
City of 
Richmond 

To: Development Permit Panel 

From: Wayne Craig 
Director, Development 

Report to Development Permit Panel 

Date: April 18, 2019 

File: DP 18-829286 

Re: Application by Oris Developments (Hamilton) Corp. for a Development Permit at 
23200 Gilley Road 

Staff Recommendation 

That a Development Permit be issued which would permit the construction of a four-storey, 
mixed-use development with a partially below-grade parkade with 2,345 m2 (25,239 ft2

) of 
commercial/retail space and 223 units at 23200 Gilley Road on a site zoned "Residential I 
Limited Commercial (ZMU35) Neighbourhood Village Centre (Hamilton)". 
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Att. 3 
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Staff Report 

Origin 

Oris Developments (Hamilton) Corp. has applied to the City of Richmond for permission to 
develop a four-storey mixed-use development with a partially below-grade parkade, 2,345 m2 

(25,239 ft2
) of commercial/retail space and 223 units at 23200 Gilley Road (Parcel 1) on a site 

zoned "Residential/ Limited Commercial (ZMU35)- Neighbourhood Village Centre 
(Hamilton)". The site currently contains a shopping centre with a large surface parking lot. 

The site is being rezoned from "Community Commercial (CC)" to "Residential/ Limited 
Commercial (ZMU35)- Neighbourhood Village Centre (Hamilton)" under Bylaw 9746 
(RZ 16-754305). 

The following servicing works are being completed under a Servicing Agreement 
(SA 18-842116) as part of the required rezoning considerations: 

• Westminster Highway: The applicant will upgrade Westminster Highway to the ultimate 
standards at the Gilley Road intersection with new northbound and southbound left-turn 
lanes, provision of on-street bike lanes and sidewalks that are coordinated and add to the road 
works required for the Parcel2 development to the north (SA 15-717692). 

• Gilley Road High Street: Gilley Road will be raised and rebuilt as part of the servicing 
works for the Parcel 2 development to the north. For this application (Parcel 1 ), the applicant 
will be constructing streetscape works including a concrete sidewalk, boulevard, street trees 
and decorative street lights as well as a mid-block crosswalk. 

• Smith Drive: Along the entire development frontage with Smith Drive, the applicant will 
provide a new treed boulevard, concrete sidewalk, and on-street parking along the west side 
of the street. There will also be traffic calming elements including a raised median, curb 
extensions, and an enhanced pedestrian crossing at the existing crosswalk located near the 
southern limit of the development frontage. 

• McColl Crescent - Queen Canal Pathway: The applicant will improve the existing pathway 
connection via a new statutory right-of-way (SRW) between the existing public pathway in 
the City-owned Queen Canal Corridor and the existing dedicated City pathway leading to 
McColl Crescent in the adjacent singk·family neighbourhood. 

• Queen Canal Corridor: The applicant will be removing invasive species and planting native 
species within the Riparian Management Area (RMA) that includes this City-owned corridor 
and which extends into the development site (as discussed in the RMA section below). 

Development Information 

Please refer to the attached Development Application Data Sheet (Attachment 1) for a 
comparison of the proposed development data with the relevant bylaw requirements. 
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Background 

Development surrounding the subject site is as follows: 

• To the north, across Gilley Road: A four-storey, mixed-use building being constructed on a 
site zoned "Residential I Limited Commercial (ZMU29)- Neighbourhood Village Centre 
(Hamilton)" (RZ 14-660663 and DP 15-716268), and four single-family dwellings zoned 
"Single Detached (RS 1 /F)" under a rezoning application (RZ 18-83 7721) being reviewed by 
City staff to permit construction of a four-storey, mixed-use building. A Staff Report on the 
proposed rezoning will be forwarded to Planning Committee and Council at the completion 
of the Staff review. 

• To the south: A subdivision of single-family dwellings fronting McColl Crescent zoned 
"Single Detached (RS 1/B)". 

• To the east, across Smith Crescent: The Hamilton Community Centre and Hamilton 
Elementary School on sites zoned "School & Institutional (SI)". 

• To the west, the Queen Canal Corridor and a gas station site zoned "Gas & Service Stations 
(CG 1 )". 

Rezoning and Public Hearing Results 

During the rezoning process, staff identified the following design issues to be resolved at the 
Development Permit stage: 

• Additional vertical and/or horizontal articulation needs to be added to the rooflines of the east 
and west buildings respectively facing Smith Drive and the Queen Canal corridor. 

• Additional articulation needs to be added to the long straight top edge of the parkade podium 
facing the Queen Canal corridor. 

• Stepping back ofthe upper floor(s) ofthe south end ofthe wings of each building should be 
considered, with particular attention to the building wing at the southeast corner of the site. 

• The grade difference between the ground floor of the buildings and Smith Drive to the east 
and the Queen Canal corridor to the west should be refined; with the objective of achieving a 
comfortable height transition, adequate landscape screening of the parkade and application of 
CPTED principles. 

The Public Hearing for the rezoning ofthis site was held on June 18,2018. At the Public 
Hearing, nine members of the public provided correspondence in support of the application and 
one member of public expressed the following concerns about rezoning: 

• Traffic in the area as a result of the proposed density. 

• Sufficient parking for the proposed development. 

• Access to the proposed development and its effect on traffic flow. 

• The lack of a designated pick-up and drop-off area for the adjacent school. 

6154118 



April18, 2019 - 4-

Staff worked with the applicant to address the issues raised in the rezoning Staff Report and at 
the Public Hearing in the following ways: 

• Additional raised roofs, coordinated with the building's articulation, have been added to the 
east and west buildings respectively facing Smith Drive and the Queen Canal corridor. 

• The fourth floor of south wing of the east building has been stepped back from the third floor 
to reduce building mass facing Smith Drive. 

• An increased quantity and diversity of plants have been included along the western edge of 
the parkade adjacent to the Queen Canal Riparian Management Area and adjacent to 
Smith Drive. 

• The proposed Development Permit plans provide 451 vehicle parking spaces; more than the 
required 412 parking spaces. 

• The driveway entrance to project's surface parking lot off of Gilley Road was improved by 
adjustment of the paving surface and placement of bollards along the edges of the driveway 
entrance onto Gilley Road. 

• The applicant and City met with School District staff, Community Centre staff, and 
representatives from the Hamilton Community Association and Hamilton Elementary School 
Parent Advisory Committee to: 

o Adjust the proposed median and frontage works along Smith Drive being constructed 
under the Servicing Agreement for the subject Parcel development. 

o Develop a plan for the relocation of the entrance driveway to the School I Community 
Centre parking to Gilley Road (adjacent to the existing exit driveway). 

It should also be noted that City staff reviewed the TIA prepared by the applicant's consultants 
for the rezoning application to ensure that the necessary transportation works are included for the 
anticipated traffic from the subject development and surrounding proposed developments. 

Staff Comments 

The proposed scheme attached to this report has satisfactorily addressed the significant urban 
design issues and other staff comments identified as part of the review of the subject 
Development Permit application. In addition, it complies with the intent of the applicable 
sections of the Official Community Plan (OCP) and is in compliance with the "Residential I 
Limited Commercial (ZMU35)- Neighbourhood Village Centre (Hamilton)". The proposed 
development is also consistent with the applicable Hamilton Area Plan land-use policies and 
Development Permit Area Guidelines. 

Advisory Design Panel Comments 

The Advisory Design Panel was in favour of the proposed project. A copy ofthe relevant 
excerpt from the Advisory Design Panel Minutes from Thursday, December 20,2018 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'. 
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Analysis 

Conditions of Adjacency 
The proposed development has four adjacency conditions: the Gilley Road "High Street" to the 
north, Smith Drive to the east, the Queen Canal Corridor to west, and an existing single-family 
subdivision to the south. Specifically, these adjacencies include: 

• The Gilley Road "High Street" project frontage forms the functional front of the project with 
the surface parking lot entrance and both building lobbies located near the middle of the 
block. This frontage is occupied by commercial I retail units, including a space capable of 
accommodating a grocery store in the east building. Gilley Road rises from approximately 
1.0 m geodectic elevation at Queen Canal to 3.5 mat the middle of the block and then falls 
back to approximately 1.5 m geodectic elevation at Smith Drive. This results in a situation 
where the retail frontage is at street level for approximately one-half of the block and above 
street level at the Queen Canal at the northwest comer of the site and Smith Drive at the 
northeast comer of the site. These grade differences have been managed with terraced 
planters and wide staircases at these comers of the site. 

• Along the Smith Drive frontage, there is an average 2.0 m (6.6 ft.) grade difference between 
the ground floor of the building and the sidewalk level. However, the majority of the 
building is setback further than the minimum 3.0 m (9.8 ft.) zoning building setback which 
has allowed for two levels of landscaping from street level to the main building podium level 
for much of the frontage. The parkade entrance provides access to all of the residential 
parking spaces for the building and an exterior residential loading space located adjacent to 
the parkade entrance. The exposed upper portion of the concrete parkade wall is screened 
with taller shrubs while lower a landscaping step is located between the loading space and 
Smith Drive for CPTED reasons. 

• Along the Queen Canal Corridor to the west, the grade adjacent to the Riparian Management 
Area (RMA) is approximately 1.0 m (3.3 ft.) below the building's first floor level elevation at 
3.5 m. The grade difference is addressed by the parkade being located partially below the 
existing grade, the sloping down of the parkade ceiling towards the edge of the building, and 
extensive landscape planting located between the building's parkade and the edge of the 
RMA located to the west. 

• To the south, the back of the project podium is an average of 1.0 m (3.3 ft.) above the 
adjacent grade on-site and adjacent single-family subdivision to the south ofthe site. The 
three wings ofthe project's two buildings are setback between 6.4 m (21.0 ft.) and 10.14 m 
(33.3 ft.) which in excess of the minimum 6.0 m (20.0 ft.) zoning setback. Moreover, the 
majority of remainder ofthe project's south elevation is composed oflarge south-facing 
courtyards. Between to the two buildings, there is a pedestrian connection from the back of 
the surface parking lot to the proposed east-west public pathway running along the south of 
the project and connecting Smith Drive to the Queen Canal corridor. 

• The preservation of 13 large Pine trees and a tall Cedar hedge along the south property line 
provides a good buffer to the rear yards of the existing single homes. The proposed east-west 
public pathway (within a statutory right of way be registered as a rezoning consideration) 
within the project's south yard is also partially screened with the planting of deciduous trees. 
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Access and Parking 

• Ofthe development's total451 parking spaces, the main vehicular access is provided to the 
420-space underground parkade via a driveway entering from Smith Drive which slopes 
gently downward to the partially-below grade parkade. The second 31-space surface parking 
lot is located between the two buildings and with a level access driveway from Gilley Road. 

• The driveway entrance to the small surface parking lot has been located adjacent to the mid
block crosswalk and curb-extensions to be constructed on Gilley Road in a manner to provide 
traffic calming and reduce the pedestrian crossing distance over Gilley Road. 

• The proposed parking exceeds the minimum requirements of Zoning Bylaw 8500 with a total 
of 367 resident parking spaces and 84 commercial parking spaces (35 of which will be shared 
as residential visitor spaces). 

• There will be a total of 143 small-car parking spaces (32% of the total parking spaces) and 
eight accessible parking spaces (2% of the total parking spaces) in compliance with Zoning 
Bylaw 8500. 

• As part ofthe rezoning considerations, there will be two restrictive covenants registered on 
Title ensuring that 35 shared commercial/visitor spaces will remain free for visitor use and 
will not be allocated to specific tenants and ensuring that the two (2) parking spaces within 
each of the 22 tandem parking arrangement pairs will be assigned to the same unit. 

• There will be two loading spaces located within the surface parking lot adjacent to the east 
building and a third loading space located adjacent to the parkade entrance from Smith Drive 
as required under Zoning Bylaw 8500. The two loading spaces within the surface parking lot 
provide for all of commercial loading and part of the residential loading while the loading 
space located adjacent to the parkade entrance from Smith Drive provides for only residential 
loading. 

Urban Design and Site Planning 

• Gilley Road will be reconstructed into a "High Street" compatible with the urban village 
environment as envisioned by the Hamilton Area Plan. The proposed 3.35 m (10.0 ft.) wide 
public sidewalk on the south side of the street will be complemented with street trees. The 
buildings will be set back at a minimum of 1.5 m (5.0 ft.) from the property line with an on
site sidewalk to provide for a generous combined 4.85 m (15.0 ft.) wide pedestrian area that 
will extend for the length of the block. 

• The main pedestrian entrances to both buildings are provided near the middle block of the 
Gilley Road "High Street" frontage, level with the finished grade of Gilley Road and 
adjacent to the small, 31-space surface parking lot. 

• An outdoor market square will be located between the surface parking lot entrance and a 
proposed grocery store in the east building. The proposed market square includes an outdoor 
seating area with space for a possible outdoor market and the main public art work. 

• The Gilley Road mid-block crosswalk will connect the proposed market square to the 
High Street Plaza being built in the above-noted Parcel 2 development to the north. 
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• The east-west public pathway, running along the south side of the project, connects the 
Queen Canal Corridor with Smith Drive and the Hamilton Community Centre and 
Elementary School. This connection also provides alternative access to the surface parking 
lot. 

Architectural Form and Character 

The project's two contemporary-style, mixed-use, four-storey buildings include the following 
elements: 

• The east building will include 85 units and the west building will include 138 units; 
residential units are located in the south portion of the ground floor and the upper three floors 
of each building. 

• There is a large parkade podium supporting the two buildings, the surface parking lot and 
common amenity courtyards for each of the buildings. The parkade is largely located below 
the raised grade of Gilley Road to the north, and is screened by landscaped areas sloping up 
from the other property lines. 

• Along Gilley Road, there is a minimum setback of 1.5 m (4.9 ft.) from the back of the public 
sidewalk for the ground floor commercial units with the residential units on the second floor 
set back a further 1.5 m (5.0 ft.) to 4.0 m (13.1 ft.) from the retail units below. 

• There are large roof overhangs and lower awnings over the commercial units that provide an 
attractive, sheltered pedestrian environment along Gilley Road. 

• The fourth floor of south wing of the east building steps back from the third floor to provide 
visual interest and reduce building mass when viewed from Smith Drive. 

• The "L" shaped east building and "U" shaped west building footprints encompass 
south-facing courtyards that provide substantial sun exposure and reduced building mass 
facing the existing single-family subdivision to the south. 

• The residential portions of each building include fa9ade articulation and sundecks on the 
upper three floors. 

• The most prominent northwest and northeast corners of each building facing Gilley Road and 
the southwest corner ofthe west building are emphasized with the inclusion of raised sloping 
roofs. 

• Raised roofs, coordinated with the building's articulation, have been added along with the 
west elevation of the west building facing the Queen Canal. 

• The dominant cladding materials of both buildings are similar with the east building having a 
darker colour scheme and the west building having a lighter colour scheme as follows: 
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o On the ground-floor, the commercial units fronting the Gilley Road "High Street" 
include large storefront windows and are clad with dark gray tiles in the east building 
and light beige tiles in the west building. 

o The upper three residential floors are mainly clad in horizontal beige vinyl siding 
accented with dark gray and dark red Hardi panels in the east building and dark gray 
and light orange Hardi panels in the west building. 
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o Each building includes banks of balconies supported by columns clad with brown 
Hardi cladding and enclosed with aluminum and glass railings. 

• The Development Permit reference plans also include the locations and character for 
commercial signage. Compliance with the City's Sign Regulation Bylaw 9700 for specific 
business signs will be confirmed through separate sign permit applications. 

Landscape Design and Open Space Design 

• The outdoor amenity spaces have a total area of 1,363.5 m2 (14,676 ft2
) which complies with 

the OCP Development Permit Area Guidelines. 

• The large central courtyards for each building include common patios, seating areas, large 
glass-covered trellises and outdoor grills. 

• There is extensive landscaping with a variety shrubs and trees adjacent to the Queen Canal 
Corridor and within landscape terraces facing Smith Drive. 

• The surface parking lot, located between the buildings, includes landscape islands with trees. 

• The ground-level units facing the surface parking lot are screened by raised concrete planters 
with shrubs and trees. 

• Each of the ground level units facing the central courtyards and Queen Canal are provided 
with large private patios with landscape beds and trees providing privacy. 

• The play areas for project total 600m2 (6,458 ft2
) in compliance with the OCP Development 

Permit Area Guidelines. 

• There is a variety of play equipment designed for ages one to 12, including two of each of the 
following: spinner apparatus, spinner seats, spring horses, teeter totters, balance beams, stilt 
apparatus, climbing nets, kid's tables and cottages. 

• Along the south side of the project, below the building courtyards, there are a number of 
deciduous trees to be planted adjacent to the new east-west public pathway and the existing 
Pine trees and large hedge being preserved to provide a buffer to the abutting single-family 
homes to the south of the site (discussed further below). 

• The applicant will be required to provide a landscaping security of $943,519.50 prior to 
Development Permit issuance. 

• There is a total of 200 m2 (2, 152 ft2
) of indoor recreation space within the two buildings and 

with each building including the 100m2 (1 ,076 ft2
) minimum required under the OCP 

Development Permit Area Guidelines. 

• These common indoor amenity spaces have direct access to the interior courtyards. 

• All on-site landscaped areas will be watered by a water-efficient irrigation system. 

Riparian Management Area (RMA) 

• As noted above, the Queen Canal Corridor RMA extends 15 m ( 48 ft.) from the top of bank 
of the canal into the development site. The applicant has provided a follow-up report from a 
Qualified Environmental Professional (QEP) that provides recommendations for proposed 
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riparian habitat enhancement planting within the off-site City-owned Queen Canal and the 
on-site portion of the RMA subject to this Development Permit: Main elements include: 

o Removal of areas of pavement at the back of the existing shopping centre. 

o There will be removal of waste, debris and invasive species. 

o Re-vegetation with natural successional species. 

• As a rezoning consideration, there will be registration of a restrictive covenant and statutory 
right-of-way provisions for: 

o Developer/owner undertaking the recommendations of the QEP Report including native 
plantings, and owner maintenance of works and plantings. 

o The ability of the City to enter into the area to undertake and/or maintain works and 
plantings if required in the future. 

o The provision of a $36,951.33 security to the City for the duration of the five year 
maintenance period. 

• The off-site portion of the RMA within the City's Queen Canal corridor includes removal of 
invasive species and planting of native species as specified by the QEP as required by City 
Environmental Sustainability and Parks staff. 

• The off-site RMA works are included with the Servicing Agreement (SA) plans with the 
security being included within the SA, and with QEP monitoring required to be completed to 
the satisfaction of City Parks and Environmental Sustainability staff. 

On-Site Tree Preservation 

The landscape plans and arborist report provide for the following: 

• 39 trees located on the development site are to be removed as they are in poor condition 
(previously topped, buried basal flare, sparse foliage) and are in conflict with the 
development. 

• 103 replacement trees will be planted which is in excess of the specified 78 replacement trees 
required under the 2:1 replacement tree ratio as per the OCP. 

• 13 Black Pine trees and a large Cedar hedge near the south property line are to be retained 
with submission of tree survival security to the City in the amount of $30,000 to be held for a 
term of three years in addition to the landscaping security under the Development Permit. 

Public Art 

• The applicant prepared a Preliminary Public Art Plan which was endorsed by the Public Art 
Advisory Committee on March 12, 2019 which includes Public Art for the following 
locations: 
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o The major art piece being located at Outdoor Market Square adjacent to Gilley Road 
between the two buildings. 

o Adjacent to Gilley Road, there will be smaller Public Art pieces at the northwest and 
northeast comers of the site, and adjacent to the east-west public pathway located to 
the south of the buildings. 



April18, 2019 - 10-

• The Public Art is being secured by a $197,043.10 security being provided by the applicant as 
a rezoning consideration. 

Crime Prevention Through Environmental Design 

• The outdoor amenity areas are located within the internal courtyards with limited access 
points to the adjacent public streets. 

• There are light standards and low bollard lights respectively included within surface parking 
lot and commercial patios located near the centre of the development. There will also be 
subdued building-mounted downward facing lighting within the residential courtyards while 
the commercial units on the front of the building have lighting provided by building-mounted 
sconce lights. 

• The external street frontages and internal courtyards provide significant resident surveillance 
due to the design of the building and landscaping. 

Accessible Housing 

• The proposed development includes 133 basic universal housing units (60% of the total 
units) that are designed to be easily renovated to accommodate a future resident in a 
wheelchair. These single-storey units are required to incorporate all ofthe accessibility 
provisions listed in the Basic Universal Housing Features section ofthe City's Zoning 
Bylaw, and are permitted a density exclusion of 1.86 m2 (20 ft2

) per unit (see specifications 
within Architectural Plan A6.0 within the attached Development Permit plans). 

• 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. 
o Solid blocking in washroom walls to facilitate future grab bar installation beside toilets, 

bathtubs and showers. 

Energy and Sustainability 

As required by the Hamilton Area Plan, the applicant has provided a Canadian Green Building 
Council LEED Project Checklist (Attachment 3) which achieves a LEED Silver equivalent rating 
in part by the following: 

• Utilization of energy efficient lighting, a geo-heat exchange heating system, mechanical 
systems and appliances. 

• Minimizing outdoor water use with drought-tolerant and native landscape species where 
possible. 

Affordable Housing 

As the rezoning application was received prior to July 24, 2017, it is subject to grandfathering of 
the five percent affordable housing contribution rate as required under the rezoning. With the 
adoption of Housing Agreement Bylaw 9955 on February 25, 2019, the applicant has entered 
into a housing agreement to provide 14 affordable housing units proposed with six units in the 
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east building and eight units in the west building. Of the 14 units, six of these units will be 
family-friendly two-bedroom units. 

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. 

Senior Coordinator- Major Projects 
(604-276-4173) 

MM:blg 

Attachments: 

Attachment 1: Application Data Sheet 
Attachment 2: Excerpt from Minutes of December 20, 2018 Advisory Design Panel 
Attachment 3: LEED Scorecard 

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 $943,519.50 and on-site Riparian Management 
Area security of$36,951.33 . 

• Submit an acoustical and mechanical reports and recommendations prepared by an appropriate 
registered professional, which demonstrates that the interior noise levels and noise mitigation standards comply 
with the City's Official Community Plan and Noise Bylaw requirements as indicated in the Rezoning 
Considerations. 

• The applicant will need to complete the following related to site servicing: 
• Confirm with Hydro, Tel us, and Shaw if a Vista switch or other aboveground utility boxes are required to 

facilitate the undergrounding of the overhead lines on Gilley Road. These boxes need to be located onsite 
and shown on the Development Permit (DP) plans. 

• Confirm what aboveground boxes are required for traffic signals and street lights, which need to be located 
onsite and shown on the DP plans. 

• Show on the DP plans the locations for the aboveground utility boxes that are being located from Smith 
Drive into their site, as indicated in the Rezoning Considerations. 

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 Department (http://www .richmond.ca!services/ttp/special .htm ). 
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City of 
Richmond 

Development Application Data Sheet 
Development Applications Department 

DP 18-829286 Attachment 1 

Address: 23200 Gilley Road 
Elashi Developments Ltd. & 

Owner: Aman Developments Ltd. Applicant: Oris Developments (Hamilton) Corp. 

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

I Existing I Proposed 

Site Area: 14,625 m2 14,574 m2 

Land Uses: Commercial Mixed Use 

OCP Designation: NSC - Neighbourhood Service Centre NSC - Neighbourhood 
Service Centre 

Neighbourhood Village Centre (Retail Neighbourhood Village 

Area Plan Designation and Office With Residential Above 4 Centre (Retail and Office 
Storey 1.50 FAR) With Residential Above 4 

Storey 1.50 FAR) 
Community Commercial (CC) Residential I Limited 

Zoning: 
Commercial (ZMU35) -
Neighbourhood Village 
Centre (Hamilton) 

Number of Units: None 223 

I Bylaw Requirement I Proposed I Variance 

Floor Area Ratio: 1.5 1.49 none permitted 

Lot Coverage: Max. 55% 50% none 

Setback - Gilley Rd: Min. 1.5 m 1.5 m none 

Setback - Smith Drive: Min. 3.0 m 3.84 m none 

Setback- West Side Yard: Min. 6.0 m 9.44 m none 

Setback - South Side: Min. 6.0 m 6.4 m none 

17.0 m for main roof & 17.0 m for main roof & 

Height (m): 
20.0 m for localized 19.48 m for localized 

architectural elements I architectural elements I 
none 

raised roofs raised roofs 

Lot Size: Min. 12,000 m2 14,574 m2 none 

Off-street Parking Spaces -
Min. 328 and 84 367 and 84 none 

Resident/Commercial: 
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Off-street Parking Spaces-
Min. 8 8 none 

Accessible: 

Total off-street Spaces: Min. 412 451 none 

Tandem Parking Spaces Max. 182 22 none 

Amenity Space- Indoor: Min. 200m2 200m2 none 

Amenity Space - Outdoor: Min. 1,338 m2 1,363 m2 none 
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Excerpt from the Minutes from 

The Design Panel Meeting 

Thursday, December 20, 2018-4:00 p.m. 
Rm. M.1.003 

Richmond City Hall 

Attachment 2 

DP 18-829286 - MIXED USE 225-UNIT APARTMENT AND 27,000 SF 
COMMERCIAL DEVELOPMENT 

ARCHITECT: 

LANDSCAPE 
ARCHITECT: 

PROPERTY LOCATION: 

Applicant's Presentation 

Rositch Hemphill Architects 

P+ A Landscape Architecture 

23200 Gilley Road 

Bryce Rositch, Rositch Hemphill Architects, and Michael Patterson, P+A Landscape 
Architecture, presented the project and together with Dana Westermark, Oris Consulting 
Ltd., answered queries from the Panel on behalf of the applicant. 

Panel Discussion (Applicant responses in Bold Italics under comments) 

Comments from Panel members were as follows: 

• appreciate the applicant considering public art for the project; 

• appreciate the model, images and renderings presented by the applicant which 
give a good picture ofthe design of the project; 

• consider introducing different patterns and textures to further break down the 
horizontal emphasis and provide diversity to retail spaces along Gilley Road to 
better address the Gilley Road "High Street" frontage; 

We believe that there is already sufficient interest and diversity, with strong 
bay spacing at approximately 20' increments. Please refer to the 3d images 
A0.2 to A0.4 and the building elevations AA4.1 & A4.3 
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• consider replicating the different parapet heights along the Westminster 
Highway elevation into the Gilley Road elevation to add more activity and 
diversity to the "High Street" frontage; 

This has already been incorporated in our DP Application the different 
parapet heights and materials along both Westminster Highway and Gilley 
Road 'High Street' frontages and may not have been apparent to the ADP. 
Please refer to the 3d images A0.2 to A0.4 and the building elevations AA4.1 
&A4.3 

• consider enhancing the pedestrian scale of the buildings on the Smith Drive and 
Queen Canal elevations through introducing a different colour for the ground 
floor or lower two levels to emphasize the transition from commercial to 
residential uses; 

The raised and landscaped Parkade lid and walls on both Smith Drive & 
Queen Canal translate as the 'Base' of the building above. Please refer to 
A4.2 and A4.3 building elevations. 

• the applicant is commended for integrating geo-exchange system into the 
project; the applicant is encouraged to review auxiliary heat rejection potential; 

ORIS is committed to using a geo-exchange system and is exploring the 
possibility of heat rejection systems. 

• two sets of site services may be needed given the size of the project; review the 
clear height in the parkade given the significant site services in the ceiling 
required for the proposed grocery store; 

The site services do not go through the parkade. There will be designated 
mechanical/Electrical room at Level 1 back of the commercial space as the 
mech/electrical equipment are not permitted below the flood plain El. 3.50 m. 

• the LEED Version 2009 scorecard submitted by the applicant needs to be 
revised to the LEED Version 4 current standard to confirm LEED silver 
equivalency; 

ORIS submitted the Version 4 LEED scorecard on February 19, 2019 

• appreciate the model and package provided by the applicant; the landscape 
package which is thorough and easy to read; 

• the proposed development is a good addition to Hamilton area; appreciate the 
proposed architectural form and attention to urban design; 

• proposed courtyards are oriented well and have a good sun exposure; 

• consider redesigning the courtyard in Building B to create two spaces (a bigger 
lawn and a play area) or three differently-shaped spaces; 

The courtyard landscape spaces have been revised to increase the amount of 
outdoor play area in response to City planning requirements. 
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• consider raising the level of the pavers on the enclosed courtyards to be flush 
with curbs and the flex use lawns; 

The courtyards have been designed to be accessible spaces. Where possible 
pavers will be raised to be flush with curbs. 

• consider opening up the play area in Building A (East Building) courtyard to 
provide more access to users; also consider changing the shape of the lawn to a 
more squarish one to allow more uses for outdoor activities; also consider 
enhancing the connection of the courtyard to the indoor amenity space through 
widening the throat and/or cutting back on planting on the north side of the 
lawn; 

Courtyards have been redesigned to accommodate spaces for a range of ages 
and have been designed to provide a stronger indoor/outdoor relationship to 
the interior amenity spaces. 

• consider grading the little portion between the parkade structure and the edge of 
the Riparian Management Area (RMA) to reduce the exposed wall and provide 
a more naturalistic screening in order to soften this edge; 

An architectural exit stair from the parkade has been added to the northwest 
corner of the site adjacent the RMA area. We have provided a pathway 
connection from the exit to Gilley. We have provided a planted edge with 
hedging, trees and shrubs against the building face with the pathway adjacent 
the property line and RMA area. Planting design for the RMA includes native 
plant material of shrubs and trees which will grow to provide naturalistic 
screening to soften this building edge. 

• appreciate the middle mews; however, the patio space on the west side appears 
not protected from vehicles coming into the mews; applicant needs to provide a 
more detailed design; 

We have provided a more robust delineation of pedestrian space from 
vehicular space through the use of varied paving colours and concrete 
curbing to define the drive isle and the use of concrete planters and metal 
bollards to further define and protect the pedestrian spaces. The project also 
anticipates the placement of a public art piece at the entry to the mews off 
Gilley Road to provide a focal point for the project and to further articulate 
and animate the pedestrian space adjacent the vehicular entry. 

• consider installing fancy planting at the corner of Westminster Highway and 
Gilley Road or incorporating an interesting treatment on the corner wall facing 
Westminster Highway, e.g. public art or signage, to add pedestrian interest; 

Additional planting has been added to the NW corner of the building as 
identified above. 

• support the project as it will be a great addition to the Hamilton area; 

• appreciate the package provided by the applicant; model is helpful m 
understanding the project; 
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• the applicant is encouraged to review the design of the entry to the mews; 
consider a stronger differentiation between areas for seating and vehicular 
circulation; 

See comments above 

• size of the proposed indoor amenity space for each building is small relative to 
the width of the courtyard in the two buildings; consider increasing the size of 
the two indoor amenity spaces to create a stronger indoor-outdoor amenity 
relationship; 

The landscape plans have been revised in conjunction with the architectural 
changes to create a stronger inside outside relationship of amenity spaces. 

• appreciate the presentation of the project; the package is good and the model is 
helpful; 

• the applicant is encouraged to work with staff on a traffic management plan for 
the project post construction due to location of loading to avoid pedestrian and 
vehicular conflict in the mews; 

This has been done. 

• appreciate the signage plan for the project; however, the applicant is encouraged 
to further refine it as part of the fine grain of the pedestrian realm; 

Way finding locations have been added to the landscape plan and a detail 
added to the detail sheets. 

Additional Sheet A4. 7 Signage Plan. 

• ensure that mechanical equipment and venting are considered early in the 
project; recommend that a mechanical consultant be brought in at this stage of 
the project; also consider the acoustics in the equipment to mitigate noise; and 

A mechanical consultant has been retained and will ensure that these issues 
are addressed. 

• the applicant is encouraged to pay more attention to the interface of the 
residential units with the mews. 

Landscape plans have been revised to further articulate the shared mews 
space by adding additional width to the sidewalks for pedestrian circulation 
by reducing the private patios to minimum 10' depth and adding a low fence 
element and gate to further separate the public from private patio's. 

In response to Panel comments, Mr. Westermark commented that the applicant had 
contemplated the provision of just a single indoor amenity space to be located in Building 
A (East Building) and making it larger and more significant to create a stronger 
relationship with the adjacent courtyard. 

ORIS has decided to provide 2 indoor amenity spaces (one per building). 
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In response to Mr. Westermark's comment, the Panel noted that the approach could be 
considered subject to the provision for efficient pedestrian passage, clear direction and 
appropriate signage towards the location of the larger indoor amenity area in Building A. 
In addition, it was noted that the children's outdoor play area for Building A could be 
further opened up to provide a stronger connection to the courtyard adjacent to the indoor 
amenity space. 

ORIS has decided to provide 2 indoor amenity spaces (one per building). 

A stronger connection has been provided between the Building A indoor amenity and 
the outdoor play area. 

Panel Decision 

It was moved and seconded 
That DP 18-829286 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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City of 
Richmond Development Permit 

To the Holder: 

Property Address: 

Address: 

No. DP 18-829286 

ORIS DEVELOPMENTS (HAMIL TON) CORP. 

23200 GILLEY ROAD 

12235 NO. 1 ROAD 
RICHMOND, BC V7E 1T6 

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. Subject to Section 692 ofthe 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 # 18-829286-1 to # 18-
829286-4 7 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 
$ 943,519.50 and on-site Riparian Management Area security of $36,951.33 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 ofthe posting ofthe 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. 

6154118 



To the Holder: 

Property Address: 

Address: 

Development Permit 
No. DP 18-829286 

ORIS DEVELOPMENTS (HAMIL TON) CORP. 

23200 GILLEY ROAD 

12235 NO. 1 ROAD 
RICHMOND, BC V7E 1T6 

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 

6154118 

ISSUED BY THE COUNCIL THE 



AGI 

46.94 

22760 

City of 
Richmond 

DP 18-829286 
SCHEDULE "A" 

1 \ 

29.00 
23280 

35. 8 

Original Date: 10/24/18 

Revision Date: 

Note: Dimensions are in METRES 
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