
City of 
Richmond 

To: Development Permit Panel 

From: Wayne Craig 
Director of Development 

Report to Development Permit Panel 
Planning and Development Department 

Date: May 1, 2013 

File: DP 12 - 623994 
HA 12 - 624406 

Re: Application by Cotter Architects Inc. for a Development Permit and a 
Heritage Alteration Permit at 3531 Bayview Street 

Staff Recommendat ions: 

1. That a Development Permit be issued which would permit U1C construction of a new two
storey mixed-use building over one (1) level of parking at 353 1 Bayview Street; 

2. That a Heritage Alteration Permit be issued for the site at 3531 Bayview Street in 
accordance with Development Permit 12 - 623994; and 

3. That Development Permit No. 85-060 for the former building on the site be discharged 
from the Land Tit le Record. 
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Cotter Architects Inc. has app lied to the City of Richmond for permission to develop a 
two-storey mixed use building with one (1) level of parking for 30 cars provided under the 
building at 3531 Bayview Street, on a site currently zoned IL Light Industrial. The building 
would feature six (6) ground oriented commercial units with a total commercial retail area of 
708.76 sq. m (7,629 sq.fL), and six (6) dwel ling units. The site is currently vacant as the 
building formerly occupying the site was demolished in May 2011. 

The site is being rezoned from "Light Industrial (IL)" to "Commercial Mixed Use (ZMU22) 
Steveston Commercial" for this project under Bylaw 900 1 (application RZ 12 - 615239). 
Bylaw 9001 received Third Reading following the Public Hearing on March 18,2013 and the 
conditions associated with Final Adoption of the Rezoning are being addressed by the owner. 

A Servicing Agreement for road improvements on Bayview Street, 3rd A venue and the lane to 
the east, including a crosswalk on Bayview Street is a condition of Final Adoption of Bylaw No. 
9001. 

Development Information 

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

Background 

The site is located at the north-east corner of Bayview Street and 3rd Avenue in the 
Steveston Vi llage. To the east of the site is a municipal lane. Under the Steveston Village 
Conservation Strategy (the Strategy) the site can be developed at a maximum density of 
1.6 FAR, and a height of three-storeys. The proposed development is consistent with the 
provisions of the Strategy, although the proposal is only for a density of 1.18 FAR. 

The designation of the Steveston Village Core as a Heritage Conservation Area requires a 
Council-issued Heritage Alteration Permit in tandem with the Development Permit. 

Development surrounding the subject site is as follows: 

To the North: Existing commercial buildings: zoned "Steveston Commercial (CS2)", maximum 
height two (2) storeys; 

To the East: Existing commercial building: zoned "Steveston Commercial (CS2)", maximum 
height two (2) storeys; 

To the South: Vacant remediated parcel zoned "Light Industrial (IL)"; and 
To the West: Historic site zoned "Light Industrial (IL)" occupied by the Gulf of Georgia 

Cannery National Historic Site. . 

• . The proposed building would introduce a character with a strong urban retail frontage on the 
south and west of the site, and upper storey residential units, generally in keeping with recent 
developments in the Steveston Village. 
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• The proposal meets the meets the size and massing requirements contained within the 
Steveston Area Plan and the Steveston Village Conservation Strategy. The site has a land 
use designation of "Heritage Mixed Use (Commercial-Industrial with Residential & Office 
Above). The finishes on the building facades would be in keeping with the Development 
Permit guidelines in the Area Plan. 

Rezoning and Public Hearing Results 

During the rezoning process, staff identified the following design issues to be resolved at the 
Development Pennit stage. Adjustments and further design development undertaken during the 
Development Permit review process have addressed the issues raised and are described in italics. 

• Bayview Street elevation with further articulation of the facade, and design changes 
to strengthen the reference to the historic lot lines; 
The articulation of the facade has been increased and a varied palette of materials 
has been proposed. The result is an improvedfacade design and a stronger reference 
10 the historic lot lines. 

• Roofpitch and massing to be further detai led; 
The proposed roo/form and pitch have been simplified and roo/line variation has 
been introduced to minimize the roo/ massing impacts. 

• Glazing on north facade (main entrance to second floor apartment) to be revisited; 
The project architect has introduced additional window division and details, 
including a narrow horizontal band thar helps to break up the dominance o/this 
design/eature. 

• Signage to be reviewed by staff to ensure compliance with the Steveston Village 
Conservation Strategy and the Sign Regulation Bylaw. 
The proposed signage appears to be consistent with the Sign Regulation Bylaw and 
the Strategy. Individual Sign Permit applications will require issuance of a separate 
Heritage Alleration Permit, delegated to the Director oj Development. 

The Public Hearing for the rezoning of this site was held on March 18, 2013. At the Public 
Hearing, there were no concerns expressed about rezoning the property. 

Staff Comments 

The proposed scheme attached to this report has satisfactorily addressed the significant urban 
design issues and other staff comments identified as part of the review of the subject 
Development Permit application. In addition, the proposal complies with the intent of the 
applicable sections of the Official Community Plan and the Steveston Area Plan. 

Previous Development Permit 

Development Permit No. 85-060 was registered on the title of the property in 1985 to control the 
development of the previous building on the site. As this building has been demolished and the 
proposed bui lding requires a new development penn it, it is recommended that Council authorize 
the discharge of Development Pennit No. 85-060 from the title of the property. 
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The project was reviewed by the Advisory Design Panel (ADP) on April 4, 2013. The ADP was 
generally supportive of the development and stated that the proposal presented an effective 
mixed-use design in the heritage context of the Steveston Village. The palette presented by the 
architect was supported by the ADP as a departure from typical colour schemes for commercial 
bui ldings and was considered appropriate within the Steveston Village. Roofing material was 
discussed and the architect has proposed a high quality shake profile roof shingle as a reference 
to traditional cedar roofing used in the past. A copy of the relevant excerpt from the Advisory 
Design Panel Minutes from April 4, 20 13 is attached for reference (Attachment 2). 

The ADP provided comments and direction to the architect to work on two specific aspects of 
the design: resolution of the impervious surface along Bayview Street; and the use of materials to 
strengthen the link between the project and the industrial character of the area. The landscape 
plan has been amended to introduce a variety of paving materials and colours to break up the 
paved area, and landscaped areas have been shown along the frontage of the site. 

Specific building materials discussed by the ADP focused on the roofing material and the use of 
cultured stone veneer on the base of the building. The roofing material wi ll be a shake profile 
asphalt shingle, and the building base will feature real stone to address the ADP comments. It 
was suggested that board finished concrete be used, echoing the industrial character of the area, 
but staff noted opposition to exposed concrete had been raised at a public information meeting 
and at the review of the project by the Richmond Heritage Commission. 

The design response from the applicant has been included immediately following the specific 
Design Panel comments and is identified in 'bold italics'. 

Staff are satisfied with the design development undertaken by the architect in response to the 
ADP comments and recommendations. 

Analysis 

COllditiolls of A djacency 
• The proposed building would introduce a strong urban retail frontage to the site, with 

residential on the upper floor, consistent with other recent developments in the Steveston 
Village. 

• A strong character -defining site feature is the site grade, which falls approximately 1.8 m 
from south the north. The south portion of the eastern adjacent property has been excavated 
during the past and a parking lot has been constructed beneath the bui ld ing. 

• Properties to the north are all one-storey older commercial buildings, with rear parking areas, 
providing separation from the three-storey facade of the proposed building. 

• The Steveston Village Conservation Strategy encourages mixed-use buildings with 
residential above commercial, at a height of two and three storeys. Ultimate re-development 
of Moncton Street to the north of site will likely features some two-storey bui ldings, 
addressing adjacency and compatibility issues. 
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Urban Design and Site Planning 
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• The proposed development meets the intention of the Steveston Area Plan Design Guidelines 
for new development in the Steveston Vi(Jage Heritage Conservation Area. The type, scale 
and character of the building is also compatible with the requirements and guidelines of the 
Steveston Village Conservation Strategy. 

• The proposed building addresses the site grade change which occurs across the property, with 
the north of the site approximately 1.8 m lower than the south portion of the site. 

• The building presents a two-storey pitched roof facade on the south, fronting onto Bayview 
Street, and three-storey facade with a varied roof line to the north of the site. The third 
storey on the north facade results from the under-building parking structure, and a 
commercial unit that fronts onto 3Td Avenue to the west. 

• Pedestrian access to the commercial units is achieved with direct street access to the units 
fronting Bayview Street and 3rd A venue. 

• Two (2) residential units - one (1) large apartment and self-contained house-keeper's unit 
within the apartment - would be accessed from the 3rd Avenue side of the site, the lowest 
portion of the site . 

• The remaining four (4) residential units would have access from the lane on the east side of 
the site, secondary access for the house-keeper's unit is also provided from the lane. 

• The exact configuration of off-site works including the location of the sidewalk and 
boulevard configuration is undetennined at this time. The Transportation Division is in the 
process of public consultation regarding potential streetscape improvements on Bayview 
Street that might have an impact on the sidewalk location and alignment, and planting 
configuration. The ultimate design will be constructed through a Servicing Agreement with 
the City or through a cash-in-lieu contribution, subject to the outcome of the Transportation 
Division's streetscape study for Bayv iew Street. 

• The proposed landscaping design shows planting areas which extend off-site into the public 
road rights-or-way. The location of planting at the south-west and south-east comers of the 
site is proposed to help manage the transition in grade as the sidewalks lum these comers. 
Ultimate design of these planting areas will be coordinated with frontage works through the 
Servicing Agreement. 

• The subject property is encumbered by 5.0 m wide Servicing Right-of-Way for an existing 
box drainage culvert which runs along the entire south edge of the site. This ri ght-of-way 
pushes the building back from the south property line by the proposed 5.6 m setback. 

• Five (5) of the six (6) apartment units would have some dedicated private outdoor space in 
the form of patios or second floor deck space, and three (3) of the units would have access to 
private roof-top amenity areas. The sixth dwelling unit is the housekeeper'S located within 
the large apartment, and has no dedicated outdoor area. 

• Vehicle parking for residents is provided in a parking structure under the building. It is 
proposed that 10 of the residential parking spaces would be provided in enclosed garages, 
and the balance of required residential and commercial parking - an additional 20 spaces -
provided in the shared parking area under the building. 

• Residential visitors' stalls are shared with the commercial parking, consistent with the 
Zoning Bylaw. The size and configuration of parking stalls meets the minimum 
requirements of the Zoning Bylaw. 
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o 1.8 spaces per dwelling unit for a total of 11 residential spaces plus 1 visitors' 
space. 

o 2 spaces per 100 sq. m of commercial area, or 18 commercial spaces, consistent 
with the provisions of the Steveston Village Conservation Strategy. 

• Long lenn bike storage is provided in a storage area in the parking structure, and within the 
private garages, and two additional locking storage areas are provided in the parking garage. 
Six Class 2 spaces (a bicycle rack) will also be provided on the south of the site, near the 
proposed commercial units. The number of bike parking spaces proposed would meet the 
requirements of the Zoning Bylaw. 

• The garbage and recycling area is provided within the parking level. The number of 
containers needed for this development meets City requirements. Garbage collection 
services will be provided by private contract. 

Design Guidelines Compliance 
• The development would meet the development pennit gwdelines for the Steveston Village 

with the varied roof line proposed, and the clear articulation with a strong base to the 
building differentiated from the upper floor. Residential windows are proposed to have a 
design reminiscent of windows used in the past and overall high quality of materials is 
proposed. 

• Weather protection is provided for commercial units in the form of flat metal and panel glass 
canopies, which are well integrated into the building design and meet the guidelines for the 
area. 

• The proposed building design achieves a functional reference to the historic lot lines for the 
property, as required in the Steveston Area Plan. 

• An articulated roof line is proposed and functionaJ roof top deck areas would be provided, 
consistent with the Development Permit guidelines. 

• Commercial unit entrances are well articulated and are recessed from the front wall of the 
building, breaking up the facade and echoing a historical pattern of individual store-fronts. 

A rchitectural Form and Character 
• The overall height and massing of the proposal meets the guidelines of the area plan and the 

Steveston Village Conservation Strategy. 
• The Steveston Village Conservation Strategy identifies the fine grain of development as a 

key heritage feature of the Village. Building design should reflect the historic lot lines in the 
Village. The proposed building reflects and reinforces this heritage character through 
articulation of the building, colour and materials. There is adequate articulation along the 
street frontages, in particular on Bayview Street, with a variety of material types and 
projections from the main building envelope. 

• Proposed materials would vary across the facade, and features hardie lap siding and shingle 
siding, consistent with the design guidelines in the Steveston Area Plan. The proposed 
cultured stone base helps to ground the building. 

• Duroid shingles in a grey shake profile and colour will finish the roof. 
• The exterior colours are drawn from the Benjamin Moore Vancouver heritage palette: 

Strathcona Gold is proposed for the shingle siding for approximately one-third of the 
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building, and Point Grey grey for the balance of the building. The white trim shown is a 
traditional co lour choice and works well with the proposed design. A colour board will be 
presented at the Development Permit Panel meeting. 

• Windows are proposed to be charcoal grey, providing contrast in the facade. A large feature 
glazed area on the north side of the building is also proposed. A variety of windows are 
proposed for the building, with commercial units featuring powder-coated aluminum 
commercial windows. 

• For the residential units, two-thirds of the windows will be real wood framed windows with a 
metal veneer on the exterior. One-third of the windows would be a high-quality vinyl 
windows painted to match the other windows used in the building. The use of the vinyl 
windows is limited to the east and north of the building. 

Landscape and Open Space Design 
• The former site configuration featured a parking lot on the east portion of the site, set at 

approximately 1.8 m below the elevation of Bayview Street, and a building occupying the 
west portion of the site. Landscaping was limited to a small grass boulevard on the 
Bayview street frontage. Accordingly, there are no existing trees or other landscaping on the 
site which could be incorporated into the landscape design. 

• The Steveston Area Plan provides guidelines for landscaping in this area, which suggest that 
the frontage of sites fronting on Bayview Street have low planted areas and planters, without 
large trees, maintaining the historic open feel of the waterfront areas and preserving views to 
the Fraser River. The proposed landscaping responds well to this public realm objective. 

• As most of the areas fronting Bayview Street will have pavement as a dominant feature, the 
applicant is proposing concrete unit pavers at the commercial frontage in contrasting colours 
and accent bands. A soldier course of unit pavers will be used as a band to define the 
commercial frontages. The paved area south of the building is proposed to be broken up with 
contrasting bands of pavers. The stairway at the west will be a semi-pennanent modular stair 
unit that can be removed for access to the culvert if required. 

Sustainability measures 
A range of sustainability measures are proposed by the app li cant including: 

• Brownfield redevelopment; 
• Multiple uses into one development; 
• Close proximity to neighborhood service centre and recreation amenities; 

• Adja.cent to transit; 
• On-site bicycle storage; 
• Secure common areas for recycling, organics and garbage storage; 
• Rapidly renewable wood-frame construction for upper stories; 

• High-albedo roofing; 
• Low-emissions paints and sealers; 
• Low-E double pane windows; 
• Drought-resistant planting requiring minimal irrigation; 
• Energy-efficient LED lighting; 
• Energy star appliances; 
• Adaptable housing compliance; and 
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• Programmable thermostats 

Crime Prevention through Environmental Design 
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• The proposed building design features considerable glazing oflower floor commercial units, 
provid ing opportunities for casual surveillance of the outdoor spaces of the building. 

• There is good casual surveillance to the ground floor area and surrounding streets from the 
proposed residential units and the street to provide a sense of additional security. 

• In order to enhance security on the east side of the site, a locking entrance gate is proposed at 
the bottom of the stairs leading to the residential access. 

• An entrance gate is also proposed for the residential entrance from 3rd Avenue. Gates are 
proposed to be a decorative black metal, cons istent with the materials and design proposed 
for the building. . 

• Too increase safety at night, wall mounted marine-style lamps are proposed along the retail 
commercial frontage. 

Accessible Housing 
• All of the proposed units incorporate aging in place features to accommodate mobility 

constraints associated with aging. These features include: 
o Stairwell hand rails. 
o Lever-type handles for plumbing fixtures and door handles. 
o Solid blocking in washroom walls to facilitate future grab bar installation beside toilets, 

bathtubs and showers. 
• The largest proposed apartment will also feature wider hallways and has elevator access 

directly to the unit, achieving some of the adaptable housing guidelines. 

Heritage Alteratioll Permit 
• The development site is located within the Steveston Village Heritage Conservation Area and 

all new development requires a Heritage Alteration Permit (HAP) issued by Council. The 
HA.P has been drafted to require construct ion to be as per the Development Permit issued for 
the site. 

• The proposed building design meets the design guidelines for new development in the 
Village, and would be compatible with the ex isting character of the surrounding area. 

Conclusions 

The proposed development is consistent with the Development Pennit Guidelines for 
Steveston Village, as outl ined in the Steveston Area Plan. The proposal also meets the 
guidelines. density provisions. and parking reductions of the Steveston Village Conservation 
Strategy. 

The proposed massing and scale of the building would be a good fit with the existing character 
of the surrounding area, and would contribute to the on-going re-development of the 

3808522 



May 1,20\3 - 9 - DP 12 - 623994 
HA 12 - 624406 

Steveston Village as a high-quality mixed use area. Staff support the proposed development. 

b } / /
BarrYK:·\ -~ 
Planner~ 
BK:kt 

Attachment 1: Development Application Data Sheet 
Attachment 2: Advisory Design Panel Minutes & Applicant responses (in italics) 

The following are to be met prior to forwarding this application to Council for approval: 
• Payment of cash in-lieu of on-sile indoor amenity space in thc amount 0($2,000; and 
• Receipt ofa Lenet-of-Credit for landscaping in the amount ofSI12,155. 12. 
• Discharge of Deve]opment Pennit 85-060 for the former bui lding on the site. 
• Registration of a legal agreement to ensure that the shared commercial ! residential parking is not assigned to 

any specific tenant. 

Prior to furure Bui lding Permit issuance, the developer is required to complete the following: 
• The applicant is required to obtain a Building Penn it for any construction hoarding associated with the 

propo~ed development. If construction hoarding is required to temporarily occupy a street, or any part thereof, 
or occupy the air space above a street or any part thereof, additional City approvals and associated fees may be 
required as part of the Bui lding Permit. For further information on the Building Permit, please contact 
Building Approvals Division at 604-276-4285. 
Subm ission ofa construction traffic and parking management plan to the satisfaction of the City's 
Transportation Division (http://www.richmond.ca/serviceslttp/spccial.htm). 
If applicable. payment of latecomer agreement charges associated with eligible latecomer works. 
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Development Application Data Sheet 
Development Applications Division 

DP 12 - 6239941 HA 12 - 624406 Attachment 1 

Address: 3531 Bayview Street 

Applicant: Cotter Architects Inc. 

Planning Area: Steveston Village 

Owner: Penta Bayview Holdings Ltd. 

Floor Area Gross: _1,.,,"-90"-1!-"-m'--' _________ Floor Area Net: --"1,"'9"-O'-1.!.!m'-' ________ _ 

Existing I Pro osed 

Site Area: 1,619 sq. m (17,426 sq.ft) 1,611 sq. m (17,342 sq.ft) 
after dedication 
2-storey mixed-use building 

Land Uses: Vacant site over a partially in-ground 
parkinq structure 

OCP Designation: Neighbourhood Service Centre No change 

Zoning: 
Light Industrial (IL) ZMU22 - Commercial Mixed 

- Use Steveston Commercial 
6 Commercial units including 

Number of Units: Vacant Retail 

• 
6 Residential 

I Bylaw Requirement I Proposed I Variance 

Floor Area Ratio: 1.2 1.18 none permitted 

Lot Coverage: Max. 70% 67% None 

Setback - Front Yard (west): Min. Om ° None 

Setback - Side Yard (north): Min. 1.5 m 1.5 m None 

Setback - Side Yard (south): Min. 5.6 m 5.6m None 

Setback - Rear Yard: Min . Om ° None 

Height (m): Max. 15 m gsc 15 m gsc None 

Lot Size: 1,619 sq. m (17,426 sq.ft) 
1,611 sq. m (17,342 sq.ft) 

None after dedication 
Off-street Parking Spaces -

Residential 8 spaces (R) 12 spaces (R) 
1 spaces (V) (shared with 1 spaces 01) (shared with None 
commercial) commercial) 

Residential Visitors'/Commercial: 17 18 
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Off-street Parking Spaces - 1 
Accessible: 

Total off-street Spaces: 25 

Amenity Space - Indoor: Cash in lieu 

Amenity Space - Outdoor: NA 
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1 

30 

Cash in lieu 

NA 

DP 12 - 623994 
HA 12 - 624406 

None 

None 

None 

None 



Excerpt from the Minutes from 

The Design Panel Meeting 

Wednesday, April 4, 2013 - 4:00 p.m. 
Rm. M.l .003 

Richmond City Hall 

Attachment 2 

DP 12-623994 - 2-STOREY MIXED USE BUILDING WITH 6 DWELLING UNITS AND 6 
CRUS 

APPLICANT: Cotter Architects Inc. 

PROPERTY LOCATION: 5351 Bayview Street 

Applicant's Presentation 

Architect Rob Whettcr, Cotter Architects, Landscape Designer Johnny Zhang. Rod 
Maruyama and Associates Inc., and Dana Westennark, President, Oris Consulting, 
presented the project and answered queries from the PaneL 

Panel Discussion 

Comments from the Panel were as/ollows: 

• Don 't favour mixing corrunercial with residential uses in a development as they 
have different CPTED standards and types of security requirements; the joint 
walkway from the outside going to the common courtyard on the east side of 
the building would also be accessible by non-residents; should be properly 
gated to prevent outsiders from straying into the courtyard. 

Tltere are a great many examples 0/ successful mixed lise bui/dings tlt at 
illtegrate soulld Cl!TED strategies. Tlt e design of tlt e East courtyard Itas 
beell revised, witlt more clarity around public/private separation. In order to 
provide optimal privacy alld security for residellts tlte f ence and gate at tlte 
East property line will be / ull Iteig/tt ami securely locked. TIlliS tltere is no 
need/or an added gate witltill tlte courtyard. 

• Appreciate the deve lopment on two (2) grids which mirrors the streets; like its 
subtlety; adds to the presence of the street. 

• Concern on the use of asphalt shingles; consider pressure-treated shingles or 
cedar shingles for more aesthetic and heritage-appropriate character. 

Based 0 11 tltis comment we selected a differellt, tlticker asphalt sltingle/or tlte 
roofillg. Tltis is a 3-ply product tltat Itas more texture alld relief tltall a 
typical aspltalt sltingle. Tlte product selected is CertabrTeed Lalldmark rL. 
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• Good to see that Residence I is adaptable. 

• Stairs provide alternate access for visitors of apartments and residences that are 
accessed by the elevator in the southeast comer. 

• Site plan and elevations work well. 

• Concern on the long corridor entry into Residence 3; the space is deep and 
narrow and elevated off the iane. 

Please see resp Ollse to first comment/ rom 'he ADP. 

• There is lack of connectivity between CRUs and the lane; consider breaking up 
(1 ) the retaining wall adjacent to CRU 2 and add stairs to help CRU 1 and 
reduce the size of the dead ended terrace off CRU 2; and (2) the retaining wall 
adjacent to CRU 6 and add stairs to provide connectivity to the lane and the 
edge. 

• 

• 

• 

• 

A /oIIC hot" East alld West sides til e retaining wall " as been shorlellel/ to 
provide a smoother trllnsition to the CR Us. A long the West property line (I 

lIew set of stairs has been added/ or better access hetween the CR Us alld 3rd 
Ave. New plaltted hermed llreas at both comers mediate the grade trallsitiolts 
from the raised CRU entries alllithe decline of 3rd Ave (lIId the Lane. 

form and character work well; project broken into two (2) small elements and 
respectful to the Steveston heritage. 

Rendering shows a darker fini shing/cladding that has a bluish tint as opposed to 
the colour sample board which shows a very gray colour; the bluish tone wi ll 
add vibrancy to the architectural character of the building. 
Agree with comments regarding how the building resolves itself with the street; 
scale, form and character seems to be incrementally built over time; pitched 
roof is great; appreciate the articulation and scale of the commercial [Tontage. 

Do not like the use of cultured stone at the ground level; consider alternative 
material, e.g., board form concrete which would be a more honest and 
functional material , which respects the heritage of the Steveston village. 

Real stolle facing will be used illsteat! of cultured stolte. 

• Difficult to comment on landscaping in view of the still ongoing studies on the 
public realm along Bayview Street; however, consider incorporating more soft 
landscaping along Bayview Street and provide stronger swaths of planting with 
infonnal clump/s of trees to provide shade/canopy; consider pioneer species of 
trees; look at informal planting at Granville Island. 

• Agree with comments regarding concern on cultured stone clad retaining wall s. 

• Like the architecture of the building. 
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• Concern on the scale of the public realm along Bayview Street; proposed 
four (4) planters are too small in relation to the magnitude of the public realm 
and will be difficult to maintain; look at opportunity to introduce more 
appropriate scale of landscaping. 

• 

• 

• 

Large planted areas have beell added at hotlt corners a/ollg Bay view. All 
additional plallted afea has been added mid-block 10 furth er break lip the 
plaza ami demarcate 'lt e locatioll of 'he historical /01 tille. A cOlltraslillg 
paving palle", /ras bee" added to provide a sense of scale lind texture to tlte 
ground. 

Find the project interesting but also difficult; building type is difficult to 
ascertain; residential feel of the bui lding looks odd in an area that has a 
commercial/industrial heritage; similar to the nearby deve lopment with Waves 
Coffee House but the subject development has a different feeL 

Generally speaking the desigll direction is well-liked and supported. 

Building is well resolved in terms of articulation and use of the site. 

Fishing shed/cannery building forms would be more appropriate for the subject 
development; steel clad roofs would be more appropriate than asphalt shingles. 

See roof details above. 

• There is a lack of green landscaping in the proposed development; the bui lding 
has a very residential feel but is not carried through in the landscaping, e.g. 
should have front yards, picket fence, etc. 

As explained above more green landscaping has been added. 

• Prefer more robust commercial or industrial type of materials versus the faux 
type of applied fin ishes that are being proposed; more honest materials will 
work well . 

A ll proposed materials offer good quality, durability, amI appearance. 

• Gas meters located in Level PI is a fire protection concern. 

• Low exhaust termination of the parkade should be studied to ensure that 
residents and surrounding properties will not be impacted. 

• A great looking project which is completely in keeping with the heritage of 
Steveston. 

• The project is a good addition to the neighbourhood. 

• Concern on the well glazed grand staircase facing a commercial establishment. 

Through the interior desigll process it is anticipated that all illterior screen or 
film will he used to ensure appropriate privacy for the residents. 
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380B522 

• 

• 

HA 12 - 624406 

Apprec iate the use and combination of bold colours in the proposed 
development which should be used more in developments in Richmond and 
other municipalities in li eu ofa beige palette. 

A good example of a multi-use building . 

Panel Oecision 

It was moved and seconded 
That DP 12-623994 he supported to move forward to file Development Permit Panel 
subject 10 lite applicant giving consideration to lite comments of the Pallel altd 
(1) working with staff towards resolution and development of lite impervious surface 
along Bayview Avenue where there is support for the illtrodllction of soft in/ormal 
landscaping inc/udillg trees, and (2) 10 work with staff to cOllsider alternative alld 
appropriate materials to strengtltell tlte link between tlte project alld lite industrial 
Iteritage of tlte area, specifically reviewing tlte roof , retaining structures alld parkade 
walls. 

CARRIED 



City of 
Richmond 

To the Holder: COITER A RCHITECTS INC. 

Property Address: 353 1 BA YVI EW STREET 

Development Permit 

No. DP 12 - 623994 

Address: #235 - 11300 NO.5 ROAD, RI CHMON D, BC V7A 5J7 

1. This Development Permit is issued subject to compliance with all of the Bylaws of the City 
applicab le thereto, except as specifically varied or supplemented by this Pennit. 

2. This Development Pennit applies to and only to those lands shown cross-hatched on the 
attached Schedule "A" and any and all buildings, structures and other development thereon. 

3. Subject to Section 692 of the Local Government Act, R.S.B.C.: buildings and structures; 
off-street parking and loading facilities; roads and parking areas; and landscaping and 
screening shall be constructed generally in accordance with Plans OP 12-623994 # 1 to OP 
12-623994 #14 attached hereto. 

4. Sanitary sewers, water, drainage, highways, street lighting, underground wiring, and 
sidewalks, shall be provided as required. 

5. As a condition of the issuance of this Permit, the City is holding the security in the amount of 
$ 112,155 .12 to ensure that development is carried out in accordance with the terms and 
conditions afthis Pennit. Should any interest be earned upon the security, it shall accrue to 
the Holder if the security is returned. The condition of the posting of the security is that 
should the Holder fail to carry Qut the development hereby authorized, according to the terms 
and conditions of this Permit within the time provided, the City may use the security to carry 
out the work by its servants, agents or contractors, and any surplus shall be paid over to the 
Holder. Should the Holder carry out the development permitted by this pennit within the 
time set out herein, the security shall be returned to the Holder. The City may retain the 
security fo r up to one year after inspection of the completed landscaping in order to ensure 
that plant material has survived. 

6. If the Holder does not commence the construction permitted by this Pennit within 24 months 
of the date of this Pennit, this Pennit shall lapse and the security shall be returned in full. 



To the Holder: 

Property Address: 

COTTER ARCHITECTS INC. 

3531 BA YVI EW STREET 

Development Permit 
No. DP 12 - 623994 

Address: #235 - 11300 NO.5 ROAD, RI CHMON D, BC V7A 5J7 

7. The land described herein shall be developed generally in accordance with the terms and 
conditions and provisions of this Permit and any plans and specifications attached to this 
Pennit which shall form a part hereof. 

This Pennit is not a Building Permit. 

AUTHORIZING RESOLUTION NO. ISSUED BY THE COUNCIL THE 
DAY OF .2013. 

DELIVERED THIS DAY OF > 2013 . 

MAYOR 

3808522 
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City of 
Richmond 

Heritage Alteration Permit 
Development Applications Division 

6911 No.3 Road , Richmond, Be V6Y 2C1 

File No.: HA 12 - 624406 

To the Holder: Penta Bayview Holdings Ltd. 

Property Address: 3531 Bayview Street 

Legal Description: Parcel Identifier: 001-618-555 
Lot "A" (Y60944E) Block 6 Section 10 Block 3 North Range 7 West 
New Westminster District Plan 249 

(5.972, Local Government Act) 

1. (Reason for Permit) 0 Designated Heritage Property (5.967) 
o Property Subject to Temporary Protection (5.965) 
o Property Subject to Heritage Revitalization Agreement (5.972) 
o Property in Heritage Conservation Area (s.971) 
o Property Subject to s.219 Heritage Covenant 

2. This Heritage Alteration Permit is issued in accordance with Development Pennit DP 12 - 623994. 

3. This Heritage Alteration Pennit is issued subject to compliance with all of the Bylaws of the City 
applicable thereto, except as specifically varied or supplemented by this Permit. 

4. If the alterations authorized by this Heritage Alteration Pennil are not completed within 24 months 
of the date of this Permit, this Pennit lapses. 

AUTHORIZING RESOLUTION NO. <Resolution No.> ISSUED BY THE COUNCIL THE DAY OF 
xxx,2013 

DELIVERED THIS <Day> DAY OF <Month>, 2013 

MAYOR CORPORATE OFFICER 

IT IS AN OFFENCE UNDER THE LOCAL GOVERNMENT ACT, PUNISHABLE BY A FINE OF UP TO $5li,OOO IN THE CASE OF AN 
INOIVIDUAL AND It ,OOO,OOO IN THE CASE OF A CORPORATION, FOR THE HOLDER OF THIS PERMIT TO FAIL TO COMPLY WITH 
THE REQUIREMENTS AND CONDITIONS OF THE PERMIT. 

385 1382 
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