
City of 
Richmond Report to Development Permit Panel 

To: Development Permit Panel Date: August 6, 2019 

From: Wayne Craig File: DP 18-829241 
Director of Development 

Re: Application by 1076694 BC Ltd. for a Development Permit at 10451, 10471 & 
10491 No. 2 Road 

Staff Recommendation 

That a Development Permit be issued which would: 

1. Permit the construction of 12 townhouse units at 10451, 10471 & 10491 No.2 Road on a site 
zoned "Low Density Townhouses (RTL4)"; and 

2. Vary the provisions of Richmond Zoning Bylaw 8500 to: 

a) Reduce the minimum front yard setback from 6.0 m to 4.5 m; and 

b) Allow one small car parking stall in each of the side-by-side garages (12 small car stalls in 
total). 

WC:s 
Att. 4 
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Staff Report 

Origin 

1076694 BC Ltd. has applied to the City of Richmond for permission to develop 12 townhouse 
units at 10451, 10471 & 10491 No.2 Road. The subject site is being rezoned from "Single 
Detached (RS1/E)" zone to "Low Density Townhouses (RTL4)" zone under Bylaw 9872 
(RZ 17-778834), which received third reading following the Public Hearing on June 18,2018. 
The subject site previously contained three single-family dwellings, which have been 
demolished. 

A Servicing Agreement (SA 18-824442) is also associated with the proposal, which is a 
condition of Rezoning approval and includes, but is not limited to, the following improvements: 

• new concrete sidewalk and grassed and treed boulevard along No.2 Road frontage; and 

• a new concrete bus pad at the existing southbound bus stop on No.2 Road. 

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: 

To the North: Single-family dwelling on a lot zoned "Single Detached (RS1/E)" fronting No.2 
Road. 

To the East: Across No.2 Road, 133-unit townhouse development on a lot zoned "Town 
Housing (ZT72)- London/Steveston (No.2 Road)'', a 9 m (30ft.) wide public 
greenway connecting No.2 Road to Steveston-London Park/School, and single­
family dwellings on lots zoned " Single Detached (RS liE)" fronting Dylan Place. 

To the South: Single-family dwellings on lots zoned "Single Detached (RS 1/E)" fronting No. 2 
Road. 

To the West: Single-family dwellings on lots zoned "Single Detached (RS 1/B)" and a duplex 
zoned "Two-Unit Dwellings (RD1)" fronting Kozier Drive. 

Rezoning and Public Hearing Results 

The Public Hearing for the rezoning of this site was held on June 18, 2018. At the Public 
Hearing, the following concerns were expressed by the property owner of the neighbouring 
property at 10526 Kozier Drive: 

• the existing retaining wall in place between the neighbouring property and 10491 No. 2 
Road is in poor condition; 

• construction at 10491 No.2 Road by previous owners caused damage to the property 
owner home's foundation; 
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• installation of perimeter fencing during demolition and construction; and 

• unsightly premises with regard to tall grass on the subject site's lawn. 

Staff worked with the applicant to address these issues in the following ways: 

• the developer met with the property owner and agreed to replace the existing retaining 
wall through the development process at the Developer's cost. The City's Engineering 
department reviewed the proposed new retaining wall (shown on the plans) and has no 
concerns; 

• the developer has provided a construction impact and management plan to address 
concerns of further foundation damage, including a pre and post construction assessment, 
and involvement of a geotechnical consultant, which was shared with the neighbours; 

• the developer has noted perimeter fencing will be maintained on-site during all phases of 
construction; and 

• the City's Community Bylaws Department initiated an unsightly premises investigation 
based on the neighbour's concerns, which the developer addressed by completing yard 
maintenance, contracted on a bi-weekly basis, to maintain the premises until demolition. 

Staff Comments 

The proposed scheme attached to this report has satisfactorily addressed the 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 "Low Density Townhouse (RTL4)" zone except for the zoning 
variances noted below. 

Zoning ComplianceNariances (staff comments in bold) 

The applicant requests to vary the provisions of Richmond Zoning Bylaw 8500 to: 

1) Reduce the minimum front yard setback from 6.0 m to 4.5 m; 

• The proposed variance is consistent with the Arterial Road Guidelines for Townhouses 
in the OCP and allows for a 6.0 m rear yard setback to both the ground and second 
floors of the rear units adjacent to single-family development. This provides an 
improved rear yard inteiface with the existing single-family dwellings to the west and 
enhances solar access to the rear yards. 

• The proposed front yard setback ranges from 4.5 m to 6.0 min order to reflect the scale 
and articulation found in single-family areas and avoid long, continuous and 
unarticulated building frontages along the street. Approximately 25% of the front 
building face is setback 4.5 mfrom the front property line, with the remaining building 
face proposed to be setback 4. 9 m, 5.2 m and 6. 0 m. The varied front yard setback also 
provides an adequate transition to the existing single-family dwellings to the north and 
south. 

• The location of the existing curb along No.2 Road will not change as there is no road 
widening required. New grassed/treed boulevard and concrete sidewalk will be 
provided between the existing curb and the front property line. The shortest distance 
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between the proposed building face and the back of curb on No.2 Road would be 
approximately 7.4 m. 

• The proposed location of the buildings along No.2 Road frontage accommodates the 
proposed shared outdoor amenity space, which is located in the northeast corner in 
order to maximize tree protection opportunities. 

• The variance was identified at rezoning and no concerns were raised. 

2) Allow one small car parking stall in each ofthe side-by-side garages (12 small car stalls in 
total). 

• Staff are supportive of the proposed variance as it enables the required resident vehicle 
parking spaces to be provided within the garages of each unit, in a side-by-side 
arrangement. The Zoning Bylaw allows a maximum 50% of the spaces provided to be 
small vehicle parking stalls for on-site parking areas which contain 31 or more spaces. 

• The variance was identified at rezoning and no concerns were raised. 

Advisory Design Panel Comments 

The Advisory Design Panel (ADP) reviewed the proposal on January 8, 2019. A copy of the 
relevant excerpt from the Advisory Design Panel Minutes from January 8, 2019 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 
• As per the Arterial Road Land Use Policy, the building height of the rear units is 9 m (two 

storeys) in response to the single-family rear yard adjacency to the west. In addition, a 6.0 m 
rear yard setback has been provided to both the ground and second floors of the rear units to 
provide an improved interface and increased sun exposure. Duplex units in three townhouse 
clusters are proposed along this interface, in order to break up the massing. 

• The subject site is also bordered by single-family development to the north and south, which 
is identified for townhouse development in the Arterial Road Land Use Policy. The location 
of the shared outdoor amenity area in the northeast comer of the site, along with the retention 
of a significant hedge along the north property line, provides a buffer between the proposed 
townhouse units and the adjacent single-family development to the north. The three-storey 
townhouse units along No.2 Road are reduced to two storeys within 7.5 m of the side 
property lines to provide an adequate transition to the north and south. 

• The applicant has provided a shadow study to demonstrate how the proposed height and 
setbacks are articulated to address potential shadowing over adjacent properties to the north, 
south and west. 

• A statutory right-of-way (SRW) allowing access to/from the adjacent future development 
sites through the subject site (over the entry driveway and internal drive aisle) has been 
secured at rezoning. 

• Retaining walls will be provided along the west property line in order to provide usable yard 
space for the proposed units (ranging from 0.29 m to 0.87 m). A lower 1.2 m high timber 

6158291 



August 6, 2019 - 5- DP 18-829241 

fence will be provided on top of the retaining wall to reduce the apparent height of the grade 
change, but also maintain privacy (cross-sections are provided in Plan #3.G). 

• Perimeter drainage will be required as part of the Building Permit to ensure storm water is 
managed and addressed through the development and will not impact neighbouring 
properties. 

Urban Design and Site Planning 
• Vehicular access to the proposed development is to be from No.2 Road through a new 

driveway in the middle of the site, with future connections to the neighbouring properties to 
the north and south, secured by a SRW. 

• The layout of the townhouse buildings is oriented around a north-south internal maneuvering 
drive-aisle, providing access to the unit garages. 

• Units along No.2 Road will have direct pedestrian access from the street and the units along 
the rear will have access from the internal drive aisle. 

• All townhouse units will have two vehicle parking spaces in side-by-side arrangement. A 
variance is requested for one small vehicle parking space in each garage, for a total of 12 
small spaces. No tandem parking spaces are proposed. 

• A total of three visitor parking spaces will be provided, including an accessible parking 
space. The number of parking spaces proposed is in compliance with the minimum Zoning 
Bylaw requirement. 

• Both internal and external bicycle parking spaces have been incorporated into the proposal 
and are in compliance with Zoning Bylaw requirements. 

• The shared outdoor amenity area is located in the northeast comer of the site, along No.2 
Road, in order to maximize tree retention opportunities. This location also offers casual 
surveillance from the street and adjacent units. The size of the outdoor amenity area is 
consistent with the OCP requirement (6.0 m2 per unit). 

• Cash-in-lieu of indoor amenity space was secured through rezoning ($12,000) consistent with 
OCP policy. 

• The proposal will utilize door-to-door pickup and has accommodated space for garbage and 
recycling containers within the individual garages and in front of the units without 
obstructing the drive-aisle. The City's Environmental Programs department reviewed the 
arrangement and has no concerns. The mail kiosk has been incorporated into the design of 
the buildings to minimize visual impact. 

Architectural Form and Character 
• The buildings were designed as a modem interpretation of the French Provincial style. 
• Hipped roofs with steep pitches and bell roof detailing, balanced symmetrical proportions, 

tall second storey windows and stucco finish are distinctive characteristics of this 
architectural style. 

• The street fronting units will have individual canopies. A pedestrian scale is generally 
achieved along the public streets and internal drive-aisle through the inclusion of variation in 
building form, projections, recesses, materials/colours and landscape features. 

• Neutral tones and materials provide a contrast to the dark roof. Proposed building materials 
include predominantly stucco and stucco detailing and moulding. 

• Juliette balconies, ornate trims, round dormers and oval windows are also provided to 
enhance the character. 
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Landscape Design and Open Space Design 
• Tree preservation was reviewed at rezoning stage where five on-site trees were identified for 

removal. Based on a 2: 1 tree replacement ratio stated in the OCP, 10 replacement trees on­
site are required. The applicant is proposing to plant 16 replacement trees as per the size 
requirements based on the City's Tree Protection Bylaw. 

• Four on-site trees (tag# 25, 26, 28, 30) located on the subject property are proposed to be 
protected. Two trees (tag# 25 & 26) are located in the shared outdoor amenity area in the 
northeast comer and two trees (tag# 28 & 30) are located in southwest comer in the rear yard. 
The shared outdoor amenity area was located in the northeast comer to maximize tree 
retention opportunities. A contract with a Certified Arborist and a tree survival security of 
$35,000 were secured through rezoning for the retention of these trees. 

• The shared outdoor amenity area is designed at multiple grades to ensure the retention of the 
significant trees, while still being accessible. A circular wood bench is proposed around one 
of the significant trees to retained, additional seating in the upper area and significant 
planting are provided to activate the space and provide opportunities for social interaction. 
The two areas are linked by an accessible ramp along the north side of the area and stepping 
stones down into the tree protection area. 

• The proposal provides a pedestrian-oriented streetscape fronting No.2 Road with a 
landscaped edge treatment including a new tree in each front yard, lawn and patio areas, low 
transparent fencing, and a gate to each street fronting unit. 

• All units along the rear will have a private yard with a patio and a lawn area. Various 
hedges, shrubs and ground covers have been selected to ensure the landscape treatment 
remains interesting throughout the year. 

• Pockets of landscaping will be provided along the drive-aisle between entry doors/garages to 
soften the internal streetscape. 

• An irrigation system will be provided for the proposed landscaping on-site. 
• A children's play area is proposed in the shared outdoor amenity area, and play equipment 

has been chosen to provide different play opportunities (i.e. climbing, social, imagination, 
balance, motor skills) that can be used by different age groups and for multiple purposes. 
Seating is provided nearby for caregivers. 

• The drive-aisle will be treated with pavers along with a concrete pathway for pedestrians. 
The surface parking spaces, patios and entry pathways will be treated with permeable pavers 
for better water infiltration and variety in paving surfaces. Coloured concrete circles are 
provided to indicate the transition from the drive-aisle to the shared outdoor amenity area. 

• In order to ensure the proposed landscaping works are completed, the applicant is required to 
provide a landscape security of$129,494.75 prior to issuance ofthe Development Permit. 

Crime Prevention Through Environmental Design 
• Windows are located to increase the visual presence and surveillance along No.2 Road, the 

amenity area, as well as the internal drive aisle. All entrances are visible and overlooked by 
pedestrians or by neighbour's windows. 

• Site lighting and clear site lines provide unobstructed views of surrounding area. 
• Low permeable fencing and low landscaping are provided to maximize clear unobstructed 

views and casual surveillance opportunities. 
• Landscaping and fencing is provided along the street edge to distinguish the public realm and 

private space. 
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• Good neighbour fencing is provided throughout the site and is 1.2 m high to encourage 
interaction between neighbours and foster a sense of community. The proposed fencing was 
discussed with the existing neighbours and had no concerns. 

• Security lighting will be installed including wall mounted lighting for the drive-aisle and 
lighting at entries to provide adequate outdoor security illumination. 

Sustainability 
• As the application was submitted prior to the introduction of the Step Code requirement, the 

applicant has provided a report produced by a Certified Energy Advisor to confirm that the 
proposed townhouse units will be designed to achieve an EnerGuide rating of 82. The report 
prepared by the Energy Advisor is on file and will be utilized through the Building Permit 
review process to ensure these measures are incorporated in the Building Permit drawings. 

• An air source heat pump system will be used for this development. The applicant has 
provided an acoustical report from an acoustical consultant indicating the proposed units, 
with consideration of the proposed location, will comply with the City's Noise Bylaw. 

• The architect advised that the following design/features are incorporated into the proposal: 
o Energy star windows with low E-glazing to alleviate heating and cooling energy 

consumption; 
o Climate-based automatic irrigation controls to minimize use of water on site; 
o The use of low-flow water fixtures, low-energy lighting and high energy efficiency 

appliances; 
o Durable and long-lasting materials that can reduce building maintenance; 
o Permeable ground cover and planting to absorb rainwater runoff and reduce load on 

municipal sewers; and 
o Interior paint with low V OC content. 

Accessible Housing 
• The proposed development includes one convertible unit that is designed with the potential to 

be easily renovated to accommodate a future resident in a wheelchair. The potential 
conversion of these units will require installation of a chair lift in the staircase of Unit liE. 

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

bathtubs and showers. 

Conclusions 

As the proposed development would meet applicable policies and Development Permit 
Guidelines, staff recommend that the Development Permit be endorsed, and issuance by Council 
be recommended. 

The list of Development Permit Considerations is included in Attachment 3, which has been 
agreed to by the applicant (signed concurrence on file). 
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Attachment 1: Development Application Data Sheet 
Attachment 2: Excerpt from the Meeting Minutes of the ADP (January 8, 2019) 
Attachment 3: Development Permit Considerations 
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City of 
Richmond 

Development Application Data Sheet 
Development Applications Department 

DP 18-829241 Attachment 1 

Address: 10451, 10471 & 10491 No.2 Road 

Owner: 1076694 BC Ltd. Applicant: 1076694 BC Ltd. 

Planning Area(s): Steveston 
~~~~-------------------------------------------------------

Floor Area Gross: 2,376.5 m2 (25,580 fe) Floor Area Net: 1,701.3 m2 (18,312 fe) 

I Existing I Proposed 

Site Area: 2,833.7 m2 (30,502 fe) No change 

Land Uses: Single-family residential Multiple-family residential 

OCP Designation: Neighbourhood Residential (NRES) No change 

Zoning: Single Detached (RS1/E) Low Density Townhouses (RTL4) 

Number of Units: 3 12 

Floor Area Ratio: Max. 0.6 0.6 
None 
rmitted 

Lot Coverage -
Max. 40% 40% None 

Buildi s: 
Lot Coverage - Non-

Max. 65% 65% None 

Lot Coverage - Live 
Min. 25% 26% None 

Lan 

Setback - Front Yard: Min. 6.0 m 4.5m 
Variance 

uested 

Setback- Side Yard: Min. 3.0 m 3.0 m None 

Setback- Rear Yard: Min. 3.0 m 6.0 m None 

Front buildings: 12.0 m (3 

Height: Max. 12.0 m (3 storeys) 
storeys) 

None 
Rear buildings: 9.0 m (2 

sto 

Lot Width: Min. 50.0 m 65.3 m None 

Lot Depth: Min. 35.0 m 42.3 m None 

Lot Size: N/A 2,833.7 m2 None 

Off-street Parking 
Spaces - Regular (R) I 2 (R) and 0.2 (V) per unit 2 (R) and 0.2 (V) None 
Visitor 
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Off-street Parking Min 2% when three or more 1 None 
Spaces -Accessible: visitor stalls required = 1 

Total off-street Spaces: 24 (R) and 3 (V) 24 (R) and 3 (V) None 

Tandem Parking Spaces: 
Permitted- Max 50% of 

0 None 
required spaces 

Small Car Parking None when fewer than 31 
12 

Variance 
S(:)aces: spaces are provided on-site requested 
Bicycle Parking Spaces- 1.25 per dwelling unit 1.3 per dwelling unit None 
Class 1: 
Bicycle Parking Spaces -

0.2 per dwelling unit 0.2 per dwelling unit None 
Class 2: 
Bicycle Parking Spaces -

15 Class 1 and 3 Class 2 16 Class 1 and 3 Class 2 None 
Total: 

Amenity Space- Indoor: Min. 50 m2 or cash-in-lieu Cash-in-lieu None 

Amenity Space -
Min. 6 m2 per unit= 72 m2 77m2 None 

Outdoor: 
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Excerpt from the Minutes from 

The Design Panel Meeting 

Tuesday, January 8, 2019-4:00 p.m. 
Rm. M.1.003 

Richmond City Hall 

ATTACHMENT 2 

DP 18-829241 -12-UNIT TOWNHOUSE DEVELOPMENT 

ARCHITECT: Fougere Architecture Inc. 

Van der Zalm and Associates LANDSCAPE 
ARCHITECT: 

PROPERTY LOCATION: 10451, 10471, and 10491 No.2 Road 

Applicant's Presentation 

Wayne Fougere, Fougere Architecture Ltd., and Stephen Heller, Van der Zalm and 
Associates, presented the project and answered queries from the Panel on behalf of the 
applicant. 

Panel Discussion 

Comments from Panel members were as follows: 

• investigate opportunities for introducing a gap at the centre of the rear buildings 
and having two-storey buildings flank the gap to extend the visibility at the 
entry driveway through the site; 

• 

The OCP does not support 3-plexes along the rear yard. Introducing a gap 
would only be possible at the expanse of a unit which is not acceptable. 

Also, one of the rear neighbours previously expressed concern about being 
exposed to No. 2 Road during construction (when buildings are demolished), 
we therefore believe our neighbours appreciate a buffer between them and the 
Arterial Road. 

consider increasing the gap between the two-storey rear buildings; 

We provide 2.8 min between buildings (at the tightest part) and increase the 
gap to 3.4m in between the entries columns. Furthermore the setback entries 
visually open up the space between buildings. We believe the gap is adequate 
and in line with what is typically provided in townhouse developments. 
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• look at the upper storeys on the three-storey buildings which step back on No.2 
Road but overhang the internal driveway at the back; review the scale to avoid 
becoming overbearing; 

If we were to reduce the overhang on the internal drive, we would need to 
increase the 3rd floor massing on No. 2 Road. We believe it's better to 
maintain the dormer look on the front as the overhang at the drive aisle is 
minimal. 3rd storey is already reduced in size- it is less than 113 of the total 
building width (total width: 21.9 m; width of 3rd storey: 6.3 m). 

• consider introducing a chimney element on the roof of the centre building at the 
rear to help focus on this character expression in the front buildings; 

The maximum height limit of 9.0m prevents adding chimneys to the rear 
buildings. 

• investigate opportunities for increasing the separation between the rear duplex 
buildings (especially Building 4) and the three-storey buildings fronting No. 2 
Road through articulation of the rear duplex buildings along the internal drive 
aisle; 

The rear buildings are articulated along the internal drive aisle by stepping 
back at the entries. Any more articulation (setbacks) would result in a 
decrease of habitable area and an increase of drive aisle area which is, in our 
opinion, not a good trade off. 

• appreciate the limited materials and colour palette, helps pull the project 
concept together; 

Noted. 

• consider slightly varying the colours of the individual unit doors to provide 
more identity to the residential units; 

The previous comment noted that the limited colour palette is beneficial to the 
design. We agree with this sentiment and don't think that adding different 
colours to doors would enhance the look. 

• the project is straightforward; 

Noted. 

• understand that the City's Arterial Road Guidelines for Townhouses provide 
guidance regarding arrangement and scale of buildings, in particular the rear 
units of arterial road developments; however, would appreciate if an exception 
could be made for the subject development to improve its proposed site lay-out; 

It's our opinion that the site layout is conforming to regulations and 
acceptable to our neighbours and the City. 
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• understand the site constraints and appreciate the applicant's intent to save the 
existing trees, however the proposed site for the outdoor amenity area is not 
appropriate as it is (i) disconnected from other buildings in the development due 
to its comer location, (ii) located in the part of the property that receives the 
least amount of sun exposure, and (iii) limited in terms of accessibility and size 
of the flat area; 

i) Due to the small size of the development the maximum distance from any 
unit to the open space is very limited. Also, the location at the end of the 
internal road could be seen as a bonus since it removes the play area from 
any vehicular traffic. 
ii) The current location was agreed upon by both the City and the developer in 
order to save the trees. In the Arterial Road Design Guidelines the only other 
acceptable location would be in between the rear buildings. This location 
would have the same issues in terms of sun exposure. 
iii) See response to the following comments for a description of the 
improvements to the amenity area. 

• Consider utilizing the space south of the existing trees area in the outdoor 
amenity area for access to minimize shadowing from Building 1 (Unit 3D) and 
to enhance the accessibility of the outdoor amenity area from the internal drive 
aisle; 

Relocating the access point wouldn't have an impact on the shadowing. 
The access at the end of the road is more practical as the road slopes down, 
reducing the height difference between road and existing grade. An access 
south of the trees would require a very long ramp, which would conflict with 
the tree protection area. 

• consider eliminating the proposed play equipment in the outdoor amenity area 
and take advantage of the topography of the area to design the whole amenity 
area as a play space; 

Previous play house has been eliminated as requested. A new playhouse has 
been added as requested. Topography proposes terraces, as with the previous 
concept. Refer to Section 3, sheet 3F. Amenity area re-designed as play space 
with seating. 

• consider a more accessible surface on the outdoor amenity area; also consider 
eliminating the concrete stepping stones on the outdoor amenity area as they 
appear discouraging and not "visually accessible" from an accessibility point of 
v1ew; 

Concrete stepping stones have been removed. Upper play area is accessible. 
The transition from the lane to the mulch area will be a disappearing 
concrete edge. Wheelchairs could still roll into the lower area and move 
around with assistance. 
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• the outdoor amenity space is limited and the play area appears stark due to the 
provision of just a single play element; the applicant could introduce something 
more creative; 

Formal play equipment now accompanied by natural play elements. 

• review the design of the outdoor amenity area to make it more visually 
appealing and stimulating for children; 

The revised circular design is more visually appealing than the previous 
design. 

• concerned about the proposed location of the exterior air handling units 
between the rear buildings due to potential noise issues; consider relocating the 
outdoor units to the rear yards; 

A review by our Acoustical Engineer determined that the noise level emitted 
by the HVAC units is within the permitted sound level of the Noise Regulation 
By-law 8856. 

• appreciate the proposed sustainability features of the project; the project is on 
the right track from a sustainability point of view; 

Noted. 

• the checklist for achieving EnerGuide 82 rating was not included in the package 
provided to the Panel; 

Noted. It was provided at DP Resubmission on November 27,2018. 

• notice the 4/12 slope for the roof of the rear units; the applicant is reminded of 
the requirement to provide adequate ventilation for the attic space; 

Noted. 

• consider relocating the outdoor amenity area to the south end of the site; 

The current location was agreed upon by both the City and the developer in 
order to save the trees. 

• consider eliminating the proposed play equipment and redesigning the play area 
using natural materials, e.g. logs and boulders, to provide more interest and play 
opportunities for children; would also be more economical to build; 

The play area has been re-designed to include natural materials. The formal 
play structure remains. 

• consider installing a deck adjacent to the retained trees on the rear yards of rear 
units to increase the size of the rear yards; 

The wood deck in the rear yards will not be reinstated due to the neighbour's 
concerns. 
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• concerned on the cross access easement; buyers should be informed on this 
arrangement; 

While cross access easement is a common occurrence on No. 2 Road projects, 
future buyers will be informed about this. 

• appreciate the project; the applicant has done well considering the site 
constraints; 

Noted. 

• the rear units appear inferior to the front units in terms of the level of 
development, materiality and detailing; the steep roof slopes for the front units 
are successful; however, the proposed roof forms for the rear units are not. 

The form and slope of these roofs were designed in order to minimize the 
impact on the neighbours to the back. Other than that, the elevations were 
designed with the same materials and the same amount of detail as the front 
units (Juliette balconies, ornate trims, dormers). 

• difficult to tell that the buildings consist of 12 individual units due to their 
design, e.g. window placements, access points, doorways, and detailing; design 
development is needed to provide more identity to individual units without 
being too prescriptive; 

The clearly visible front doors and address sign which will be placed on the 
fence column should make it clear that there are multiple units within one 
building. 

• not clear whether the large windows at the west elevation of rear buildings are 
for individual units or shared by two units; review the size of these windows as 
they are more appropriate for large houses; 

The large windows are located in the living room which has a 5m room 
height. It is true that these types of large openings are commonly only found 
in single family houses. However, it was our and our client's intent to create 
town/tomes that feel larger and more luxurious than the typical townhouse 
and providing these types of features is part of this design target. 

• appreciate the limited materials and colour palette; however, concerned about 
the long-term maintenance of Exterior Insulation and Finish Systems (EIFS) 
materials considering the City's climate; 

EIFS is only used for details like the quoins or window frames. The majority 
is regular stucco. 
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• not clear about the types of materials for gates, fencing and pilasters; note that 
the rear units use inexpensive wood; review whether the proposed materials tie 
together; 

• 

• 

Refer to detail drawings for complete materials palette. Higher quality 
aluminum fencing wraps the corners of the development and extends to the 
middle of Building 5 on the South and terminates at the existing retaining 
wall on the North. The south condition is typical for a side yard residential 
setting. Fencing along the North PL may be revisited if/when the neighboring 
property is redeveloped and the proposed lane is extended. 

the whole internal drive aisle could be designed both as a "people" space and 
for vehicular circulation; could be used as a play space for children and 
social/gathering area for residents; some soft landscape suggested; 

the design of the internal road was inspired by the woonerfprinciple (one 
common space rather than dedicated vehicular and pedestrian lanes) and 
intended exactly as described above- as multifunctional space, not only as 
vehicular circulation. 
The north laneway ending was revised to create a playful environment that 
could be used by tenants as a social gathering space . 

appreciate the applicant contributing to the City's Public Art Fund; the 
applicant is encouraged to incorporate public art in the project as it will enhance 
the public realm and benefit the development, residents and visitors; 

Due to the small size of this project and limited space for an art installation, 
we feel a contribution to the Art Fund will be more useful. 

• support the proposed paving treatment for the internal drive aisle and the 
defined pedestrian pathway as they will enhance the pedestrian experience 
throughout the development; 

Noted. 

• consider slightly varying the heights of canopies above the unit doors to provide 
variation between the entrances to individual units; 

We tried some variations on the design of the entry roofs. Unfortunately these 
changes were not very successful as it only added complication to the roof 
construction without enhancing the design. 

• garbage and recycling bins should not be permanently located along the internal 
drive aisle; and 

Garbage and recycling will be stored in each unit's garage. Locations shown 
on drive aisle are only temporary locations on pick-up days. 
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• consider making the whole outdoor amenity area one level and using natural 
materials to enhance its usability and provide more play opportunities for 
children. 

This conflicts with a previous comment to 'take advantage of the topography'. 
We have not made the amenity area one level, as this makes the eastern 
portion of the amenity area ~ 3 feet lower than the sidewalk and the 
neighbouring site. Natural play elements have been added. 

Panel Decision 

It was moved and seconded 
That DP 18-829241 be supported to move forward to the Development Permit Panel 
subject to the applicant giving consideration to the comments of the Advisory Design 
Panel. 

CARRIED 



City of 
Richmond 

ATTACHMENT 3 

Development Permit Considerations 
Development Applications Department 

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

Address: 10451, 10471 & 10491 No.2 Road File No.: DP 18-829241 

Prior to forwarding the application to Council for approval, the developer is required to complete the 
following: 
1. Final Adoption of Zoning Amendment Bylaw 9872. 

2. Receipt of a Letter-of-Credit for landscaping in the amount of $129,494.75. The letter-of-credit will not be returned 
until the Letter of Assurance, confirming the landscaping is installed as per the Development Permit, prepared by the 
Landscape Architect, is reviewed by staff. 

Prior to Building Permit Issuance, the developer must complete the following requirements: 
1. Installation of appropriate tree protection fencing around all trees to be retained as part of the development prior to 

any construction activities, including building demolition, occurring on-site. Tree protection fencing must be installed 
to City standard in accordance with the City's Tree Protection Information Bulletin TREE-03, and must remain in 
place until construction and landscaping on-site is completed. 

2. 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. 

3. Incorporation of energy efficiency, CPTED, sustainability and accessibility measures in Building Permit (BP) plans as 
determined via the Rezoning and/or Development Permit processes. 

4. If applicable, payment of latecomer agreement charges, plus applicable interest associated with eligible latecomer 
works. 

5. If applicable, obtain a Building Permit (BP) for any construction hoarding. 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 Pennit. For additional information, 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. 

Initial: ---
6230234 
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• 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 



City of 
Richmond Development Permit 

To the Holder: 

Property Address: 

Address: 

1076694 BC Ltd. 

10451, 10471 & 10491 No.2 Road 

c/o Allen Zu 
155- 3757 Jacombs Road 
Richmond, BC V6V 2R3 

No. DP 18-829241 

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 Bylaw 8500" is hereby varied to: 

a) Reduce the minimum front yard setback from 6.0 m to 4.5 m; and 

b) Allow one small car parking stall in each ofthe side-by-side garages (12 small car stalls 
in total). 

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 #3 attached hereto. 

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

6. As a condition of the issuance of this Permit, the City is holding the security in the amount of 
$129,494.75 to ensure that development is carried out in accordance with the terms and 
conditions of this Permit. Should any interest be earned upon the security, it shall accrue to 
the Holder if the security is returned. The condition of the posting of the security is that 
should the Holder fail to carry out the development hereby authorized, according to the terms 
and conditions of this Permit within the time provided, the City may use the security to carry 
out the work by its servants, agents or contractors, and any surplus shall be paid over to the 
Holder. Should the Holder carry out the development permitted by this permit within the 
time set out herein, the security shall be returned to the Holder. The City may retain the 
security for up to one year after inspection of the completed landscaping in order to ensure 
that plant material has survived. 

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

6158291 



To the Holder: 

Property Address: 

Address: 

1076694 BC Ltd. 

10451, 10471 & 10491 No.2 Road 

c/o Allen Zu 
155- 3757 Jacombs Road 
Richmond, BC V6V 2R3 

Development Permit 
No. DP 18-829241 

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. 
DAY OF 

DELIVERED THIS DAY OF 

MAYOR 

6158291 

ISSUED BY THE COUNCIL THE 
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