City of Richmond Report to

7 . Urban Development Division Development Permit Panel
To: Development Permit Panel Date: October 6, 2005
From: Holger Burke File: DP 03-249328

Acting Director of Development

Re: Application by Chris Dikeakos Architects Inc. for a Development Permit at
8120 Lansdowne Road

Staff Recommendation
That a Development Permit be issued which would:

1. Permit the construction of two 16-storey high-rises and a 9-storey mid-rise residential
building containing a total of approximately 255 residential dwelling units with 416 parking
spaces located in a 2 Y;-storey parkade at 8120 Lansdowne Road on a site zoned Downtown
Commercial District (C7); and

2. Vary the provisions of the Zoning and Development Bylaw No. 5300 to:
a) Vary the residents parking from 383 to 365;
b) Vary the maximum height from 45 m to 47 m;
¢) Vary some of the manoeuvring aisles from 7.5 m to 6.7 m; and

d) Permit tandem parking for 88 parking spaces.

W

Holger Burke
Acting Director of Development

CA:blg
Att.
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October 6, 2005 -2- DP 03-249328

Staff Report
Origin
Chris Dikeakos Architects Inc. has applied to the City of Richmond for permission to develop
two 16-storey high-rises and a 9-storey mid-rise residential building containing a total of
approximately 255 residential dwelling units with 416 parking spaces located in a 2 2-storey

parkade at 8120 Lansdowne Road on a site zoned Downtown Commercial District (C7). The site
is currently vacant.

Development Information

Please refer to 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:

o To the north, Lansdowne Road and Lansdowne Mall zoned Automobile-Oriented
Commercial District (C6);

» To the east, existing one-storey commercial building with a pub and licensee retail store
(licensee retail store is proposed to be relocated to 4651 No. 3 Road through RZ 05-298232)
zoned Downtown Commercial District (C7);

o To the south, existing commercial development, with frontage onto Ackroyd Road, zoned
Downtown Commercial District (C7); and

« To the west, existing commercial development, with frontage onto No. 3 Road, zoned
Downtown Commercial District (C7).

Rezoning and Public Hearing Results

Rezoning was not required for this development as the site was already zoned Downtown
Commercial District (C7).

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 the City
Centre Area Plan except for the zoning variances noted below.

Zoning Compliance/Variances (staff comments in bold)

The applicant requests to vary the provisions of the Zoning and Development Bylaw No. 5300
to:
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1)

2)

Vary the residents parking from 383 to 365.

(This project was applied for in 2003 and has undergone several significant revisions
including selling off a portion of the site to the adjoining neighbour to the south. Staff
encouraged the applicant to pursue site consolidation of the adjacent land in order to
create a viable development parcel at 8211 Ackroyd Road to the south of the development
site. The sale of this land makes it difficult to provide additional parking on the subject
site without the developer having to incur additional cost of an extra partial level of
parkade and losing additional development density. The selling off a portion of the site to
benefit the adjacent property owner has already reduced the achievable floor area ratio.
Any further reduction of density could be considered a “hardship” on the applicant. In
addition, the subject site is close to the B-Line on No. 3 Road and the future Richmond
Airport Vancouver Rapid Transit. The variance of 18 residential parking spaces still
provides a 1.43 residential parking space per dwelling unit ratio. The proposed
development has 36 one-bedroom units, which, depending on the occupancy, might not
actually require more than one (1) parking space for each one-bedroom unit. No variance
is requested for visitors parking. The granting of this variance would not adversely impact
visitors to the project. In consideration of the above reasons, staff support the proposed
variance and are not seeking a contribution to the Transit Oriented Development fund).

Vary the maximum height from 45 m to 47 m.

(Staff support the proposed variance. Transport Canada was consulted and has no
objection to the height variance. The proposed project includes a mid-rise building instead
of three (3) towers to create a variety of building heights and articulation of the skyline.
The height variance will not create adverse impact on the surrounding developments).

3.) Vary some of the manoeuvring aisles from 7.5 mto 6.7 m

(Staff support the proposed variance. The proposed reduction of the aisle width does not
pose significant impact to vehicular manoeuvring and helps to achieve a more compact
parkade plan. The proposed variance has been reviewed and approved by the City’s
Transportation Department and is a common variance approved by the City.)

4.) Permit tandem parking for 88 parking spaces

(Staff support the proposed variance. The proposed tandem arrangement maximizes the
parking on this site. The project includes 217 units with 2 or more bedrooms. 44 (20.3%)
of these units will be served by tandem parking, which still permits significant flexibility
Sfor parking for the remaining units. Transportation Department has reviewed the proposal
and supports the tandem parking.)
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Advisory Design Panel Comments

This project was presented to Advisory Design Panel on several occasions including

December 3, 2003, June 23, 2004 and finally received unanimous support of the Panel on

July 7, 2004. A copy of the relevant excerpt from the Advisory Design Panel Minutes from the
July meeting 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’.

Analysis

Conditions of Adjacency

e The two (2) proposed towers front Lansdowne Road with a L-shaped mid-rise building that
steps down from seven-storeys to three-storeys over the parkade at the southeast corner of the
site. This configuration was proposed to maximize sun penetration into the landscaped
podium and to create a variety of skyline for this project.

e A minimum of 24 m separation between the proposed towers and 44.5 m separation to the
existing adjacent residential towers to the east have been provided to minimize visual impact
on the surrounding sites.

e The applicant has submitted a development concept demonstrating that the proposed towers
would not negatively impact the development potential of adjacent sites.

e A 0 m setback is proposed for the parking podium along the common boundary along a
portion of the west and south property lines. The intention is for the future parking podiums
on the adjacent sites to be built with a 0 m setback against this proposed development to
eliminate any awkward gaps between developments. In the mean time, architectural score
lines and metal grills have been incorporated into the exposed west wall to provide visual
interest on this portion of the wall which is highly visible from No. 3 Road. The south wall
is not highly visible because of the existing developments along Ackroyd Road.

e The development includes a 6 m wide “greenway” secured under a registered
public-rights-of-passage (PROP) agreement along the east side of the development to
accommodate a mid-block greenway connector in the future when the development to the
south is developed. This greenway will be gated at the north and south ends in the interim
for security.

Urban Design and Site Planning

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

e The developer has committed to providing public art on site, or a cash contribution to the
City’s Public Art Reserve, or any combination of the two providing the total value of
$200,000.

e Townhouses with individual entry gates and courtyard are proposed along Lansdowne Road
to provide animation on the street. Lobbies for both towers and some of the amenity spaces
also front Lansdowne Road to provide additional variety of street activities and opportunities
of natural surveillance to ensure safety.

e BC Hydro kiosk and pump station will be located in the north east corner of the site west of
the proposed greenway, which is more fully described in the Landscaping section below. A
low wall has been incorporated to screen this service area from Lansdowne Road as much as

practical without interfering with the operational needs of servicing equipments and vehicles.
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Vehicular access is provided along the west side of the property. A small parking court for
delivery and short-term pick-up/drop-off is incorporated into the forecourt for one (1) of the
residential towers. The placement of the vehicular access at this location will provide the
opportunity to establish a lane between Lansdowne Road and Ackroyd Road as properties
redevelop along No. 3 Road to ameliorate vehicular movement along No. 3 Road.

It is intended when the sites along No. 3 Road are redeveloped, the temporary recycling bin
storage area (for pick up days only) will be relocated.

The applicant proposes a total of 416 off-street parking spaces including 365 spaces for
residents and 51 spaces for visitors. In addition, a total of 296 bicycle storage spaces are
provided to encourage alternate modes of transportation.

Garbage compactor rooms and the recycling containers are located in Level 1 of the parkade
in three separate rooms, each in close proximity to the exit from the base of each tower. In
addition, there is an assigned temporary holding area for the blue recycling carts on street
level and cardboard recycling bin next to the entrance to parkade.

The proposed development has incorporated full wheelchair accessibility features in nine (9)
units and nine (9) handicapped accessible parking stalls as well as incorporating enhanced
universal accessibility features such as lever handles on all doors and faucets, and providing
backing blocks in all the bathtubs in the mid-rise building to facilitate improved mobility and
aging in place.

A continuous layby/parking lane is provided along the Lansdowne Road frontage to
accommodate large moving trucks and to increase on street parking. The boulevard, sidewalk
and “street trees” are accommodated on the development site as a registered Public-right-of-
passage.

The proposed forecourts along Lansdowne Road and the staggered double row of trees (one
row on boulevard and the other in the front yard) enhance the pedestrian realm.

Architectural Form and Character

The massing and height of the building are generally in compliance with the applicable
design guidelines. '

Applicant provided shadow diagrams for the site and has satisfactorily demonstrated that the
buildings are sited to minimize sun and shade impact on the surrounding developments.

The decision to locate the L-shaped mid-rise to the south of the site helps to ensure some sun
penetration into landscaped podium roof and make possible, the creation of a more varied
skyline.

The proposed architectural materials include painted and architectural concrete, glazing and
some glass spandrels, metal railings for the balconies and painted steel and glass canopies for
the lobby entrances. The proposed colours are muted tones of browns, beige and grey that
would compliment the existing development context.

Landscape Design and Open Space Design

The site is currently vacant without any existing trees to be considered. Eighty-one (81) 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.

A diversity of indoor amenities are proposed at various locations and distributed amongst the
three buildings for maximum flexibility.

Indoor amenities are distributed amongst the three buildings including a guest suite, games
room, theatre, and fitness room with hot tub.
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e In addition to the landscaped forecourt and front yards along Lansdowne Road, a common
landscaped roof garden on the podium roof, including children’s play area, water features
and a mini putting green are provided for the use of all the residents. The private roof patios
serving the units on the podium level are connected to the common areas by pathways.

e Applicant will 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.

Crime Prevention Through Environmental Design

e Adequate Crime Prevention Through Environmental Design (CPTED) measures such as the
use of anti-graffiti, high quality paint and materials 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.

Servicing Analysis

e Staff have agreed not to withhold the processing of the Development Permit on the
understanding that the need for servicing analysis was identified late in the process. The
developer will continue working with City staff to resolve servicing capacity issues (storm
and sanitary) as part of the Servicing Agreement prior to the issuance of the Building Permit.

Conclusions

The applicant has provided significant design development for this project in response to staff
and Advisory Design Panel comments. The result is a project with a well-articulated podium
expression, adequate weather protection and potential for a highly animated streetscape. Staff
recommend approval of this Development Permit application.

Cecilia Ackhiam, MCIP
Urban Design Planner
(Local 4122)

CA:blg

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 $664,704 (based on total floor area of
332,352 sq. ft.).

«  Applicant to contribute approximately $200,000 to the Public Art Fund or an equivalent

o 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 prior to forwarding this
Development Permit application to Council for consideration.

«  The applicant to register a covenant on title to ensure that the guest suite be accessible to all residents for the
duration of the life of the development.

o Registration of a 5.05 m Public Rights-of-Passage (PROP) Right-of-Way (ROW) across the entire Lansdowne
Road frontage; exact width to be confirmed.

» Registration of a 15 m (along Lansdowne Road) x 4 m ROW in the north east corner of the site for BC Hydro,
from the south edge of the PROP ROW required via No. 1 above.
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Registration of a 6.0 m PROP ROW for a walkway, bikeway, and sanitary sewer from Lansdowne Road along
the east property line to the south edge of the site.

Registration of a 6 m PROP ROW at the west property line, to provide future lane access to 5580 No. 3 Road.

The developer will underground the existing hydro/telephone pole line from No. 3 Road to their east property

line.

Prior to issuance of the Building Permit:

The developer is to enter into the City's standard Servicing Agreement for design and construction of
Lansdowne Road beautification and upgrading, relocation of sanitary forcemain, and laneway improvements
along the west property line. The Servicing Agreement will also require a storm sewer capacity analysis
(including hydraulic grade lines) in order to connect to the main conveyance on Lansdowne Road and any
necessary sanitary sewer analysis.

The developer will continue working with City staff to resolve storm sewer servicing capacity issues as part of
the Servicing Agreement prior to the issuance of the Building Permit.
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Development Application

: 7 City of Richmond Data Sheet
¢ 6911 No. 3 Road
) MY Richmo?ad, Bga V6Y 2C1 Development Applications Department
DP 03-249328 Attachment 1
Address: 8120 Lansdowne Road
Applicant: Chris Dikeakos Architects Inc. Owner: Kebet Holdings Ltd

Planning Area(s): 9.10 City Centre

Existing Proposed
Site Size: 10,106 m” (2.5 ac.) 2.5 ac.
Residential: total of 255
unit (2 highrises, 1 mid rise
Land Uses Vacant and 6 townhouses)
OCP Designation 2.10 City Centre 2.10 City Centre
Zoning C7 C7
Number of Units 0 255
Bylaw Requirement Proposed Variance
Floor Area Ratio: 3.0 3.0 Complies
Lot Coverage — Building: 90% 74% Complies
Density (unit/acre) N/A 103 Complies
Density (units/hectare) N/A 253 Complies
Setback — Front Yard: 3 (9.8t 41m(13.4 ft.)to
(Lansdowne Rd) T balcony Complies
Setback — Side Yard (E): Om 3.8 m to balcony Complies
— Side Yard (W): Om 0 to building Complies
Setback — Rear Yard: Om Om Complies
. ) . Variance
Height (m): 45 m 47 m (geodetic) Supported.
Lot Size: N/A 10,106 m? (2.5 ac.) Complies
Off-street Parking Spaces — . Variance of 18
Regular/Visitor: 383/51 3657/51 spaces
Off-street Parking Spaces — .
Accessible: 9 9 Complies
Off-street Parking Spaces — : Variance
Total: 434 416 supported
Amenity Space — Indoor: Max. 1000 m? 847 m? Complies

1435463
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Attachment 2

Excerpt from the Minutes from

The Design Panel Meeting

Wednesday, July 7, 2004 — 4:00 p.m.
Rm. M.1.003
Richmond City Hall

Apartments

Chris Dikeakos, Architect. DP03-249328
8120 Lansdowne Road

(Resubmission)

Ms. Achiam, Planner, briefly reviewed this apartment project at 8120
Lansdowne Road and noted that a revised drawing package had been
received (a copy of her review is attached as Schedule 1 and a copy of the
revised drawing package is attached as Schedule 2. Both form a part of
these minutes). She noted key changes in: principle accesses visible from
the street, landscaping, buffering of hydro kiosk and sanitary pump
station. :

With the aid of presentation material and a model, Mr. Chris Dikeakos,
Architect, advised that this market development consisted of two towers, a
mid-rise tower, a parking podium, townhouses at grade, common open
green space elevated above the street and public bike trail along the
sanitary ROW. The applicant advised that a list of issues previously
identified by staff and the Panel had been addressed.

Masa Ito, Landscape Architect, advised that strong elements had been
incorporated to identify the main entrances and entry sequences from the
street. He advised that the hydro kiosk and sanitary pump station had been
screened with dense vegetation. Townhouses private patios, water feature,
large open green area, children’s play area, path system and separate
paved areas for each tower were incorporated at the podium level. The
landscape treatment would include different paving materials, up lighting
for trees and entry canopies at the street level.

The panel proffered the following comments:

¢ the street tree spacing should consider front yard tree spacing for
spread of canopy;
(The street trees are staggered with the proposed trees along the
street frontage to provide a double row of trees along the street
to create a continuous tree canopy when the trees are matured to
provide shade for pedestrians).

+¢ the visitor parking should have bollards to protect the trees and
lighting could be incorporated;
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(The visitor parking spaces east of the driveway are separated
from the proposed landscaped area by a curb. The trees are
planted away from the edge of the curb and will not require
protection.)

the path around the townhouse patios on the podium level should
be reconsidered;

(The pathway has been reconfigured to provide access from the
units on the podium level direct access to the common area
without creating privacy and security conflicts.)

the grid could be reinforced with the positioning of the children’s
play area;

(The corners of the play structure base have been sculpted to
match the pattern of the grid for visual continuity.)

the sanitary pump station treatment (and hydro kiosk)should be
reconsidered as it will need vehicle parking, difficult to mask, is
usually large and serviced weekly;

(There are specific servicing requirements with respect to
accessibility to workers, trucks and equipment that need to be
met when dealing with public utilities. These equipment has
been grouped to minimize spatial requirements.)

the sanitary pump station location should be reconsidered by the
City;

(The City has worked closely with the applicant to determine the
location of the pump station. Relocation is not possible or
practical.)

reconsider the mid-rise units close to the south property line.
Could re-orient living room windows and landscape to mitigate
potential view into future adjacent development;

(The location of the windows has been reconsidered. Where
possible, secondary windows facing other directions have been
added to provide alternate views when development occurs to the
south. A trellis element has been added along the south east
corner for additional screening. )

consider developing children’s play area to integrate benches,
address awkward corner and incorporate paving grid;

(A seating area adjacent to the play structures have been
incorporated, and the corners have been eliminated.)

the parkade is a safety concern with potential vehicle theft, theft
from vehicles and purse snatching. It is important to incorporate
excellent lighting, stairwell doors with windows, light coloured
paint and design without concealment areas.

(CEPTED principles will be incorporated to ensure safety in the
building.)

if there is an opportunity, put windows into stairwells and into all
stairwell doors;

(This will be done where possible. Detail design will be provided
at the Building Permit stage.)

remove concealment wall from mail area and use good mail locks;
(This will be taken into advisement at the Building Permit
stage.)
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% reconsider the bike storage area. As theft from racks is an issue,
people might not park their bikes there; and
(Bicycle storage is required by the OCP Design Guidelines. The
storage rooms are locked and only residents will have keys to
access the room.)
% 8% accessible units appreciated. The bathroom layout could be
modified to appear less institutional. The number of accessible
parking spaces should match the number of accessible units.

(A total of nine (9) handicapped parking stalls are provided.)

In summary, the Chair advised that the improvement to landscaping and
scheme was appreciated. He advised that the comments offered by the
Panel were suggestions, not conditions of approval. The area around the
sanitary pump station needed study, the play area needed enhancement,
staff should work with the applicant to review scheme to ensure CPTED
issues were sufficiently addressed, and strongly encouraged better material
than stamped concrete to celebrate the sense of arrival. The sense of entry
to towers 1 and 2, landscaping, animation, variety of materials had all
improved.

A motion of support was moved and seconded

CARRIED
UNANIMOUS



vt City of Richmond .
A% Urban Development Division Development Permit

: No. DP 03-249328
To the Holder: CHRIS DIKEAKOS ARCHITECTS INC.

Property Address: 8120 LANSDOWNE ROAD
Address: #212 - 3989 HENNING DRIVE

BURNABY, BC V5C 6N5

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) Vary the residents parking from 383 to 365;
b) Vary the maximum height from 45 m to 47 m;
¢) Vary some of the manoeuvring aisles from 7.5 m to 6.7 m; and
d) Permit tandem parking for 88 parking spaces.

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 #31 attached hereto.

5. Sanitary sewers, water, drainage, highways, street lighting, underground wiring, and
sidewalks, shall be provided as required, including any necessary, off-site servicing
upgrades.

6. As a condition of the issuance of this Permit, the City is holding the security in the amount of
$664,704. 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. 1f the Holder does not commence the construction permitted by this Permit within 24 months
of the date of this Permit, this Permit shall lapse and the security shall be returned in full.
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Development Permit

No. DP 03-249328

To the Holder: CHRIS DIKEAKOS ARCHITECTS INC.
Property Address: 8120 LANSDOWNE ROAD
Address: #212 - 3989 HENNING DRIVE

BURNABY, BC V5C 6N5

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

1435463
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