% City of
# Richmond  Report to Development Permit Panel

To: Development Permit Panel Date: October 24, 2024

From: Joshua Reis File: DP 22-013200
Director, Development

Re: Application by Oval 1 Holdings Ltd. for a General Compliance Ruling at
6011 River Road

Staff Recommendation

That the attached plans involving changes to the building elevations to incorporate additional
balconies, wall system and cladding changes, landscape design as well as changes to parking,
and bicycle facilities, be considered to be in General Compliance with the approved
Development Permit (DP 22-013200).

i

Joshua Reis, MCIP, RPP, AICP
Director, Development
(604-247-4625)

JR:ac
Att. 3
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Staff Report
Origin

Oval 1 Holdings Ltd. has requested a General Compliance ruling regarding changes to the
approved Development Permit (DP 22-013200) for a 30,723 m? (330,700 fi?) residential
development at 6011 River Road on a site zoned “High Rise Apartment and Olympic Oval
(ZMU4) — Oval Village (City Centre)” (Attachment 1). The project includes three 13-storey
residential towers. The Development Permit was endorsed by the Development Permit Panel on
November 16, 2023, and was issued by Council on April 22, 2024.

This application proposes modifications to the approved Development Permit including
additional balconies, adjustments to the wall system and cladding, and changes to on-site
landscaping, private on-site interior and outdoor amenity space areas and parking and bicycle
facilities. Attachment 2 offers a side-by-side comparison of the more significant changes
between the approved and proposed modifications discussed in this report.

Background
Existing development surrounding the subject site includes the following:

To the North: Across the curving River Road diversion, the City dike with public walkway
fronting the Moray Channel of the Fraser River.

To the South: Across River Road, is an existing industrial business park development on lands
zoned “Industrial Business Park (IB1)” designated for mixed use low-rise limited
commercial & high-density townhouses (General Urban (T4)) in the City Centre
Area Plan (CCAP). The site is the subject of a rezoning application for a mixed
use development currently under staff review (RZ 22-026618).

To the East:  Across the River Road diversion is the first phase of the River Green
development, a high-rise apartment development also zoned “High Rise
Apartment and Olympic Oval (ZMU4) — Oval Village (City Centre)”.

To the West:  Across No. 2 Road on the west side of the No. 2 Road Bridge approach, are two
vacant lots zoned “High Rise Apartment and Congregate Housing (ZHR3) —
Dover Crossing” designated in the Dover Crossing Sub-Area Plan for “Gateway”
High-Density Apartments and Affordable Housing. The northern lot is subject to
a Development Permit application (DP 22-022039) under staff review for high-
rise residential development. A Development Permit (DP 19-866690) was issued
in July 2023 for the southern lot to permit a six-storey residential building in
partnership with BC Housing and a non-profit housing provider.

Staff Comments

The proposed changes to the approved Development Permit for the site address some recent
design changes requested by the developer. Staff have reviewed the proposed changes and
determined they are in general compliance with the original approved Development Permit,
The modifications in the proposal (Attachment 3) comply with the intent of applicable design
guidelines in the Official Community Plan and the City Centre Area Plan, and with the “High
Rise Apartment and Olympic Oval (ZMU4) — Oval Village (City Centre)” zone.
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Analysis
A. Changes to Building Facades

Additional Balconies on Towers A, B & C

e The applicant is proposing additional projecting balconies on towers A, B and C in order
to enhance the outdoor living spaces available to residents of the building.

e The changes are proposed to select corners of each tower of the proposed development
and increase the amount of private outdoor space available.

e The approved Development Permit included the use of offsetting double-height balconies
in separated vertical bays. While the applicant’s proposal to add more balconies
continues to support the gateway expression of the site.

Other changes to-balconies proposed by the applicant include:

e Changing balcony fascia cladding from finished metal to glass frit in sandstone colour to
better align the overall colour scheme.

e Changing the railings on select balconies from side mount to top mount on Towers A, B
& C.

e Replacing portions of the metal panel roof soffit with painted concrete on Towers A, B &
C.

Cladding on Tower A, B & C

e The applicant proposes changing the cladding on a portion of the Towers A, B & C.

e High gloss metal panel cladding is proposed to replace the previously approved spandrel
glass. The stronger contrasts between the glass and solid panels provide a distinct visual
identity, ensuring the building stands out while maintaining a welcoming atmosphere.

e The updated design introduces subtle, darker tones and contrasting materials, offering a
refined look.

e The change in material will have no impact to the thermal performance of the buildings.

e Though the material change will change the overall appearance of the building, the pre-
finished gloss metal panel cladding achieves the desired colour and reflective quality that
was previously approved with the spandrel glass cladding.

Wall System in Tower A Level 9 & Tower B Level 10

e A window wall system is proposed to replace the previously approved curtain wall
system on the 9th Level of Tower A and the 10th Level of Tower B.

e The proposed curtain wall system introduces darker, more contrasting cladding materials,
which add depth and visual interest to the structure.

e This change enhances the building’s overall presence while providing the same design
intent with minimal impact to the exterior appearance of the buildings.

Retaining Wall Finishes

e Architectural concrete is proposed to replace the previously approved low stone-clad
retaining wall at-grade along a portion of Towers A, B & C, which will also be screened
by plant material.
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¢ Building entrances and the entry court will retain the previously approved stone-clad wall
finish.

e Architectural concrete is finished to a higher level than standard concrete and is suitable
in the public realm.

e The proposed change to the retaining wall finishing is consistent with the finish of other
facades on the building.

B. Changes to the Location of On-Site Amenity Areas

Level 2 Common Outdoor Amenity Area

e The applicant is proposing changes to the outdoor amenity area located on Level 2 to
enhance the overall versatility of the space for future residents.

e The applicant proposes to reduce the number of outdoor plunge pools from three to two.

e The additional space allows for the introduction of a dedicated Tai Chi deck as well as
outdoor fitness equipment.

e The proposed amenity area is now proposed to contain both a sauna and a steam room,
allowing for a compact hydrotherapy spa circuit.

e The proposed modifications to the Level 2 amenity area will increase the versatility and
overall usability of the outdoor space.

e Other key aspects of the podium outdoor amenity space remain unchanged including the
presence of ample seating, outdoor BBQ and dining areas, sunbathing areas, open lawn,
bermed planting beds and edge planting.

Tower A Rooftop Amenity Area

e The applicant is proposing minor changes to the rooftop amenity area of Tower A.

e The outdoor garden surrounding the indoor amenity pavilion at Tower A Level 9 is
proposed to be revised from a Zen Garden to a garden containing more wildlife-friendly
plants to attract birds, bees, and butterflies. The garden also includes a gravel path for
maintenance.

e A private patio with hedging and screen was added adjacent to the garden for the
southwest corner unit.

e In addition, the access corridor ceiling height leading to the amenity area has been
increased to comply with Building Code requirements for minimum.

Tower B Amenity Area

e The applicant is proposing to relocate the 10th floor indoor and outdoor amenity area of
Tower B to the ground level at the southeast corner of Tower B, near the building lobby.
This space was previously occupied by residential units.

e The ground floor amenity area includes the same features as the approved 10th floor
space including outdoor BBQ and dining areas, social gathering areas, a fire pit and
planting beds.
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e The proposed new location for amenity space provides direct access for residents and
visitors along River Road and allows amenity users to actively engage with the street.
This ground-floor outdoor amenity space will be secured from the street by an auto-
locking gate. The public will not be able to access the amenity area from the street unless
opened by a resident (eg: to let in their own visitors).

* The proposed relocation results in no net loss to amenity space (indoor and outdoor) or
residential floor area. The residential floor space on the ground level is proposed to be
relocated to the 10th floor of Tower B.

C. Changes to Landscaping

Planted Screen Reduction

e The applicant is proposing to change the method of screening on a portion of the building
fagade adjacent the public walkway. A planted screen was previously approved along a
portion of the building fagade adjacent the public walkway.

e |t has been determined through design review that there is not enough space to add
planters along the edge of Level 2 with sufficient soil volume to allow vines to grow and
cascade down the screen wall to screen the building fagade on the ground level below.
The applicants landscape architect has confirmed it is unlikely vines will be successful
growing up from the ground level if planted there.

e Instead, the applicant is proposing to replace the planted screen with metal panels and
cedar hedges located on the ground level. Other sections of the fagade along the public
walkway still contain the previously approved planted screen. The proposed cedar hedges
would provide adequate screening of the building fagade and maintain the original intent
of softening this frontage with natural landscaping.

Northwest Edge Planter at Level 2

o The applicant is proposing changes to the northwest edge planter in the Level 2 amenity
area, adjacent to the public walkway.

e The applicant is proposing to set the railing and parapet wall back to add a linear planter
along the west fagade with maintenance access for the future strata and to ensure the
plants are able to successfully drape over the edge to meet with the evergreen climbing
vines from below.

o This minor alteration will increase the likelihood of long-term planting success and
ultimately lead to and improved screened area along the public walkway.

Tower A Lobby At-Grade Planter Wall

e The applicant is proposing to alter the approved landscaping design between BC Hydro’s
Pad-Mounted Transformer, the entry ramp and the lobby of Tower A.

e The approved design included stepped retaining walls with plantings to grow and cover
the steps. Through a review of site grading, it was determined that the retaining walls are
not required.

e The applicant proposes to replace the retaining wall planted area with a gradually sloped
landscaping area. This minor alteration will reduce the amount of exposed wall visible to
pedestrians.
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Other Changes to Landscaping

Other minor changes to landscaping and furnishing are proposed as part of the General
Compliance including:

The planter at the Tower B lobby entry is extended slightly to provide more planting area
in the arrival court.

A private patio planter on Level 2 is extended slightly to ensure sufficient privacy from
the common amenity area.

Planting sizes of some specified trees and plantings were reduced due to local nursery
inventory issues.

The details for the climbing and slide play structure and playhouse, bench, urban
agriculture planter, Class B bike rack and BBQ are proposed to be replaced with similar
products from a domestic provider with a consistent overall look and design.

An updated landscape cost estimate confirms no additional landscape security is required
to be submitted.

D. Changes to Transportation Provisions

Additional Parking & Bicycle Lockers

7834384

Through further plan development, the applicant was able to increase the efficiency of the
parkade design.

As part of the approved design, parking rates were consistent with the Richmond Zoning
Bylaw No 8500 parking requirements, including those under the site-specific ZMU4
zone, but were subject to the applicant providing Transportation Demand Management
measures (TDMs) including:

o Provision of more than two Class 1 bicycle storage spaces per dwelling unit
which exceeds the City requirement of 1.25 spaces per dwelling unit.

o Provision of bicycle maintenance and repair facilities in the development.

o Provision of publicly accessible e-bike and e-scooter parking located within a
Public-Rights-of-Passage SRW and generally located at the south end of the SRW
along the west edge of the subject site.

o Provision of Level 2 240V electric plug-ins, with four outlets on a 40-amp branch
breaker, for 100 per cent of residential parking spaces and 24 per cent of visitor
parking spaces.

o Provision of two car-share dedicated parking spaces, equipped with quick charge
240V electric charging stations and associated Public-Rights-of-Passage SRW to
facilitate public access to the car share vehicles.

Through the proposed changes summarized in Table 1 below, an additional 21 vehicle
parking stalls and 4 additional bicycle lockers have been created through minor design
changes. An additional standard City bike rack was added for the bike racks at the Public
Bike Share on the southwest corner of the site.

Previously secured TDMs including, carshare and accessible stalls are unaffected by the
proposed changes to the parking area.

The proposed parking and bicycle parking changes comply with Richmond Zoning
Bylaw 8500 and are supported by the Transportation Department.
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Table 1: Summary of Proposed Changes to Parking & Bicycle Parking

. Change from DP Staff
Previously Approved Proposed Report

411 Strata residential | 431 Strata residential +21 Stalls
Parkine Spaces 66 Visitor 66 Visitor No change
&P 2 car share 2 car share No change
479 Total 497 Total +21 stalls
Accessible Parking 2.5% 2.5% No change
Small Car Parking 8.4% 8.4% No change

Tandem Parking 10 spaces 14 spaces +4 tandem stalls
Bicycle Spaces 840 Class 1 844 Class 1 +4 Class 1
yeesp 76 Class 2 78 Class 2 +2 Class 2

Conclusion

Oval 1 Holdings Ltd. has requested a General Compliance ruling for proposed changes including
additional balconies, adjustments to the wall system and cladding, changes to on-site
landscaping, changes to private on-site interior and outdoor amenity space areas, and parking and
bicycle facilities. The proposed changes are consistent with the OCP and CCAP Development
Permit Guidelines, in compliance with the “High Rise Apartment and Olympic Oval (ZMU4) —
Oval Village (City Centre)” zone and are generally consistent with the previous approved

Development Permit.

Staff recommends support of this General Compliance request for the proposed changes to the
approved Development Permit (DP22-013200).

Alex Costin
Planner 1
(604-276-4200)

AC:he

Att.  1: Context Map

2: Proposed Changes Comparison
3: Proposed replacement Development Permit plans
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Attachment 2

A. Changes to Building Facades












B. Changes to Amenity Areas












C. Changes to Landscaping















D. Changes to Transportation Provisions
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BASIC UNIVERSAL HOUSING FEATURES

The project proposes to provide 40 dwelling units (+11% of the total unit count) that are designed to incorporate all of the
Basic Universal Housing (BUH) Features as described in Section 4.16 of the Richmond Zoning Bylaw 8500; the project

proposes to claim the 1.86m2 exemption for each of these dwelling units as described in Subsection 4.6.2—adhering to the
guidelines regarding:

» Doors & Doorways

» Manoeuvring Space at Doorways

» Cooridor Widths & Clear Area at Elevators
» Floor Surfaces

» Windows

+ Outlets & Switches

» Bathrooms

+ Kitchens
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» Patios & Balconies
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