
City of 
Richmond 

To: Development Permit Panel 

From: Wayne Craig 
Director, Development 

Report to Development Permit Panel 

Date: November 14, 2019 

File: DP 17-791045 

Re: Application by BOLD Properties (Cooney) Limited Partnership for a Development 
Permit at 6333 Cooney Road 

Staff Recommendation 

That a Development Permit be issued which would permit the construction of a high-rise 
building containing approximately 83 dwelling units at 6333 Cooney Road on a site zoned "High 
Rise Apartment (ZHR8) Brighouse Village". 
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November 14,2019 - 2 - DP 17-791045 

Staff Report 

Origin 

BOLD Properties (Cooney) Limited Partnership has applied to the City of Richmond for 
permission to develop a high-rise residential development at 6333 Cooney Road on a site zoned 
"High Rise Apartment (ZHR8) Brighouse Village". The developer's proposal includes a total of 
6,559 m2 (70,597 ft2

) floor area in a 14-storey tower development with approximately 83 
dwelling units. The site is currently vacant. 

The site is zoned "High Rise Apartment (ZHR8)- Brighouse Village (City Centre)". Zoning 
Bylaw 8500, Amendment Bylaw 8738 (RZ 09-506908) and an associated Development Permit 
(DP 09-506909) were approved by Council on April 10, 2012 and Building Permits issued in 
2013. In 2014, the Development Permit and Building Permits expired and the Servicing 
Agreement (SA 11-583906) was closed. The applicant is required to enter into a new Servicing 
Agreement and provide a new Letter of Credit security. 

Like the original Development Permit, the subject Development Permit application proposes a 
tower and podium, although with a lower three-storey podium, increased separation of the tower 
from the west property line, more contemporary architectural design, and more generous 
residential lobby courtyard and lane sidewalk. 

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: 

To the north: A 14-storey residential tower that is designated under the City Centre Area Plan 
(CCAP) for high density high-rise mixed-use development 
(Urban Core T6 ( 45m)). 

To the east: Across Cooney Road, a three-storey townhouse development that is designated 
under the CCAP for low density low-rise mixed-use development 
(General Urban T4 (15m)). 

To the south: An older split-level house on an orphan lot designated under the CCAP for 
medium density mid-rise mixed use development (Urban Centre T5 (25m)). The 
City is reviewing a rezoning application (RZ 19-861646) from GUD GROUP to 
rezone 6371 Cooney Road from Low Density Townhouse (RTL1) to a Site 
Specific zone as per the CCAP in order to develop 14 apartment units. 

To the west: Two older four-storey wood frame apartment buildings fronting Buswell Street in 
an area designated under the CCAP for medium density mid-rise mixed use 
development (Urban Centre T5 (25m)). 
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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 ofthe Official Community Plan (OCP) and is in compliance with the "High Rise 
Apartment (ZHR8) Brighouse Village" zone. 

Advisory Design Panel Comments 

On February 21,2019, the Advisory Design Panel (ADP) supported the subject Development 
Permit application moving forward to the Development Permit Panel, subject to the applicant 
giving consideration to the ADP's comments. A copy of the relevant excerpt from the Advisory 
Design Panel Minutes is attached for reference (Attachment 2), together with the applicant's 
design response in 'bold italics'. 

Analysis 

Conditions of Adjacency 
• The Cooney Road streetscape is enhanced with two residential unit entries, the residential 

tower lobby and entry courtyard. The residential tower and three-storey podium massing are 
provided along this frontage. 

• The subject development will be accessed from a new interim City lane required to be 
constructed along the south edge of the subject site. The original rezoning secured public 
Rights-of-Way along the south edge of the site for a new City lane and along the Cooney 
Road frontage for future road widening. These Rights-of-Way areas will be designed and 
constructed via Servicing Agreement as secured by legal agreement registered on Title. Due 
to the passage of time, change in engineering requirements, change in ownership and 
additional lane widening for enhanced pedestrian passage, the applicant is required to enter 
into a new Servicing Agreement. The lane will be widened to ultimate width through the 
redevelopment of the site to the south. 

• The development is setback along the north and west property lines, due to utility Right-of
Ways. The setback areas provide landscape buffers to the neighbouring residential 
developments. Shrubs, vines and low planting are proposed in front of the three-storey 
parking podium, and the walls treated with a relief pattern and inset panels to provide visual 
interest. 

• The development is accommodated within a single tower, located at the southeast corner of 
the site facing the new lane and Cooney Road to maximize distance from existing 
neighbouring residential development, and minimize overlook. 

Urban Design and Site Planning 
• The proposed form of development takes advantage of the site's proximity to the Canada 

Line and provision of a new City lane to create a high-density urban environment that is 
consistent with CCAP objectives. 

• The distinctive tower is articulated with stepped roofline resulting from inset penthouse level, 
and stacked balconies. 
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• The three-storey podium includes a pedestrian-oriented residential frontage which could 
accommodate home based business uses, contributing towards local liveability. The podium 
also accommodates four levels of parking, including a level underground. 

• Resident-shared amenity space is provided on the podium roof, including outdoor amenity 
space and an indoor amenity room pavilion at the north-west corner of the podium roof. 

• Service uses, parking, loading and waste management are screened from public view. 

Parking and Access 
• The proposal includes 101 parking spaces within the parkade in compliance with Zoning 

Bylaw 8500. 
• Parking, loading and waste management are accessed from the new City lane required to be 

constructed along the south edge of the subject development site. The proposed development 
will provide additional public Rights-of-Way (0.35 m width) along the north edge of the City 
lane Right-of-Way (ROW) to accommodate a wider sidewalk along the lane for enhanced 
pedestrian passage, ultimately to the future bus mall and Brighouse Canada Line Station 
when the properties to the west redevelop in the future. The interim 7.85 m lane width will be 
widened to ultimate 9.35 m lane width through the redevelopment of the site to the south. 

• One medium (SU9) on-site loading space is provided adjacent to the new lane. The use of 
the loading space will be shared with the adjacent site to the south at 6371 Cooney Road and 
the applicant will provide a public Right-of-Way over the loading space for the shared use. 

• Most of the utility Right-of-Way along the west property line is also covered by public 
Right-of-Way. The proposed development will provide Public Rights of Passage (PROP) 
over the remainder of the utility Right-of-Way along the west property line to accommodate 
potential future lane network construction. 

Architectural Form and Character 
• The proposed development contributes towards a modern architectural expression including: 

o Maximizing active transparent residential uses on the ground floor. 
o Three storey podium incorporates repeated vertical design treatment to break down the 

horizontal massing. 
o A distinct tower along the site's Cooney Road frontage, stepped back from the 

street-fronting podium and articulated with inset and projecting balconies, cladding 
incorporating strong graphic patterning in white, grey and black, together providing 
rhythm, variety and visual interest. 

• Quality materials (e.g. cementitious panel, spandrel panels, aluminum frames, and glass 
guardrails) contribute towards a distinct identity and urban environment. 

• A strong white-grey-black colour palette that, when used in combination with variations in 
massing and materials, helps break up the massing, reinforce the identity of the project and 
project a crisp, contemporary image. 

Landscape Design and Open Space Design 
• The CCAP encourages the provision of additional open space to enhance the urban 

environment. The subject development's public open space contributions are provided 
through public Rights-of-Way secured through the original rezoning and proposed additional 
public Right-of-Way to accommodate a wider sidewalk lane. 
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• 552m2 (5,942 ft2
) of residential outdoor amenity space is provided, based on the OCP 

standard of 6m2 (65 ft2
) per dwelling unit, comprising a consolidated, irrigated landscaped, 

multi-use, outdoor space at the podium roof level (co-located with required indoor residential 
amenity space), designed to provide for children's play, strolling, socializing, relaxing, and 
outdoor dining. 

• Additional landscaping is provided at the residential lobby entrance, green roof on the indoor 
amenity pavilion, and landscape buffers along the north and west property lines. 

• All landscaped areas will be irrigated and drought tolerant plants are incorporated in green 
roof and vegetated outdoor areas to reduce reliance on irrigation. 

• Private outdoor patios and balconies are provided for all dwelling units in the tower. 
• Prior to forwarding the subject application to Council, the applicant is required to provide to 

the City a Letter of Credit for landscaping in the amount of $305,277.00, as estimated by the 
project Landscape Architect, to ensure that on-site landscape features are provided in 
accordance with the Development Permit. 

Shared Indoor Amenity Space 
• The OCP requires that multi-family development comprising 40 units or more provide at 

least 100 m2 (1 ,076 ft2
) of indoor amenity space. The subject development meets the OCP 

minimum and provides for attractive indoor amenity space located adjacent to the outdoor 
amenity space in the form of a 108 m2 (1, 161 ft2

) enclosed pavilion at the podium roof level. 

Crime Prevention Through Environmental Design 
• CPTED measures enhance safety and personal security in and around the proposed building. 

Casual surveillance is provided through minimizing blind corners, a prominent residential lobby 
entrance, locating visitor parking uses on the ground floor of the parkade, clear sightlines to exits 
within the parkade (mirrors where needed), glazed vestibules, street-oriented residential entries 
and lighting in all pedestrian areas. 
• Territoriality is identified through landscape treatment. 
• Target hardening security features are provided at all pedestrian and parking entrances. 

Accessible Housing 
• The proposed development includes 20 two-bedroom adaptable units that are designed with 

the potential to be easily renovated to accommodate a future resident in a wheelchair. These 
single-storey units are required to comply with the BC Building Code requirements for 
adaptable housing. 

• All of the proposed units incorporate aging in place features to accommodate mobility 
constraints associated with aging. These features include: 
o Lever-type handles for plumbing fixtures and door handles. 
o Solid blocking in washroom walls to facilitate future grab bar installation beside toilets, 

bathtubs and showers. 

Sustainability Measures 
• The project will achieve the City standard of LEED "Silver" equivalent as per the attached 

LEED checklist (Attachment 3). 
• District Energy Utility (DEU) compatible building and mechanical system designed to 

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

• Energized electric vehicle (EV) charging outlets for 100% of resident vehicle parking spaces 
(208V - 240V) and 10% of Class 1 secure bicycle storage spaces (120V). 

Tree Management 
• There are six trees (tag# 86, 87, 88, 89, 90, 91) located within the lane public Right-of-Way 

along the south edge of the subject development site as shown on the proposed tree 
management plan (DP Plan 40). These trees are in fair to poor condition and are in conflict 
with the required City lane construction. 

• There are seven trees located on neighbouring property as follows: 
o Five trees (tag# OS2, OS3, OS4, OS5, and OS7) located on the neighbouring property to 

the south ( 63 71 Cooney Road) will need to be removed to facilitate the required lane 
construction. The City has received a rezoning application for 6371 Cooney Road (RZ 
19-861646) and the applicant has received written permission from the neighbouring 
property owner for the removal of these trees (Attachment 4). The applicant is required 
to obtain a tree removal permit for these trees. 

o Two trees (tag# OS 1 and OS6) located on neighbouring property will not be impacted by 
the proposed development and are required to be protected. Installation of appropriate 
tree protection fencing is required as part of the development prior to any construction 
activities, including building demolition, occurring on-site. The applicant is also required 
to enter into a contract with a Certified Arborist for supervision of any on-site works 
conducted within the tree protection zone of the trees, monitor the trees and submit a 
post-construction assessment report to the City for review. 

• There are a total of 19 new trees included in the Development Permit plans. 

Affordable Housing 
• The ZHR8 zone does not require the provision of built affordable housing units and 

voluntary cash contributions were provided through previous rezoning applications regarding 
the subject development site. In response to the need for affordable housing in the City, the 
applicant will be providing a voluntary contribution in the amount of $100,000 towards the 
City's Affordable Housing Strategy (i.e. $100,000 in addition previous contributions of 
$30,545.00 via RZ 03-238768 and $251,611.00 via RZ 09-506808). 

City Centre Development 
• The applicant will be providing a voluntary contribution in the amount of $2,144.77 towards 

future City community planning studies, as set out in the City Centre Area Plan 
(i.e. $19,779.77 at 2019 rate of $0.28 per buildable square foot, less $17,635 previously 
contributed via RZ 09-506808). 

• Registration of a legal agreement on Title is required, ensuring that future owners are aware 
that the development is subject to potential impacts due to other development that may be 
approved within the City Centre. 
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Public Art 
• The applicant will be providing a voluntary contribution in the amount of$17,919.95 

towards the City's Public Art Program (i.e. $60,242.95 at 2019 rate of $0.87 per residential 
square foot, less $42,323 previously contributed via RZ 09-506808). 

Servicing Agreement 
• The applicant is generally required to design and construct the new City lane, Cooney Road 

frontage beatification, and sanitary sewer improvements. Further details are included in the 
attached Development Permit considerations (Attachment 5). 

Discharges 
The following legal agreements are obsolete and will be discharged from Title: 
• SR W City utilities (1961 charge 300009C), which is now obsolete as all active City 

engineering utilities on/near the site are contained within other subsequent SRWs. 
• Aircraft noise sensitive development covenant (2005 charge BX288986), which is now 

obsolete as a replacement covenant with SR W is also registered on Title (20 12 charges 
BB4039857 and BB4039858). 

• Servicing Agreement covenant (2012 charge BB4039865), which is now obsolete. Prior to 
discharge, the new Servicing Agreement and new Letter of Credit are required. 

• Building Code equivalency covenant (20 13 charge CA3162692), which is now obsolete as 
the proposed building design has changed. 

Conclusions 

The proposed development is consistent with Richmond's objectives for the subject property and 
Brighouse Village as set out in the Official Community Plan (OCP), City Centre Area Plan 
(CCAP), and Zoning Bylaw. The project will enhance the Brighouse Village urban community 
through its articulated form, pedestrian-oriented streetscape, adaptable housing, landscaping, 
widened lane public Right-of-Way, and sustainable development measures, including making 
provision for future connection to a City District Energy Utility system. The proposed 
development will also enhance the community through contributions towards Affordable 
Housing, community planning and Public Art, together with the developer's concurrent 
construction of off-site improvements secured through the original rezoning and updated through 
the subject Development Permit and Servicing Agreement applications. The applicant has 
agreed to complete DP considerations (Attachment 5). On this basis, staff recommend that the 
Development Permit be endorsed, and issuance by Council is recommended 

~~ \?l~i:j/J 
Sara Badyal 
Planner 2 
(604-276-4282) 

SB:blg 

Attachment 1: Development Application Data Sheet 
Attachment 2: Advisory Design Panel Meeting Minutes Annotated Excerpt (February 21, 20 19) 
Attachment 3: LEED Checklist 
Attachment 4: Letter of permission for tree removal from owner of 63 71 Cooney Road 
Attachment 5: Development Permit Considerations 
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City of 
Richmond 

Development Application Data Sheet 
Development Applications Department 

DP 17-791045 Attachment 1 
Address: 

Number of Units 

Lot Size 

Parking Spaces 

6288179 

None 

N/A 

100 total spaces, including: 
83 resident spaces 
17 visitor 

83 dwelling units, including: 
• 1 studio, 15 1-bedroom, 64 2-bedroom & 

3 3-bedroom units 
• 81% family friendly units (2 & 3 bedroom) 
• 20 ble units 

61 m lot width 
39.6 Min. lot depth 

458 m2 lot area 
101 total spaces, including: 

84 resident spaces 
17 visitors 

1 05 class 1 secure bike spaces 
17 class 2 bike rack s 

1 00% Resident parking spaces 

None 

None 

None 

None 



Excerpt from the Minutes from 

Advisory Design Panel Meeting 
February 21, 2019 

DP 17-791045- CITY CENTRE MIXED USE DEVELOPMENT 

ARCHITECT: 
LANDSCAPE ARCHITECT: 
PROPERTY LOCATION: 

Applicant's Presentation 

Norr Architects Planners. 
Connect Landscape Architecture 
6333 Cooney Road 

Attachment 2 

Simon Ho, Norr Architects Planners, and David Stoyko, Connect Landscape Architecture, presented the project and 
answered queries from the Panel on behalf of the applicant. 

Panel Discussion 

Comments from Panel members were as follows: 
extending the live-work units across the blank fayade would be positive to energize the streetscape Improved. 
Additional dwelling unit added, increasing unit street frontage and reducing blank far;ade. 

• the tower design concept is strong; the podium is not as conceptually strong; language of the live-work units and the 
podium blank fayade along Cooney Road need to be either unified or set these apart more from the rest of the 
development to provide a clear relationship; the roof form is an important component to achieve this- Improved as 
noted above and design further refined, including podium and roof forms. 

• consider installing extensive green roof treatments for the lower roofs to improve views from the upper levels of the 
development and surrounding existing and future developments- Improved. Extensive green roof treatment added 
to indoor amenity roof. 

appreciate the proposed tower roofline treatment; support the angling of the roofline; however, the applicant could 
introduce a bolder approach subject to the height restrictions- Improved and incorporated on all four elevations. 

consider locating three-bedroom units close to the outdoor amenity area on Level 4 to provide a more direct adjacency 
for families with children to the amenity area- Considered. Access for all units is provided through interior 
corridor from the elevator and stair lobby. 

appreciate the proposed canopies on the indoor amenity space; consider providing weather protection from the indoor 
amenity space to the tower- Considered. Maintaining an open outdoor amenity area is sought instead of visually 
splitting the amenity area into two separate areas. 

appreciate the design of the bicycle racks- Noted. 

• consider increasing the depth and area of balconies which have limited depths and sizes- Considered. 

appreciate the project's proposed mechanical systems and sustainability features- Noted. 

note that a vestibule is not provided at the main pedestrian entrance to the building Incorporated. 

review the size of water entry room, which appears too small and may need to be increased- Size of mechanical 
rooms on 151 and 2nd floors reviewed and confirmed by project Engineer. 

the proposed location of the air cooled chiller plant at the southwest comer of the podium roof may not be appropriate 
due to potential noise issues to adjacent residential units in the subject development and neighbouring properties
Reviewed by project Engineer, air-cooled chiller plant located on central spine area of tower roof, and equipment 
will be located on vibration isolators to mitigate any vibration and noise that could be produced. 

• a gas meter enclosure is not provided in the plans; location should be determined at this stage of the project as it 
affects the planning and design of other service rooms- Incorporated. 

review the location of the proposed generator room as it is under residential floor area and has potential noise, 
vibration and ceiling space plumbing issues; also look at the spacing requirement for louvers Reviewed. All 
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adjacent residential units will incorporate acoustical enhancements to floor, wall and ceiling assemblies. Louvers 
spacing meets requirements. 

applicant needs to address parking ventilation at this stage of the project as there are no louvers provided in the plans; 
provision of shafts in the parkade may only be possible if one parking stall is removed Incorporated. 

consider installing a canopy over the recessed entrances to the live-work unit along Cooney Road; will enhance the 
character and improve the weather protection for the live-work unit entries- Incorporated. 

• appreciate the shift in the geometry of the paving near the tower entrance; also appreciate the lantern expression at the 
southeast comer of the building; all tower faces have a nice proportion to the articulation of the balconies except for 
the one comer at the tower entry; consider design development of the entry canopy to the tower, which could relate to 
the skewed geometry of the paving to provide a more dynamic character to the tower expression- Incorporated. 
Entry canopy geometry mimics landscape paving geometry and corner glazing pattern improved to emphasize 
corner and entry expression. 

appreciate the model which expresses well the design intent of the building Noted. 

appreciate the articulation on the podium Noted. 

difficult to comment as the package provided by the applicant is incomplete- Noted. 

consider punctuating the landscaping on the north side of the building with higher shrubs or small trees Considered. 
The area is a PROP and utility SRW area, in which tree planting is not permitted. 

consider adding more soft landscaping on the outdoor amenity area on Level 4; the applicant could install planters on 
the edge with trailing plants to meet the vines that will be growing up from the ground level; additional shrub planting 
is also needed to better define and provide separation between various areas on the outdoor amenity area -Improved 
Design intent and functionality of the outdoor amenity area was reviewed and planting area was intensified 
adjacent to play lawn. 

appreciate the applicant contributing to the City's Public Art Fund; however, the applicant is encouraged to 
incorporate public art into the project as it improves the public realm- Considered. 

setbacks along the building fas;ade on Cooney Road help break down the massing; however, consider pushing it more 
- Considered. 

consider using an intentional pattern for the accents on the residential podium fas;ade along Cooney Road- Improved. 
Design further refined 

consider using different materials for the base and upper levels of the residential podium to provide a more pedestrian
oriented scale and character; will help articulate the base as a more public area due to the location of the live-work 
unit Considered. Design further refined, but additional materials were not incorporated asfm;ade design and 
materiality is currently fairly complex. 

consider opening up the area near the entrance to the live-work unit to emphasize that it is a work area; consider 
introducing a different paving to differentiate the space as a work area rather than a sidewalk/pedestrian area 
Considered. 

• consider using a different language for the architecture of the live-work unit through the use of different materials on 
the front facade- Improved. Design further refined, additional glazing and canopy provided. 

ensure that an appropriate space will be provided for installation of signage for the live-work unit- Incorporated. 

consider integrating more the District Energy Utility (DEU) room into the building fas;ade; a different colour could be 
used to make these elements more of a feature Improved. Panel configuration and grille pattern revised for 
further integration. 

appreciate the random pattern on the north and west fas;ades as it helps visually break down the massing and provides 
an appropriate interface with adjacent residential developments- Noted. 

consider a more prominent tower entry on the ground floor to emphasize it as an entrance- Incorporated. Entry 
glazing expanded and canopy enlarged 

appreciate the provision for bicycle storage; consider allocating a storage space for a hand bicycle - Considered 
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- 3 -
accessible parking spaces are proposed adjacent to the ramp; consider relocating or installing safety features
Improved by relocating spaces. 

appreciate the provision of two-bedroom and three-bedroom accessible units; also consider providing one-bedroom 
accessible units- Considered. The one-bedroom unit compact size does not accommodate the required clearances. 

appreciate the open kitchen concept; would be useful to a person using a mobility device- Noted. 

clarify whether steps are proposed in the children's play area which could pose accessibility issues- Improved. A 
ramp provides access to the children's play structure area. 

Panel Decision 

It was moved and seconded 
That DP 17-791045 be supported to move forward to the Development Permit Panel subject to the applicant giving 
consideration to the comments of the Advisory Design Panel. 
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Attachment 4 

Dear City of Richmond, 

My name is Mao Wei Zhang and I am a director of the company (1111407 B.C. LTD.) that owns 6371 
Cooney Road in Richmond. Following a conversation with Bold Properties in regards to their 
development at 6333 Cooney Road, I give permission for Bold Properties to remove the trees on 6371 
Cooney Road at the time of construction as per the City's Staff Comments Letter dated November 9, 
2018 stating "5 trees (tag# 052, 053, 054, 055, and 057) located on neighbouring property will be 
severely impacted by the construction of the proposed access driveway on the development site. These 
trees are in poor condition but require written approval from the neighbouring property owner prior to 
removal." 

Thanks for your cooperation and please contact me if you have more questions. 

Mao Wei Zhang 

1111407 B.C. LTD. 

~mw@gmail.com 

778 999 9516 



· City of 
Richmond 

Address: 6333 Cooney Road 

Attachment 5 

Development Permit Considerations 
Development Applications Department 

6911 No.3 Road, Richmond, BC V6Y 2C1 

File: DP 17-791045 

Prior to forwarding this Development Permit application to Council for approval, the owner must complete the 
following requirements: 

1. (Voluntary Contributions) City acceptance ofthe Owner's voluntarily contributions in the following amounts: 

a) $2,144.77 towards future City community planning studies, as set out in the City Centre Area Plan (i.e. 
$19,779.77 at 2019 rate of $0.28 per buildable square foot, less $17,635 previously contributed via 
RZ 09-506808). 

b) $17,919.95 towards the City's Public Art Program (i.e. $60,242.95 at 2019 rate of $0.87 per residential square 
foot, less $42,323 previously contributed via RZ 09-506808). 

c) $100,000 towards the City's Affordable Housing Strategy (Owner's offer in addition previous contributions of 
$30,545.00 via RZ 03-238768 and $251,611.00 via RZ 09-506808). 

2. (Landscape Security) Submission of a Letter of Credit for landscaping in the amount of $305,277 as specified on the 
landscape cost estimate provided and sealed by the project Landscape Architect (including materials, installation and 
10% contingency). 

3. (Side Lane Enhanced Sidewalk Statutory Right of Way) Granting approximately 15.4 m2 (165.8 fe) 0.35m wide 
statutory Right-of-Way for the purposes of Public Rights of Passage and utilities to accommodate an enhanced 1.85m 
wide sidewalk in the new lane along the south edge of the site and 2m x 2m corner cut at the southwest corner of the 
site. The works are to be built by the owner and maintained by the owner with the exception of City infrastructure, 
which is to be maintained by the City. Any works essential for public access within the required statutory Right-of
Way (SRW) are to be included in the Servicing Agreement (SA) and the maintenance & liability responsibility is to 
be clearly noted. The design must be prepared in accordance with City specifications and good engineering practice 
with the objective to optimize public safety. 

4. (Future Rear Lane Statutory Right of Way) Granting approximately 17.5 m2 (188.4 fe) 1.5m wide statutory Right
of-Way for the purposes of Public Rights of Passage and utilities to accommodate future potential rear lane extension 
from north boundary of existing SRW plan BCP50328 to south boundary of existing SRW plan BCP20901 along the 
south edge of the site. The works are to be built by the owner and maintained by the owner with the exception of City 
infrastructure, which is to be maintained by the City. Any works essential for public access within the required 
statutory Right-of-Way (SRW) are to be included in the Servicing Agreement (SA) and the maintenance & liability 
responsibility is to be clearly noted. The design must be prepared in accordance with City specifications and good 
engineering practice with the objective to optimize public safety. 

5. (Shared Loading Bay Statutory Right of Way) Granting of an approximately 56.1 m2 (603.9 ftz) statutory Right-of
Way for the purposes of Public Rights of Passage for the shared use at all times of the loading bay with the proposed 
development and future development on the neighbouring property at 6371 Cooney Road. Any gates are to remain 
open from 7am to 7pm 7 days a week, and may only be secured if means are provided for the neighbouring property 
at 6371 Cooney Road to access the loading bay at all other times. The works are to be built by the owner and are to be 
maintained by the owner. Any works essential for public access within the required statutory Right-of-Way (SRW) 
are to be included in the Servicing Agreement (SA) and the maintenance & liability responsibility is to be clearly 
noted. The design must be prepared in accordance with good engineering practice with the objective to optimize 
public safety and after completion of the works, the owner is required to provide a certificate of inspection for the 
works, prepared and sealed by the owner's Engineer in a form and content acceptable to the City, certifYing that the 
works have been constructed and completed in accordance with the accepted design. 

6288179 Initial: 
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6. (Discharges) Discharge the following obsolete charges from title: 

a) SRW City utilities (1961 charge 300009C), which is now obsolete as all active City engineering utilities on/near 
the site are contained within other subsequent SRWs. 

b) Aircraft noise sensitive development covenant (2005 charge BX288986), which is now obsolete as a replacement 
covenant with SRW is also registered on title (2012 charges BB4039857 and BB4039858). 

c) Servicing agreement covenant (2012 charge BB4039865), which is now obsolete due to the passage of time. 
Prior to discharge, as noted below, a new servicing agreement and new letter of credit are required. 

d) Building code equivalency covenant (20 13 charge CA3162692), which is now obsolete as the proposed building 
design has changed. 

7. (City Centre Impacts) Registration of a legal agreement on title stipulating that the development is subject to potential 
impacts due to other development that may be approved within the City Centre including without limitation, loss of 
views in any direction, increased shading, increased overlook and reduced privacy, increased ambient noise and 
increased levels of night-time ambient light, and requiring that the owner provide written notification of this through 
the disclosure statement to all initial purchasers, and erect signage in the initial sales centre advising purchasers of the 
potential for these impacts. 

8. (District Energy Utility) Registration of a restrictive covenant and/or alternative legal agreement(s), to the satisfaction 
of the City, securing the owner's commitment to connect to District Energy Utility (DEU), which covenant and/or 
legal agreement(s) will include, at minimum, the following terms and conditions: 

a) No building permit will be issued for a building on the subject site unless the building is designed with the 
capability to connect to and be serviced by a DEU and the owner has provided an energy modelling report 
satisfactory to the Director of Engineering; 

b) If a DEU is available for connection, no final building inspection permitting occupancy of a building will be 
granted until: 

1. the building is connected to the DEU, which may include the owner's supplied and installed central energy 
plant to provide heating and cooling to the building, at no cost to the City, or the City's DEU service 
provider, Lulu Island Energy Company, on the subject site satisfactory to the City; 

11. if the City so elects, the owner transfers ownership of the central energy plant on the site, if any, at no cost 
to the City, or City's DEU service provider, Lulu Island Energy Company, to the City and/or the City's DEU 
service provider, Lulu Island Energy Company, on terms and conditions satisfactory to the City; 

111. the owner enters into a Service Provider Agreement with the City and/or the City's DEU service provider, 
Lulu Island Energy Company, on terms and conditions satisfactory to the City; and 

IV. the owner grants or acquires the Statutory Right-of-Way(s) and/or easements necessary for supplying the 
DEU services to the building and the operation of the central energy plant, if any, by the City and/or the 
City's DEU service provider, Lulu Island Energy Company. 

c) If a DEU is not available for connection, no final building inspection permitting occupancy of a building will be 
granted until: 

1. the City receives a professional engineer's certificate stating that the building has the capability to connect 
to and be serviced by a DEU; 

11. the owner enters into a covenant and/or other legal agreement to require that the building connect to a DEU 
when a DEU is in operation ; 

111. the owner grants or acquires the Statutory Right-of-Way(s) and/or easements necessary for supplying DEU 
services to the building; and 

IV. the owner provides to the City a letter of credit, in an amount satisfactory to the City, for costs associated 
with acquiring any further Statutory Right ofWay(s) and/or easement(s) and preparing and registering legal 
agreements and other documents required to facilitate the building connecting to a DEU when it is in 
operation. 
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9. (Existing Tree Management) The owner shall protect adjacent neighbouring trees, including: 

a) (Arborist Supervision) Submission of a Contract entered into between the applicant and a Certified Arborist for 
supervision of any on-site works conducted within the tree protection zone of all trees to be protected. The 
Contract should include the scope of work to be undertaken, including: the proposed number of site monitoring 
inspections, and a provision for the Arborist to submit a post-construction assessment report to the City for 
review. 

b) (Tree Removal Permit) 5 trees (tag# OS2, OS3, OS4, OS5, and OS7) located on neighbouring property will be 
severely impacted by the construction of the proposed access driveway on the development site. These trees are 
in poor condition. The neighbouring property owner has provided written approval and a tree removal permit is 
required to be obtained prior to removal. 

c) (Tree Protection) 2 trees (tag# OS! and OS6) located on neighbouring property to be protected require 
installation of appropriate tree protection fencing as part of the development prior to any construction activities, 
including building demolition, occurring on-site. 

10. (Servicing Agreement) Enter into a Servicing Agreement* for the design and construction of Engineering and 
Transportation works in accordance with Transportation Association of Canada (T AC) Specifications, City 
Engineering Design Specifications and applicable Bylaws to the satisfaction ofthe City. A Letter of Credit or cash 
security for the value of the Service Agreement works, as determined by the City, will be required as part of entering 
into the Servicing Agreement. Works include, but may not be limited to, the following: 

10.1 Road works: 

a) Road Functional Design Works: Submission of a functional design (road works, interim and ultimate lane works), 
prepared to the satisfaction of the City, is required. Design to accommodate: Cooney Road frontage 
improvements and new lane. Works also include street lighting, traffic signage, boulevard landscaping, and street 
trees. The functional design is to indicate clearly all existing and proposed SRW PROPS, and include the 
frontage improvements listed below. Unless otherwise specified, all road works are to be designed as per bylaw, 
T AC Standards and the City's Engineering Design Specifications. 

b) Cooney Road Frontage Improvements: Works to include, from east to west behind existing curb and gutter, grass 
boulevard (Min. 1.5 m) with street trees and new 2m wide concrete sidewalk. The new sidewalk and boulevard 
are to transition to meet the existing frontage treatments to the north and south of the subject site. Sidewalk 
alignment with smooth transitions to north and south to be detailed on required road functional plan for City 
review in order to confirm interim frontage cross section. All existing driveways along the Cooney Road frontage 
are to be closed permanently. The Owner is responsible for the removal of the existing driveway let-downs and 
the replacement with sidewalk, boulevard and barrier curb and gutter to match frontage improvements. There are 
existing utility poles and junction boxes that will need to be relocated at the owner's cost. 

c) New Lane: Interim lane to City Centre standard with additional sidewalk width. Works to include, from north to 
south, 1.85 m wide concrete sidewalk with street lighting located to maintain a 1.5 m width of sidewalk free and 
clear of obstruction, roll-over curb and remaining 6 m to be roadway driving surface approved by the City. 
Through the Servicing Agreement, decorative pavement treatment may be required to create a more pedestrian 
friendly environment in the lane. 

10.11 Water Works: 

a) Using the OCP Model, there is 659.0 Lis of water available at a 20 psi residual at Cooney Road. Based on the 
proposed development, site requires a minimum fire flow of 220 Lis. 

b) At the Owner's cost, the Owner is required to: 

1. Submit Fire Underwriter Survey (FUS) or International Organization for Standardization (ISO) fire flow 
calculations to confirm development has adequate fire flow for onsite fire protection. Calculations must be 
signed and sealed by a Professional Engineer and be based on Building Permit Stage building designs. 

11. Review hydrant spacing on all road frontages and install new fire hydrants as required to meet City spacing 
requirements for commercial land use. 

111. Obtain approval from Richmond Fire Rescue for all fire hydrant locations, relocations, and removals, as 
required. 
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iv. Provide a Right-of-Way for water meter. Exact Right-of-Way dimensions to be finalized during the servicing 
agreement process. 

c) At Owner's cost, the City is to: 

1. Cut, cap, and remove the existing water service connections servicing 6333 Cooney Road. 

ii. Install a new water service connection, complete with meter and meter box, to serve the proposed 
development. 

1 O.III Storm Sewer Works: 

a) At the Owner's cost, the Owner is required to: 

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

11. Ensure trees are not placed on top ofthe storm sewer main and, follow offset and alignment similar to the 
existing trees at the Cooney frontage of the property to the north. 

b) At Owner's cost, the City is to: 

1. Cut, cap, and remove the existing storm service connections and inspection chambers servicing the subject 
site. 

ii. Install a new storm service connection and type III inspection chamber. If required, the Owner shall provide a 
statutory Right-of-Way for the inspection chamber at their cost. 

111. Complete all tie-ins for the potential works to existing City infrastructure, to be determined by the pipe sizing 
calculations at the servicing agreement stage. 

lO.IV Sanitary Sewer Works: 

a) At the Owner's cost, the Owner is required to: 

1. Install new sanitary sewer along Cook Road from existing manhole SMH58685 at the intersection of Cook 
Road and Buswell Street to a new manhole at the intersection of Cook Road and Cooney Road 
(approximately 165m of300 mm PVC sanitary sewer). 

11. Remove, or abandon and cut and cap, as per MMCD existing sanitary sewer between SMH57073 and 
SMH57072 in the SRW located along the south property line of 6333 Cooney Road (approximately 52 m of 
300 mm PVC sanitary sewer). 

111. Remove existing and install new sanitary sewer from manhole SMH57091 to SMH57073 along the west 
property line of6333 Cooney Road (approximately 53 m of200 mm PVC sanitary sewer). 

IV. Remove manhole SMH57093 located just south of the northwest comer of 6333 Cooney Road. 

v. Ensure that the existing sanitary sewer along the west property line remains operational during any preload 
and/or construction phase. If the existing sanitary line is impacted during site preparation or construction of 
the proposed development then the owner shall be responsible to make the damaged sanitary system 
operational during the duration of the onsite works (i.e., temporary bypass via pumping, etc.). The damaged 
sanitary system shall be replaced at the same alignment through the servicing agreement, at the owner's costs, 
after completion of the site preparation and/or building construction works. 

v1. Ensure no soil fill or building encroaches into the existing sanitary right of way along the west property line. 

vii. Owner/Developer of the subject site has agreed to provide an engineering solution certified by a structural 
engineer stipulating that the footing and foundation design of the parkade will permit excavation to the 
bottom of the adjacent sanitary line without undermining the parkade structure. The purpose is to facilitate the 
removal of the existing sanitary sewer along west side and the installation of the new sanitary sewer. 

b) Subject to available funding through the Development Coordinated Works budget, the city will provide funding 
for the construction of the following works. The owner is required to: 

1. Install new sanitary sewer along Cooney Road from existing manhole SMH57072 to the new manhole (as 
noted above) at the intersection of Cook Road and Cooney Road (approximately 160m of300 mm PVC 
sanitary sewer). The developer is required to include the design of City funded sanitary main into the 
servicing agreement design. 
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11. Prior to commencing City funded sanitary main work on the Cooney Road frontage the developer must 
provide the City with a minimum 1 year notice of their intended start date, along with a cost estimate for the 
works to be reviewed by and approved by City staff. 

c) At Owner's cost, the City is to: 

1. Complete all tie-ins for the proposed works to existing City infrastructure. 

11. Cut, cap, and remove the existing sanitary service connection and inspection chamber servicing the subject 
site. 

111. Install a new service connection off of the existing 300mm PVC sanitary sewer on Cooney Road, complete 
with inspection chamber. If required, the Owner shall provide a statutory Right-of-Way for the inspection 
chamber at their cost. 

1 O.V Frontage Improvement Works: 

a) At the Owner's cost, the Owner is required to: 

1. Coordinate with BC Hydro, Telus and other private communication service providers: 

1. To pre-duct for future hydro, telephone and cable utilities along all road frontages. 

2. Before relocating/modifying any of the existing power poles and/or guy wires within the property 
frontages. 

3. To underground overhead service lines. 

4. To locate/relocate all above ground utility cabinets and kiosks required to service the proposed 
development, and all above ground utility cabinets and kiosks located along the development's frontages, 
within the developments site (see list below for examples). A functional plan showing conceptual 
locations for such infrastructure shall be included in the development design review process. Please 
coordinate with the respective private utility companies and the project's lighting and traffic signal 
consultants to confirm the requirements (e.g., statutory Right-of-Way dimensions) and the locations for 
the aboveground structures. If a private utility company does not require an aboveground structure, that 
company shall confirm this via a letter to be submitted to the City. The following are examples of 
statutory Right-of-Ways that shall be shown on the architectural plans/functional plan, the servicing 
agreement drawings, and registered prior to SA design approval: 

BC Hydro PMT 4.0x5.0m 
BC Hydro LPT 3.5 x 3.5 m 

Street light kiosk 1.5 x 1.5 m 

Traffic signal kiosk 2.0 x 1.5 m 

Traffic signal UPS 1.0 x 1.0 m 
Shaw cable kiosk 1.0 x 1.0 m 
Telus FDH cabinet 1.1 x 1.0 m 

11. Review street lighting levels along all road and lane frontages, and upgrade as required. Refer to drawings 
Ll2.3, complete with banner and without pedestrian light, flowerpot holder, and receptacle. The street light 
pole shall be painted RAL 5007 with a gloss, smooth-finish. 

1 O.VI General Items: 

a) At the Owner's cost, the Owner is required to: 

1. Provide, prior to start of site preparation works or within the first servicing agreement submission, whichever 
comes first, a preload plan and geotechnical assessment of preload, dewatering, and soil preparation impacts 
on the existing utilities fronting the entire development site and provide mitigation recommendations. 

11. Provide a video inspection report of the existing rear-yard sanitary sewers and storm sewer along the Cooney 
Road frontages prior to start of site preparation works or within the first servicing agreement submission, 
whichever comes first. A follow-up video inspection after site preparation works are complete (i.e. pre-load 
removal, completion of dewatering, etc.) to assess the condition of the existing utilities is required. Any 
utilities damaged by the pre-load, de-watering, or other ground preparation shall be replaced at the owner's 
cost. 
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111. Monitor the settlement at the adjacent utilities and structures during pre-loading, dewatering, and soil 
preparation works per a geotechnical engineer's recommendations, and report the settlement amounts to the 
City for review. 

iv. Submit a proposed strategy at the building permit stage for managing excavation de-watering. Note that the 
City's preference is to manage construction water onsite or by removing and disposing at an appropriate 
facility. If this is not feasible due to volume of de-watering, the owner will be required to apply to Metro 
Vancouver for a permit to discharge into the sanitary sewer system. If the sanitary sewer does not have 
adequate capacity to receive the volume of construction water, the owner will be required to enter into a de
watering agreement with the City to discharge treated construction water to the storm sewer system. 

v. Not encroach into City Rights-of-Way with any proposed trees, retaining walls, or other non-removable 
structures. 

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

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

2. Pipe sizes, material and slopes. 

3. Location ofmanholes and fire hydrants. 

4. Road grades, high points and low points. 

5. Alignment of ultimate and interim curbs. 

6. Proposed street lights design. 

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

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

I. (Legal Agreements) Confirmation of compliance with existing and Development Permit legal agreements. 

2. (Accessibility and Sustainability) Incorporation of special features in Building Permit (BP) plans as determined via 
the Development Permit process. 

3. (Aircraft Noise Sensitive Development) Confirmation that the proposed development is designed in a manner that 
mitigates potential aircraft noise to the proposed dwelling units, including submission of: 

a. Acoustic report prepared by a registered professional confirming design achieves the following CMHC interior 
I I "d I" nOise eve gm e mes: 

Portions of Dwelling Units Noise Levels (decibels) 

Bedrooms 35 decibels 

Living, dining, recreation rooms 40 decibels 

Kitchen, bathrooms, hallways, and utility rooms 45 decibels 

b. Mechanical report prepared by a registered professional confirming design achieves the ASHRAE 55-2004 
"Thermal Environmental Conditions for Human Occupancy" standard for interior living spaces. 

Initial: 
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4. (Construction Parking and Traffic Management Plan) Submission of a Construction Parking and Traffic 
Management Plan* to the Transportation Department. Management Plan shall include location for parking for 
services, deliveries, workers, loading, application for any lane closures, and proper construction traffic controls as per 
Traffic Control Manual for works on Roadways (by Ministry of Transportation) and MMCD Traffic Regulation 
Section 01570. (http:www.richmond.ca/services/ttp/special.htm). 

5. (Latecomer works) If applicable, payment of latecomer agreement charges, plus applicable interest associated with 
eligible latecomer works. 

6. (Construction Hoarding) Obtain a Building Permit* (BP) for any construction hoarding associated with the proposed 
development. If construction hoarding is required to temporarily occupy a public street, the air space above a public 
street, or any part thereof, additional City approvals and associated fees may be required as part of the Building 
Permit. For further information on the Building Permit, please contact the Building Approvals Department at 604-
276-4285. 

Note: 

* This requires a separate application. 

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

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

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

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

Applicants for all City Permits are required to comply at all times with the conditions of the Provincial Wildlife Act and Federal 
Migratory Birds Convention Act, which contain prohibitions on the removal or disturbance of both birds and their nests. Issuance 
of Municipal permits does not give an individual authority to contravene these legislations. The City of Richmond recommends 
that where significant trees or vegetation exists on site, the services of a Qualified Environmental Professional (QEP) be secured 
to perform a survey and ensure that development activities are in compliance with all relevant legislation. 

[signed copy on file] 

Signed Date 

Initial: 



City of 
Richmond Development Permit 

To the Holder: 

Property Address: 

Address: 

No. DP 17-791045 

BOLD PROPERTIES (COONEY) LIMITED PARTNERSHIP 

6333 COONEY ROAD 

C/0 TOMMY HE, BOLD PROPERTIES 
668 WEST HASTINGS STREET, UNIT 600 
VANCOUVER,BC V6B1P1 

1. This Development Permit is issued subject to compliance with all ofthe 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. 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 #40 attached hereto. 

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

5. As a condition of the issuance of this Permit, the City is holding the security in the amount of 
$305,277.00 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 ifthe security is returned. The condition ofthe posting of the security is that 
should the Holder fail to carry out the development hereby authorized, according to the terms 
and conditions of this Permit within the time provided, the City may use the security to carry 
out the work by its servants, agents or contractors, and any surplus shall be paid over to the 
Holder. Should the Holder carry out the development permitted by this permit within the 
time set out herein, the security shall be returned to the Holder. The City may retain the 
security for up to one year after inspection of the completed landscaping in order to ensure 
that plant material has survived. 

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

6288179 



To the Holder: 

Property Address: 

Address: 

Development Permit 
No. DP 17-791045 

BOLD PROPERTIES (COONEY) LIMITED PARTNERSHIP 

6333 COONEY ROAD 

C/0 TOMMY HE, BOLD PROPERTIES 
668 WEST HASTINGS STREET, UNIT 600 
VANCOUVER,BC V6B1P1 

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

This Permit is not a Building Permit. 

AUTHORIZING RESOLUTION NO. 
DAY OF 

DELIVERED THIS DAY OF 

MAYOR 

6288179 

ISSUED BY THE COUNCIL THE 
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