18 19

TP FENCE

Cu

20
PROPOSED NEW F.H.

DP 18-829233 PLAN # 3.C vz

FUTURE PEDEST
ACCESS (PROP!
MCKESSOCK PL

NORTH
AMENITY ARE

SRW FOR PROP

BIKES(5)

RAISED PAVE!
SECTION BY 2" Ut
ROLLOVER CUF

SOUTH
AMENITY AREA

¢ Copyright reserved. This drawing and design is the
property of PMG Landscape Architects and may not be
reproduced or used for other projects without their
permission.

LANDSCAPE
ARCHITECTS
Suite C100 - 4185 Still Creek Drive
Burnaby, British Columbia, V5C 6G9
p: 604 294-0011 ; f: 604 294-0022

SEAL:

15 21JUL26 REVISION AS PER CITY COMMENTS oD
14 21LMAR26 NEW SITE& CIVIL PLANS oD
13 21FEB2S NEW SITE PLAN & CITY COMMENTS oD
11 20AUG.18 NEW SITE PLAN oD
10 20JUL15 NEW SITEECIVIL PLANS AND CITY COMMENTS DD
9 19.NOV.27 NEW SITE PLAN oD
8  19SEP.13 NEW SITE PLAN oD
7 19.AUG.23 NEW SITE PLAN oD
6 18.NOV.09 REV. PER ARCH. COMMENTS oD
5 18NOV.08 REV. PER CITY COMMENTS 8
4 18.SEP.20 PRELIMINARY SUBMISSION TO CONSULTANTS )
- 18JUL16 ISSUED FOR DP oD
3 18MAYAL REVISION AS PER CITY REQUEST oD
2 18MAY.1  NEW SITE PLAN/ RZ RESUBMISSION oD
1 17.MAY.04 RZ Application oD

NO. DATE REVISION DESCRIPTION DR.

CLIENT: MFL Development Ltd"

PROJECT:

24 UNIT TOWNHOUSE
DEVELOPMENT

10671-10751 BRIDGEPORT ROAD
RICHMOND

DP 18-829233 PLAN
DRAWING TITLE

PLANTING AND
GRADING PLAN

DATE:  April 27, 285EP.19 DRAWING NUMBER:
SCALE: 3 /16"=1'-0"

DRAWN: DD L 3
DESIGN: DD

CHK'D:  MCY OF 12
PMG PROJECT NUMBER: 17-036



ON SIGN TO BE PLACED
ST END OF DRIVE AISLE
ARED DRIVEWAY AND
ED TO PROVIDE

>CESS TO FUTURE

ENT.

POTENTIAL FUTURE
CROSS ACCESS

TREATED
2X8
LUMBER

TREE #958
TREE #958
drip 7m edge

EX. SIDEWALK

651

NOTIFICATION
SIGN (SEE A6.2)

PASSIVE PLAY
AREA

DRIVE-AISLE TO BE
SRW FOR PROP

FCL2.16 M
21 22

BUILDING 8

NEW 1.5M SIDEWALK
2.3m ROAD DEDICATION

NEW GRASS BOULEVARD

10671

A

23

FPROFUSED NEVV F.H.

ROLLOVER CURB MAIL

RAISED PAVER
SECTION BY 2" USIt
ROLLOVER CURB:

24

SRW FOR

BCH PULL
BOX ROLLOVER CURE

NEW 1.5M SIDEWAL

PROPOSED NEW F.H.

10691

BRIDGEPORT

DP 18-829233 PLAN # 3.D w0z

¢ Copyright reserved. This drawing and design is the
property of PMG Landscape Architects and may not be
reproduced or used for other projects without their
permission.

LANDSCAPE
ARCHITECTS
Suite C100 - 4185 Still Creek Drive
Burnaby, British Columbia, V5C 6G9
p: 604 294-0011 ; f: 604 294-0022

SEAL:
15 21JUL26 REVISION AS PER CITY COMMENTS
14 21LMAR26 NEW SITE& CIVIL PLANS oD
13 21FEB2S NEW SITE PLAN & CITY COMMENTS oD
11 20AUG.18 NEW SITE PLAN oD
10 20JUL15 NEW SITEECIVIL PLANS AND CITY COMMENTS DD
9 19NOV.27  NEWSITEPLAN
8  19SEP.13 NEW SITE PLAN oD
7 19.AUG.23 NEW SITE PLAN oD
6 18.NOV.09 REV. PER ARCH. COMMENTS oD
5 18NOV.08 REV. PER CITY COMMENTS 8
4 18.SEP.20 PRELIMINARY SUBMISSION TO CONSULTANTS )
- 18JUL16 ISSUED FOR DP oD
3 18MAYAL REVISION AS PER CITY REQUEST oD
2 18MAY.1  NEW SITE PLAN/ RZ RESUBMISSION oD
1 17.MAY.04 RZ Application

NO. DATE REVISION DESCRIPTION DR.

CLIENT: MFL Development Ltd"

PROJECT:

24 UNIT TOWNHOUSE
DEVELOPMENT

10671-10751 BRIDGEPORT ROAD
RICHMOND

DP 18-829233 PLAN
DRAWING TITLE

PLANTING AND
GRADING PLAN

DATE:  April 27, 285EP.19 DRAWING NUMBER:
SCALE: 3 /16"=1'-0"

DRAWN: DD L4
DESIGN: DD

CHK'D:  MCY OF 12
PMG PROJECT NUMBER: 17-036



RIAN
R0P) TO
T ROAD

STRIAN
)P) TO
PLACE

REA

/ER
USING
URBS

SRW FOR PROP

RETAIN TREE N003

Cu

BUILDING 4
FCL2.16 M

12 11

ROLLOVER
CURB
LOCATION OF
WAY FINDING
SIGN (FUTURE)

Ccu

BUILDING 2

(REMOVABLE)

Cu Cu

BUILDING 3
FCL2.16 M

CONVERTIBLE CONVERTIBLE

10 9

DRIVE-AISLE TO BE
SRW FOR PROP

SRW PLAN 55877 (REMOVABLE)

ELEC #2

POTENTIAL
ACCESS RAMP
TO REAR YARD
(REMOVABLE)

ELEC. ROOM
SIDE YARD
ENCROACHMENT

ACTUAL
SIDE YARD
SETBACK

ra

EXIS

DP 18-829233 PLAN # 3.E oz

¢ Copyright reserved. This drawing and design is the
property of PMG Landscape Architects and may not be
reproduced or used for other projects without their
permission.

LANDSCAPE
ARCHITECTS
Suite C100 - 4185 Still Creek Drive
Burnaby, British Columbia, V5C 6G9
p: 604 294-0011 ; f: 604 294-0022

SEAL:

15 21JUL26 REVISION AS PER CITY COMMENTS oD
14 21LMAR26 NEW SITE& CIVIL PLANS oD
13 21FEB2S NEW SITE PLAN & CITY COMMENTS oD
11 20AUG.18 NEW SITE PLAN oD
10 20JUL15 NEW SITEECIVIL PLANS AND CITY COMMENTS DD
9 19.NOV.27 NEW SITE PLAN oD
8  19SEP.13 NEW SITE PLAN oD
7 19.AUG.23 NEW SITE PLAN oD
6 18.NOV.09 REV. PER ARCH. COMMENTS oD
5 18NOV.08 REV. PER CITY COMMENTS 8
4 18.SEP.20 PRELIMINARY SUBMISSION TO CONSULTANTS )
- 18JUL16 ISSUED FOR DP oD
3 18MAYAL REVISION AS PER CITY REQUEST oD
2 18MAY.1  NEW SITE PLAN/ RZ RESUBMISSION oD
1 17.MAY.04 RZ Application oD

NO. DATE REVISION DESCRIPTION DR.

CLIENT: MFL Development Ltd"

PROJECT:

24 UNIT TOWNHOUSE
DEVELOPMENT

10671-10751 BRIDGEPORT ROAD
RICHMOND

DP 18-829233 PLAN
DRAWING TITLE

PLANTING AND
GRADING PLAN

DATE:  April 27, 285EP.19 DRAWING NUMBER:
SCALE: 3 /16"=1'-0"

DRAWN: DD L 5
DESIGN: DD

CHK'D:  MCY OF 12
PMG PROJECT NUMBER: 17-036



© Copyright reserved. This drawing and design is the

property of PMG Landscape Architects and may not be

reproduced or used for other projects without their
[N, permission.

- RETAINING WKLL - EXIS
/ NEIC

BUIL l ' I !g
W EQ TOW LANDSCAPE
777/ BOW ARCHITECTS

|

N @
> T
\/3:\411‘_)[6\/:/\
b4
/|
t

I

T

(LA B )

J{

Suite C100 - 4185 Still Creek Drive

[ @_%L _ Burnaby, British Columbia, V5C 6G9
L p: 604 294-0011 ; f: 604 294-0022
NOTIF|CATION rO BE

e
N
:‘P‘

]
e

= : IS EAST END OF DRIVE AISLE
SR ‘ PULLBOX gum DRIVEWAY AND MAY BE U
a,% T s VEHICLE ACCESS TO FUT
e i H i o = — H
NG L T S 1\ i
e LOCATION.OF DRIVE-AISLE T L POTENTIAL FUTURE
g WAY FIN ‘NTIQJ TO BE SRW ] | It I8 >W : ROSS ACCESS
SIGNS (FUTURE) ™ i A o
(L \\I N \ l‘ RF’ W 84‘ @R\PROP W 87 4# i F;Lf i FgLf i F LT i F ;v;r EQW(B
g | : : L L h e A domeerOW
R S S o P TR @
gm{ *Ii‘fﬂ T T2~
T 1 L\/  — §
Ereteee > j/mﬁﬁ TS
gw 2 3 4 s : { i ‘—]J‘ Fr i
A BUILDING 1 { = o e R e e [ S
L FCL 2.16 M B iy =ul R =Ny

2

O 1JUL26 REVISION AS PER CITY COMMENTS

L 14 21.MAR.26 NEW SITE& CIVIL PLANS oD
d 13 21FEB2S NEW SITE PLAN & CITY COMMENTS DD

H

11 20AUG.18 NEW SITE PLAN DD
10 20JUL15 NEW SITE&CIVIL PLANS AND CITY COMMENTS DD

- — 9 19NOV27  NEWSITEPLAN 0D
WAT E R 8  19.SEP.13 NEW SITE PLAN DD
— 7 19.AUG.23 NEW SITE PLAN DD
METER S Terove e e comves »
5 18NOV.08 REV. PER CITY COMMENTS. Bl
CHAM BER 4 18.SEP.20 PRELIMINARY SUBMISSION TO CONSULTANTS BJ
- 18.JUL.16 ISSUED FOR DP DD
18.MAY.11 REVISION AS PER CITY REQUEST DD
1 18.MAY.11 NEW SITE PLAN/ RZ RESUBMISSION oD
1 17.MAY.04 RZ Application oD
" NO. DATE

REVISION DESCRIPTION DR.

L
. .92)10M
i DP 18-829233 PLAN # 3.B 1.23 JBOW

.

<‘
T
=

H

CLIENT: MFL Development Ltd"

SIGN

NEW 1.5M SIDEWAL
AL

K 2.3m ROAD DEDICATION 23mF

==
[T]
mal
—|
NAE
QQ‘\\
A

p Z i ‘ PROJECT:
L . L ‘ L
\= CURB LINE FOR ULTIMATE R(SAD CONDITION (O L Z A ® \ﬁﬁl\ \ 24 UNIT TOWNHOUSE
c V\‘ =g |<_( L k - DEVELOPMENT
I\ & D , D i g %j \ \\ EX_SIDEWALK 10671-10751 BRIDGEPORT ROAD
) - O — oA 8 m \ RICHMOND
—_— e Z — — Y : :

(
1 08 1 1 DP 18-829233 PLAN
PLANTING AND
GRADING PLAN

\
H

N
o
orl
=

PROP.
2.0x4.0 SRW

G G G ! G

]

DATE:  April 27, 285EP.19 DRAWING NUMBER:
SCALE: 3 /16"=1'-0"

DRAWN: DD L6
DESIGN: DD

CHK'D:  MCY OF 12

DP 18-829233 PLAN # 3F 17036-15.ZIP PMG PROJECT NUMBER: 17-036



RETAIN TREE N003
Cu

FUTURE
PEDESTRIAN
ACCESS (PROP) TO
BRIDGEPORT ROAD
FUTURE PEDESTRIAN
ACCESS (PROP) TO
MCKESSOCK PLACE
NORTH
AMENITY AREA

NOO1, N0O2
cu

RETAIN TREES
TP FENCE

¢ Copyright reserved. This drawing and design is the
property of PMG Landscape Architects and may not be
reproduced or used for other projects without their
permission.

LANDSCAPE
ARCHITECTS

Suite C100 - 4185 Still Creek Drive
Burnaby, British Columbia, V5C 6G9
p: 604 294-0011 ; f: 604 294-0022

BUILDING 4

SEAL:
-— o ) 5
~ oD o
x O o
w o X _
N 5 @) 8 n
w ¢n U J=5 O=r
e oo« 0 o> Z=E
- ZAok ozu
O ozp? ELg
I T <5 2
LL O >
5S>z o€
| ; wn
Q dO¥d H0O4 MHS O
Zz9h Z0
=% z
% D o %
> 23 < = wo 5
N0 W I Z &0
Oy v = O s
dO¥d 404 MHS QoW < o U
W= = 5 > a >
— %) zZ o oD - L zZ 15 21JUL26 REVISION AS PER CITY COMMENTS oD
[Te) 77 O | o —_ (£ o g 14 21.MAR26 NEW SITE& CIVIL PLANS DD
n S nZ <E e .,
L D: O O w m o O 10 20JUL15 NEW SITERCIVIL PLANS AND CITY COMMENTS DD
¥ w [n'd 5 Ll Y 9 19.NOV.27 NEW SITE PLAN oD
m n 0 T e e o
T v esenan sRELIAR: SoomiSSON TOCOMSUTAITS 8
- L e resone o o
; 2 ]8MAV:11 NEW SITE PLAN/ RZ RESUBMISSION DD
uJ 1 17.MAY.04 RZ Application DD
Z NO. DATE REVISION DESCRIPTION DR.
a CLIENT: MFL Development Ltd’
n
O
o
o
x
Ng m
=
™
Lu Df PROJECT:
< c>3 g 24 UNIT TOWNHOUSE
= -~ | @ 9 DEVELOPMENT
—
N~ =
© (@) .
- x O _(D 9 10671-10751 BRIDGEPORT ROAD

DING 5

RICHMOND

DP 18-829233 PLAN
DRAWING TITLE

PLANTING AND
GRADING PLAN

DATE:  April 27, 285EP.19 DRAWING NUMBER:
SCALE: 3 /16"=1'-0"

DRAWN: DD L 7
DESIGN: DD

CHK'D:  MCY OF 12

DP 18-829233 PLAN # 3G 17036-15.ZIP PMG PROJECT NUMBER: 17-036



SRW PLAN 55877

NOTIFICATION SIGN TO BE PLACED
AT THE WEST END OF DRIVE AISLE
"THIS IS SHARED DRIVEWAY AND
MAY BE USED TO PROVIDE
VEHICLE ACCESS TO FUTURE
DEVELOPMENT.
POTENTIAL FUTURE
CROSS ACCESS
TREATED
2x8
LUMBER

958

TREE #958
TREE #958
drip 7m edge

EX. SIDEWALK

10651

cu

ELEC#1

961

BUILDING 6
FCL2.16M

960

NOTIFICATION
SIGN (SEE A6.2)

1

959

PASSIVE PLAY
AREA

NOTE: FOR ALL TREE PROTECTION AND MANAGEMENT
PROTOCOLS AND SPECIFICATIONS, REFER TO ARBORTECH
CONSULTING REPORT #17177. TEL: 604-275-3484

FENCES MUST EXCEED MUNICIPAL STANDARDS
NOTTO SCALE

POSTS 25m O.C.
(MAX 3.0m)

siGN.

BUILDING 5

FCL2.16M

ROLLOVER
CURB

FCL2.16 M
BUILDING 7

PROP walkway

N0O02

RETAIN TREES

NOO1, N002
N 00 1 FUTURE
PEDESTRIAN

TP FENCE

20
PROPOSED NEW F H.

ROLLOVER CURB

DRIVE-AISLE TO BE
SRW FOR PROP

21

NEW 1.5M SIDEWALK

963 WINDROWs71

N
0
N

PLASTIC SNOW FENCE FIRMLY AFFIXED TO WOOD FENCE

2X4 (min) WOOD POST

2x4 WOOD TOP.
& BOTTOM RALS

g

MINIMUM

2x4 CROSS.
RalLS

10 TREE PROTECTION BARRIER

NTS

PER ARBORTECH ARBORIST REPORT

962 HEDGE

2.3m ROAD DEDICATION

NEW GRASS BOULEVARD e 000sED NEW F.H.

NOTTO SCALE

8 PLANTING HOLE MUST BE DUG TO
ATTWICE THE ROOT BALL OR SIZE OR
70 A MINIMUM 300mm (12 INCHES)
LARGER THAN THE ROOT BALL

ALL SIDES AS APPROVED BY PROJECT
ARBORIST.

9. A 75mm (3 INCH) HIGH BERM
(DYKE) OF SOIL MUST BE INSTALLED
AT THE PERIMETER OF THE ROOT
BALLTO AID IN DRECTING
SUPPLEMENTAL WATER TO THE ROOT
BALL

10. BACKFILL MUST BE OF
APPROVED GROWING MEDIUM FOR
QUALITY, COMPOSITION AND
FERTILITY. LIGHTLY TAMP THE
BACKFILL AND WATER IN AFTER
PLANTING.

SUITABLY PREPARED SOIL IN.
THE PLANTING AREA

24

10691

ACCESS (PROP) TO
BRIDGEPORT ROAD

FUTURE PEDESTRIAN
ACCESS (PROP) TO
MCKESSOCK PLACE

cu
NORTH
AMENITY AREA

965

SRW FOR PROP

BIKES(5)
RAISED PAVER

SECTION BY 2" USING
ROLLOVER CURBS

AMENITY AREA

SRW FOR PROP

MAIL

RAISED PAVER
SECTION BY 2" USING
ROLLOVER CURBS

SRW FOR
BCH PULL
BOX ROLLOVER CURB

NEW 1.5M SIDEWALK

964 WINDROW

NOO3

RETAIN TREE N003

(REMOVABLE) SRW PLAN 55677 (REMOVABLE)
o
Z
~
©
z 8
g
Q
BUILDING 3
BUILDING 4
FoLzran (O FoL 216 M
w CCONVERTIBLE CONVERTIBLE
T
120 11 10 9
©
(]
ROLLOVER
CURB
LOCATION OF
WAY FINDING
SIGN (FUTURE) DRIVE-AISLE TO BE
SRW FOR PROP
FCL216M
BUILDING 2
5 6 7 8
NOTIFICATION
SIGN
ROLLOVER CURB (SEE A62)
SRW FOR BCH
PULL BOX
LOCATION OF DRIVE-AISLE
WAY FINDING TO BE SRW
SIGNS (FUTURE) FOR PROP
1 2 4
BUILDING 1
FCL2.16 M
?
8
o
WATER
METER
CHAMBER
siGN

2.3m ROAD DEDICATION

CURB LINE FOR ULTIMATE ROAD CONDITION
NEW GRASS BOULEVARD

10751

BRIDGEPORT ROAD

11 TREE PLANTING DETAIL

NTS

PER ARBORTECH ARBORIST REPORT

1. TREE MUST BE VERTICAL AND STABLE AFTER
G.

2. STAKES AND TIES SHOULD BE INSTALLED FOR TREES.
THAT ARE NOT STABLE AFTER PLANTING FOR TREES
DEPENDING ON FORM, ROOT BALL TYPE AND SIZE.
STAKES AND TIES MUST B2 REMOVED ONE YEAR AFTER
PLANTING UNLESS OTHERWISE SPECIFIED.

3. TRUNK FLARE (ROOT COLLAR) OF THE ROOT ALL
MUST BE SET 7O MATCH SURROUNDING GRADES.

4. THE TOP HALF OF THE WIRE BASKET AND/OR TWINE
AND BURLAP SHOULD B CUT AND TURNED DOWN TO
ALLOW UNOBSTRUCTED ROOT GROWTH.

5. PLANTING HOLE AND ROOT BALL MUST BE
COVERED WITH 50mim (2 INCHES) OF COMPOSTED
MULCH. THE MUCH SHOULD NOT BE PLACED WITHIN
200 MM (8 INCHES) OF THE TRUNK FLARE.

THE BOTTOM ONE-THIRD OF THE BACKFILL SHOULD BE
TAMPED FIRMLY AROUND THE ROOT BALL TO PROVIDE
STRUCTURAL SUPPORT.

7. PLANTING HOLE DEPTH IS TO
MATCH ROOT BALL DEPTH,

NEW 1.5M SIDEWALK

23M MIN
ROAD
DEDICATION

00&
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SRW PL
EXISTING
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DRIVEWAY AND MAY BE USED TG
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TREATED 2X8
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NOTES:

1

ALL POSTS PRESSURE TREATED TO CSA STANDARD AND END CUTS
TREATED WITH PRESERVITIVE.

ALUMINUM FENCE NOTES:
1. METAL MATERIAL: ALUMINUM TO BE POWDER COATED BLACK, TWO COATS.
2. ALL HARDWARE TO BE HOT DIPPED GALVANIZED, MEDIUM GAUGE.

© Copyright reserved. This drawing and design is the
property of PMG Landscape Architects and may not be
reproduced or used for other projects without their
permission.
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p: 604 294-0011 ; f: 604 294-0022

2. ALLOTHER MEMBERS TO BE CEDAR. #2 (CONSTRUCTION) GRADE MINIMUM.
3. ALLHARDWARE HOT DIPPED GALVANIZED 3. GATE HARDWARD TO BE CHOSEN BY OWNER.
: . INSTALL PER MANUFACURER'S INSTRUCTIONS. SEAL:
4. APPLY 2 COATS EXTERIOR STAIN TO MANUFACTURERS SPECIFICATION.
FINISH SELECTION AS APPROVED BY PROJECT ARCHITECT. 4. ALUMINIUM FENCE TO BE POWDERCOATED CONFIRM COLOUR
5. ALLFENCES TO BE LEVEL. CHANGES IN GRADE TO BE IN 12"-18" STEPS (MAX.). 5. APPLY 2 COATS EXTERIOR STAIN TO MANUFACTURERS SPECIFICATION.
GAPS TO GRADE TO FOLLOW FINISH GRADE. GAP TO BE 3-6". FINISH SELECTION AS APPROVED BY PROJECT ARCHITECT.
r2><e CEDAR CAP
=
&
- 2"x2" METAL FRAME NOTE
2x4 CEDAR RA|L;—§ rore land toroto .
s 1. Mature landscaping to not obscure project sign
x2 NAILER 8-0" MAX. O.C. T 2. Letters to be of contrasting colours to the background’
- } s }
- ADDB S
2 |=—4x4 P.T. FIR POST ADDRESS
1x6 ROUGH o SR /AN /AN X AN AN
CEDAR BOARDS u&.ﬁa ik 2 PROJECT Vi
246 NAILER AN AN X SN /AN
R
3'(eAP—] ~——1x6 NAILER AN AN NN AR AN
i G |
= I F 2113 POST HEIGHT IN LETTERS TO BE GALVANIZED
| CoMPACTED *CONCRETE FOOTING METAL AND POWDER COATED
S 12'%12'x24" CONC. FOOTING 474" POST: MAX 8' 0.C WITH BLACK FINISH. USE
2x4 P.T. BOT;gIl\Si e e SUBGRADE SLOPE TOP EDGE FOR DRAINAGE x ; HIDDEN MOUNTING TO AFFIX
s OR 3" DRAIN ROCK UNDER TO WALL
Ly b
i PATIO ON SLAB 42" HT, ARCHITECTURAL CONCRETE WALL
2o L SAND BLAST FINISH, COLOUR TBD
P 8-0" MAX. O.C. 1"-3 "x4" ROUGH
1 CEDAR BOARDS COLOR TO MATCH
BUILDING FACADE
/T 4Y6-0"HT WOOD FENCE AT PERIMETER YRy 42"HT ALUMINUM FENCE AND GATE - BRIDGEPORT AVENUE /4™ DEVELOPMENT SIGNAGE
L/ (+/- to comply with max fence height as per Zoning Bylaw) 3/8"=1-0" L 3/8"=1-0" L/ 3/8"=1-0"
1 IKEATED WITH PRESERVATIVE. 15 21JUL26 REVISION AS PER CITY COMMENTS DD
2. ALLOTHER MEMBERS TO BE CEDAR. #2 (CONSTRUCTION) GRADE MINIMUM 14 21MAR26 NEW SITER CIVIL PLANS )
3 ALL HARDWARE HOT DIPPED GALVANIZED. 13 21.FEB.25 NEW SITE PLAN & CITY COMMENTS DD
4. APPLY 2 COATS EXTERIOR STAIN TO MANUFACTURERS SPECIFICATION n B e STE P »
FINISH SELECTION AS APPROVED BY PROJECT ARCHITECT. ’9" ::;‘;;‘; NEw 5‘““‘“;;‘[3‘:;?:&2” COMMENTS EZ
5. ALL FENCES TO BE LEVEL, CHANGES IN GRADE TO BE IN 12"-18" STEPS (MAX.) B e O 5 1o5te 3 NEW SITE PLAN o
GAPS TO GRADE TO FOLLOW FINISH GRADE. GAP TO BE 3-6" LARGE: 5' DIAM +/- IN NATURALIZED GROUPINGS 7 19.AUG.23 NEW SITE PLAN [
FINISH GRADE o 6 18.NOV.09 REV. PER ARCH. COMMENTS DD
3/4 - 213 5 18NOV.08 REV. PER CITY COMMENTS 3]
(END POST) 6'HT. WOOD PRIVACY FENCE 18016 1SSUED FOR DP o
2x6 CAP 3 18.MAY.11 REVISION AS PER CITY REQUEST DD
__4X4 CENTER POST X o o 2 18MAY.11 NEW SITE PLAN/ RZ RESUBMISSION )
_ 36"HT. GATE = o
- POOATION OF GATE 36" HT. BASKET WEAVE oo GROWING MEDIUM / PLANTINGS T vAvod R2 Application )
VARIES, SEE PLAN [TwOoOoD FENCE [J4——1X6 CEDAR MIN. 3 COMPACTED GRAVEL NO. DATE REVISION DESCRIPTION DR.
7 6X6 P.T. POST 4X4 P.T. POST 2X2 CLEAR CEDAR COMPACTED SUBGRADE
(GATES) ALL POSTS SET IN [l 2X4 CEDAR NAILER CLIENT: MFL Development Ltd’
CONCRETE FOOTING
DEPTH -1 HT. OF POST ]
LATCH WIDTH - 3X WIDTH . 6X6P.T. HEM/FIR POST /5 FLATBOULDER
OF POST = T
I}i T T T 36" DIAM. YELLOW CEDAR LOG,
| — | PEELED AND SMOOTHED OUT
|
f — ] MARATHON LANDSAFE WEARING COURSE
: il : MARATHON LANDSAFE BASE COURSE
i - i 4" THICK, CDMPACT%D ROAD MULCH |
; T ! 6-0"
L L 4
. _— PROJECT:
6' HT SCREEN GATE 42" HT FENCE © S —— 24 UNIT TOWNHOUSE
& HT SCREEN GATE ac HIPEREE e —
|
e
e ——
L DEVELOPMENT
- - P PR
5 10671-10751 BRIDGEPORT ROAD
RICHMOND
\ "
/3 6'HT WOOD SCREEN AND 42" HT. FENCE - INTERNAL STREET ) HORIZONTAL LOG - FOR BALANCE & SEATING DP 18-829233 PLAN
\LLJ AND BACK YARDS 3/8'=10" INEY; T
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10651 BRIDGEPORT
6-0" PERIMETER & gmn e
FENCE - :
DECK
OVER
DEMOLITION OF EXISTING HARDSCAPE
AND CONVERSION TO SOFT EXISTING
LANDSCAPE CONDITIONS WITH THE GRADE
TPZ UNDERTAKEN AND SUPERVISED
BY PROJECT ARBORIST.
A-A'  SECTION AT TREE #958
L1 3/16"=1-0"

2408 McKESSOCK AVE

PROPOSED EXISTING
TREE TREE
Level 2 16.08'
4.90m
Level 1 7.09'
2.16m
PAVING  LAWN
1.88m
SETBACK
SETBACK

B-B'  SECTION AT TREE #NOO1
L1 3/16"=1'-0"

MINIMUM 0.5M WORKING SPACE SETBACK FOR FORMING,
DAMPPROOFING AND DRAINAGE

TREE PROTECTION ZONE
(TPZ) FENCE

24" HT CONCRETE
ALLAN BLOCK WALL

=~

SECTION

20"

PLAN VIEW

DECK IN TREE PROTECTION ZONE

8X8 POST

8-71/2"

9.3

TRELLIS STRUCTURE AT AMENITY AREA

8-0"12-0" 0.C. MAX

8-0"12-0" 0.C. MAX

8-0"

2x6 NOTCHED CEDAR

2X6 CEDAR SUPPORTS

2x6 NOTCHED CEDAR

2X8 CEDAR WITH NOTCHED ENDS

2x6 NOTCHED CEDAR

2X8 CEDAR WITH NOTCHED ENDS

2X6 CEDAR SUPPORTS

8X8 P/T HEM/FIR POST

4 -4"LAG BOLTS IN SADDLE

1/3 POST HEIGHT IN
CONCRETE FOOTING

DRAIN GRAVEL

COMPACTED
SUBGRADE BELOW

SCALE: 1/2"=1"-0"

2-2X8BEAM, 8' O.C. MAX.
2 X6 DECKING
2X6JOISTS @ 24" O.C.

10"x 10"x7"ht CONCRETE PLINTH

2 X 6 DECKING

10"x 10"x7"ht CONCRETE PLINTH

2 X6 JOISTS @ 24" O.C.

2-2X8BEAM, 8 O.C. MAX.

NOTE:

ALL TO BE TREX COMPOSITE DECK BOARDS
COLOR BY OWNER

SCALE: 1/4"=1-0"

9 Wayfinding signs
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PART ONE GENERAL REQUIREMENTS

PART THREE SOFT LANDSCAPE DEVELOPMENT

PART THREE SOFT LANDSCAPE DEVELOPMENT - CONT

PART THREE SOFT LANDSCAPE DEVELOPMENT - CONT

11 REFERENCES

1 €O Doc 22008

Camply with all articles in the General Conditions of Contract in conjunction with this section unless superseded by ather Contract Oocuments.

2 Canadian Landscape Standard, Latest edition, prepared by the Canadian Society of Landscape Architects and the Canadian Landscape & Nursery Associatio, jinily. AL vark
and materials shall meet standards as set out in the Canadian Landscape Standard unless superseded by this specification or as directed by Landscape Architect with written
instruction.

3 MASTER MUNCIFAL SPECIFICATIONS & STANDIARD DETAILS, 2000 edition, prepared by the Consulting Engineers ot Eritish Columbiz, Raadbulders and Heauy Cansfruction
Assaciation, and the Municipal Engineers Division

4 STANDARD FOR LANDSCAPE IRRIGATION SYSTEN, 2008: Frepared by the lrrigation Indusiry Assaciation of British Columbia

5 MUNICPAL BYLAWS AND ENGINEERING SPECIFICATIONS WHERE NOTED,

12 TESTING
1 A current Inof mare Hhan one month] Fest for all growing medium to be used an this site s required. Provide and pay for festing by an independent Festing facilty
pre-appraved by the Landscape Architect. Deliver grawing mediun fest results o Landstape Architect for review and approval prior fo placement. Refer to Section 14 Growing
Mediun Testing for pracedure.

2 Ouner reserves the right 10 fest or re-test maferials. Contractar respansible fo pay fo festing if maferials do naf meet specification

13 SUBMITTALS

1 Any alremnate products ditfering from that confained n fhe contract dacunents must be pre-approved by Hhe Landscape Architect

2 subnittals to consist of praduct sample or nanufacturer's product description.

14 SITE REVIEW
1 Under the ferms of the Lendscape Architect’s Cantract with the Ouner and where the Landscape Architectis the designated reviewer, the Landscape Archtect wil sbserve
canstruction as is necessary in fheir apinian to cunfirm canfarmance ta the plans and specifcatiuns. Contact Owners Representative fo arrange for site observation at the
appropriafe fines. Allow to days notice. Observation schedule may include but wil nat be linited to the folloving
11" Stark Up Sihe Meeting, General Cantract Prior to any site disturbance, a meeting with the general contrackor fo review tree preservatian issues, general landscape issues
and municipal requirements.
12 Start Up Site Meefing, Landscape Contract it separatel: At Hhe start of work with Duner's Representative, Site Superintendent and Landsczpe Contractor; a meeting is to
be held to review expected work and to verity the acceptatility of the subgrade and general site canditions to the Landscape Contractor. Provide grawing mediun test results
for this meeting
13 Progress Site Visits: To observe materials and workmanship as netessary fhraugh the tourse of the wark, Reiew of different aspects of Hhe wark nay be dealf wifh on
any single visit. Such elements may include: Site Layout, Raugh Grading, Growing Medium - quality, depths, tinish grading; Orsinage snd Drainage Materials; Lawns or Grass sreas;
Planting -plant material including negotiations with supplirs, rursery inspections, plant sizes, quality, quantity, planfing practice and Layaut, tree suppart; Mulch Frigafian
Systems; Play Equipnent; Site Furiture; and afher elements of Hhe site development where e Landscape Architect is he designated reviewer such as: Pedestrian Paving,
Fencing, Non-structural walls and slabs, Unit Paving.
14 Substantial Performance: Review of all vark, a¢counfing of all substitutians, deletions; plant counts, preparations ot deficiency lst, and recammendatians for capletion.
15 Tertificate of Completion: Upon the declaration of Subsantial Performance, a reconmendation for the issuance of e Certificate of Campletion will be made o the Payment
Certifier as defined in the contract.
16 Deficiency Review: Priar ta the campletion of Hre holdback period, check for campletion of deficiencies. Once completed, a Sehedule 'C” will be issed where required.
17 Warranty Review: Prir fo the completion of the waranty periad (+/- 1l months after issuance of the Certificate of Completionl, review all waranty material and report
rectrmendatians for waranty replacenent.

15 WORKMANSHIP

1 Unless atherwise instructed in the Contract Dacunents, the preparation of the subgrade shall be the responsibiity of the General Contractar. Flacement of growing medun
canstifutes acceptance of the subgrade by the Landscape Contractor. Any subsequent corrections o the subgrade required are the respansibility of the Landscape Cantracr.

2 Al work and superintendence shall be performed by personnel skiled i landscape confracting. In addiHon, sl persarnel applying herbicides and/or pesticides shall hald a
current license issued by the apprapriate authorities

A site visit is requied to become familia with site conditions before bidding and befare start of work

Canfirm location of ll services before proceeding with any work

Hatify Landscape Architect of any discrepandies. Obtain approval from Landscape Archiect prior o deviafing from fhe plans,

Take appropriate measures fo aveid environmental damage. 0o not dunp any waste materials nfa water badies. Conform with al tederal, provincial and local statutes and
quidelines.

7 Collect and dispose of all debris and/or excess naterial from landscape aperations. Keep paved surfaces clean and repaiv damage restiting from landscape work. Repairs
are fa be conpleted prior to final asceptance.

B Where new wark cannects with existing, and where existing wark is altered, make goad b mafch exdsting undisturbed conditian.

16 WARRANTIES

1 Guarantee all materials and warkmanship far a mininun periad of one full year tram the date of Certificate of Canplefion.

2 Refer toinduidual sections for sperific warranties.

21 RETENTION OF EXISTING TREES
. Prior to any work an site - pratect individual rees ar plant groupings indicated as retained an landstape plans as vegekation refention areas.
11 In same insFances the Landscape Architect will tag trees ar areas o remain. Discuss tree retentian areas at a start-up meeting with the Landscape Archifect.
2 A physical barrier must be installed to delineate clearing boundaries. Refer to physical barrier detail. If detail not pravided, comply with local munidpal recuirenents.
3 Ne machine travel through ar within vegetation retention areas ar under crawns of trees to be retained is allowed
4 Do not stockpile soil, construction materials, or excavated materials within vegetation retention areas.
5 Do nof park, fuel or service vehicles vithin vegefation refention aress.
& N debris fires, clearing fires or trash burning shall be permitted within vegatation retention areas.

o excavations, dran or service Frenches nor any ofher disruption shall be permited within vegefation refention areas withaut a review of the proposed encroachment by
the Landscape Architect.

8 Do nof cuf branches or raots of retained trees withaut the approval of the Landscape Architect,
9 Any danage to existing vegetation intended for preservation will be subject o evaluation by an 1A, Cerlitied Arbarist using the "Guide for Plant Appraisal”, Eighth Edition,
1992

9.1 Replacement planting of equivalent value tu the disturbance wil be required. The cost of Hhe evaluation and of the replacement planting wil be Hhe responsibilty of the
General Contractar and ar the persanls| respansble for the disturbance.

0 In municipalities with specifc Free refention/ replacement bylaws ensure canpliznce fo bylaws

M nsituations where required canstruction nay tisturb existing vegetation ifended for preservation, confact Landscape Architect for review prir to conmendng
canstruction.

plicafion Rafe
eed Mixture: 136 kgiha (125 lbs/acre]
)

with water, n the following sequence; seed, fertilizer. Tharaughly i info a homogenaus slurry.
the tank for mare than four (4] hours.

iwner. Water in sufficient quantities to ensure deep penetration and af frequent intervals to maintain vigoraus growth unfil grass F s

responsiility to supply water aF no extra cost fo the Contract.

Sicty days after substantial completion, areas meefing e conditians abave vill be taken ver by Hhe Guner. Areas seeded in Fal uillbe accepted b Spring ane manf
start af qrowing season, provided that e sbave conditions for acceptance are fulflled

184 For all lant materia, the Landscape Architect reserves m right b extend Hhe Cantractor's respansibilty far another grouing season i, in his apinion, leaf development
and growth is not sufficient to ensure future satisfactory gro
185 Where fhe Duner s responsible for plant naintenance ihasnat provided adequate naintenance, the plant replacenent section of the confract may be declared vaid
The Landscape Architect shall deternine whether maintenance has been satisfactary using the Canadian LGdx:ape Standard, Section 11, Maintenance as fhe quide. The required
maintenance standard is » mininun of Level Three - Mediun, Refer o Section .11, Establishnent Mainfen
106 The Landscape Contractur is respansible to replace any plant material or repair zny cansfruction Reated it Contracttht s damagd o sicen unl he fsuance f
Hhe Ceriticate of Conpletion

Deviatian trom the specifications nay require extension of the Warranty Feriad as defermined by the Landstape Architect.

32 GRADES
sure subgrade is prepared to conform to depths speciied in Section 35, Growing Medium Supply, below. Where planting is indicated close to existing rees, prepare
suitable planting pockefs for material indicafed on the planting plan. Shape subrade to elininafe free standing wafer and conforn to the sife grading and drainage plan

2 On slopes in excess of 31 trench subgrade across slape to T50mm (&) minimum 3t 15m {5 ¢+ intervals ninimum.

Scarity the entire subgrade immedistely prior ta placing groving mediun. Re-culfivate where vehicular traffic results in compattion during the constrction procedures,
Ensure Hhat all planfing areas are smoothly contaured after light compactian to finished grades

4 Eininate standing water from all finished grades. Provide 3 smooth, fim and even surface and confarm o grades shawn on Hhe Landscape Drawings. 0o not exceed
maxinum and mininun gradients detined by the Canadian Landscape Standard

5 Construct swales true to line and grade, smooth and free of sags or high paints. Mininun slape 2%, maxinun side slapes 10%. Assure pusifive drainage to calection paints,
& Slape nat fo exceed the fullowing naxinuns: Rough Grass 34, Lawn &, Landstape planfings 21
7 Finished sail/nulch elevation af building o camply with municpal requirenents

§Inforn Landscape Architect of camplefion o finish grade prio fo placement of seed, sad, plants or mulch,

3 LANDSCAPE IRANAGE
1 Related Work: Growing medium and Finish Grading, Grass areas, Trees Shrubs and Groundcovers, Planters, Crib Walls,

2 Wark included: Site finish grading and surface dranage. Installation af any drainage systens detailed an Landscape plans. Nofe: Catch basins shown on Landscape plans for
cardination only, confirm scope of wark prior 1o bid

21 Coartinate al landscape drainage wark with rest of site drainage, Refer to engineering drawings and specifications far cannections and ofher drainage wark

22 Deternine exact lacation of al existing utifies and structures and underground utlites prior fo commencing work, which may ot be Lacated an drauwings and condlct wark
50 s to prevent inferruption of seruice ar damage to fhem, Profect existing structures and ufilty services and be respansible for damage caused

23 Planter drains on slabs Refer fo Section 310, Installing Landscapes on Structures

3 Ee

s N‘er\(hmg and backfiling in accordance with engineering details and specifications

32 Lay drains on prepared bed, true to line and qrade with inverts smaoth and free af sags or high paints. Ensure barrel of each pipe i in cantact with bed thraughaut full
engt

33 Tommence laying pipe af outlet and praceed in upstrean divection.

34 Lay perforated pives vith perforations at 8m and 4pm positians.

35 Make joints tight in accardance with manufacturers directions

36 Do not allow water o flow Hhraugh the pipes during construction except as approved by Enginger.

37 Make watertight connections to existing drains, new or existing manholes or catehbasing where indicated or as directed by Landstape Architect.
38 Plug upstrean ends af pipe with watertight clean out caps.

38 Surround and cover pipe with drain rack in uniform 150mm Layers o various depfhs a5 shown iy defals, miinun 100mn.

310 Cover drain rack with non-woven fitter cloth Lap all edges and seans mininun 150,

N Assure positive drainage

312 Back il remainder ot trench as indicafed.

313 Protect subdrains from Hoatation during nstallation,

8 LAWN BREAS - SOUDING

1 General: Treat all areas defined as Lawn areas on fhe landscape plan between al property ines of Hhe project including all buulevards fo edge of raads and lanes,

2 Growing Medums Conply uith Sectian 221, Growing Mediun. Prior ta sadding, request an inspection of the finished grade, and depth and candition of growing medium by the
Landscape Architec.

3 Tine af Sadding: Sud trom April 1ot fo Ockaber Tst. Further extensians may be obtained on cancurrente at the Landscape Architect.
4 Sod Supply: Conform bo all conditions of Canadian Landscape Standard, Section 8, B.C. Standerd for Turfgrass Sod

5 Specitied Turfgrass by area: Refer o Table 2 belaw

2 Coordinate vork vith constructim-at planters and planter drainage.

21 Verify that planter drais aré in place and-pasifve drainage fa raaf drains s present prior o placing any drain ruck or sol
3 Pravide clean out at all through-slab drain locatians . Use min. dia. FYC Fipe filled with drain rock unless specific drawing detail shawn.
& Install drain rack evenly ta a mininum depth of 4" [100mmlor alternate sheet” spectied. Install sheet drain as per manufacturer's recammendations.

5 Cover drain roch {or alFernate sheet drain if specifed on draving details with fiter fabric appi
plicing growing medium.

(1500 3t 3l edges. Obtain approval of drainage system prior to

6 Place an even Layer of 25 - S0 clean washed punp sand over filfer fabric.

7 Place grawing medim to depths specified n Section 15 above for variaus surface freatments. Refer o Orawing defall far any light weight Tle-required fa alfer rade.
Use Styrofoam block aver drain rock shaped o provide smooth surface Fransition af edges. Butt each pice fightly fogether and cover with fifer fabric fo fr
migrating downward

TABLE 2 SPECIFED TURFGRASS BY AREA

Hrea Bescriptian ualiy Grade Wajar Species.

CLASST | Lawn, all areas noted on drawings & Lawn n urban o, 1 Prerium Kenfucky Blue for sun, Fescues for shade
development sites including baulevard grass

TLASS2 | Grass - public parks, industrial and insfitutional sites Na. 2 Standard same

0LAsS3 | Rough Grass see hydroseeding

SPECIAL

6 Lime: The lime shall be as defined in Section 2.2.3, Materials. Apply af rates recommended in required soi fest. Refer fo Section 34 for method

7 Fertilizer: Refer o Section 2.2.2 Maferils. Apply specified fertiizer at rates shown in the required sol test. Apply with a mechanical spreader. Culfivafe infa growing
medium 48 hours prior to sadding. Apply separately fram line.

8 Sodding: Frepare a snooth, tirm, even surface for laying sod. Lay sod staggered with sections closely butted, without averlapping or gaps, smaoth and even with adjoiring
areas and rellghtly. Water to obtain moisture penefration of 3" tu 4" {7 - 10cnl. Canply with requirements of Canadian Landscape Standard Section 8, BC Standard for
Turtgrass Sod

§ Mainfenance: Begin nainfenance inmediately after sodding and continue for 60 days after Substantial Completion and unfl accepted by the Owner. Prafect sndded areas
from danage with femporary vire o fuine fences complete with signage unfl lavn is Faken over by the Ovmer. Water o obtain noisfure penetrafion of 3" fo 4" [1-10cn af
infervals necessary to maintain sufficient growth. Keep grass cut at height of between 1-1/2" them) and 2* (Scn). Provide adequate protection of sodded areas against damage
unfil he urf has been faken aver by Duner. Repair any damaged areas, re-grade as necessary. Aerafion may be required i in the Landscape Arcifect's apinion, drainage
through the sad base mediun is inpaired.

10 Accephance of Lawn Areas: The furf shall be reasonably well established, with no apparent dead spofs ar bare spots and shall be reasonably free af weeds [fo Canadian
Landscape Standard, Section 13 Maintenance Level 2 [Appearancel. Use herbicides it necessary for weed removal unless other conditions ot contract forbid their use. After the
Gaun has been cut af Least fuice, areas meeting fhe conditions abave vill be taken over by the Ourer.

& GROWING MEDIUM TESTING

PART TWO SCOPE OF WORK

21 SCOPE OF WORK.

1 Bther conditions of Confract may spply. Contirm Scope ot ork af fine of fender.

2 Work includes supply ot al related items and perfarning all perations necessary to complete the work in accordance with the drawings and specifications and generally
cansists of the following:

21 Retention of Esting Trees where shown on dravings.

22 Fish Grading and Landsczpe Drainage

23 Supply and placement of groving mediun.

24 Testing of inparted grouing medun and.or site fopsail,

25 Supply and incorparation of aditives o meet requirements of sml test and Table One.
26 Freparation of planting beds, supply of plant material and plni

27 Preparation of rough qrass areas, supply of materials and seemr\g

28 Freparation of Laun areas, supply of materials and sodding

29 Supply and placement of bark nulch.

210 Mainfenance of planted and seeded/sadded areas until accepted by Duner
21 SEPARATE PRICE: Establishment Maintenance, Section 311

212 ther wark: Work ofher Hhan His list, not specified by Landscape Architect

2 MATERIALS

1 Grauing Mediun: Contorm to Canadian Landsczpe Standard far definitions of inported and an-site apsail. Refer to Table One below,

TABLE ONE: FROPERTES OF GROWNG MEDIUM FOR LEVEL 2 GRODMED AND LEVEL 3 HODERATE AREAS
Canadian Systen of Sal Classification Texbural Class: "Loamy Sand” to “Sandy Loan

Fpplicatians Tow Traffc Aress Figh Traffic Planting Arezs
Trees and Large Shrubs Laun Areas and Planters

Growing Medium Types L K I

Teddure Percent 01 Dry Weight af Tatal Groving Hedum

Coarse Gravel

Larger than 25mm 0-1 0-1% 0-1%

A Gravel
arger than 20m

D-5% 0-5

Percent OF Ory Weight f Growing Medum Excluding Gravel

1 Sunit sample af growing medium praposed far use on His project fo an independent Laboratary. Pravide test resulfs fo Landscape Architect prior o
placing. Test results o include

‘11 Physical praperties, % content af gravel, sand, sif, clay and organics.

12 Addity PH and quantities of ine ar sulphur required to bring within spedfied rar

13 Mutrient levels of prindple and race elements and reconmendations for reqmred ol snendnets

i Carban/Mitrogen level

5 GROWING MEDIUM SUPPLY AND PLACEMENT
1 Supply al groning mediun required for fh performance of fhe Confract. Da na load, fransport or spread growing medium when it s 50 vef that ifs sfructure s ikely fo be
damaged

2 Supply all growing medium adnixtures as required by the soi fest. Amended growing mediu nust neet fhe specification for groving mediun as defined in Table ne for the
varlaus areas.

21 Tharaughly mix requived anendnents info Hhe full depth of the groving nediun

12 Spesial mives nay be required far various situations. Refer fo draving nofes for instructions,

3 Place the anended growing medium n all grass and planting areas. Spread growing mediun in uniforn Layers not exceeding & (T50mn), over unfrozen stbgrade free of
standing water

4 Mininum depths ot graving mediun placed and conpacted to 807

41 Onegrade

411 Seeded and sodded lawn & (150mm)

412 Mass planted shrubs & groundcavers, 18" |450mn)

413 Groundeaver anly areas, if defined on plan, 9" {225mm)

414 Tree & Large shrub pits. depth to canforn to depth of raotball - width shall be at least Fwice Hhe width of the roat ball with saucer shaped
sides

42 0n-Slebs

421 Irrigated Lawn. 9* (210mm)
422 Groundeover areas g
422 Lawn without autamatic irrigation.
424 Shrub & groundeover areas.
425 Trees and specimen shrubs

18" (45 0mm}

30" T60mml aver columns and/or edge of slab (verify colunn locafions n-site for tree locatians.)
426 Depth nofed includes 1" fo 2" 125-50mm) s3nd over flfer tabric

427 Maginum 18" depth graving medium except where mounded for trees over column points.

5 Marually spread growing medun/planting scil araund existing trees, shrubs and obstacles.
& In perineter seeded grass areas, feather groving mediun out to nothing at edges and blend info existing grades.

7 Finished grades shall confarn o the elevatians shown o landscape and site plans.

Sand
targer than 0.05nm 50-80% 40-80%
smallr than 2.0nm

i
targer than 0.002n 0-25% 0t 0-25%
smaller than 0.05nn

Clay , ;
smallr than 0,002 v-nE 0t 0-z

Clay and Silf Conbined maxinun 357 maxinum 15% maximun 35%

Qrganic Cantent [caast: 3-10% 3-5% - 20%

Qrganic Cantent linterior): 3-5% 3-5% - 20%

Acidity (pH) 60-20 60-70 45- 65

Orsinage: Percolatian shall be such that no standing water is visible 60 minutes after af least 10 minutes of muderate ta heavy rain or irrigation

2 Fertiizer: An organic andor norganic compound cantaining Nifrogen (N, Phosphate (25], and Potash Isoluble 21 in propartions required by soil Fest,
3 Line: Ground agricultural limestane. Meef requirements o the Canadian Landscape Standard

4 Drganic Additive: Conmercial campost product 1o the requirements of the Canadian Landscape Standard, lafest edition and pre-approved by the Landscape Architet.
Recannended suppliers: The Answer Garden Praducts, Fraser Richmond Soils X Fibre, Strean Organics Management.

5 Sand Clean, washed punp sand fo meet requirements of Hhe Canadian Landstape Standard.

Compasted Bark Hulch: 10mm [3/8°) minus FirHenlack bark chips and fines, free of chunks and sticks, dark brown in colour and free of all suil, stones, raats or other
extraneaus matter. Fresh range in colour bark will be rejected

7 Herbicdes and Pesticdes: If used, must canfarm fo al federal, provincial and ocal stafutes. Applirs must hold current licenses issued by the appropriate authoriies in
the area.

B Filfer Fabric: 4 nan biodegradzble blanket or ofher ftering membrane that will allow Hhe passage of water but not fine soil particles. (Such as MIRAFI 140 ML, GEDLON 10
OR AMOCD 4545 or alfernate product pre-appraved by the Landscape Architect)

9 Drainage Piping if required: Schedule 40 PVE numinal sizes,
10 Drain Rock: Cleen, round, nerf, durable, and have a maxinun size of 19mm and containng no material smaller Fhan fonm

11 Planf Maferial: To fhe requirenents of fhe Canadian Landscape Standard. Refer o 39, Plants and Planfing. AL plant material must be provided fram a certiied disease
free nursery. Fravide proot of certification.

12 Sod Refer fo individual sections I His spedificetion
13 Supplier and installers ot segnental block walls fo provide engineered drawings for all walls: signed and sealed drawings for ll walls, ndividually, in excess of 12, or
cambinations of walls rollectively in extess of 1.2m. Installations must be reviewed and signed off by Certified Professianal Engineer; inlcude cost of engineering services in

Tender price

Y. Miscellanenus: Any other material necessary fo complete the project as shavn on the drawings and destcribed herein

26 ROUGH GRASS AREA - SEEDING
1 General: Rough grass areas are nafed on the drawings as “Raugh Grass”. Treat all areas defined as rough grass befween all property lines of the project including all
baulevards to edge of roads and lanes,

2 Preparation of Surfaces: Ta Canadian Landscape Standard Class 3 Areas Rough grass) Section 1113
21 Clean exsting sl by meshanical neans of debris over Sl in zny dinension
2.2 Roughly grade surfaces to allow for mainfenance specified and far pasitive drainage

3 Tine af Seeding: Seed from early spring (generally Aprl st to afe fall (September I5th) of each year. Further extensions may be obtained an concurrence o the Landscape
Archiect.

4 Sead Supply & Testing: Al seed must be obtained from  recagnized seed supplier and shall be . 1 grass nixture delivered in canfainers bearing the following information
41 Analysis of the seed nixture
42 Fercentage of exch seed type

5 Seed Micture: Al varietes shall e rated s strang perfarmers in the Pacific NorHhwest and are subject fa clent appraval.
70% Creeping Red Fescue
20% Annual Rye
5% Saturn Perennial Rye
5% Kentucky Bluegrass
For Wildflower Areas use a ixture of Wildflawers with Hard Fescues [Terralink Coastal Wildflowers) with Hard Fescue or pre-approved alfemate.

& Fertilizer: Mechanical seeding: Apply 3 complefe synthetic slow-release fertilzer vith maxinun 35% water soluble nifragen and a formulation ratio of 18-18-16 - 50%
sulphur ures coafed , 12 ky/halT00lbs/acre) using  mechanical spreader

7 Seading: Apply seed ot 2 rate of 1Zk/H 100lbs /acrel with a mechanical spreader. Incorparate seed nfa Hhe tup 174 (snm) of soil and lightly compat

A Acceptante: Provide adequete protection of the seeded areas until conditions af acceptance have been met. Comply ith Section 3.7 Hydroseeding.

IROSEEDING

32 Where approved for use n ares of Lawn, comply Sith-Section 3.8 Lawn Areas: Sodding
4 Protection: Ensure that fertilizer in solutian daes not came in contact the foliage af any trees, shrubs, or ather susceptible vegetation. o nat spray seed or mulch on
objects not expected to grow grass. Protect existing site equipment, roadways, imdscaping, reference paints, monunents, markers and structures from damage. Where
<ontamination occurs, remove seeding slurry to satisfaction of and by means approved by ndscape Architect

5 Mulch shall consist of virgin wond fire or recycled paper fbre designed for hydraulic seeding and dyedfer.case of maritaring applicaton.If using recyeled paper material
far waad fibre subsfifure use 135% {by weight). Conform to Canadian Landscape Standard far mulch requirements

& Water: Shall be free of any inpurities Hhat may have an injurinus effect on the success of seeding or may be harmful to the envn

7 Equipment: Use industry standard hydrauli seeder/mulcher equipnent with Hhe fank volume certitied by an dentificafion plate or sficker affis
equipnent. The hydraulic seeder/nulcher shall be capable of sufficient agitafion 1o mix the naterial into a homagenous stury and to maintain the sturry in &
untiltis applied. The discharge punps and qun nozales shall be czpabie of applying the materials unifornly ver the designated area

3 PLANTS AND PLANTING

Canfarm to planting layout a5 shown on Landstape Plans.
2 Gbtain approval of Landscape Architect for Layaut and preparation of planfing priar fo conmencement o planfing opersfions.
3 Make edge of beds with smaoth clean detined lies.

4 Tine of Flanting
41 Plant frees, shrubs and groundcovers only during periods that are normal far such work as deternined by local weather conditions when seasanal conditions are likely fo
ensure successful adaptation of plants fa Hheir new location.

5 Standards:

5.1 AL plant material shall conforn to the requirements of the Canadian Landstape Standard, latest edition, unless exceeded by draving Plant Schedule or Hhis spediication.
511 Reter fo Canadian Landscape Standard, Sectinn 8, Flants and Flanfing and in Section 12, BLNA Standard for Container Grown Flants for nininum standards

517 Refer to Plant Schedule far spedfic plant and confainer sizes and camply with requirenents

52 Plant naterial thtained fram areas with Less severe clinafic conditions shall be grown o withstand fhe site dinate.

& Review:
4.1 Review at the source of supply and/or callection point does ot prevent subsequent rejection of any or all planting sack af the ste.

T Availability
11 Area of search includes the Lower Mainland and Fraser Valley. Refer ta Plant Schedule far any extension of area.
7.2 Supply praa af the availaily of the specified plant material within 30 daps of the award of the Confract

4 Substitution:

8.1 Dbain written sppraval of the Landscape Architect prior ra making any substitutions to the specified material Non-appraved substitutions wil be rejected.
6.2 Alow a minimun of 5 days priar o delivery for request fo substifufe

83 Substitutions are subject to Canadian Landscape Standard - definition of Conditions ot Availability.

8 Plant Species & Location:

51 Plants shall be frue fo name and of the height, caiper and size of ruot bl as shawn on the Landscape/site plan plant schedule. Calipe of frees is fo b teken & (15en)
abuve grade,

87 Plant 3ll specified species in the location as shown an the Landscape drawings. Notity Landscape Architect if contlicting rack ar underground/ averhead services are
encountered.

43 Desiation of given planting location will anly be allowed after review of the proposed deviation by the Landscape Architect.

10 Excavation
101 Trees and large shrubs: Excavate a saucer shaped free pit to the depth of fhe raotball and to af least fuice the width of the raotball, Assure that fiished grade is &t
the ariginal grade the tree was grown a

1 Drainage of Planting Holes;
M1 Frovide drainage of planfing pits where required.ie. an sloped canditions, break ouf the side of e planting pit tu allow drainage down slope; and in fat conditians, mound
ta raise the raatball abave inpervinus Layer. Notity the Landscape Architect where Hhe drainage of planting holes is linite

12 Planting and Ferflizing Procedures;

121 Plant alltrees and shrubs uith the raots placed i their natural grauing pusiion. If burlapped, loosen araund the fop af Hhe ball and cut away or fold under. Do nat pull
burlap from under Hhe ball. Carefully remose containers without injuring the raotballs. After settled in place, cut huine. For wire baskets, clp and remave tap Hree rows of
ire

122 Filthe planting holes by gently firming the growing nedium around the raot system in 5" 15cn] ayers. Settle the soll vith water. Add sail as requived fo neet finish
grade. Leave o ai voids. When 2/3 of the fapsail has been placed, apply fertilzer as recommended by the required sail test af Hhe specfied rates.

123 Where planfing s indicated adjacent fo existing frees, use special are fo avaid disturbance of fhe roat system or nafural grades of such frees

124 Where frees are n laun areas, provide  clean cuf mulched 900 (3 1 dianefer drcle centered on the free

T Staking of Trees:

M1 Use twa 2"x2*¢5' stakes, unless superseded by municipal requirements. Set stakes minimum 2 tt. in sail. Do nat drive stake thraugh rontball

T2 Leave the frae carefully vertical

3 Tie with pre-approved connercil,flat woven polypropylene fabric bet, mininun width 19mm (3/4"). Approved product: ArborTie - avaiable from Degpfact.
134 Coniteraus Trees over & tt. height: Guy with three 2-strand wires {11 gauge]. Orive three stakes equidistant around the tree completely below grade.

5 Trees 6 tt.- onWood or Concrete Decks: Guy as above using three deadnen min. 2'2"+") buried ta the maxinum possible depth nstead of stakes.

6 Mark all guy vires with visble flagging maferia,

T Pruning
%41 Linit pruning to Hhe ninimun necessary fo renave dead or injured branches. Preserve fhe natural character of fhe plants, do not cut the teader. Use only clean, sharp
Hoots. Make al cuts clean and cut 10 Fhe branch colar Leaving no sfubs, Shape affected areas s0 as not 10 refain water. Renve damaged maferial,

5 Mulehing
151 Huleh al planting ares vith an even layer of mulch fo 2-172 - 3" {65 - 75mm) depth. Confirn placement of mulch in areas labeled “Graundcover Area” an drauings. Mulch 2
3 £+, (900} diameter circle around frees in Lawn areas, leave a clean edge.

t Aueptance:
161 The establishment of all plant material is the responsibility of the Landstape Contractar.

17 Plant Material Mainfenance
11 Maintain il plant material for 60 days after Landscape work has received a Certificate of Completian
72 Watering: Canfarn to Canadian Landscape Standard, Section 1332 - Watering and generally as follows:
1121 Water to supplenent natural rainfall such that the soll malsture content is kept Fo 50% fa 007% of field capacity. Water fa the full depth of the roat zane each fine
The Ouner is respansible o supply water af na extra cost fo the Contract. Confirm ssurce of water prior fa beginning wark
73 st sprprie essres ot pests ar dseases g ot e Comply with all Local governing stafutes and guidelines for chemical control.
Plant maferial which fais fo survive shall be replaced in the next apprapriate seasan as defermine by the Landscape Architec
\75 Repai free guards, stakes, and quy ires, uhen necessary.
116 Maintain areas relatively weed free. [Appearance level 7, Canadian Landscape Standard, Chapter 13,
1.7 Maintain mulch to speciied depths,

18 Plant Warranty:

181 Replace all unsatisfactory plant material except those designated "Specinen” for a perind of ane I1 year after the Certiticate of Canpletion. Replace all unsatistactory
plant material desiqnated "Specimen’ for a perind of tw (2) years after the Certificate of Complefion. Replace all wnsatisfactary trees and shrubs and continue to replace
these until the specified nunber is camplefe and satisfactory to the Landscape Architect. Such replacement shall be subiject o Fhe natification, inspettion and approval a5
specified for the ariginal planting, and shall not constitute an extra fa the Contract,

182 Those Flants, identified s hardy within one zone of the Canada Nepartment of Agriculture tonal class for the area, spetified by the Landscape Architect and installed by
the Landscape Confractor which are killed thraugh below normal temperafures below the average of the extrene mininum Fenperatures of ficially recorded n the area
concerned, in the Last 10 years, will not be replaced without cost of replacement borme by the Durer.

183 A review nay be requested during fhe Latter part of Hhe warranty groving seasan. All plant material showing well developed faliage, healthy growth and bud forming, will
then be taken over.

ESTABLISHMENT MAINTENANCE (Provide 3 separate price for this section)

1 Intent: The intent of “establishnent” maintenance is to pravide sufficent care fo neuly installed plant material for a relafively short periad of fine to ensure or increase
Hhe long ferm success af Hhe planting. The abective is fhe adaptation of plants to a new site i arder fo obtain the desired effect fram Hhe planting whie redudng the rafe af
failure and unnecessary work associated with improper establishnent. Establishment of maintenance pracedures apply to al new and retained vegetation including tultivated
Furtgrass areas and new frees and shrubs.

2 Maintenance Period: Provide maintenance of installed landscaping far 12 menths follaving substantial completion.
3 Related Standards and Legislation: Canadian Landscape Standard, latest edition; Fertilizer Code., B Pesticide Control Act.

4 Site Review: In adition to the inspections at substantial conpletian, af final progress draw application, and at the end of the guarantee period, there should be fhree ather
reviews during the 12 months attended by the Contractor and a designated representative of the wner. Haintain a lagbaok and reparting pracedures and submit to the
designated representative

5 Scheduling: Prepare  schedule of anticipated visits and submit to designated representaive at start-up. aintenance operations shal be carried aut predominately during
Hhe growing season between Harch st and Novenber 30th, hawever visits st ather fimes of the year may be required.

& Maintenance Level: Camply with B. C. Landscape Standard, Section 16, Table 14.2, Maintenance Level 2 *Groomed".

7 Materiats Comply with Part Twa of this specifcafion
71 Fertiizers: To the requirenents of the Canatian Landscape Standard. Formulatians and rafes as required by sol festing

8 Plant Maferial Establishment.

81 Watering During the first growing season, water new plants af east every fen 10l days between April 15t and July 31st, and every twenty (20) days between August st
and Septenber 15t Minimun 25 gallons per free per appliation. During Hhe second graving season, wafer new plants af least every henty days betueen April 1 and July 31
and ance befween August 1st and September ¥ist, Apply water at a rate and duration such that the water confent reaches field capaity o the full depth of the growing
medium. Apply water again when fhe water content reaches Z57% of field capacity. Provide and irrigate with water In the event tha any aufomatic irrigatian systen nalfunctions.
or has ot been completely installed. Scheduled applications of water shall be missed anly when raintall has penetrated the sl fully as required

82 Much Maintain mulches in the original areas and 10 the original depths.

83 Weed Confrol: Renase all weeds fro all areas at leas! ance per manth during the graving seasan by hoeing or culfivafion to 2 naxinun depth ot B, hand-puling, or, if
nacessary, by the use of herbicides.

84 Pest and Disease Confrol: Inspect al planted areas for pests and diseases periodiclly and af Least every bwn monihs during the growing season by an experienced
person. Carry out freatment for pests o diseases pranptly and cansistently for maxinu effectiveness. Conply with all B.C. Pesticde Contral Act and municpal requirenents.
85 Tree Suppork: Maintain stakes, guy wires and fies one full growing seasan. Check Hies at Least every two months Fo ensure Hhaf fhey are nat causing a depression in fhe
bark. Laasen, repair or replace fies as necessary. Renove all stakes guy wires and fies affer fhe first growing season except where large trees require confinuing suppart in
Hhe apinian of the Landscape Architect. ANl flagging of guy wires shall be visile and i good repai.

88 Pruning: Inspet al trees and shrubs at least every two months during the growing season; prune fo remave al dead, weak or diseased wood. Mainfain Hhe natural shape
of Hhe plant. Carry out clipping r shaping anly if required in the maintenance canract far specifc variefies or conditians.

87 Fertilzing: Once during fhe twelve nanth periad of establishnent maintenance fertilize shrubs, trees and groundcovers according tu sol analysis requirenents.

9 Grass Areas Establishnent.

91 Watering: Use hases and sprinklers,irrigation systems or ather methods to apply water to Class 1and Class 2 qrassed areas (Canadian Landscape Standard, Section 7,
Lawns and Grasses) such that the grass is maintained in 3 furgid conditian. Supply and irrigate vith water in the event of any irrigation system malfunction, or incomplete
installation at no expense to the awner. Apply water o prevent packing or erasion of the sail. Apply water af a rate and duration so that the water content in the growing
medium reaches field capacity Fo Hhe full depth of fhe groving mediun. Apply water again when the water content reaches 23% of field capacity.

92 Weed, nsect and Disease Contral: Inspect grass areas each Hne they are mowed for weeds, insect pests, and diseases and freat pramptly when necessary by appropriate
manual methods, or by the use of chemicals in compliance with the BCSLA/B.CLMNA Landscape Standards latest edition. Kill broadleated weeds in grassed areas by a general
application af a suitable herbicde f the weed population exceeds 10 Broadicat veeds or 50 annual weeds or weedy grasses per & square nefers. This application shall reduce
Hhe weed population fo ze

93 Fertilizing: According to sail analysis.

94 Lining Accarding to soil analysis

95 Mowing and Trinming - Allareas: The first four tuts shall be a sharp rofary fype mower. Excess qrass dipping shall be removed affer each cut. Mow ll grassed sreas
with a sharp reel or rotary mower when the grass reaches  height of 60mm. Mow to a height of 40mm. Edge with a mechanical vertical tutting edger ance per year in March.
Remave all grass clippings atter each cut.

96 eration. Aeration naf required in the first groming season. If necessary, in the second growing season, aerate i early May with  sutable mechanicel corer. Care fo a
depth of 100mm, 1), nd remave cores.

97 Repairs: Re-grade, re-seed ar re-sod when necessary to restore damaged or faiing grass areas. Match the grass varieties in the surroundng area. Re-sud, if required,
Hhroughaut the growing season. Re-seed befween Apri fst and April 15t or between Sepfenber 1st and Sepfember f5th. Frofect re-seeded areas and keep noist unil the first
mowing

DP 18-829233 PLAN # 3.L

17036-15.ZIP

© Copyright reserved. This drawing and design is the
property of PMG Landscape Architects and may not be
reproduced or used for other projects without their

permission.
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5 City of
2 Richmond Report to Development Permit Panel

To: Development Permit Panel Date: August 4, 2021

From: Wayne Craig File: DP 19-862430
Director, Development

Re: Application by CSC Interior Services for a Development Permit at
8011 Leslie Road

Staff Recommendation
That a Development Permit be issued which would:

1. Permit renovations to the existing building at 8011 Leslie Road on a site zoned
“Auto-Oriented Commercial (CA);” and

2. Vary the provisions of Richmond Zoning Bylaw 8500 to:
a) Reduce the minimum side yard setback from 3.0 m to 0 m;
b) Permit two small vehicle parking spaces;
¢) Reduce the required medium on-site loading spaces from 1 to 0;

d) Reduce the minimum setback between parking spaces and side lot lines from 1.5 m to 0.8
m; and

¢) Reduce the minimum setback between parking spaces and the rear lot line from 1.5 m to
0 m.

vy
for

Wayne Craig

Director, Development
(604-247-4625)
WCir

Att. 3
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August 4, 2021 -2- DP 19-862430

Staff Report
Origin
CSC Interior Services has applied to the City of Richmond on behalf of owner, Canada Mei Fu
Jin Investment Ltd. (Director Jiang Fu), for permission to undertake renovations to the existing
building at 8011 Leslie Road on a site zoned “Auto-oriented Commercial (CA).” The proposed

renovations are to facilitate the use of the building as a hotel. A location map is provided in
Attachment 1. The site currently contains a three-storey building.

There is no rezoning application associated with this Development Permit application.
Development Information

Please refer to the Development Application Data Sheet in Attachment 2 for a comparison of the
proposed development data with the relevant bylaw requirements.

Background

The subject site is an 829 m? (8,923 ft*) property containing a three-storey building, which was
built as offices but is currently vacant. The site is located in the Aberdeen Village area of the
City Centre Area Plan (CCAP). The CCAP land use designation for the subject site is “General
Urban TS5,” which supports a variety of commercial uses.

The existing building is located above the parking at grade, with only elevator and stair lobbies
occupying the ground floor. The proposed renovation would include replacement of all of the
windows, replanting of the landscape areas, and two small additions to the ground floor in an
area currently occupied by parking.

Development surrounding the subject site is as follows:

e To the north; a single-storey commercial centre on a property zoned “Auto-oriented
Commercial (CA)”.

e To the east; a two-storey commercial building on a property zoned “Auto-oriented
Commercial (CA)”.

e To the south, across Leslie Road; a paved parking lot on a property zoned “Auto-oriented
Commercial (CA)”.

e To the west; one- and two-storey commercial buildings on properties zoned “Auto-oriented
Commercial (CA)”.

Staff Comments

The proposal involves the conversion of the building from office to hotel uses. A total of 22
rooms are proposed. No cooking facilities are provided within the rooms although a communal
dining area for hotel guests is provided. Consistent with previous applications involving hotels,
the applicant will be required to register restrictive covenants on title prior to issuance of the
Development Permit. These include a restriction against the strata subdivision of hotel rooms,
limit on length of stay to a maximum of 30 consecutive days, and a restriction against providing
kitchens in any hotel room.
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August 4, 2021 -3- DP 19-862430

The proposed exterior alterations are largely limited to the size and location of windows, parking
layout, and small ground floor additions within the existing building footprint. The additional
floor area is within the allowable floor area ratio (FAR) for hotel uses. The proposed alterations
are generally in compliance with the “Auto-oriented Commercial (CA)” zone except for the
zoning variances noted below. :

Zoning Compliance/Variances (staff comments in bold italics)
The applicant requests to vary the provisions of Richmond Zoning Bylaw 8500 to:
1) Reduce the minimum side yard setback from 3.0 to 0 m.

Staff supports the proposed variance as the location of the existing building is an existing
legal con-conforming condition and the project involves adaptive reuse of the existing
building.

2) Permit two small vehicle parking spaces.

Staff supports the proposed variance as it applies only to the existing parking spaces located
underneath the building, which cannot be enlarged due to the structural support pillars. The
Zoning Bylaw would allow up to 50% small car spaces on properties with 31 or more parking
spaces. These two small spaces represent 18% of total stalls. The parking arrangements have
been reviewed and accepted by the City’s Transportation Department.

3) Reduce the required medium on-site loading spaces from 1 to 0.

Staff supports the proposed variance as the location of the existing building and clearance
height of the drive aisle restrict loading activities to the front yard only. Loading is
accommodated along the west side of the site, and, although this area is not technically large
enough to meet the size requirements for a medium-size loading area as defined in the Zoning
Bylaw, the applicant has demonstrated that this area is functional for the needs of the
proposed use. The loading arrangement was reviewed and accepted by the City’s
Transportation Department.

4) Reduce the minimum setback between parking spaces and side lot lines from 1.5 m to 0.8 m.

Staff supports the proposed variance as the proposed landscaped setbacks are an improvement
JSrom the existing condition. A 1.5 m landscape setback cannot be accommodated without a
variance to the minimum driveway width, which is 7.5 m.

5) Reduce the minimum setback between parking spaces and the rear lot line from 1.5 m to 0 m.

Staff support the proposed variance as the rear yard interface is with the service lane of the
neighbouring development. A landscaped area is instead provided at the base of the building
to add separation between parked vehicles and the ground level hotel units.

Advisory Design Panel Comments

The proposed exterior alterations are limited in scope and will not impact the overall form,
massing or site plan of the existing building. Therefore, it was not presented to the Advisory
Design Panel for review and comment.
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Analysis

Conditions of Adjacency

o The subject site is located within a vehicle-oriented commercial area. There is perimeter
fencing around the site, which would be replaced with a new 1.8 m (6 foot) metal fence. As
the proposal involves only minor additions to the existing building, no grade changes are
proposed.

e The subject site is located in Area A of Richmond Flood Plain Designation and Protection
Bylaw 8204. A Flood Indemnity covenant is required to be registered on title prior to
issuance of the Development Permit.

o The subject site is located in Aircraft Noise Sensitive Development Area 1A of the Official
Community Plan. A Noise Indemnity covenant is required to be registered on title prior to
issuance of the Development Permit.

Urban Design and Site Planning

e Vehicle access to the site is from a driveway crossing in the middle of the Leslie Rd frontage.
The drive aisle continues through the centre of the site with parking on both sides. The
building is located over the parking and drive aisle.

e The proposed renovation would include two small additions under the building, which would
replace some of the existing parking stalls. These additions are for a communal dining area,
three guest rooms, and new mechanical and electrical rooms. The exterior cladding will be
consistent with the exterior cladding on the ground floor of the building.

e A total of 11 parking spaces are provided including one accessible parking space in front of
the building. Bicycle parking is provided under the building between two of the pillars.

e There is an existing waste collection area at the front of the site, which is currently not
screened. A new garbage and recycling enclosure is proposed under the western side of the
building, which would be accessible from an informal loading area on the west side of the
site. There is insufficient overhead clearance for a garbage truck to pass under the building
for the enclosure to be located at the rear of the site.

e No changes to the site layout or building massing are proposed, and the proposed building
additions would be located within the existing footprint.

Architectural Form and Character

e The existing building is a three-storey structure, with the upper two stories located above an
unenclosed parking area below.

e The proposed renovation would involve two ground floor additions in the parking area,
replacing the existing windows, and reconfiguring the surface parking.

e The building is clad with horizontal metal siding. The siding is proposed to be retained, and
new siding to match will be installed on the building additions. All siding would be painted a
uniform shade of blue.

e Business signage shown on the plans does not form part of the Development Permit and is
subject to additional review by staff through the sign permit application process.

Landscape Design and Open Space Design
e The majority of the site is paved to accommodate vehicle circulation and parking. There are
landscaped areas in the front yard setback, which currently contain shrubs in poor condition.
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e New landscaping would be planted as part of the proposed renovations. The proposal
includes three Japanese Maple trees in the front yard setback with Sweet Woodruff as a
groundcover. Sweet Woodruff is a shade tolerant perennial that is attractive to pollinator
species includes bees and butterflies.

e A landscape security of $18,249 is required prior to Development Permit issuance to ensure
that the agreed upon landscaping works are installed and maintained.

Crime Prevention Through Environmental Design

e Pedestrian access is proposed via a marked pathway from the sidewalk to the front door. The
painted pathway continues along the drive aisle under the building to provide a clear route
from the parking area and ground floor guest rooms to the lobby and sidewalk.

e The existing wood perimeter fence is proposed to be removed and replaced with a metal
fence.

Sustainability
o The proposal involves the adaptive reuse of an existing building, extending the functional life
of the building and reducing demolition waste.

Off-site Works and Frontage Improvements

e A Servicing Agreement is required for off-site servicing works and frontage improvements.

e The property frontage is to be upgraded to the current standard for City Centre, including
2.0 m wide sidewalk and 1.5 m wide landscaped boulevard.

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.

Jordan Rockerbie
Planner 1
(604-276-4092)

JR:blg
Attachments:
Attachment 1: Location Map

Attachment 2: Development Application Data Sheet
Attachment 3: Development Permit Considerations
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;:3 City of
s8a Richmond

Development Application Data Sheet
Development Applications Department

DP 19-862430 Attachment 2

Address: 8011 Leslie Road

Applicant: CSC Interior Services

Owner:

Planning Area(s). City Centre

Canada Mei Fu Jin Investment Ltd.

Floor Area Gross:

833.4 m?(8,971 ft?)

Floor Area Net:

833.4 m?(8,971 ft?)

l Existing l Proposed
Site Area: 829 m? No change
Land Uses: Commercial office Commercial hotel
OCP Designation: Commercial No change
CCAP Designation: General Urban T5 No change
Zoning: Auto-oriented Commercial (CA) No change

| Bylaw Requirement | Proposed | Variance
Floor Area Ratio: 1.5 FAR for hotels 1.0 FAR None permitted
Lot Coverage: Max. 50% 41.1% None
Setback — Front Yard: Min. 3.0 m 8.07 m None
Setback — West Side Yard: Min. 3.0 m 3.04m None
Setback — East Side Yard: Min. 3.0 m Om Vary by 3.0 m
Setback — Rear Yard: Min. 3.0 m 1214 m None
Height (m): Max. 45 m for hotels 11.26 m None
Lot Size: N/A 829 m? None
Off-street Parking Spaces: Min. 10 11 None
Off-street Parking Spaces — Small: Not permitted 2 Vary by 2
rt-street Parking Spaces - Min. 2%, i.e. 1 1 None
l\O/Ifef;lsi'erene:;t Loading Spaces - Min. 1 0 Vary by 1
Off-street Loading Spaces - Large: 0 0 None
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ATTACHMENT 3

City of . o
Development Permit Considerations

a:-é)‘ 1
=5 R|Chm0nd Development Applications Department
6911 No. 3 Road, Richmond, BC V&Y 2C1

Address: 8011 Leslie Road File No.: DP 19-862430

Prior to a Development Permit being forwarded to Council for issuance, the developer is required to:

1. Submission of a Landscape Security in the amount of $18,249. A portion of the Landscape Security will be
returned following a satisfactory Landscape Inspection by the City through the Building Permit process. The City
may retain up to 10% of the Landscape Security for a one year holding period, to ensure that the agreed-upon
landscaping survives.

2. Registration of an aircraft noise indemnity covenant on title (ANSD Area 1A).
3. Registration of a flood indemnity covenant on title (Area A).
4, Registration of a covenant on title:

a. Prohibiting stratification of individual or groups of hotel rooms;

b. Securing the owner’s and owner’s assignee’s commitment to limit the length of stay of hotel guests to a
maximum of thirty consecutive days; and

¢. Prohibiting kitchens in any of the hotel rooms:

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

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

2. Enter into a Servicing Agreement* for the design and construction of engineering infrastructure improvements. A
Letter of Credit or cash security for the value of the Service Agreement works, as determined by the City, will be
required as part of entering into the Servicing Agreement. Works include, but may not be limited to:

Water Works:

a) Using the OCP Model, there is 303.0 L/s of water available at a 20 psi residual at the Leslie Road frontage.
Based on your proposed development, your site requires a minimum fire flow of 200 L/s.

b) The Developer is required to at the developer’s cost:
i)  Submit Fire Underwriter Survey (FUS) or International Organization for Standardization (ISO) fire flow
calculations to confirm development has adequate fire flow for onsite fire protection. Calculations must

be signed and sealed by a Professional Engineer and be based on Building Permit Stage building designs.

ii) Review hydrant spacing on all road frontages and install new fire hydrants as required to meet City
spacing requirements for the proposed land use

iif) Review and confirm if the existing 25mm water service connection is adequate to service the proposed

development. In the case that a service connection is not considered acceptable, the service connection
shall be replaced by the City, at the Developer’s cost, as described below.
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iv) Provide a right-of-way for new water meter, if required. Minimum right-of-way dimensions to be the size
of the meter box (from the City of Richmond supplementary specifications) + any appurtenances. Exact
right-of-way dimensions to be finalized at the building permit stage.

c) At Developer’s cost, the City is to:

i) If required, upgrade the existing 25mm water service connection, complete with meter and meter box.
Storm Sewer Works:
d) The Developer is required to at the developer’s cost:

i) Provide an erosion and sediment control plan for all on-site and off-site works, to be reviewed as part of
the servicing agreement design.

ii) Confirm the size, material and condition of the existing storm service connection through video
inspection. Submit the findings for City review. If deemed acceptable by the City, the existing service
connection may be retained. In the case that the service connection size is inadequate or it is not in a
condition to be re-used, the service connection shall be replaced by the City, at the Developer’s cost, as
described below.

e) At Developer’s cost, the City is to:

i) Ifrequired, replace the existing storm service connection, inspection chamber, and storm lead servicing
8011 Leslie Road. The new connection shall be to the existing manhole.

Sanitary Sewer Works:
f) At Developer’s cost, the City is to:

i) Cut and cap, at main, the existing rear yard sanitary sewer service connection to the development site and
remove its inspection chamber.

i) Install a new sanitary service connection off of the 200mm collector pipe within Leslie Road, complete
with a new inspection chamber.

Frontage Improvements:
g) The Developer is required to at the developer’s cost:
i) Coordinate with BC Hydro, Telus and other private communication service providers:
(a) To pre-duct for future hydro, telephone and cable utilities along the Leslie Road frontage.

(b) Before relocating/modifying any of the existing power poles and/or guy wires within the property
frontages

(¢) Locate/relocate all above ground utility cabinets and kiosks required to service the proposed
development, and all above ground utility cabinets and kiosks located along the development’s
frontages, within the developments site (see list below for examples). A functional plan showing
conceptual locations for such infrastructure shall be included in the development design review
process. Please coordinate with the respective private utility companies and the project’s lighting and
traffic signal consultants to confirm the requirements (e.g., statutory right-of-way 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
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examples of statutory right-of-ways that shall be shown on the architectural plans/functional plan the
servicing agreement drawings, and registered prior to SA design approval:

BC Hydro PMT ~4.0x 5.0 m
BC Hydro LPT-3.5x3.5m
Street light kiosk —1.5x 1.5 m
Traffic signal kiosk —2.0x 1.5 m
Traffic signal UPS - 1.0x 1.0 m
Shaw cable kiosk — 1.0 x 1.0 m
Telus FDH cabinet—- 1.1 x 1.0 m

i) Provide roadway lighting at the back of curb at the Leslie Road frontage: Type 7 (LED) INCLUDING 1
street luminaire with a grey pole, but EXCLUDING any pedestrian luminaires, banner arms, flower
basket holders, irrigation, or duplex receptacles.

iii) Complete other frontage improvements as per Transportation requirements:

(a) New 2.0 m concrete sidewalk at the property line, min. 1.5 m wide landscaped boulevard, existing
curb to remain in place.

(b) Reconstruct the existing driveway crossing to current design standards.
General Items:
h) The Developer is required to at the developer’s cost:

i) Enter into, if required, 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, 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.

ii) Not encroach into City rights-of-ways with any proposed trees, retaining walls, or other non-removable
structures. Retaining walls proposed to encroach into rights-of-ways must be reviewed by the City’s
Engineering Department.

ii1) Coordinate the servicing agreement design for this development with the servicing agreement(s) for the
adjacent development(s), both existing and in-stream. The developer’s civil engineer shall submit a
signed and sealed letter with each servicing agreement submission confirming that they have coordinated
with civil engineer(s) of the adjacent project(s) and that the servicing agreement designs are consistent.
The City will not accept the 1st submission if it is not coordinated with the adjacent developments. The
coordination letter should cover, but not be limited to, the following:

(a) Corridors for City utilities (existing and proposed water, storm sewer, sanitary and DEU) and private
utilities.

(b) Pipe sizes, material and slopes.

(c) Location of manholes and fire hydrants.

(d) Road grades, high points and low points.

(e} Alignment of ultimate and interim curbs.

() Proposed street lights design.

Note:

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

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

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

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

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

No. DP 19-862430

To the Holder: CSC INTERIOR SERVICES
Property Address: 8011 LESLIE ROAD
Address: C/0O 3216 SALTSPRING AVENUE

COQUITLAM, BC V3E 1E9

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 side yard setback from 3.0 m to 0 m;
b) Permit two small vehicle parking spaces;
¢) Reduce the required medium on-site loading spaces from 1 to 0;

d) Reduce the minimum setback between parking spaces and side lot lines from 1.5 m to
0.8 m; and

¢) Reduce the minimum setback between parking spaces and the rear lot line from 1.5 m
to O 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 # 6 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
$18,249 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.
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Development Permit
No. DP 19-862430

To the Holder: CSC INTERIOR SERVICES
Property Address: 8011 LESLIE ROAD
Address: C/0 3216 SALTSPRING AVENUE

COQUITLAM, BC V3E 1E9

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

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

This Permit is not a Building Permit.

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

MAYOR
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ADDRESS: 80!l LESLIE ROAD RICHMOND

LEGAL DESCRIPTION:
LOT A, SEC 33, BLOCK 5 NORTH RANGE 6 WEST NEW WESTMINSTER DISTRICT
PLAN EPP 70593

SITE WIDTH: 66" { 20.11 M ) EXIST.
SITE LENGTH:  135.20° ( 41.20 M )  EXIST.
SITE AREA: 8923 SF ( 828.97 SQ. M ) EXIST.

LOT COVERAGE :  ALLOWED MAX. 50% EXISTING PROVIDED 41.1 %

BUILDING SETBACK: ALLOWED PROPOSED
FRONT YARD ( SOUTH ) MIN 3 M 8.07 M EXISTING
SIDE YARD ( WEST ) MIN 3 M 3.04 M EXISTING
SIDE YARD ( EAST) MIN 3 M ZERO EXISTING
REAR YARD ( NORTH ) MIN 3 M 1214 M EXISTING
BUILDING ~ HEIGHT: MAX. 45 M 11.26 M EXISTING
PARKING SPACE : EXISTING PROPOSED
ACCESSIBLE 1 SPACE ACCESSIBLE 1 SPACE
STAFF 20 SPACES GUEST 10 SPACES
LOADING 1 SPACE LOADING 1 SPACE
STAFF 1 SPACE

PARKING CALCULATION 1 SPACE PER 2 HOTEL ROOMS , REDUCED BY 15% AT PER

ZONE 1 OF CITY CENTRE PARKING RATES .
REQUIRED BY BUILDING BY-LAW : LOADING O, CARS 1C

PROVIDE 6 BIKE SPACES

ZONE:  CA

BUILDING CODE & OCCUPANCY ANALYSIS
FOR HOTEL ONLY

EXISTING BUILDING CLASSIFICATION:
3.2.2.58 OFFICES
NOT SPRINKLERED

PROPOSED CLASSIFICATION:

SECTION  3.2.2.53 RESIDENTIAL
SPRINKLERED

OCCUPANT LOAD:
HOTEL GUEST 42 PERSONS PROPOSED
STAFF 4 PERSONS PROPOSED

EXISTING CONSTRUCTION

8" CONC. BLOCK EXTERIOR WALL ON EAST PROPERTY LINE

NON COMBUSTIBLE CONCRETE AND STEEL STRUCTURE WITH TIMBER
INFILL FRAMING

SIZE AND OCCUPANCY REQUIREMENT FOR
FIRE SAFTY

NUMBER OF STOREYS 3 STOREYS

STREET FACING : 1

SPRINKLERS PROVIDED

CONSTRUCTION COMBUSTIBLE & NON-COMBUSTIBLE

BUILDING AREA 3,662.00 SQFT. ( 340.3 SQM )

EXISTING FLOOR AREA : FIRST FLOOR AREA 613.54
SECOND FLOOR AREA 3,662.00

THIRD FLOOR AREA 3,662.00

TOTAL EXISTING FLOOR AREA 7.937.54

PROPCSED FLOOR AREA :  FIRST FLOOR AREA 1,647.00
SECOND FLOOR AREA 3,662.00

THIRD FLOOR AREA 3,662.00

TOTAL EXISTING FLOOR AREA  8,971.00

TRAVEL DISTANCE MAX. 985 FT. (3D m )

EMERGENCY LIGHTING : TO CONFORM TO CURRENT BUILDING CODE BCBC 2018
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7 City of
Saa¥ Richmond  Report to Development Permit Panel

To: Development Permit Panel Date: August 4, 2021

From: Wayne Craig File: DP 19-878817
Director of Development

Re: Application by 1176782 B C Ltd for a Development Permit at 8100, 8120 &

8180 Westminster Highway

Staff Recommendation

That a Development Permit be issued which would:

1. Permit the construction of a high-rise mixed use development containing approximately
880.6 m? (9,475 ft?) of commercial space and 130 dwellings (including 16 affordable housing
units) at 8100, 8120 & 8180 Westminster Highway on a site zoned ‘“Downtown Commercial
(CDT1)”; and

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

a) reduce the front yard setback to Westminster Hwy from 3.0 m to 0.0 m (10 ft to O ft)
inclusive of buildings and canopies.

b) apply the City Centre parking rate to the subject site.

e g
/,fﬂ‘,/:/ufpm /-"%“’2(*54 7

i

for

Wayne Craig

Director of Development
(604-247-4625)

WC:p
Att. 6
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Staff Report
Origin
1176782 BC Ltd. has applied to the City of Richmond for permission to develop a 15-storey
concrete high-rise tower with 130 dwelling units, including 16 affordable housing units, and a
four-storey parking podium at 8100, 8120 & 8200 Westminster Highway on a site zoned
“Downtown Commercial (CDT1)”. The site currently contains four two-storey commercial
buildings, which would be demolished. The Director of the numbered company 1176782 BC
Ltd. is Chiqui Zhang. Chiqui Zhang is also co-director of Rise-Sun North America Real Estate

Ltd., along with Jianming Geng, which is the developer for this project. A location map for the
subject site is provided on Attachment 1.

There is no rezoning associated with this development.

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

e Construct anew 2.0 m (7 ft.) concrete sidewalk with extended walkway to curb along the
front site frontage (i.e. the Westminster Hwy site frontage).

e Construct anew 1.5 m (5 ft.) concrete sidewalk and rollover curb along the west site frontage
(i.e. along the westerly lane).

e Disconnect all existing water, drainage and sanitary connections to the subject site and install
new service connections.

e Registration of a legal easement agreement is required, ensuring that any above-ground third
party equipment, such as hydro/telephone kiosks, are not located within the project’s frontage
works. The exact right-of-way locations and dimensions of the PROP SRW would be
confirmed through the Servicing Agreement process.

Development Information

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

Background
Development surrounding the subject site is as follows:

e To the north, across Westminster Highway, there are small, low-rise commercial
developments designated under the City Centre Area Plan (CCAP) for high-density
commercial and mixed-use development (Urban Core T6 (45 m) and Village Centre
Bonus). Directly across from the subject site at 8131 Westminster Highway is an active
development application (DP 18-797127) for a mixed use development consisting of a
residential high-rise tower and mid-rise/parking podium, which was endorsed by the DP
Panel on June 24, 2020. This DP would be forwarded to Council for consideration once
the developer has satistied the DP considerations associated with the proposed
development.
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e To the east is an existing mixed use development consisting of a residential high-rise
tower and low-rise/parking podium at 8228 Westminster Highway (at the corner of
Buswell Street). There is also a public lane that extends to and terminates at the east side
of the subject site from Buswell Street.

e To the south is an existing parking structure that is attached via elevated walkway to a
mixed use development consisting of a residential high-rise tower and mid-rise/parking
podium at 6068 No. 3 Road.

e To the west is a public lane, across which is an existing mixed use development consisting
of a residential high-rise tower and mid-rise/parking podium at 8068 No. 3 Road.

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.

The proposed development complies with the intent of the applicable sections of the Official
Community Plan and is generally in compliance with the “Downtown Commercial (CDT1)”
zone, except for the zoning variances noted below.

Zoning Compliance/Variances (staff comments in bold italics)

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

1) reduce the front yard setback to Westminster Hwy from 3.0 m to 0.0 m (10 ft to O ft)
inclusive of buildings and canopies.

(Staff support the proposed variance as it is a function of the road dedication being provided
along Westminster Highway. The front edge of the proposed building face is in line with
adjacent buildings to the east and west of the subject site and there is no impact on pedestrian
circulation as new City Centre sidewalk will be constructed within the road dedication being
provided.

The proposed canopies and overhanging portions of the building contribute to enhancing the
interface with the public realm along Westminster Highway and providing protection from the
elements,consistent with the City’s design guidelines and policies, which support covered
publicly accessible areas. The applicant has confirmed that there are no third-party utilities in
the affected areas.)

2) apply the City Centre parking rate to the subject site.

(Staff support the applying the City Centre parking rates to the site as the property is an
existing CDTI zoned site and the applicant has agreed to provide affordable housing in
keeping with the City’s Affordable Housing Policy. The CDTI zone was excluded from
automatically qualifying for the City Centre parking rates to incentivise the provision of
affordable housing units. Transportation-related improvements are also being secured in the
form of road dedication and frontage upgrades to ensure vehicle travel is accommodated in
keeping with City standards.)
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Advisory Design Panel Comments

On May 5, 2021, the Advisory Design Panel (ADP) supported the subject Development Permit
application moving forward to the Development Permit Panel, subject to the applicant giving
consideration to the ADP’s comments. A copy of the relevant excerpt from the Advisory Design
Panel Minutes is attached for reference (Attachment 3), together with the applicant’s design
response in ‘hold italics’.

Analysis

Conditions of Adjacency

e The proposed development includes enhancement of the Westminster Highway streetscape
with active commercial uses and a covered approach to the residential entry lobby.

e The interface with the proposed west (side) City lane is enhanced at street level with retail
frontage that wraps the comner and a pedestrian walkway extending south from Westminster
Highway to the south, a loading bay and parkade access at street level; on the upper storeys
of the podium form, the west elevation proposes parkade fenestration, limited dwelling
fenestration and a deck attached to a dwelling unit.

e There is an existing sanitary SRW along the rear lot line and along the southerly 15.5 m
(51 ft.) of the east lot line. As a condition of Development Permit issuance, the applicant is
required to replace the existing SRW with a new one that updates the language of the
agreement and expands the SRW by 1.5 m (resulting in an ultimate 3 m (10 ft.) SRW width
along the rear of the site and an ultimate 4.5 m (15 ft.) SRW width along the southerly
portion of the east side of the site, in order to ensure proper access to the underground
sanitary infrastructure as needed. No sanitary works are required through the SA for this
project.

o Along the south lot line, the subject SRW area is proposed to be treated with a
combination of artificial dog turf (as a dog run area), pedestrian pavers (for the dog
owners), fencing and landscaping.

o Along the east lot line, the subject SRW area is proposed to be treated with a
combination of paving (as a terminus and turnaround for the easterly lane) and
landscaping.

e To the rear (south) of the site is an existing four-storey parking structure. The roof of the
parking structure is landscaped and accessible by residents of 6068 No. 3 Road and users of
the parkade. The interface with that parking structure includes a 7.5 m separation between
buildings. On the subject site, the rear yard contains the aforementioned dog run area and
landscaping, and on the other side of that shared lot line is a paved area 4.5 m (15 ft.) wide,
containing five Red Maple trees. Over both setback areas is an existing sanitary utility SRW
that would be expanded on the subject site as part of this development. A new fence would
be introduced along the shared lot line.

e A tiered massing is provided along the east side of the building, whereas the west side is
more vertically-oriented. This asymmetry is effective in acknowledging the massing of
buildings to the east and west of the subject site, and the massing context of the city block in
general.

o The abutting podium to the east at 8228 Westminster Highway is lower than the proposed
podium. That podium top includes landscaping, seating and a children’s play structure, with
a parapet and railing around its perimeter. The vast majority of the interface with the
adjacent podium at 8228 Westminster Highway will be landscaped at a height equal to the
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abutting podium’s parapet. The remaining non-landscaped portions of the east podium
interface consists of?
o the proposed east stair vestibule, which is located approximately the mid point of the
east side of the subject podium; and
o along the front most 10 m of the subject podium’s east side, where it is unable to
incorporate a stepped planter without impacting the easterly affordable housing dwelling
below (on the fourth storey). This area will be treated with the with the terracotta rain
screen that wraps around from the front elevation to add some colour and textural
interest.
The tower shape and placement on the subject site achieves the minimum 24m tower spacing
guideline in the CCAP.

Urban Design and Site Planning

Retail frontage is proposed along Westminster Highway (on both sides of the residential
lobby entrance) and the northernmost portion of the west alley.

An inset residential lobby entrance is proposed at the centre of the Westminster Highway
frontage.

Registration of a legal easement agreement is required, ensuring that that future owners of
the building are aware of the potential impacts of the site’s urban setting, including but not
limited to the loss of view or sunlight as a result of off-site development.

Registration of a flood indemnity covenant is required.

The subject site would be required to be consolidated into a single lot prior to Development
Permit issuance. Before the lots can be consolidated, the existing buildings must be
demolished and the site cleared.

Transportation

The CCAP requires the expansion of rear lane and road networks. Road dedication is
required along the north property line of 2 m width for future Westminster Highway road
widening. Lane dedication is required along the west property lines of 3 m width (plus a
1.2 m corner cut).

o In accordance with the existing “Downtown Commercial (CDT1)” zoning, the density is
calculated on the gross site area prior to road dedications being provided.

The adjacent urban lane to the west of the subject site runs north-south, from Westminster
Highway to Saba Road.

The adjacent urban lane to the east of the subject site runs east-west, from Buswell Street and
terminates at the east lot line of the site. This lane provides vehicle access to both 6133 and
6191 Buswell Street, and would not serve or otherwise impact the proposed development.
All transportation improvements required with respect to the subject development will be
designed and constructed at the owner’s sole cost through the City’s Standard Servicing
Agreement processes as a consideration of the Development Permit. Key transportation
improvements to be provided by the owner include:

o Along the Westminster Highway frontage: new 2.0 m wide concrete sidewalk at the new
property line, street trees in tree grates and hardscaping behind existing curb and gutter,
and maintain existing eastbound traffic lanes.

o Along the City lane frontage: new 1.5 m wide concrete sidewalk at the new property line
and paving the lane along the west frontage, complete with roll-over curb.
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Because the solid waste pick up area does not meet the dimensional requirements for certain
garbage and recycling trucks, signage informing solid waste service providers of the area
dimensions are required to be included on the Building Permit drawings when the Building
Permit is submitted.

The applicant has agreed to voluntarily contribute to Traffic Intersection Upgrades for the
intersection at Westminster Highway & No. 3 Road.

Parking and Access

Vehicle access is proposed to the site from the required City lane at the west side of the
development, which is accessed from Westminster Highway (via eastbound only) and

Saba Road.

The total number of parking spaces proposed to be provided on-site is 178, including 147 for
the use of the residents (of which 15 spaces are assigned to residents of affordable housing
unit) and 31 spaces shared between commercial uses and residential visitors.

A medium (SU-9) on-site loading spaces is provided on the west side of the site, accessed by,
and parallel to, the west lane.

Commercial parking is provided on the first storey (P1), whereas residential parking is
provided on the upper storeys of the parkade (P2, P3 and P4).

Short term class 2 bicycle storage is accommodated with bicycle racks dispersed within the
front yard along Westminster Highway. Longer term class 1 bicycle storage is
accommodated in shared secure bicycle storage areas located on all four levels of the parking
structure, with commercial class 1 bicycle storage and end-of-trip facilities located on P1.
Registration of a legal agreement is required, ensuring the provision of energized electric
vehicle (EV) charging outlets for 10 per cent of the shared visitor/commercial parking spaces
(208V - 240V). 100% of the residential parking spaces will be energized in accordance with
the Zoning Bylaw requirements.

Registration of a legal agreement is required, ensuring that tandem vehicle parking spaces are
assigned to the same dwelling unit. All 16 sets of tandem parking spaces (consisting of 32
individual parking spaces) are located on P4.

Registration of a legal agreement is required, ensuring that the shared visitor/commercial
parking spaces, loading bay or bicycle storage will not be sold, leased, assigned, designated
or allocated in any way, and that the conversion of bicycle storage areas into habitable space
remain prohibited.

Architectural Form and Character

The proposed development contributes towards contemporary architectural expression
including a high level of architectural design, articulation and material quality. The design
includes articulation along the building facades, terraced building massing and a substantial
podium with commercial base to anchor the building.

The front elevation treatment of the podium wraps around to the north part of the west
elevation, providing a more welcoming urban environment to the portion of the west
elevation that would be visible from No. 3 Road and the Canada Line.

The front elevation of the parkade (facing Westminster Highway) is screened by the retail
units on the first and second storeys, and on the third and fourth storeys (in tandem with the
affordable housing dwelling units on the fourth storey) by a red terracotta rain screen
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cladding that would be attached to the face of the parkade structure and building. This
screening structure also wraps around to include the northerly portion of the west elevation.
The proposed cladding materials (cement panel, metal panels, stainless steel perforated
screens, window wall, and glass guard rails) are consistent with the Official Community Plan
(OCP) guidelines and contribute towards a distinct identity and urban environment.

The palette of colours includes light grey tones, with dark grey tone accents and a singular,
bold terracotta accent across the podium above the retail units. When used in combination
with variations in massing and materials, helps break up the massing, reinforce the identity of
the project and project an interesting and contemporary image.

Rooftop equipment will be located at the top floor level and screened.

Landscape Design and Open Space Design

The CCAP encourages the provision of additional open space to enhance the urban
environment. The subject development's public open space contributions are provided along
Westminster Highway and the northerly parts of the adjacent lane to the west.
1,132 m? (12,185 ft?) of residential outdoor amenity space is provided atop the podium on the
fifth storey that wraps around the east, south and west sides of the tower. This area includes
a children’s play area and is accessed through corridors on the fifth storey as well as via the
adjacent indoor amenity area.
o Urban Agriculture plots for residents are provided in the southwest corner of the
podium-top residential outdoor amenity area.
o 408 m? (4,392 ft?) of the podium-top residential outdoor amenity area is dedicated as
children’s play area, which is designed to encourage children’s play including:
» aprefabricated ‘forest cottage’ playhouse (to accommodate play for ages three
and under) with wood seating stumps.
» acircular rubberized play mound, with embedded tunnels through the mound and
embedded timber climbing poles (to accommodate play for ages 3 to 12) with a
Snakebark Maple tree in the centre and rubberized surface surrounding the
mound’s fall zone.
= dense landscaping on the east and southeast sides of the play areas. The easterly
landscaping is stepped down in a lowered planter in order to improve the interface
with the abutting podium to the east at 8228 Westminster Highway.
o Three bistro tables, each with four chairs, are provided between the children’s play area
and the indoor amenity area, for easy supervision of children.
Private outdoor patios or balconies are provided for all dwelling units.
A dog run is proposed in the centre of the 3.0 m deep rear yard, which is over a required
3.0 m sanitary SRW. The 51.5 m? dog area includes artificial dog turf and urine-tolerant
grass planting, and is fenced off with a 1.26 m high steel post fence and gate at the east and
west extents of the artificial turf area. To the east and west of the dog area are pedestrian
areas (each approximately 30 m? in size exclusive of landscaping) that include pavers ground
treatment and low, CPTED-friendly and shade-tolerant plantings.
o The dog run area is accessed via the pedestrian rear yard areas, which are in turn
accessed from the parkade interior (P1).
o Access to the rear yard is restricted by 1.87 m high steel post fence along the rear lot
line, south of the vehicle access gate adjacent to the west lane and south of the easterly
lane turnaround on the east side of the site.
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There are several green roof areas proposed throughout the building, each of which would
not be accessible to residents:

o The northeast corner of the fifth storey podium top would be planted with patterned
sedum and magnolia trees, establishing an effective buffer between the proposed
building and the adjacent podium to the east at 8228 Westminster Highway.

o Seventh storey rooftop (i.e. L8), which will not be accessible, is proposed to be
landscaped with patterned sedum.

All landscaped areas will be serviced by an irrigation system.

Prior to forwarding the subject application to Council, the applicant is required to provide to
the City, a Letter of Credit for landscaping in the amount of $739,457.95, as estimated by the
project Landscape Architect and including a 10% contingency to ensure that on-site
landscape features are provided in accordance with the Development Permit.

Five off-site trees (trees #643-647; all Red Maple trees in good-to-fair condition), one street
tree (tree # 642; also a Red Maple tree in fair condition), and three on-site trees were
identified on the tree survey. The off-site trees and the street tree were identified for
retention, and the total tree survival security is $12,500.

o The tree survival security for the street tree is $5,000.

o The tree survival security for the five off-site tree is $7,500 (5 x $1,500).

There are no bylaw-sized trees on-site. There are 56 trees being planted on-site.

Prior to issuance of the Development Permit, the applicant must submit a contract with the
project arborist ensuring that they are on-site during any construction works within a tree
protection zone of a retained tree, and also to require the arborist’s site monitoring
inspections and a post-construction assessment report which would be submitted to the City
for review.

Exterior Lighting

At the front of the building, exterior lighting is only proposed on street level. Wall sconces
are proposed along the Westminster retail storefronts for pedestrian safety and as a general
CPTED best-practice. Soffit lights are proposed along the east retail frontage where the terra
cotta volume overhangs. Wall sconces are proposed on both sides of the inset approach to
the residential lobby entrance. No lights would be provided on the building canopies.

The west lane is proposed to have wall-mounted lights at street level (regular interval) for
pedestrian safety and as a general CPTED best-practice. The lane will also have street lamps
per standard city lane improvement requirements.

The rear yard is proposed to be lit by wall-mounted lights at street level (regular interval) as a
general CPTED best-practice.

A portion of the parkade lights would be activated by motion sensors (part of energy
conservation measures), which would reduce the amount of light emitting thru the openings
on the south, west & east walls. Surrounding buildings include parkade podiums of
comparable height and fenestration. The applicant has confirmed that headlights cast from
the subject parking structure would not impact neighbouring buildings.

With the exception of lights over exterior fire exit doors on the fifth storey roof garden
(which are required via Building Code), there will be no exterior lights attached to the tower,
including no exterior lights on the balconies & patios accessed from individual dwelling
unifts.
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Landscape lighting on the fifth storey roof garden would consist only of path lighting. The
path lighting is proposed as downlights recessed into the sides of concrete planter walls.

Crime Prevention Through Environmental Design

CPTED measures enhance safety and personal security in and around the proposed building.
Along the Westminster Highway frontage, building entries are clearly visible and easily
recognizable, with paving treatments that delineate the pubic, semi-public, and private
spaces. Natural surveillance is enhanced at street level by the extensive amount of retail
glazing.

Along the west lane, a raised sidewalk and new street lamps enhance pedestrian safety. The
retail glazing wraps around and extends down the lane from Westminster providing
additional natural surveillance. There are no blind corners or hidden alcoves & recesses.
The area outside the loading, garbage collection, and parkade entry would be clearly visible
and well-lit.

The rear yard is fenced in, with an open picket fence design to maximize natural surveillance
and to delineate the space as a semi-private area, and programmed with a dog area to
encourage its regular use. The rear yard is fully open to view from the parkade interior and
from the west lane, with wide building openings along the length of the space to allow easy
physical and visual connection. Planted areas are minimized and are planted with low
groundcover and hedges to prevent obstructing natural surveillance, eliminate hiding
opportunities, and easy maintenance to give an impression of ownership, care, and security.
Exterior lighting, placed at regular intervals, provides visibility. The upper levels of the
parkade facing the rear yard have large openings to promote a sense of natural surveillance
(note that the neighbouring building to the south also has large openings facing this rear
yard).

The parkade has an open floor plan design for clear line of sight. Hidden recesses and
alcoves are avoided. Painted paths are provided to allow protected pedestrian access outside
of drive aisles to the dog area. The residential parkade is separated from the commercial
parkade by a security gate. Access to elevator lobbies and exit stairwells are clearly visible.
Elevator lobbies have clear-glazed enclosures for better natural surveillance, and are
equipped with controlled-access (card reader) and CCTV systems. All bicycle storage rooms
are enclosed with solid opaque walls and have steel doors & frames with safety glazing for
permanent visual access. Doors are hinged on the inside to prevent tampering. Access to
bicycle rooms is via a card reader controlled-access system. The entire interior of the bicycle
rooms are also visible from its entry door.

The residential lobby is a single-point entry to the residential tower, with all other access
points required for fire egress are restricted to exit only. The lobby is easily visible from the
street and 1s well lit for natural surveillance. Access is via a card reader controlled-access
system and a CCTV system would also be employed.

Common indoor amenity spaces are located to allow natural surveillance and include
windows adjacent common corridors and the exterior. The interior of each amenity room is
visible through its entry door. The exterior amenity garden on the fifth storey allows natural
surveillance from the surrounding dwelling units, and there is also clear delineation between
private patio areas and common areas.
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Public Art

As a consideration of Development Permit issuance, the applicant has offered to make a
cash-in-lieu contribution to the City's Public Art Program. Public Art staff have proposed that
part of the contribution be used to install an art work on the terracotta rain screen on the
second to fourth story of the front and west elevations of the building to celebrate the
Brighouse Village Centre. The applicant is supportive of this proposal and the general
location and budget details are included in the attached Public Art Plan (Attachment 4).

The associated Public Art Plan was considered and endorsed by the Richmond Public Art
Advisory Committee (RPAAC) on April 20, 2021.

Should the proposal move forward, the artist and art concept selection process is expected to
be completed in the autumn of 2021. Once the art concept is determined and the
technicalities of its implementation within the facade are fully understood, a General
Compliance application will be required to modify the approved Development Permit and a
general compliance report will be brought forward to the DP Panel for consideration.

As a consideration of Development Permit issuance, the property owner will register an
agreement on title to ensure that the public art installations are maintained by the owner
should the public art be installed on the building as envisioned.

Prior to Development Permit issuance, the developer shall submit a Letter of Credit for
$98,134.16 in order to secure the implementation of the Detailed Public Art Plan.

Affordable Housing

In compliance with the City’s Affordable Housing Strategy, the owner proposes to design
and construct 16 low-end-of-market rental units, comprising at least 967.04 m? (10,409 ft) of
habitable space, based on 10 per cent of the development’s total residential floor area.
Occupants of these units will enjoy full use of all residential amenity spaces, parking, bicycle
storage, and related features, at no additional charge to the affordable housing occupants.
Affordable housing units are located on the fourth storey (nine dwelling units) and on the
sixth storey (seven dwelling units).

The applicant has engaged with a Non-Profit Organization (S.U.C.C.E.S.S) to manage the
affordable housing dwelling units. A memorandum of understanding from the organization,
which confirms the intent to enter into a 20-year lease agreement with the developer to
provide management operations and maintenance services for the affordable housing
component of the proposed development, is provided on Attachment 5.

The proposed building includes 968.3 m? (10,423 ft?) of floor area exclusive to Affordable
Housing dwelling units, which exceeds the minimum.

Prior to Development Permit issuance, a Housing Agreement and Housing Covenant will be
registered on title requiring that the owner satisfies all City requirements in perpetuity.

Affordable Housing Strategy Requirements Project Targets
Unit Type L ) Maximum Month! Total Maximum Unit Number of
Minimum Unit Area Unit Rent* y Household Income* Mix Units™*

Studio 37 m? (400 ft?) $811 $ 34,650 or less 6.3% 1
1-Bedroom 50 m? (535 ft?) $975 $ 38,250 or less 62.5% 10
2-Bedroom 69 m? (741 ft?) $1,218 $ 46,800 or less 25.0%

3-Bedroom 91 m? (980 ft?) $1,480 $ 58,050 or less 6.3% 1
Total 967.0 m? (10,409 ft2) N/A N/A 100% 16

* Denotes the council-approved rates as of July 24, 2017. Rates may be adjusted periodically as provided for under
adopted City policy.
** 88% of affordable housing units meet Richmond Basic Universal Housing (BUH) standards.
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Accessible Housing

14 of the 16 affordable housing units in the proposed development are basic universal
housing units that are designed to be easily renovated to accommodate a future resident in a
wheelchair. These units are required to incorporate all of the accessibility provisions listed in
the Basic Universal Housing Features section of the City’s Zoning Bylaw, and are permitted
a density exclusion of 1.86 m? (20 ft) per unit.
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.

Wheelchair access is accommodated in all interior and exterior common areas and corridors
to unit entries.

Child Care

The developer would provide a voluntary cash contribution of $0.80 per buildable square
foot to the City’s child care fund, resulting in a total contribution of $90,855.24.

Sustainability Measures

The building is proposed to be District Energy Utility (DEU) compatible and mechanical
system would be designed to facilitate a future connection to a City utility. Registration of a
legal agreement on title is required, securing the owner’s commitment to connect to a DEU
that provides that no Building Permit will be issued unless the building is designed with the
capability to connect to and be serviced by a DEU. The owner will also be required to
provide mechanical drawings and energy modeling, which shall be reviewed by the City and
LIEC for compliance with DEU requirements (i.e. capable of connecting to a future DEU
system) prior to Building Permit issuance.

The proposed building would be required to achieve Step 3 of the BC Building Step Code.

Urban Noise & Noise Mitigation

The site is located in an area impacted by aircraft noise (Area 4) and registration of an
aircraft noise sensitive use legal agreement on title is a consideration of the Development
Permit. As part of the Building Permit (BP) process, the applicant is required to design and
construct the building in a manner that mitigates potential aircraft noise to the proposed
dwelling units. Submitted acoustic and mechanical engineering information indicate the
proposal dwelling units will achieve the required:

o CMHC guidelines for interior noise levels as indicated in the following chart:

| Portions of Dwelling Units Noise Levels (decibels)
o Bedrooms 35 decibels

Living, dining, recreation rooms 40 decibels

Kitchen, bathrooms, hallways, and utility rooms 45 decibels

o The ASHRAE 55-2004 "Thermal Environmental Conditions for Human Occupancy”
standard for interior living spaces.
Registration of a legal easement agreement is required, identifying that the proposed
development must be designed and constructed in a manner that mitigates potential aircraft
noise to dwelling units.
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e An acoustical and mechanical report and recommendations, prepared by an appropriate
registered professional, is required prior to Development Permit issuance. This report would
demonstrates that the interior noise levels and noise mitigation standards comply with the
City’s Official Community Plan and Noise Bylaw requirements.

e Registration of a legal easement agreement is required, ensuring that that future owners of
the building are aware of the potential noise impacts originating from the on-site commercial
uses.

Conclusions

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

The list of Development Permit Considerations is included in Attachment 6, which has been
agreed to by the applicant (signed concurrence on file).

-
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Robin Pallett
Planner 2
(604-276-4200)
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74 C!ty of Development Application Data Sheet
R|Chm0nd Development Applications Department

DP 19-878817 Attachment 2

Address: 8100, 8120 & 8180 Westminster Highway

Applicant: 1176782 BC Ltd. Owner: 1176782 BC Ltd.
Planning Area(s): City Centre Area Plan (Brighouse Village), Sub-Area B.4
Floor Area Gross: 11,299.42 m? Floor Area Net: 10,550.91 m?

| Existing | Proposed
Site Area: 3,127.20 m? 2,877.48 m?
Land Uses: Commercial Commercna.l, Mu_ltl-Famlly

Residential
OCP Designation: Downtown Mixed Use No change
Zoning: CDT1 No change
Number of Units: 0 130
| Bylaw Requirement | ~ Proposed | Variance
333 B 3.33 FAR
: ase )
(incl. 0.33 FAR bonus for | PIUS Dgxeﬁ%r;“jrf&)%‘m per
Floor Area Ratio: prowdmg_ affordable BUH Exemption (1.86 m? None permitted
housing and applied to 7 dwelling units)
child care cash-in-lieu)
Total proposed FAR: 3.37
Lot Coverage: Max. 90% 37% None
) . Variance
Setback — Front Yard: Min. 3.0 m 0.0m Requested
Setback — West (interior) .
Side Yard: Min. 0.0 m 0.0m None
Setback — East (interior) .
Side Yard: Min. 0.0 m 0.0m None
Setback — Rear Yard: Min. 3.0 m 3.0 m None
' e (0.0 m to sanitary SRW)
Height (m): Max. 47.0m (GSC*) 46.96m (GSC) None
9 ' above geodetic above geodetic

Off-street Parking Spaces — Commercial: 30 min. Commercial: 30 Variance
Regular/Commercial: Residential: 129 min. Residential: 140 Requested
Off-street Parking Spaces — Commercial: 1 min. Commercial: 1 None
Accessible: Residential: 3 min. Residential: 4
Total off-street Spaces: 159 170 None
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Tandem Parking Spaces

Max. 50% of market
residential spaces

16 sets (32 spaces), or 23%

None

Amenity Space — Indoor:

OCP: Min. 100 m?

168 m?

None

Amenity Space — Outdoor:

OCP: Min. 6.0 m?/unit =
780 m?, of which
3.0m?/unit = 390 m? is for
children’s play area, plus

CCAP: Min. 10% of net
site area = 287.75 m?

Total Min. = 1,067.75 m?

1,132 m?,
(of which 408 m? is
child-friendly play area)

None

6723324




Attachment 3

Excerpt from the Minutes from
The Design Panel Meeting
Wednesday, May 5, 2021 — 4:00 p.m.

Rm. M.1.003
Richmond City Hall

DP 19-878817 — 15-STOREY HIGH RISE TOWER MIXED USE DEVELOPMENT

ARCHITECT: W.T. Leung Architects Inc.
LANDSCAPE ETA Landscape Architecture
ARCHITECT:

PROPERTY LOCATION: 8100, 8120 and 8200 Westminster Highway

Applicant’s Presentation

Architects Wing Ting Leung and Konning Tam, W.T. Leung Architecture Inc.,
Landscape Architect Jocelle Smith, ETA Landscape Architecture, Jason Packer,
Recollective, and Peter Kuo, Williams Engineering, presented the project and answered
queries from the Panel.

Panel Discussion

Comments from Panel members were as follows:

= appreciate the provision of 16 affordable housing units all designed with Basic
Universal Housing (BUH) features;

. also appreciate the provision of wheelchair access to the balconies of all units
with BUH features;

. consider adding more accessible parking spaces than what is required by the

City considering the number of accessible units that are being provided and the
present and future needs of the City’s aging population;

Total number of accessible parking spaces increased from three to four.
. appreciate the applicant’s informative presentation;

- appreciate the applicant for targeting Step 3 of the BC Energy Step Code in
terms of energy efficiency;
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consider enhancing the design of louvers on the fagcade of CRUs considering
their importance to the aesthetics of the building and from a public realm
perspective;

For the CRUs east of the lobby entrance, the design intent is to place intake
and exhaust vents on the soffit of the overhanging terra cotta volume. This
negates the need to place louvers within the storefront windows for a cleaner
aesthetic. For the CRUs west of the lobby entrance, louvers are placed within
the storefront behind the terra cotta “baguettes” (horizontal sunshades) above
the glass canopy. The baguettes will conceal the louvers.

consider the ventilation and exhaust system requirements and exterior fagade
design should one of the CRUs be utilized as a restaurant space;

Should one or more of the east CRUs be used as a restaurant, the kitchen
exhaust can be routed via the parkade to discharge to the east lane. This
location is furthest away from street activity as well as dwelling units. For the
west CRUs, the kitchen exhaust can be routed to via the parkade to discharge
at the garbage collection area on the west lane.

appreciate the design of the building and its separation from surrounding
towers; like the massing and articulation of the building facade; not concerned
with the building exceeding the maximum tower floorplate as provided in the
CCAP guidelines due to the proposed articulation of the tower massing;

reconsider the proposed dog run area on the south property line as it lacks sun
exposure and could only be accessed from inside the building; the proposed
amenity would not provide a good experience for users;

Applicant proposes to re-program the rear yard with uses that are an
extension of the parking area — ie. parking spaces and/or Class B bicycle
racks. Discussions are ongoing with Staff to identify suitable use(s) and plant
materials with CPTED concerns in mind.

consider extending the CRU frontage at the northwest corner (i.e., at the corner
of Westminster Highway and the public lane) to active the public lane;

The storefront glazing has been extended an additional 2.4m [8 ft.] south
down the lane

appreciate the terra cotta screening that appears to float above the ground level
retail spaces; creates a strong presence to the project; reconsider pulling out the
podium street wall at the east end to preserve the design intent for the floating
volume;

The wall at the east end is a down-turned extension of the soffit band
treatment and acts as a bookend to conceal the sidewall of the east neighbour
for a cleaner aesthetic. Because the end wall (and the soffit) is cladded in a
contrasting grey fibre cement panel, this will not distract from the strong
terrace cotta volume above.



6723324

-3-

consider incorporating outdoor patio spaces for dining along the frontage of
CRU spaces to help activate the public realm, maximize the use of CRU spaces,
and address business and health concerns for the present and future pandemics;

The CRUs are currently intended to be retail or office-oriented instead of food
service-related. Should a restaurant and/or café tenant materialize, there is a
small area between the back of sidewalk and storefront face for outdoor
seating. The area may be expanded if the operator seeks a street use license
with the City.

consider installing appropriate types of doors (e.g. roll up doors) for the CRUs
to enhance indoor-outdoor connection especially during summer; look at coffee
shops along Main Street in Vancouver as precedent;

The CRUs are currently intended to be mainly retail or office-oriented instead
of food service-related. Should a restaurant and/or café tenant materialize,
the storefront system can be modified for sliding or rollup doors. If
modification is requested by the Owner prior to Building Permit application,
an amendment to the Development Permit will be applied for.

appreciate the presentation which is easy to follow;

the programming and choice of materials for the podium level shared outdoor
amenity area are appropriate; appreciate the series of outdoor rooms being
created; the programming for the play area is well thought out; appreciate the
installation of natural play elements in the play area;

Noted. East of the children’s play area is a water feature with three granite
cube bubblers and a river stone runnel. It is envisioned that this water feature
will be used as part of children’s play.

consider incorporating a water feature with play value on the shared outdoor
amenity area;

appreciate the choice of planting materials on the podium; consider introducing
the same planting strategy, i.e. pollinator planting, for the extensive green roofs
rather than just sedum planting;

ensure appropriate soil depth for planters on the podium level;

Noted. Per Landscape Architect details, raised planter walls will ensure
minimum soil depths of 610mm to 915mm.

support the Panel comment that the proposed dog run area on the south property
line could be problematic due to its proximity to adjacent developments;
consider opportunities for programming of the widened SRW area along the
rear of the subject site;

Applicant proposes to re-program the rear yard with uses that are an
extension of the parking area — ie. parking spaces and/or Class B bicycle
racks. Discussions are ongoing with Staff to identify suitable use(s) and plant
materials with CPTED concerns in mind.
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there 1s contrast between the CRU units and the entrance to the residential
tower; consider stronger articulation on the ground level,

The zigzag pattern of the tower’s light-coloured fibre cement cladding has
been extended down to ground level to help further articulate the residential
tower.

support the Panel comment to provide usable outdoor spaces for CRUs as it
would enhance the public realm along Westminster Highway;

overall, the proposed development is well thought out;

in general, appreciate the slender tower form with a north-south orientation,
which is the most successful feature of the project together with the strip of
balconies; more successful than the vertical zigzag pattern;

appreciate the light-coloured cladding of the tower which helps blend in with
the sky and the terra cotta screening which anchors the building on the ground
plane;

support the recessed entry for the residential tower which creates a private zone
and provides a natural wayfinding for the residential uses of the building;

support the introduction of horizontal and vertical slots which are generally
successful; however, there is missed opportunity for the horizontal slot
underneath the balconies at Level 11 which could have been carried all the way
across to the east; this would have helped clarity the tower’s distinct volumes;

The massing diagram in the submission material may have been unclear. The
horizontal slot does indeed extend around the south and onto the east side of
the tower, stopping at the vertical slot on the east side. This can be seen on the
east elevation drawing as well as on images of the model.

in general, support the additional tower floor plate; however, does not fully
support the “bump” on the east side of the tower on the 8" , 9™ and 10™ storeys
which appears to contradict the design intent of the building architecture (i.e.,
slim tower profile facing Westminster Highway);

The “bump” on the east side is intended to create a terraced massing for
varying roof heights and intervening forms. We note that the massing is
generally appreciated by the Panel.

appreciate the terra cotta screening; the applicant is encouraged not to bring it
down to grade to preserve its design intent to create a floating horizontal
volume;

The terra cotta cladding does not extend down to the ground level.

consider recessing the west side of CRU No. 101 slightly inward to further
celebrate the terra cotta screening as a floating volume;

While the west wall is not recessed, the west storefront windows have been
extended a further 2.4m south down the lane. This additional glass area will
Sfurther reinforce the floating volume above.
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consider installing additional security features for the bicycle rooms (e.g.
removing automatic door openers and adding more deadbolt locks) to prevent
thefts in the parkade;

Per Bylaw requirements, all bike rooms are enclosed with solid opaque walls
and have steel doors & frames with safety glass for permanent visual access.
Doors are hinged on the inside to prevent tampering. No automatic door
operators will be specified, and access will be via a programmed key fob. All
of the interior within each bike room will be visible from the entry door. Bike
rooms will also have motion-activated lights.

appreciate the massing on the east side of the building broken down and stepped
down and the west side massing not stepped down and flat and aligns with the
adjacent development to the west; the proposed development fits well with its
existing site context;

not concerned with the building exceeding the maximum tower floorplate as per
the CCAP’s guidelines; the slender tower form is successful when viewed from
Westminster Highway and from the south; the building may appear a bit bulky
looking from the east and west but not dramatic;

appreciate the terra cotta floating volume; however, the two pieces on both
sides of the residential tower are very similar; consider either making them
identical, i.e., symmetrically similar, or differentiate them, e.g. adding more
terra cotta to the top;

The intent is to create volumes that are similar, but not identical. While the
treatments are similar, the differences are not subtle. The volumes have
different parapet heights; the west volume is articulated with “baguette”
sunshades, while the east volume has a soffit band cladded in contrasting
colour & material; the east volume uses deep horizontal slots to express the
floating volume, while the west volume uses a combination of glazing &
baguettes to reinforce the floating volume above. Additional differentiation
may make the facade too busy and distracting.

not concerned with the “bump” as it works well on the stepped down massing
on the east side of the building;

concerned with the usability of the proposed dog run area at the rear of the
building as a dog run area is already provided at the shared outdoor amenity
area on Level 5 which would be preferred by residents due to its better location;
consider alternative programming for the dog run space on ground level, e.g.
potential space for bike storage;

The dog area has been deleted. Applicant proposes to re-program the rear
yard with uses that are an extension of the parking area — ie. parking spaces
and/or Class B bicycle racks. Discussions are ongoing with Staff to identify
suitable use(s) and plant materials with CPTED concerns in mind.

appreciate the proposed use of cementitious panels around the buildings;
commend the applicant for the choice of building materials and colours;



-6-

. the project would be a good addition to the area;

. new buildings in the City are targets for break-ins and thefts; consider installing
CCTYV cameras in the parkade and installing adequate lighting; and

CCTYV cameras are provided at entry points to the building — eg. Street lobby,
parkade access points, lobbies & common corridors from each parkade level.

. support the Panel comment to enhance the security for bike storage and
enclosures in the parkade.

Per Bylaw requirements, all bike rooms are enclosed with solid opaque walls
and have steel doors & frames with safety glass for permanent visual access.
Doors are hinged on the inside to prevent tampering. No automatic door
operators will be specified, and access will be via a programmed key fob. All
of the interior within each bike room will be visible from the entry door. Bike
rooms will also have motion-activated lights.

Panel Decision

It was moved and seconded

That DP 19-878817 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
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PROJECT DETAILS

PROJECT ADDRESS 8100 - 8180 WESTMINSTER HWY
LEGAL ADDRESS Lots 1, 2, and 3 Section 9 Block 4 North Range
6 New Westminster District Plan 8649

TOTAL FAR SITE AREA 11,299.42 M?{121,625.94 SQ. FT.)

PUBLIC ART BUDGET $98,134.16
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PROJECT CONSULTANTS

PROJECT OWNER | RISESUN NORTH AMERICA REAL ESTATE LTD.

400- 999 W Broadway
Vancouver, BC V57 1K5

ARCHITECT | W.T.LEUNG ARCHITECTS INC
973 W Broadway wing@wtleungarch.com
Vancouver, BC V5Z 1K3

Wing Leung | Principal
(604) 736-9711
wing@wtleungarch.com

LANDSCAPE ARCHITECT | ETA LANDSCAPE ARCHITECTURE
1690 W 2nd Ave
Vancouver, BCV6J 1H4

PUBLIC ART CONSULTANT | BALLARD FINE ART LTD.
1243 Duchess Avenue
West Vancouver, BC V7T 1H3

Jan Ballard| Principal
(604) 922-6843
jan@ballardfineart.com
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GUIDING PRINCIPALS

o Reflect the vision and spirit of the 8100 Westminster Hwy project

. Thoughtfully consider the unique historic, social, and cultural context of the City of
Richmond's Brighouse Village community

. Reflect the broad thematic of “Yesterday, Today and Tomorrow” identified in the Richmond
City Centre Public Art Plan and the Brighouse Village Character Zone vision designating the
area as the “Civic Heart”

. Offer high public visibility and accessibility for a diverse array of audiences
. Strive for the highest quality of artistic expression and standards
. Provide a public artwork that is dynamic and engaging, in accordance with the City of

Richmond's public art program and guidelines

o Contribute to a vibrant street scape along Westminster Hwy and No. 3 Rd
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PUBLIC ART BUDGET

The total public art contribution for 8100 Westminster Hwy is $98,134.16.

The amount designated for public artwork is $72,500.00 and includes the artist fee, artwork
fabrication, artwork storage if required, engineering certificates, construction coordination and site
preparation, lighting, insurance, and artwork delivery and installation. The artist selected will be
responsible for a general public liability insurance policy. Premium for this coverage will be assumed
as a cost of doing business and part of the studio overhead.

The administration portion of the budget is $11,227.46 and includes the art selection process, artist
and panel honorarium fees, as well as a developer’s contingency and plague/signage.

PUBTIC AFTWOIK ©eveiiiieeciiei ettt ettt et e e saea e $72,500.00
Selection Process and HONOIArIa ....ccvvevvvvvevvieie e $7,600.00

Artist Honoraria (3 x $2,000) .....cocoovvvvvvivieeieeeeenen, $6,000.00

Selection Panel Honoraria (2 x $800) ....c.ccccevvrenennn, $1,600.00

Developer’s CONTINGENCY ..cocoiiirriiiierae et sre e $2,127.46
SIENAEE/PIAGUE 1.veeiieiecece sttt eete ettt vt en et cre vt $1,500.00

Public Art Program Administration (5%) .....cccoeeevivevevveveinie e, $4,906.70

Public Art Consultation { maximum 10%) .....c.ccocevverieriecierierer e $9,500.00

Total On-site Public Art BUdget.......c...ceeieriiiemricinineencee e s sne e e s er s s e $98,134.16
Please note:

As per the City of Richmond Public Art Program Administrative Procedures Manual (2.4.2), “if an
artist is asked to address functional features, such as a fountain, facade, or windscreens, the art
budget is the “upgrade” to the existing costs of the feature”.

All cost savings or unused funds remaining from the administration portion of the budget will be
put towards the artwork.

RISESUN DETAILED PUBLIC ART PLAN | APRIL 13, 2021

23



TIMELINE

PROJECT TIMELINE

Development Permit ApPlICAtION ....ooov et et e e Nov 29, 2019
Anticipated Development Permit ISSUANCE ......cccoeveeiiniiceieeeeee et O CtObEE 2021
CONSEIUCTION STAI .ottt ettt bt e e b e s r e sabesestesaereesnaee e October 2022
Construction COMPIETION ...ttt st er e s February 2025
OCCUPANCY Permit ISSUANCE. .. ...ttt ettt e e e e e st eaeeareere s e nnens February 2025
PUBLIC ART TIMELINE

Detailed Public Art Plan Submission and Presentation.........ccccovvvevcieinconni e cenecivee e April
2021

EXpressions Of INTErest (EO).....i i ceeiiieeeieiecee sttt et e e srr e ree e stnesbaesstverenans May 2021
First Selection Panel MEETING......ccovvviivier ettt e eaarar e e evae e June/July 2021
Second Selection Panel Meeting - Shortlisted Artist Concept Presentations ........... September 2021
FINAl Artist SEIECTION c.voeiieeee ettt st e e st eae e ese e esebeaens September 2021
Artist CONTIACT oeeeeeee e e e eb e e eaniee s October/November 2021
At INSTAIATION ©oevevieee ettt e e e e ettt e e e e e tb b b e e s eansbaeebe e sabaaeeaes January 2025

* DATES ARE BEST ESTIMATED TARGETS AND SUBJECT TO CHANGE
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SELECTION PROCESS

All stages of the selection process will be facilitated by public art consultant Ballard Fine Art Ltd.

The artist selection process will involve a two-stage open call for Expressions of Interest (EOI)
to local and regional artists with a voting selection panel. The panel will consist of 3 voting
members, comprised of 1 art or design professionals from the local art community, 1 community
representative and 1 member from the 8100 Westminster Hwy team. Panel members will be
selected for their experience with public art, as well as their knowledge of the area and will receive
an $800 honorarium for their work excluding members of the 8100 Westminster Hwy team. In
addition, representatives from the City of Richmond including the Public Art Manager, and a staff
representative from Planning and Parks will be invited to participate in a non-voting advisory
capacity. The City advisors will be invited to attend the selection panel meetings and provide
commentary and feedback on the Terms of Reference, EOIs, shortlisted artist nominations, artist
concept proposals, and final artist considered for selection.

Selection Panel members:

Kai Lin, RiseSun North America Itd or Wing Leung, Project Architect, W.T. Leung Architects Inc.
Tom Hsu, Artist and Richmond Resident

Rebecca Bayer, Artist

Selection Panel alternates:

Brenda Crabtree, Artist and Director of Aboriginal Program, Emily Carr University
Thomas Cannell, Artist

Jeanette Lee, Artist with public artwork in Richmond

Non-voting Advisors:
Biliana Velkova, City of Richmond, Public Art Planner

Stage One

In stage one of the selection process, artists will submit an Expression of Interest (EOI) for
consideration by the selection panel. The selection panel will review all EOl submissions and discuss
the merits of the artists’ past work and potential fit with the respective public art opportunity and
determine a shortlist of 3 artists to develop a concept proposal.

Stage Two

In stage two, the shortlisted artists will be invited to develop and present a concept proposal to
the selection panel. The shortlisted artists will be oriented to the public art opportunity, project,
site, and community contexts, with an opportunity to meet with the developer and design team.
Each shortlisted artist will be paid an honorarium of $2,000 for their work, paid upon receipt and
presentation of the concept proposal.

Following the selection panel’s review of the shortlisted artist concept proposals, a final artist and
artwork will be recommended for selection. Prior to notifying the final artist nominated, RiseSun
will have the opportunity to review the nominated artist’s concept. The final artist selected for
the roject will enter into a contract agreement with RiseSun North America Ltd. to complete the
proposed artwork on time and budget.
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The Short-listed Artist Public Art Proposal Will include:

i} Written public art proposal (1-2 pages)

i) Visual Aids {renderings/model}

iii} Detailed public art budget

iv) Project timeline

v} Details of all materials, finishes, colours, dimensions, installation requirements,
names of fabricators & maintenance requirements

vi) CV and examples of past projects

Artist/Artist Team Selection Criteria for Stage Two:

i) High quality and innovative concept with a clear vision of the final artwork

ii) Demonstrated understanding of the public space and the impact on the proposed site

iiii) Understanding of the project architecture, the site and its contexts

iv) Demonstrated feasibility in terms of a detailed budget, timeline, implementation,
safety, maintenance and site consideration

v) Artistic quality of artwork presented in the documentation of past work

vi) Availability

Please note: If no submission warrants consideration, RiseSun reserves the right not to award the
commission.

Please direct any questions to:

Jan Ballard | Ballard Fine Art Ltd.
0.604 9226843 | C. 604 612 6645 | E. jan@ballardfineart.com

RISESUN DETAILED PUBLIC ART PLAN | APRIL 13, 2021
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Attachment 5

MEMORANDUM OF UNDERSTANDING

BETWEEN

RISESUN NORTH AMERICA REAL ESTATE LTD.

(BC Incorporation #BC1066376)

AND

S.U.C.C.E.S.S AFFORDABLE HOUSING SOCIETY

(BC Incorporation #50061005)

WHEREAS:

Risesun North America Real Estate Ltd. (“Risesun”), is developing a 15-storey mixed
commercial & multi-family residential building for a site located on the south side of
Westminster Highway between No. 3 Road and Buswell Street. The development comprises
street-oriented retail spaces fronting Westminster Highway and 130 dwelling units on floors
above.

Risesun is a residential and mixed-use real estate development company. We are a practice
dedicated to creating a livable space for people. Our Canadian office was established in 2016.
Risesun currently owns a piece of land in Richmond and the future development will be a
mixed-use building. It is in the stage of planning now and the project aims to finish by 2025.

AND;

S.U.C.C.E.S.S Affordable Housing Society (“S.U.C.C.E.S.S. AHS”) who is experienced in providing

housing operations, management and maintenance services for affordable homes.
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SECTION A. OBJECTIVE:

1. Risesun will develop and own new affordable units and is seeking a non-profit housing

provider to operate, manage and maintain the units whilst Risesun builds up its

capacity.

2. S.U.C.C.E.S.S Affordable Housing Society will manage the operations of these

affordable housing units through a leased agreement with Risesun.
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SECTION B. INTENT

3. The proposed project is located at 8100-8180 Westminster Highway, Richmond. The
affordable housing units are proposed on levels four and six of the development. On level
four, all units are affordable housing units. On level six, units are a mix of affordable
housing and market units. It will contain 16 affordable low-end-of-market-rental (LEMR)

housing units.

4. The projectis currently at the Development Permit stage. The number and mix of housing

is subject to change through the permitting process.

5. Itisintended that Risesun will enter into a 20 year lease agreement with S.U.C.C.E.S.S AHS
to provide efficient management and maintenance services for the projects listed in
Appendix A. Further projects may be added as Risesun develops its affordable housing

portfolio.

6. Risesun will own the affordable units and is responsible for its mortgage. S.U.C.C.E.S.S
Affordable Housing Society will operate the units and manage the operating budget. If the
operating budget is in a deficit at any time, Risesun will immediately forward an amount
equal to or greater than the deficit to S.U.C.C.E.S.S. AHS. Risesun will pay a management
fee to S.U.C.C.E.S.S. AHS for the management and maintenance services outlined in
Section C on a monthly basis. If the operating budget results in a surplus after covering all

operating expenses, S.U.C.C.E.S.S. AHS will forward that surplus to Risesun.
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SECTION C. RESPONSIBILITIES: S.U.C.C.E.S.S Affordable Housing Society

10.

11.

12.

11.

12.

13.

14.

Support the permitting process for the project, attending meetings with the municipality

as required.

Provide general advice and guidance on specification and design however Risesun retains

the right to develop in accordance with their requirements.

Provide an Operational Plan and Asset Management Plan which will be included in the

lease.

Select tenants in accordance with municipal, provincial and federal guidelines,

undertaking the necessary credit, landlord, and employment references.

Advise tenants of their responsibilities and that these are clearly defined in the tenancy

agreement which is signed prior to tenanting.

Undertake appropriate level of inspections to ensure that the property is well

maintained.

Provide maintenance and repair services in a timely manner depending on the urgency of

the repair.

To contribute an appropriate amount as part of the operating budget to a capital reserve
fund for major repairs and replacement.

Collect rent and to follow up on any rent arrears in a timely manner, advising tenants on
any benefits or sources of income that they may be eligible for.

Manage tenant relations dealing with any disruptive behaviours and nuisance in an
expeditious manner, providing support to tenants who are at risk of eviction to minimize

any evictions, enforcing the tenancy agreement where appropriate.
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15. Provide annual audited financial statements to Risesun.
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SECTION D. RESPONSIBILITIES: RISESUN

16. Project manage the permitting and development process to Building Occupancy.

17. Pay the agreed management fee to S.U.C.C.E.S.S on a monthly basis.

18. Pay any operating deficit to S.U.C.C.E.S.S. immediately.

19. Offer training and employment opportunities to the tenants referred by S.U.C.C.E.S.S.
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SECTION E. BINDING

20. This Memorandum is intended to be non-binding, and until a lease agreement is executed

by both parties there will no binding legal obligations between the parties. Although this

Memorandum sets out the basic understandings reached between Risesun and

S.U.C.C.E.S.S. Affordable Housing Society to date, the actual documentation may well be

the subject of further good faith negotiation and contain terms not included in this

Memorandum.

This Memorandum of Understanding outlines the parties’ intentions prior to a legal
agreement being entered into formalizing the terms of the relationship together with a draft
of the Operating Agreement which will be completed at least six months in advance of receipt

of an Occupancy Permit.

/ o '
SIGNED: I e

................ 7 ]
N

NAME Chigiu Zhang

TITLE s

DATE 06-16-2021

--------------------------------------------------------------------------------------------------------------------------------

RISESUN NORTH AMERICA REAL ESTATE LTD.

SIGNED: / %

................................................................................................................................

NAME: ettt sttt ottt sttt
TITLE e e e s
DATE e e
5.U.C.C.E.S.S AFFORDABLE HOUSING SOCIETY
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APPENDIX 1

PROJECT LIST

The proposed project is located at 8100-8180 Westminster Highway, Richmond and
consists of a 15-storey building .The development comprises street-oriented retail spaces
fronting Westminster Highway and 130 dwelling units on floors above. Among these

units, there are 16 Affordable Homes of the following mix — 1 studios, 10 one bed, 4 two bed,

1 three bed units.
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Attachment 6

Development Permit Considerations

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

Address: 8100, 8120 & 8180 Westminster Highway File No.: DP 19-878817

Prior to a Development Permit* being forwarded to the Development Permit Panel for consideration, the
developer is required to:

1.

Installation of appropriate tree protection fencing around all trees to be retained as part of the development.

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

2.

Site Consolidation: Consolidation of all subject lots into a single development parcel (which will require the
demolition of the existing dwellings).

On-Site Arborist Supervision: Submission of a Contract entered into between the applicant and a Certified Arborist
for supervision of any on-site works conducted within the tree protection zone of the trees to be retained. The
Contract should include the scope of work to be undertaken, including: the proposed number of site monitoring
inspections, and a provision for the Arborist to submit a post-construction assessment report to the City for review.

Landscaping Security: Receipt of a Letter of Credit for landscaping in the amount of $725,949.95 (based on the costs
estimate provided by a CSLA registered landscape Architect including 10% contingency).

Tree Retention: Submission of a Tree Survival Security to the City in the amount of $12,500. This amount includes a
$5,000 security for the street tree (tree #642) and $1,500 for each of the five offsite trees (trees #643-647) to be
retained. The security should be held until an inspection of the subject trees, occurring 12 months following a
landscaping inspection that confirms the completion of landscaping works, by City Urban Forestry Preservation or
Tree Preservation staff (as the case may be) for a change to the condition of the tree.

On-Site Replacement Trees: Submission of an on-site landscape plan for the subject project site that includes at least
6 replacement trees based on a ratio of at least 2:1 to compensate for 3 on-site bylaw-size trees to be removed (tag #s
639, 640 & 641). The required replacement trees are to be of the minimum sizes, based on the size of the trees being
removed as per Tree Protection Bylaw No. 8057. The owner will be required to provide $500 to the City’s Tree
Compensation Fund for each and any number of trees short of the required 6 replacement trees.

Road Dedication:

a) A road dedication of 2.0 m along the north properly line of the subject development (Westminster Hwy) from the
west end of the frontage, then offset (at approximately the residential lobby entrance) to a 1.45m road dedication
to the east end. The offset accommodates alignment of this development’s podium with the east neighbouring
building.

b) A road dedication of 3.0 m along the west properly line of the subject development (the westerly lane).

Sanitary SRW Replacement: Replacement of the existing sanitary SRW 285753 along the rear and east sides, and

expansion of the SRW areas of the site as follows:

a) Discharge sanitary SRW 285753, of which:

i.  al.5m(5 ft) wide portion is located along the rear of the subject site; and
ii.  a3.0m (10 ft) wide portion is located along the rearmost 15.5 m (51 ft) of the east side of the site.

b) Register a new sanitary SRW that reflects contemporary language for utility SRWs and expands the SRW area to

cover:
i.  the rearmost 3.0 m of the subject site; and
il.  awidth of 4.5 m (15 ft) along the rearmost 15.5 m (51 ft) of the east side of the site,

Terminus/Turnaround SRW for Easterly Lane: The granting of a new SRW Property Right-of-Passage (PROP) to

accommodate a 3 m (10 ft) minimum extension of the neighboring lane to the east to allow for three-point truck

turnaround for the neighboring property. Exact right-of-way dimensions (length and width) of the PROP SRW will
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be confirmed through the Servicing Agreement* process. Paving, bollards and drainage will likewise be confirmed
through the Servicing Agreement* process.

10. Water Meter Access Easement: The granting of an easement from a lot line abutting Westminster Highway or the
westerly lane to the Water Entry room on P2, for water meter access. Exact right-of-way dimensions to be finalized
via the Servicing Agreement process.

11. Third Party Equipment SRWs: All above ground hydro/telephone kiosks and other third party equipment must not be
placed within any frontage works area including sidewalk. On-site SRW’s are to be secured for the placement of this
equipment. Exact right-of-way dimensions of the PROP SRW would be confirmed through the Servicing
Agreement® process.

12. Mixed Use Covenant: Registration of a covenant on title that identifies the building as a mixed use building.

13. City Centre Impacts Covenant: Registration of a legal agreement on title stipulating that the development is subject to
potential impacts due to other development that may be approved within the City Centre including without limitation,
loss of views in any direction, increased shading, increased overlook and reduced privacy, increased ambient noise
and increased levels of night-time ambient light, and requiring that the owner provide written notification of this
through the disclosure statement to all initial purchasers, and erect signage in the initial sales centre advising
purchasers of the potential for these impacts.

14. Commercial Noise Covenant: Registration of a commercial noise restrictive covenant on title addressing noise
impacts generated by the internal uses from penetrating into residential areas that exceed noise levels allowed in the
City’s Noise Bylaw and that noise generated from rooftop equipment will comply with the City’s Noise Bylaw.

15. Aircraft Noise Sensitive Development Covenant: Registration of a legal agreement on title identifying that the
proposed development must be designed and constructed in a manner that mitigates potential aircraft noise (Area 4) to
the proposed dwelling units. Dwelling units must be designed and constructed to achieve:

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

Portions of Dwelling Units Noise Levels (decibels)
Bedrooms 35 decibels
Living, dining, recreation rooms 40 decibels
Kitchen, bathrooms, hallways, and utility rooms 45 decibels

b) the ASHRAE 55-2004 “Thermal Environmental Conditions for Human Occupancy” standard for interior living
spaces.

16. Noise Mitigation Report: Complete an acoustical and mechanical report and recommendations prepared by an
appropriate registered professional, which demonstrates that the interior noise levels and noise mitigation standards
comply with the City’s Official Community Plan and Noise Bylaw requirements. The standard required for air
conditioning systems and their alternatives (e.g. ground source heat pumps, heat exchangers and acoustic ducting) is
the ASHRAE 55-2004 “Thermal Environmental Conditions for Human Occupancy” standard and subsequent updates
as they may occur. Maximum interior noise levels (decibels) within the dwelling units must achieve CMHC standards

follows:
Portions of Dwelling Units Noise Levels (decibels)
Bedrooms 35 decibels
Living, dining, recreation rooms 40 decibels
Kitchen, bathrooms, hallways, and utility rooms 45 decibels

17. Flood Covenant: Registration of a flood indemnity covenant on title.
18. Parking, Loading and Bicycle Storage Covenant: Registration of a legal agreement on title, ensuring:

a) The provision of shared visitor/commercial parking spaces in accordance with the DP and such spaces will be
identified and will not be sold, leased, assigned, designated or allocated in any other manner to individual unit
owners/renters/occupants or any other person. The shared parking spaces are to be available for use by customers
of commercial/office units within the subject development during business hours and available for use at all times
by both visitors of residents of residential units; and owners, tenants and employees of commercial units. The
provision of any gates in the parkade are to remain open during business hours to allow access by customers of
the commercial uses.
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The provision of shared loading area in accordance with the DP and such area will be identified and will not be
sold, leased, assigned, designated or allocated in any other manner to individual unit owners/renters/occupants or
any other person.

The provision of shared bicycle storage areas designated as common property for the sole purpose of bicycle
storage by residents of residential units; and owners, tenants and employees of commercial/office units. The
conversion of bicycle storage area into habitable space is prohibited (e.g., other storage uses).

19. Electric Vehicle (EV) Charging Infrastructure for Vehicles Covenant: Registration of a legal agreement on title,

securing the owner's commitment to voluntarily provide, install, and maintain EV charging infrastructure within the
buildings on the subject site. More specifically, the minimum required rates for EV charging infrastructure shall the
greater of the following table or as per the Official Community Plan or Zoning Bylaw rates in effect at the time of
Development Permit approval.

User/Use

Energized Outlet — Minimum Permitted Rates

Vehicle Parking *

Market Residential (i.e. resident parking & bike storage)

Affordable Housing (i.e. resident parking & bike storage)

(1 per parking space as per Zoning Bylaw)

Non-Residential (i.e. shared/tenant/employee parking & bike storage) 1in 10 parking spaces

* “Vehicle Parking” “Energized Outlet” shall mean all the wiring, electrical equipment, and related infrastructure

necessary to provide Level 2 charging (as per SAE International’s J1772 standard) or higher to an electric vehicle.

NOTE: Richmond’s Electric Vehicle Charging Infrastructure Bylaw provides that, where an electric vehicle
energy management system is implemented, the Director of Engineering may specify a minimum performance
standard to ensure a sufficient rate of electric vehicle charging. For the purposes of the Bylaw, electric vehicle
energy management system means a system to control electric vehicle supply equipment electrical loads
comprised of monitor(s), communications equipment, controller(s), timer(s), and other applicable devices.

20. Public Art:

a)

6704845

Registration of an agreement to facilitate the implementation of the City approved Public Art Plan which secures
that “no occupancy” shall be permitted on the subject lands, restricting final Building Permit inspection granting
occupancy of the building (exclusive of parking), in whole or in part, on the subject lands until:

i The property owner, at the property owner’s sole cost and expense, commissions one or more artists to
conceive, create, manufacture, design, and oversee or provide input about the manufacturing of the public
artwork, in accordance with the City approved Public Art Plan and, as applicable, detailed Public Art
Plan.

ii. A Public Art Plan has been submitted for the subject lands. A Letter of Credit or cash (as determined at
the sole discretion of the City) will be secured.
iii.  The agreement will secure the following:

(a) The property owner, at his/her expense and within thirty (30) days of the date on which the Public
Art is installed, executes and delivers to the City a transfer of all of the developer’s rights, title and
interest in the Public Art to the subsequent strata (including transfer of joint world-wide copyright)
or as otherwise determined to be satisfactory by the City Solicitor and Director, Arts, Culture and
Heritage Services.

NOTE: It is the understanding of the City that the artist’s title and interest in the public artwork
will be transferred to the owner upon acceptance of the artwork based on an agreement solely
between the owner and the artist and that these interests will in turn be transferred to the City,
subject to approval by Council to accept the donation of the artwork.

(b) The property owner will maintain the Public Art in a good and workmanlike manner and in
accordance with the final report referred to in (¢) below and, without limiting the generality of the
foregoing, will be responsible for all costs associated with the maintenance, cleaning, repair and
replacement of the Public Art.

(c) The owner, at the owner’s sole cost and expense, submits a final report to the City promptly after
completion of the installation of the Public Art in accordance with the City approved Public Art
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21.

22.

23.

24.

-4 -

Plan. This report shall, to the satisfaction of the Director, Development and Director, Arts, Culture,
and Heritage Services, include:
= Information regarding the siting of the Public Art, a brief biography of the artist(s), a
statement from the artist(s) on the Public Art, and other such details as the Director,
Development and Director, Arts, Culture, and Heritage Services may require.

* A statutory declaration, satisfactory to the City Solicitor, confirming that the owner’s
financial obligation(s) to the artist(s) have been fully satisfied.

= The maintenance plan for the Public Art prepared by the artist(s).

= Digital records (e.g., photographic images) of the Public Art, to the satisfaction of the
Director, Development, and Director, Arts, Culture and Heritage Services.
iv.  As an alternative to the provision on Public Art on-site, the owner may offer to make a voluntary cash
contribution in lieu.

b) The developer shall submit a $98,134.16 Letter of Credit to secure the implementation of the Detailed Public Art
Plan.

Child Care Fund Contribution: City acceptance of the developer’s offer to voluntarily contribute $0.80 per buildable
square foot (e.g. $90,855.24) to the City’s child care fund.

Affordable Housing: Registration of the City’s standard Housing Agreement and Housing Covenant to secure 16
affordable housing units, the combined habitable floor area of which shall comprise at least 10% of the subject
development’s total residential building area. Occupants of the affordable housing units subject to the Housing
Agreement shall enjoy full and unlimited access to and use of all on-site indoor and outdoor amenity spaces.
Affordable Housing tenants shall not be charged any additional fees (e.g., parking fees, move in/move out fees). The
terms of the Housing Agreements shall indicate that they apply in perpetuity and provide for the following:

Affordable Housing Strategy Requirements Project Targets
Unit Type Minimum Unit Area MaximL_Im Monthly Total Maximum Ur_|it Number of
Unit Rent* Household income* Mix Units**

Studio 37 m? (400 ft?) $811 $ 34,650 or less 6.3% 1
1-Bedroom 50 m? (535 ft?) $975 $ 38,250 or less 62.5% 10
2-Bedroom 69 m? (741 ft?) $1,218 $ 46,800 or less 25.0% 4
3-Bedroom 91 m? (980 ft?) $1,480 $ 58,050 or iess 6.3% 1
Total 967.0 m? (10,409 ft?) N/A N/A 100% 16

* Denotes the council-approved rates as of July 24, 2017. Rates may be adjusted periodically as provided for under adopted City policy.

** 88% of affordable housing units meet Richmond Basic Universal Housing (BUH) standards.

Tandem Parking Covenant: Registration of a legal agreement on title ensuring that where two parking spaces are
provided in a tandem arrangement both parking spaces must be assigned to the same dwelling unit.

District Energy Utility (DEU): Registration of a restrictive covenant and statutory right of way and/or alternative legal
agreement(s), to the satisfaction of the City, securing the owner's commitment to connect to District Energy Utility
(DEU) and granting the statutory right of way(s) necessary for supplying the DEU services to the building(s), which
covenant and statutory right of way and/or legal agreement(s) will include, at minimum, the following terms and
conditions:

a) No building permit will be issued for a building on the subject site unless the building is designed with the
capability to connect to and be serviced by a DEU and the owner has provided an energy modelling report
satisfactory to the Director of Engineering.

b) Ifalow carbon energy plant district energy utility (LCDEU) service area bylaw which applies to the site is
adopted by Council prior to the issuance of the building permit for the subject site, no building permit will be
issued for a building on the subject site unless:

1. the owner designs, to the satisfaction of the City and the City’s DEU service provider, Lulu Island Energy
Company Ltd. (LIEC), a low carbon energy plant to be constructed and installed on the site, with the
capability to connect to and be serviced by a DEU; and

ii.  the owner enters into an asset transfer agreement with the City and/or the City’s DEU service provider on
terms and conditions satisfactory to the City to transfer ownership of the low carbon energy plant to the
City or as directed by the City, including to the City’s DEU service provider, at no cost to the City or
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City’s DEU service provider, LIEC, on a date prior to final building inspection permitting occupancy of
the first building on the site. Such restrictive covenant and/or asset transfer agreement shall include a
warranty from the owner with respect to the on-site DEU works (including the low carbon energy plant)
and the provision by the owner of both warranty and deficiency security, all on terms and conditions
satisfactory to the City;

¢) The owner agrees that the building(s) will connect to a DEU when a DEU is in operation, unless otherwise
directed by the City and the City’s DEU service provider, LIEC.

d) IfaDEU is available for connection and the City has directed the owner to connect, no final building inspection
permitting occupancy of a building will be granted unless, and until;

L.
1i.

1il.

the building is connected to the DEU;

the owner enters into a Service Provider Agreement for that building with the City and/or the City’s DEU
service provider, LIEC, prior to depositing any subdivision plan with LTO (including Air Space parcel
subdivision and Strata Plan subdivision) and on terms and conditions satisfactory to the City; and

prior to subdivision (including Air Space parcel subdivision and Strata Plan filing), the owner grants or
acquires, and registers, all Statutory Right-of-Way(s) and/or easements necessary for supplying the DEU
services to the building.

e) IfaDEU is not available for connection, but a LCDEU service area bylaw which applies to the site has been
adopted by Council prior to the issuance of the building permit for the subject site, no final building inspection
permitting occupancy of a building will be granted unless and until:

1.

11.

iil.

1v.

the City receives a professional engineer's certificate stating that the building has the capability to connect
to and be serviced by a DEU;

the building is connected to a low carbon energy plant supplied and installed by the owner, at the owner’s
sole cost, to provide heating, cooling and domestic hot water heating to the building(s), which energy
plant will be designed, constructed and installed on the subject site to the satisfaction of the City and the
City’s service provider, LIEC;

the owner transfers ownership of the low carbon energy plant on the subject site, to the City or as directed
by the City, including to the City’s DEU service provider, LIEC, at no cost to the City or City’s DEU
service provider, on terms and conditions satisfactory to the City;

prior to depositing any subdivision plan with LTO (including Air Space parcel subdivision and Strata
Plan subdivision), the owner enters into a Service Provider Agreement for the building with the City
and/or the City’s DEU service provider, LIEC, on terms and conditions satisfactory to the City; and

prior to subdivision (including Air Space parcel subdivision and Strata Plan filing), the owner grants or
acquires, and registers, all additional Covenants, Statutory Right-of-Way(s) and/or easements necessary
for supplying the services to the building and the operation of the low carbon energy plant by the City
and/or the City’s DEU service provider, LIEC.

f) Ifa DEU is not available for connection, and a LCDEU service area bylaw which applies to the site has not been
adopted by Council prior to the issuance of the building permit for the subject site, no final building inspection
permlttmg occuparncy of a building will be granted until:

1.

ii.

the City receives a professional engineer's certificate stating that the building has the capability to connect
to and be serviced by a DEU; and

the owner grants or acquires any additional Statutory Right-of-Way(s) and/or easements necessary for
supplying DEU services to the building, registered prior to subdivision (including Air Space parcel
subdivision and strata plan filing).

25. Servicing Agreement: Enter into a Servicing Agreement* for the design and construction of Engineering and

Transportation works in accordance with Transportation Association of Canada (TAC) Specifications, City
Engineering Design Specifications and applicable Bylaws to the satisfaction of the City. A Letter of Credit or cash
security for the value of the Service Agreement works, as determined by the City, will be required as part of entering
into the Servicing Agreement. Works include, but may not be limited to, the following:

25-1: Water Works:

a) Using the OCP Model, there is 1304 L/s of water available at a 20 psi residual at the Westminster Highway
frontage. Based on your proposed development, your site requires a minimum fire flow of 200 L/s.

b) At Developer’s cost, the Developer is required to:

6704845
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1il.
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Submit Fire Underwriter Survey (FUS) or International Organization for Standardization (ISO) fire flow
calculations to confirm development has adequate fire flow for onsite fire protection. Calculations must
be signed and sealed by a Professional Engineer and be based on Building Permit Stage building designs.
Review hydrant spacing on all road frontages and install new fire hydrants as required to meet City
spacing requirements for the proposed land use.

Provide a right-of-way for the water meter. Minimum right-of-way dimensions to be the size of the meter
box (from the City of Richmond supplementary specifications) + any appurtenances (for example, the
bypass on W20-SD) + 0.5 m on all sides. Exact right-of-way dimensions to be finalized via the servicing
agreement process.

¢) At Developer’s cost, the City will:

L.

11

1il.

Disconnect all existing water service connections prior to demolition of existing onsite structures. It is the
developer’s responsibility to coordinate with the City the required disconnections via the Demolition
Permit process.

Install a service connection and tie-in to the existing 300mm diameter water main at Westminster
Highway frontage. The size and location of the service connection will be determined via the SA design
process.

Complete all proposed water tie-ins to existing City infrastructure.

25-1I; Storm Sewer Works:

a) At Developer’s cost, the Developer is required to provide an erosion and sediment control plan for all on-site and
off-site works, to be reviewed as part of the servicing agreement design.

b) At Developer’s cost, the City will:

L.

1i.

1il.

Disconnect all existing drainage service connections prior to demolition of existing onsite structures. It is
the developer’s responsibility to coordinate with the City the required disconnections via the Demolition
Permit process.

Install a new service connection and tie-in to the existing box culvert at Westminster Highway frontage.
Explore using one of the existing holes/tie-ins in the box culvert to facilitate tie-in of new service
connection. The size and location of the service connection will be determined via the SA design process.

Complete all proposed storm sewer tie-ins to existing City infrastructure.

25-II1: Sanitary Sewer Works:

a) At Developer’s cost, the Developer is required to:

1.

ii.

Not encroach in the existing City sanitary rights of ways along the south and east property lines of the
proposed site.

Register a new sanitary SRW that reflects contemporary language for utility SRWs and expands the SRW
area to cover:

1. the rearmost 3.0 m of the subject site; and
ii. awidth of 4.5 m (15 ft) along the rearmost 15.5 m (51 ft) of the east side of the site,

b) At Developer’s cost, the City will:

1.

ii.

1ii.

Disconnect all existing sanitary service connections prior to demolition of existing onsite structures. It is
the developer’s responsibility to coordinate with the City the required disconnections via the Demolition
Permit process.

Install a new service connection and tie-in to the existing sanitary manhole midway at the lane frontage.
The size of the service connection will be determined via the SA design process.

Complete all proposed sanitary tie-ins to existing City infrastructure.

25-VI: Frontage Improvements: (to be finalized through the servicing agreement review)

At a minimum the following is required:

a) Along the Westminster Hwy site frontage, construct a new concrete sidewalk with extended walkway to curb.
The new frontage works are to transition to meet the existing frontage treatments to the east and west of the

6704845
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g)

h)
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subject site. The behind-the-curb frontage improvements are to have the following cross-section (measuring from
the fronting property line of the site):
i, Minimum 2.0m wide concrete sidewalk.

ii.  Remaining area between sidewalk and existing curb to be hardscaped boulevard (permeable pavers in
grey tones) and provide space for transit shelters, pedestrian circulation. Design to be in line with CCAP
guidelines.

ii.  Treesto be placed in in 1.2 m x 1.8 m tree grates and soil cells as directed by Parks.

iv.  0.15 m wide curb (existing).

Along the laneway at the west property frontage, construct a new concrete sidewalk and roll over curb. The new
sidewalk and curb is to transition to meet the new and existing frontage treatments to the north and south
respectively of the subject site. Frontage improvements are to have the following cross-section (measuring from
the fronting property line of the site):
1. 1.5m wide concrete sidewalk
ii.  0.15mroll over curb
1.  7.5m paved road (see R-7-DS for details).
ii.  The loading area for the garbage and recycling truck proposed parallel to the lane is to be added to the
lane cross section in a SRW PROP area. The loading area is to be outside the 1.5m sidewalk.

Reinstate/back-fill street signage and pavement marking affected by the frontage works.

All existing driveways and pathways along the Westminster Hwy development frontage are to be closed
permanently. The Developer is responsible for the removal of existing driveway let-downs and pathways and
replaced with barrier curb/gutter, extended pedestrian space with street trees, and concrete sidewalk per standards
described above.

Consult Parks on the requirements for tree protection/placement including tree species and spacing as part of the
frontage works.

Consult Engineering on lighting and other utility requirements as part of the frontage works.

All existing driveways along the frontage of the subject development are to be closed permanently. Vehicle access
to the subject development is to be provided by a single driveway located in the laneway along the west properly
line, as south as possible.
At Developer’s cost, the Developer is required to:

1. Coordinate with BC Hydro, Telus and other private communication service providers:

= To pre-duct for future hydro, telephone and cable utilities along all road frontages.

» Before relocating/modifying any of the existing power poles and/or guy wires along the frontages
and within the proposed site. Relocation of existing BC Hydro overhead lines and Shaw
underground lines are required prior to preload or site preparation.

* To underground overhead service lines.

ii.  Locate/relocate all above ground utility cabinets and kiosks required to service the proposed development
and proposed undergrounding works, and all above ground utility cabinets and kiosks located along the
development’s frontages, within the developments site (see list below for examples). A functional plan
showing conceptual locations for such infrastructure shall be included in the development design review
process. Please coordinate with the respective private utility companies and the project’s lighting and
traffic signal consultants to confirm the requirements (e.g., statutory right-of-way 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 statutory right-of-ways that shall be shown on the architectural plans/functional plan, the
servicing agreement drawings, and registered prior to SA design approval:

» BC Hydro Vista — confirm dimensions with BC Hydro.

» BCHydro PMT -4.0x 50 m

= BC Hydro LPT~3.5x35m

= Street light kiosk—1.5x1.5m

» Traffic signal kiosk-2.0x 1.5m

» Traffic signal UPS—-1.0x 1.0 m

= Shaw cable kiosk—1.0x 1.0 m
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* Telus FDH cabinet — 1.1 x 1.0 m
Review street lighting levels along all road and lane frontages, and upgrade as required.
Complete other frontage improvements as per Transportation requirements.

25-V: General Items:

a) At Developer’s cost, the Developer is required to:

6704845

1.

il.

1il.

1v.

V1.

Vil.

V1il.

1X.

Provide, prior to start of site preparation works or within the first servicing agreement submission,
whichever comes first, a preload plan and geotechnical assessment of preload, dewatering, and soil
preparation impacts on the existing utilities (especially fronting the development site and provide
mitigation recommendations.
Provide a video inspection report of the existing sanitary lines along the south and east property lines
prior to start of site preparation works or within the first servicing agreement submission, whichever
comes first. A follow-up video inspection, complete with a civil engineer’s signed and sealed
recommendation letter, is required after site preparation works are complete (i.e. pre-load removal,
completion of dewatering, etc.) to assess the condition of the existing utilities and provide
recommendations to retain, replace, or repair. Any utilities damaged by the pre-load, de-watering, or other
ground preparation shall be replaced or repaired at the Developer’s cost.
Conduct pre- and post-preload elevation surveys of all surrounding roads, utilities, and structures. Any
damage, nuisance, or other impact to be repaired at the developer’s cost. The post-preload elevation
survey shall be incorporated within the servicing agreement design.
Monitor the settlement at the adjacent utilities and structures during pre-loading, dewatering, and soil
preparation works per a geotechnical engineer’s recommendations, and report the settlement amounts to
the City for approval.
Submit a proposed strategy at the building permit stage for managing excavation de-watering. Note that
the City’s preference is to manage groundwater onsite or by removing and disposing at an appropriate
facility. If this is not feasible, the Developer will be required to apply to Metro Vancouver for a permit to
discharge into the sanitary sewer system. If the sanitary sewer does not have adequate capacity to receive
the volume of groundwater, the Developer will be required to enter into a de-watering agreement with the
City wherein the developer will be required to treat the groundwater before discharging it to the City’s
storm sewer system.
Not encroach into City rights-of-ways with any proposed trees, retaining walls, or other non-removable
structures.
Coordinate the servicing agreement design for this development with the servicing agreement(s) for the
adjacent development(s), both existing and in-stream. The developer’s civil engineer shall submit a
signed and sealed letter with each servicing agreement submission confirming that they have coordinated
with civil engineer(s) of the adjacent project(s) and that the servicing agreement designs are consistent.
The City will not accept the 1st submission if it is not coordinated with the adjacent developments. The
coordination letter should cover, but not be limited to, the following:

= Commdors for City utilities (existing and proposed water, storm sewer, sanitary and DEU) and

private utilities.

= Pipe sizes, material and slopes.

= Location of manholes and fire hydrants.

» Road grades, high points and low points.

» Alignment of ultimate and interim curbs.

» Proposed street lights design.
Enter into, if required, 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, 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.
Traffic signal upgrades at No. 3 Rd/Westminster Hwy to include traffic signal design and installation of
traffic cabinet and components, UPS cabinet and LED street light luminaires.
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Prior to Building Permit Issuance, the developer must complete the following requirements:

26.

27.

Construction Parking and Traffic Management Plan: 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.
(http://www.richmond.ca/services/ttp/special .htm).

Development Permit: Incorporation of accessibility measures in Building Permit (BP) plans as determined via the
Development Permit process.

28. Aircraft Noise Sensitive Development: Confirmation that the proposed development is designed in a manner that

mitigates potential aircraft noise to the proposed dwelling units, including submission of:
a) Acoustic report prepared by a registered protessional confirming design achieves the following CMHC interior
noise level guidelines:
Portions of Dwelling Units Noise Levels (decibels)
Bedrooms 35 decibels
Living, dining, recreation rooms 40 decibels
Kitchen, bathrooms, hallways, and utility rooms 45 decibels
b) Mechanical report prepared by a registered professional confirming design achieves the ASHRAE 55-2004
“Thermal Environmental Conditions for Human Occupancy” standard for interior living spaces.

29. 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.

30. Solid Waste Pick-Up Signage: Incorporation of signage, located in the area around the solid waste service area and to
the attention of "ALL GARBAGE AND RECYCLING TRUCKS TO SERVICE IN THIS AREA", in Building Permit
(BP) plans that indicate the dimensions (width, length & height) of the service area.

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.

6704845



Development Permit

No. DP 19-878817

To the Holder: 1176782 B C Ltd
Property Address: 8100, 8120 & 8180 WESTMINSTER HIGHWAY
Address: 215-10451 SHELLBRIDGE WAY, RICHMOND BC V6X 2W8

(C/O DORSET REALTY GROUP)

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. Vary the provisions of Richmond Zoning Bylaw 8500 to:

a) reduce the front yard setback to Westminster Hwy from 3.0 m to 0.0 m
(10 ft to O ft) inclusive of buildings and canopies.

b) apply the City Centre parking rate to the subject site.

3. Subject to Section 490 of the Local Government Act, R.S.B.C.: buildings and structures;
off-street parking and loading facilities; roads and parking areas; and landscaping and
screening shall be constructed generally in accordance with Plans #1 to #47 attached hereto.

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

5. As a condition of the issuance of this Permit, the City is holding the security in the amount of
$725,949.95 to ensure that development is carried out in accordance with the terms and
conditions of this Permit. Should any interest be earned upon the security, it shall accrue to
the Holder if the security is returned. The condition of the posting of the security is that
should the Holder fail to carry out the development hereby authorized, according to the terms
and conditions of this Permit within the time provided, the City may use the security to carry
out the work by its servants, agents or contractors, and any surplus shall be paid over to the
Holder. Should the Holder carry out the development permitted by this permit within the
time set out herein, the security shall be returned to the Holder. The City may retain the
security for up to one year after inspection of the completed landscaping in order to ensure
that plant material has survived.

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

6723324



Development Permit
No. DP 19-878817

To the Holder: 1176782 B C Ltd
Property Address: 8100, 8120 & 8180 Westminster Highway
Address: 215-10451 SHELLBRIDGE WAY, RICHMOND BC V6X 2W8

(C/O DORSET REALTY GROUP)

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

This Permit is not a Building Permit.

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

MAYOR

6723324
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10.61m (Arbour Type 1)

3" x 8" joists, western red
cedar, #2 tight knot

-Attached with Simpson-tie
CJTZL hidden beam ties
and SDS structural screws.

10"x10" beams and posts,
Wwestem red cedar. #2 tight

knot

+———10"x10" beams and pasis,
weslem red cedar. #2 tight
knot

10" x 10" post fo sit en pre
poured concrete piers.
Bolted in to pre filted metal
knife plate with A325
galvanized structural bolts.

3.08m

2.59

Refer to materials
legend for materials and
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il |
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'Fx C_Ity of Report to Development Permit Panel
. Richmond Fast Track Application

To: Development Permit Panel Date: July 30, 2021

From: Wayne Craig File: DV 21-934707
Director of Development

Re: Application by Maybog Farms Ltd. for a Development Variance Permit at
PID 013-082-434

Staff Recommendation

That a Development Variance Permit be issued which would vary the provisions of Richmond
Zoning Bylaw 8500 to increase the maximum cumulative lot coverage for agricultural buildings
with an impermeable surface floor at or below the natural grade of the site from 750 m? to 2,842
m? to permit the construction of a cranberry processing facility at PID 013-082-434 on a site
zoned “Agriculture (AG1)”.

-

Wayne Craig
Director of Development

WC:sds
Att. 5
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July 30, 2021 -2- DV 21-934707
Fast Track Application

Staff Report
Origin
Maybog Farms Ltd. (Directors: John & Lila May) has applied to the City of Richmond for
permission to increase the maximum cumulative lot coverage for agricultural buildings with an
impermeable surface floor at or below the natural grade of the site from 750 m? to 2,842 m? to
permit the construction of a cranberry processing facility at PID 013-082-434 on a site zoned

“Agriculture (AG1)”. An aerial photograph showing the subject property and the proposal is
provided in Attachment 1. The site currently contains an active cranberry farm.

In 2018, Council adopted Bylaw 9861 to amend the “Agriculture (AG1)” zone to add regulations
for agricultural buildings and structures, and greenhouses to restrict the construction of concrete
slabs or other impermeable structures and surfaces at or below the natural grade. As per the
current AG1 zone, for agricultural buildings and structures with a concrete slab, an area up to
750 m? (8,073 ft?) is permitted to be concrete construction, hardsurfacing or other impermeable
structure or construction. At the time of Bylaw 9861 adoption, Council also implemented a

“fast track” application process (in this case a Development Variance Permit (DVP) application)
for property owners proposing a larger area of concrete construction for agricultural buildings, in
support of a farming operation. This includes a concurrent building permit and soil deposit
review process, and a “fast track” staff report process. The subject DVP proposal for a larger
area of concrete construction is being processed as a “fast track™ application.

Development Information

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

Background

Development surrounding the subject site is as follows:

To the north, cranberry farm operation on a parcel zoned “Agriculture (AG1)” and located in the
Agricultural Land Reserve (ALR).

To the east, across the No. 8 Road allowance, cranberry farm operation on parcels zoned AG1
located in the ALR, and a drainage canal designated Riparian Management Area (RMA).

To the south, property owned by Maybog Farms Ltd. zoned AG1, located in the ALR, and
associated with the subject cranberry farm operation.

To the west, cranberry farm operation on a parcel zoned AG1 and located in the ALR.

Staff Comments

The proposed scheme attached to this report has satisfactorily addressed the staff comments
identified as part of the review of the subject Development Variance Permit application. In
addition, it complies with the intent of the applicable sections of the Official Community Plan
and is generally in compliance with the “Agriculture (AG1)” except for the zoning variances
noted below.
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July 30, 2021 -3- DV 21-934707
Fast Track Application

Zoning Compliance/Variances (staff comments in bold italics)

The applicant requests to vary the provisions of Richmond Zoning Bylaw 8500 to increase the
maximum cumulative lot coverage for agricultural buildings with an impermeable surface floor
at or below the natural grade of the site from 750 m? to 2,842 m? to permit the construction of a
cranberry processing facility at PID 013-082-434 on a site zoned “Agriculture (AG1)”.

o The purpose of the cranberry processing facility is to support the existing cranberry farm
operation (Maybog Farms Ltd.), including receiving, processing, packing and storing farm
product.

o The existing farm operation (Maybog Farms Ltd.) has over 400 acres in production and an
average yearly production of over 10,000,000 lbs of cranberries. The cranberry processing
Jacility is proposed to specialize in fresh cranberries, which will account for approximately
10% (approximately 1,000,000 Ibs) of the total production. The remaining balance of
cranberries will continue to be processed at another facility. The subject property has farm
status as per BC Assessment and an Agrologist Report has been submitted in support of
the application (Attachment 3).

o The proposed location of the cranberry processing facility is in an area that utilizes
existing farm infrastructure and minimizes the impact to the existing farm production.
The submitted Agrologist Report indicates the location is the least productive portion of the
Sfarm and the site is adjacent to associated farm buildings and services on the property to
the south. The Report also indicates that the location is well positioned to receive
cranberries from the fields and minimizes transport times and distances to local markets.

o Emergency access is proposed through a Statutory Right-of-Way (SRW) on the two
adjacent lots to the south (PID 016-472-942 & 4811 No. 8 Road), in order to provide access
to the No. 8 Road overpass. The SRW would only allow access to the subject property and
only for the purposes of the farm operation and emergency vehicles (no residential access
permitted). The emergency access road (fire lane) is required to be a minimum 6.0 m wide
and capable of supporting a fire truck. Prior to Council consideration of the DVP, the
registration of the SRW will be required.

o The Riparian Management Area (RMA) designation along the east property line will not
be impacted by the proposal. Although agricultural activities are exempt from RMA
setback requirements, the proposed cranberry processing facility is located outside of the
RMA setback area.

o As a condition of the Development Variance Permit, the applicant is required to register a
legal agreement on Title to prohibit the use of the building for medical or non-medical
cannabis production. At Building Permit stage, the applicant is also required to submit a
Statutory Declaration confirming that all proposed uses shall comply with Zoning Bylaw
8500.

o The Food Security and Agricultural Advisory Committee (FSAAC) reviewed and
supported the subject Development Variance Permit application at its meeting held on
June 29, 2021. An excerpt from the June 29, 2021 FSAAC meeting minutes is provided in
Attachment 4.
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July 30, 2021 -4- DV 21-934707
Fast Track Application

Analysis

The purpose of the subject Development Variance Permit application is to allow the construction
of a 2,842 m? (30,591 ft?) cranberry processing facility, in support of the existing cranberry farm
operation. The proposed facility will be used to receive cranberries harvested from the cranberry
farm operation and to process, package and store cranberry farm product. The proposed use is
consistent with the “Agriculture (AG1)” zone and the Agricultural Land Reserve (ALR)
Regulations. As a condition of the DVP, the applicant is required to register a legal agreement on
Title to prohibit the use of the building for medical or non-medical cannabis production. In
addition, at Building Permit stage, the applicant is required to submit a Statutory Declaration to
ensure all proposed uses comply with the Zoning Bylaw. The facility is proposed to be located in
the southeast corner of the subject property, near existing farm infrastructure on the property to
the south.

The proposed cranberry processing facility is consistent with the “Agriculture (AG1)” zone,
except for the maximum cumulative lot coverage for concrete construction in association with an
agricultural building/structure. The subject DVP requests to vary this provision in order to allow
the construction of the proposed cranberry facility.

The property is classified as a “no access parcel” as it does not front a constructed municipal
road to municipal standards that meet the necessary specification for emergency vehicle access
and life safety access. A Statutory Right-of-Way (SRW) on the two adjacent lots to the south
(PID 016-472-942 & 4811 No. 8 Road) is required, in order to provide emergency access from
the No. 8 Road overpass to the subject property. The SRW would only allow access to the
subject property and only for the purposes of the farm operation and emergency vehicles. No
residential access would be permitted. The access road (fire lane) is required to be a minimum
6.0 m wide and capable of supporting a fire truck. Registration of the SRW on Title is a
condition of DVP issuance.

A Soil Use for the Placement of Fill Application has also been submitted in association with the
proposal, which proposes to retain 3,600 cubic metres of soil (i.e. structural fill) recently deposited
onto the Property without Agricultural Land Commission (ALC) or City approval. The purpose of
the fill is to facilitate the construction of the proposed cranberry processing facility. The soil deposit
area includes the proposed building and a concrete loading apron outside of the building envelope
for loading of farm product and maneuvering vehicles associated with the farm operation. As part
of the soil deposit application, the applicant provided security bonds in the amount of $15,000 to
ensure the material is removed if the proposal is denied. The soil deposit application was recently
considered by Council on July 26, 2021 and forwarded to the Agricultural Land Commission
(ALC) for review and decision. Approval of the soil deposit application by the ALC is a
condition of DVP issuance.
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July 30, 2021 -5- DV 21-934707
Fast Track Application

Conclusions

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

The list of Development Variance Permit Considerations is included in Attachment 5, which has
been agreed to by the applicant (signed concurrence on file).

Steven De Sousa
Planner |

SDS:cas

Attachment 1: Aerial Photograph

Attachment 2: Development Application Data Sheet

Attachment 3: Agrologist Report

Attachment 4: Excerpt from the June 29, 2021 FSAAC Meeting Minutes
Attachment 5: Development Variance Permit Considerations
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2 City of
- y Development Application Data Sheet
; RlChmond Development Applications Division

DV 21-934707 Attachment 2

Address: PID 013-082-434

Applicant: Maybog Farms Ltd. Owner: Maybog Farms Ltd.

Planning Area(s): East Richmond

i Existing ] Proposed
Site Area: 8.12 ha (20.06 acres) No change
Land Uses: Agriculture No change
OCP Designation: Agriculture (AGR) No change
Zoning: Agriculture (AG1) No change

Bylaw Requirement | Proposed (Agricultural Building) | Variance

Lot Coverage — 0 0
Agricultural Buildings: Max. 35% 4% None
Lot Coverage — 2 5 » 5 Variance
Concrete Construction: Max. 750 m* (8,073 ft") 2,842 m* (30,591 ft') requested
Setback — Front Yard .
(East): Min. 7.5 m 50.0 m None
Setback — Side & Rear
Yard (North, South & Min. 4.5 m 30.0m None
West):
Height — Agricultural Max. 35.0 m 11.3m None

Buildings:

6705767



Agrologist Report

ATTACHMENT 3

Agricultural Development Plan for a Fresh Cranberry Facility

Prepared by:

David Melnychuk, P.Ag
19915-37A Avenue
Langley, BC, V3A 258
January 23, 2020

Report Prepared for:
Maybog Farms Ltd

Jan 23, 2020






Soil considerations

The original mapping of the “Soils of the Langley-Vancouver Map Area” completed by the
province of BC in 1980, indicated that the original soils on this property consists of 3 different
soil types as described below;

The property is located in a soils transition zone, where the soils transition from the mineral
Bates soil (medium textured local stream deposits) with a shallow topping of organic material
to an organic Lumbum-Richmond soil with 40 to 160 cm of semi-decomposed organic material
underlain with moderately fine textured deltaic deposits. The variance in soil type and depth of
organic matter generates several challenges from a crop production perspective when
attempting to achieve high yields of top quality cranberry fruit. This is evident in the health of
some of the plants with sporadic die off throughout the field. The building site itself has only 5-
10 cm of organic material remaining. One of the benefits of the proposal would be associated
with increasing organic matter in the inferior production areas, by stripping off the organic
material (5-10 cm) from the facility site and distributing the organic matter to enhance the
remaining challenged sites in the field.

Facility Location
The proposed facility is located in an excellent location for the following reasons:

e The proposed facility site will have a minimal disturbance on the remaining cranberry
production area in this field and is located on the least productive portion of the farm.

¢ The site is adjacent to the other farm buildings and services {i.e., machinery storage and
maintenance) located on the property south of the proposed building, minimizing the
need to duplicate infrastructure around the packing shed

s Logistically the site is well positioned to receive cranberries from the other fields on the
farm.

e On farm facilities minimizes transport times and distances to local markets. Fresh
produce logistics are simplified, removing the need to be transported out of the country
for further preparation, only to be returned back to the consumer in the locality where
it was first grown. This investment is ensuring the product has direct access to local
markets in Metro Vancouver and other regions in BC.

Facility

The proposed facility is to receive cranberries harvested from Maybog Farms, with over 400
acres in production, with an average yearly production of over 10,000,000 Ibs of cranberries.
The facility will be sized to handle a portion of this product, providing the following activities:
receiving, cleaning, sizing, colour sorting, grading, cooling, storing and packing.

in terms of size, the facility will be 60 meters by 60 meters, an area of 3,600 square meters
{0.36 hectares) on a parcel containing 8 hectares.

The site coverage will be approximately 4 %



Facility as it applies to Provincial legislation
The Farm Practices Act (Right to Farm) states in the definition section regarding “farm
operation” under (k) means “ processing or direct marketing by a farmer of the products owned
or operated by the farmer to the extent that the processing or marketing of those products is
conducted on the farmer’s farm”.

Further under the Ministers Bylaw Standards for bylaw development in the Agricultural Land
Reserve, section in 2.4.5 states that “Bylaws should not restrict the area of a lot which may be
covered by buildings and structures for farm use, to an area less than 35% or less than 75% for
greenhouses.”

The proposed project meets all the Provincial regulations regarding on-farm value added
activities.

Comparable agricultural facilities on farms in the Fraser Valley
To provide a perspective on scale and size of agricultural buildings and structures which are
comman on farms throughout the Fraser Valley, the following examples of farm building and
structures are provided for added information. These examples are taken from existing facilities
on farms in Delta and Surrey.

e Dairy and Poultry barns and supporting structures — 1 to 2 hectares

e Vegetable Green houses with on farm packaging facilities— over 5 to 10 hectares

s On farm potato and vegetable storage and hand!ling facilities — 1 to 2 hectares
As is evident by many real life iliustrations, the sizes of agricultural facilities on farm are
trending upwards because of economic pressures and market demand for local food products.
There is also an extreme shortage of iocal packing facilities, often causing iocal produce to leave
the province or country before returning back to consumers in the same marketplace where it
was grown.

Final Comments

Maybaog Farms is making a major investment in agriculture. The establishment of a facility on
their 5" generation family farm which is capable of receiving, handling, packing and distributing
fresh cranberries to the local market and beyond will directly support future viability. The
proposal reflects the economic realities of farming and illustrates the trends towards value
adding of primary agricultural products. Healthy products, grown locally, will be directly
available to consumers in their own backyard. The proposal fits in well with provincial
regulations and provincial agricultural policy which encourages increased value added activities
on farm, leading to a greater share of the product value remaining with farmers who live and
work in the local community. The current generation’s substantial commitment reflects their
vision, that the healthy food grown on their farm be available to the community in which they
participate. This thoughtful and deliberate action ensures that farming in Richmond continues
to be viable long in to the future.

David Melnychuk, P.Ag ,':;\\?' BToTe 'o@(;'t‘
January 23, 2020 ;’m N 33:3/ )
. é
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ATTACHMENT 4

Excerpt from the Meeting Minutes of the

Food Security and Agricultural Advisory Committee (FSAAC)

Tuesday, June 29, 2021 - 7:00 p.m.
Webex

ALR Soil Use for the Placement of Fill Application & Development Variance
Permit Application — PID 013-082-434

Steven De Sousa, Planner 1, Policy Planning, introduced the proposal at PID 013-082-434,
provided clarification regarding the two separate applications, and provided the following
comments:

e The proposal is to construct an approximately 30,000 ft? cranberry processing facility at
the subject property, in support of the existing cranberry farm operation;

¢ The Development Variance Permit application is required in order to vary the maximum
lot coverage permitted for agricultural buildings with concrete construction;

e In 2018, Council amended the AG1 zone to limit concrete construction in agricultural
buildings (approximately 8,000 ft* maximum) and implemented a fast track process for
farmers who needed a larger building to support their farming operation;

e Access to the property will be provided through a Statutory Right-of-Way (SRW) on the
adjacent lots to the south, which have access from the No. 8 Road overpass. The SRW
would only allow access to the farm operation and for emergency vehicles (no residential
access is permitted); and

¢ Prior to Council consideration of the DVP, Council and ALC approval of the associated
fill application is required.
Mike Morin, Soil Bylaw Officer, Community Bylaws, introduced the ALR Soil Use for the

Placement of Fill Application and provided the following comments:

¢ The application is being made to retain 3,600 cubic metres of soil (structural fill) recently
deposited onto the subject property prior to approval from the Agricultural Land
Commission (ALC) or City approval,;

¢ The purpose of the soil importation is to establish an area to construct a cranberry
processing facility; and

e [f approved, the structural fill shall remain and form part of the foundation for the future
building.
Todd May, Applicant, provided the following comments:
e The applicant is a fifth generation farmer with a current focus on cranberry production;

e Majority of cranberry production in the region focuses on processed cranberries (e.g.
cranberry juice, sweetened cranberries and dried cranberries);



e The purpose of the proposed cranberry production facility is to process fresh cranberries
locally; and

e The facility has been located to minimize impact to the existing cranberry farm operation
and utilize existing farm operation infrastructure in the surrounding area.

In response to questions from the Committee, the applicant provided the following additional
information:

e The layout and equipment within the facility is designed specifically to process fresh
cranberries;

e The material deposited on the property and proposed to be retained is structural material
for the purposes of building the proposed cranberry production facility;

e Tipping fees were not received by the applicant for the deposition of the structural
material;

e In order to achieve traceability and food safety standards, impermeable concrete
construction is required; and

e It is estimated approximately 10% of the current cranberry production (approximately 10
million pounds) will be fresh cranberries, with an opportunity for growth in the future.

In response to question from the Committee, staff noted that due to the soil importation
exceeding 0.1 ha and having received no ALC approval in advance of the importation, the ALC
has determined that the applicant must submit a Soil Use for the Placement of Fill Application to
the ALC.

Discussion ensued regarding the proposed business plan and association with Ocean Spray, the
uniqueness of the proposal as the structural material is required for the construction of the
building, and the potential to set a precedent by approving a proposal that deposited material
without appropriate approvals.

The Committee passed the following motion:

That the Food Security and Agricultural Advisory Committee (FSAAC) support the Agricultural
Land Reserve Soil Use for the Placement of Fill Application at PID 013-082-434 (CD 127964)
subject to removal of the structural material deposited on the subject property if the proposed
Sfarm building is not approved.

In addition, the FSAAC is concerned with potentially setting a precedent by supporting a
proposal that deposited material prior to approval. However, the FSAAC recognize that this is
not a typical fill application as the structural material is required for a farm building and is not
being used for the farm operation.

Carried
with Lynn Kemper and Cory May abstained

6710781



Discussion ensued regarding the proposed size of the cranberry processing facility, the size of
the associated farm operation, the origin of the AG1 zone regulations limiting concrete
construction, and the fast track process for farmers.

In response to questions from the Committee, staff noted that a Statutory Declaration is required
as part of the Building Permit process for agricultural buildings to confirm the use is consistent
with Zoning Bylaw requirements.

The Committee passed the following motion:

That the Food Security and Agricultural Advisory Committee (FSAAC) support the Development
Variance Permit Application at PID 013-082-434 (DV 21-934707).

Carried
with Lynn Kemper and Cory May abstained
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& & ATTACHMENT 5

City of Development Variance Permit Considerations

" Development Applications Department
R|Chmond 6911 No. 3 Road, Richmond, BC V&Y 2C1

f\ »

Address: PID 013-082-434 File No.: DV 21-934707

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

1.
2.

Agricultural Land Commission (ALC) approval of the associated Soil Use for the Placement of Fill Application.
Registration of a cross-access easement, statutory right-of-way, and/or other legal agreements or measures, as
determined to the satisfaction of the Director of Development and Director of Building Approvals, along the east
property line of PID 016-472-942 and the northeast corner of 4811 No. 8 Road (minimum 6.0 m wide) to provide
access to the subject site only for the purpose of the farm operation and emergency vehicles, and prohibiting
residential access to the subject site. The emergency access road (fire lane) is required to be a minimum 6.0 m wide
and capable of supporting a fire truck.

Registration of a restrictive covenant on Title to prohibit the use of the building for medical or non-medical cannabis
production.

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

Submission of a Statutory Declaration confirming that all proposed construction shall comply with the permitted uses
specified in Zoning Bylaw 8500, consistent with the City’s Bulletin No. BUILDING-32 “Statutory Declaration
Requirement for Building Permit Applications in AG1 Zones”.

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 Traftfic Regulation Section 01570.

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

Note:

*

This requires a separate application.

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

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

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

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

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 legisiations. 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

6710790



*2 City of
' » Richmond Development Variance Permit

No. DV 21-934707

To the Holder: Todd May
Property Address: PID 013-082-434
Address: 15411 Cambie Road

Richmond, BC V6V 1T3

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

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

3. The "Richmond Zoning Bylaw 8500" is hereby varied to increase the maximum cumulative
lot coverage for agricultural buildings with an impermeable surface floor sunk into, at or
below the natural grade of the site from 750 m? to 2,842 m?.

4. Subject to Section 692 of the Local Government Act, R.S.B.C.: buildings and structures
shall be constructed generally in accordance with Plan #1 attached hereto.

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

6. If the Holder does not commence the construction permitted by this Permit within 24 months
of the date of this Permit, this Permit shall lapse.

This Permit is not a Building Permit.

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

MAYOR

6705767
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