
City of 
Richmond 

To: Development Permit Panel 

From: Wayne Craig 
Director, Development 

Report to Development Permit Panel 

Date: December 18, 2018 

File: DP 16-754761 

Re: Application by Bene (Richmond) Development Ltd. for a Development Permit at 
6560, 6600, 6640 and 6700 No. 3 Road 

Staff Recommendation 

That a Development Permit be issued which would: 

1. Permit the construction of a high-density, mixed-use development consisting of 
approximately 4,393 m2 (47,286 ft2) of commercial and office floor area and approximately 
166 residential units, including nine low-end market rental units, at 6560, 6600, 6640 and 
6700 No. 3 Road on a site zoned "High Density Mixed Use (ZMU36)- Brighouse Village 
(City Centre)"; and 

2. Vary the provisions of Richmond Zoning Bylaw 8500 to reduce the front yard setback to No. 
3 Road for portions of the building above 12.0 m from 0.5 m to 0.385 m. 
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Staff Report 

Origin 

Bene (Richmond) Development Ltd. has applied to the City of Richmond for permission to 
develop a high-density, mixed-use development consisting of approximately 4,393 m2 

( 4 7,286 ft2) of commercial and office floor area and approximately 166 residential units, 
including nine low-end market rental units, at 6560, 6600, 6640 and 6700 No.3 Road. 

The proposed podium and tower form of development includes: 

• A total floor area of approximately 17,572 m2 (189, 142 ft2). 
• Four levels of retail, restaurant and office uses combined with four levels of above-grade 

parking. 
• One eleven-storey and one eight-storey residential tower. 

The site is being rezoned from "Downtown Commercial (CDT1)" to "High Density Mixed Use 

(ZMU36)- Brighouse Village (City Centre)", under Richmond Zoning Bylaw 8500, 
Amendment Bylaw 9855 (RZ 15-694855). Key considerations of rezoning include: 

• Design and construction of infrastructure improvements through a Servicing Agreement 
(SA) including: 

o Upgraded City utilities. 
o Preducting for and/or undergrounding of private utility lines and relocation of all 

private utility equipment on-site. 
o Road dedications and frontage improvements to provide for an enhanced 

back-of-curb public realm on No.3 Road. 

o Road dedications and frontage improvements to provide for extension and 
widening of the existing north-south lane. 

o Retention of three existing street trees on No.3 Road and addition of new street 

trees as determined through the SA process. 
• Design, construction and transfer ownership of the on-site energy plant to the City. 
• Provision of cash-in-lieu contributions for childcare and community amenity space. 
• Provision of a cash contribution to the City's Public Art Program. 

Development Information 

Please refer to the Development Application Data Sheet (Attachment 1) for a comparison of the 
proposed development data with the relevant bylaw requirements. Please refer to the 
Development Permit Conditions of Approval (Attachment 2) for additional Development Permit 
requirements. 

Site and Context 

Existing Site and Development: The subject site is located within the City Centre's Brighouse 
Village. It sits on the east side ofNo. 3 Road between Cook Road and Park Road and is 
comprised of four lots. The existing buildings have been demolished. 

Surrounding Development: Development surrounding the subject site is as follows: 
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To the North: Adjacent, an existing low-scale commercial building with surface parking. 

To the East: Across the north-south City lane, existing, low-scale commercial buildings on 
sites fronting both Cook Road and Park Road. The site at 8071 and 
8091 Park Road is subject to a Rezoning Application [RZ 17 -779299], which has 
received Third Reading, and a Development Permit Application [DP 18-831623 ], 
which will be subject to a separate report. The application proposes an 
approximately 4.0 FAR, 47.0 m high, podium and tower, commercial, office and 
residential use development. 

To the South: Adjacent, existing low-scale commercial buildings with surface parking. 

To the West: Across No. 3 Road, the Richmond Centre Mall site, which is zoned "Downtown 
Commercial (CDT1)". The southern portion of this site is subject to an Official 
Community Plan (OCP) Amendment Application [CP 16-752923], which 
received Third Reading on December, 17, 2018. The western portion of the 
Amendment area is subject to a Development Permit Application [DP 17-
768248], which will be subject to a separate report. The application proposes a 
combined FAR of 3. 0 and a maximum height of 4 7. 0 m and includes 
redevelopment of the mall and development of two blocks of mixed commercial 
and residential use podium and tower developments with a total of seven towers. 

Rezoning and Public Hearing Results 

The Public Hearing for the rezoning of this site was held on June 18, 2018. No concerns were 
expressed about the development. 

Staff Comments 

The proposed scheme attached to this report has satisfactorily addressed the urban and functional 
design issues identified as part of the review of the subject Development Permit application. In 
addition, it complies with the intent of the applicable sections of the Official Community Plan 
(OCP) and is generally in compliance with the "High Density Mixed Use (ZMU36)- Brighouse 
Village (City Centre)" zone except for the zoning variances noted below. 

Zoning ComplianceNariances 

The applicant requests to vary the provisions of Richmond Zoning Bylaw 8500, Amendment 
Bylaw 9855, to: 

1) Reduce the front yard setback to No. 3 Road for portions of the building above 12.0 m from 
0.5 m to 0.385 m. 

(The proposed variance results in a 0.115 m (4.5 in.) reduction in thefront yardfor a small 

portion of the No.3 Road frontage above 12.0 m Staff supports the proposed variance as the 

reduction is not substantive and accommodates increased insulation depth in thefarade, 
contributing to greater energy efficiency. 
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Prior to rezoning, the tower location was reviewed with TransLink in the context of a possible 
future extension of the Canada Line. TransLink supported the proposal subject to the lower 
four stories of the development meeting the Canada Line setback requirement of6.0 m from 
the guideway drip line as hypothetically extended through this site. The lower four storeys are 
consistent with or greater than this requirement. The variance does not impact ground level 
eire ulation.) 

Advisory Design Panel Comments 

The Advisory Design Panel (ADP) reviewed the proposal and was supportive of the proposed 
form and character subject to Panel comments. The applicant has addressed significant 

comments including: 

• Design development of the central plaza and stair to increase open space and add 
legibility to the various building accesses. 

• Design development of the landscape plans to improve wheelchair access and to better 
programme the common outdoor amenity area. 

A copy of the relevant excerpt from the Advisory Design Panel Minutes from July 18, 2018 is 
attached for reference (Attachment 3). The applicant's detailed design responses are provided in 

'bold italics' immediately following each Design Panel comment. 

Analysis 

Urban Design 

Public Realm: The proposed development contributes to urban connectivity and public open 
space through a combination of off-site and on-site strategies. Included are: 

• For No.3 Road, a 9.0 m wide back-of-curb cross-section with a treed and planted 
boulevard, an off-street bike lane, a buffer strip and a 3 m  wide sidewalk. This wider 
than typical cross-section, which applies to the east side ofNo. 3 Road between 

Granville A venue and Brighouse Station, has been identified as a "culture/art stroll" in 
the City Centre Area Plan. 

• For the north-south lane, extension of the lane to the north and widening of the lane to 
provide for a sidewalk and lighting along the property's new east property line. 

• On the No.3 Road frontage, at the ground level, a deeper building setback (4.0 m +/-). 
The extra depth adds to the potential for street animation via outdoor display and seating. 

• Approximately mid-site on No. 3 Road, a central plaza leading to lobbies for multiple 
functions on the site, as well as into to the parkade. 

A preliminary concept plan for the No.3 Road back-of-curb improvements has been provided 

for context (Attachment 4) and shows a paving pattern concept that integrates the back-of-curb 
improvements with the on-site landscape design. In addition to smoothing on- and off-site 
transitions, the proposed concept will assist with wayfinding. Further development of the off
site design for the subject site will occur through the Servicing Agreement process and minor 

adjustments of the approved Development Permit landscape plan may be warranted as a result. 
Any significant changes to on-site works will be subject to a General Compliance application. 
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Public Art: As a consideration of rezoning, the applicant has offered to make a contribution of 
$13 5, 463 to the City's Public Art Program. Public Art staff will act as the art consultant for the 
project and are exploring using the contribution to artistically enhance the pedestrian lighting 
that will be provided in the buffer strip between the No.3 Road bike lane and sidewalk. This 
strategy is consistent with the City Centre Public Art Plan which includes policies related to 
enhancement of the No. 3 road corridor, including its street furnishings, with art. The lighting 
concept, if applied to other development sites between Granville A venue and Brighouse Station, 
will contribute to the creation of an overall identity for this section of No. 3 Road. The proposed 
light enhancements will be managed through the Public Art process. 

Public Adjacencies: The development concept proposes street-animating commercial uses at the 
ground level on No.3 Road. Further, the development has been massed and stepped at the lower 
levels to physically and visually expand the public realm up and into the site. This stepping, 
combined with the location of the tower masses, supports good light access for both the site and 
the No.3 Road public realm. 

Private Adjacencies: The subject site sits mid-block and creates residual lots to its north and 
south. The applicant was unable to acquire these properties to add to the development site. 
Viability studies have been provided for these sites (6400 No.3 Road and 6740 and 6760 No. 3 
Road) to demonstrate the properties may be developed in accordance with the Official 
Community Plan (OCP). 

Grade Relationships and Flood Construction Level: The applicant has assessed the requirements 
of the Flood Plain Designation and Protection Bylaw and has reviewed the circumstances with 
Building Approvals staff. 

Site and Functional Planning 

Site Access: Proposed pedestrian access to the site includes storefront entries along No. 3 Road 
and ground level office and residential lobbies off the central plaza on No.3 Road. An outdoor 
stair and elevator leads from the plaza to a publically accessible upper patio area and additional 
office, restaurant and residential lobbies. 

Vehicle and truck access is proposed from the north-south lane with truck spaces located directly 
off the lane. 

Fire Access: Fire access has been accepted by Fire Department and Building Approvals staff 
based on the fire access plan and code analysis provided by the applicant. 

Parking and Loading: The proposed provision of bicycle, vehicle and truck spaces is consistent 
with the site-specific bylaw (ZMU36) provisions. Class 1 bicycle parking is provided on the first 
and second storeys of the parkade. Class 2 bicycle spaces are located along the No. 3 Road 
frontage and within the parkade. Proposed vehicle parking for the residential uses meets the 
bylaw requirements. Proposed vehicle parking for the commercial and office uses also meets the 
bylaw requirements. The loading and waste management spaces meet the bylaw: the loading 
area accommodates three medium-size trucks that will be shared between non-residential, 
residential and waste management trucks. 
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Transportation Demand Management (TDM) Measures: As a consideration of rezoning, the 
parking rates were reduced based on a transportation consultant's assessment of the site specific 
needs and the provision of Transportation Demand Management measures. The measures 
include three car share spaces with cars, bicycle end-of-trip facilities for non-residential uses, 
bicycle repair facilities for residential uses, a Transit Pass program and a contribution for a bus 
shelter. A draft agreement with a car share company and a Letter of Credit for $75,000.00 to 
secure the purchase of the car share cars is required prior to Development Permit approval. A 
Letter of Credit for $148,684.80 is required prior to Development Permit approval to secure the 
Transit Pass Program. 

Waste Management: The waste management facilities include separate non-residential and 
residential collection rooms that are immediately adjacent to the waste management loading area. 
A letter explaining how the facilities will function has been provided by the applicant's waste 
management consultant and the Waste Management Plan has been vetted by staff. 

District Energy Utility: The central energy plant required as a consideration of rezoning includes 
equipment facilities located in the second level parkade and on the roof. The rooftop equipment 
is screened, positioned as remotely as possible from the adjacent tower and will be required to 
conform to the Noise Regulation Bylaw maximum noise levels. Sustainability staff have 
reviewed and accepted the proposed locations and areas reserved for the equipment. Should any 
changes affecting the form and character of the development be required as a result of more 
detailed engineering, a General Compliance application will be advanced to the Panel. 

Third-party Utilities: All permanent third party utility equipment is required to be located on 
site. The applicant has stated that none is needed. 

Common Indoor Amenity Space: A total of 332 m2 (3,574 ft2) of residential common indoor 
amenity space is proposed. This meets the CCAP objective of 2 m2/unit (22 ft2/unit). The area is 
distributed between a centralized two-story amenity space and a variety of passive communal 
spaces provided on multiple levels in conjunction with the vertical circulation for the rear 
building. The main amenity space includes an exercise area and a lounge with kitchen. The 
lower level of this space opens up to the adjacent residential common outdoor amenity space. 

Common Outdoor Amenity Space: A total of approximately 1,975 m2 (21,259 ft2) of common 
outdoor amenity space is proposed. This includes outdoor spaces provided for the public, 
non-residential users and residential users. It also includes areas of soft landscape used for 
buffering and environmental enhancement of the project. 

• Public Space: Secured open space is provided on the ground level of the development in 
the form of a small central plaza. The area is approximately 204 m2 (2,896 ft2). The 
public space leads to the office and residential lobbies, as well as to the car share spaces 
located just inside the parkade. The space also extends to the second level where access 
is provided for users of the restaurant, additional office and residential lobbies, the 
parkade and a number of small patio areas. 

• Restaurant and Office: There is no specific requirement for non ... residential outdoor 
space. However, approximately 303 m2 (3,362 ft2) of outdoor amenity space is provided 
for the restaurant and offices on Level 2, Level 3 and Level 4. These spaces combine 
open air and covered patio areas. 
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• Residential: A total of approximately 1,468 m2 (15 ,801 ft2) of residential common 
outdoor amenity space is provided on Levels 4 and 5. This area slightly exceeds the 
minimum requirement of 6 m2 ( 65 ft2) per unit plus 10% of the net development site area. 
The residential outdoor spaces combine multiple social and recreational functions 

including a children's play area, various seating areas, BBQ facilities, urban agriculture 
and east and west facing contemplation areas. The play space is approximately 505 m2 

(5,436 ft2) and includes active and passive play areas. This slightly exceeds the minimum 
requirement of 3 m2 per unit (included within outdoor amenity area). Please see the 
Landscape and Open Space section of this report for a discussion of the proposed play 
equipment and other landscape design strategies for the outdoor amenity areas. 

• Natural Landscape: Calculated separately, the natural landscape component of the 
outdoor amenity space proposal is approximately 694 m2 (7,468 ft2). 

Private Outdoor Amenity Space: With the exception of the one-bedroom units overlooking No. 
3 Road (which could be impacted by a future Canada Line extension), patios or balconies have 

been provided for all residential units. The combined area is approximately 1,346 m2 (14,488 
ft2). This significantly exceeds the CCAP requirement (996 m2). The patios and balconies 
include a variety of configurations (inset, partially inset, projecting and/or spanning the whole 

width of the unit) to address building articulation objectives. 

Community Amenities 

Affordable Housing: A total of nine Low End Market Rental Housing (LEMR) units are 
proposed. These are clustered on Levels 5, 6 and 7 of the rear building and include a range of 
unit types (studio through three bedrooms). Family-friendly units comprise 66% of the total 
number of units and the combined floor area is 698 m2 (7 ,510 ft2), per the rezoning. 

AFFORDABLE HOUSING SUMMARY 

Affordable Housing Strategy Requirements Unit Mix 

Unit Type Min. Permitted Unit Max. Monthly Total Max. Household %of #of 
Area Unit Rent* Income* Units Units 

Studio 37m2 (400 te) $811 $34,650 or less 33% 3 

1-Bedroom 50m2 (535 te) $975 $38,250 or less 0% 0 

2-Bedroom 69m2 (741 te) $1,218 $46,800 or less 33% 3 

3-Bedroom 91 m2 (980 te) $1,480 $58,050 or less 33% 3 

TOTAL 698m2 (7,510 ft2) Varies Varies 100% 9 

The proposal is supported by Affordable Housing staff and will be subject to a standard Housing 
Agreement and Covenant, including provision for use of a non-profit housing management 
model. 

Architectural Form and Character 

The design team for the proposed development established a number of objectives for the project 

in addition to addressing the City Centre Development Permit Guidelines. These include: 

• Creating a form of development that enhances and extends the public realm into the 
project. 
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• Creating a socially cohesive development that supports public, non-residential and 
residential use interaction. 

• Integrating living landscape to create a "natural oasis" within the city. 

The proposed massing of the development includes a four-storey podium base containing the 
commercial and office uses as well as the parkade. The commercial uses include retail located at 
grade, restaurant located on Level 2 and Level 3 and office located on Level 2, Level 3 and Level 
4. Together, they form a three to four-storey podium/streetwall along No. 3 Road that is carved 

away approximately mid-frontage/mid-block to create an entry plaza at grade and a series of 
stepped patios, balconies and landscape features above. 

The residential uses are situated in two massing components above the podium. The front or 
streetside component is designed as a standalone vertically-oriented tower. It is square in plan, 
11 storeys and cantilevers beyond the podium below. The rear or laneside component is 
designed as a horizontally-oriented slab building and includes a four-storey lower section, which 
spans much of the width of the site, and a four-storey upper section, which is setback from the 
side property lines at the tower level (25m). 

Massing: The proposed massing and distribution of uses address various design objectives of the 
CCAP Development Permit Guidelines as follows. 

• The commercial and office podiurn/streetwall defines the No. 3 Road street edge and 
supports continuity with the podia/streetwalls that can be anticipated with redevelopment 
of abutting sites. 

• A deeper front yard setback has been provided along the No.3 Road frontage which 
amplifies opportunities for street activation through outdoor seating and display. 

• The shared multi-level plaza further activates the street and creates a more porous 
development at the ground and second levels. It will draw building users and the public 
into the site as well as draw tenants, residents and patrons out towards the street. 

• "Varied and distinctive building forms" are achieved with the use of the two residential 
massing components. The vertical tower will add to the rhythmical line of towers that is 
developing up and down the east side ofNo. 3 Road. The slab will operate as a backdrop 
to the site's communal activity and provide a secondary enclosing edge for the street. 

• With much of the upper level massing located toward the rear of the site, a more intimate, 
four-storey, "shopping" street scale is established along the No. 3 Road frontage 
(e.g. "taming tall buildings"). 

• The two component residential massing solution also supports good street outlook for 
more of the dwelling units than would occur with a more integrated tower and slab 
approach. 

• The tower and slab components are both set back from the side property lines above 25 m 
and provide for massing and tower location flexibility on the sites to the north and south. 

Articulation: The proposed development is highly articulated and addresses the objectives of the 
Development Permit Guidelines in a variety of ways. 

• Overall strategies include the use of a combination of orthogonal and sinuous forms; 
large scale framing elements; an alternating grey and white colour scheme; varied use of 
facade materials; varied balcony styles; and, highly integrated horizontal and vertical soft 
landscape. 
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• Large areas of glass on the lower levels facing No. 3 Road extend articulation from the 
public realm into the commercial and office interiors. 

• The contrasting punched window wall and curtain wall finishing of the tower fa9ade 
marks the development's entrance plaza with a 'signature' building. 

• Pop out (indoor amenity space) and punch out (covered outdoor amenity space) building 
massing helps break up the long facades of the slab component and celebrates the 
communal aspects of the development. 

• A varied skyline is achieved through the significantly different heights of the tower and 
slab components, the angled plan of the slab building and the stepped massing of the slab 
building. 

• Proposed decorative features supplied by the applicant include the printed graphic screen 
on the No. 3 Road office fa9ade for both visual interest and heat gain reduction. 

• The lane way parkade is enhanced with metal screening and its massing broken down 
with a planted setback along the lane on the first level. The exposed north and south 

podium walls are provided with whimsical painted murals for interim visual interest. 

Character: The proposed development has incorporated a wide variety of the character features 
described in the CCAP Development Permit Guidelines. 

• "Strong Horizontal Expression" predominates at both the ground level and in the rear 
slab component of the residential massing. 

• "West Coast Lifestyle Expression", including active outdoor living, is supported with the 
multi-level landscaped open spaces. 

• Significant planting on the upper level terraces, much of which is visible from the streets 
and public areas of the site, supports "Garden City Expression". 

• "Green Building Expression" gives rise to the proposed 50/50 window/wall ratio, 
significant planting and green roofs for storm water management, a combination of 
deeply recessed and deep cantilevered balconies for solar shading and west-facing 
balcony screening. 

Materials and Colour: The proposed building materials (glass, metal and concrete) and colours 
(variations on grey and white) are relatively muted and serve to balance the intensity of the 
highly articulated building forms proposed for the development. They also provide a simple 
backdrop to the natural colours of the soft landscape. 

The curtain and window wall systems have clear glass and utilize different framing systems to 
express different uses at the development's lower levels as well as to provide contrasting vertical 

and horizontal fa9ade emphasis. Metal detail elements are used in a variety of ways including: 
shading for a section of the west-facing office windows; screening for the parkade; guardrails for 
some of the balconies; and, supports for vertical soft landscape. 

Special Design Features: The proposed mid-frontage/mid-block pedestrian plaza, with its roles 
in creating porosity and bringing tenants, residents, patrons and the public together, is a defining 
feature of this project. Access to and from the restaurant, office and residential lobbies and 
vertical circulation, as well as access to and from the various parkade levels, is concentrated 
through this space at grade and on the second, third and fourth levels of the development. The 
parkade is designed as an extension of this space so that it will remain easily accessible for all as 
well as to enhance lighting and safety. 
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Signage: A signage and wayfinding package has been provided. The package was created to 
establish a contemporary urban identity for the development in addition to addressing the 
multiple functional objectives necessitated by a development of this scale. A separate Sign 
Permit Application is required for the proposed commercial signage. 

Landscape and Open Space Design 

Ground and Second Level: The proposed on-site ground plane design along the No.3 Road 

frontage combines hard and soft landscaping to create the plaza, commercial patios, areas for 
Class 2 bike parking and a third row of "street" trees. The paving patterns on this frontage are 
used to highlight the plaza and accesses to retail entries, lobbies and the parkade. The 
commercial patios are edged with planters to create a comfortable and demarcated relationship 
with the more active City sidewalk. A sculptural outdoor stairway draws the public up to the 
second level from the plaza where a dramatic entry to the restaurant is provided through a 
proposed three storey green wall. Grading has been designed to ensure disabled access to all 
lobbies, to all commercial units and to and from the parkade. 

On the lane frontage, the proposal includes bamboo planted between the new sidewalk and the 
Level 1 parkade wall in order to enhance the environment for pedestrians and cyclists. At night, 
light will filter through from the parkade to assist with pedestrian safety. 

Upper Level Commercial and Office Open Space: The various open spaces associated with 
Levels 2 and 4 are finished with unit paving, soft landscape and movable patio furnishing. 
Beyond the lobby/parkade circulation areas, the degree to which the open spaces will be shared 
by the tenants in the building will depend on future non-residential tenancies and agreements. 

Residential Open Space: The common residential open space is focused on LevelS. It 
combines child, adult and intergenerational programming as well as more individual and more 
group oriented spaces. Landscape mounds with trees are used to define the different 

programmatic areas as well as to screen adjacent private patios. A cantilevered deck is proposed 
on the fifth level that will project into the trees growing up from the fourth level roof. This will 
provide an alternate and intimate experience of the natural landscape for both children and 
adults. A patio directly off the indoor amenity space is sheltered by the cantilevered indoor 
amenity space on Level 6 and is located adjacent to the child's play area so that weather 
protection can be provided for watching parents. 

Child's Play: The child spaces have been organized into three general categories to meet a 

variety of developmental stages. The first is an active play area which will include both a larger 
play structure aimed at children 5-12 years, as well as smaller features to accommodate ages 2-5 
years. Having these adjacent to one another allows younger children to learn by watching the 
activities of their older peers. In close proximity is a second category of child space- an outdoor 
family oriented space, partially under cover and partially in the open, that is designed to allow 
for quieter activities such as colouring, reading, and the sharing of meals. The final children's 
area is located on the north end of Level 5 and has been designed as a passive nature area, set 
within the natural plantings. This area, along with the cantilever deck, will allow children into 
close proximity with vegetated landscape, which is especially crucial for children in the city. 
The conventional play equipment includes a climbing structure that supports different kinds of 
crawling, climbing and sliding, springers, play tables and varied seating forms. The play 
structures are set on safety surfacing. These include ground level and elevated activities. 
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Green Roof Extensive irrigated green roofs are proposed on Level 9 of the east tower. In 
addition to contributing to sustainability, the green roofs will enhance the view from future 
surrounding development. 

Tree Retention and Replacement: There were no on-site bylaw-size trees. Off-site trees will be 
retained or replaced with compensation consistent with the considerations of rezoning, except as 
further noted. A Tree Protection Plan is provided (Attachment 4). The Plan reflects the current 
opinion of the arborist, landscape architect and civil engineer that the fourth tree may also be 
retained. The final circumstances will be established through the Servicing Agreement process. 

Landscape Letter of Credit: Completion of the on-site landscaping will be secured with a Letter 
of Credit for $800,000.00. 

Sustainability 

LEED: As considerations of rezoning, the development will target LEED Silver. The 
preliminary scorecard is provided (Attachment 6). 

DEU: As a consideration of rezoning the applicant will Design, construction and transfer 
ownership of the on-site energy plant to the City. 

Livability 

Accessibility: All units will be provided with Aging-in-Place features (stairwell hand rails; 
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). The proposal also 
includes 24 units that are further enhanced with Basic Universal/ Adaptable housing features (per 
Section 4.16 of the Richmond Zoning Bylaw). These units are permitted a density exclusion of 
1.86 m2 (20 ft2) per unit. 

Basic Universal Housing 

Unit Tenure Unit type Total Units 

Low End Market Rental ST through 3B+D 9 

Market Strata ST through 3B+D 15 

The applicant has also included a description of other accessibility features in the drawing 
package. 

Noise Mitigation: The applicant has provided an acoustic consultant report indicating that the 
residential component of the development will be designed to incorporate sound mitigation 
measures as required per the rezoning considerations. The possible need for additional noise 
mitigation for DEU roof top equipment has also been acknowledged and is expected to be 
assessed in the Building Approval process, at which time the DEU equipment will be fully 
specified and sized. Should changes affecting the form and character of the development be 
required, a General Compliance application will be advanced to the Panel. 
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Crime Prevention through Environmental Design: The applicant has provided a list of the 
CPTED features in the DP drawing package. These include: engagement and passive 
surveillance between the development and the public realm; mix of uses supports day and night 
activity; careful delineation of public, semi-public and private open space; design of hard and 
soft landscape to maintain strategic site lines; use of a glass elevator for access to upper level 
restaurant; design of parkade to avoid entrapment; integration of physical and visual permeability 
to the parkade to heighten security; and, parkade painting and lighting to assist with wayfinding 
for the various special areas such as bicycle facilities, car share and EV charging. 

Phasing and Subdivision 

The proposed development is of a size and design that precludes phasing. A preliminary 
subdivision strategy has been provided by the applicant and includes the following: 

• One air space parcel for commercial and office floor area that will be further stratified 
within the airspace parcel. 

• One air space parcel for Affordable Housing with no further stratification. 
• One air space parcel based on the remainder area that will be further stratified in the case 

of the market residential units within the airspace parcel. 

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. 

Janet Digby 
Planner 3 
(705-24 7 -4620) 

JD: blg 

ATTACHMENTS: 

Attachment 1 Development Application Data Sheet �hment2 Development Permit Conditions of Approval 

hment 3 Advisory Design Panel Minutes (annotated) 

hment 4 Preliminary Public Realm Plan (for illustrative purposes only) 

Attachment 5 Tree Protection Plan 

Attachment 6 LEED Checklist 
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ATTACHMENT 1 

, City of 
Richmond 

Development Application Data Sheet 
Development Applications Department 

DP 16-754761 

Address: 6560, 6600, 6640 & 6700 No. 3 Road 
Applicant: Bene (Richmond) Development Ltd. 
Owner: Bene (Richmond) Development Ltd. 
Planning Area(s): City Centre - Brigh ouse Village 

DP 16-754761 Required Prop osed 
S1te Area· Mm 4 000 m 

' 
4 066 m ' 

Net Development Site Area: n/a 4,393 m<: 
Land Uses: Mixed Use Mixed Use 
OCP Designation: Downtown Mixed Use Downtown Mixed Use 
Area Plan Designation: Urban Core T6 (45 m) Urban Core T6 (45 m) 
Zoning: ZMU36 ZMU36 
Number of Residential Units: n/a 166 

DP 16-754761 Bylaw Req't Proposed Variance 

Floor Area Ratio (FAR): Max. 4.0 4.0 n/a 
Floor Area per FAR: Max. 17,572 m2 17,572m2 n/a 
Non-residential Floor Area: N/A 4,393 m2 -

Residential Floor Area: Max. 13,179 m2 13,179 m2 -

Lot Coverage: Max. 90% 85% -

Lot Size: Min. 4,000 m2 4,066 m2 -

Setback-Front Yard (west): Min. 0.5/4.0 m 0.5/4.0+ m Y** 

Setback-Side Yard (north): Min. 0.0/4.0 m 0.014.0+ m -

Setback- Side Yard (south): Min. 0.0/4.0 m 0.014.0+ m -

Setback- Lane (east): Min. 0.0/4.0 m 0.0/4.0+ m -

Height Dimensional (geodetic): Max. 47.0 m 46.89 m -

Off-Street Parking Spaces - Residential Unit:* 128 137 -

Off-Street Parking Spaces- Affordable Housing Unit:* 7 8 -

Off-Street Parking Spaces -Visitor (Shared):* (25) (25) -

Off-Street Parking Spaces -L 1 and L2:* 40 41 -

Off-Street Parking Spaces - L3+:* 45 45 -

Off-Street Parking Spaces -Car Share Spaces: 3 3 -

Off-Street Parking Spaces-Total: 223 234 -

Off-Street Parking Spaces - Disabled: 5 5 -

EV Charging Residential: 100% 100% -

EV Charging Car Share: 3 3 -

Loading Space- Large Size: n/a n/a -

Loading Spaces -Medium Size: 3 3 -

Bicycle Parking Spaces -Class 1: 218 222 -

Bicycle Parking Spaces -Class 2: 48 48 -

Indoor Residential Amenity: 332m2 332m2 -

Outdoor Residential Amenity: 1,423 m2 1,468 m2 -

Child's Play Area (included in outdoor amenity area): 498m2 505m2 -

*Includes TDM Reductwn (10%). **Proposed vanance to reduce FY from 0.5 to 0.385 where apphcable. 
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ATTACHMENT 2 

City of 
Richmond 

Development Permit Conditions of Approval 
Development Applications Department 

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

1. Receipt of a Letter-of-Credit for landscaping in the amount of $800,000.00 which includes the cost of 
construction and a 1 0% contingency amount for landscape works shown in the Development Permit 
plans. 

2. Provision of a final acoustic report and recommendations by a professional acoustic consultant with 
respect to sound mitigation measures required as a consideration of rezoning and including a 
commitment to assess and recommend mitigation measures at the Building Approval stage for any DEU 
mechanical equipment noise that exceeds the Noise Bylaw limitations. 

3. Addition ofDEU commentary to applicable Noise Covenants. 

4. Provision of a copy of the draft contract between the owner and the car share operator describing the 
terms of the provision of car sharing services. 

5. Receipt of a Letter of Credit in the amount of$148,684.80 to secure the owner's commitment to provide 
transit passes based on 110% of transit pass costs (including 100% for transit pass purchases and 10% 
for future transit pass cost increases and administration). 

6. Receipt of a Letter of Credit for car share vehicles in the amount of $75,000.00. 

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

1. 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. 

2. Submission of construction traffic and parking management plan to the satisfaction of the City's 
Transportation Department (http://www.richmond.ca/services/ttp/special.htm). 

3. Provision of recommended noise mitigation measures to be provided for on-site District Energy Utility 
facilities, as needed. 
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Annotated Excerpt from the Minutes of 

Advisory Design Panel Meeting 

Wednesday, July 18, 2018-4:00 p.m. 

Comments from Panel members were as follows: 

ATTACHMENT 3 

• appreciate the comprehensive package and presentation provided by the 
applicant; 

• the project is going in the right direction from a sustainability perspective; the 
LEED scorecard should have been included in the package provided to the 
Panel; 

DIALOG (Arch): Noted. The LEED Scorecard was included with the submittal to 
the city but as identified it was not in the ADP booklet. 

• the applicant should have included rooms for the District Energy System (DES) 
and mechanical units in the plans submitted to Panel; the applicant is also 
advised of the requirement for vestibules in the entrances of big CRUs; 

DIALOG (Arch): The DEU Room is in the plans package and located in the SE 
corner of the project on Level 02 (Sheet A201). CRU Units over 3000 sq. ft. will 
have a vestibule at the entry. 

• appreciate the proposed architectural shape and form of the building; however, 
the slab projections on Levels 5 and 9 where washrooms and bathrooms are 
located above would pose a challenge in terms of access for service purposes; 

DIALOG (Arch): Noted 

• plans on Level 9 roof show no increase in height of residential floor below; 

DIALOG (Arch): Level 8 top of slab to top of slab is at 3230mm which is an 
increase of 510mm over the typical floor to accommodate structure, unit 
changes and rooftop insulation/slab steps. See Sheet A501 Section A-A. 

• appreciate the applicant's thoughts for public art; 

• appreciate the City's plan for a public art walk along the No. 3 Road public 
realm, between Brighouse Canada Line Station and Granville A venue; would 
help delineate and differentiate the area from the rest of the City; consider the 
impact on public art and the artist's expressive capabilities if it would be 
restricted by infrastructure elements on the public realm; 

• appreciate the mid-block central outdoor courtyard/plaza which is the primary 
entry point to the project; 



6013813 

• 

- 2 -

consider differentiating the commercial spaces along No. 3 Road. e.g. different 
setbacks, material and colour palette and variation in canopy treatment, to 
enhance its public character as opposed to the residential and office spaces; 

DIALOG (Arch): This was an intentional strategy and we resisted the temptation 
to overdesign the elevation for what amounts to only 4 small retail frontages 
ranging in size from 575 sq. ft. to 1,900 sq. ft.). We've tried to maximize the 
glazing exposure along the ground level retail units to improve visibility into/out 
of the individual storefronts. The ground level retail has been set back 1.5m to 
permit small seating areas outside of the circulation areas. The high glazing 
exposure encourages the interior activity to animate the streetfront. A signage 
strategy will be further developed to permit tenants to express individuality as 
well. 

• appreciate the language of the central outdoor courtyard which is different from 
the rest of the building fa<;ade on No. 3 Road; however, consider further 
differentiation in architectural treatment and/or material palette to further 
emphasize the area and its central connection to various uses in the building; 

• 

• 

DIALOG (Arch): Noted 

consider further breaking down the massing of the commercial and office 
podiums facing No.3 Road through introducing different materials and patterns 
rather than a simple treatment of the fa<;ade, e.g. introducing diagonal spandrel 
glass treatment, in order to create a more pedestrian scale along the No. 3 Road 
frontage; 

DIALOG (Arch): This was an intentional strategy. With a complex mixed-use 
building with so many components, we felt it was necessary to be selective with 
the amount of treatments so not to visually and physically overcomplicate the 
project. The trees and landscaping will provide dappled light across this 
elevation with changing effects throughout the day and over the year. 

consider a visible and prominent signage for the commercial spaces along No. 3 
Road; 

DIALOG (Arch): A signage strategy will be further developed to permit tenants to 
express individuality in a controlled manner. 

• appreciate the proposed landscaping for the central courtyard; however, 
consider introducing breaks, e.g. pockets in the regular series of planters to 
create secondary spaces where people can gather, along the commercial 
frontage of the building aside from the major plaza; also consider further 
variation in paving textures to better emphasize the public interface; 

DIALOG (Landscape): We have revised the ground plane to create more 
secondary spaces for gathering, both in the city boulevard and on the project 
site. These nodes are differentiated both through an updated sawcut pattern as 
well as additional unit paving. 

• consider greater differentiation on the City's public realm cross section along 
No. 3 Road in terms of hierarchy of spaces, e.g. different types and widths of 
spaces; 
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• consider visually breaking down the massing of the parking garage through 
variation in colour, material and texture on the fac;ade along the eastern laneway 
side of the site to provide a better pedestrian interface; 

DIALOG (Arch): We have provided further information on the materiality and 
intended screening strategy for the lane fat;ade. The interplay of lighting and 
colour within the parking garage with the screening material should create an 
interesting response to the lane elevation. Further development of the at-grade 
lane landscaping has been completed to provide a better pedestrian interface 
and a nice pedestrian scaled buffer between building and lane. 

• appreciate the applicant's presentation of the project and the materials provided 
to the Panel; 

• planting plans are difficult to read; applicant could have enlarged the key spaces 
in the plans; 

DIALOG (Arch): Noted 

• commend the applicant for the design of the building which is organized in an 
inventive way; 

• a public art plan for the proposed public art walk along No. 3 Road between 
Cook Road and Granville A venue would provide an opportunity for a cohesive 
and coherent public art approach along this stretch of No. 3 Road; 

• the straight alignment of double row of street trees with trees on private 
property is not a good idea arboriculturally; consider a staggered placement of 
the trees to give individual tree canopies more space and provide more 
continuity to the canopies; 

DIALOG (Landscape): The tree alignment has been revised to stagger the trees. 

• does not support the proposed plant graphics/artificial planting; recommend that 
the applicant install something that is a counterpoint to planting in the stretch 
that brings the tower to the ground level; look at ASP AC development 
crosswalk in Oval Village for precedent; 

DIALOG (Arch): We have revised the strategy here where we are proposing an 
abstracted "nature inspired image pattern" perforated metal screen element on 
the building. We are proposing an abstracted tree canopy; however the precise 
image is to be further developed. The logic is that the north tower block and the 
south 4 storey building need to share in the nature story that is so strongly 
expressed on the south with the Level 4 tree grove and the plaza recess vine 
strategy. The perforated metal panel screen is shaped to carry the tower-form 
and ground the tower and mark the site entry at the plaza. The perforated screen 
serves as an actual solar shade for the office spaces behind it during the day 
and in the evening, backlighting will give it a subtle presence on #3 Rd. 
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consider installing landings on the grand staircase to provide safety for users; 

DIALOG (Arch): We reviewed the design to see if there was an opportunity to 
introduce a landing part way up the stair to address the concern for limited 
mobility access. As the stair shifted to address other comments, it became clear 
that the addition of a landing elongated the stair and encroached on both the 
plaza and the level 2 patio. This created a situation that the stair shift was 
attempting to rectify. We did want to point out that the stair provides access to 
the level 2 restaurant which is already served by a dedicated elevator to assist 
anyone with mobility challenges. 

• reconsider the green wall fas;ade above the central outdoor courtyard due to 
concern regarding the long-term survivability of vine planting; applicant could 
consider other solutions; should the applicant proceed with the proposed 
approach, ensure that a high quality cable system will be installed by the 
applicant, e.g. Jakob rope system; 

• 

• 

• 

• 

DIALOG (Landscape): Noted. A high quality cable system will be utilized to 
ensure the treatment is aesthetically pleasing during all seasons. Hardy vine 
species and enhanced planting depths will also be incorporated to maximize the 
success of the scheme. 

the applicant is advised to invest in proper soil depths and volumes on Levels 4 

and 5 to install larger trees; 

DIALOG (Landscape): Noted 

concerned about the north garden as it will be in shade in the equinox; ensure 
that the choice of plant, bench and paving materials will not deteriorate in a 
shady and wet environment; 

DIALOG (Landscape): Noted. Planting will mimic a shade garden scheme, using 
species adapted to these light levels. Rougher stone paving will also be used at 
the ground plane to minimize pedestrian slip hazards. 

applicant is advised to review if there are plantings underneath the grand 
staircase and other structures as these would be problematic; 

DIALOG (Arch): The stair and entry plaza has been altered to respond to 
comments and provide better circulation and seating areas in the plaza. 
Plantings have been adjusted to address comments. 

support the comment to install landings on the grand staircase; also consider 
installing benches nearby as these safety features will benefit the aging 
population; 

DIALOG (Arch): Noted and responded to above. 

• consider nesting issues related to the pigeon population on Number 3 Road; 

DIALOG (Arch): Noted 
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• consider diagonal breaks in the direction of pedestrian travel for slabs on the 
broad walkway on the ground floor to enhance safety of pedestrians in a 
wheelchair and those using mobility aids; 

DIALOG (Landscape): Noted. The revised streetscape has incorporated 
diagonals as part of the updated scheme introducing new seating nodes, points 
of interest, etc. 

• consider making the bench (with paving stones separating it from a little curb) 
in the public space more accessible; 

DIALOG (Landscape): Noted. Level 5 has been revised to allow more accessible 
space. 

• consider the interconnectivity aspect for the design of Basic Universal Housing 
(BUH) units; also consider maneuverability and safety in confined spaces; 

DIALOG (Arch): Noted 

• appreciate the interesting and successful resolution of a twin-tower mid-block 
effect; 

• also appreciate the common courtyard which serves as a common synthesizing 
connectible space; 

• the grand stair provides visual access to the upper level of the podium; consider 
shifting it to one side of the mid-block break to provide more potential for 
gathering on one side over the other; 

DIALOG (Arch): Revised as described above. 

• the visual porosity of the project will help influence surrounding developments; 

• consider more visual porosity for the amenity space on Level 5 facing onto the 
west deck; 

DIALOG (Arch): Noted 

• agree with Panel comments regarding the high quality of presentation of the 
project; 

• commend the applicant for the proposed massing and building typology; 

• mid-block break and recessed entry hub works successfully as it does not 
detract from the nice commercial frontage along No.3 Road; 

• appreciate the strong north-south expression of the building which is helped by 
the decoupling of tower forms; 

• the setbacks on the upper levels will allow for some successful developments to 
the north and south of the subject development; 

• architectural form and character is well-resolved considering the mid-block 
location of the project; 
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• some language and expression might conflict with other components, e.g. 
strong diagonals work well with the commercial frontage and tower form; 
however, the smaller diagonals on Level 4 (with the parkade screening) could 
be straightened up as too many diagonals might dilute the strength of the 
diagonals; 

DIALOG (Arch): Noted 

• the proposed material and colour palette is appropriate for the emerging 
Brighouse Village; naturalized palette works nicely; consider adding a little 
more lightness on the back side; 

DIALOG (Arch): Revised as above. 

• appreciate the tower massing; however, pulling the tower form has negatively 
impacted some units in the upper level; consider mitigating these negative 
impacts; 

DIALOG (Arch): Noted 

• appreciate the provision of natural daylighting to lobby spaces on the lower 
levels and the provision of balcony spaces; 

• support the location of the west-facing central outdoor amenity space; 

• consider enhancing the experience in accessing the entry lobby to the main slab 
building; 

DIALOG (Arch): We have developed the design further to better represent the 
thoughts on the parking garage lobby entry. Ground surface treatment, patterns, 
in-floor lighting, and landscaping have been further developed to make the 
connection to the central plaza more direct and obvious. The elevator lobby has 
been further developed to enhance this sense of entry and connect with the 
tower lobby and outdoor plaza as well. 

• the outdoor space above the restaurant could be accessible and occupied as it 
benefits from the southwest solar orientation; 

DIALOG (Arch): A skylight has been introduced to the restaurant roof to permit 
dappled light from the tree grove above to be experienced from within the 
restaurant space. Access has not been granted to this roof area as it would 
require 2 exits, glass guardrails, and barrier free access to accommodate 
inhabitants. A generous outdoor patio space has been provided for the 
restaurant at level 2 which has a greater opportunity to contribute to the public 
realm and street level activity. 

• appreciate the applicant addressing social and environmental sustainability 
issues; 

• notice the high concentration of entry points coming from the indentation; 
applicant is advised to further clarify the various entry points to guide people to 
their destination; 

DIALOG (Arch): This will be developed further as the project progresses and 
signage is explored. The intention is to make access to the various uses as 
clear and obvious as possible with well-designed and graphically interesting 
signage. 
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• consider design development to the entry point to the slab building; 

DIALOG (Arch): Revised as above. 

• appreciate the project and the applicant's presentation; 

• the applicant should give attention to wayfinding design considering the mixed 
uses for the proposed development; 

DIALOG (Arch): Revised as above. 

• wheelchair access is proposed across the store front where the bistro and cafe 
seating is located; should be well thought out by the applicant to avoid potential 
conflicts; 

DIALOG (Arch): Wheelchair access from the sidewalk has been altered to create 
multiple access points to the building from the north to the south extents of the 
project. 

• consider design development of the grand staircase, e.g. incorporating lighting, 
guardrails and landing, or shifting to one side to create a larger gathering space; 

DIALOG (Arch): Revised as above. 

• consider constructing a three-meter wide bicycle lane in lieu of the proposed 
width of two meters; 

• support the Panel comment to stagger the planting of trees on the ground plane 
to create more interest; 

DIALOG (Landscape): Revised as above. 

• consider integrating public art into the proposed development in addition to the 
proposal for a public art walk along No. 3 Road considering the significant size 
of the site; 

DIALOG (Arch): Noted 

• consider screening headlight glares in the parkade; 

DIALOG (Arch): Revised as above. 

• tower building separation is tight but successful; 

• size of the site works despite being undersized to qualify for the Village Center 
Bonus (VCB) bonus density; 

• plans submitted by the applicant provide for adaptable units; applicant could 
have provided larger plans to assist Panel members in their review; 

DIALOG (Arch): Noted 

• applicant needs to work with City staff to ensure softening and 
pedestrianization of the lane; 

DIALOG (Landscape): Noted. Enhanced planting including tall screening 
bamboo is being added to soften the meeting point of the ground plane and the 
building as well as to screen the lower levels of the parkade. Enhanced 
connections through the parkade have also been incorporated to increase 
visibility and access. 
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• ensure that plans provided to the Panel reflect the fa<;ade; 

DIALOG (Arch): Noted 

• the adjacent development is dealt with successfully; 

• consider better programming in the outdoor amenity area; 

DIALOG (Landscape): Level 5 has been revised to include additional 
programming including an East facing amenity deck, enhanced BBQ I communal 
eating area, and lounge seating under the architectural overhang adjacent to the 
indoor amenity room. 

• the southwest corner of the building has the most amount of glazing; consider 
exterior louvering on that corner, preferably not slab extensions but some kind 
of shading; and 

DIALOG (Arch): The glazing in the southwest corner was previously window wall 
system but has been improved to curtain wall which is a higher performing 
window assembly to address this concern and to align with the clarity of the 
architectural concept. 

• look at the large amount of glazing on the west face of the lower commercial 
level; consider using a different kind of glass material. 

DIALOG (Arch): The glazing in this area is curtain wall glazing which is a high 
performing assembly. A large amount of glazing has been introduced to the 
retail level to increase visibility along #3 Rd and to animate the street. The tree 
canopy from the 3 rows of street trees will provide dappled shading for much of 
the year for the lower 2 levels and solar exposure will be desirable for the shorter 
winter afternoons. We anticipate the office floors will introduce interior shades 
as the spaces are fit out by tenants. 

• The written comments submitted by Amber Paul were summarized by Sara 
Badyal as follows: 

• the plaza seems too small for the number of main entries, bike uses and grand 
staircase; the grand staircase is appreciated but takes away from other ground 
floor entrances by compressing the entry sequence; if the grand staircase is 
maintained, consider increasing the scale and size of the plaza to give equal 
priority to the other entries; 

DIALOG (Arch): Revised as above. 

• the project is interesting and eye-catching; concerned that the functioning of the 
building may seem confusing; 

• the inaccessible and unusable roof area of that size is unfortunate; would really 
contribute to the residential or office uses; 

DIALOG (Arch): Revised as above. 

• the area for the outdoor amenity spaces is long and linear and hard to design for 
quality outdoor rooms; feels more like circulation routes than gathering spaces; 

DIALOG (Landscape): Revised as above . 
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• the perimeter planting could be reduced; breaking up the runs could provide for 
a range of spaces of different sizes; 

DIALOG (Landscape): Revised as above. 

• in general, the north amenity space needs to be reviewed at a smaller scale to 
provide interesting dynamic spaces; 

DIALOG (Landscape): The North amenity space has been revised to include 
more articulation to the planter walls to create additional pocket seating nodes. 

• play areas in close proximity to private patios could present problems; consider 
privacy planting; 

DIALOG (Landscape): The play space has been altered to reduce adjacencies. 
Planting between the play space and private patios will include hedges and a 
row of trees to aid in screening. 

• further refinement is needed to shape the barbeque area to create better outdoor 
dining opportunities in more intimate settings; and 

DIALOG (Landscape): Revised as above. 

• investigate opportunities for creating spaces for outdoor lounge or seating 
pockets or planters or overhead trellises to define shapes and rooms. 

DIALOG (Landscape): Revised as above, including the addition of lounge seating 
beneath the architectural overhang adjacent to the indoor amenity room. 

Panel Decision 

It was moved and seconded 
That DP 16-754761 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: 

BENE (RICHMOND) DEVELOPMENT L TO. 

6560, 6600, 6640 AND 6700 NO. 3 ROAD 

C/0 AWM-ALLIANCE REAL ESTATE G 
401-958 gTH AVENUE 
VANCOUVER,BC V5Z1E5 

No. DP 16-754761 

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 of the Local Government Act, R.S.B.C.: buildings and structures; 
off-street parking and loading facilities; roads and parking areas; and landscaping and 
screening shall be constructed generally in accordance with Plans #1 to #65 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 
$800,000.00 to ensure that development is carried out in accordance with the terms and 

conditions of this Permit. Should any interest be earned upon the security, it shall accrue to 
the Holder 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. 

6013813 



To the Holder: 

Property Address: 

Address: 

Development Permit 
No. DP 16-754761 

BENE (RICHMOND) DEVELOPMENT L TO. 

6560, 6600, 6640 AND 6700 NO.3 ROAD 

C/0 AWM-ALLIANCE REAL ESTATE G 

401-958 8th AVENUE 
VANCOUVER,BC V5Z1E5 

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. ISSUED BY THE COUNCIL THE DAY OF 

DELIVERED THIS DAY OF 

MAYOR 

60138!3 
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Site Information 

LEGAL ADDRESS: 

ADDRESS: 

ZONE: 

EXIST! NG USE: 

PROPOSED USES: 

EXISTING SITE AREA: 

Lot 4 Section 9 Block 4 North Range West NWD Plan 7312 (PID 003-433-005) 
Lot 129 Section 9 Block 4 North Range 6 West NWD Plan 25835 (PID 003-420·418) 
Lot 128 Section 9 Block 4 North Range 6 West NWD Plan 25835 (PID 003·420.370) 
Lot 127 Section 9 Block 4 North Range 6 West NWO Plan 25685 (PID 001·468·375) 

6680/6700 NO.3 ROAD (Previously 6560. 6600.6640.6700 NO.3 ROAD). RICHMOND, B.C. 

ZMU36 HIGH DENSITY MIXED USE· BRIGHOUSE VILLAGE (CITY CENTRE) 
CITY CENTRE AREA PLAN. BRIGHOUSE VILLAGE LAND USE MAP (2031) 
SUB-AREA B.4, URBAN CORE T6 

COMMERCIAL 

MUL TI·FAMILY RESIDENTIAlJCOMMERCIAL MIXED-USE 

PREV. NET DEVELOPABLE AREA: 
4,819.00 SQ m (51,871 SQ fQ 
4,272.15 sq m (45,985 sq ft) 
4,393.00 SQ m (47,286 SQ fQ 
4,065.90 sq m (43.765 sq ft) 

NEW NET DEVELOPABLE AREA: 
NEW SITE AREA : 
(After Dedications) 
SITE COVERAGE: 

Height 

MIN. PERMITIED 
HABITABLE ELEVATION: 
SERVICE EQUIPMENT: 
MAX. HT PERM !TIED: 

Density 

DENSITY PERMITTED: 

BS% (3.450 sq m/4,066 sq m) 

.3m ABOVE Highest Street Curb (1.59m +.3m)= 1.89m 
2.9m 
45m (Sub Area 8.4) 
47m YVR Ht (CDT-1 Zoning)-.11 (conversion factor): 46 89 HPN Geodetic 
46.89m-1.89m (l 1 Elevation}: AS.OOm Height 

4 FAR(3 FAR PLUS I FAR VILLAGE CENTRE BONUS) 
JFAR RESIDENTIAL 13,179 SQ m (141.857 sq ft) 
I FAR COMMERICAL 4.393 sq m (47,286 sq fl) 

TOTAL • 4 FAR 17,572 SQ m (189,143SQ ft) 

PERMITIED,-REQUIRED PROVIDED 

AFFORDABLE RES. (LEMR=5% Of Res. Area Req'd) 
MARKET RES. 

658.95 sq m (7.093 sq ft) 697.74 sq m (7.510 sq ft) 
12.520.05 sq m (134.759 sq fl) 12.481.26 sq m (134,342 sq fl) 

I3.179.0sqm (14l.S56sqtr) 
%of 4.393 sq m (47.286 sq fl) 1.326.5 sq m (14.278 sq fl) 

SUBTOTAL 
COMMERCIAL 
OFFICE 

SUBTOTAL 
%Of 4,393 SQ m (47,286 SQ ft) 3.066.5 SQ m (33.008 SQ fQ 

t,393.0 sqm (47.286 sq fl) 
NET FLOOR AREA (FAR) 17.572sqm(IB9,!36sq11) 17,572sqm (1B9,142SQ11) 

AMENITY AREA (Indoor· 2 sm/ Suite) 
EXCLUSIONS {Stairs. Bike/Service Rooms. 
E!ev Shafts Above LOt) 
ADAPTABLE SUITE EXCLUSIONS 

GROSS FLOOR AREA 

OUTDOOR AMENITY AREA 
(Gsm/ Unit+ 10% Net Oev. Site Area) 

Setbacks 

FRONT YARD 

332 SQ m (3.S74 QS ft) 

1.86 sq m (20 sq ftJ x 24 uinits 

1.42322 SQ m (15.319 SQ fl 

Note: New Property line is 1.89m From Future Guideway Edge 

332 SQ m {3.S74SQ f0 

1.837.63 SQ m (19.780 SQ fQ 
44.64 SQ m (480 SQ ft) 
19,786.27 SQ m (212, 97B SQ ft) 

1.905.62 SQ m (20.512 SQ fl) 

Below 12m 4m 4 11m (1.89m + 4.1lm:Translink 6m Setback) 

Above 12m Front Yard may be Reduced .33m 
to .Sm for a Max. of 33.3% of 

Building Code Summary 

BC BC 20121 Parl3 

BUILDING AREA 
BUILDING HEIGHT 

BUILDING OCCUPANCY 

CLASSIFICATION 

STREETS FACING 

CONSTRUCTION 

FIRE ALARM SYSTEM 
SPRINKLERED 

� ... ��· . ,. . . 

Permitted to be Any Area per Subsection 3.2.2 
15 Storeys 

Group A2 [Assembly] f Group D [Offices]/ Group C [Residential) 1 
Group E [Mercantile]/ Group F3 [Parking Garage] 
{No Underground Parking) 

3.2.2 23- Group A2. Any Height Any Area. Sprinklered 

3.2.2.47- Group C. Any Height Any Area, Sprinklered 
3.2.2.54- Group D. Any Height. Any Area, Sprinklered 
3.2.2.62- Group E. Any Height Any Area. Sprinklered 
3.2.2 78- Group F3, up to 6 Storeys, Sprinklered 

One. No.3 Road 

Non-Combustible 

Yes. Modified Single Stage Alarm System 
Yes, NFPA 13 2013 Edition 

O�:�f DIALOG. Times Square 
6680/6700 No.3 Rd, Richmond 

Parking 

B law Parkinq Requirement 

Residential Requirements 
Market Residential 
LEMR Resldenlial Unit 
Total Residential 

Visitor Stalls 

VlsitorStaJJs 

I commercial 

LD1 Commercial 

L0 1·L02Restaurant 

L0201Jiee 

L03Restaurant 

L03-L04 Office 
Total Commercial & VIsitor 

TOTAL STALLS 

TOTAL STALL+ CARSHARE 

STALL BREAKDOWN 
EV Chart�in Stations 

CarShare EV 
Disabled Stalls 

Small Car Max 50,.. 
Regular Stalls 

Bylaw Loading R_e�lrement 

"" 
Residential Bylaw 7.13.6.1 

Suite 
15 

16 

Existing Bylaw Site Specific 
Parklnq Ratio Parkin Ratio 

l�ce�rUni .9�cesoerun· 
.9 Spaces per Uni .8 Spaces per un· 

3.75 Stalls per 3.75 Stalls per 
517rrQ 100m2ofG 100m2 ofGLA 

3.75Stallsper 3.75Siallsper 
321m2 100m2 of GlA 100m2 of GlA 

3.75Stalls per 3.75Stallsper 
318m 100m2ofG 100m2ofGLA 

15,..Reduction 
1 S'fo Reduction from from 8 Spaces per 
8 Spaces per 100m2 100m2 of GLA up 

277 m2 of GLA up to 350m2 to 350m2 
15'fo Redoction from 15,.. Reduction 

1.5Spacesper from 1.5Spaces 
2,394 rru 100m2 of G per 100m2 of GLA 
3,827 

tOO,..oofResidenlia 

2'YoofTota1StaU 
Max. 50% of StaQ 

S�..tites / Arej 
166Suitesl MediumSizel 

Lart�eSizel 

Propsed Bylaw Possible TOM 
Parking Reductlon\10,..) 

Requirement & Shared Stalls 
14 12 

15 13 

20 

13 

12 

19 

31 

24 

24 

SOY, 

Future Bylaw 
LoadinqRatlo 
81to241 Unll 
81to241 Unit 

11 

17 

28 

22ol 

"" 

Site Specific 
Loading Stall 
Requirements 

No\ Reauire 

Stalls Provided 
13 

86 

86 

231 

2341 

14 

48,..o111 
50% 115 

Stalls Provided 
Prooosed 

Retan I Commercial Etc. B law 7 .13.6.2 3827 m Medium Siz� 501-186D m 

TOTAL LOADING STALLS 

Bicycle Parking 

LarqeSizel 

I I 

1860or mor 
501-18 6 D m 

Existing Bylaw 

Not ReQuire 

3Medium 
Loading Stalls 

Suites/ Area per Ex.lsing Bylaw Bicycle Stalls Stalls 

3Medium 
Loadin Stalls 

Bylaw Bicycle Parkin Requirement Area Bicycle Blc eta Stall Ratio Re ulred Provided 
Class 1- Long Term Bicycle Parking 
Resldentlal 1 Bed or Less 
Residenliai2BedorMore 

Total Residential 

Commercial Uses 

TOTAL CL ASS 1 

Horizontal Stalls 
Vertical Stalls 

Bike Lockers 

Class 2 • Short Term Bic de Parking 
Residential- Up to 30 Suites 
Residential - More than 30 Suites 

Commercial Uses 

TOTAL CLASS Z 

hoTAL: Class 1 +Class 2 

Unit Su mmary 

Proposed Unit Type Summary 

Level 

Level OS 
Level OS 
Levet07 
Level DB 
Level09 
Level tO 

Level 11 
Level12 
Level 13 
Level 14 
Level15 

Totals 
SubTotal 
PercentageMafXetUnits 

90Suite 1.25Stalls/Suite 11 11 

76Suile 1.25Stalfs/Suite 95 

3,827 m 

30Suile 

1 36Suite 

1.8sm 
1.14 sm 
2.1ssm 

.27 Stalls per 100 m2 
ofGLAafler100m2 

Min. 67'll 

.2Sialls/Suite 

.2Stalls1Suite 
.4 Stalls per 10 0 m2 

ofGLAefler100m2 

LEMR 

10 
218Stalls 220Stalls 

721 105'Yo 

Provided 

27 

15 
48Stall 48Stalls 

266Stallsl 268Stalls1 

Studio 2Bdrm 3 Bdrm Subtotal Studio 
Min 50 sm Req1 Relaxed Min 80 sm Min 91 sm 

1 Bdrm-small 

45 

0,6'fo MRKT 28,7,.. MRKT 

1 Bdrm 

40 

25.5,.oMRKT 

MARKET 
2Bdrm 

Garbage & Recycling 

·Based on the Proposed Stud by Tar et Zero Waste {April2018 

ResldentiaiBin R ulremenls 

Garba e 
Recyding-Cardboard 
Rae clinq- Mixed Paper & Newsprint 
Recvclin - Mixed Containers 
Recycling-Glass 
Compostables 
Re.sldentlal Bins Requl,.d 
BlnsforFulureUse 
51 rofoam 

Soft Plastics 
Electronics/ Small AoDliances 
Refundable Container! 

Batteries 
Residential Bins for Future Use 

Tolal Ruldential Bins Provided 

Residential Room Area Requirement 

Garba e 
Re dl ·Cardboard 
Recydin • Mixed Paper & News rint 
Recyclin ·MixedContainers 
Recyclln -Glass 

Com pas tables 
Future Use Bins 

Total Area Req�..tired • Residential 

Total Am Provided· RnldPntial 

Commercial Bin Re uifements 

Combined Office + Restaurant Bins 

Garb_age 
Recyclin -cardboard 
Recydln -Mixed Paper & Newsprint 
Recyclin -Mixed Containers 

Comooslables 
Tallow/Grease 
Commemal Bins Required 

BinsforFutureUse 
St rofoam 

Soft Plastics 
EleclronicsiSmaii�Jiliances 
Refundable Containers 

Batteries 
Commercial Bins for Future Use 

Total Commercial Bins Provided 

Commercial Room Area Requirement 

Garbage 
Recvlinq -Cardboard 
Re din -Mil!.ed Pa & News Wit 
Recycling-Mixed Containers 

Composlabfes 
Tallow/Grease 
TotaiA�R uiriiCI•CommarciaJ 

Tot.IA� Provl<htd ·Commerclal 

# of Res. Units 

16 
16 
16 
16 

16 
16 

ContalnerChol 
3Cu.Yd.Bi 

3Cu.Yd.Bin 
360LCa 
360LCa 
242LCa 
242LCa 

96GTot 
96GTot 
96GTol 
96GTot 

SGPai 

LitresGenerate 
per week 

53. 
27. 

15 
18. 

2.1 
14. 

#of Containers Container ChDloo Container 

Re uired on Site Footprint m2 

JOBin 

3Cu.Yd.Bin 
3Cu.Yd.BWI 

360LCa 
360LCa 
242LCa 
242LCa 

96GPail 

2. 
2. 

0. 
0.5 
0.4 
0.4 
0. 

Total Area Container Choice Litres General 

4,393s 
4.393s 
4,393s 
4,393s 
4,393s 

4,393 s 

3Cu.Yd.Bin 
4Cu.Yd.Bin 

360LCa 
360LCa 
240LCa 
170LCa 

96GTol 
96GTot 
96GTot 
96GTot 

SGPa 

Per week 

B U' 
B U• 
B u, 

B u, 

B u, 
B u, 

#of Containers Container Choi Container 

Required on Site Footprint m2 

3Cu.Yd.Bin 2. 
4 Cu.Yd.Bin 3.0 

360LCa 0. 
360lCa 0. 
2 42LCa 0. 4 

170LDrum 0.4 

•Note: Commercial Calculation Assumes AU Non-Office CRU Atea Could Be Food Services 

3 Bdrm Subtotal Total Units 

23 
23 
24 
24 

Piclw Fre en 
per week. 

Manoever 
Factor 

2.2 
2.2 
2.2 
2.2 
2.2 
2.2 
2.2 

PickupFre uenc 
oerweek 

138in 

Manoever 

Factor 

2.2 
2.2 
2.2 
2.2 
2.2 
2.2 

#ofBlns Re ulred 

258tn 

5Bins 

JOBin 

Space Require 
m2 

11.25 
5.6 
8.82 

11.34 
1.94 
3.8 
5.04 

4Bsqn 

40 sqn 

#of Bins Required 

19Bin 

SBins 

24Bin 

Space Requir 
m2 

5. 6 3 
6.91 

3.7 
6.3 

7.74 
0.97 

,, 
3h 

" 
157 

15 
15 
15 
15 
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The landscape lighting strategy for level1 has been designed to compliment the urban design moves to date, as well as to allow for safety and CPTED requirements. Lighting 
in the public boulevard will be handled by Civil installed pedestrian lighting poles. These will both light the new bikelane and sidewalk, as well as provide a potential home for 
public art along No. 3 Road. On-site, low level landscape lights have been located at all stairs and ramps to allow for safe egress into and out of the building. Lighting is also 
proposed as a feature to highlight all bike rack locations, further strengthening the new moves along No. 3 road to encourage and build-out cycling infrastructure. These lights 
will all be coordinated in both style and materials with the building's lighting, and will complement the larger architectural lighting strategy. 

ELECTRICAL EXTERIOR UGHTING STRATEGY 

Exterior lighting design '"liB l�ke into auelul consideration lactors\hQt impact occuvants, such as visual comfort. safety and secur�y. Lighting '"lill be coordinated '"lith the Arctlilect11nd Landscape ConsuHanttD mel!! ASHRAE 
go.1-2010 lighting power den�ties and comply '"lith \hi! project's fighting zone requirements. E�t.,rior lighting is ID be con\rDlled by phD\Dcel and astronomical timecloc:k combination and v�U have the option to be regulated at 
night time to be e�her off or at a reduced lev �'ito inc:reue energy savings. This can be achieved by incorporating lighting zones into the design. Ful cut-off lumin11ires wilh e!focient light sources and direct light dov-mward ntlere 
needed, e.g. pedestrianpathways.sidevlll\ksand landscaped areas. ar11tobe used . 
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floor amenity has been designed as a passive nature area. This will allow children Into dose proximity with a variety of vegetation, especially crucial for children in the city. 
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Plant List (On-Site & Off-Site) 
ID IQ!v Latin Nama 

Trees 

ArA 4 Acer x freemanii 'Armstrong' 

Ac 19 Acer circinatum 

ApK 9 Acer pa/matum 'Katsura' 

Cjp 6 Car inus ·aponica 

Cm 5 Comus mas 

Gb 14 Gin�9 biloba :4utumn Gold' 

PcC 4 Pinus contorta var. contorla 

Zs 6 Ze/kova serrata 'Green Vasa' 

Shrubs 

Ct 3 Choisva temata 

Gs 93 Gaultheria shal/on 

Hm 2 Hamamelis x intermedia 'Arnold Promise' 

Hq 39 H drangea quercifofia 'Snow Queen' 

IcC 63 lfex crena/a 'Convexa' 

La 145 Lavandula angustifofia 'Munstead' 

LnB 106 Lonicera nitida 'Baggesen's Gold' 
Lp 45 Lonicera pileata 

Mn 9 Mahonia nervosa 

M 708 Mahonia repens 

Pi 33 Pinus mugo var. pumilio 

PIO 62 Prunus laurocerasus 'Otto Luyken' 

RG 25 Rhododendron 'Gumpo White' 

Sr 196 Sarcococca ruscifO/ia 

Vo 56 Vaccinium ovatum 

Vd 21 Viburnum davidii 

Perennial, Grasses, Groundcovers, Ferns 

Y 132 Achillea x 'Moonshine' 

Ao 276 Acorus gramineus 'Ogon' 

c 11 Clematis armandii 'Snowdrift' 

E 333 Echinacea purpurea 'Magnus' 

u 81 Euphorbia characias ssp. characias 'Humpt 

FdR 33 Far_qesia dracocephala 'Rufa ' 
HmA 144 Hakonech/oa macra 'Aureola· 

H 47 Hydrangea anomafa subsp petiolaris 

Nt 629 Nassella tenuissima 

Pt 455 Pachysandra terminalis 

B 109 Parthenocissus tricuspidata 'Veitchii' 

PaH 523 Pennisetum alopecuroides 'Hameln' 

v 247 Perovsk.ia atriplicifolia 'Uttle Spire' 

125 Phlomis russelliana 

Pm 159 Polystichum munitum 

Ps 104 Polystichum setiferum Divisilobum Group 

R 102 Rudbeckia ful ida var. sullivantil 'Gofdsturm' 

s 726 Ses/eria autumns/is 

TmH 134 Taxus x media 'Hicksii' 

Dumpty' 

Common Name Scheduled Size Remarks 

Armstrong maple Scm Cal. Syn. Acer rubrum 'Armstrong' 

Vine rna le Scm Cal. (Multi·Stem) 

'Katsura' Japanese maple Scm Cal. Multi-Stem 

Japanese hornbeam Scm Cal. 

Carnelian Cherry Scm Cal. (Multi-Stem) 
'Autumn Gold' Maidenhair Tree Scm Cal. 

Shore Pine 2m Helqht 

'Green Vase' Zelkova Scm Cal. 

Mexican mock ora!!9� #5 

Salal #3 

'Arnold Promise' Witch hazel #5 

'Snow Queen' Oakle af hydrangea #5 
'Convexa' Japanese holly #5 

'Munslead' lavender #3 

Golden boxleaf honeysuckle #5 

Boxleaf honeysuckle #5 
Cascade Oregon Qraoe #5 

Creeping mahonia #1 

Dwarf mugo ine #5 

'Otto Luyken' English laurel #5 

'Gumpo White' Azalea #5 

Fragrant sweet box #5 
Everqreen Huckleberrv #5 

David's viburnum #5 

'Moonshine' yarrow #1 

Golden variegated sweet flaQ #3 

'Snowdrift' evergreen clematis #5 

'Magnus' pur le coneflower #1 

'Hump! Dum lty' blue spurge #1 

Draaon's head bamboo #10 

Golden Japanese forest grass #3 

Climbing hydrangea #5 

Mexican Feather grass #3 

Japanese spurQe #1 

Boston ivy #1 

Dwarf fountain grass #3 

Little s ire Russian sage #1 

SUcky Jerusalem sage #1 

Sword fern #3 

Soft shield fern #3 

'Goldsturm' Black-eyed Susan #1 

Autumn Moor Grass #3 

Hick's yew #5 

Keep diooed to a low hedQe 

PLANTING NOTES 

1) Final location and species selection for Off-Site planting will be to the satisfaction of the City of Richmond. 

2) Contractor lo Ol'ganize a project pre-construction meeting prior to any landscape construction work. Meeting to include the project Landscape Contraclor. the project Landscape Architect, and if desired a City 
of Richmond (Parks) representative for any off-site planting. 

3) All plant material used in this project must first be inspected/approved by the project Landscape Architect at the nursery, and (if desired) by a representative of the City of Richmond (Parks) for off-site 
material before installation. 

4) Contact project Landscape Architect to confirm tree types prior to purchase. 

5) Minimum depth for all shrub beds to be 450mm, groundcover areas to be 300mm, and trees to be 600mm larger than rootball. 

6) All planting to be done to CSL.AIBCSL.AIBCLNA standards, latest edition. The project Landscape Architect and the City of Richmond have the right to refuse any or all of the selected plant material if it does 
not meet current CSL.AIBCSLAIBCLNA standards. 

7) All planting beds to have 50mm mulch as specified. 

8) Contractor to submit a representative sample of the proposed topsoil for testing to Pacific Soil Analysis. Contractor is responsible for arranging and payment of soil analysis and amendments to growing 
medium as determined. Contractor shall instruct soil testing lab to submit results directly to the consultant for approval prior to commencement of work. Generic Analysis is not acceptable. 

9) Contractor Is responsible to obtain and be familiar with the relevant project specifications. 

1 0) As a minimal acceptable standard: 
a) Sizes on the plant list shall be considered minimum sizes. 
b) Root balls to be free of pernicious weeds. 

11) Contractor to ensure all plant material delivered to site Is from nurseries certified to be free from the phytophthora ramorum virus (sudden oak death); removal and replacement of plant material found to 
contain the virus to be at the contractor's expense. 

12) The contractor shall supply all plant materials shown on all drawings. 

13) No container grown stock will be accepted if it is root bound. All root wrapping material made of synthetics or plastics shall be removed at lime of planting. 

14) Container grown stock shall have the container removed and the rootball be cleanly scored in two vertical locations. 

15) New top soil should be incorporated by mixing into top 300mm of native soil where appropriate. 

16) Contractor to provide landscape Architect a copy of all packing slips received from nursery listing names and quantiUes of all plant stock supplied. 

17) The contractor shall locate and verify the existence of all utilities prior to starting work. 

18) All plants shall be watered thoroughly twice during the first 24-hour period after planting. All plants shall then be watered as necessary. 

19) All off-site tree trunks to be provided with 'Arbour Guards' for protection. 

20) The landscape contractor shall refer to the contract specifications for additional requiremenls prior to and during establishment maintenance period. 

21) Plant Search area to include BC, WA , OR, & CA as appropriate. 
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Irrigation Controller 

38mm Stub Out 
Minimum 50GPM@ 70PSI 

100mm Irrigation Sleeve 
Traffic Rated (Typ.) 

On-Site Planted Areas 
Proposed to Be Irrigated w/ 
High Efficiency Irr igation 
System 

Off-Site Irrigation for Planted 
Areas in Boulevard per City 
Standards 

IRRIGATION NOTES 
1)0n-sitearnloH-siteirrigation systems tobe on separatecircuits. 
2) The Irrigation Conlraclor shall eonfinn on site the locations of tna stu�uts provided by the Madlanical conlraclor. See plans. 
3) The Ele..Uieal Qll'lhilclor $hall supply 120v ouUats lor the eonllollers and run 38mm conduits with pull strings to illl sh.<b-ol.rli<>C:lltions. See plans. 
4) The Irrigation CotiltadM d\:111 supply and install lhll iliga\ioo conlroll8r1 aM run aiiiD\'IlOIIage wires to the .solenoid valve�. 
5) The lrrigetion Contraclor shell COOfdinate a� 51eeves, conduit&. and locations af sens!Q "'ith the general eontrector. 
6) The Irrigation system shal be Installed as per tiABC standards or beTter. 
7) Double c:hedl; valves. beck 11ow ptr�enters, filler, and • blo¥HIUI. eonnadlon In .. ater vnlly mom, and \he running of a JBmm �pply line to at stub 

out loeations.byMechanicai.Seeplans. 
8) Irrigation Conlractor to supply rain senson, solar slrength, and temperature eolect�. and determine locations on site. Use in conjunction "'ilh a 

soilwatar sensor locatedin alull sun roof area. 
9)Nodrip lrrj.gation unlessolhenvlse indica\ed. 
10)11ligetionvalvastobttlocatedin planUngbeds.Ee ch t o have allowsensor lor properzonenows. 
11)The lrrlgatlonConlradortosubmllsl"lopdr.�wlngs ftll'"appro¥al prlorto lnstalaUon. 
12) The Irrigation Conlrador to pro¥1da submll1als lor allrrlgaUon tompotllnl'l 101'" approval prior to lnstaDatlon. 
1J)The lrrigationConlractor to provideas-btlilld1111wingslollowingeonstruction. 
14)Kupall lrriga�onpiping outof trea rooting zonas. 
15) Alt on·Sile Irrigation components to be manufactured by Rainbird or equivalent Pop up spray bodies to be minimum Rainbird 1800..PRS series or 

equivalent with high efficiency rotary nozzles to apply water at or Ins than 1Jmm per tlour. Valves to be minimum Rainbird PEB series or 
equivalent. Controllers to btt minimum Rainbird ESP-l.XO series or equl�alenL 

16)AII oll"-sltalrrlgaUon cornponents lo be manufadured by Rain Bltd, Toro, 01'" &quivalenL Allll1;11d &pray heads to be Toro 570's wl MPR nozzles or 
&quiYalvnt.mld slzlldtoi.Of1\obttRaln81rd5004's orequiYalent.and large rotOBtobe Ratn Bird6005'stll'"aqutvalvnt.AII to llave hlglletrodency 
nozzles to epply walef at or lass than 13mm per hour. \la�sto be minimum Rain Bird PEB series or equivalent. Controllers to btt minimum Toro 
Cenlral Control system compatible or equival«ll Rei If to City or Riehmond Engineering Department Suppleme111.!1ry SpKifica�ons and Detail 
Drawings. 

11)11required,drip irrigationarantobe on separate coveragelrom othar areas.Userisersln shrub aroas anddirac:tspray away from hardsurlaces 
andlawnadgn. 

18)AII 1rrlgationareas lobtthead to headeoverage. 
19)1rrigationcoven.getobebtOI<en outinlo sepanatezong.s for eachmafor areaaUowing forindividualconllolas neeessary. 
20)trrigalion system tobeblown-ou\ inl'l'intermonlhs. 
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(!) Irrigation Controller 

• 
II 
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38mm Stub Out 
Minimum SOGPM@ 70PSI 

1 OOmm Irrigation Sleeve 
Traffic Rated (Typ.) 

On·Site Planted Areas 
Proposed to Be Irrigated w/ 
High Efficiency Irrigation 
System 

Off.Site Irrigation for Planted 
Areas in Boulevard per City 
Standards 

IRRIGATION NOTES 

t}On-siteand off-sil&irrigation systemstobeon stparat&circuils. 
2)Thelrrigallon Contraclo r s hallconr.nnonsi\ethei0C11Uons ol the s\ub-ouls providedbythe Mechanicalconlractor.Se&plans. 
J}The EIKtrlo;aii;Oil\rOJctor shallsl.lpply 12DvouUR\slor thei;OI1\iallersandrun38mmconduilswith p"'ll slrings to all st"'b-ol.l\loc:ations.See plans. 
4) The lrrlgation Conlrador shall•upply and instan lhe mgaliM eon\tollatsand I\JJI :Ill low voltagu wirll� to lha 'oluooid �alnts. 
5) The Irrigation Contractor shall coordinate an sle.ves, conduits, and loca6oos ol sanscn with tha general contractor. 
6} Tha lrrigatlon system 51laU W lnstaDed as Pfi IIABC standards or Milar. 
1} Ooubla thKk valvrn. back now pravanters. r.llar. and a blow-out conneellon In watw entry room, and lh1t running of a JSmm supply Nne to ad $lub 

out loaollons.byMechanieai.Seeplans. 
8)Jrrigation Con\rllctorto$upplyrain sensors,901arstrength,and tempen�ltKe cctlectors,and determinelocationson sile.Usa in conjunctionwilha 

soilwaler sensorlocaled in afull sun roofarea. 
9)Nodrlp lrrlgatlon unlessolhiffllse i ndic.atl!l:l. 
1D)Irrigallonvalvestoba\Oellll'dinplanlingbeds.Eadtto hava aflowunsorfor properzonaflows. 
11)The lrrigadon Conlractortosubmltshopdrawlngsforapprovalprtorto lnstala�on. 
12) The Irrigation Contractor to provide submittals lor allrrigatlon components lor approval prior to lnstala!lon. 
13)Tha lrriga6onConlr.tctor\o provldlla5-built drawlngs followingconstruc:tion. 
14)Keep allrrigationpipingoutol truroolingzon-es. 
15) AJI Dn·sila irrigation components to ba maJl!Jfaclured by Rainbird or equinlenL Pop up Sp!"lly bodies to be minimum Ralnbird 1800-PRS seril!$ or 

equivalent with high efficiency rotary nozzles to apply water at or less than 13mm per hour. Valves toW minimum Rainbird PEB series or 
equivalent, Controllea to ba minimum Rainbird ESP·L.X.D series or equivalent 

16) AI olf·slte Irrigation compoMI"lts to bu manufactured by Rain Bini. TOfO, or equlvalenL AI flMd 5p111y heads to ba Toro 570"s wl MPR nozzln or 
crqulvalenl.mld sltlld rol01'1tobe RalnBifd5004"sorcrqutvalant,andlarga rot01'1lobe Raln Bird8005"sor equlvalani.Ailollllve hlghiL'trodency 
nozzles to apply water at or Ins lhan 13mm per hour. Valves to ba minimum Rain Bird PEB series or equivalent. Control�n to be minimum Toro 
Central Control system compatible or equivalent Refer to City ol Richmond Engineering Department Supplementary Spec:ifralions and Detail 
Drawings. 

17) II required. drip irrigation areas to be on separate c:overaga from other areas. Use rise,. in •hrub 3<831 and direct �pray away from hard �urfaces 
and lawnedgu. 

1B}AIIIrrlgallon areas tobeheadto headooverage, 
19} Irrigation eov��r.�ge to be brollan out into separa\1 zones lor eadt major ilfllil a�owing rOf Individual oonltol as neces5ill)'. 
20} lrrigallon system to ba blown-out In winter months. 
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Irrigation Controller 

38mm Stub Out 
Mil'llmum 50GPM Ci! 70PSI 

100mm Irrigation Steeve 
Traffic Rated (Typ.) 

On-Site Planted Areas 
Proposed to Be Irrigated w/ 
High Efficiency Irrigation 
System 

Off-Site Irrigation for Planted 
Areas in Boulevard per City 
Standards 

IRRIGATION NOTES 
1)0n-sile and oH-site irrigalion sys\ems tobe on separatecircuits. 
2) The Irrigation Conlr.!dor shall conrm� on site the locations of Iilii stub-outs PfO•ided by the MKtlanical conlrllctor. See plans. 
l)The E!t'ctriealcontractor�hall'upply 120v oullets10ftheconllollers andrun 38mmcooduils wilhpull strinllslollll stub-out locatig.ns,Seeplans. 
4)ThelnigationConl!ador sh.allsupplyand in5liiR!he inigalionconlrolers andrun aiiiiWfVollage..Ws tothe solenoidvalves. 
5)The lrrig.tionConiJador shallcoordinate alsl .. vas,condu11s,andloo;ationsaf seni01"1:Withlha gO!flBfal contrador. 
6)Tha lrrigatlon sptem 5halbelnstalledasperii ABCJtandardsorbeltet, 
7) Double ch.ek valvii"S. back now pr.-.entan. foher, and a blow-oul conntldlon In water erllry room. iiOd the running of B ll!mn supply line to al stub 

outloealions.byMIH:hanicai.SIIeplans. 
8) Irrigation Conlrador to supply rain sensors. solar slttn!llh. and temperature coll!ldOfS. and deUtnnina loca�ons on sila. Usa In con;.mction with a 

soil waler•ensor localed inDfull sunroaf arn. 
9)No drip lfTigation unleuotharwi1Bindicated. 
1D)Irrigation valvas tobelocatedin plantingbeds.Eachto have allownnsor forproptlrzonanO"<'I's. 
11) T he lrrig&Uon Conlrador to 1ubmlt &hop drawings for apprOYal pr1or to lnsl.abtion. 
12) The lrrigaUon Conlr.lctor to pro'flde submltl.als for dlrrigalion components for approval prior to lnsl.allallon. 
13) The Irrigation Conlr.ldor to providl as-bu�t draorings following construction. 
14)Keap an irrlg1�on piping out olttee rooting zonas. 
15)AII Ofl·sita irrigation components to be manufacturell by Rainbird or aquiYatant Pop up spray bodies to be minimum Rainbird 1800-PRS series or 

equivalent with high efficiency rotary nozzles to apply waler at or Ins than 13mm per hour. Valves to be minimum Rainbird PEB series or 
equ ivallmt. Controllers to be minimum Rainbinl ESP·l..XD series or equivalent 

16)AII oft'·llla lrr1ga!lon components to be manufadufa-d by Rain B!fd, T111o, or equivalent All fuo.ed 5PfliY heads to ba Taro S70"s w/ MPR nozzles or 
oquivalent. mid sited rot111s to ba Rain Slnl S004"s or equivalent. and large rotors lobe RMl Blnl8005"s w aqululll"!ll. All to have high eiTidancy 
nozzlii"S to apply water at or IHs than 13mm par hour. Valves to be minimum Rain Sitd PES seriH or equivalent. Conlroiii!B to be minimum Toro 
Cenlral Control syslem cornpa�bla or equivaltnl Rtftr lo City o1 Richmond E.nginBQflng Department S...pplafTiollntary Spacifica!Kins and Detail 
Drawings. 

17)lf raquirad,drip irrigation araas lobeon saparala coveragafrom olherarau.Use risllllln 5hrub area$and direct5pray awayfrorntlard5urfacn 
and lawnadgas. 

19)AII IrrtgaUon areas!obaheadto headcoveraga. 
19)1fTigation coverage lobebroken outinlo sapara!azonesfo r e athmajorllflla allowing forlndividoill contrcl u naeassaf)'. 
20)1f1i!la�on system to be blown-out in winter months. 
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® 

Irrigation Controller 

38mm Stub Out 
Minimum SOGPM@ 70PSI 

1 OOmm Irrigation Sleeve 
Traffic Rated (Typ.) 

On-Site Planted Areas 
Proposed to Be Irrigated wf 
High Efficiency Irrigation 
System 

Off-Site Irrigation for Planted 
Areas in Boulevard per City 
Standards 

IRRIGATION NOTES 

1)Qn.site endoff..site irrigati011&yslems lobe011separate circuits. 
2)The lrrigalion Conltactor shallconflfmon site thalocaUons olthe slub-outsprovidedby thaMaehanlcal conlractor.Seeplans. 
3) The Electrical contractor shall supply 120v ouUels lor the controllers and run 38mm conduits with pull strings to all stub-out loca�ons. See plans. 
4) The lnigalion Conlifldllt thall supply and iMiallhll Wligalion coolrolllll"l and run all km voltagewira$\0 tha �enoid v()Jvflll. 
S) The lrrigMion Conltador shall coordinate an �ves. conduits, and IDeations of sensors with the general conlf11dor. 
6)Thelrrigatlonsystem shallbelnst.aHedasper iiA8C standardsor benw. 
1) Double chedl valvn, badl now pr....,enters. fiHer. and a blow-.! connedlon In water .ntly room. and the running of a 38mm supply line to al slub 

outlociltions,byMed"lanieaLSHplans. 
8)1rrigaUonConlractcr to supplyrain sensors,sotarslrength,andtemperaturecotleclors.and detvnnine loeatior"on sile.Usein conjunction with a 

soilwatersensor located ln a fullsun roofar.a. 
9)Nodrip lrrlgation unlessotherwise indicated. 
10)1rrigalion valves to be locatl>dinplantiog beds.EIId"ltohaveaflows��nsorklr proper:toneno�n. 
1\)The lrrtgatlon Contractor\o submltshop dnawlngs forapprovalprlorto lnstalatlon. 
12) Thl lrrf98Uon Contractor to provide s.ubmlnals for allrrigatlon components  for approval prior to lnslallaUon. 
13) Tha lfriia�on Contractor to provide as-buill dr1wings following tonslruetion. 
14)Keep anirrlgalion plpingoutof trftrootingzones. 
15)AJI on·slte Irrigation components lo ba manufaelurtd by R'-'inbird or equiva!enL Pop up !Pfa)' bodies to be minimum Rainbird 1800-PRS selies or 

equivalent with high efficien.cy rotal)" noules to apply water at or le11 than 13mm per hour. Valves lo be minimum Rainbird PEB SllriH or 
eq-uivalent. Controllers to be minimum Rainbird ESP-LXO series or t-quivalenL 

16)AII olf-llte Irrigation component.& to be manufactured by Rain Bird. Taro. or equivalent. All llx.ed spray heads to be Toro 570"1 w/ MPR noules or 
equivalent. mid slztrd rolors to be Rain Bird 5004"1 or equivalent. and large rolors to be Rain Bird BOOS's or equivalent All to have high effiCiency 
nozzles to apply water at or less then 13mm per hour. Valves to be minimum Rain Bird PEB series or equivalent. COntrollen: to be minimum Toro 
Central Control system compatible or equivalent. Refer to City ol Rlcllmond Engineering Department Supplemtntal)" Speeiftca6011s and Detail 
Drawings. 

17) t1 required. drip irrigation •reas to be on separate coverage lrom other areas. Use ris8fl ln shrub areas and direct spray away from hard surfa�s 
and lawntrdge1. 

18)AIIIrrlgallon areas tobe headto headCOYenage. 
19) lrrigalion CO\IIIfa9& to be broklln out into sep..-.te zonH lor ead"l major area allowing lor WKI-ividual control as necessary. 
20) lrriga�on system to be blown-out in winter months. 
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1 July4/18 Issued for AOP/DP Application 

2 Sep. 26J18 Re-Issued for DP Application 

3 Dec. 5/18 Issued for BP Application 

4 Dec. 14/18 Re-Issued for DP Application 
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Irrigation Controller 

38mm Stub Out 
Minimum 50GPM@ 70PSI 

1 OOmm Irrigation Sleeve 
Traffic Rated (Typ.) 

On-Site Planted Areas 
Proposed to Be Irrigated wl 
High Efficiency Irrigation 
System 

Off-Site Irrigation for Planted 
Areas in Boulevard per City 
Standards 

IRRIGATION NOTES 

1)0n-slle and off-siteirrigation systems tobeon separatecircuits. 
2)Thalrrlgali011Contraclorshallconfinnonsilelhe locationsol lhe stub-outs providedby the M&chanical contractor.See plans. 
3) Tha Ele..Uh;al con\r;,cl"' shall s1.1pply 12Dv ouUeb lor the canboUers and r11n 38mm t0f1duits with pull strings to alt stub-out locations. See plans. 
4) Tha lrrigatiotl COiltractor shall supply and lnslall lha nigalion conlroll8!11 and run all low vollagill wiru Ill ltla soltnoid V31vu. 
5) The lrrigetioll Coolrador sh<ll c:oordinata al.._evu, conduits, and loc:.tions of sensors with the geiMifal contractor. 
6)Tha lrrlgallon aystem shalbe installedas per iiABC standards orbetler. 
7) Double ehadt Yalwn. baek ftow �eventer1:. fdter. end e blow� connedlon In water entry room. and tlw running of a lSnvn supply line to al stub 

0\lt loal�ons. by Mechanical. See plan$. 
8) lrriga�on Conlractor to supply rain senSOB, solar strength, and temperatura cclledors, and determine loea�ons on site. Use In conjunction with a 

so�wa18f Hnsorlocated in a fullsunroofarn. 
9)Nodrip lrfigatlon unlass othefwlselndicaled. 
tD)Irrigallon valvesto betoe.le.d inplanijngbeds.Eac:hto have a llaw sensorfor proper zoneno•..s. 
11)ThelrrigallonConlractorto.ubmll&hopdrawlngafor apprO¥alpriorto instalaUon. 
12) The Irrigation Contractor to provkla submltlals for allrrlgaUon componants for approval prior to Installation. 
1l)Thalrrigation Conlractor to pmvida as-built drawingslollowingconstrvdion. 
14)Kupall irrigationpiping0\l\of trurootingzones. 
15) All on-sittlrriljlation compon111nts to be m�nulactured by Raiobird or equlvalenL Pop up spr11y bodie$ to be minimum Rainbird 1800-PRS serill$ or 

equivalent with high efficiency rotary nozzles to apply water at or less than 13mm per hour. Valves to be minimum Rainbird PEB series or 
equivalent. Controllar. to be minimum Rainbird ESP-t..XO saries or equivahml 

16)AII ofl'-slte lrrlljlallon components to be manufacture.d by Rain Bird. Toro, or aqulvalanl All fb:.ed SPfiiY heads to be Toro 570'1 wl MPR noales or 
g.qulvalent. mid st;eH rotors to be Rain Bln:l 5004's or g.qulval�mt. end large rotors to be Rain Btn:IIIOOS's or equlval�ml Al to have high efrodcmcy 
noales to apply waterat orktss than 13mm P8f hour. Valves lobe minimum Rain Bln:l PEB series or g.qulvalenl Controllen to be minimum Toro 
Central Control system compa�ble or equivalent Refer to City of Richmond Engineering Department &Jpplernantary Specif.ca�OM and Detail 
Drawings. 

11) II requirH. drip irrigatitll\ eren to be on separate coverage from other areas. Use riseraifl shfub areas and direct spray away from hard $uri aces 
afld lawn edges. 

18)AIIIffigallon areas tobeheadto headcoverage. 
19)1rrigationcovenoge tobebrokenO\It intonparattzoneslor eadlmajot-a aRowingfor individualconltolas neeessary. 
20) Irrigation s�stem to be blown-out in Yrinter months. 
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2 Sep. 26118 Re-Issued for DP Application 

3 Dec. 5118 Issued for BP Application 

4 Dec. 14/18 Re-Issued for DP Application 
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Irrigation Controller 

38mm Stub Out 
Minimum SOGPM@ 70PSI 

1 OOmm Irrigation Sleeve 
Traffic Rated (Typ.) 

On-Site Planted Areas 
Proposed to Be Irrigated wl 
High Efficiency Irrigation 
System 

Olr·Site Irrigation for Planted 
Areas in Boulevard per City 
Standards 

IRRIGATION NOTES 

1}0n-siteend off-siteirrigaGon systems lobe on separale circuils. 
2}The lrrlgalion Conlrector shallconfirm onsile theloca"onsol the stub-ou\s providedbythe Mechanical contractOf.See plans. 
3}The EIKtrlcalcontr<Jctor sh<JUsupply12Dv oullels lor the contrcllarsand run38mm canduils withpuHslrings to att stub-out locations.S .. plans. 
4) The lrrlgadon C:onlrndor shaD supply and instal the iniga�M ton\tollors and run aft low �oltaga wims to lhll wlenoid �alves. 
5),.,.1frig .. ion ConlractorshdCOOidinata a•&la•v••.c:Q"Iduits,an.dloca6ons ol sensorswiththe genaralconb";�ctor. 
6) The lrrigallon 1ystem 5hal be lnstahd as p8f IIASC standards « beHitl". 
7) Doublt d"ledo. valvH. Dack flow prevanlRrs. r.tltl. end 1 bloVJ-oul connacllon In wate-r lOlly room, and tho rumlng ol a 311nvn supply line to aW stub 

outlocallons,byMeetlanicai.Saa plans. 
8) Irrigation Contractor to supply rain sensors, solar sltength. and temperature collectOB, and determine locations on site. Use in conjunction with a 

soilwaler sensorlocaled!n a lullsun roof <Jrea. 
g)No driplrrlgationunless otherwiseindicated. 
10)11"ligalion vllve s t o b ekx;;lted inplanting bed._Eid"llohave aflowunswlorproperzDtllftows. 
11) The lnig•�on Conlract« to submit 5hop drawings f« approval prior to lnstallallon. 
12) Thelnigatton Conlracl« to prowld• submittals I« al nlgalion components f« approval prior to lnstah�on. 
13)Thelnig•tion Conlrac1«topro'iide •s-buiHdrawing-slolowingconslruction. 
14)Keep anlrrigalion piplngoulalll"ee rootingzones. 
15) AJI on-site Irrigation components to be manufactured by Rainbird or equivalent Pop up spray bodies lo btl minimum Rainbird 1800-PRS serie$ or 

equivalent with high etliciency rotary nonles to apply watBf at or le11 than 13mm per hom. Valves to btl minimum Rainbird PE6 sarles or 
equivalent. Controlle111 to be minimum Ralnbird ESP-LXD series or equivalent 

16) All off.lltelrrlga�on components to be manufactured by Rain Bird. Toro. « equlv<Jienl All Hlled spray head1to be Toro 570"s wl MPR nozzles« 
equivalent. rnld sited rotors to be Rain Bird 5004"1 or equtvalanl. and large rotors to be Rain Bird 8005's «equivalent AI to have high etr-.dency 
noulas to 1pply walef at or loss than 13mm per hour. Valves to be minimum Rain Bird PES series or equivalenL ConlroiiiiB to be minimum Toro 
Ce11lral Control SJSiem compatible « equivalet1l Rater to City ol Rletlmond Engineering Department Supplemantary Specifications •nd Deta� 
Drawings. 

17) If required. drip i•rigalion a•eas l o  be on separate cavtlf<Jge f•om other 1reu. Use risers in shrub a•eas and direct spray away from hard smfaces 
and lawn edges. 

18)AII1rrlgallonBtea s t o b e heldtoheadcovl!fllge. 
1!1}1fligalloncov9f3ge l o b e brokenou\into sep;�r.�tezonesfor eaetl major-a alowingror lndlvidualconltol unecessary. 
20) lnigalion sys.lem to be blowr.-out In mnt.er months. 
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New Property line (red) has been set back to accomodate City SRWs. 

Richmond's proximity to YVR has resulted in a height limitation of 47m 
(dashed red). 

Due to Richmond's high water table, all parking has been accomodated 
above grade. This raises the residential buildings up by four storeys. 
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Times Square 
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The buildable FAR on this site is 3.0 +1.0 city centre bonus. The grey 
massing represents the 4.0 FAR massed on the reduced site area. 

The resultant void along No. 3 Road provides an opportunity for pedestrian 
oriented retail, as well as elevated restauarant and office spaces that front 
No. 3 Road. Layering this program along the streetfront also helps to reduce 
the scale and conceal the above grade parking garage. 

3 
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Reference Plan- DP 16-754761 
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The residential area has been broken up into two masses. The long, lower 
mass along the lane is set back from No. 3 Road and the slim tower is 
located at the North of the site. The massing opens up towards the public 
realm on No. 3 road, enhances sun exposure on the site and reduces 
shading over the street. 

In an effort to activate the variety of uses on this site, the massing has been 
eroded mid-block to create a common courtyard that invites people in from 
the street. All entrances for residential, office and commercial are located off 
the courtyard which acts as a catalyst for social interaction and builds a 
sense of community . 

Development Rationale 1 

Development Rationale 

The proposal follows the guidelines established in the 

City centre Area Plan and provides a strong streetwall 
along No. 3 Road with smaller ground level dominated 
commercial spaces fronting the expanded public 
realm and multi-modal pedestrian/cycle zone. 

Specific masses are arranged on the site to create a 
hierarchy of forms that reinforce the public realm 
streetscape and the identity of the building at an urban 
scale, while others step away from the No.3 Road 

street edge to provide some relief and to improve 
solar access to the elevated outdoor spaces. 

The project proposes a mix of !57 Market Residential 

units, 9 Affordable Residential units, Office. 
Commercial uses and an above grade parking garage 

with access from the lane. A diverse residential unit 
mix has been proposed which includes one. two and 

three bedroom suites to permit varying demographics 

to live in the transit oriented neighbourhood. 

AQQ 7 Dec 14,2018 
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7 Slab Building Massing. 
The residential building along the lane has been set back from the adjacent properties and to 

increase sun exposure on the site as well as the neighbouring sites. A segment of the lower 

10 

portion has been removed, creating a visual connection down the back lane resulting in a 
covered outdoor area for the residents. 

Public Realm & Ground Level Development 
The lower levels of the commercial spaces along No.3 road are designed to be 

curtain wall, flooding the interior with light and emphasizing the connection to the 

busy street below. The parkade will be open air with louvers along the West and 

East face. The fourth floor office space will be window wall bringing in morning 

light from the East. 

LJ�:��® DIALOG. Times Square 
6680 & 6700 No. 3 Rd. Richmond 

8 Tower Shaping 
To reinforce the No.3 Road street edge, and increase the distance in between the two 
residential buildings, the tower has been shifted 3m West where it now projects over the 

11 

sidewalk. giving it more presence on the street. 

Enhanced Exposure of Outdoor Patios 
The residential tower and slab building are activated by private patios from each suite. The 
balconies face North and South on the tower and East and West on the slab building. 

9 

Reference Plan- DP 16-754761 
2018.12.18 

Outdoor Spaces to Link Varied Uses. 
The resultant rooftops have been sculpted into common outdoor amenityspaces. The central 

courtyard at the main level and the second level patio provide public access to retail, office. 
restaurants and residential lobbies. The fourth level has a shared patio for the office tenants 

and the fifth floor is a landscaped roof for the residents. The rooftop is further activated by a 
two-storey amenity cube that both visually and physically connects to the outdoors. 

12 Material & Glazing Development 
The dark coloured metal panel shrouds the tower. The West elevation peels back to allow the 
glazing system to be exposed at the prominent Southwest corner marking the site entry. There 

is a sense of motion in this elevation. as it addresses the No.3 Rd activity, the canada Line and 

the influence the airport has on shaping Richmond. 

The lower and upper slab buildings are largely clad in light and dark metal cladding and are 

composed of solids and voids in the facade, each articulated differently to distingusish the two 
masses from one another. 

Development Rationale 2 ADOS Dec 14,2018 
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Walking South on No. 3 Road 

Outdoor Walkways 
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Looking into the Courtyard from Level 2 

Looking North on 5th Floor Outdoor Amenity 
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View North Along No. 3 Rd 

View North At Lane 
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CPTED Design Features 
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This project is situated along, the busy No.3 Road. The way in which the building's design opens up and overlooks No.3 Road was intentional to both engage the street and promote a safer 

community within. The Building's orientation means that there will be passive surveillance on both sides of the property from No.3 Road and the lane, and eyes down onto the streets. The mix 

of uses on the site ensures that there will be pedestrian traffic at all hours of the day, as the residents and restaurants will be more active in the evening and the office and retail spaces will be 

busy during the day. 

The property boundary will have a series of planters, with low vegetation that delineates private vs public space. Additionally there will be a change of paving material at the property edge to 

reinforce the notion that you're crossing into a private area. The planting in the public spaces around the central courtyad will be landscaped in a way that maximizes sight lines and minimizes 

any oppotunity to hide. The restaurant elevator that connects the main level up to levels 2 and 3 will be glass, both for aesthetic purposes as well as to ensure a feeling of safety as you exit into 
the courtyard. 

The parking garage is designed to flow through from the lane to No.3 Road. This allows for convenient access and also avoids the sense of being cornered or trapped inside. The facade has 

openings on all floors along the East side and on the 4th floor of the West facade for natural ventilation, natural daylight and to increase security within. 

The Development will be adequately lit to provide a sense of comfort and activity after hours, particularily in the parkade, courtyard and public areas. 

Times Square 
6680 & 6700 No. 3 Rd. Richmond 

® 

® 

0 

® 

Accessibility Features 

Reference Plan- DP 16-754761 
2018.12.18 

One of the key concepts of this development is inclusion and social interaction. All public areas have been designed to be accessible. All 

balconies overlook common areas creating visual connections whether you're on your private terrace, the common amenity space or the 

public courtyard below. 

At the street level, there will be a change of pavement/ texture and a low shallow slope to brings you to the entry plaza. The glass elevatorup 

to the 2nd level restaurant provides access for people that are less mobile and also ensures that everyone has the same experience when 

using the space. 

The suites are designed so that 14% of the overall count are adaptable, meaning that they have larger clearances, and have been set up for 

easy conversion in the event a wheelchair user moves in at a later date. 

There are 2 residential lobbies in the project that are available to all residents. The parkade has been designed with a 5% slope that ramps up 

on the south ends, and plateaus at the junctions for residential elevator access which allows wheelchairs to move with ease. Each accessible 

parking stall is located on a flat surface near the elevator lobbies to facilitate parking and unloading. 

Accessibility & Safety Features AO 17 Dec 14,2018 



Concept Signage & Wayfinding 

Primary addressing is centrally located adjacent to the open courtyard in the centre of the site in a prominant location visisble from No. 

3 Road and unobstructed by the tree canopy. Addressing for 6680 and 6700 is further announced in the court space with backlit 
illuminated text for each entry. Ground texture and illumination aids wayfinding to primary entry areas as well as through the parkade. 

Exterior bicycle parking is located in prominent and visible areas of the project away from entries and primary paths of travel. 

A commercial signage band under canopy runs along No.3 Road providing signage area for CRU's below and signalling entries 

ways 

. . . 
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Signage & Wayfinding 

Reference Plan- DP 16-754761 
2018.12.18 

Situated along Number 3 Road, primary address signage for the project is integrated into the perforated metal screen. Prominent placement provides clear visual access from No. 
3 road while also aiding in wayfinding for entry areas into the project including residential entries, office entries, and commercial entries. The signage is backlit to be visible in 

evenings. 

6680 and 6700 addressing is clearly demarked with signage and supergraphics. This signage is intended to be clearly visible from within the entry courtyard from all times of the 
day and in evenings via backlighting. Security intercoms and pushbottons are positioned immediately adjacent to entry paths to provide clear visual cues to entryways. 

Ground paving is designed to supports the primary path of travel into residential and commercial entries. The change of material serves as a wayfinding device leading to primary 

circulation pathways. This path includes lighting bollards to enhance visibility, wayfinding, and offer visual cues into entries. 

A perforated metal screen minimizes and filters light pollution from the parkade. Integrated into the screen is entry signage to pronounce the entry and exit from parkade to the 
lane. 

A signage strip for Commercial CRUs is offered along the fascia of CRU's along number 3 road under provided canopy. Perpendicular projections signal CRU entries and provide 

ease of visual reading while moving along number 3 Road. 

A portico vestibule positioned near the landing of the 2nd level commercial space, signals a primary entry into commercial space along with lit signage integrated into the fascia. 
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Exterior Lighting Strategy 

Exterior lighting design will take into careful consideration factors that impact occupants, such as visual comfort, safety and security. Lighting will be coordinated 

with the Architect and Landscape Consultant to meet ASH RAE 90.1-2010 lighting power densities and comply with the project's lighting zone requirements. 

Exterior lighting is to be controlled by photocell and astronomical timeclock combination and will have the option to be regulated at night time to be either off or 

at a reduced level to increase energy savings. This can be achieved by incorporating lighting zones into the design. Full cut-off luminaires with efficient light 
sources and direct light downward where needed, e.g. pedestrian pathways, sidewalks and landscaped areas, are to be used. 
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Entry Strategy and Lightling 

Reference Plan- DP 16-754761 
2018.12.18 

Vehicular access to the parkade occurs from the Lane side - A wall feature and wall wash immediately 

welcomes users into the parkade. Linear LED lights highlight the path leading to residential and commercial 
parking above. The entry is clearly demarcated with visible signage from the lane. To limit light pollution 

towards the lane, lights are design to illuminate the direct spaces and not scatter towards the lane. 

The Pedestrian Access Route serves as the primary route to one of the towers from No.3 Road, this area is 

treated with higher finishes and provides a well lit area. Wall washes at the entry locations signal the entry 

spaces from within the parkade while a drop ceiling with pot lights direct the flow of moment from lobby to 

No.3 Road and vise versa. This area is brightly lit throughout the day and evening. Additionally full glazed 

walls open up into the parkade offering visual connection and illumination into the spaces. 

Lighting Design Features 

Linear LED lighting is the primary artificial illumination to the drive isles, acting both as a wayfinding device as well as providing ambient illumination to the parka de 

area. While the lane side exposure allows natural light to filter through a perforated metal screen, this lighting acts as the primary light source from L1 to L4 in the 

parkade. 

Secondary LED lighting is provided to illuminate the areas directly above car parking to support tasks related to car entry, unloading, and accessing EV connetions. 

This secondary lighting is diffuse enough to ensure limited light pollution is cast onto into the lane. 

A primary wall wash as well as wall puck lighting serves to signal both the Parking Access lane as well as the Pedestrian access to the parkade. This provides greater 

illumination and visibility to these transition areas, so they are well lit and appropriately signalled through lighting. 

Bike storage is visible from the parka de and illuminated with a playful light arrangements and bright color as an integrated part of the garage. This places bicybles in 

prime locations to be seen from movement cooridors and aids in providing visual access to foster bike use and improve security. 

LJ�:�f DIALOG' Times Square 
6680 & 6700 No. 3 Rd. Ricl1mond Concept Lighting Plan & Strategy in Parking Garage AQ 19 Dec 14,2018 
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BUILDING ORIENTATION _The long sides of the slab buildings are arranged in the north/ (:;"\ 
south direction limiting the impact of southern sun exposure. The tower is positioned at the � 
north-west corner of the property to reduce site shadowing onto the No.3 Rd sidewalk and 

the 16,600 sq ft elevated Level 5 common outdoor areas. With this configuration the Level 5 
outdoor area receives considerable solar access for a significant part of the day year round. 

This ensures the common area remains an inviting destination for residents. 

FACADE STRATEGY _The envelope response varies between north. south, east and west @ 
orientations for the building. Each exposure aims to address solar considerations 

individually within the 50:50 window to wall ratio. Deep recessed balconies. and large 
projecting balconies limit solar impact within the units along with the high performing 

envelope. 

FACADE MATERIALS _The material palette proposes robust materials with a high life @ 
expectancy, the ability to age, a considerably low cost of maintenance and locally 

appropriate in terms of weather and context. 

RESIDENTIAL UNIT CONDITIONING _All residential units are equipped with high @0 
performing heat pumps (heating+ cooling), as well as manually operable windows, allowing 

the owner to manipulate the room climate+ fresh air. according to their personal needs. 

TRANSPORTATION/BUILDING ACCESS_ The project is situated 1 block south of the 
Brighouse Station on No.3 Rd. A strong emphasis has been placed on the design to 

encourage residents and workers to limit the reliance on the automobile. The majority of the 
bicycle rooms have been located on level 1 and form part of the building entry sequence. 

Portions of the rooms are proposed to be fully visible with glazed walls and are to be highly 
secure along with bike repair areas and end of trip facilities for the office and retail workers. @2 
Three car share spaces have been provided along with a discounted Transit Pass program 

for residents. Parking ratios have been reduced according to the city proposed reductions 
and Residential Visitor and Commercial spaces are shared between the two uses. The 

project includes 20% of parking to be equipped with charging stations. 

FLOODPLAIN LEVEL_ The site falls into Area "A" of the Flood Construction Level 
Designation and requires that liveable areas be constructed to a 2.9m elevation level. The 

ground level retail uses are to be constructed at an elevation .3m above the highest curb 
level which is set at 1.89m. All mechanical service rooms and residential units are proposed 

to be above the minimum 2.9m elevation. 

(OUTDOOR COMMON AREA _The 16,600 sq ft common area on level 5 is key to the 
project as it provides an elevated ground plane that connects all aspects of the project 

together. All residents have access to this multi-programmed area which offers wide open 
gathering areas. children's play areas, quiet contemplative areas. sheltered seasonal areas 
and serves to connect the tower building to the eastern slab building. While inaccessible to 
residents, a level 4 "tree grove" compliments the level 5 outdoor area and buffers the noise 

generated on No.3 Rd while providing screening from the future elevated Canada Line 
guideway if that ever proceeds. 
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Energy Conservation Strategies 

Reference Plan- DP 16-754761 
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The 6700 #3 Rd project features the following details in order to deliver a sustainable building. The project considers energy performance & the needs of its inhabitants in 
order to provide a healthy and sustainable living environment. 

ENERGY PERFORMANCE _This project will demonstrate LEED SILVER Equivalent according to LEED-Canada NC 2009. The building must meet at least 15% annual 
energy savings over ASHARE 90.1 2007. We have provided a draft Sustainability Scorecard. The Scorecard shows the project is incorporating numerous sustainable 
strategies currently targeting 53 points (SO points are required for Silver). Several more points are potentially available and will be confirmed as the design is refined. These 
strategies are consistent with the City of Richmond requirements. 

GREENHOUSE GAS EMISSIONS _The project utilizes several strategies to reduce greenhouse gas emissions: 
IMPROVED BUILDING ENVELOPE- High performing building envelope with increased insulation. heat recovery ventilation and hybrid heat pumps will reduce heating 

energy and associated greenhouse gas emissions. 
EQUIPMENT SELECTION- High efficiency condensing boiler and low flow plumbing fixtures will reduce hot water production and associated greenhouse gas emissions. 

The building is designed to be connected to the District Energy Utility as it comes online. 
NATURAL GAS- The building does not propose any natural gas hookups for the balconies, gas fireplaces. ornamental fireplaces or cooktops. 
CONSTRUCTION WASTE MANAGEMENT- The minimum waste diversion goal is 75% which will limit the negative environmental impact of greenhouse gas emissions 

associated with landfills. 
RECYCLING/WASTE MANAGEMENT- The project proposes an occupant storage and collection of paper. cardboard, glass, plastic, metals and household organics which 

will aid in reducing the ongoing greenhouse gas emissions associated with landfills throughout the operation of the building. 
PROJECT LOCATION- The site is located in the city centre in close proximity to the Canada Line Brighouse Station with multiple bus lines in the area, coupled with ease of 

access to services and activities thereby reducing the dependency on automobiles and vehicle trips. 
MATERIAL SELECTION- A preference will be given to building materials with recycled /regional content which will reduce the embodied energy and greenhouse gas 

emissions associated with their manufacturing and transportation. 
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WINDOW TO WALL RATIO _The overall window to wall ratio is targeting a 50:50 ratio. 
Each elevation varies to address views and solar considerations with the intent to improve 
livability and reduce the reliance on the mechanical systems. 

ENVELOPE_ The envelope of the entire building is designed to provide an airtight building 
envelope with improved insulation. double glazed windows and comfort levels compliant 
with ASH RAE 55-2004. 

PLANTING _The landscape strategy thoughtfully considers planting native pollinator 
friendly species and drought resistant plants. Landscaping is carried throughout the project 
to unify the outdoor areas of the building. Cascading landscaped planters and a cable vine 
structure line the entry plaza and extend from level 2 to level 4. 

WATER MANAGEMENT _A significant portion of the site is covered by landscaped roofs 
and planted areas. These planted areas retain rainwater thereby delaying the flow and 
quantity of water runoff that would otherwise be directed to the municipal storm system. A 

high efficiency irrigation system is being proposed for planted areas. 

r:2\ BALCONIES _Large 2m deep balconies are proposed. Some balconies are projecting from 
\:!.! the fa�ade while others are recessed to help to define different areas of the building and to 

aid in the solar shading strategy for the project. The lower 4 stories of the slab building uses 
projecting balconies to engage the Level 5 outdoor areas and street level activities while the 
upper residential block relies on more sheltered recessed balconies. 

® SOCIAL SUSTAINABILTY _The primary organizing element of the building complex is the arrangement of uses around the No. 
3 Rd plaza and main lobby areas in order to encourage social opportunities within the building. The lobby is positioned central 
to the site long No.3 Rd and becomes a place where the distinct office, residential (rental and market), and parking uses collect 
and enter/exit the building. This is core to the project as it creates a great deal of activity and energy about this point. The level 2 
restaurant patio and entry are accessed here with the level 4 office patio and level 5 residential outdoor amenity overlooking this 
space. This area is demarcated by the deep recess in the No.3 Rd fa�ade with the planted wall and level 4 tree grove linking 
these areas to one another and back to the street level. 
The 2 storey indoor amenity area is situated adjacent to the 16,600 sq ft level 5 outdoor amenity and is central to creating 
opportunities for residents to cross paths and engage with their neighbours. Elevator lobbies, exit stairs and common corridors 
feature glazing and views to provide additional moments for resident interactions. Overall we are building a community, 
encouraging residents to meet and have casual conversations. 
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Privacy Analysis 

The residential units have been designed to maximize solar 

exposure, while maintaining a 50/50 window to wall ratio. The 
orientation of the suites aims to minimze any chance of 
overlook or privacy issues between neighbours. 

The tower is North - South oriented, with additional Western 
exposure. The Northern suites have the advantage of 

mountain views, while the Southern Units look onto the 

outdoor shared green space and tree grove. The East side of 
the tower is intentionally solid to allow privacy for the suites in 

the adjacent building. 

The midrise building focuses it's openings in the East-West 

direction. This both maximizes sun exposure and reduces 

privacy conflicts with the tower. 
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