City of Richmond
Urban Development Division Memorandum

To: Coancll -June 24, 2.00L

To: J. Richard McKenna Date: June 18, 2002
City Clerk

From: Joe Erceg File: DP 01-198029
Manager, Development Applications

Re: Application by — Perkins & Company Architecture and Urban Design Inc. at

4500 and 4600 Westwater Drive

The attached Development Permit was given favourable consideration by the Development
Permit Panel at their meeting held on June 12, 2002.

It would now be appropriate to include this item on the agenda of the next Council meeting for
their consideration.

Joe Erceg
Wmagen Development Applications
JE:rs

Att.
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City of Richmond Report to
Urban Development Division Development Permit Panel

10 Counce! -June 2y, 3003
76 dop - TJuné 12, 2002
To: Development Permit Panel Date: May 15, 2002

From: Joe Erceg File: DP 01-198029
Manager, Development Applications

Re: Application by Perkins & Company Architecture and Urban Design Inc. for a
Development Permit at
4500 and 4600 Westwater Drive

Manager’s Recommendation

That a Development Permit be issued for 4500 and 4600 Westwater Drive on a site zoned
Comprehensive Development District (CD/106), which would allow the development of 188

residential apartment units on two (2) lots containing a total floor area of 18,904.221 m? (203,490
ft?); and

Vary the provisions of Zoning and Development Bylaw 5300 to permit the following:

1. The projection of balconies and roof overhang to a maximum of 2.77 m (9.088 ft.) into the
required 9 m (29.528 ft.) setback along Railway Avenue;

2. The projection of balconies and roof overhang to a maximum of 1.84 m (6.037 ft.) into the
required 9 m (29.528 ft.) setback along the proposed dyke walkway along the riverfront;

3. The projection of balconies and roof overhang to a maximum of 1.2 m (3.937 ft.) into the
required 6 m (29.528 ft.) setback along Westwater Drive;

4. The projection of the parking structure to a maximum of 4.267 m (14 ft.) into the required
9 m (29.528 ft.) setback along the proposed dyke walkway along the riverfront;

5. The projection of the parking structure to a maximum of 3.048 m (10 ft.) into the required
6 m (29.528 ft.) setback along Westwater Drive;

6. The projection of the roof ridgeline to a maximum of 1 m (3.28 ft.) above the maximum
building height of 15 m (49.212 ft.);

7. The projection of the 14 cupolas along the roof ridgeline to a maximum of 3.048 m (10 ft.)
above the maximum building height of 15 m (49.212 ft.), and;

8. The provision of six (6) tandem parking stalls which are surplus to the required amount of
off street parking.

Joe Erceg
Manager, [Jevelopment Applications

BFG:blg
Att.
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Staff Report
Origin ‘
Perkins & Company Architecture and Urban Design Inc. have applied to the City of Richmond
for permission to develop 188 residential apartment units on two (2) lots containing a total floor

area of 18,904.221 m? (203,490 ft) and to vary the minimum setback and height requirements of
Comprehensive Development District (CD/106).

A copy of the development application filed with the Urban Development Division is appended
to this report.

Development Information

Site Area: 13,503 m? (145,350 ft?)
Building Area: 18,904.221 m? (203,490 fi?)
Density: 53 du per ha

139 du per ac.
Site Coverage: 40.0 % Allowed

35.5 % Proposed

F.AR.: 1.4 Allowed with a bonus of 0.1 for indoor amenity space
therefore the maximum bonus area would be 675.15 m? (7,267.5 ft?)
1.4 Proposed excluding a 235 m? (2,534 ft?) indoor amenity space

Parking: 160 Spaces Required (including 19 visitor spaces) per phase
161 Spaces Proposed (including 19 visitor spaces) per phase
plus 3 tandem parking spaces per phase

Findings of Fact

Criteria and policies for the issuance of Development Permits are contained in the following:
¢ Schedule 1 of Bylaw 7100, the Official Community Plan,
Section 9 — Development Permit Guidelines; and
¢ Schedule 2 of Bylaw 7100, the Official Community Plan,
Section 2.4 - Steveston Area Plan.

The key Development Permit Guidelines are listed below followed by the applicant’s response
identified in bold italics.

1. Apartment buildings should contain no more than 75 units, or should be designed with
less than 75 units sharing one entrance and should be designed so that residents can
casily identify their own grouping of units. Project does not comply.

2. Windows to habitable rooms in apartment buildings should have a minimum clear space
of 9m (29.53 ft.). Project complies.

3. Townhouses and apartments adjacent to public roads should have their main front doors
visible and accessible from that road, where practicable. Project complies.
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10.

11.

12.

13.

714432

Apartments should have a maximum transitional height gradient of 45° to all property
lines. These gradients may be varied provided privacy, sunlight, view and human scale
criteria are met. This project does not comply along Westwater Drive or at the end of
the various building wings.

Buildings should have an apparent length of less than 70 m (229.66 ft.). This project
nominally complies to this guideline. The length of the buildings along

Westwater Drive is 67.589 m (221.75 ft.) however, the building is approximately
72.847 m (239 ft.) in length along the public rights-of-passage right-of-way between
the buildings.

Each dwelling unit should have a near view, an intermediate view and a distant view.
Special views, such as of the mountains or waterfront, should be taken advantage of
where possible. Project complies.

Sunlight should not be blocked for a minimum of 75% of dwellings in each development
on every day of the year. The minimum north-south spacing between residences to
conserve available sunlight is determined by the sun angle of 17° at noon during the
winter solstice. This project complies although the height of this building will
overshadow the townhouses to the north across Westwater Drive at certain times of
day during the winter months.

Natural features should be retained and enhanced. Screening and landscaping, including
street trees, should be provided in each multiple-family development. Project complies.

Traffic noise should be screened from residential units in order to maintain a maximum
ambient indoor sound level of 35 dBA. Where private outdoor space is adjacent to
arterial roads, building should be set back an average of 12 m (39.37 ft.) in order to
allow space for landscaping, fencing and berming. Project complies.

Outdoor amenity space should average more than 2.0 m* (21.53 ft%) per each bedroom.
Developments with more than 70 bedrooms should provide a minimum of

70 m* (753.50 ft*) of indoor amenity space. This project complies if water feature is
included in the outdoor amenity calculation however there is no outdoor play area
amenity included in the design. Both Onni Project Management Services Ltd. and the
City of Richmond have agreed to a compromise compensation value for the lack of
outdoor play area amenities regarding both development Parcels ‘F5’ and ‘J’ in the
amount of $60,000.00.

Vehicle and pedestrian access should be separated from each other and appropriately
located. Project complies.

Resident parking should be in small, defensible open parking lots or should be located in
locked, defensible garages screened from view from the road. Visitor parking should be
in public view and easily accessible near the main entry. Parking lots should have
landscaping to separate every fourth parking space. Project complies.

Provision should be made for emergency vehicles, moving vans, and service vehicles.
Project complies with a shared loading space provided within the public
rights-of-passage right-of-way between the two (2) buildings from the cul-de-sac at the
west end of Westwater Drive.
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Provide a detailed description of the proposed interim landscape treatment for the
various public zones and private development parcels as development of the overall site
proceeds. Private undeveloped land will be fenced to protect the developer’s liability
and as much as possible treated in a neat and tidy appearance in the interim, prior to
any redevelopment activity.

Provide an understanding of proposed public access through and around the site during
construction time period of the entire development site. Construction of the riverfront
park improvements are currently underway. The developer will open the riverfront
Ppedestrian route as quickly as construction is complete which is anticipated in the
Summer of 2002. In addition, the developer has assured the City that the riverfront
park improvements will be open for the Tall Ships event during August of 2002. The
developer has also indicated that the north-south walkway along the east property line
will also be open for the Tall Ships event.

Identify the revised total number of residential units for the overall development site
(1.e. 750) that will result from the current proposal to redevelop the BC Packers head
office building for the Steveston Academy. The developer has indicated that the total
number of residential units will not change significantly from rezoning.

Furthermore, the developer indicates that at this stage, the overall number of units
will not exceed 750. Since the rezoning only regulates the amount of floor space and
not the number of units, this is a moot discussion with the exception that any
significantly larger number of units may impact servicing considerations and any
significant deviation from the currently anticipated 750 residential units would trigger
a reassessment of infrastructure requirements.

Provide building elevations for every side of all proposed buildings. The applicant has
complied.

Use color to differentiate the various townhouse projects. The applicant has complied.
Incorporate landscape details similar to the heavy timber character of furnishings and
appointments that have been developed for public spaces (i.e. benches, etc.). Increase
the dimensions of selected wood elements that form part of the landscape details

(i.e. trellis structures, 6 ft high fences and benches). Consider the strategic use of rough
sawn lumber where appropriate and specify the finishes for all proposed landscape
furnishings and appointments. The applicant has complied.

Provide more detailed information for the outdoor amenity spaces including the
appropriate details. Both Onni Project Management Services Ltd. and the

City of Richmond have agreed to a compromise compensation value for the lack of
outdoor play area amenities regarding both development Parcels ‘F5’ and ‘J’ in the
amount of $60,000.00.

No special heritage provisions were made for the individual development parcels
through the rezoning of the site. All heritage interpretation in the public realm, except
on the Community Use Site, will be executed along the waterfront and is required as part
of the Servicing Agreement that establishes the approved park design. However, there is
an opportunity, when designing the built form for each development parcel to reference
the heavy timber character of former cannery structures. In addition, there are
opportunities on each development parcel to incorporate landscape features that reflect
the character of the former BC Packers site through the careful design of site furnishings
and appointments. The architect and landscape architect have complied.
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11. On each individual development parcel, consider the inclusion of salvaged artifacts or
Public Art that relates to the fishing history of Steveston and the former BC Packers site.
The applicant has selected several artifacts that will be incorporated into the
landscape and open space design of Parcel ‘J°. The list of artifacts to be incorporated
into the design includes the following:
o A large winch to be located at the north end of the public rights-of-passage
right-of-way between the two (2) buildings on Parcel ‘J’;
o A large pipe and valve assembly to be located at the north end of the public
rights-of-passage right-of-way between the two buildings on Parcel ‘J’;
e Two small bollards or capstans to be located at the south end of the public
rights-of-passage right-of-way between the two (2) buildings on Parcel ‘J’; and
e One (1) small fairlead from the gunnel of a former fish boat to be located within a
retaining wall extension at the south end of the public rights-of-passage
right-of-way between the two (2) buildings on Parcel ‘J’.
These artifacts will be located on private property and the applicant will accept all liability
associated with the placement of these artifacts.

Development Coordinator Comments

1. Confirm that the amount of bicycle storage meet Development Permit Guidelines. Bicycle
storage requirement is 0.27 spaces per 100 m? (1,076 ft*) of gross leaseable area (GLA).
We have 101,745 ft* of GLA, which gives (101,745/1,076.4) x 0.27 = 25.5, giving 26 spaces
in each phase. At present, we are showing 55 spaces in each phase. This may be amended
slightly to allow for the inclusion of a small mechanical pump room for the pond above.

Rezoning Comments
No further comments. Acknowledged by the applicant.

Building and Zoning Comments
No further comments. 4Acknowledged by the applicant.

Fire Department Comments
No further comments. Acknowledged by the applicant.

Public Works and Engineering Comments
1. There are no servicing concerns as proposed off-site improvements are defined by existing
and previously negotiated Servicing Agreements. Acknowledged by the applicant.

Built Form and Urban Design Comments

1. The higher pitched roof option is preferred from an urban design perspective. Staff will
consider a minor height variance to support for the higher roof option for both wings of each
building including higher dormer elements with steeper pitched roofs. However, this
support is contingent on the provision of more detailed information. The applicant should
consider reducing the 2.743 m (9 ft.) ceiling heights on each floor of both apartment
buildings to 2.438 m (8 ft.). If the applicant reduces the floor to ceiling height by (1 ft.) then
staff may reconsider the incorporation of habitable space (i.e. limited loft areas) within the
roof volumes. In addition, please provide continuous cross-sections that relate and link the
existing Britannia Apartment complex to the proposed Phase Two Building on Parcel ‘J’ in
order to better understand the view blockage impacts of the various roof options.

714432
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It is important to ourselves and the developer that the 9 ft. 0 in. ceiling height is
maintained. Internally, the size and quality of finish envisaged makes a higher ceiling
appropriate. Externally, a lower floor to floor height coupled with a higher roof would
give the buildings a dumpy appearance. A cross-section relating Phase 2 to the Britannia
apartment complex is included in our submission.
Consider the addition of another cupola structure at the end of the roof ridge for the west
wing of the phase one building and reconsider the spacing of secondary roof vent structures
along the roof ridgeline. An additional cupola has been added to the ridge of the west and
east wings on each block. All cupolas have been amended to be glazed lanterns to reflect
a more maritime image.
Make the upper level dormer elements on the river or south side of the project more
‘marine-like’ in character and consider the inclusion of porthole window(s) in the dormers
above the large field of glazing. The applicant has reconfigured the windows in the
dormer gables to show large porthole windows at high level and to give a more nautical
appearance to the elevations. '
Provide additional architectural detailing for the structure of the balcony extensions at the
south end of the ‘L’ shaped building wings. Consider the incorporation of heavy timber
construction typical of the former cannery buildings and the use of timber framing complete
with knee braces, metal brackets, connection plates and tie-rods. The balconies will be
detailed more fully at the working drawing stage. Rather than adding detail to the
balconies, we have retained the simple metal railings and clear glass to reduce
maintenance to these elements, ensure clear views across the Fraser River and to retain
the elegant, clean lines of the design.
Extend the hallway corridors/stairwells to the exterior of each building wing at all levels and
provide glazing at these wing ends to increase light penetration and improve the hallway
entry experience. Plans for the apartment blocks have been carefully evolved and have
been resolved for some time as regards to the balance between the units and the hallways.
We feel that the units at the south end of each wing would be compromised by pushing
the exit stair to the outside, for little benefit to the scheme.
Consider architectural fagade revisions to the end elevations of the south wings for the ‘L’
shaped buildings that are more ‘lighthouse’ or ‘lantern-like’ in character. The units to the
southern end of the building are key units that already incorporate a large area of glazing
Jor a wood framed building and it would be difficult to amend the glazing any further
without compromising the potential furniture layouts inside these units. The large
wrap-around balconies also provide references to both maritime and river front
properties.
Consider exaggerating the under-eave rafters, bracing, planking and bracket detailing.
Submit more detailed architectural drawings of the under-eave detailing. The applicant has
amended the west end of the Phase 1 block (and this is reflected in the east end of the
Phase 2 block) to make better use of the space internally and provide a more interesting
elevation. It also removes the setback variance for the balcony at these ends. The exit
stair has been relocated so that it is internal to the Westwater elevation, allowing the
two (2) end units to make full benefit of the view of the Phoenix Pond to the west and the
river to the east. Larger scale elevation studies are included in our resubmission to show
the extensive use of timber and craftsman style details.

O
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10.

11.

12.

Concerns have been expressed about the use of ‘cultured-stone’, which is an artificial
material. Substitute wood siding and consider rough-sawn lumber cladding either shiplap or
board and batten siding in lieu of the proposed ‘cultured-stone’. The applicant has
replaced the cultured stone with panels and batten to the corner of the blocks and
shingles in other places. On the Westwater elevation, we have incorporated red shingles
to provide a base to the articulated bay elements along this elevation.

It has been observed that the character of the entry canopies is ‘foreign’ to the architectural
style of the buildings. The heavy timber character of the entry canopies seems particularly
appropriate given the context of the Steveston waterfront. Consider extending elements
typical of heavy timber construction to the fagade design of these apartment buildings. The
applicant has made the entry canopies tie in with the rest of the development by proposing
that they are the same color as the rest of the wood trim and siding on the blocks. We
have also used the same kind of detailing in their construction to reference the balconies.
Demonstrate how various units can be adapted to accommodate universal accessibility.
Consider reducing the storage areas adjacent to the some bathrooms and enlarging these
bathrooms to accommodate person with disabilities. Consider incorporating pocket doors to
further permit accessibility in designated units. Consider the provision of a minimum
number of accessible units in each apartment building. In this specific situation, the
minimum deemed acceptable by City of Richmond staff would be one (1) accessible unit
per floor. Modify the parking layout to accommodate accessible vehicle parking stalls. The
plans have now been amended to show one (1) unit per floor that is accessible. Accessible
stalls are shown in the parking garage.

Step the roof slab of the parking structure down at the 9 m setback line along the interface
between the park and the landscape courtyards with the water features. Revise the
landscape plans for the courtyards to reflect a more gradual transition from the courtyards to
the park. In addition, step the water feature to creating a significant water element at or
slightly below the elevation of the park. Ensure that there are several appropriately scaled,
slot views from the ‘Dyke Walk’ to the water features in each courtyard. The head height
in the bicycle storage areas has been reduced to allow for more movement of water in the
pond.

Provide revised sun/shade diagrams for the apartment building to illustrate the shading
impacts on the existing units along the north side of Westwater Drive. Sun/shade diagrams
are included in our resubmission.

Site Planning and Landscape Comments

1.

Create a more gradual transition between the landscape courtyards and the park. Propose
larger water elements at the approximate grade of the park and incorporate appropriately
scaled water terraces or cascades between the ponds in the courtyards and the ponds at the
park grade. The landscape consultant has incorporated a more gradual transition
between the landscape and the park.

Provide wider slot views for pedestrians in the park on the ‘Dyke Walk’ into the landscape
courtyards. Wider slot views for pedestrians have been provided by the landscape
consultant.

Provide appropriately scaled outdoor amenity spaces for each building or provide financial
compensation for improvements to Steveston Park. Both Onni Project Management
Services Ltd. and the City of Richmond have agreed to a compromise compensation value

Jor the lack of outdoor play area amenities regarding both development Parcels ‘F5’ and
‘J’ in the amount of $60,000.00.

714432

003



May 13, 2002 -9- DP 01-198029

Improve and flare the transition points to the Dyke Walk at all pathway connections.
Transition points have been flared.

Remove the central planter and proposed planting from the pedestrian plaza on the
Westwater Drive cul-de-sac. Demonstrate how this pedestrian courtyard can be utilized as a
loading zone for both apartment buildings. The front courtyard has been widened so that
service and loading vehicles can pull into the plaza. A line of heavy timber bollards
prevents encroachment into the pedestrian realm and marks a line that allows for a

30 ft. 0 in. bay from the road. It is envisaged that this area will not be in constant use, but
rather, it would provide an area that removal vans can park for a few hours and taxis can
pull in without blocking the main access and turn-around to Westwater Drive.

Ensure that the quality of all landscape detailing is consistent with the heavy-timber
character that is typical of the landscape detailing for the waterfront park corridor. The
landscape consultant has addressed this issue and general details are provided in the
resubmission.

All landscape furnishing and appointments should reflect the heavy timber character of the
former cannery and industrial buildings along the Steveston waterfront including benches,
arbours, fences, entry gate structures, trash receptacles, bike racks, bollards, pedestrian
lights, boardwalk decking, retaining walls, etc.). The landscape consultant has addressed
this issue and general details are provided in the resubmission.

Provide more details regarding the water proofing for the ponds on the parking structure
roof deck including all edge details. The applicant has engaged a building envelope
specialist to address this and other potential water penetration concerns.

Provide an additional landscape cross section similar to Section A-A, across

Westwater Drive (i.e. further to the east of Section A-A and annotate all sections). Also
show existing and proposed vegetation including existing vegetation to remain and to be
removed. The landscape consultant has provided another cross-section across

Westwater Drive, further to the east, and this is included in our resubmission.

Parks Department Comments

1.

Provide detailed landscape and civil engineering drawings for the proposed public walkway
corridor between the two (2) apartment buildings. Submit the details for all paving, lighting
and wall treatments within this proposed Public Right-of Passage right-of-way including all
landscape furnishing and appointments. Ensure that the landscape detailing is consistent
with the proposed park improvements. Based on a review of the requested information,
staff will determine whether a separate Service Agreement will be required for the proposed
public walkway corridor between the two (2) apartment buildings. The applicant has
provided more detail on the landscape treatment of the public rights of passage right of
way. Richmond Parks staff have determined that a separate service agreement for this
the public rights of passage right of way between the two buildings will not be required.
Therefore, the maintenance of the public walkway and the associated landscape will be
the responsibility of the applicant and the associated strata corporations in the future.

Transportation Department Comments

1.

2.

714432

Identify any requested parking variances (i.e. tandem parking spaces). Parking variances
are identified on the cover sheet of our resubmission.

Provide an engineering cross-section of the entry ramp to the parking structure(s) and
demonstrate that ‘North American-size’ vehicles will not contact or ‘bottom-out’ on the
driveway during entry or egress. Provide the height of the overhead gates in the covered
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parking area and ensure adequate head room for typical ‘sport utility vehicles’. The
applicant has provided a more detailed cross-section of the ramps to each parking garage.

3. Demonstrate the multi-purpose role of the pedestrian plaza at the Westwater Drive
cul-de-sac to serve as a loading stall for both apartment buildings. The front courtyard has
been widened so that service and loading vehicles can pull into the plaza. A line of heavy
timber bollards prevents encroachment into the pedestrian realm and marks a line that
allows for a 30 ft. 0 in. bay from the road. It is envisaged that this area will not be in
constant use, but rather, it would provide an area that removal vans can park for a few
hours and taxis can pull in without blocking the main access and turn-around to
Westwater Drive.

4.  Ensure that all visitor-parking stalls are marked as ‘visitor’ stalls. All visitor stalls are
marked as such.

5. The proposed "shared" width for handicapped parking stalls cannot be supported.
Handicapped parking stalls should be 5.5 m x 3.7 m. Accessible stalls are shown to the
dimensions provided by the City.

Heritage Comments

1. Ensure that the rezoning requirements for archaeological investigations such as test
trenching are executed as proposed and in accordance with the ‘Archaeological Work Plan’
prepared by ARCAS Consulting Archaeologists Ltd. and dated December 9, 1998. Provide
a status report and update on this issue. The developer has recently submitted an update
regarding the archaeological investigations which have been reviewed to the satisfaction

of staff.

Refuse and Recycling Comments

1. Access to the refuse area is too restricted. Provide a more open and direct route to the
exterior. Access to the garbage area has become restricted because the length of the ramp
has increased due to the requirement to lower the parking garage. Subsequently, it is very
difficult to provide direct access to the outside from this area. We have eased the access to
this area to allow a motorized dolly to collect bins from each garbage room and take them
to ground level where they can be wheeled to the hard standing.

2. A ‘no parking’ or ‘loading zone’ near the entry to the parking structure for service vehicles
is required. Refer to comments regarding the front plaza above.

Design Panel Comments

This project was presented to the Advisory Design Panel on Wednesday, February 6, 2002 at
which time the Advisory Design Panel had several concerns and suggestions regarding this
project. At this time, it was the consensus of the Panel that this project be brought back for
further review and consideration. Accordingly, this project was brought back to the

Advisory Design Panel on Wednesday, March 6, 2002. The Advisory Design Panel critique and
comments are followed by the applicant’s response, noted in bold italics.

Advisory Design Panel Critique/Decision

The pitched roof was supported as opposed to the flat. A concern was expressed that the plans
did not reflect any accessible units and that space to remedy this did not exist.
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The entry of the Parcel ‘I’ townhouse blocks and the wrap around porches were appreciated,
however, the four-storey height was not considered appropriate. The flat roof design for
Parcel ‘J’ did not fit the maritime theme — a higher pitch addressed the rest of the site. The
cultured stone also was not thought to fit into the maritime theme. The bracketing and bracing
was great. In response to a question, Mr. Perkins said that this will be a continued maritime
detail throughout the townhouses. The ‘F5’ site should work better with the rest of the
development.

The north/south road through Parcel ‘I’ was questioned. In response, information was provided
that the Transportation Department should be further encouraged to accept dual access for
Parcel ‘I’. It was thought that not enough time had been provided to cover the amount of
material presented. In response to questions, information was provided that: i) the right-of-way
through the apartment buildings is pedestrian only; ii) the parking areas for Parcel ‘J’ will not
connect but will share a common wall; and iii) the water feature not only brings the water closer
to the building but offers a security benefit. The raising of the front yards of Parcel ‘F5’ was
considered appropriate.

The flat roof was considered appropriate for the more industrial, shed like structure. The
articulation of the soffits and the bay windows to the roof make for a more seaside architecture
which enhances the heavy, industrial shape. The lids on the bays could be more lantern like.
The cultured stone was not considered to be the right material. A number of other materials
could be used that would maintain or enhance the marine theme including zinc or galvanized
aluminium. The corners of the building were not developed enough and were therefore weak.
The garage accesses were not considered to be advantageously located. The entry canopies to
the building look foreign or not foreign enough to the rest of the expression of the building. The
character of the smaller buildings had been improved. The ‘FS’ project appeared as an orphan
and it was not obvious as to how the density nets itself out. The meandering landscape was
considered to be an improvement. It was hoped the single-family development would have a
similar character to that presented for the townhouses.

The Acting Chair summarized the Panel’s comments as follows:

1. The landscaping is more open and amenable to the public. Acknowledged by the applicant.
The treatments on the townhouses, especially the end units, were good. Acknowledged by
the applicant.

3. Abuilding up of grade change in front yards was not considered preferable. Acknowledged
by the applicant.

4. With two exceptions, the pitched roof on Parcel ‘]’ was considered more appropriate. The
current application includes a ‘pitched roof’.

5. Parcel ‘J’ could address the universal accessibility request. The applicant has included as a
minimum one (1) accessible unit per floor in each of the two (2) phases for this project
which will provide a minimum of eight (8) accessible units within this development parcel.

6. Cultured stone was not considered appropriate for Parcel ‘J’. The applicant has eliminated
the cultured-stone from the facade design of this project.

7. The corners of the building on Parcel ‘J’ could be better developed. The applicant has

provided more design development of the deck projections and soffit detailing which will
also apply to corner units.
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8. Entry canopies should be looked at. The applicant has elaborated on the heavy timber
character of the entry canopies and extending some of this detailing to other components
of the building particularly the deck extensions.

The consensus of the Panel was that the project move forward with consideration of the
suggestions noted.

Analysis

Implications on the Overall Development Plan

This is one of the first four (4) residential redevelopment parcels on the former BC Packers site
currently referred to as the Imperial Landing. These four (4) projects will set the stage for future
development on this site and become important precedents with regard to the form and character
of subsequent phases within the overall Imperial Landing project. The rezoning of the overall
site (44 acres) which is located in close proximity to the Village of Steveston has been the
subject of much public discussion and debate over the past decade including five (5) years of
rezoning negotiations between BC Packers and the City of Richmond. Significant upgrades to
public infrastructure including a £1 kilometre riverfront park and public walkway system were
required as part of the rezoning approval. Much of this public infrastructure including the entire
riverfront park will be constructed in sequence with the upland development. In order to obtain
occupancy permits for any units in phase one of the overall development plan, the eastern third
(1/3) of the entire riverfront public access corridor, plus the Bayview Street extension and all
other ancillary roads deemed necessary by the City of Richmond will need to be complete. Over
the next three (3) to five (5) years, a new residential neighbourhood of £750 units will emerge in
Steveston. This new residential community will contribute to the sense of place in Steveston and
continue the process of evolution within the Village. The scale of this overall project will
inevitably have a significant impact on the existing Village of Steveston and the

City of Richmond remains concerned and sensitive to any unintended or negative impacts of
these dramatic changes. As such, the City of Richmond will continue to closely monitor
development activity as this large project unfolds and continue to suggest improvements to the
form and character of future residential proposals and public infrastructure within the overall
development. Staff remain satisfied with the overall package of public infrastructure
improvements that were negotiated as part of the rezoning associated with this development
permit application notably, the riverfront park and walkway however, the details of some
components within the overall development plan remain to be negotiated including the
following:

e Coordination with the Tall Ships event;
» Discussions and negotiations regarding the future development of the water lots; and
e Final determination of the form and character of the Maritime Mixed-Use (MMU) District.

Given the exiting Comprehensive Development District (CD/106) residential zoning, staff
supports the proposed form and character of this individual development parcel. Staff believes
that this proposal respects the marine industrial heritage of the overall site and establishes an
appropriate character for a riverfront residential community in the Village of Steveston.

714432
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Assessment of the Conditions of Adjacency

This site is a development parcel along the south side of the Westwater Drive and on the west of
Railway Avenue. This subject site is surrounded to the north by two (2) townhouse
developments that are approximately 1 m (3.28 ft.) lower than the ground plane of this proposed
development. In addition, this development proposal is across Railway Avenue from the
Britannia Apartments which typically consist of four (4) levels over parking with the parking
level established roughly at grade. The height of this development combined with the lower
finished floor elevations of the townhouses to the north will create certain overshadowing
impacts for the existing townhouses at certain times of the day during the winter months as
demonstrated in the sun shadow diagrams. In addition, this proposed development will restrict
existing views from the Britannia Apartments toward the west. However, this development
proposal is not significantly larger or more bulky than the development proposal at the rezoning
stage. In fact, the applicant has agreed to depress the parking structure into the ground and
reduce the overall height and mass of the proposed built form. Along the south-east and south-
west edges of this proposed development site, this applicant proposes large water features.
These two (2) ponds provide a visual garden for the adjacent four (4) levels of apartments above
and they also orient to the public walkway corridor along the dyke creating slot views into these
semi-private areas. The two (2) water features which are located on top of the roof for the
parking structures will be visible from the riverfront pathways along the dyke since the parking
level has been depressed into the ground. While there are minor balcony and roof
encroachments into setback zones along Westwater Drive and Brunswick, these are assessed by
staff to be minor. While the south wings of the two (2) buildings tend to crowd or pinch the
riverfront walkway corridor along the dyke, the form and character of the proposed built form is
an appropriate response to the marine industrial heritage of the former BC Packers site and
should contribute to the experience along the riverfront walk.

Site Planning and Urban Design Evaluation
The applicant has cooperated with the major site planning comments from staff including the
following:
* Depress the parking structure approximately 1.524 m (5 ft.);
* Partially orient the two (2) water features toward the public open space along the
riverfront walkway corridor;
¢ Create a more publicly accessible landscape treatment along the public rights-of-passage
right-of-way between the two apartment buildings;
* Step down the front yards of the ground level units along Westwater Drive to create a
more friendly streetscape experience; and
¢ Provide an on-site loading zone area.
Staff support the currently proposed site plan configuration.
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Assessment of the Architectural Form and Character

The architect has responded to the marine industrial heritage of the Steveston waterfront with the
built form that is proposed on this site. The proposed built form represents an appropriate
balance of old and new, industrial and residential, simple and complex. These buildings exhibit
large scale built form typical of the former waterfront warehouses with a strong, heavy timber
character that reflects the marine industrial quality of cannery buildings but appropriately
detailed and decorated as a modern residential development. These two (2) apartment buildings
incorporate building elements that are typical of the marine-industrial structures that formerly
lined the waterfront including pitched metal roofs, wood and shingle cladding, entry canopies
and balcony structures that reflect the character of heavy timber construction and architectural
detailing that is consistent with the history of the site and the character of the former waterfront
warehouses. However, the architectural design of these buildings also exhibits qualities that are
typical of fined grained urban fabric including the combination of cladding materials, the
articulation of the building envelope, the fenestration design, the open, under-eave detailing, and
the incorporation of cupolas and ventilator-like roof elements. In the assessment of staff, there is
sufficient diversity in the built form in combination with the use of color within this development
parcel to create a discrete and unique identity. Staff supports the current design of built form
including the use of materials and color.

Evaluation of the Landscape and Open Space Design

The landscape architect has partially oriented the proposed water features to the adjacent public
walkway corridor. In addition, the proposed edge treatment creates slot views from to the public
realm along the riverfront walkway into the ponds. The perimeter treatment of the water features
includes terraced ponds linked with water cascades complete with lush ground plane planting.
This approach establishes a semi-transparent and friendlier edge along the majority of the
interface between the waterfront walkway corridor and the development parcel. Lowering the
parking level permits limited views of the large water features from the public realm and allows
for an more accessible public corridor between the two (2) apartment buildings. The public
rights-of-passage right-of-way between the two (2) buildings will is sufficiently wide to
encourage public use and is appropriately landscaped to define public and private space. In
addition, the applicant has agreed to incorporate several artefacts of the cannery history of the
site along the public walkway between the two (2) buildings. The front yard of units along
Westwater Drive are approximately 1.067 m (3.5 ft.) above the street which create a comfortable
relationship between the public and private realms. These front yards are large enough to be
useable and also contribute to the transition between the units and the street. The landscape
detailing is consistent with the architectural expression and reflective of ‘heavy-timber
construction’. Finally, the applicant has agreed to contribute $60,000.00 as compensation for the
lack of outdoor play amenities on this site and Parcel ‘F5’. Staff supports the landscape and
open space design of this proposal.

Assessment of Requested Variances

The applicant requests a number of variances to the provisions of Zoning and Development
Bylaw 5300 as follows:

1. The projection of balconies and roof overhang to a maximum of 2.77 m (9.088 ft.) into the
required 9 m (29.528 ft.) setback along Railway Avenue;

2. The projection of balconies and roof overhang to a maximum of 1.84 m (6.037 ft.) into the
required 9 m (29.528 ft.) setback along the proposed dyke walkway along the riverfront;
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3. The projection of balconies and roof overhang to a maximum of 1.2 m (3.937 f.) into the
required 6 m (29.528 ft.) setback along Westwater Drive;
4. The projection of the parking structure to a maximum of 4.267 m (14 ft.) into the required
9 m (29.528 ft.) setback along the proposed dyke walkway along the riverfront;
5. The projection of the parking structure to a maximum of 3.048 m (10 ft.) into the required
6 m (29.528 ft.) setback along Westwater Drive;
6. The projection of the roof ridgeline to a maximum of 1 m (3.28 ft.) above the maximum
building height of 15 m (49.212 f.);
7. The projection of the fourteen (14) cupolas along the roof ridge line to a maximum of
3.048 m (10 ft.) above the maximum building height of 15 m (49.212 f.), and;
8. The provision of six (6) tandem parking stalls.
The majority of these variances deal with minor setback encroachments and the landscape edge
treatments around the perimeter of the site compensate for this encroachment in the opinion of
staff. The height variance is also assessed by staff to be minor and should have little impact on
adjacent properties or the neighbouring waterfront public walkway corridor. The requested
tandem parking stalls are surplus to the required amount of parking and there are precedents
within the City of Richmond for tandem parking within residential parking structures. Staff
supports these requested variances and recommends approval.

Conclusions

Staff believes this project:

* Provides an important precedent for future development parcels within the overall project;
Will have minimal impact on the surrounding existing development;

Establishes a logical pattern of organization and internal site planning;

Defines an appropriate built form response to the marine industrial heritage for the site;
Creates defensible private open space plus some opportunities for both public as well as
semi-public open space; and

* Proposes minimal setback and height variances that can be supported.

Therefore, staff supports this Development Permit application.

i

rian Guzzi, Landscape Architect
Development Planner - Urban Design

BFG:blg
Prior to the final approval of this development permit, the applicant is required to submit the following:
1. Provide a landscape letter of credit to the City of Richmond in the amount of $406,980.00, and;

2. Provide a cash contribution to the City of Richmond in the amount of $55,000.00 as compensation for the
lack of an outdoor children’s play area.
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V% City of Richmond ]
A Urban Development Division Development Permit

No. DP 01-198029

To the Holder: PERKINS & COMPANY ARCHITECTURE
AND URBAN DESIGN INC. -
Property Address: 4500 AND 4600 WESTWATER DRIVE
Address: C/O MR. JOHN PERKINS JR.
1498 WEST FIFTH AVENUE

VANCOUVER, BC V6H 4G3

1.

2.

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.

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.

The "Richmond Zoning and Development Bylaw No. 5300" is hereby varied or
supplemented as follows:

a) The dimension and siting of buildings and structures on the land shall be generally in
accordance with Plan #1 attached hereto.

b) The siting and design of off-street parking and loading facilities shall be generally in
accordance with Plans #1, #2 and #3 attached hereto. .

¢) Landscaping and screening shall be provided around the different uses generally in
accordance with the standards shown on Plans #2, #3and #4 attached hereto.

d) Roads and parking areas shall be paved in accordance with the standards shown on
Plans #1, #2 and #3 attached hereto.

€) Sanitary sewers, water, drainage, highways, street lighting, underground wiring, and
sidewalks, shall be provided as required.

f) Subject to Section 692 of the Local Government Act, R.S.B.C., the building shall be
constructed generally in accordance with Plans #1 to #21 attached hereto.

As a condition of the issuance of this Permit, Council is holding the security set out below 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, or 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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No. DP 01-198029

To the Holder: PERKINS & COMPANY ARCHITECTURE
~ AND URBAN DESIGN INC.

Property Address: 4500 AND 4600 WESTWATER DRIVE

Address: 1498 WEST FIFTH AVENUE

VANCOUVER, BC V6H 4G3

There is filed accordingly:
An Irrevocable Letter of Credit in the amount of $406,980.00.
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 and the security shall be returned in full.

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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ZONING  CDN0§
MAXIMUM FLOOR AREA RATIO: 1.4
MAXIMUM LOT COVERAGE . 40%

MAXIMUM BUILDING HEIGHT: 15m (49212 1)

DEYELOPMENT PROGRAM

TOTAL SITE AREA = 13,503 sq.m. ([sa0mny ,
S 5q 1

dhiwded into 2 equal phases of 6.751 5 3q.m. (72,6}
TOTAL BUILDABLE AREA PER PHASE

675155m x 14294521 ;am. (101,745 sq 1)

AMENITY AREA (MAX )
Additional O 1 flooe area ratio for A
8.75155qm. €0 1 = 675.15 sq.m. (7.

UNIT MIX / PHASE
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TOTAL 3 BEDROOMED UMITS = 10
TOTAL 1 BED+DEN UNITS = 17
TOTAL 2 BEOROOMED UNITS = 24
TOTAL 2 BED+DEN UNITS = 43

TOTAL NUMBER OF UNITS = 34 { PHASE
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SITECOVERAGE _ 355°%
1ST FLOOR 23.765 sq it

2534 sq .0 AMENITY

EXCLUDED

2ND FLOOR 25568 sq 1t
3RO FLOOR 26,206 sq 1t
4THFLOOA 26.206 sq.

IQTALAREA . 10174930 [PHASE

PARKING PHASE 1

BICHMOND PARKING RESTRICTIONS & STATS
PABCEL. - PHASE 1

TOTAL NUMBER of UNITS in EACH PHASE = 94

1.5 PARKING STALLS REQUIRED PER UNIT 4
02 VISITOR STALLS PER UNIT

94 UNITS « 1 § = 141 RESIDENT STALLS REQD,
{144 RESIDENT STALLS +
I TANDEM STALLS PROVIDED)

94 UNITS x 0 2 = 19 VISITOR STALLS REQD.
(19 VISITOR STALLS PROVIDED)

TOTAL HUMBER OF STALLS REQ'D. = 180

{163 STALLS PROVIDED +
3 TANDEM STALLS)

MAX OF 30° SMALL CAR STALLS » 48
127 SMALL CAR STALLS PROVIDED)

MIN OF 2% ACCESSIBLE STALLS = 4
14 ACCESSIBLE STALLS PROVIDED)

TOTAL NUMBER OF BIKE STORAGE « 55
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PARKING PHASE 2

%u
TOTAL NUMBER of UNITS in EACH PHASE = 94
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{4 ACCESSIBLE STALLS PROVIDED)

TOTAL NUMBER (F BIKE STORAGE « 55
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