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Staff Report 

Origin 

Hollybridge Limited Partnership has applied to the City of Richmond for ~ermission to develop 
the first phase of " River Park Place", a three phase, 44,567 rn' (479,733 ft), high-rise, high­
density, mixed use project containing approximately 582 dwelling units at 5440 Hollybridge 
Wayan a site in the City Centre's Oval Village. The subject application for Phase 1 of " River 
Park Place" is located on " Lot I" at the east side of 5440 Hollybridge Way, adjacent to Gilbert 
Road , and includes 219 dwelling units, approximately 1152.0 m2 (12,400 ft2) of ground floor 
retail, and parking for 310 cars. 

5440 Hollybridge Way, which is currently occupied by a large warehouse/office building, is 
being rezoned from Industrial Business Park (IB 1) to ResidentiallLimited Commercial (RCL3) 
for this projcct under Bylaw No. 8879 (RZ 09-506904). 

All Engineering requirements in respect to the subject development have been resolved via the 
rezoning. As per legal agreements registered on tit le, the developer is responsible for the design 
and construction, at the devdoper' s sale cost, of upgrades across the subject site' s street 
frontages, together with various other transportation, engineering, and park-related works, on a 
phase-by-phase basis. The required work will be managed in three stages via the City ' s standard 
Servicing Agreement (SA) processes as follows : 

• 

• 

• 

Servicing Agreement # 1: Prior to rezoning adoption, the developer must enter into the 
first SA, secured via a Letter(s) of Credit, which work will include (i) all sanitary, storm, 
and water improvements, except for works within Pearson Way, (ii) road widening along 
Gilbert Road, and (iii) the first stage of frontage works along the south side of new River 
Road; 

Servicing Agreement #2: Prior to Building Permit issuance fo r Phase IlLot 1 (the subject 
of DP 12-617639), the developer must enter into the second SA, secured via a second 
Letter(s) of Credit, which work will include (i) construction of Pearson Way, including 
all required sanitary, storm, and water improvements, and (ii) frontage works along 
Gilbert Road, new River Road, and Hollybridge Way; and 

Servicing Agreement #3: Prior to Building Permit issuance for Phases 2 and 3/Lot 2 
(west of Pearson Way), the developer must enter into the third SA, secured via a third 
Letter(s) of Credit, which work will include the completion of frontage works specific to 
Lot 2. 

No additional Servicing Agreement works are required in respect to the subject Development 
Permit application. 

Development Information 

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

Development surrounding the subject site includes the following: 

Oval Village: The subject site and lands to its north, west, and south are des ignated for high-rise, 
mixed use development with a maximum density of 3 floor area ratio (FAR), of which up to two­
thirds may be residential. (Attachment 2) This area includes: 

• To the north, across new River Road is property recently rezoned by ASPAC Developments 
(Oval 8 HoldingsfRZ 09-450962) to permit the deve lopment ofa 5-phase, high-rise, high­
density, mixed-use project, construction of a portion of Pearson Way, and improvements to 
a City-owned park and natural area at 6900 River Road (adjacent to Gilbert Road) that is 
designated as a heritage landscape. The fi rst two phases of ASPAC's development, 
including one fronting new Ri ver Road and the other fronting the Middle Arm, are currently 
the subject of Development Permit (DP) reviews. 

• To the west, across Hollybridge Way from the subject site is the Hollybridge drainage 
canal and Riparian Management Area (RMA), which are being improved as part of a new 
linear park system by the developer of the high-rise, mixed-use development currently 
under construction along the park's western edge (Onni "Ora"/DP 1 0-5205 11). 

• To the south , abutting the subject site is the City-owned Riclunond Winter Club, beyond 
which is Lansdowne Road (which is identified for future improvements as part of a linear 
park system) and a site currently undergoing rezoning review for high-rise, high-density, 
mixed use development (CresseyfRZ 12-602449). 

Lallsdown e Village: Lands east of the subject site are largely designated for residential uses with 
a maximum density of2 FAR and a typical maximum he ight of25 m (82 ft). This area includes: 

• To the east, across Gilbert Road is a mix of older warehouses, light industrial uses, and a 
limited nwnber of high-rise, residential buildings. In addition, a 6-storey residential 
development containing 660 dwell ings has recently been approved at 7731 and 
7771 Alderbridge Way (Onni "Riva"fRZ 11 -5985209). 

Rezoning and Public Hearing Results 

During the rezoning process, staff indicated that design development was encouraged at 
Development Penn it (DP) stage in regard to the following: 

I. Refine the individual characters of the project 's three towers, together with their interfaces 
with the fronting streets, the development's mid/low-rise massing, and the skyline. 

"River Park Place" is comprised o/three towers: olle at H ollybridge Way; olle "mid­
block "; alld, oll e at Phase J at the corner 0/ new River Road alld Gilbert Road - a key 
ell trance to the City Celltre. To address Phase J 's promine"t locatio" , its tower has 
been pulled close to tire com er and tire bllildillg's finislres OIrd colollrs have been 
chosen to g ive it a clean, contemporary appearance alld contrast with tire tower 's 
callted blue-grey curtaill wall- its sigllature/eature. In addition, public art, pedestrian 
weatlrer protection, and a unique urai" gardell " lallilscape design are proposed to 
complement the tower and provide/ or (I (Iistillctive streetscape that blends Richmond's 
riparian heritage with its emerging urban clraracter. 

2. Ensure that the project's large tower f100rplates do not appear blocky. 
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At rezoning slage, to increase tower spacing and variation ill tower heigltt across tire 
"River Park Place" site, il was agreed thaI the development's tower jloorplates would be 
larger than wltat is typically recommended lInder the City Centre Area Plan (CCAP). 
To ensure that this would not result in a <Iblocky" appearance, 01 Phase 1 the developer 
has sCIi/pted tlte tower lIlll/used shifts ill materials ami colollr to break up (layer) lite 
massing allfl create visual interest. 

3. Provide for an attractive residential interface with the street, especially where building 
setbacks are minimal , as at the proposed affordable housing building. 

All bllilding setbacks al Phase 1 comply with the ZOlling Bylaw. (Tlte l[evelopmellt's 
affordable Ito using bui/(/ing is proposedfor Pltase 2.) Townltouse ullits will be located a 
minimum of3 m (10/t) back alld a maximum of 1.0 m (3ft 3 ill) above tltefrolltillg 
public sidewalk. Tlte proposed frontage deSigns, wlticlt include a combination 0/ entry 
gate features, raised terraces bordered by Itedges alld planting, ami projecting window 
bays and wooll-iook front doors at tlte unit entries, provide for botlt an attractive 
residential streetscape and pleasant transition from tlte public street to tlte private 
realm. 

4. Explore opportunities to create vibrant retail streetseapes that contribute to the animation, 
pedestrian-amenity, and commercial success of the development and its surroundings. 

Tlte design of tlte development's proposell retail/rolltage alollg lIew River Road 
incorporates a combi/wtioll of wood mul glass canopy featllres, Itmrgillg sigllage 
armatures and sign bands, stone piers tltat define retail unit bays, (IIul recessed store 
entries witlt briglttly coloured frames. Tlte two ends of Plrase l's retail /rolltage are 
ancltored by tlte development's Ugateway" tower, wlticlr incorporates a boltl canopy 
design and increased setbacks 011 tire east, alld a special commercialllltit design 
incorporating/oldillg glass doors on tIre west. TI,esefeatures, togetlter witlt new River 
Road's proposed wide sidewalks, off-street bike patlts, dual tree-lined boulevards, 
fUTIlisltillgs, allli amenities, will contribute towards makillg tltis important Village "lriglt 
street" all attractive, visually interesting place/or slropping (IIul strollingfor residellts 
ami visitors alike. 

S. Refine the rain garden concept in respect to its fonn and character, together with tbe 
potential environmental role of thi s and other project features in respect to City Centre 
Area Plan (CeAP) "eeo-amenity" and related "green building" objectives. 

Tlte raill gardell proposed/or Pltase 1 's Gilbert Roadfrontage Iras been relocatedfrom 
tire building'S /rollt yard to tire back of curb in ortler to expand its size, better provide 
for tire range allli amOllnt 0/ indigenous and riparian plalltillg recommended to replace 
tire Irabitat lost as a result 0/ ditclt illjill around tire site, and mall age stormwater rllll­
off/rom tlte public sidewalk. Detailed design ami cOllstruction o/tlre rain gardell will 
be managed via tIre City's Servicing Agreement process (at tlte sole cost of tlte 
developer), to tlt e satis/actioll of tIre Director of Environmental Sustailwbility, Senior 
Manager, Parks, and Director of Engineering. 

6. Refine the rooftop landscape concept, taking into consideration, among other things, how 
the lower 2-storey portions of the project's podium frontages can best " fit" with the 
development 's taller forms. 
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The desigll of II.e podium rooftop and perimeter residential alld ;lIdoor amenity uses 
"ave been refill ed. The oUldoor amenities, which include clliltlrell's play, gardell plots, 
a lai chi area, ope" lawlI, decorative pltmlillg, ami seating, are laid out to create a 
patterll of distinct, bul connected, "olltdoor rooms" tltat are well suited to allowillg a 
variety of active amI passive IIses to coexist comfortably. Surrounding IIses provide for 
casual surveillance a/ollg three sides /rolll private alld shared decks, balconies, and 
indoor spaces (i.e. Ilre/ourtll is left open to maximize sun exposure), and overlook/rom 
tl.e tower above is selectively screened by trees and shade structures. 

7. Address how best to coordinate the parking/loading areas and access points on both lots so 
as to minimize impacts on the streetscape and neighbours. 

For Phase J, parking, loading, and waste handling will be accommodated entirely off 
street via a proposed olt-site service lane (secured via a right-oj-way) alollg the site's 
south side. That lalle, wlriell will also prol,ide/or a mid-block pedestrian coltllectioll 
between Pearsoll Way (lIId Gilbert Roml, the project 's hydro tralls/ormers, and, in the 
future, parkinglloadillg access to development 011 the Richmond Willter Cillb site, has 
been designed as all attractive space (e.g., decorative paving, trees and planting, special 
architectural/eatures) alld an amenity/or residents and commercial tenants 
(e.g., car/dog/bike wash facility, workshop, alld end-ol-trip /acilities). III addition, given 
tltat the building'S core is located in tlte tower 011 the 1I0rth side of the site (i.e. not near 
the lane), a "delivery" splice is proposed inside tlte parkade/or the con venience of 
residents. (Fllture vehicle access to Phases 2 lind 3 will be Vill a single shared driveway 
alollg Pearsoll Way, as per legal agreemellts registered on title.) 

The Public Hearing for the rezoning of the subject site was held on September 5, 2012. 
No concerns about rezoning the property were expressed at the Public Hearing. 

Staff Comments 

The proposed scheme attached to this report has satisfactorily addressed the significant urban 
design issues and other staff comments identified via the review of the subject OP application. In 
add ition, the proposal complies with the intent of the applicable sections of the Official Community 
Plan (OCP) and is in compliance with the Residential/Limited Commercial (RCL3) zone. 

Advisory Design Panel Comments 

The subject Phase I OP application was considered by the Advisory Design Panel (ADP) on a 
preliminary (non-voting) basis on September 19, 2012 and a fonnal (voting) basis on 
November 2 1, 2012. An excerpt of the ADP Minutes of November 21, 2012 is respect to the 
subject DP application is attached, including the applicant's design response to the Panel' s 
comments in "bold italics". (Attachment 3) 

In brief, the Panel was pleased with the applicant's design development between the project's 
preliminary and formal reviews and indicated support for the project's clean, contemporary look, 
which the Panel indicated would make it an attractive addition to the Ova] Village and Gilbert 
Road's City Centre "gateway". Refinement was encouraged with respect to the detailed design 
of the rain garden, retail and residential frontages, and materiaVcolour selection. Overall. staff 
believe that the applicant has satisfactorily addressed the Panel 's comments. 
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Analysis 

The subject DP application is for the first phase of a three-phase, comprehensively planned, high 
density, mixed use development in the Oval Village area of Richmond's City Centre. The site is 
zoned "ResidentiallLimited Commercial (RCL3)" and is subject to ocp and CCAP policies and 
DP Guidelines aimed at establishing a high-amenity, pedestrian-oriented, urban village 
supportive of City objectives for the Richmond Olympic Oval and a premier urban riverfront. In 
support of this, current City policies and zoning encourage: 

• High-density, high-rise, mixed use development; 
• The establishment of new River Road as the village's "high street" (i.e. a focus for 

pedestrian-oriented shops, services, and, restaurants) and Lansdowne Road as an "art walk" 
linking the Richmond Oval with the Canada Line; 

• Development of a "gateway" feature near the Gilbert Road/new River Road intersection; 
• Voluntarily developer contributions towards child care, affordable housing, and public art; 
• Sustainable development and Transportation Demand Management (TDM) measures aimed 

at reducing greenhouse gas and encouraging alternate travel modes; and 
• Road and pedestrian network improvements, including the construction of Pearson Way 

between new River Road and Hollybridge Way, which will subdivide 5440 Hollybridge Way 
into an east lot (Phase 11DP 12-617639) and a west lot (future Phases 2 and 3). 

The subject Phase 1 development proposes a 16,536 m2 (178,000 ft?) mixed use development on 
the east side the subject site (between Gilbert Road and the proposed extension of Pearson Way) 
containing 219 market dwellings, approximately 1,152 m2 (12,400 ft2) of ground-floor retail 
fronting new River Road, and three levels of parking containing 310 spaces. 

At rezoning stage it was determined that the developer would make a voluntary cash contribution 
of $874,000 to the Child Care Development Reserve Fund to facilitate the construction of an off­
site, City-owned, child care facility and, on that basis, it was agreed that the construction of the 
development's 2,412 m2 (25,963 ft2) of affordable (low-end market rental) units would be 
deferred to the project's second phase. Furthermore it was agreed that the combined total floor 
area of the development's commercial uses (Phases 1-3), which are proposed in compliance with 
the CCAP Village Centre (density) Bonus policy and RCL3 zone, would be limited to 
approximately 3,609 m2 (38,843 ft2) unless, as per that policy and zone, the developer provides 
additional voluntary amenity contributions for child care and/or other purposes, as determined to 
the satisfaction of the City. 

Overall , as noted at rezoning stage, the three-phase development has successfully demonstrated: 

• 
• 

• 

• 

A strong urban concept providing for a high-density, pedestrian-friendly environment; 
Variation in building height, including two IS-storey towers at the site's " landmark" comers 
(including one at Phase I) and one 1 O-storey "mid-block" tower, that together help to open 
up upper-level views across the site for residents on-site and neighbours, provide skyline 
interest, and maximize sun to usable rooftop spaces and the new River Road "high street"; 
A mid-rise building typology that suggests a "series of buildings", which serves to break up 
the development's large scale, contribute towards visually engaging streetscapes, and create 
opportunities to develop a distinctive and varied retail character at grade; and 
A strong landscape strategy, especially in the treatment of the development's podium roofs 
and the site's Gilbert Road frontage (i.e. Phase 1), the latter of which incorporates a rain 
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garden that, in combination with public greenway features, contributes towards a distinctive, 
park-like character complementary to Gilbert Road's "gateway" role and the City's adjacent 
"heritage woodlot" park at 6900 River Road. 

A dditional comments specific to Phase 1 are as/ollows: 

1. Conditions of Adjacency 

I. I .Potential Developmellt Impacts: The subject site is located in the Oval Village, a 
rapidly developing, high-rise, mixed use area affected by aircraft noise. The lack of 
finished construction, retail businesses, and local residents in the Village make it 
challenging for developers and potential purchasers to envision what the area will be 
like when it is more established. In light of this, the subject developer has reviewed the 
potential development impacts that residents of Phase I may experience with the aim of 
mitigating them to the extent possible and making potential residents aware of them in 
order that they may make an informed decision regarding where they wish to live. 
Overall, it has been demonstrated that the design of the subject development is sensitive 
to its emerging urban context and well suited to mitigating anticipated impacts. More 
specifically: 
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a) View blockage: This item is largely a function of tower spacing. The subject Phase 1 
development's proposed tower is located at the northeast comer of the site, where it will 
be (i) 45 m - 70 m (150 ft - 230 ft) from future towers on its west and south, (ii) have 
mid-rise development (typically no taller than 25 m) on its east, and (iii) and enjoy open 
views across the City-owned "heritage woodlot" and Dinsmore Bridge on its north. 

b) Overlook: This is a function oftower spacing, the relationship of Phase I 's outdoor 
common and private amenity spaces with its neighbours, and the relationships between 
Phase l's units. As the tower spacing noted above is broad, overlook is not expected to 
be a problem in this respect. Nevertheless, overlook of rooftop amenity spaces can still 
be uncomfortable and may discourage use, so the design of the subject development's 
rooftop outdoor space includes significant tree planting and shelters to screen views and 
provide a greater sense of privacy. Likewise, attention has been paid to the design of 
private outdoor spaces to, as much as possible, maximize spacing, ensure that units are 
not oriented towards one another, and, in the case of Phase I 's townhouse units, many 
are provided with both more public outdoor space at grade and more private outdoor 
space above in the form of rooftop decks. 

a) S hading: The CCAP encourages developers to maximize solar access to common on­
site and off-site open spaces during the high use mid-day and afternoon periods. As 
demonstrated by shading diagrams submitted by the subject developer, due to the broad 
tower spacing and south-facing orientation of Phase I 's rooftop amenity space, it can be 
expected to enjoy good sun exposure, even when the area is more highly developed. 
Moreover, in respect to the new Rlver Road "high street", Phase I and future Phases 2 
and 3 have been designed to minimize shading of the street's north sidewalk, thus, 
helping to ensure that the "high street" will be a pleasant place to shop and linger. 

b) Aircraft & ambient noise (experienced indoors): in respect to aircraft noise, the subject 
site is situated in OCP "Area 2", which permits multi-family residential uses, provided 
that air conditioning and other noise mitigation measures are incorporated, as identified 
via an acoustic study by a Registered Professional. The result of the required study, 
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which also took into account transitional noise (i .e. from existing industrial and 
commercial activities) and traffic noise (which can be expected to increase as the area 
builds out), makes recommendations in respect to the development's glazing and air 
conditioning systems that the developer has agreed to fu lly incorporate into the 
development. 

c) A mbient night-time ligltt: As areas urbanize, ambient night-time light (i.e. light 
pollution) typically increases, which can disturb sleep and cause other nuisances if it is 
not mitigated. To address this issue, the subject developer proposes to (i) eliminate 
balcony soffit lighting and, in its place, providing electrical outlets on the project's 
balconies so that residents may plug-in outdoor lighting when required, and (ii) install 
horizontal louver blinds on windows to enable residents to fu lly block out unwanted 
light. 

1.2. "Heritage Woodlot": The City-owned park at 6900 River Road, north of Phase 1 (across 
new River Road), is designated by City bylaw as a heritage site and identified as a 
Riparian Management Area (RMA) and ecologically sensitive landscape. An impact 
assessment, undertaken by a Registered Professional, has concluded that the subject 
Phase I development is not expected to impact the heri tage or ecological resources 
within the park. Monitoring of the park will continue throughout Phase I 's construction 
processes and, as per legal agreement registered on the subj ect site, in the event that 
unforeseen impacts on the park are observed, the developer will undertake necessary 
mitigation and/or compensation, as required to the satisfaction of the City. 

1.3.RiclllllOllll Winter Club: South of the subject development is the City-owned Richmond 
Winter Club. Whi le there are currently no plans for the redevelopment of this property, 
it is currently developed at a very low density and could be redeveloped in the future. 
In light of this, the subject Phase 1 development provides for a service lane along its 
common (south) boundary with the Winter Club site (secured via right-of-way) for 
shared vehicle access and related purposes in the event the Winter Club site is 
redeveloped. 

l.4 .Trllffic Considerations: Potential traffic impacts are expected to be minimal, as traffic 
generated by Phase 1 will have access to new River Road (schedu led to open in 20 \3) 
and Hollybridge Way via the developer's extension of Pearson Way, and all parking 
access, loading, and waste handling will be managed via the service lane proposed for 
the site ' s south boundary. In addition, driveway access will be provided to the existing 
Winter Club facility from Pearson Way (until the facility is redeveloped) and the 
Construction Parking and Traffic Management Plan completed for the project has 
satisfactorily demonstrated that construction activities will be well managed and, among 
other things, will not conflict with access to the Richmond Oval. 

2. Urban Design and Site Planning 

2.1.Streetscape S trategies: The subject Phase \ development incorporates distinct design 
strategies that address the unique circumstances of each of its four frontages, including: 
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a) River Road "H igh S treet": The north face of the development fronts new River 
Road, which is intended to provide for a visually engaging, pedestrian-friendly 
streetscape. The proposed development satisfactori ly addresses this with: 
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• Ground floor retail with narrow shop fronts and direct access to the public 
sidewalk, pedestrian·oriented signage, large shop windows, and pedestrian 
weather protection along the full length of the building; 

• A mid-rise (5 storey) streetwall that is in scale with surrounding planned 
development and the broad width of new River Road, while also helping to define 
the street edge, provide for continuity along the "high street", and contribute 
towards an intimate urban realm; 

• Bookending of the mid-rise streetwall with a special corner treatment on the west 
and the development' s residential tower on the east, the latter of which visually 
anchors the end of the block and helps to create a "gateway" at the entrance the 
Oval Village; and 

• Public space incorporating a wide sidewalk, off-street bike path, dual tree-lined 
boulevards and landscaping, bike parking, pedestrian lighting, furnishings, and 
areas for outdoor dining and display. 

b) Gilbert Road: This frontage is a prominent City Centre "gateway" and part of an 
important greenway linking the Middle Arm and proposed Lansdowne linear park 
and "art walk". This is addressed by blending strong, urban forms with riparian-type 
features to create a distinctly Richmond streetscape. More specifically, the subject 
Phase I development proposes: 
• A I5-storey tower with a slim north-facing profile and distinctive, glassy corner, 

which is pulled close to the street to visually anchor the site' s "gateway" corner; 
• A mid-rise (5 storey) streetwall, which extends south from the tower in a graceful 

curve to define the street edge, complement the scale of development planned east 
of Gilbert Road, and enhance the distinctive image of this City Centre entry; 

• Two-storey townhouse units at the building's base, which enhance the pedestrian 
scale of the space and provide for visual interest and casual surveillance; 

• A broad rain garden and coordinated private landscaping incorporating a mix of 
indigenous vegetation, water, and related features, which are designed to "pull" 
the riverfront's riparian landscape into the city and complement the nearby 
"heritage woodlot"; and 

• Public art at the new River Road corner, which will help to reinforce the 
prominence of this corner, enhance the narrative quality of the pedestrian realm, 
and enrich the area' s expanding public art network. 

c) Pearsoll Way: This frontage is intended to be a pedestrian-friendly, residential street. 
To achieve this in the Oval Village ' s emerging high-density , mixed use urban 
environment, the subject development proposes: 
• Three-storey, street-oriented townhouses units with individual entrances, raised 

patios with terraced/landscaped fronts (no more than 0.8 m / 2 ft 9 in above the 
grade of the fronting sidewalk), entry gates with address features, window bays, 
and private rooftop decks; 

• A landscape buffer, including decorative planting at grade and a vine covered 
wall , between the townhouses and the point where new River Road ' s commercial 
units turn the corner onto Pearson Road; 

• A rain garden feature and small seating area with a timber deck between the 
townhouses and the service lane; 
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• Special architectural and landscape features and uses incorporated into the design 
of the service lane area to make it an attractive, pedestrian-friendly space; and 

• Traffic calming and landscape features incorporated into the street design 
(e.g. , raised intersection at the service lane, decorative treatments at pedestrian 
crossings). 

d) Services Lane: This frontage, as noted above, is intended to accommodate access to 
Phase 1 's parking, loading, and garbage/recycling areas, together with shared vehicle 
access in the event the Winter Club site (south of Phase 1) is redeveloped. In 
addition, the lane is the proposed location of Phase l' s above-grade electric 
equipment cabinets, provides for a mid-block pedestrian walkway between Pearson 
Way and Gi lbert Road, and is aligned with the east-west leg of Pearson Way, which 
makes its appearance important to the quality of the adjacent streetscape. To address 
the lane's competing objectives for service-type facilities and a street-friendly 
appearance, the development proposes the following: 
• Phase 1 ' s lowest parking level is submerged fully below the grade of the service 

lane in order that the lane can be open to the sky and tied seamlessly into the 
fronting street; 

• The building' s garage and loading entrances are all oriented to the south to 
minimize views into the parkade and indoor service areas from Pearson Way; 

• A four-storey building bay projects into the east end of the lane, accented by a 
brightly coloured vertical stripe, to provide a visual "street-end" focus; 

• A bold, grey-on-grey checkered pattern is incorporated into the paving and fayade 
treatments along the lane (e.g. , 4-tone painted architectural concrete, 2-tone 
perforated metal panels); 

• Greening of the area is provided with a hedge and row of trees along the lane's 
south side and planting areas at its east and west ends; 

• Pedestrian lighting is provided, including wall mounted fixtures and ground 
embedded lighting along the edge of the lane's designated pedestrian walkway; 
and 

• Special uses are provided to help activate the lane, increase casual surveillance, 
and provide an amenity for the building ' s tenants, including a carlbike/dog wash 
and workshop for the use of residents and end-of-trip facilities for commercial 
tenants. 

2.2. Tower Guideline NOll-Compliance: The proposed Phase I tower departs from CCAP 
policy regarding maximum tower height within 60 m (197 ft) of Gilbert Road and 
maximum floorplate size. Nevertheless, staff are supportive of the proposed fonn of 
development as follows: 
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a) Tower Heigltt : The development exceeds the CCAP policy encouraging a maximum 
typical building height of25 m (82 ft) within 60 m (197 tt) of Gilbert Road. The 
intent of the policy is to encourage consistent massing along the east and west sides 
of the street to enhance Gilbert Road ' s image as a formal processional route into 
Richmond ' s downtown. In compliance with the CCAP policy, the subject 
development proposes a 5-storey streetwall along Gilbert Road; however, at the north 
end of the development (i.e. at new River Road) the continuity of the streetwall is 
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interrupted by the development's proposed tower. Staff support this approach on the 
basis that: 
• The scale and form of the proposed tower is an appropriate design response to the 

importance of the City Centre's Dinsmore Bridge "gateway"; 
• The tower will provide a dynamic urban counterpoint to the large trees at the 

City's adjacent "heritage woodlot"; and 
• The proposed massing will not impact neighbouring existing/future developments, 

b) Tower Floorplate Size: The development exceeds the CCAP policy encouraging a 
maximum tower floorplate size 0[650 rn2 (6,997 ft2) for portions of the building 
greater than 25 rn (82 ft) in height. In contrast, the subject development's proposed 
tower floorplates are approximately 880 m2 (9, 475 ft2) . Staff are supportive of the 
developer's proposal on the basis that: 
• Larger tower floorplates allow for a reduced number of towers across Phases 1-3, 

which in turn will allow for increased tower separation, greater variation in tower 
height, larger areas of sunny, uninterrupted rooftop amenity space, and less 
shadowing of new River Road; 

• The Phase 1 tower, as a "gateway" [eatme, should have a distinctive form; and 
• The tower' s slab form (with its narrow profiles facing north and south) and wide 

tower spacing increases the extent of uninterrupted views across the subject site 
(to the mountains) that will be enjoyed by future towers to the south. 

2.3. Parking: To ensure that parking is convenient for users whi le minimizing the impact that 
parking may have on the appearance of the streetscape and supporting City objectives 
for alternate travel modes, the developer proposes the following: 
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a) To mlnimize the number of required parking spaces by employing Zoning Bylaw 
parking relaxations in respect to Transportation Demand Management (TOM) 
measures, including the provision of: 
• End-of-trip (bike) facilities for the use of commercial tenants; 
• Electric vehicle charging stations for 20% of resident vehicles (i.e. 46 stations), 

10% of commercial tenant vehicles (i.e. 7 stations), and 5% of bike racks or 1 per 
compound, whichever is greater (i.e. 16 stations); and 

• Temporary sidewalk improvements along the Gi lbert Road frontage of the Winter 
Club (i.e. cash-in-lieu contributed prior to rezoning adoption); 

b) To provide three levels of parking that are well designed to meet the needs of users by: 
• Providing for the development's commercial and residential visitor parking: 

In one consolidated location on the parkade's mid-level, which is at the grade 
of the fronting street; 
To have direct pedestrian access to new River Road's shops and services via a 
mid-block walkway; and 
Set aside a minimum of50% of spaces for general public use (secured via 
legal agreement on title so that they cannot be sold, leased, or otherwise 
assigned for the sole use of an individual person or business); and 

• Designating the top and bottom parking levels solely for the use of residents, 
accessed via security gates (including a number of private garages that offer direct 
access to individual townhouse units above); and 
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c) To minimize the visual impact of the parking by: 
• Fully concealing the lowest parking level below the grade ofthe fronting streets; 
• Orienting the parking garage entrance perpendicular to the street and screening it 

with planting; and 
• Sharing the south service lane with future development at the Winter Club site so 

that it too may be designed to minimize the impact of its parking on the public 
realm. 

2.4. Flood Construction Level: The CCAP encourages forms of development that respond to 
issues of sea level rise without compromising streetscape amenity, appearance, or 
accessibility. In light of this, the finished grade of new River Road is planned to be, 
wherever possible, a minimum elevation of2.6 m (8.5 ft) geodetic to make it easier for 
fronting development to achieve the City Centre's recommended minimwn habitable 
floor level of2.9 m (9.5 ft) geodetic. On this basis, the proposed development has been 
designed to fully comply with the City's Flood Construction Level bylaw and provides 
for the following: 

a) All dwelling units have a minimum habitable floor level of2.9 m (9 ft 6 in) geodetic 
and townhouse units are set a maximum of 1.0 m (3 ft 3 in) above the grade of the 
fronting sidewalk; 

b) The residential tower lobby and all retail units have a minimum habitable floor level 
of 0.3 m (1 ft) above the crown of the fronting street; and 

c) All public sidewalks and walkways have a maximum slope of 5% or less to 
accommodate wheelchair use. 

3. Architectural Form and Character 

3.1.Character: The CCAP encourages the City Centre to be developed as a mosaic of 
distinctive, transit-oriented, urban villages and vibrant public spaces. Moreover, for the 
Oval Village, the CCAP encourages a character that is contemporary, urban, and 
complementary to the Richmond Oval. In light of this, the area surrounding the subject 
site is rapidly developing with large-scale, street-oriented, mixed use and multi-family 
buildings typically characterized by substantial streetwalls, glassy towers above, and a 
high amenity, pedestrian-friendly, public realm designed for public art, bikes, transit, 
walking, and lingering. The developer has responded to this with a design approach that 
aims for a clean, modem look that is able to retain its relevance and contemporary appeal 
through attention to detail and a simple, yet sophisticated, composition, including: 

3799086 

a) Simple massing incorporating a large landscaped podium and a single tower without 
intennediate stepping or terraces, which helps to focus attention on and elongate the 
appearance of the development's "gateway" tower, while maintaining an overall 
massing complementary to its neighbours; 

b) A restrained palette of colours and materials that uses translucent layers to bring a 
sense of depth and lightness to the building's appearance; and 

c) An expansive landscaped roofscape covering over 75% of the building's footprint 
(including landscaped amenity space and intensive green roof areas). 
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3.2.Maferiu/s & Colour: The subject development uses materials and colour to present a 
strong, cohesive image that focuses attention on the public realm. Features include: 

a) A silver grey palette of painted architectural concrete, vision glass, and spandrel 
glass layered across the building facades, with darker tones more prevalent at lower 
levels and lighter tones above; 

b) A canted blue-grey curtain wall, designed to contrast with the si lver-grey colours 
used elsewhere, leans out towards the street at the Gi lbert/new River Road comer to 
reinforce the building's "gateway" image; 

c) Punches of white and recessed and projecting balconies, including some with 
"floating" ffitted glass guards, add texture and lightness to the upper storeys of the 
facades; 

d) Dark stone and masonry define the retail unit bays, punctuated with brightly coloured 
frames around the shop entrances, special signage features, and varied setbacks that 
provide for interesting comer display windows and, a1 the Pearson Way comer, 
folding glass doors that allow the retail unit to be opened up to the street for outdoor 
dining or other uses; 

e) Perforated steel cladding on the south fa~ade provides visual interest at the service 
lane; and 

f) Wood and wood-look features are incorporated throughout to provide a sense of 
warmth, texture, and a link with the development's natural selting, including wood­
look entry doors at the townhouse units, wood-look soffits under the projecting 
balconies, wood-look panels (combined with glass) in the pedestrian weather 
protect ion, heavy timber features in the rain garden, and bold wood pulls on the tall 
glass doors to the residential tower. 

4. Landscape Design and Open Space Design 

4.1. Tree Replacement: The subject development, as proposed, exceeds the City's 2: 1 tree 
replacement requirements set out in the tree replacement plan for Phase 1. 
(Attachment 4) The developer has agreed to provide $1,300 compensation to the Tree 
Compensation Fund for the replacement (off-site) of one tree proposed for removal from 
the Gilbert Road right-of-way. 

4.2. Public Streetscape Design: The CeAP encourages the establi shment of high-amenity 
streetscape designs that are pedestrian-friendly. support alternative travel modes, 
incorporate innovative stormwater management measures, and enhance connections 
between the emerging urban area and the riverfront. 

3799086 

a) New River Road & Pearsoll Way: The proposed development will extend sections of 
these two streets, both of which have already been the subject of detailed design via 
previous Oval Village development applications. In brief, the subject development 
will provide for the design and construction, at the developer's sole cost, of the 
following: 
• Along the south side of new River Road, a broad sidewalk, an off-street bike path, 

dual tree-lined boulevards, decorative pedestrian lighting, and feature areas of 
permeable paving and rain garden-type planting; and 
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• The full width of Pearson Way including two driving lanes, two parking lanes, a 
raised intersection at the south service lane, special pavement markings at 
crosswalks, decorative street lights, 2 m (6' 6") wide sidewalks, 1.5 m (5 ft) wide 
boulevards, street trees, and feature areas of penneable paving and rain garden­
type planting. 
NOTE: As the grade of new River Road is being raised to 2.6 m (8 ft 6 in) 
geodetic or greater, Pearson Way must slope gently down (at 5% or less) to meet 
existing grade at Hollybridge Way. As a result, Phase l 's townhouse patios along 
Pearson Way, which have a proposed elevation of2.9 m (9 ft 6 in) geodetic, will 
be no more than 0.84 m (2 ft 9 in) above the grade of the fronting sidewalk. 

b) Gilbert Road Rain Garden: Phase 1 's Gilbert Road frontage is proposed to be 
developed as a linear rain garden incorporating a uniquely Richmond style of riparian 
landscape. The frontage works will be designed and constructed via the City's 
Servicing Agreement process (as per RZ 09-506904) to enhance the "gateway" role 
of Gilbert Road, manage stormwater run-off from the City sidewalk, and contribute 
towards the establishment of a greenway route between the Middle Arm and the 
proposed Lansdowne linear park and "art walk". Proposed features along the 
development's Gi lbert Road frontage include: 
• A wide walkway measuring 3 m (10ft) wide; 
• A broad boulevard measuring 4.5 m - 6.4 m (15 ft - 21 f\) wide; 
• A rain garden (i.e. landscaped swale) within the boulevard, which will be graded 

as to not exceed the maximum allowed fall height of 0.6 m (2 ft) and landscaped 
to provide for an attractive interface with the sidewalk and fronting street 
incorporating a mix of riparian grasses and shrubs, seating, and related features; 

• A curb-height rail, tactile strip, and pedestrian lighting along the edge of the 
sidewalk, adjacent to the rain garden, for the safety and comfort of the visually 
impaired and other pedestrians; 

• A row of large-growing street trees formally lining the street edge; and 
• Within the private realm, fronting townhouse units, a water feature at the 

residential tower entry (in association with a portion of the development's indoor 
amenity space), and a complementary palette of planting and related features 
designed to make the private realm appears as a seamless extension of the public 
rain garden landscape. 
NOTE: Phase 1 's townhouse patios along Gilbert Road, which have a proposed 
elevation of2.9 m (9 ft 6 in) geodetic, will be no more than 1.0 m (3 ft 3 in) above 
the grade of the fronting public walkway. 

c) Public Art: Preliminary consultation with the City's Public Art Committee confirmed 
that the subject site occupies a strategic public art location, bookended by an 
important City Centre "gateway" at its northeast comer and the City Centre Public 
Art Plan 's proposed "art walk" along Lansdowne Road at its southwest. The 
development's Project-Wide Public Art Plan and draft Phase I Detailed Public Art 
Plan were reviewed and supported by the Public Art Committee. Prior to Building 
Permit issuance for Phase I, the developer will enter into a legal agreement for the 
development's first public art project, which will be located at the prominent new 
River Road/Gilbert Road "gateway" corner, secured by a Letter of Credit (the value 
of which security shall be a minimum of $133,514). 
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The developer's second public art project, which will be located along the 
Lansdowne "art walk" at the southwest corner of the development's third phase, will 
be implemented with Phases 2/3. The total value of public art proposed for Phases 1-
3 will be $340,891 or as determined based on the City-approved rates and policy in 
effect at the time of Building Permit approval, whichever is greater. 

4.3. Amenity Space: The subject development proposes a large outdoor amenity space at its 
podium level, framed on its north and east sides by residential units and, at the tower in 
its northeast comer, three storeys of indoor amenity space with direct access and/or 
views out over the landscaped rooftop space. More specifically. the developer proposes: 

a) A fully accessible, 2,358 m2 (25,382 if) outdoor rooftop amenity space, laid out to 
create a pattern of distinct, but connected ,"outdoor rooms" that are well suited to 
allowing for a variety of active and passive uses to coexist comfortably including: 
• Raised garden plots with seating edges, hose bibs, a potting bench, a compost 

area, and tool storage; 
• An open central lawn; 
• A children's play area, 186 m2 (2,000 ft2) in size, complete with climbing 

equipment on a resilient play surface, a sand play area with an overhead shelter, a 
hose bib for water play, seating, shade trees, and direct access to the amenity 
space ' s central lawn and garden plots; 

• Areas for outdoor dining and lounging, barbeque, fire pit, and tai chi; and 
• Decorative planting, seating, walkways; and 

b) Adjacent to the outdoor amenity area, a 195 m2 (2,072 ttl) indoor amenity space 
including a banquet/party room with a kitchen, children ' s indoor playroom, double­
height sports court area, and change rooms. Note that in addition to this indoor 
amenity space, which is located on Level 3, the development proposes other indoor 
amenity spaces and uses including at: 
• Levell - a meeting area/1ounge adjacent to the tower entrance and workshop 

adjacent to the service lane; 
• Level 4 - a fitness/equipment mezzanine overlooking the sports court; 
• Level 5 - a multi-purpose family/study/music/games room overlooking the 

outdoor amenity space. 

4.4. Mid-Rise Roo/tops: The roofs of the development's two mid-rise wings are treated as 
extensive green roofs (i.e. not accessible to residents). Stairs are provided to these areas 
for maintenance purposes only. Given that the size of the outdoor amenity space 
proposed for the development's podium level satisfies both OCP and CCAP 
requirements (i.e. an additional 10% of net site area), staff are agreeable to the 
developer's proposal that the mid-rise rooftops are not developed as accessible areas. 

5. Accessible Housing: 

Richmond's OCP seeks to meet the needs of the city's aging population and people facing 
mobility and related challenges by encouraging the development of accessible housing that 
can be approached, entered, used, and occupied by persons with physical or sensory 
disabilities. To address the City's policy, the developer proposes barrier-free access to Phase 
l's commercial units and associated ground-floor public parking, the residential tower lobby, 

1799086 
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and all indoor and outdoor amenity spaces. In addition, the developer proposes, and staff 
support, the following: 

5.1 . Basic Universal Ho using Uuits: 8% of units (17) shall be designed and constructed to 
satisfy Richmond Zoning Bylaw provisions for Basic Universal Housing (which units 
are indicated on the DP drawings). On this basis, as per section 4.6 of the Zoning 
Bylaw, a total of 1.86 m2 (20 tr) per Basic Universal Housing unit shall be eligible to be 
exempted from the development 's maximum floor area ratio calculation (i.e. combined 
total of 31.62 m'/340.4 ft'). 

5.2. Aging ill Place: 100% of units will be designed and built so that some accessibility 
features are provided now and others can be added easily and inexpensively after 
construction. These aging in place features include stairwell handrails, lever-type 
handles for all plumbing fixtures and door handles, and solid blocking in washroom 
walls for future grab bars beside toilets, bathtubs, and showers. 

5.3 . Future Phases 2-3: All future phases of "River Park Place" will be designed and 
constructed to the OCP standards in effect at the time of DP approval. 

6. Crime Prevention through Environmental Design (CPTED) 

A variety of measures are proposed to minimize safety and security issues including, but not 
limited to, the following: 

6.1. The development's site planning and design incorporates opportunities for passive 
surveillance of street frontages, including the south service lane/walkway ; 

6.2. Outdoor amenity spaces will be visually open, well illuminated, offer multiple 
access/egress options; 

6.3. The designs of the parking structure and residential lobby minimize alcoves and hidden 
corners and provide for open views to the bui lding lobby, mailroom access, and elevator 
core from fronting streets and internal pedestrian areas; 

6.4. Within the parkade: 

a) All spaces will be well illuminated; 

b) A white band, at least 1.2 m (4 ft) high, will be painted mid-way up all walls and 
columns to ensure high visibility and light reflectance; 

c) Yellow painted stripes.will separate vehicle travel lanes from pedestrians areas and 
identify pedestrian routes to the elevator core; 

d) Overhead security gates will separate resident parking from visitor/public parking; 
and 

e) Glazing will be provided in the parkade elevator lobby and vision panels will be 
provided in doors leading to publicly accessible areas; 

6.5. Pedestrian scale lighting will be provided along main pedestrian routes around the site, 
including at townhouse entries and the south service lane/walkway. 

3799086 



February 12,2013 - 17 - DP 12-617639 

7. Sustainability Measures: 

The subject development is being planned and designed to provide for a cost-effective, high­
value development that meets or exceeds City standards (i.e. LEED Silver "equivalency"). 
(Attachment 5) The strategies being pursued have been developed via an integrated design 
approach, including the development of a conceptual energy model to detennine site-specific 
architectural, electrical, and mechanical energy conservation features. Measures proposed 
include, but are not limited to, the following: 

7.1. The building will be District Energy Utility (DEU) "ready", such that the development 
will be capable of connecting to a City DEU system when onc comes available; 

7.2. A large rain garden and related rainwater management features will be installed along the 
site's entire Gilbert Road frontage and other innovative stonnwater management measures 
(e.g., penneable paving) will be installed along new River Road and Pearson Way; 

7.3. Transportation features are proposed to encourage the use of alternate travel modcs, including: 
• Local transit, cycling, and pedestrian area upgrades designed to increase network 

connectivity (e.g., bike paths, greenways, street furnishings, transit shelter funding); 
• Bike storage for residents, visitors, and commercial tenants and end-of-trip facilities; 
• Convenient on-site delivery/passenger loading in the parkade; and 
• Electric vehicle charging stations for cars and bikes for residents and commercial tenants; 

7.4. Water-efficient design aimed at minimizing the use of potable water through the use of 
low-flow plumbing fixtures and water efficient irrigation; 

7.5.36% of the net site is proposed to be a combination of intensive and extensive green roofs, 
vegetated outdoor areas, and urban agriculture plots; and 

7.6. Various energy efficient and responsibly-sourced items (e.g., Energy Star appliances, low 
VOC materials). 

Conclusions 

The subject development is consistent with Richmond 's objectives for the subject property and the 
Oval Village, as set out in the City Centre Area Plan (CCAP). The proposed project's massing, 
coordinated architectural and landscape design approaches, and attention to detail will contribute 
to its livability and the emergence of the surrounding area as a high-amenity, high-quality urban 
community. On this basis, staff support the proposed development and recommend approval ofa 
Development Permit. 

~~~.~ 
Suzanne Carter-Huffman 
Senior PlannerlUrban Design 

SPC:cas 

Attachments: 
1. Development Application Data Sheet 
2. Specific Land Use Map: Oval Village (2031) 
3. Excerpt from the Minutes of the AdviSOry Design Panel Meeting, November 21 , 2012 
4. Tree Replacement Plan 
5. LEED (Silver "Equivalency") Checklist 
6. Cond itional Development Permit Requirements (Signed copy on file) 
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Attachment 1 

City of 
Richmond 

Development Application Data Sheet 
Development Applications Division 

DP 12-617639 

Address: 5440 Honybridge Way for the first phase of a three (3) phase development 

Owner: Hollybridge Limited Partnership Appl icant: Hollybridge Limited Partnership 

Planning Area(s): City Centre (Oval Village) 

Floor Area Gross: 19,390 m' (208,719 tt') Floor Area Net: 16,536 m' (178,000 tt') 

I Existing I Proposed 
, , --20 524 5 m mcludlng future subdivided Jots 

& road as per RZ 09-506904: 
Site Area • Phase 1 (Lot 1): 6,824.3 m' • Phase 1 (Lot 1): 6,824.3 m' (73,458 tt') 

• Phases 2/3 (Lot 2): 9,837.3 m' 
• Pearson Way dedication: 3,862.9 m2 

• High-rise residential & ground-floor 
Land Uses • Warehouse & office commercial 

OCP Desig nation • Mixed Use • No change 

City Centre Area • Urban Centre T5 (45 m) & (25 m) • No change Plan Desianation • Villaae Centre Bonus 
• Residential/Limited Commercial (RCL3). 

including provisions for increased 
Zoning residential density in respect to the • No change 

developer's dedication of a minimum 
specified area of non-DCC road 

• Residential : 15,384.2 m (165,600 ft ) 
Net Floor Area • N/A • Commercial : 1,152.0 m' (12,400 tt') 
@ Phase 1 • Total : 16,536.20 m' (178,000 ft' ) 
Number of Units 

N/A 219 @Phase1 • • 

I Bylaw Requirement I Proposed I Variance 

Floor Area Ratio For Lots 1 & 2 combined: For Phase 1 on Lot 1 alone: None • Residential: 2.463 FAR • Residential: 2.254 FAR 
(FAR) (Max): • Non-residential: 3,608.5 m2 • Non-residential: 1,152.0 m2 permitted 

Lot Size (Min): • 4,000.0 m' • Phase 1 (Lot 1): 6,824.3 m' None 

Lot Coverage • Max. 90% • 77% None (Max): 
• Min. 6.0 m, EXCEPT may be 

Setback @ Street reduced to 3.0 m based on a • 3.0 m min. None (Min): proper interlace with the street 
Setback @ Interior • Below-grade parking: 5.2 m • Nil None Side Yard-(Min): • Elsewhere: 6.4 m 

Height (Max) : • Max. 47.0 m geodetic • Max. 47.0 m geodetic None 
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I Bylaw Requirement I Proposed I Variance 
• Dwellings: 2.9 m geodetic • 2.9 m geodetic, EXCEPT may be 

Flood Construction • Residential lobby & 
level (FCl) 

reduced to 0.3 m above the crown commercial uses: 0.3 m above 
None 

of the fronting street the crown of the fronting street 
• Residents: 245 

- 193 units (88%) @ 1/unit 
- 26 units (12%) @2/unit 

• Commercial & visitors: 65 • Residents: 
Off-Street Parking 1.2/unit lESS 10% TOM = 237 - 22 assigned spaces 

- Residential Commercial (shared w. visitors) : - 43 "public" spaces secured 
None • 

(Min): 4.2/100 m2 lESS 10% TOM = 44 
via legal agreement on 

• TOTAL: 281 
title, including: 
• 24 regular (58%) 
• 17 small cars (40%) 
• 2 accessible (2%) 

• TOTAL: 310 
Off-Street Parking • 50% max (Le. 155 max permitted • 68 proposed None 
- Small Cars: based on 310 spaces provided) 
Off-Street Parking • 2% of min required parking • 6 proposed None 
- Accessible : (Le. 6 spaces) 

• Permitted for residential use 
Off-Street Parking provided that each tandem pair is • 14 tandem pairs (28 spaces) None 
- Tandem Spaces assigned to a single unit (Legal 

agreement registered on title) 
• Residential : 1.2S/unit = 274 

Bike Parking - • Residential: 290 (14 rooms) • Commercial : 0.27/100 m2 over None 
Class 1 (Min) 100 m' = 3 • Commercial : 12 (1 compound) 

• 10 bikes min near tower entry • Residential: 0.2/unit = 44 
Bike Parking - Commercial: 0.40/100 m2 over 

• 39 bikes min grouped as a • None 
Class 2 (Min) 100m' =S "corral" @ near the north end of 

Pearson Way 

Electric Vehicle 
Rates as per RZ 09-506904: • Residents' cars: 46 • Residents' cars: 20% (46) 

(EV) Charging • Commercial cars: 7 None • Commercial cars: 10% (7) 
Faci lities (Min) 

Bikes (Class 1): S% (16i 
• Bikes (Class 1): 16 • 

• Measures are encouraged to • Basic Universal Housing : 8% 
Accessible address the needs of Richmond's 

(17 units) None 
Housing aging population & people with 

impaired mobility 
• Aging in Place Features:100% 

Amenity Space -
Indoor (Min): 

• 2 m2/unit = 400 m2 • 456 m' None 

• OCP @ 6 m2/unit: 1,314 m 
Amenity Space - • CCAP @ 10% net site: 682 m' • 2,358 m' None 
Outdoor (Min): • Total : 1,996 m' 

lEEO • CCAP: Silver ~equivalency~ • Silver "equivalency~ None 

District Energy • DEU-ready, secured via a legal 
Utility (OEU)- • Provision for DEU hook-up agreement on title 

None 

• 36% of net site is green roofs & 
Green Roofs • Encouraged rooftop aarden plots & olantina None 
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Specific Land Use Map: Oval Village (2031) "".", 
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Excerpt from the Minutes of the 

Advisory Design Panel Meeting 
November 21 , 2012 

Attachment 3 

2. DP 12-617639 - 16,577 M2 MIXED-USE, HIGH-RISE DEVELOPMENT INCLUDING 1,118 M' 
PEDESTRIAN-ORIENTED COMMERCIAL AND 220 MARKET DWELLINGS 

APPLICANT: Ho llybridge Limited Partnership (Intracorp) 

PROPERTY LOCATION: 5440 Hollybddge Way 

Comments from the Panel were as follows: 

• no concern from CPTED perspective; 

• consider further development to the rain garden edges [along the Gilbert Road frontage 10] ensure 
safety of pedestrians walking on the sidewalk adjacent to the rain garden; 

• 

• 

• 
• 

• 

• 
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The City boulevard along Gilbert ROlld will be hmdscaped with a combination of street trees and 
"rain garden " (landscaped swale), which will be designed and cowl/rueted via the City'l' Servicing 
Agreement process to manage storm water TUIl-offfrom th e public sidewalk. Tlte edge o/the sidewalk 
will incorporate a curb-Iteigltt rail and tactile strip f or tlte safety (Illd comfort of tlte visually impaired 
and otlter pedestrians. Tlte swale will be graded as to IIot exceed tlte maximum a/lowedfalllteigltt of 
0.6 lit and plamed to provide f or tilt attractive interf ace witlt tlte sidewalk amlf raftting street. 

appreciate the changes made to the project which successfully addressed the concerns of the Panel in 
the previous presentation by the appl icant; 

the glass tower featu re at the comer of Gilbert Road and River Road makes a very strong statement and 
provides a strong identity to the project; the project will create a precedent in the urban neighbourhood; 

understand that the present treatment of the plaza is not intended for a large public gathering place; 

appreciate the work done on the retai l side along River Road; appears to be more alive and has more 
warmth and texture than the version previously presented to the Panel; 

building appears to be very slick, classy and contemporary; however, consider usmg more wood 
elements, e.g. wood-look ing soffit in the retai l side; 

In addition to using a combination of glass and wood-look pallels for new River Road's retail 
canopies, the same wood-look material ;s proposed f or th e uttderside of projecting elements acrOS!i' 
tlte development, inc/lidinc tlte townltouses ' bay windows alollg tlte Gilbert Road ami Pearsoll Way 
frontages alld proj ecting balconies on the Gilbert Road and new River Roadfacades. 

retail and residential sides need to be treated differently; retail side needs to be more civic and should 
have more "texture" to make it feel like a public place; residential side needs further resolution to make 
it more private; 

Along tlte retail frontages, "texllIre" will be provided via a combination of CalW PY detailing, hanging 
signage armatures and sigll bands, stone piers tlwt divide tlte display w;"dows into regular bays, and 
colollrful baml,' f raming th e shop entrances. Tltese elements, togetlter witlt new River Road's wide 
sidewalk, off-.\·treet bike path. dua' tree-lined boulevards. and f urnisltings will m uke tltis important 
"high street"frolltage welcoming, comfortable, and visually interesting. 

A long the residential frontages, a sense of privacy and intimacy will be created through {I 
combination of individual entry gate!i' with stone address piers {I11d {Icce"t pallels, hedges and 
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decorative planting defining the units' raised terrtlces, and projectillg window bays WId wood-look 
front doors fit lite unit entries. The proposed change ;n grat/e, layering of elements, and 1I11/",a/ 
malerials will provide for all attractive, residentia/-scale environment that complements, yet appears 
distinct/rom, the character of the development's retail/rOil/age. 

• project is well resolved; applicant has given a lot of attention to the retail side on River Road; River 
Road frontage has its own distinct identity whi le complementing the identity of the overall project; 

• podium rooftop is well resolved, functional and simple; the space has good sun exposure; there is good 
indoor-outdoor relationship on the podium roof; 

• understand that the Gilbert Road frontage (i.e., the plaza, public art and location of the rain garden) is 
still evo lving; there is opportunity to incorporate a finer scale materiality or public art into the rain 
garden; consider also introducing some narrative in the rain garden; 

Tlte Gilbert Road frontage is part of all important greenway linking tlte Middle Arm and proposed 
LlIIlsdowlle linear park and, among other things, is intended /0 provide for inllovative slormwater 
management measares and public art celebmting tlte City Centre's prominent Dinsmore Bridge 
"gateway". lnligltt of tit is: 

i. The rain gardell design proposes a mix of imligellolls vegetulion reflective of the area's ripariun 
location, complemented by furnisltbrg and features of weatltered steel, heavy timber, and sllOl· 
blasted concrete - complementary to tlte "heritage landscape" amI related park improvements 
being implemented (by ASPAC) nortlt of the subject site; 

ii. Private frolltage elements are proposed to complement tlte rain garden, inc/uding a dramatic 
indoor/outdoor wuter feature at the residential tower lobby and riparian plallling alollg tlte 
townhouse frontages; 

iii. Artist(s) involved in tlte developmellt's public art will be encouraged to incorporate II "narmtive" 
quality ill tlteir work to engage tlte public ill tlte space, tlte architecture, alld tlte IIrea; and 

iv. Opporltlnities 10 incorporate a ':finer scale materilllily" will be furtlter investigated tltrough the 
dellliled design of tlte rain garden streetscape alld public art, wlticlt will be addressed to the 
sotisfaction oftlte City via Richmond's standard Servicilrg Agreement and Public Art processes. 

• model shows that the rain garden is a prominent feature along the Gilbert Road frontage and is 
enhanced by the twin walkways framing it; if the rain garden is moved closer to the street edge so that 
it is no longer framed, the streetscape design must become more rigorous; to enhance the special 
riparian qualities of the rain garden, consider relaxing the City'S regular street tree planting pattern 
along Gilbert Road (e.g. vary tree species; group trees in clumps) and making the rain garden bigger; 

• 

37990U 

The Gilbert Road landscape lUIS heen desiglfed to celebrate the street's special roles as both a City 
Centre "gateway" and greenway linkiltg the river andfuture Lansdowne linear park. As such, rather 
than the city's typicall.S m (S ft) wide grass boulevard tutd 1 lit (6 ft) wide sidewalk, the proposed 
design for Gilbert Road includes a: 

i. Broad walkway measuring 3 m (10ft) wide; 
ii. Brotul boulevard measuring 4.S m - 6.4 m (IS ft -11 ft) witle; 

m. A min garden withilr Ille boulevard, inc/mling riparian grassel' tutd shrubs, sealing, and related 
features; and 

iv. A row of large·growiftg street trees that will formally line the street. 

Togetlter, these features will provide for II unique and attractive streetscape that speaks to 
Richmoml's distinct heritage and emerging urban character. 

appreciate the recent improvements in the public realm and the streetscape; 
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• the project is setting a standard for other developments along Lansdowne; the prominent location of 
the project in the Oval Village requires serious and careful treatment of the public rea lm and 
streetscape; 

• 

• 
• 

• 

The public realm and streetscape have been carefully considered in regard to nUlteriality, scale, tlml 
character to ellSllre II rich and com/ortable experience for pedestrians, cyclis/s, mId motorists. Key 
leature!,. include the development 's: 

i. Tower, which is situated and sculpted to provide a promine"t "gateway" leatllre at the 
intersection of new River Road tutd Gilbert Road, complemented by lite design of tlte lafter's 
"rain garden" landscape; 

ii. Massiltg, which is designed to maximize sun 10 public space along the new River Road "high 
street" and on-l'ite, roof/op open spaces; 

iii, Re.~idential alld retailfrontages that provide for visual interest and a high-qIUllity, high-amenity 
pedestrian environment; and 

iv. Palette of natural materials and muted, natural colours, comprised of native pillluing, heavy 
timber, steel, and sand blasted concrete, that complemellt its location near the river (wd the 
adjacent "heritage landscape" (at the City-owned park a( 6900 River ROfld). 

previous drawings show very little change in the building but a lot more details have been added; the 
character of the building came out with the details which was not present in the prev ious presentation 
to the Panel; 

the revised treatment at the corner of Gilbert Road and River Road is successfu l; 

the glass tower feature at the corner of Gilbert Road and River Road announcing the entry to Richmond 
works well; 

exterior finishes are quite good with an overall sophisticated and urban feel; however, they seem to 
lack tactil ity; consider introducing wood elements to reflect the Richmond character; 

As described above, wood-look soffits and canopy details are incorporated across tlte development'l' 
street facades, townhouses will feature wood-look entry doors, and Iteavy timbers have been 
incorporated into tlte proposed design of lite rain gardell. In addition, the entry to the residential 
tower will feaftlre tall glass pallels with bold wood door pulls llIrd wood will feature ill tlte 
development's on-site landscapefumishbrgs and structures. 

• finishes are a bit drab; need to be differentiated from neighbouring developments. 

3799086 

The development'l' jinisltes alld colourl' have been chosen to give tlte buildillg a clealt, contemporary 
appearance mrd timeless quality. The proposed silver-grey metal and gltus panel cladding have been 
selected to contrast witlt tlte baildbrg's c(llited blue-grey curtain wall - its "signature" feature - and 
the dark stolle amI masonry at its base; while perforated steel cladding,frittedj1oatbrg glass balcony 
panell', and punches of white are used to add lightness, texture, and rhythm across the facades. 
Overall, tile development's stylistic approach is restrailled, but well considered, and successflilly uses 
material, colour, and layering to make a bold, sophisticated arcltitectural statement. 

Panel Decision 

It was moved and seconded 

That DP 12-617639 be supported to move forward to the Development Permit Panel subject to the 
applicant giv ing consideration to the comments of the Pane l. 

CARRIED 
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Attachment 6 
Conditional Development Permit Requirements (REDMS #3795780) 

City of 
Richmond 

Address: 5440 Hollybridge Way 

FebnlllIY 9, 2013 

Development Perm it Considerations 
Development Apptications Divis.lon 
e911 Job. 3 Road. RicfIrrond. ee V6Y 2Cl 

File No. : DP '12-617639 

Flior to appro\"a] of the Denlopmeut Permit, tbt> denlopel' h required to (:omplete the follomng: 

1. Rezoninll: Final adoption of the, Zoning Amendment Bylaw No. 8879 (RZ 09-506904), 
including the developer entering into Servicing Agreemen1 #1 for 5440 HoUybridge Way (SA 
12-622948) " secured by 3 Letter of Credit to the satisfaction of the Gity. 

2. "No Development": Compliance willi the terms. ofllie restrictive c-ove.nant(s) registered on title 
prior to rezoning adoption securing that "no development" \vill be permitted and restricting 
Development Penuit* issuance in respect to any portion of the subject development until 
conditions are satisfied for the following, as detetmined to the satisfaction of the City: 

a, Pearsoll Way , req:uiring that the developer enters into a restrictive covenant, registered ou 
title, securing that '"'no buildiug" will be permitted OIl any pOltion of 5440 Hollybridge 
Way and restricting Building Permit* issuance until the developer dedicates Pearson Way, 
subdivides 5440 Hollybridge Way to create Lots 1 and 2, and registers restrictive 
covenant(s) limiting driveway crossings along Pearson Way; 

b. District En~l'g.r Ufiil'ty (DEU), requiring that the developet' enters- into a restrictive 
covenant in respect to Lot IIPba.se 1, registered Oil title, secur:Wg that "'no building" will be 
permitted on Lot 1 and restrictwgBuilding Permit- issuance for Phase I untit the­
developer enters into a DEU agreement for on a DP~by-DP basis (the fOml of which 
agreement is to be agreed to prior to rezoning adoption), as determined to the satisfaction 
of the City; 

c. Heritage LflIrd.5cape & Pa r1.-, requiring that the developer submits a development impa.c.t 
assessment report on a DP-by~DP basis in respect to the City~owned park and heritage­
designated property at 6900 River Road, prepared by a registered professional, together 
with pmof of contractual arrangements fOf" ongoing monitoring and preparation of a re­
ass.es.s.ment report at the conc.lusion of construc:tion, and the developer' s commitment. to the 
implementation of any necessary mitigation/compensation., to the satisfaction cffhe City; 

d. Vi~ I' BTockagl' & OOll'l' Pot~lIdnl De""fop"telrt Impacts, requiring that the develope,r 
submit.'i a developme1lt assessment repOlt on a DP-by-DP basis, prepared by a registered 
pl'ofessional, to the satisfaction of the City; 

e. _4. fYCI'1ljt l"oise Sl'r!sih')'e lIse, requiting LInloog other things that the developer submits a 
de\·elopment assessment report on a DP-by~DP basis, pl"epated by a registered 
pmfessional, to the satisfaction of the City; 

f. IIIdllsfl1aVCommerdnl Noise Semitr"'e USl', requiring alllong other things that the 
developer submits a development assessment report ou a DP-by-DP basis, prepared by a 
registered professional, to the sati,..,faction of the City; 
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g. COllwrercial uPrlbliC"~ Parking, requiring that the developer indleates the required parking 
on the DP drawings on a DP-by-DP basis, including the registration of final plans on title., 
to the satisfaction of the City, prior to Final Building Pennit* Issuance Granting 
Occupancy_ 

h. PIUfS!ng. requiring that Lot 1 (i.e. the s.ubject Phase 1 development) proceeds first ; and 

1. A.ffordable Housing (no requirements are applicable at Phase 1). 

3. ''No BuildINo Occupancy": Registration of a restrictive covenant(s) on title securing that «00 

building" 'will be pennitted and res tricting Building Permit" issuance in respect. to auy portion 
of 5440 HoUybridge Way until the foUowing is complete, as detennined to the satisfaction of 
the City: 

ll. Site COllditions: Registration ofreshictive. covenant(s) and/or alteluahve legal agreements 
as detenuiued via the subject development 's SetVicillg Agreement(s) "', Development 
Pennit*, 3ndt01' Building Pennit(s)'" to the s atisfaction of the Director of Engineering, 
Director of Development, 3l1d Director of Transportation inclu.ding, buf not l.i..w.ited to, site 
investigatio~ testing" monitoring, site preparation, de--v.-'atering, drilliug, l1nde!pinning~ 
anchoring, shoring, piling, pre-loading, ground densification and/or other activities that 
may result in settlement, displacement, subsidence, damage andlor nuisance to City andlor 
pdvate utility :in:frasttllcrure. 

b, Electric V~IIic1, (Ef.') Cnr 4~ Bike ChnrgiJlg St{m."OIl$,' Registration of a restrictive 
coveuant(s) and/or alternative legal agree.mellt(s), to the satisfaction of the City, secW"ing 
the number and location ofelec.tric vehicle (EV) car and bike charging stations that shall 
be provided by the developer for the use of the tenants of Phase 1. to the satisfaction of the 
City, including, but not limited to, equipping a minimum ofPha .. e 1 's total parking as 
follo\1ls : 

1. For resideJlfini. telllwts : 20% of residential parking spaces shall be equipped \"II"ith 
electrical service, at 120V andfor 240V as detelmined by the developer. 

11. For Irolr-res idf'nrial feIJallt! : 10% of noo-residential parking spaces shall be 
equipped with 240V service; and 

llL Bikes·: Each bike compound (each of which shall provide storage for a maximlUll of 
40 bikes as pet the Zou.in.gBylaw) shaU be equipped \.\!ith one (1) l20V eJectric 
plug-in for the shared use of tenants. 

NOTE #1: The developer's· provision ofEV charging stations shall be faken into account as 
part. of a suite of Transportation Demand Management (TDM) measures for which the 
applicant shall be eligible for parking relaxations for Phase 1 to a maximum of 10%, as 
provided fur .... ia the Zoning Bylaw. 

NOTE #2: Prelimiuary plans indicating the intended location ofEV charging stations &hall 
be included in the De\"elopmeut Permit* drawings in respect to DP 12-617639. Final plans, 
to the s atisfaction of the City, shall be regi.stered on title prior to Fin.11 Building Pennit* 
Issuance Granting Oc.C\1pancy. 

4. Landscape Bond: Receipt of a Letter ofCredjr for landscaping of all on-site areas, the 
construction ofwwch is not othelv,;ise secured \>ia a Servicing Agreement (e.g. , residential 
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amenity space, green roofs, yard setbacks), the value of which is based on 1000/0 of the sealed 
cost estimate provided by the Landscape Architect (including Jabour and 10% contingency). 

NOTE #1 : The \'alue ofllie landscape bond will be specified in the Development Permit 

5. Tree Replacement : City acceptance of the developer's offer to voluntarily contribute $1.300 to 
the City's Tree Compensation Fund for the planting of replacement trees within the City. 

NOTE #1: Rtplncf!III~lJf Tret.s: The tree replacement plan, as detertnined via RZ 09-506904, 
requires 103 replacement trees for the. removal of on-site trees (including a mix of deciduous, 
coniferous, and evergreen hedge). The portion of the hedge located along the proposed 
Pe-arson Way right-cf-way will be replaced by the developer as pan of the Servicmg 
Agreement for the constru.e.tion of tllat new road (SA #2). The remainder of the hedge and all 
the other trees will ~ replaced on Lot 1 via DP 12-617639, sec-ured via the DP landscape 
bond. (Coufinnation must be provided on the DP landscape drawings that the required 
replacement trees ha\~ been satisfactorily acconunodated.) 

NOTE #2: Caj· /j ~'II-Lil!'l' : At rezoning stage? the City tree in the Gilbert Road right-of-way 
was indentified for retention; ho\vever, v1a the DP process if has been detenllmed that this is 
not possible. Cash-in-lieu compensation fo the Tree COl.llpellSatiao Food is, thus, applicable 
and has been estimated at Sl,300 based on a replacement tree ratio of2: I and a replacement 
tree value ofS650 pef"tree. 

6. Arborist Sen<ices: Submission ofa Cootract entered into between the applicant and. a Certified 
Arborisi for. supervition of au)' on-site works conducted within the tree. protection zone ofllie. 
trees to be retained. The Contract should include the. scope of work to be undertaken, 
including: the proposed number of site monitoring inspections, and a provision for the. 
Arborist to subm..i.t a posr-constmction assessment report to the City for review. 

7. Tree Protection: Installation of appropriate tree protection fencing Oll"ound all trees to be retained as 
palt ofllie ~veloplllent prior to any constmction activities, including building demolition., 
occ.urring on-site. 

NOTE #1: Tree protection must be in<rtalled plior to the issuance ofDP 12-61 7639, 
indud.i.ug: 
a) Lot] tiV Rol1rbridge War ("oulag/?: Tree protection must be installed for all frees in the 

existing Jandscape strip west of the parking lot, and must remain in place until the 
de"'eloper ente-rs into a Servic.ing Agreement for the construction of HoUybridge Way 
(i.e. SA #2); and 

b) P~arrolJ War: Tree protection must be installed for all trees (hedge) along the south 
property line of proposed Pearson Way, and must :remain in place until the developer 
enters into a Servic-ing Agreement for the construction ofPearsou Way (Le. SA #2). 

Elsewhere on 5440 Hollybridge Way, the developer is pemlitted to remove trees following the 
issuance ofDP 12-61 7639. 

s. Construction Parkin!!" and Traffic ~'I.ana2ement Plan: Submission ofan Updated Construction 
Parking and Traffic Management. Plan to the Transportation Division, together with 
updated'revir;ed iufonnation., as detenniued via the Phase 1 OP re'\.iew and approval processes. 
Management Plan shall include locatious for parking for services .. ~liveries, workers, loading, 
application for any lane c10S1U"eS, and proper construction traffic controls as per Traffic Control 
Manual for n'arks on Road ...... ays (by Ministry of Transportation) 3Jld ~fl\.-!CD Traffic 
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Regulation Section 01570, and must demonstrate to the satisfaction of the City that access: to 
the Richmond Oval \"ill be uaintenupted. 

Plior fO Buildiug PE'l'mic'" Is'iu:m ce. tilt' dewloper must complt'tE' the following l"equiremt'nls: 

1. "No Build": Compliance \villi the tenns ohhe restrictive covenant(s) registered on title prior to 
DP* issuance securing that «no building" will be pennitted and restricting BuildW.g Pennit* 
issuance in respect to any portion of the sUbject development until conditions afe satisfied for 
the follo"viug, as determined to the satisfaction of the City: 

3799086 

a. District Energy t'n1ify (DEU) - Pllase 1, requiring that· the developer enters into a DEU 
agreement fur Phase 1 (the fmID of which agreement was agreed to prior to rezoning 
adoption); 

b. Public Art - Phase 1, requiring that the developer enters into a Public Art agreement, 
sec.ured via 3. Letter of Credit, for the implementation of tile Phase 1 Public Art Plilll; and 

c. S .. n·idllg A.gr f!f!IIIf!1I t(.~. i)"* #2, requiring that the· developer enters. into 3. SA *, secured via 
Letter of Credit, for the design and constmctiou of ro.ad and related improvements along 
Pearson Way. Hollybridge Way, Rit'ff Road, and Gilbert Road, .as detenni.ned via RZ 09· 
506904 and secured vi.a legal agreemeut(s) registered on title. Note that, among other 
things, SA· #2 mUST include: 

L Bedgl!: The installation of an evergreen hedge along the south side of Pearson Way 
(along the property line of 5540 Hollybridge Wayl\Vinte:r Club) from the east 
boundary of Lot 1 to Hollybridge Way, to the satisfaction of the Senior Manager, 
Parks, which hedge shall: 

be coordinated with hedge planting along the south property line of Lot 1, 
which shall be provided for via DP 12-617639 and secured by the DP 
landscape bond; 
together with hedge. planting on lot I , indude a 1U.inim\.Ull of 5 7 trees or as 
othenvise determined to the satisfaction of the Sewor Ma.n.ager, Parks; 
oot exceed 1.2 Ul in height; and 
foUowing the SA one·year maintenance period, the City shall maintain the 
hedge in coordination with the operator(s) ofth.e Winter Club; aJld 

11. Rtli1/ Card .. ,,: The installation of storm water management measures within tbe 
boulevard along Lot I ' s entire Gilbert Road frontage , to the satisfaction of the 
Sewor Manager, Parks, MaJlager, Environmental Sustainability, Director of 
Development, and Director of Engineering. 

NOTE: The developer must subt:u.it a I"eport and fecommendations prepared by a 
registered professional that, to the satisfaction of the Senior Manager, Parks, 
Manager, Environmental Susfainability, Director of Developmeut, and Direetol" of 
Engineering, sets out the measures that will be incorporated in the design and 
construction of Lot l ' s Gilbert Road 1'3..i.n garden in order that it can effec.tively 
replace/retain the stonuwaler management value of the S\\'ale-s originally located 
along the subject site 's River Road and Gilbert Road fron.tages that will be lost as a 
result oithe pl·oposed development. (Note that the City's EnvlrOtUneofal 
Sustainability Division has detenniued, in consultation with the Dep:utment of 
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Fisberies .and O~eans (DFO), that while the existing swales have recognized 
stomlwater management value, the City shall not treat them as Riparian 
l\·lanagement Areas.) 

d. Site COlJdiriOIlS', requiring that the denJoper satisfie.'i conditions, 3S required, as per the 
covenant registered prior to DP issuance; 

e. El£ctric Vt>1Iide (E J) Car & Bn.;e Cluu-glJlg Stan'oll$. requiring that the developer satisfies 
conditions, as per fbe covenaut registel°ed prior to DP issuance, including the registration 
of final plans on title., to the satisfaction of the City, prior to FinaJ Building Penn.it* 
Issuance, Granting Occupancy; and 

f. COlllm~l'cilll upublic'" ParJ';IIg, requiring that the developer satisfies conditions, as per the 
covenant registered prior to rezoning adoption, including the regis1ration affinal plans on 
title, to the satisfaction of the-Cjty~ prior to Fin..,l Building Pennit* Issuance Granting 
Occupancy. 

2. Remlired Development Features: IocotporatemeaSllres in Building Permit· (BP) plam 
wc1uding, but not limited to, fearures required to address the following, to the satisfaction of 
the City as determined via the Rezoning· and/Of" Development Permit* processes and 
coo.finned by Letters of Assurance provided by Registered Professionals indicating that the 
building ha.,> been designed to incQIPorate the proposed feanlres (which Registered 
Professionals shall submit additional Letters of Assunwce prior to final Building Permit· 
inspec.tion confirming that the features· have been appropriately instaUed): 

a. .A u€ssi bllir),; 

b. A';rC/'(Ift .iVoi<;e Se1l<;ifiw! USf'S ; 

c. I lIdfjrt"nVCo/limercinT Noise S"uili,'e Uu<; ; 

d. J"'-iew BloC'S{(lge .. ~ Otl'f'r Pott>ntial Dn'i'loplllt>llt I"'pacts; 

g. ·.Aircraft i\TOiu Sf'n!!'fi,'f' Use; 

e. IlIdlist"nllColllmercin7 N()ir~ SeIJSih','e ['<;e; 

f. Heritage Lalldscape & PMk; 

g. Public Parr.-illg ~ 

h. Electric Felu"cle (E ' ) Car (RP.ridelltinl & Commercial) .. ~ Bike Cllargillg Sfntjoll<;; 

1. Ellrl-oJ-Tl"ip FaCiury; 

J. Sitf'-Spedjk SIH·faillobility .M~a5 r1 ri'$ , including, but not l..imited to, District Energy 
Utility (OEU), LEED (silver "equivalency' ) , and green rooffwall feam-res . 

3. utecomer Chn:r£"es : If applicable, payment of latecomer agreement charges associated v.'i.th 
eligible late<:omer wot·b. 

4. Coustmction Parkiug aud Traffie.Mac32eOlent Plan: Submit au Updated Construction Pad:in.g 
and T raffle. Ma1L1geOlent Plan to the T 1"aDSportation Division, together with updated/revised 
information, as determined via the Phase 1 DP R"view and approval processes. ~,rauageOlent 

Plan shall include 10catiofllJ for parking for services, deliveries, wOl"kers~ loading, application 
for an)' Jane closures, and prope:r constmction traffic cont:rols as per Traffic Control Manual fo:r 

3199086 
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works on Roadways (by Ministry of T1"3llsportation).and i\.oiMCD Traffic Regulation Section 
01570, and tllU,st demons.tmie to the satisfaction oftbe City that access. to the Richmond Oval 

'win be unintemlpted. 

5, Coustruction Hoardine:: Obtain a Building Permit" (BP) for any construction hoarding. If 
construchon h03..l'ding is required to temporarily occupy a public street, the air space above a 
public street, Of' any pad thereof, additional City approvals and associated fees may be required 
as part of the Building Permit" . For additional infotUl3tion., contact the Building Approvals 
Division at 604-276-4285. 

Xote: 

* 
• 

• 

• 

• 

Items marked with an asterisk (*) require a separate application.. 

Where the Director of Development deems appropriate, the preceding agreements are to be 
drawn not only as personal cove.nwts of the propeny owner but also as covenants pursuant to 
Section 219·ofthe Land Title Act. 

All agreements to be registered in the Land Title Office shall have priority over all such liens, 
charges and encumbrances as is considered -advisable by the Director of Development. All 
agreements to be regista-ed in the Land Title Office shall. unless the Director of Development 
determines othervtise. be fully registered in the Laud Title Office prior to enactment of the 
appropriate bylaw. 

The preceding agreements shall provide security to the City including indemnities, watTanties, 
eqnitable/rent charges, letters of credit and withholding pennits,. as deemed necessary or 
advisable by the Director of Development. All agreements shall be-in a fonn and c,ontent 
satisfactory to the Diredor of De .... elopment 

Additional legal agreements, as detemlined via the subject development's Servicing 
Agreement(s) andlor Development Perm.it(s), and/or Building Pennit(s) to the satisfaction of 
the Director of Engineering may be required including, but not limited to, site investigation, 
testing, monitoring, site preparation, de-waredug, drilling, undelpinning, anchoring, shoring, 
piling, pre-loading, gronnd densification or other activities that may result in settlement, 
displacemeut, subsidence, damage or nuisance to City and private utility infi:ashucrure. 

Signed copy on file 

Signed Date 

3799086 



City of 
Richmond 

To the Hotder: 

Property Address: 

Address: 

Hollybridge Limited Partnership 

5440 Hollybridge Way 

900 - 666 Burrard Street, 
Vancouver, BC V6C 2X8 

Development Permit 

No. DP 12-617639 

I. This Development Permit is issued subj ect to compli ance with all of the Bylaws of the City 
applicable thereto, except as specifically varied or supp lemented by thi s Permit. 

2. This Development Permit applies to and on ly to those lands shown cross-hatched on the attached 
Schedule "A" and any and a ll bu ildings, structures and other development thereon. 

3. Subject to Sect ion 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 general ly in accordance with Plans # I to # 16£ attached hereto. 

4. Sanitary sewers, water, drainage. highways, street lighting, underground w iring, and sidewalks, sha ll 
be provided as required. 

5. As a condition of the issuance of this Permit, the C ity is ho lding the security in the amount of 
$828,357.38 to ensure that development is carried oul in accordance with the tenns 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 shou ld the Holder fail to carry 
out the developmen t hereby authorized, according to the terms and conditions of this Pennit 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 Ho lder. Should the Holder carry out the 
development permitted by th is permit within the time set out herein, the secu rity shall be returned to 
the Ho lder. The City may retain the security for up to one year after in spection of the completed 
landscaping in order to ensure that plant material has survived. 

6. If the Ho lder does not commence the construction permitted by this Permit wi thin 24 months of the 
dale o f this Pennit, this Pennit sha ll lapse and the security shall be returned in fulL 

7. The land described herein shall be developed generally in accordance w ith the tenns and conditions 
and provisions of this Penn it and any plans and specifications attached to this Pernlit which sha ll 
form a part hereof. 

This Penn it is not a Bui lding Pennit. 

3199086 



City of 
Richmond 

To the Holder: 

Property Address: 

Address: 

Hollybridge Limited Partnership 

5440 Hollybridge Way 

900 - 666 Burrard Street, 
Vancouver, BC V6C 2X8 

Development Permit 
No. DP 12-617639 

No. DP 12-617639 

AUTHORIZING RESOLUTION NO. 
DAY OF 

ISSUED BY THE COUNCIL THE 

DELIVERED THIS DAY OF 

MAYOR 
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