CITY OF VANCOUVER DEVELOPMENT PERMIT STAFF COMMITTEE REPORT
COMMUNITY SERVICES GROUP MAY 21, 2014

FOR THE DEVELOPMENT PERMIT BOARD
JUNE 16, 2014

510 SEYMOUR STREET (COMPLETE APPLICATION)

DE417745 - ZONE DD AR
DEVELOPMENT PERMIT STAFF COMMITTEE MEMBERS

Present: Also Present:

J. Greer (Chair), Development Services A. McLean, Urban Design & Development Planning
M. Holm, Engineering Services L. Berdahl, Development Services

A. Wroblewski, Development Services

APPLICANT: PROPERTY OWNER:

MCMP Architects Serracan Properties

Attention: Peter Odegaard Suite 1630 - 701 West Georgia Street
1600 - 555 Burrard Street Vancouver, BC

Vancouver, BC V7Y 1C6

V7X 1M9

EXECUTIVE SUMMARY

e Proposal: To develop this site with a ten storey retail/office building over two levels of underground
parking having vehicular access through a car elevator at the lane, and also requesting an increase in
the Floor Space Ratio using a Heritage Density Transfer from a donor site at 55 East Cordova Street
(providing 6,552 sq.ft.).

See Appendix A Standard Conditions
Appendix B Standard Notes and Conditions of Development Permit
Appendix C Plans and Elevations
Appendix D Applicant’s Design Rationale
Appendix E Letter “A” from the receiver and donor regarding the purchase of the heritage density

e Issues: No significant issues

e Urban Design Panel: Support
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DEVELOPMENT PERMIT STAFF COMMITTEE RECOMMENDATION: APPROVE

THAT the Board APPROVE Development Application No. DE417745 submitted, the plans and information
forming a part thereof, thereby permitting the development of a ten storey retail/office building over
two levels of underground parking having vehicular access through a car elevator at the lane, and also
requesting an increase in the Floor Space Ratio using a Heritage Density Transfer from a donor site at
55-99 East Cordova Street (providing 6,552 sq.ft.), subject to the following conditions:

1.0 Prior to the issuance of the development permit, revised drawings and information shall be
submitted to the satisfaction of the Director of Planning, clearly indicating:

1.1 design development to the east elevation;

Note to Applicant: The east elevation is significantly higher than its neighbour
and may be visible for some time. Increase the visual interest of this elevation
through increased relief. This can be achieved by following the “basket weave”
or “tilted planes” pattern on the other elevations, or through other techniques.
Provide a detail dimensioning the proposed reveals.

1.2 design development to the ground floor facade to improve pedestrian interest;

Note to Applicant: The proposed curtain wall fagade is high quality, but offers
limited detail for pedestrian interest. This condition can be achieved by
differentiating the office entrance, and providing more variety of colour or
texture at this level.

2.0 That the conditions set out in Appendix A be met prior to the issuance of the Development
Permit.

3.0 That the Notes to Applicant and Conditions of the Development Permit set out in
Appendix B be approved by the Board.
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e Technical Analysis:

PERMITTED REQUIRED PROPOSED
(MAXIMUM)
Site Size' 78.0 ft. x 119.98 ft.
Site 9,358.44 sq.ft.
Area’
Floor Sub-area C1 in DD Commercial 71,049.34 sq.ft.
Area’ zone:
72,059.99 sq.ft. Total 71,049.34 sq.ft.
FSR? Sub-area C1 in DD
Zone. Commercial 7.59 (71,049.34 sq.ft.)
7.7 including 10%
Heritage transfer Total 7.59 (71,049.34 sq.ft.)
Height 299.54 ft. Top of Elevator Machine Room 158.14 feet
Parking® | Commercial Commercial
. Standard 18 spaces
Maximum 57 spaces | Minimum 46 spaces Small Car 19 spaces
Disability 4 spaces
*accessed by car elevator
Total 41 spaces
*45 spaces with Disability spaces counted twice
Small Car 10 small 19
. mall car spaces spaces
(25% max. with a i onlils
relaxation to 40%) Disability spaces 4 spaces
Bicycle Class A Class B Class A Class B
Parking Commercial 13 6 Commercial 17 12
Total Total
Loading* Class A Class B Class A Class B
Commercial 1 3 Commercial 2 1
Total
Total
Amenity® | 10,000 sq.ft. 9,892.14 sq.ft.
10" floor | (Max.)
&roof
terrace

1

as part of this approval.

Note on Site Size and Site Area: The development site consists of three separate sites and must be consolidated

2 Note on Floor Area and FSR: The total density for area C1 of the Downtown District shall not exceed a floor
space ratio of 7.0. Under Section 3.14, a heritage density transfer of 10% may be considered by the Development
Permit Board (maximum 7.7 or 72,059.99 square feet). See Standard condition A.1.1.

The proposed covered roof top terrace of 1,930.08 square feet is included in the amenity exclusions. The
proposed ““brise soleil” of 1071 square feet shall be excluded in FSR as per section 6 (b) when approved by the
Director of Planning.

Note to Applicant: Provide area information in FSR overlays (see condition A.1.11).

Note on Parking: Parking in the original submission is deficient by one stall. One of the 2 class A loading spaces

located in the parking level can be relocated to the lane and the space can be utilized as a standard parking
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stall to meet the minimum parking requirement (see note on loading). The small car ratio can be relaxed to 40%,
46% (19) is being proposed.

Note on Loading: 1 Class A and 3 Class B loading are required for this development, however, a relaxation of the
required loading to 2 Class A and 1 Class B can be considered. Engineering staff support a relaxation of the
loading space requirement provided that 1 Class A and 1 Class B are located at the lane with 1 Class A located in
the parking level. This has been addressed in condition 2.3.

Note on Amenity: The submitted drawings show the entire 10" floor as amenity space; however the FSR
overlays show a portion of the floor as general office (leasable area). The applicant has not included circulation
(elevators/hallway) in calculation of floor area. The above table reflects the entire 10" floor as amenity. If the
area is to be general office, a portion of the circulation (ratio) will be included in the FSR and the table will be
adjusted accordingly. Both options of a split office and amenity, or a full floor amenity area are within the
allowable FSR limits.
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e Legal Description e History of Application:
Lots: 1-3 14 03 06 Complete DE submitted
Block: 34 14 04 09 Urban Design Panel
District Lot: 541 14 05 21 Development Permit Staff Committee
Plan: 210

e Site: The site is located at the corner of Seymour Street and West Pender Street. The consolidated
frontage along Seymour Street is 23.77 m (78.0 ft.) and lot depth is 36.57 m (119.98 ft.). The site
slopes down to the north approximately 1.5 m (5 ft.) along the west property line and 2 m (6.5 ft.)
along the east property line with a cross slope running east to west along the lane. At present, the site
use is low rise commercial.

e Context: Significant adjacent development includes:

(a) The Residences at Conference Plaza - 515 West Pender Street, a 30-storey mixed-use tower
(b) 534 West Pender Street, 2-storey mixed-use building

(c) Metro Parking Ltd - 516 West Pender Street, 6-storey commercial/parking building

(d) The Lumbermens Building - 509 Richards Street, 8-storey office building

(e) Fraser Building - 540 Seymour Street, 2 storey commercial building

(f) BCIT - 555 Seymour Street, 7-storey institutional building

(g) Seymour Building - 525 Seymour Street, 9-storey commercial/office building

(h) Seymour Cambie Hostel - 515 Seymour Street - 3-storey commercial/hotel

(i) Diamond Parking Ltd. - 443 West Pender Street - 5 storey commercial/parking building

e Background:

Staff had several pre-application meetings with the applicant before the application. Staff advised that
a building set back would be required to achieve a sidewalk width of 18 ft.

The relative small size and slope of the site creates a challenge for providing parking, loading and
service access from the lane, as well as at-grade retail access. Several iterations for the ground level
were discussed.
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e Applicable By-laws and Guidelines:

e Downtown Official Development Plan (DODP)

Downtown (Except Downtown South) Design Guidelines

DD (except Downtown South), C-5, C-6, HA-1 and HA-2 Character Area Descriptions
Central Area Pedestrian Weather Protection (except Downtown South)

1. Downtown Official Development Plan (DODP)

Use: Office Commercial and Retail Commercial uses may be permitted in this C1 area of the
Downtown District.

Retail Continuity: Retail continuity is required at this location of the Downtown District
Density and Height: The maximum permitted density in this C1 area is 7.0 FSR. A transfer of
heritage floor space to a maximum of 10 percent over the total permitted floor space ratio may be

permitted under Section 3.14 of the DODP.

The height of a building must not exceed a basic maximum height of 91.4m (299.54 ft.) in this Area
5 in the Downtown District.

Social and Recreational Amenities and Facilities: Uses of a social or recreational nature are
excluded from the floor area measurement up to 20 percent of the allowable floor space ratio or
10,000 sq.ft., whichever is the lesser.

2. Downtown (Except Downtown South) Design Guidelines

In summary, the intent of the Guidelines as they relate to this development are:

e Proposed design should consider thoroughly the relationship of the building size to the site
area, configuration and surrounding physical environment;

e To strengthen the community by encouraging the presence of people in the Downtown district
at all hours of the day by permitting mixed-use developments throughout the area;

e The physical urban environment of Downtown should be of a very high quality;

e New structures should observe energy-conserving principles within the constraints of the
building;

e Regardless of heights, new developments should create a pedestrian environment along their
major sidewalks which is attractive to, and in scale with the pedestrian.

3. DD (except Downtown South), C-5, C-6, HA-1 and HA-2 Character Area Descriptions

The development is located in Existing Character Area “E”. This area is the major centre for
tourism, lunchtime shopping, business and entertainment and should grow as a strong, elegant
Downtown focus, to take advantage of its central location. The Character Area recommendations
as they relate to this development are to permit intensive office use, and to require retail
continuity.
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4. Central Area Pedestrian Weather Protection (except Downtown South)

Where present zoning controls require retail use at ground floor level as a definite condition of
development, then pedestrian weather protection is desirable to be provided along the public
street frontage associated with ground level retail uses

e Response to Applicable By-laws and Guidelines:
Downtown Official Development Plan (DODP)

Use: The proposed uses comprising 4,408 sqg.ft. of retail commercial and 67,619 sqg.ft. of office
commercial conform to the zoning.

Density: In terms of density, Staff generally support the proposal including the transfer of heritage
floor area of approximately 6,552 sq.ft. to the site. Standard condition A.1.1 seeks the requisite
documentation of the transfer transaction (Letter B).

Height: The proposed height at 158.14 ft. is considerably less than the permitted basic maximum
height of 299.54 ft. There are three view cones above the site: 3.2.3., 9.1 and 9.2.2. The lowest of
these is at 297 ft. This does not affect this development as the proposed height is much lower.

The proposed height is compatible with the recommendations of the area guidelines within the
context of adjacent building forms.

Retail Continuity: The development complies with this requirement by proposing retail commercial
use along both the West Pender and Seymour Streets frontages.

Amenity: Recreational amenity areas are proposed for the building occupants.
Downtown (Except Downtown South) Design Guidelines
DD Character Area Descriptions

Built Form and Massing: The proposed ten storey building, on this small corner site, is supported
as an appropriate massing solution.

The relatively small site size (9,358.44 sq.ft.) with setbacks provided to create a generous sidewalk
width, has produced floor plates of approximately 8,000 sq. ft. With the proposed 10-storey height,
the guidelines support a robust mid-rise form. The massing is reminiscent of older office blocks in
the area (Seymour Building, Lumbermens Building).

The heritage floor area transfer (6,551 sq.ft.) equates to approximately one floor of height, and
assists with the proportion of the building.

The proposal integrates well with the surrounding environment, which includes a variety of building
heights, and site sizes, creating a varied composition of building forms.

Public Realm:

The building setbacks which provide an 18 ft. sidewalk and the retail use at the ground floor
creates pedestrian comfort and interest. Retail entries are located to address both frontages of the
site, and glazed canopies are proposed to provide weather protection. The office entry is discrete
and Staff believe that it could be enhanced to improve legibility and increase pedestrian interest.
This is addressed in Recommended Condition 1.2.
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Architectural Treatment:

The development proposes different high-quality material treatments for different facade
relationships. The predominant materials are glass curtain wall and cast-in-place concrete. The
Urban Design Panel commented that the concrete wall at the shared property line could have a
stronger expression. Staff agree that design development can benefit this facade (see
Recommended Condition 1.1).

e Conclusion:

Staff support this proposal and believe that it will make a positive contribution to the Downtown
Core area. The discretionary increase in density has been earned in the following manner:

e Continuity of pedestrian activity and movement

e Building massing that integrates well with the surrounding physical environment

e High quality material and expression

URBAN DESIGN PANEL

The Urban Design Panel reviewed this application on April 9, 2014, and provided the following
comments:

EVALUATION: SUPPORT (7-0)

e Introduction: Ann McLean, Development Planner, introduced the proposal for a corner site in the
downtown. This area of the downtown permits office/commercial use and requires continuous
ground floor retail-commercial and does not permit residential uses. She noted that a 10% transfer
of Heritage density is also permissible. Ms. McLean described the context for the area and noted
that the properties around the site are zoned DD with the exception of the 29-storey mixed-use
building zoned CD-1 across the street. The guidelines for the “central core” area of the DD zone,
requests a “strong, elegant Downtown focus with a sympathetic pedestrian environment”. The
adjacent buildings have a variety of heights and uses including parkades.

The proposal is a 10-storey building with parking provided underground and accessed by two car
elevators from the lane. The entry to the offices is provided off Seymour Street and entries to the
retail/commercial units at grade are from both Seymour and Pender Streets. Weather protection is
provided around the building and an amenity space is proposed at the top level.

Advice from the Panel on this application is sought on the following:

1. Discretionary Earnings: Has this project earned the discretionary density 7.0 FSR (plus an
additional 10% heritage density transfer) for a total of 7.7 FSR?

2. Architectural Expression: Are the proposed materials, detailing and expression suitable to each
of the orientations?

3. Has the public realm interface provided a “sympathetic” environment for the pedestrian?

Ms. McLean took questions from the Panel.

e Applicant’s Introductory Comments: Mark Whitehead, Architect, further described the proposal
and mentioned that the site is close to transit making it suitable for office space. It is a boutique
office building with a significant amount of amenity space on the roof. The building is in proportion
to some of the older buildings in the neighbourhood. The site grade precludes a ramp into the
parking so two parking elevators have been introduced at the lane. Mr. Whitehead described the
architecture noting the cast in place concrete and accented by a wood trellis.

Peter Kruek, Landscape Architect, described the landscaping plans and mentioned that the
sidewalk is not changing but in the setback areas they are introducing a higher quality of material
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other than the city standard. He added that a lot of that space will be used for outdoor use for the
retail. The upper deck is a bit of a party room as there is an outdoor kitchen space, fireplace and
gathering area as well as planters.

The applicant team took questions from the Panel.
e Panel’s Consensus on Key Aspects Needing Improvement:
= The Panel had no substantial aspects needing improvement.
e Related Commentary: The Panel supported the proposal and thought it was well done.

The Panel supported the additional density and thought the massing was appropriate for this site.
They liked the architectural expression with the set in windows and the use of faux wood. As well
they liked the colour accent in the window recesses and thought the basket weave of the concrete
on the lane facade was appropriate. However, a couple of Panel members thought the party wall
could have a stronger expression.

One Panel member suggested the applicant flip the insets around the windows to have them better
address Seymour Street and their solar exposure. Another Panel member wanted to see a return of
the glass in the retail around to the lane.

The Panel thought the applicant had done a good job of dealing the edges in the public realm. As
well they liked the outdoor amenity space on the roof.

Regarding the sustainability strategy it was suggested that the applicant provide extra shading on
the west side of the building using a passive component to the wall system.

e Applicant’s Response: Mr. Whitehead mentioned that the northwest face doesn’t get a lot of sun
as the rest of the city shadows the site. He added that he thought the Panel had some good
comments and would consider how the insets address Seymour Street.

ENGINEERING SERVICES

The recommendations of Engineering Services are contained in the prior-to conditions noted in
Appendix A attached to this report.

CRIME PREVENTION THROUGH ENVIRONMENTAL DESIGN (CPTED)

There are no significant CPTED issues. Recommendations for minor additions to the lane and common
property line elevations to reduce nuisance activities such as graffiti are contained in the prior-to
conditions noted in Appendix A attached to this report.

LANDSCAPE

This is a downtown urban condition with limited opportunities for soft landscaping. The subject site is
surrounded by paving at the public sidewalk and lane. There are existing street trees along the
Seymour and Pender Streets to be protected as part of new construction.

This development is proposing feature paving at the pedestrian street level. Staff support this approach
to providing visual interest at the public sidewalk. There is a common amenity for building occupants
proposed at the 10th floor, with open space, landscaped planters and furniture to facilitate gathering.
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The drawings note the provision of a feature art piece on private property at the Pender and Seymour
street corner. See Standard Condition A.1.4.

NOTIFICATION

On April 9, 2014, 851 notification postcards were sent to neighbouring property owners advising them
of the application, and offering additional information on the city’s website.

One response was received, with comments related to:

e Concern about the loss of the existing buildings which they feel adds character to the street.
e Concern that mostly glass material at street level creates generic, sterile retail units.

Staff Response:
The existing two-storey building is not on the Heritage Register. Staff agree that the proposed street

level treatment could be developed to have more interest for the pedestrian. This is addressed in
Recommended Condition 1.2.

10
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DEVELOPMENT PERMIT STAFF COMMITTEE COMMENTS:

The Staff Committee has considered the approval sought by this application and concluded that with
respect to the Zoning and Development By-law and Official Development Plan it requires decisions by
both the Development Permit Board and the Director of Planning.

With respect to the decision by the Development Permit Board, the application requires the
Development Permit Board to exercise discretionary authority as delegated to the Board by Council.

With respect to the Parking By-law, the Staff Committee has considered the approval sought by this
application and concluded that it seeks a relaxation of Section 5.2 of the Parking By-law for the
number of loading spaces. The Staff Committee support the relaxation proposed, provided that one
Class A and one Class B loading space are provided at grade.

The Staff Committee support this proposal subject to the conditions contained in this report.

J. Greer
Chair, Development Permit Staff Committee

A. McLean
Development Planner

L. Berdahl
Project Coordinator

Project Facilitator: A. Wroblewski

11
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DEVELOPMENT PERMIT STAFF COMMITTEE RECOMMENDATIONS

The following is a list of conditions that must also be met prior to issuance of the Development Permit.

Al

A.l.l

A.l.2

A.1.3

A.l.4

A.l1.5

A.1.6

A.l.7

Standard Conditions

provision of a Letter “B” (sample copy attached) which includes confirmation from the owner
of the “donor” site that the agreement has been finalized, and confirming the new “balance”
of the transferable density remaining on the donor site.

increase the depth of the street level canopy;

Note to Applicant: As the canopy is approximately 14 ft. high on the majority of the building
frontages, the canopy should extend at least 10 ft. for adequate weather protection. If
desired, the canopy can step back to 8 ft. (minimum) depth at the building corners where the
facade changes plane.)

provision of additional information for the ground floor canopy, and upper level brise soleil;

Note to Applicant: Provide notes indicating the proposed material and finishes for both the
canopy and brise soleil. Confirm that the height for the canopy is a minimum of 9 ft. from the
sidewalk at all points.

clarification of the proposed future public art referenced on the plans;

Note to Applicant: A separate development permit will be required for public art. Planning
supports public art on this site, however careful consideration must be given to the type of art
installation and its possible conflict with pedestrian movement. Add notation to the drawings:
“Public art is shown for reference only and is not approved under this Development Permit”.

provision of information on elevations and site plans to identify the location of proposed
exterior lighting;

Note to Applicant: Exterior building lighting can enhance pedestrian interest and safety, as
well as the city “nightscape”. Lighting should be low-intensity and located at the pedestrian
level, including the lane. Any lighting incorporated into upper levels of the building, should
also be noted, and the design must avoid glare that could impact neighbouring developments.

provision of a conceptual signage package noting compliance with the Sign By-law;

Note to Applicant: Show locations and size of proposed signage on the site and building for
reference. Signage should be integrated with, but not detract from architectural elements.
Ensure that signs suspended from the canopy has adequate clearance from the sidewalk. A
recessed sign panel below the canopy may be a good alternate solution.

The development permit does not approve signage. Add notation to drawings:

“All signage is shown for reference only and is not approved under this Development Permit.
Signage is regulated by the Sign By-law and requires separate approvals. The owner[s] assumes
responsibility to achieve compliance with the Sign By-law and obtain the required sign
permits”;

The Sign By-law Coordinator should be contacted at 604.871.6714 for further information.

design development to locate, integrate and fully screen any emergency generator, exhaust or
intake ventilation, electrical substation and gas meters in a manner that minimizes their visual
and acoustic impacts on the building’s open space and the Public Realm;
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A.1.8

A.1.9

A.1.10

A.l1.11

A.1.12

an acoustical consultant's report shall be submitted which assesses noise impacts on the site
and recommends noise mitigation measures in order to achieve noise criteria;

written confirmation shall be submitted by the applicant that:
e the acoustical measures will be incorporated into the final design and construction, based
on the consultant's recommendations;

e adequate and effective acoustic separation will be provided between the commercial and
residential portions of the building; and

e mechanical (ventilators, generators, compactors and exhaust systems) will be designed and
located to minimize the noise impact on the neighbourhood and to comply with Noise By-
law #6555;

clarification of the proposed uses on the level 10;

Note to Applicant: There is a discrepancy between the original application and the FSR
overlay. If areas on the level 10 are to include office uses, the circulation area will be counted
in FSR but may be a prorated FSR calculation.

provision of area calculations for the brise soleil on the FSR overlays;
Remove outdoor seating from plans;

Note to Applicant: For commercial areas, a 5.5m wide area between curb face and building is
typically required for sidewalk functions (see Standard Condition A.2.2). Outdoor patio seating
may be considered at some locations where it does not impede sidewalk functions and requires
that a separate application for a time limited Development Permit be approved by the Director
of Planning and General Manager of Engineering Services.

Standard Landscape Conditions

A.1.13

A.1.14

A.1.15

provision of high efficiency irrigation for all planters;

Note to Applicant: Irrigation setup to include a minimum of one hose bib for hand watering of
plants at the common amenity patio.

provision of larger-scale architectural details section details at 1/2”=1’-0" or better to
illustrate proposed landscape elements including planters, paving, benches, arbours and
trellises;

Note to Applicant: Planter section details should confirm planting depth on structures, to
British Columbia Society of Landscape Architects (BCSLA) latest standard, drainage and trellis
attachment to wall.

provision of a larger- scale architectural plan and section paving detail at %2”=1’-0" to
illustrate a seamless transition of paving across the property line at Seymour and Pender
Streets and material labels;

Crime Prevention Through Environmental Design (CPTED)

A.1.16

design development to the east and south elevations taking into consideration the principles of
CPTED (Crime Prevention Through Environmental Design) having particular regard for reducing
opportunities for nuisances such as graffiti;
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A.2

A2.1

A.2.2

A.2.3

A.2.4

A.2.5

A.2.6

A.2.7

A.2.8

A.2.9

A.2.10

Note to Applicant: Large blank walls adjacent the lane and above the roof level of the
neighbouring building should be treated with a paint-type anti-graffiti treatment.

Standard Engineering Conditions

arrangements to the satisfaction of the General Manager of Engineering Services and  the
Director of Legal Services for the consolidation of Lots 1 to 3, Block 34, DL 541, Plan 210 to
create a single parcel;

arrangements to the satisfaction of the Director of Legal Services and the General
Manager of Engineering Services for a Statutory Right of Way for the 2.43m setback on Seymour
Street and the 1.69m setback on Pender Street for pedestrian purposes;

Note to Applicant: The setback shall be clear of patio tables, chairs, bike racks and public art
that may impede clear passage to pedestrians in order to maintain the 5.5m width of the
pedestrian realm, unless otherwise approved under separate permit (see Standard Condition
A.1.12).

Provision of 1 Class B and 2 Class A loading spaces.

Note to Applicant: At least 1 Class A and 1 Class B stall to be located at grade, with the other
located on P1.

Provision of direct loading access for CRU 1 and CRU 2;

Note to Applicant: Loading access to the commercial units should be free of stairs. This can be
achieved by ramping the internal access corridor.

provision of a signed letter from the BC Safety Authority which in principle supports the
provision of the vehicle elevator/ lift device;

Note to Applicant: Without this approval in principle, a Development Permit will not be issued.

provision of a section drawing through the loading bay showing 3.8m of vertical clearances and
note on plans;

provision of 2.3m of vertical clearance for disability stalls on P1 and P2;

Note to Applicant: The vertical clearance for the vehicle elevator on the P1 and P2 levels
measures 7’ (2.1m) on drawing A301.

provision of design elevations at the property line adjacent all entrances, west side of loading
bay and at the centre of vehicle elevators;

a canopy application is required;

Note to Applicant: Canopies must be fully demountable and meet the requirements of the
Building By-law.

the General Manager of Engineering Services will require all utility services to be underground
for this “conditional” development. All electrical services to the site must be primary with all
electrical plant, which include but not limited to Vista switchgear, pad mounted transformers,
LPT and kiosks (including non-BC Hydro kiosks) are to be located on private property with no
reliance on public property for placement of these features. In addition, there will be no
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reliance on secondary voltage from the existing overhead electrical network on the street
right-of-way. Any alterations to the existing overhead/underground utility network to
accommodate this development will require approval by the Utilities Management Branch;
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B.1

B.1.1

B.1.2

B.1.3

B.1.4

B.2

B.2.1

B.2.2

B.2.3

B.2.4

B.2.5

Standard Notes to Applicant

It should be noted that if conditions 1.0 and 2.0 have not been complied with on or before
November 17, 2014, this Development Application shall be deemed to be refused, unless the
date for compliance is first extended by the Director of Planning.

This approval is subject to any change in the Official Development Plan and the Zoning and
Development Bylaw or other regulations affecting the development that occurs before the
permit is issuable. No permit that contravenes the bylaw or regulations can be issued.

Revised drawings will not be accepted unless they fulfill all conditions noted above. Further,
written explanation describing point-by-point how conditions have been met, must accompany
revised drawings. An appointment should be made with the Project Facilitator when the
revised drawings are ready for submission.

A new development application will be required for any significant changes other than those
required by the above-noted conditions.

Conditions of Development Permit:

All approved off-street vehicle parking, loading and unloading spaces, and bicycle parking
spaces shall be provided in accordance with the relevant requirements of the Parking By-law
prior to the issuance of any required occupancy permit or any use or occupancy of the
proposed development not requiring an occupancy permit and thereafter permanently
maintained in good condition.

All landscaping and treatment of the open portions of the site shall be completed in
accordance with the approved drawings prior to the issuance of any required occupancy permit
or any use or occupancy of the proposed development not requiring an occupancy permit and
thereafter permanently maintained in good condition.

Any phasing of the development, other than that specifically approved, that results in an
interruption of continuous construction to completion of the development, will require
application to amend the development to determine the interim treatment of the incomplete
portions of the site to ensure that the phased development functions are as set out in the
approved plans, all to the satisfaction of the Director of Planning.

The issuance of this permit does not warrant compliance with the relevant provisions of the
Provincial Health and Community Care and Assisted Living Acts. The owner is responsible for
obtaining any approvals required under the Health Acts. For more information on required
approvals and how to obtain these, please contact Vancouver Coastal Health at 604-675-3800
or visit their offices located on the 12" floor of 601 West Broadway. Should compliance with
the health Acts necessitate changes to this permit and/or approved plans, the owner is
responsible for obtaining approval for the changes prior to commencement of any work under
this permit. Additional fees may be required to change the plans.

In the event, contamination of any environmental media are encountered, a Notice of
Commencement of Independent Remediation must be submitted to the Ministry of Environment
and copied to the City of Vancouver.

e Upon completion of remediation, a Notification of Completion of Independent Remediation
must be submitted to the Ministry of Environment and copied to the City of Vancouver.

e Dewatering activities during remediation may require a Waste Discharge Permit.
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e Submit a copy of the completion of remediation report signed by an Approved Professional
stating the lands have been remediated to the applicable land use prior to issuance of an
Occupancy Permit.

Notice of offsite migration must be submitted to the Ministry of Environment and copied to the
City of Vancouver if offsite contaminant migration is suspected or identified. A soils agreement
will be required to be signed and registered at the Land Title Office. Supporting investigation
and remediation data/reports signed by an Approved Professional stating the City Property has
been remediated in accordance with the standards outlined in the Remediation on City Streets
Policy must be provided to the City of Vancouver prior to the issuance of an Occupancy Permit.

e The soils agreement and ‘covenants” will be released upon receipt of acceptable
investigation and remediation data/reports.

In the event, there is a lane dedication or subdivision to the City of Vancouver, further
investigation may be required to confirm that the environmental media on the dedicated land
is in accordance with the standards outlined in the Remediation on City Streets Policy.
Supporting investigation and remediation data/reports signed by an Approved Professional
stating that the standards have been met.

This site is affected by a Development Cost Levy By-law and levies will be required to be
paid prior to issuance of Building Permits.
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