1 City of Richmond Rgport to
Y28 Urban Development Division Development Permit Panel

Vo Cevueloprend fecamit p“'\A ) )
To: Development Permit Panel Date: June 16, 2005 ’Ju\w) |3,2003

From: Holger Burke, MCIP File: DP 05-293101
Acting Director of Development

Re: Application by Lawrence Doyle Architect inc. for a Development Permit at
6351 Buswell Street

Staff Recommendation
That a Development Permit be issued which would:

1. Permit the construction of a 16-storey residential tower with approximately 84 dwelling
units, a three-storey parkade and eight (8) 3-storey or 3 }2-storey townhouses at
6351 Buswell Street on a site zoned Downtown Commercial District (C7); and

2. Vary the provisions of the Zoning and Development Bylaw No. 5300 to:
a) Reduce the manoeuvring aisle in the parking parkade from 7.5 (24.6 ft.) to 6.7 m (22 ft.);
b) Vary the maximum permissible height from 45 m to 47 m; and

c) Reduce the residential parking requirement from 138 spaces to 110 spaces.

O

Holger Burke, MCIP
Acting Director of Development

CA:blg
Att.

1589275
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Staff Report
Origin
Lawrence Doyle Architect Inc. has applied to the City of Richmond for permission to develop a
16-storey residential tower with approximately 84 dwelling units, a three-storey parkade and

cight (8) 3-storey or 3 Va-storey townhouses at 6351 Buswell Street. The site is zoned
Downtown Commercial District (C7) and is currently vacant.

Development Information

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

Background

Development surrounding the subject site is as follows:

e To the north, existing high rise development (The "Perla") zoned Downtown
Commercial District (C7);

e To the east, Buswell Road and existing three (3) to four (4) storey walk-up apartments zoned
Townhouse and Apartment District (R3);

e To the south, existing parking lot for a bank with No. 3 Road frontage zoned Downtown
Commerecial District (C7); and

e To the west, existing one (1) to two (2) storey mixed-use retail developments zoned
Downtown Commercial District (C7).

Rezoning and Public Hearing Results
No rezoning was required as the site is already zoned Downtown Commercial District (C).

Staff Comments

The proposed scheme attached to this report has satisfactorily addressed the significant urban
design issues and other staff comments identified as part of the review of the subject
Development Permit application. In addition, it complies with the intent of the applicable
sections of the Official Community Plan (OCP) and is generally in compliance with Section 2.10
City Centre Area Plan except for the zoning variances noted below.

The developer has committed to the following voluntary financial contributions as community

benefits to be allocated at the discretion of the City of Richmond:

e $.20/ft? of floor area (approximately $20,267) towards transit-oriented development (TOD)
improvements, and

e Up to $30,000 towards sanitary sewer improvements pending a Latecomer Agreement bylaw
(the exact amount to be determined in consultation with the Engineering Department).

e $57,882 towards Public Art or development of a Public Art project on site.
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Zoning Compliance/Variances (staff comments in bold)

The applicant requests to vary the provisions of the Zoning and Development Bylaw No. 5300
to:

1. Reduce the manoeuvring aisle in the parking parkade from 7.5 (24.6 ft.) to 6.7 m (22 ft.).

(Transportation staff support the proposed variance. The proposed reduction of the aisle
width does not pose significant impact to the ease of vehicular manoeuvring and helps to
achieve the most efficient parking plan given the limited width of this site).

2. Vary the maximum permissible height from 45 m to 47 m.

(Staff supports the proposed variance as the requested height variance is within the Transport
Canada maximum height under the flight path. The additional height is to accommodate roof
top mechanical units and elevator penthouse, which provide additional architectural
articulation of the skyline as encouraged by the City Centre Design Guidelines).

3. Reduce the residential parking requirement from 138 spaces required to 110 spaces proposed.
The required 19 visitors’ parking spaces will be provided.

(Staff supports the proposed variance. The applicant is seeking a reduction of 28 spaces from
the parking requirements. This site is located in the City Centre, close to the future RAV line
and existing local and regional transit along No. 3 Road. The City generally supports transit-
oriented development and encourages alternative modes of transportation in areas well served
by public transit and in close proximity to commercial establishments and services. All
dwelling units will have access to at least one (1) parking stall. The applicant has proposed to
provide secured bicycle storage in the parkade to encourage bicycling as an alternative mode
of transportation. In addition, the applicant has agreed to contribute approximately $20,267
to be used at the discretion of the City of Richmond as public benefit, as part of the
consideration for the proposed parking variance. This site is well located to meet the criteria
of a transit-oriented development).

Advisory Design Panel Comments

The project was presented to the Advisory Design Panel on April 20, 2005. A copy of the
relevant excerpt from the Advisory Design Panel Minutes is attached for reference
(Attachment 2). The design response from the applicant has been included immediately
following the specific Design Panel comments and is identified in ‘bold italics’.

o The mailbox location should be in an open area for natural surveillance. Natural access
between the two buildings should be discouraged by landscaping or fencing. Ensure
adequate lighting is provided in the underground parking.

(The mailboxes will be relocated to an open area in the lobby. Landscape plan has been
altered to include perimeter landscaping and pathway from the parkade vestibule to be
contained within this site. Adequate lighting will be incorporated in the parkade. A
lighting plan will be provided as part of the Building Permit submission).

o A handsome scheme. The ‘living wall’ was encouraged, even if some metal trellising was
required. If a fence was required as a rooftop guardrail, make it a trellis or arbour feature.
Because of the long linear nature of the access to the entry court, it will be important that the
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neighbouring property respect the reflection to the court. Given the length of the access, the
entry could be made more prominent/vertical to strengthen its visibility.

(The applicant has provided details on the trellis and fencing treatments for the north
interface between the proposed roof deck and the existing roof deck to the north to the
satisfaction of staff. Staff will coordinate the interface with future development to the
south to ensure adequate transition and privacy for the south facing townhouse units and
entry court).

The challenge was the space between the buildings -- it was hoped cooperation would be
achieved on the shared space. An opportunity may exist to narrow the entrance and provide
more landscaping.

(A shared entry court with the existing high rise residential development to the north is not
achievable, as this arrangement would require consent from the majority of the
neighbouring property owners in the Perla. The applicant has provided a landscape
courtyard to compliment the existing entry courtyard on the neighbour’s site).

A great scheme with very urban character which completed the streetscape on the east side.
The treatment between the two podium levels could be done on the green wall. An
opportunity existed to make the laneway less of a fire lane in appearance and more of a
narrower walkway.

(The proposed development has incorporated paving bands and concrete pavers and a
treed landscape buffer along the south side of the proposed “emergency fire lane” south of
the development to create a mews like character. The width of the fire lane cannot be
further reduced based on Building Code requirements).

Analysis

Conditions of Adjacency

The proposed tower is located to minimize view impact to the existing nearby high rise
development to the north. The proposed location is in accordance with the “master scheme”
endorsed when the mixed-use residential/commercial development on the adjacent site (the
Perla) to the north was approved.

The applicant has illustrated that shadowing impact of the proposed towers on the existing
developments to the north and future development to the south and west is minimal. A
shadow study prepared by the applicant is in the Development Permit file for reference.

A 0 m setback is proposed for the parking podium along the north and south common
property lines to abut up with the existing parkade to the north and to allow for the same for
future development to the south. This arrangement has no negative impact on the adjacent
developments and eliminates any awkward gaps between developments that could potentially
be difficult to maintain.

In general, the edge treatment of the site which includes a combination of high quality
landscaping providing residential units with direct at grade access to create activities along
the street and well articulated building facades have satisfactorily addressed design
guidelines for interface and street animation.

The developer will grant the City a 1.0 m wide public right-of-passage (P.R.O.P.) along the
Buswell Street frontage to accommodate sidewalk expansion. The streetscape and boulevard
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treatment will be coordinated with the surrounding existing developments under the
Servicing Agreement.

Urban Design and Site Planning

In general, the edge treatment of the site which includes a combination of high quality
landscaping and well articulated building facades have satisfactorily addressed design
guidelines for interface and street animation.

Instead of providing a small number of wheelchair accessible units, the proposed
development will incorporate enhanced accessibility features in all dwelling units in the high
rise tower to facilitate improved mobility and aging in place. Enhanced accessibility features
are provided in 84 dwelling units including the use of lever handles on all doors and faucets
and the provision of backing blocks in the bathtubs.

Adequate Crime Prevention Through Environmental Design (CPTED) measures such as the
use of light colour paint on parkade walls, adequate level of parkade and outdoor lighting,
security gates separating residential and visitor’s parking, etc., have been incorporated to
promote a safe environment.

Architectural Form and Character

The massing, form and character of the development and height of the building are generally
in compliance with the applicable design guidelines.

The proposed architectural materials included brick masonry cladding, acrylic finished
concrete, double glaze aluminium windows, aluminium guardrails, metal louvers, spandrel
glass and stainless steel and glass canopy structure. The proposed colours are muted earth
tones.

The applicant has requested a height variance. The upper floors and the mechanical
penthouse have been recessed to articulate the roof form, which resulted in a slimmer roof
profile and more interesting skyline.

The building elevations are well developed to provide good interface to the Buswell Street
and the lane.

Landscape Design and Open Space Design

The site is currently vacant without any existing trees to be considered. Sixty-two (62) new
trees are proposed to be planted on site. Additional street trees, to be coordinated under the
Servicing Agreement, will be planted on the boulevard.

Coordinated indoor and outdoor amenities in accordance with the Official Community Plan
are proposed, including a landscaped pedestrian connection from the parkade exit to Buswell
Street along the north side yard; indoor amenity room with associated outdoor amenity on the
roof podium for the use of all the residents.

Outdoor amenities include children’s play area and seating in addition to private roof patios
for units on the podium deck level. The children’s play area is located adjacent to the
common amenity room and within view from the windows of some of the dwelling units to
enhance opportunities for adult supervision.

Applicant has committed to incorporate lighting into the landscape design to ensure adequate
level of lighting for safety of use at night. Electrical drawings will be submitted as part of
the Building Permit to incorporate the outdoor lighting into the outdoor landscaped areas.
Townhomes with individual private, at grade and roof top patios front onto Buswell Street
and the “fire lane”. This arrangement provides pleasant pedestrian-oriented interface with
the street and allows for natural surveillance onto the street.
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Conclusions

The proposed project is well designed and the proposed ground oriented townhouse units will
provide street animation along Buswell Street. The completion of this development will
contribute positively to the City Centre neighbourhood. Proposed variances are supportable
given the quality of the design and voluntary contribution towards public amenities. Staff
recommend approval of this Development Permit application.

Cecilia Achiam, BCSLA, MCIP
Urban Design Planner

CAblg

The following conditions are required to be met prior to forwarding this application to Council for approval:

«  Receipt of a Letter of Credit for landscaping in the amount of $192,940 (based on total floor area of 96,470 ft*).

«  Receipt of $.20/ft2 of floor area (approximately $20,267) towards transit-oriented development (TOD)
improvements to be allocated at the discretion of the City of Richmond.

«  Receipt of up to $30,000 towards sanitary sewer improvements pending a Latecomer Agreement bylaw, to be
allocated at the discretion of the Director of Engineering (the exact amount to be determined by the Engineering
Department).

«  The developer to contribute $57,882 towards Public Art or development of a Public Art project on site.

«  The applicant is to register a covenant on title for the disclosure that this site is impacted by the Noise Exposure
Forecast Contours as noted in the City Centre Area Plan to the perspective purchasers.

o  The owner to register a 1.5m Public Right-of-Passage (P.R.O.P.) from the west edge of 6351 Buswell Street. (A
minimum 6 m lane is required.)

«  The owner to register a 1.0 m P.R.O.P. along the entire Buswell Street frontage for sidewalk expansion.

« (Note: Nothing permanent should encroach into the existing 3 m right-of-way (R.O.W.) across Buswell Street
frontage (except for landscaping), as there is a sanitary sewer line there servicing "the Perla".

Prior to the issuance of a Building Permit:

«  The applicant is to provide an acoustical report by a registered professional, qualified in acoustics, that the
building design includes sufficient noise mitigation elements to ensure compliance with the standards set out in
Section 5.4 Noise Management of the Richmond Official Community Plan (OCP).

. The developer to enter into our standard Servicing Agreement for off site servicing including:

°  Extension of the lane to City Centre standard, complete with roll curbs and City Centre streetlights to
match existing to the north.

Removal of all the existing asphalt and concrete sidewalk and replacement with a 2.5 m decorative

concrete sidewalk, the back of which is at the back of the new 1 m wide P.R.O.P. for the

Buswell Street frontage. The south curb and gutter is to be relocated 1 m east from its current offset

with the curb extension reconfigured up to 0.5 m from its existing alignment (match works done to the

north via SA 01-192833), creating a grass and treed boulevard with City Centre street lights. All

works are at the developer’s sole cost — no Development Cost Charges (DCC) credits are applicable.

«  The applicant to incorporate into the Building Permit drawings enhanced accessibility features including the use
of lever handles on all doors and faucets and backing blocks in the bathtubs in all the dwelling units in the high
rise tower including to facilitate mobility and aging in place.



City of Richmond Development Application

6911 No. 3 Road
Richmond, BC V6Y 2C1 o Data Sheet
(604) 276-4000 Development Applications Department

K oD
DP 05-293101 Attachment 1

Address: 6351 Buswell Street
Applicant: Lawrence Doyle Architect Inc. Owner: Concert Real Estate Corp
Planning Area(s): 2.10 City Centre Area Plan
Floor Area Gross: 9,376m? (100,929sf) Net: 8,962 m? (96,468 ft?)
Existing Proposed
Site Area 2986 m? 2986 m?
Land Uses Vacant Multi-residential
OCP Designation Commercial/residential Multi-residential
Zoning: C7 C7
Number of Units 0 92
Bylaw Requirement Proposed Variance
Floor Area Ratio: 3.0+ 1 for'lndoor 3.0 Complies
amenity
Lot Coverage: Max. 90 % 246 % Complies
Setback — Front Yard . .
(Buswell): Min. 3 m 45m Complies
Setback — Side Yard (north): Min. O m Om Complies
Setback — Side Yard (south): Min.Om Om Complies
'Setb?Ck ~ Rear Yard (west- Min. 0 m 1.5m Complies
ane): .
Height (m): Max. 45 m 47 m Variance supported
Lot Size: N/A m? 2988 m? Complies
| Off-street Parking Spaces — .
. Residentvisitor parking: 138 and 19 110 and 19 | 28 space variance supported.
i Off-street Parking Spaces — .
Accessible: 3 3 Complies
.Cr) ff-st.reet Parking Spaces — 157 129 Variance supported.
otal;
Manoeuvring Aisle 7.5m 6.7 m Variance supported
. _ Min.100 m?to 2 -
Indoor Amenity Space: Max. 299 m? 102 m Complies
Outdoor Amenity Space: Min. 654 m? 1500 m? Complies

1589275



Attachment 2

Excerpt from the Minutes from

The Design Panel Meeting

Wednesday, April 20,2005 — 4:00 p.m.
Rm. M.1.003
Richmond City Hall

6. 16 Storey Tower
Lawrence Doyle Architects DP 05-293101
6351 Buswell Street
(Formal)

Mr. Kirsop declared himself to be in potential conflict of interest on this item and he left
the meeting and did not return.

Ms. Cecilia Achiam, Planner, reviewed the staff comments provided for the item, a copy
of which are attached as Schedule 2 and form a part of these minutes.

Mr. Richard Henry, design architect for Concert Real Estate Corporation, with the aid of
a model and various other materials, including a diagram indicating the tower locations
possible in the area, reviewed the project, and in particular the attempt of developing an
integrated courtyard with a redundant sidewalk on the adjacent property.

Mr. Peter Kreuk, landscape architect, then reviewed the landscape plan, which included
the interface between the two buildings, the front yard gardens of the townhouses, and,
the roof top garden elements.

Mr. Henry also spoke about the ‘green wall’ that was intended for one section of the
parking structure.

In response to a question from the Panel about accessible units, Mr. Doyle indicated that
an appropriate number would be designated prior to the Development Permit application.

The comments of the Panel were as follows:

e the mailbox location should be in an open area for natural surveillance. Natural
access between the two buildings should be discouraged by landscaping or fencing.
Ensure adequate lighting is provided in the underground parking.

e a handsome scheme. The ‘living wall’ was encouraged even if some metal
trellising was required. If a fence was required as a rooftop guardrail make it a
trellis or arbour feature. Because of the long linear nature of the access to the entry
court it will be important that the neighbouring property respect the reflection to the
court. Given the length of the access the entry could be made more
prominent/vertical to strengthen its visibility.

1589275



June 16, 2005 -9- DP 05-293101
e the challenge was the space between the buildings — it was hoped cooperation
would be achieved on the shared space. An opportunity may exist to narrow the
entrance and provide more landscaping.

e a great scheme with very urban character which completed the streetscape on the
east side. The treatment between the two podium levels could be done on the green
wall. An opportunity existed to make the laneway less of a fire lane in appearance
and more of a narrower walkway.



u i City of Richmond .
, Urban Development Division Development Permit

No. DP 05-293101

To the Holder: LAWRENCE DOYLE ARCHITECT INC.
Property Address: 6351 BUSWELL STREET
Address: C/O #200 - 1450 CREEKSIDE DRIVE

VANCOUVER, BC V6J 5B3

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 and Development Bylaw No. 5300" is hereby varied to:

a. Reduce the manoeuvring aisle in the parking parkade from 7.5 (24.6 ft.) to
6.7m (22 ft.);

b. Vary the maximum permissible height from 45 m to 47 m; and

c. Reduce the residential parking requirement from 138 spaces required to 110 spaces
proposed. The required 19 visitors’ parking spaces will be provided.

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 #17 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 landscaping security in
the amount of $192,940 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.

1589275



Development Permit

No. DP 05-293101

To the Holder: LAWRENCE DOYLE ARCHITECT INC.
Property Address: 6351 BUSWELL STREET
Address: C/O #200 - 1450 CREEKSIDE DRIVE

VANCOUVER, BC V6J 5B3

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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