
To: 

City of 
Richmond 

Development Permit Panel 

Report to Development Permit Panel 

Date: January 23, 2019 

From: Wayne Craig File: DP 18-831623 
Director of Development 

Re: Application by W.T. Leung Architects, Inc. on behalf of Grand Long Holdings 
Canada Ltd. for a Development Permit at 8071 and 8091 Park Road 

Staff Recommendation 

That a Development Permit be issued which would permit the construction of two residential 
towers and one office-residential tower on a podium vvith street-oriented commercial and retail 
uses at ground level at 8071 and 8091 Park Road on a site zoned "High Density Mixed Use 
(ZMU39)- Brighouse Village (City Centre). 

/~ 
Wayne ct::: 
Director of Development 
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Att. 6 
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Staff Report 

Origin 

W.T. Leung Architects Inc., on behalf of Grand Long Holdings Canada Ltd. has applied to the 
City of Richmond for permission to develop two residential towers and one office-residential 
tower on a podium with street-oriented commercial and retail uses fronting Park Road and 
Buswell Street at ground level and concealed parking at 8071 and 8091 Park Road. 

The proposed mixed use development includes a total floor area of approximately 39,410 m2 

(424,211 ft2
) comprised of approximately: 

o 5,461 m2 (58,780 ft2
) of office space within proposed Tower A (3rd_ih storey of 

the building); 
o 29,893 m2 (321,766 ft2

) of residential space within proposed Tower A, B, and C, 
including twenty one (21) Low End Market Rental (LEMR) Affordable Housing 
(AH) units that will be secured with a legal agreement as a condition of rezoning 
bylaw adoption; 

o 4,057 m2 (43,671 ft2
) of retail/restaurant space; and 

o 1,069 m2 (11,505 ft2
) of indoor and 3,558 m2 (38,295 ft2

) of outdoor common 
amenity space. 

The site is being rezoned from "Downtown Commercial (CDT1)" to "High Density Mixed Use 
(ZMU39)-Brighouse Village (City Centre)" zone under Bylaw 9878 (RZ 17 -779229), which 
received third reading on July 16, 2018. Considerations of rezoning include: 

• Registration of right of ways to secure supplementary public space at ground level 
(i.e. proposed Park Road plaza, north/south public pedestrian connection through the 
parking podium). 

• Transportation and infrastructure improvements in accordance with the City's standard 
Servicing Agreement process. Works include but are not limited to road dedications and 
frontage improvements (along Park Road, Buswell Street and both adjacent lanes), 
installation of a new traffic signal at the Park Road/Buswell Street intersection, 
installation of a new mid-block pedestrian crossing signal, undertaking improvements to 
the existing traffic signal at the No. 3 Road/Park Road intersection, and water, storm 
sewer and sanitary sewer improvements. 

• Design, construction and transfer of ownership to the City of an on-site energy plant. 
• Provision of cash in lieu of contributions for childcare and community amenity space 

consistent with City Centre Area Plan (CCAP) density bonusing provisions. 
• Participation in the City's Public Art Program and introduction of public art on-site. 

Development Information 

The subject site is comprised of two lots that are located at the northwest intersection of Park 
Road and Buswell Street and bound by existing north/south and east/west lanes (Attachment 1 ). 
There are currently no residential uses on the site. The existing one and two storey commercial 
buildings and associated surface parking are currently vacant. 
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Surrounding Development 

The subject site is located in the Brighouse Village in the City Centre Area Plan (CCAP) and is 
in an area that is designated "Urban Core T6 (45m)" and "Village Centre Bonus (VCB)" 
(Attachment 2). The applicant's proposal to rezone the site to take advantage ofthe CCAP 
supported density for the site, which includes provisions to permit up to 1.0 Floor Area Ratio 
(FAR) of additional non-residential density, is at third reading. Development surrounding the 
subject site is as follows: 

To the North: An existing lane that will be widened as a condition of rezoning bylaw adoption, 
existing commercial buildings and a new fifteen storey mixed use 
(residential/commercial) tower at 6511 Buswell Street, at the intersection of 
Buswell Road and Cook Road, that is currently under construction 
(DP 13-634111). The properties are zoned "Downtown Commercial (CDTl)" 
and designated "Urban Core T6 ( 45 m)" and "Village Centre Bonus" in the 
Brighouse Village in the CCAP. 

To the South: Park Road and existing single storey commercial buildings with surface parking 
within the front yard setback and a fourteen storey mixed use 
(residential/commercial) tower at the intersection of Park Road and Buswell 
Street (6733 Buswell Street). The properties are zoned "Downtown Commercial 
(CDTl )" and designated "Urban Core T6 ( 45 m)" and "Village Centre Bonus" 
in the Brighouse Village in the CCAP. 

To the East: Buswell Street and an existing low rise apartment building zoned "Medium 
Density Low Rise Apartments (RAMI)" and designated "Urban Centre T5 
(25m)" in the Brighouse Village in the CCAP. 

To the West: An existing lane that will be widened as a condition of rezoning bylaw adoption 
and existing one and two storey commercial buildings that front No. 3 Road and 
provide vehicle parking in both the front and rear yard setback (No. 3 Road and 
lane setback). 6560, 6600, 6640 and 6700 No. 3 Road are under application (RZ 
15-694855, DP 16-754761) to rezone to the "High Density Mixed Use 
(ZMU36)- Brighouse Village (City Centre)" zone to permit development of a 
mixed-use building (residential/ commercial/office). This development proposal 
has Third Reading and issuance of the Development Permit is pending. The 
properties are designated "Urban Core T6 (45 m)" and "Village Centre Bonus" 
in the Brighouse Village in the CCAP. 

Rezoning and Public Hearing Results 

The Public Hearing for the rezoning ofthis site was held on July 16,2018. At the Public 
Hearing, there were no written submissions or submissions from the floor. No concerns about 
the proposed rezoning were expressed. 

Staff Comments 

The proposed development scheme attached to this report complies with the provisions of the 
proposed "High Density Mixed Use (ZMU39)-Brighouse Village (City Centre)" zone. The 
applicant has satisfactorily addressed the urban design form and character objectives of the 

5932925 



January 23,2019 -4- DP 18-831623 

Official Community Plan (OCP) and City Centre Area Plan (CCAP) and associated 
Development Permit Guidelines. The attached Development Application Data Sheet 
(Attachment 3) provides a comparison of the proposed development data with the relevant 
Bylaw requirements. 

Advisory Design Panel Comments 

The Advisory Design Panel (ADP) reviewed the proposal on August 22, 2018 and again on 
October 17, 2018. Subsequent to the applicant revising the proposal in response to the ADP' s 
initial comments, the Panel was supportive of the proposed form and character subject to further 
design development in response to their comments. The current proposal incorporates changes 
in response to comments from the ADP including: 

• Design development of the building elevations, including the building elevations that 
abut the proposed Park Road plaza area. 

• Design development of the landscape plan including enhancements to the north/south 
pedestrian corridor and public plaza, and the podium level common outdoor amenity 
area. 

• Architectural and landscape updates to improve on-site wayfinding (i.e. wayfinding by 
design including building materials, colour, illumination). 

A copy of the relevant excerpt from the most recent ADP Minutes from October 17,2018 is 
attached for reference (Attachment 4 ). The design response from the applicant has been included 
immediately following the specific comments from members of the Advisory Design Panel and 
is identified in 'bold italics'. 

Analysis 

Proposal Description 
The proposed development includes three towers and stepped mid-rise buildings over a podium 
with ground level, street-oriented commercial and retail uses fronting Park Road and Buswell 
Street, and concealed parking. The CCAP supports the proposed mix of land uses at the site, 
which includes residential, office and commercial uses as well as supplementary public space at 
the ground level (i.e. proposed Park Road plaza, north/south public pedestrian connection 
through the parking podium). 

The proposal is a single phase development. The applicant intends to create four airspace parcels 
and a remainder (three residential air space parcels, one office air space parcel, one commercial 
and parking remainder). 

Conditions of Adjacency 
The proposed development is designed to minimize impacts on both existing and future 
surrounding development. 
• The subject site is surrounded by City streets and lanes and does not abut a private property. 
• The proposed siting of the towers is consistent with CCAP tower separation guidelines and 

considers both separations between proposed on-site towers and tower setbacks from the 
property line. 

• Stepped mid-rise building forms are proposed. The proposed mid-rise building massing: 
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o Increases the separation between the west side of Tower C and the east side of Tower A, 
which increases sun penetration into the common outdoor amenity area, minimizes 
overlook between residents and office workers, and maintains a view of the north shore 
mountains for some properties that are south of the subject site. 

o Includes angled building corners (for Building C and A mid-rise storeys) that maximize 
sun access to the outdoor amenity space, preserve through views, and articulate mid-rise 
building fas:ades. 

Urban Design and Site Planning 
Streetscape/Public Realm 
• Through the associated rezoning process, a series of dedications and improvements will be 

undertaken to enhance the public realm. These measures include road and lane widening, 
installation of a pedestrian push button crosswalk on Park Road that is aligned with the 
proposed Park Road plaza and north/south pedestrian connection, upgrades to the intersection 
of Park Road and Buswell Street from the current four way stop configuration into a 
signalized intersection that also includes upgrades on the north side of Park Road along the 
subject site's frontage. 

• The proposed development would contribute to activity and animation along road 
frontages: 
o The proposed building massing is consistent with CCAP guidelines that encourage a 

"human-scaled streets cape" (concealed parking and servicing, weather protection for 
street level uses, varied building setbacks along road frontages, and a series of 
commercial retail units and lobbies to on-site residences and offices that are oriented to 
support pedestrian access from the sidewalk or the proposed Park Road Plaza). 

o To minimize the impact of the proposed development on the City's roadways and 
interruption of the pedestrian realm by vehicle accesses, all access to the site will be via 
the existing east/west and north/south laneways, which will be widened. 

• The proposed redevelopment must meet the requirements of the Richmond Flood Plain 
Designation and Protection Bylaw 8204. Registration of a flood indemnity covenant on Title 
is required prior to final adoption of the rezoning bylaw. 

Site and Functional Planning 
The site's location at the intersection of Park Road and Buswell Street, proximity to No. 3 Road 
and the proposed mix of on-site uses influence the proposed site and functional planning. 

Pedestrians 
• The site is bound by lanes and roads with active uses and weather protection lining the 

property's road frontages. 
• Supplementary public outdoor amenity spaces would be secured by right of ways as a 

consideration of the associated rezoning application. 
o The proposed Park Road plaza would interrupt and animate the development's long Park 

Road frontage and support pedestrian connectivity between Park Road, commercial uses 
(including a planned grocery store at the ground level in Building A), on-site enclosed 
parking, a proposed at grade north/south public pedestrian connection through the 
building, and a proposed new Park Road mid-block signalized pedestrian crossing. 
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o A north/south pedestrian connection through the building that connects Park Road, the 
proposed Park Road public plaza, and the east/west lane is proposed. Inclusion of a 
pedestrian connection is consistent with the CCAP's objective to introduce smaller block 
pedestrian connections (at 100 m intervals) to provide more access options and linkages 
for pedestrians. To encourage its use by pedestrians and to maximize both the pedestrian 
experience and safety, the proposed building podium design includes light wells (vertical 
shafts with openings at the podium level) to facilitate natural light penetration from the 
podium level to the north/south pedestrian connection, wall mounted and flush with the 
ground linear ground lighting, continuation of colour tiles and materials used at the plaza 
throughout the corridor, continuation of the fa9ade treatment to the ceiling of the opening 
to the pedestrian pathway for continuity, visual interest and wayfinding, and landscaping. 

Vehicle Access 
• To minimize the impact of development on the City's roadways, all access to the site will be 

via the existing east/west and north/south laneways, which will be widened. Three parkade 
accesses are proposed. Two way access for both residential and non-residential uses would 
be located from the north/south lane. The east/west lane would provide two points of access 
including two way access for residential use and an exit only opening for both residential and 
non-residential uses. 

Parking and on-site car share provisions 
• The proposed vehicle, bicycle and truck parking is consistent with the site specific bylaw 

(ZMU39). Consistent with provisions in the Zoning Bylaw, as a condition of rezoning bylaw 
adoption, an agreement will be registered on Title to secure 153 parking spaces for shared 
use by retail and restaurant uses and residential visitors. 

• Although the development proposal meets on-site parking requirements, car share vehicles 
that are available for public use would be provided on-site as a supplementary Transportation 
Demand Management (TDM) amenity. Unenclosed, designated car share parking would be 
secured on-site through the associated rezoning application and accessed from the 
north/south lane. The car share provider would initially introduce one car share vehicle on
site. A second vehicle would be introduced when there is public demand for the service. 
The applicant would contribute $25,000/stall (total $50,000) to the car share operator for the 
provision of car share vehicles. 

Cyclists 
• Commercial/office and residential bicycle storage is located in secure rooms within the 

parkade and end of trip facilities are located within close proximity of the on-site plaza on the 
ground level. Bicycle maintenance and repair facilities are provided for each of the three 
buildings (Tower A facilities are at the submerged parking level, Tower Band C facilities are 
located at the uppermost parking level). Short term bicycle parking is provided at lobby 
entrances, adjacent to the plaza and within and at entries to the north/south pedestrian 
connection through the parking podium. 

Loading/Collection 
• Six on-site medium size (SU-9) loading spaces are proposed. All spaces would be secured as 

shared spaces as a condition of rezoning bylaw adoption and a covenant would be registered 
on Title to prohibit access/service by large (WB-17) vehicles. 
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• There are six waste storage areas that provide separate spaces for the on-site uses. The 
spaces are either directly accessible from an adjacent loading space or a designated holding 
area is provided that is directly accessible from an adjacent loading space. 

Wayfinding 
• The development proposal includes a signage and wayfinding strategy; however, a separate 

Sign Permit Application would be required to install commercial signage. The signage 
strategy is supplementary to site planning, building massing and building materials (colours, 
textures, illumination), which were designed to safely guide people through and to the 
various on-site uses. 

Common indoor amenity space 
• A total 794m2 (8545 ft2

) of residential common indoor amenity space and 275m2 (2,960 ft2
) 

of office indoor amenity space is proposed, which meets CCAP guidelines. The residential 
common indoor amenity space is distributed between the three buildings. The spaces would 
be equally accessible to all residents and amenities include meeting and party rooms, exercise 
facilities and an indoor pool. Each of the spaces have direct access to the adjacent residential 
common outdoor amenity space. 

Affordable Housing CAH) Strategy 
• As a condition of rezoning bylaw adoption, twenty-one Low End Market Rental (LEMR) 

Affordable Housing (AH) units will be secured on the third and fourth storey of Building B 
and C. The subject application was received prior to July 24, 2017 and is proceeding in 
accordance with in-stream provisions that were in process at the time Council adopted 

·amendments to the Affordable Housing (AH) Strategy in July 2017 (i.e. 5% of the permitted 
residential floor area will be secured as AH units). Family-friendly units comprise 57% of 
the total number of units and the total combined unit floor area is 1,536 m2 [16,534 ft2

]). 

• Registration of an AH agreement on Title is a condition of rezoning bylaw adoption. The 
agreement includes provisions to: 
o Secure access to and use of all residential indoor and outdoor amenities for the occupants 

of AH units. 
o Ensure the AH units are managed and operated by a non-profit organization that is 

acceptable to the City. 

T ff I H abe 1: A ordab e ousm =1 Summary 
·.·.· 

Unit Type Number Proposed. Unit Area 
of Units 

1 bedroom 9 . 49 m~ to 61.5 m:i (535 to 662 ft:~) 

2 bedroom 7 79.8 tO 102.6 m:i (860 -1,105fe) 

3 bedroom 5 92.8 to 102.7 m2 (999 - 1,106 ft'') 

Total 21 

Architectural Form and Character 
A1assing 

%of ·· 
··. 

Unit Unit Location 
Mix 

43% i 3'd floor: 7 units 41
h floor: 2 units 

33% 3'd floor: 5 units 41
n floor: 2 unit 

24% 3rd floor: 3 units 4m floor: 2 units I 

• Stepped mid-rise buildings are proposed. The proposed building massing accommodates the 
CCAP supported density for the site while limiting the number of proposed on-site towers 
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and softening the transition between the podium and tower building elements. The proposed 
stepped mid-rise building design would vary streetwall heights and floorplate shapes. 

• The building includes varied building setbacks along the road frontages, building entries and 
lobbies are recessed, and the Buswell Street elevation is pulled back mid-block. 

• The development supports porosity at ground level by incorporating a public plaza at the 
midpoint of the site's Park Road frontage that connects to a north/south pedestrian 
connection through the building's parkade. Angled textured walls define the Park Road 
plaza space and direct views and pedestrians to the north/south pathway. 

• The development would include a full level of below grade parking, which reduces the mass 
of the parking podium. The remaining above grade parking podium structure is wrapped 
with commercial uses and building lobby entrances at ground level and commercial and 
residential uses above along the site's Park Road and Buswell Street frontages. The exposed 
parking podium elevations along the building's lane frontages are articulated using 
aluminium louvers, painted concrete with reveals, corrugated metal panels, vertical slat 
screening, and ground level commercial uses and windows wrap around the building corners. 

• The proposed tower floorplates are generally consistent with CCAP design guidelines. The 
development's proposed stepped tower design is characterized by incrementally reduced 
tower floorplate sizes. 

o Tower A's podium includes office uses ( 41
h to 7th storey), and proposes larger 

floorplates, with residential uses above. 
o Tower B has tower floorplates that are less than 650m2 (6, 996 ft2

). 

o Tower C similarly proposes a slim profile tower with floorplates that are less than 650 
m2 (6,996 ft2

) for the upper 6 storeys of the tower. 

Building Articulation 
• The building is characterized by angles and an orthogonal character. The building's 

horizontal character is articulated with the use of varied fa~tade materials in muted hues that 
are punctuated with colour and materials including: 

o Translucent burgundy tinted glass screens; 
o Gold, grey and black hued spandrel panels; 
o Metal screen panels; and 
o A vertical slat screen applied to the indoor amenity bridging element between Tower 

A and Tower C, and to the lane elevation to identify access to the north/south 
pathway 

• Colour and materials are used to differentiate on-site uses and to introduce a strong vertical 
character to Tower Cat the southeast corner of the site (i.e. a series of vertical gold hued 
spandrel panels set the office component of the development apart from the residential uses, 
gold hued spandrel panels and omission of horizontal building slabs between building floors 
create a vertical statement at the southeast corner of Tower Cat the Park Road and Buswell 
Street intersection). 

Landscape and Open Space Design 
Ground level: A distinct porcelain paver pattern would be installed to identify entries to building 
lobbies and these areas would be lined with metal planters and wood benches. The materials and 
pattern are repeated to identify the Park Road plaza area and to emphasize the building's recess 
from Buswell Street. The pavers continue through the building to define the north/south 
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pedestrian connection. The lightwells that would be incorporated into the parking podium design 
to facilitate the penetration of natural light to the north/south pedestrian connection would also 
support the long term survival of the shrubs and ferns that are proposed in planters. A columnar 
tree (Hedge Maple) would be planted at the building's Buswell Street recess and the Park Road 
plaza design includes a feature (Katsura) tree. Two shades of concrete are proposed at ground 
level. The darker hue would be used to establish a regular pattern of bands that align with 
building columns and that draw attention to the entries to commercial ground level uses. 

Office common open space: Located above the parking podium and accessed from the fourth 
storey office indoor amenity area, a designated office outdoor amenity area, which is finished 
with unit pavers and perimeter landscaping, is proposed at the northwest corner of the building's 
podium. 

Residential common outdoor space: The common residential outdoor amenity space would be 
located above the parking podium and includes active and passive spaces including urban 
agriculture gardens and associated amenities, curvilinear pathways, outdoor patio spaces with 
direct access to common indoor amenity spaces, a long table next to a gas barbeque and 
associated sink and counter, a central water feature, seating benches and walls, and children's 
play areas. Raised planters with suitable soil volume to support landscaping that includes trees 
would be introduced throughout the outdoor amenity area and used to separate common outdoor 
amenity space from outdoor spaces associated with private residences. The proposal includes 
3,558 m2 (38,297 ft2

) of outdoor amenity space, which exceeds CCAP guidelines. 

Children's play area: The landscape design includes two areas that are specifically designed to 
encourage children's play and to suit a variety of development stages including: 

• A conventional designated play area with a large prefabricated play structure that 
includes climbing, hanging and sliding play equipment on a poured in place rubber 
surface. 

• "Natural play" areas with boulders and logs to encourage exploratory and imaginative 
play. One of the natural play areas features a slide that is integrated into the landscaped 
mound and a tunnel this is comprised of individual wood frames and associated stepping 
stones. 

Green roof With the exception of the tower rooftops, irrigated sedum green roofs are proposed 
at building rooftops that are not private or common outdoor amenity space. Planting the terraced 
building rooftops contributes to the proposal's on-site sustainability features. 

Landscape Letter of Credit (LOC): As a consideration of Development Permit issuance, the 
applicant will provide a LOC for $1,579,121.27. 

Tree Retention and Replacement: A survey submitted by the applicant confirms that there are no 
existing bylaw trees on or adjacent to the subject site. No tree replacement or protection is 
required. 

Public Art: During the associated rezoning application review process, the applicant committed 
to participate in the City's Public Art Program (Policy 8703). A possible location for public art 
is identified within the Park Road plaza area. A public art plan for this site was considered and 
supported by the Public Art Committee on October 16,2018. 
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Sustain ability 
BC Energy Step Code: In June 2018, City Council amended the Building Regulation Bylaw to 
include BC Energy Step Code requirements. The subject development is designed and would be 
constructed to comply with Step 2 requirements, which combined with provision of an on-site 
energy plant, is consistent with the updated Building Regulation Bylaw (Attachment 5). 

District Energy Utility (DEU): As a consideration of rezoning, the applicant will design, 
construct and transfer ownership of an on-site energy plant to the City. Seventy percent of space 
heating, space cooling and domestic hot water will be from a non-carbon energy source (air 
source heat recovery system). Sustainability staff have received preliminary design information. 
Should changes affecting the form and character of the development be required as a result of 
ongoing development of the energy plant design, a General Compliance application may be 
required. 

LEED & Step Code: The subject application will target LEED (version 4) silver equivalency and 
a 51% window to wall ratio to improve building energy efficiency. The preliminary equivalency 
scorecard is attached to this report (Attachment 6). 

Electric Vehicle (EV) Charging Infrastructure 
In December 2017, City Council amended the Richmond Zoning Bylaw to support electric 
vehicle (EV) charging infrastructure for all residential parking spaces. In accordance with the 
bylaw, all residential parking spaces will be provided with an energized outlet (Level 2 EV 
charging). The development also provides charging infrastructure for commercial and visitor 
parking spaces and for secured bicycle parking (Attachment 3). 

Livability 
Accessibility: All of the proposed units would incorporate aging in place features to 
accommodate mobility constraints associated with aging. These features include stairwell 
handrail; lever-type handles for plumbing fixtures and door handles; and solid blocking in 
washroom walls to facilitate future grab bar installation beside toilets, bathtubs and showers. 
Barrier-free access to the building lobbies and indoor and outdoor amenity spaces is provided 
throughout the building. 

Basic Universal Housing (BUH): Sixteen percent ofthe proposed 353 units proposed, including 
all 21 AH units, which will be secured through the concurrent rezoning application, would be 
constructed to be fully accessible in accordance with the Basic Universal Housing (BUH) 
features outlined in Section 4.16 of the Zoning Bylaw. The Zoning Bylaw supports a density 
exclusion of 1.86 m2 (20 ft2

) per BUH unit; however, the applicant does not propose to apply this 
exemption. 

Noise Mitigation: The site is affected by OCP Airport Noise Contours and traffic noise. The 
applicant has provided an acoustical evaluation report and a mechanical thermal report, which 
were both prepared by a qualified professional, to study interior noise levels and noise mitigation 
standards to ensure compliance with the City's OCP interior noise guidelines and Noise 
Regulation Bylaw (8856). The acoustical report suggest suitable window glazing standards and 
installation of weather stripping on exterior doors. In addition, all units would have air · 
conditioning; therefore, it would not be necessary for residents to open windows during warm 
weather. The mechanical thermal report confirms that operation of the mechanical system will 
not only be energy efficient but also comply with the Noise Regulation Bylaw. 
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Crime Prevention through Environmental Design (CPTED): The applicant has provided a 
summary of feature CPTED measures which focus on: 

• Encouraging passive surveillance through design (i.e. an open parkade layout, installation 
of transparent glazing at elevator lobbies, activating public spaces, street oriented store 
fronts); and 

• Creating well defined spaces (i.e. design with wayfinding in mind, distinguish between 
public, semi-private and private spaces, integrate signage and lighting strategies). 

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. 
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Attachment 1 : Location Map 
Attachment 2: Brighouse Village Specific Land Use Map 
Attachment 3: Development Application Data Sheet 
Attachment 4: Advisory Design Panel Minutes & Applicant Responses (inserted in bold italics) 
Attachment 5: Letter from Project Architect: Construction of Step 2 Building 
Attachment 6: LEED Equivalency List (provided by applicant) 

DN:cas 

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

• Receipt of a Letter-of-Credit for landscaping in the amount of $1,579, 121.27. 

Prior to future Building Permit issuance, the developer is required to complete the following: 

• The applicant is required to obtain a Building Permit for any construction hoarding associated with the 
proposed development. If construction hoarding is required to temporarily occupy a street, or any part thereof, 
or occupy the air space above a 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 
Building Approvals Department at 604-276-4285. 

• Submission of a construction traffic and parking management plan to the satisfaction of the City's 
Transportation Depanment (http://www.richmond.ca/services/ttp/speciaLhtm). 

• Confirmation that the recommendations identified in the acoustic evaluation report by Brown Strachan 
Associates, dated December 7, 2018, and in the mechanical thermal report by Williams Engineering, dated 
December 10, 2018, or equivalent measures, have been incorporated in the construction plans. 

• Confirmation that the design of the proposed development will meet Step 2 of the BC Energy Step Code. 
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ATTACHMENT 2 

Specific Land Use Map: Brighouse Village (2031) 
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City of 
Richmond 

Development Application Data Sheet 
Development Applications Department 

RZ 17-779229 Attachment 3 

Address: 8071 and 8091 Park Road 

Applicant: W.T. Leung Architects, Inc. on behalf of Grand Long Holdings Canada Ltd. 

Planning Area(s): City Centre Area Plan (Brighouse Village) 

Existing Proposed 

Owner: 
Grand Long Holdings Canada Ltd. Grand Long Holdings Canada 
Inc. No. BC1168849 Ltd. Inc. No. BC1168849 

Site Size (m2
): 

10,621.61 m2 (114,333 W) 10,216 m2 (109,969 W) 

Land Uses: 
Commercial, restaurant Office, commercial, restaurant, 

residential 

OCP Designation: Downtown Mixed Use Downtown Mixed Use 

Area Plan Designation: 
Urban Core T6 (45 m), Village Urban Core T6 (45 m), Village 
Centre Bonus Centre Bonus 

Zoning: 
Downtown Commercial (CDT1) High Density Mixed Use (ZMU39) 

- Brighouse Village (City Centre) 
0 Market housing: 332 residential 

Number of Residential Units: 
units 
AH:21 
Total: 353 

On Future 
I 

Proposed ZMU39 Proposed Variance Subdivided Lots Bylaw Requirement 
2.0 FAR increased to a 
higher density of 3.0 FAR 
conditional to complying 
with the City's affordable 

Net: 3.86 FAR housing objectives 

Floor Area Ratio: 3.0 FAR increased to a Residential: 2.93 FAR 
none permitted 

1 higher density of 4.0 FAR Non-residential: 0.93 
I conditional to the lot being 

located within a VCB 
designated area and 
complyinQ with VCB terms 

Total: 39,412 m2 

(424,222 ft2) 

Buildable Floor Area (m2):* 40,863 m2 (439,846 W) Residential: 29,893 m2 none permitted 
(321, 767 ft2) 
Non-residential: 9,518 m2 

(102,455 ft2
) 

Lot Coverage(% of lot area): 90% for buildings 62.7% none 

Lot Size: 
CCAP minimum: 10,216 m2 (109,965 ft2) 
4,000 m2 none 

Lot Dimensions (m): 
Width: 45 m minimum Width: 85-88 m 

none 
Depth: 40 m minimum Depth:117-120 m 

5932925 



January 23,2018 -2- DP 18-831623 

On Future Proposed ZM U39 
I Proposed Variance Subdivided Lots Bylaw Requirement 

• Park Road and Buswell • Park Road: Min. 3 m Street: 3m minimum that 
may be reduced to 2.2m • Buswell Street: Min. 2.2 

Setbacks (m): subject to conditions to 3.0 m none 

• Rear: Min. 0 m 
• Rear (west): Min. 1.45 m 

• Side: Min. 0 m • Side (north): Min. 1.5 m 

• Balconies: 1/3 of Balconies: 
required setback (0. 73 m Park Road: 0.72 m I to 1.0 m) 

Buswell Street: 0.72 m I 

• Architectural features: 
0.6 m Awnings: 

Permitted setback projections: • Awnings: to the property Park Road: 1.98 m none 
line (as approved through Buswell Street: 1.98 m 
the DP) and extending to the property 

• Cantilevered roofs: 1.2 m line in some locations as shown 

• Above ground utilities: 
in the DP plans 

0.6 m 

Tower A: 46.93 m (15 

Height (m): 4 7 m geodetic 
storeys) 

none 
Tower B & C: 46.88 m 
( 16 storeys) 
Total: 622 

Total: 565 Residential: 379 
Non-residential: 

Residential: 337 -Commercial/restaurant: 159 

Parking Spaces- Total (Zone 1) Non-residential: (Of which 153 would be none 
-Commercial/restaurant: 153 shared with residential 
(shared with residential visitors and secured with an 
visitors) agreement on Title as a 
-Office: 75 condition of rezoning bylaw 

adoption.) 
-Office: 84 

Parking Spaces - Residential Total: 337 
(City Centre Zone 1) 379 
Applied rates: Residential: 332 
Residential: 1/unit 

AH: 19 (no TOM relaxation 
none 

AH: 0.9/unit 
Shared visitor/commercial parking (no Visitor: 71 spaces shared requested or required) 

exclusive use) with commercial 

Total: 243 
Parking Spaces Non- Total: 228 
Residential Commercial/restaurant: 159 no TOM 
Applied rates: Commercial/restaurant: 153 (shared with residential relaxation 
3.75/100m2 (on 151 2 floors)+ (shared with residential visitors) requested or 
[1.5/100m2 (above 181 2 floors) visitors) Office: 84 required 
15%] Office: 75 

no TOM relaxation 
requested or required 

50% max for market 
72 parking stalls in 

residential spaces 
Tandem Parking 

(maximum permitted: 
tandem arrangement (36 none 

159) 
tandem stalls) 

2% of required parking 
14 

Accessible Parking Commercial: 6 none 
spaces ( 12 stalls) 

Residential: 8 

5932925 



January 23, 2018 - 3 - DP 18-831623 

On Future 
I 

Proposed ZMU39 
I 

Proposed I Variance 
Subdivided Lots Bylaw Requirement 

6 shared medium truck 

Loading 
loading spaces 6 shared medium truck 

none 
No large on-site truck loading spaces 
(WB 17) parking 

Class 1 Bike Storage (Secure) Total:449 Total:563 
Applied rates: 
Residential: (1.25/unit) Residential: 424 Residential: 481 none 
Commercial: (0.27/100m2 gross 
leasable area greater than 100 m2

) Commercial: 25 Commercial: 82 
Class 2 Bike Storage (Unsecure) Total: 44 Total: 53 
Applied rates: 
Residential: (0.1/unit) Residential: 34 Residential: 35 none 
Commerciai:(0.1/100m2 gross 
leasable area greater than 100m2

) Commercial: 10 Commercial: 18 
All residential parking 
spaces (excluding) visitor 
parking spaces to feature Residential: 
energized outlet (minimum 1 00% EV ready 
Level 2 charging) 

Electric Vehicle (EV) Charging 
Commercial/visitor parking 

20% of stalls with 120 V spaces: none 
Equipment electric vehicle charging • 49 EV ready 

receptacle (i.e. 46 stalls) • 61 EV roughed in conduit 
25% of stalls with roughed 
in conduit for future 
installation of charging 
receptacle (i.e. 57 stalls} 

Electric Vehicle (EV) Charging 10% of spaces: 48 49 none Equipment - bicycle 
Total: 1,069 m2 

(Residential: 794m2
, Office: 

275m2
) 

2 m2/unit 678 m2 

Tower A: Residential: 145 (ZMU39 permits 0.1 FAR 
additional floor area provided it m2

, Office: 275 m2 

is used entirely to Tower B: Residential: 523 
Amenity Space - Indoor: accommodate indoor amenity m2 none 

space [1 ,078 m2
]) Tower C: Residential: 126 

m2 

Amenity area exceeds Bylaw 
permitted exemption; therefore, 
57 m• of indoor amenity is 
included in the proposed FAR) 

OCP: Min. 6.0 m2/unit, Total: 3,558 m2 

including 600 m2 for 
Office: 605 m2 

children's play space: 2,118 

Amenity Space- Outdoor: 
m2 based on 353 units Residential: 2,953 m2

, 
none 

including 604m2 children's 
CCAP: Min. 10% of net site: play area 
<\;P21 m

2 
based on 10,215 

m) 

Total 56 
Basic Universal Housing (BUH) AllAH units (21) AH: 21 none 

Market: 35 

5932925 



1. 

5932925 

Advisory Design Panel 

Wednesday, October 17, 2018 

ATTACHMENT 4 

DP 18-831623 - 3-TOWER CITY CENTRE MIXED USE COMMERCIAL, 
OFFICE AND RESIDENTIAL DEVELOPMENT 

ARCHITECT: 

LANDSCAPE 
ARCHITECT: 

PROPERTY LOCATION: 

Applicant's Presentation 

W.T. Leung Architects Inc. 

Durante Kreuk Ltd. 

8071 and 8091 Park Road 

Kenning Tam, W.T. Leung Architects, Inc., and Stephen Vincent, Durante Kreuk Ltd., 
presented the project and together with Wing Ting Leung, W.T. Leung Architects, Inc., 
answered queries from the Panel on behalf of the applicant. 

Panel Discussion 

Comments from Panel members were as follows: 

• appreciate the improved package provided to the Panel which addresses many 
of the comments that were previously expressed by the Panel; 

• appreciate the project targeting BC Energy Code Step 2 for energy efficiency; 

• the project is targeting the City requirement for LEED Silver Equivalency in 
terms of sustainability; however, the applicant is using a LEED 2009 scorecard 
which is no longer applicable; the applicant is advised to submit a LEED 
Version 4 scorecard; Applicant: Noted. 

• the applicant needs to indicate the location of required vestibules for large 
CRUs in the floor plans; Applicant: Vestibules have been added to entrances 
to the large CRU space annotated as "GROCERY". The remaining CRU 
spaces are intended to smaller units. 
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• the applicant is advised to consider different indoor temperature condition 
requirements for residential, office, and commercial spaces in determining 
design parameters for the project's heating, ventilation and air conditioning 
system (HV AC); review indoor design condition for residential spaces indicated 
in the package provided to the Panel; Applicant: Noted. 

• appreciate the proposed use of low-carbon energy sources for the project; 
however, the applicant is advised to review the requirements for the Low 
Carbon Energy Building System in terms of the maximum limit for C02 use; 
Applicant: Noted. 

• consider increasing the height of the slab at the podium level and follow the 
organic/curvilinear forms in the overall landscape concept for the podium level 
(including the shape of the light wells) to avoid the rectangular box canyon 
visual experience from the pedestrian connection looking above the openings at 
the podium; Applicant: The slab elevation of the podium cannot be raised 
further as it will affect the heights of the towers above. The straight edges of 
the openings were informed by the desire to provide weather protection to the 
parking levels below. However, the openings have been adjusted to be slightly 
larger. 

• consider spilling some of the landscaping on the podium level over the edge to 
reinforce the south-facing plaza, e.g. introducing a south-facing green wall; 
Applicant: Consideration had been given to introducing a planted green wall. 
However, it was determined proper maintenance and irrigation would be 
technically challenging and costly. 

• size of proposed tree at the south plaza should be large enough to provide a 
significant feature at the plaza; Applicant: The tree within the plaza is 
specified as a Katsura, which is a medium to large sized tree upon maturity. 
We feel this is an appropriate size and species as a focal point of the plaza. 
The planter has been adequately sized to support long-term health and growth 
of the tree. 

• investigate further opportunities to animate the plaza in view of the applicant's 
decision to eliminate the stairs leading up to the restaurant; Applicant: Along 
with the focal Katsura tree, public art will be installed within the plaza. A 
generous amount of bench seating encourages people to gather. Various 
outdoor activities are also envisioned to help animate the plaza such as 
outdoor cafe~style seating, grocery produce & floral displays, and seasonal 
cart vendors. 

• consider a focal point that is anchored in one area in the proposed paving 
pattern on the plaza and decreasing the visual links in the parkade; Applicant: 
The plaza design has been revised to decrease a visual link towards the 
parkade and improve the focus on the central Katsura tree I planter and 
Public Art. 
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• applicant needs to provide details on the lighting plan for the plaza, low 
level lighting, lighting on the soffits, and other relevant details; Applicant: 
Linear in-ground lighting has been added to the ground plane of the plaza 
and the pedestrian walkway in a random pattern to illuminate the area in soft 
light. There are wall sconces (up and down lighting) along the sides of the 
plaza and extends along the full length of the walkway. Linear soffit lights, 
integrated with the ceiling soffit slats, extend the full length of the walkway as 
well. 

• in general, appreciate the proposed improvements on the project; 

• agree with the positive comments regarding the improvements on the project in 
response to Panel comments, particularly on the articulation of the entry plaza; 

• the diagram on page 23 in the package provides a clearer articulation and 
stronger identity to the entry plaza in terms of colour and fa9ade treatment as 
opposed to the model presented to the Panel; 

• appreciate the colour and texture of the underside of the bridge connecting 
Buildings A and C; however, the height of the entry to the pedestrian 
connection is low and should be reconsidered given the scale of the project; 
Applicant: The soffit is approximately 17ft. [5.18m] above the plaza floor. 
We believe this height is an appropriate proportion for the size of the plaza. 

• also appreciate the use of white colour to animate the bridge; 

• applicant is advised to reconsider the installation of picture windows above the 
entry to the pedestrian connection as they take away from the simplicity of the 
entry; consider continuing the vertical slat treatment over the windows all the 
way up the entire entry fa9ade to create a single gesture; Applicant: The 
punched windows have been replaced with a single, linear clerestory window. 
The extent of the vertical slat treatment has been increased to create a more 
monumental frontage facing the plaza. 

• consider bringing back the stairway leading to the restaurant considering the 
new design of the plaza; Applicant: Given the size of the plaza, we believe 
there is not enough room for a staircase of proper significance. Instead, 
focus is on the central planter I tree and public art. 

• consider identifying the location of the proposed public art in the plaza as it will 
affect the design of the plaza, treatment of the structural walls at the plaza 
corners, entry to the pedestrian connection and pedestrian circulation within the 
plaza; Applicant: Noted. The intention is for the public artwork to be 
integrated with the plaza. A "place holder" location is shown on the 
drawings. A separate Public Art Plan has been submitted. A presentation 
was made to the Richmond Public Art Committee and committee members 
generally supported the idea of having a flexible location for the Art 
depending on the resulting artists' proposals. 

• appreciate the more thorough presentation package provided by the applicant to 
the Panel; 
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applicant is advised to give more thought to the proposed landscape and 
architecture materials as there appears to be lot going on in the plaza; 
Applicant: Noted. The plaza design and use of materials have been 
simplified and refined. A lighting design has also been incorporated. 

appreciate the grand gestures in the plaza; however, would appreciate if the 
vertical slat treatment on the fa9ade above the entry to the pedestrian connection 
could extend upwards; Applicant: The vertical slats are extended to the 
parapet tops of the bridge form over the walkway entry. 

structural walls in the plaza are an important part of the entryway; consider 
incorporating architectural or landscape treatment on the walls, e.g., green wall 
treatment or installing metal panelling; however, signage should not be 
incorporated into the walls as it would not be visually appealing; Applicant: 
Board-formed concrete is being considered for the walls at the plaza corners 
for texture and materiality. Box planters have been added within the plaza 
that would allow climbing vines to be incorporated. 

design of the paving treatment on the plaza and the pedestrian connection needs 
refinement; ensure that the paving concept/approach is fully expressed and 
carried through; also look at better integration of the paving treatment on the 
entryway and the sidewalk; Applicant: The plaza design and paving 
treatment have been revised to better integrate the plaza, pedestrian walkway 
and sidewalks. Along the walkway, coloured bandings align with columns 
and architectural fa~ade panel locations. In-ground lighting has also been 
incorporated. 

the applicant should consider incorporating landscape/architectural treatment to 
animate the comer of the plaza and not rely on the future tenant; applicant could 
consider installing metal panels on solid walls at the plaza comers which echo 
the facades of the building; Applicant: Noted. Board-formed concrete is 
being considered for the walls at the plaza corners for texture and materiality. 
Moveable box planters have been added within the plaza, allowing a potential 
flexible approach to meet the needs of future tenant(s). 

appreciate the applicant's move to remove the skylights over the lightwells; 
ensure adequate soil volume to ensure survivability of vines coming down from 
planters; Applicant: The planter depths are generally minimum 24" deep and 
will support plant growth and health. Soil volume references are included in 
the drawings. 

appreciate the comprehensive package provided by the applicant to the Panel 
and the applicant's responses to Panel comments in the previous consideration 
of the project which have addressed most of the primary concerns of the Panel; 

appreciate the applicant's approach to use mostly architectural and landscaping 
treatments in lieu of signage for wayfinding; 



5932925 

- 5-

• consider a more pedestrian-friendly entry to the north-south pedestrian 
connection from the north lane similar to the approach to the entry at the south 
side; also look at and address the potential conflict between pedestrians and 
vehicles at the north lane; Applicant: Revisions have been made to further 
differentiate and separate the walkway opening and the adjacent vehicle 
access opening. The two have been separated so that they are not on the same 
plane in plan. 

• the applicant is advised to bring in a signage consultant considering the size of 
the project; Applicant: Noted. 

• appreciate the applicant's efforts to reduce the project's window-to-wall ratio; 
consider installing more insulated walls for the office portion of Tower A and 
incorporate more vertical wall elements on residential units to further reduce the 
window-to-wall ratio and the mechanical loads on these spaces; Applicant: 
Noted. 

• consider introducing solar shading for office spaces on the south side; 
Applicant: Horizontal sunshades have been added to south-facing facades of 
the office levels. 

• consider increasing the depth of the canopy above the pedestrian connection 
entry from five feet to at least seven or eight feet considering the scale of the 
development; and Applicant: Canopy projections have been increased to 6'-
6" for improved weather protection. 

• appreciate the different architectural treatment of the bridge's facade above the 
pedestrian connection entry; however, consider reducing the punched effect of 
the windows in the amenity space overlooking the plaza. Applicant: The 
punched windows have been replaced with a single, linear clerestory window. 
The extent of the vertical slat treatment has been increased to create a more 
monumental frontage facing the plaza. 

Panel Decision 

It was moved and seconded 
That DP 18-831623 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 
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ATTACHMENT 5 

W.T. LEUNG ARCIDTECTS INC. 
Su!te 300 973 West Broadway, Vancouver, British Columbia , Canada V5Z 1 K3 Tel (604) 736-9711 Fax (604) 736-7991 

January 11, 2019 

Diana Nikolic, Senior Planner (Urban Design) 
City of Richmond 
Policy Planning Department 
6911 No. 3 Road 
Richmond, BC V6Y 2C1 
Canada 

Dear Ms. Nikolic: 

RE: 8071 -8091 Park Road 
Development Permit DP 18-831623 

We are writing to confirm that the design of the proposed development at 8071 8091 Park Road will meet Step 
2 of the BC Energy Step Code with regards to energy efficiency requirements. The proposed development will 
also be designed to Include a low carbon energy plant onsite, ready to connect to the City Centre District Energy 
Utility (DEU) system once such system is available for connection. 

Yours truly, 

W.T. LEUNG ARCHITECTS, INC. 
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City of 
Richmond Development Permit 

To the Holder: 

Property Address: 

Address: 

No. DP 18-831623 

W.T. Leung Architects, Inc. on behalf of Grand Long Holdings 
Canada Ltd. Inc. No. BC1168849 

8071 and 8091 Park Road 

c/o W.T. Leung Architects, Ltd. 
#300 - 973 West Broadway 

BC V5Z 1K3 

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 sho\\In cross-hatched on the 
attached Schedule 11A" 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 a to # 11 b 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 
$1,579,121.27 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. 

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. 

5932925 



To the Holder: 

Property Address: 

Address: 

Development Permit 
No. DP 18-831623 

W.T. Leung Architects, Inc. on behalf of Grand Long Holdings 
Canada Ltd. Inc. No. BC1168849 

8071 and 8091 Park Road 

W.T. Leung Architects, Ltd. 
#300- 973 West Broadway 

BC VSZ 1K3 

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 

5932925 

ISSUED BY THE COUNCIL THE 
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