
City of 
Richmond Report to Development Permit Panel 

To: Development Permit Panel Date: April 28,2014 

From: Wayne Craig File: DP 13-645579 
Director of Development 

Re: Application by NSDA Architects on behalf of the Pacific Autism Family Centre 
Foundation for a Development Permit at 1001 Hudson Avenue (formerly part of 
3600 Lysander Lane) 

Staff Recommendation 

That a Development Permit be issued which would: 

1. Permit the construction of a 5,553m2 building for treatment of, and education about, Autism 
Spectrum Disorder at 1001 Hudson Avenue on a site zoned "Auto-Oriented Commercial 
(ZC 1 0) ) - Airport and Aberdeen Village"; and 

2. Vary the provisions of Richmond Zoning Bylaw 8500 to reduce the minimum commercial 
parking spaces setback (Zoning Bylaw s 7.5.17) from 1.5 metres to zero metres along the 
northern lot line. 

d~ 
wayn7craig // 
Director of ~velo 

i( 

WC:dcb 
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Staff Report 

Origin 

NSDA Architects, on behalf of The Pacific Autism Family Centre Foundation, has applied to the 
City of Richmond for permission to develop 1001 Hudson Avenue in order to construct a 
5,553 m2 building for treatment of and education about Autism Spectrum Disorder. The site is 
currently zoned "Auto-Oriented Commercial (ZCI0) - Airport and Aberdeen Village". The 
development site is currently vacant of any structures. 

The proposed development will be a purpose built facility that seeks to address the significant 
needs of their clients. 

"The Pacific Autism Family Centre (PAFC) is designed to respond to the challenge of Autism 
Spectrum Disorder (ASD) in British Columbia. Its core purpose is to be a provincial knowledge 
centre that incorporates state of the art resources for research, information, learning 
assessment, treatment and support in order to build capacity for addressing the lifespan needs of 
individuals with ASD and their families across British Columbia. The concept for this centre 
involves both a new bUilding in Richmond and services in regions across the province through a 
'hub, spoke and satellite' framework. " (NSDA, Advisory Design Panel Submission Oct 16, 
2013). 

The Richmond facility will include: 

• Knowledge centre 

• Information centre 

• Lifespace centre 

• Recreation centre 

• Clinic & research centre 

• Treatment centre 

Training, meeting and counselling rooms, video conference 
facilities etc.; 
Counselor and advisor work spaces, education programs, 
information resources, etc.; 
Skills classrooms, computer training lab for youths and adults, etc.; 
A half court gym, fitness area, changing facilities, etc.; 
Medical and psychological assessment, observation rooms, a 
laboratory and other research resources, family meeting rooms, 
etc.; and 
Space for 30 children ages 3 to 10 for assessment, motor training, 
music/art, observation, etc. 

The facility will also contain a cafeteria, staff facilities, administration areas, partner agency 
rooms and a multipurpose room that will facilitate evening lectures or events. 

The P AFC proponents have funding commitments totalling approximately $28 million dollars 
from private and government sources for this project. The P AFC concept was presented by a 
delegation to General Purposes Committee on June 3, 2013. 
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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. 

The 9,310 m2 development site was recently subdivided (SD 13-634340) from the parent 
property (3600 Lysander Lane) and is located between Cessna Drive and the middle arm of the 
Fraser River and between Hudson Avenue to the north and Boeing Avenue to the south. The 
subject site is now owned by the Pacific Autism Family Centre (PAFC) Foundation- a non-profit 
organization. The development site had previously been used as a parking lot. 

The site's existing grade varies from approximately 2.6 m GSC to 4.42 m GSC. As the 
minimum habitable floor elevation at the subject location is 4.35 m GSC the applicant proposes 
to raise the site's grade to bring the main floor of the new facility up to 4.7 m GSC. This will 
also create a better transition between the proposed building and the adjacent outdoor courtyards, 
play areas and a future dike that will be built along the foreshore area of the property. 

The wood frame building will be oriented in a north-south direction and will have somewhat of a 
stepped massing appearance with the two ends of the structure more closely representing two 
storeys in height, while the central portion of the building will be a full three storeys in height. 
The building's appearance will be visually broken up through articulation and variations in the 
facade materials and glazing. 

Secure vegetated court yards and play areas will be located only on the eastern side of the 
building to reduce traffic and aircraft noise to these areas. 

The proposed 5,553 m2 building is being designed to LEED silver equivalency and incorporates 
numerous sustainability features to maximize heating and water use efficiencies, conserve 
electrical energy, provide a high quality interior air supply and ensure a good indoor 
environmental quality. 

Two primary pedestrian entrances to the building are proposed; 
One oriented toward Hudson Avenue closest to temporary parking and a covered drop off 
area provided by a second floor building projection; and 
One off the main parking area between the building and Cessna Drive that provides more 
direct access to treatment and education areas. 

Two vehicle access entrances are provided to the site, both connecting to Hudson Avenue. A 
large loading space, shared with two medium loading spaces, is located at the north-eastern 
comer of the building. 

The first two floors of the building will be oriented to the needs of the autism clients while the 
third floor will be designed for administration and staff facility uses. Interior spaces will be 
child-friendly with features such as reduced risers on steps and lower height handrails, soft 
rounded comers on furnishings in play areas, etc. Extensive use of various glazing materials will 
serve to provide soft, non-glare natural lighting complimenting more neutral colors to create 
calming, inviting interior spaces. 
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As a principle source of funding stems from the Provincial Government, the building is being 
designed to pay close attention to the requirements of the Province's Wood First program. 
Exterior materials will use combinations of stained wood, laminate panels, metal panels and 
various forms of translucent and clear glazing. Interior spaces will also make extensive use of 
wood in structures such as laminated beams and wood columns. 

The key structural components and the exterior building envelope will be designed for a 60 year 
service life. 

The proposed Pacific Autism Family Centre (P AFC) is classified as a "minor health service" use 
which is permitted under the site's existing "Auto-Oriented Commercial (ZC10) - Airport and 
Aberdeen Village" zoning - consequently a Rezoning is not required. 

Background 

Development surrounding the subject site is as follows: 

• To the north, a 19.28 m high office building at 3600 Lysander Lane on a 20,555 m2 site 
zoned "Auto-Oriented Commercial (ZC10)". North of Lysander Lane is the Delta 
Vancouver Airport Hotel on a 3.04 ha. site zoned "Auto-Oriented Commercial (CA)"; 

• To the east, Fraser River - middle arm; 

• To the south, Boeing Avenue and the 4.94 ha. BC Institute of Technology Sea Island 
aerospace campus (zoned "Education (ZIS6 -: BClT at Airport)" and; 

• To the west is Cessna Drive, Russ Baker Way then the Burkeville residential area 
(typically large lot single family residential zoned "Single Detached (RS liE)"). 

Parent Property Subdivision and Offsite Requirements 
As previously noted, the PAFC site was subdivided off the parent property (3600 Lysander 
Lane) under a separate Subdivision application (SD 13-634340) by PC Urban Properties Corp. 
on behalf of the original land owner, Lysander Holdings Ltd. Through that Subdivision all the 
off-site improvements and on-site dike right of way and dike construction provisions were 
addressed. 

The improvements resulting from the Subdivision include: 
• A new 1.5 m asphalt walkway and grass boulevard along the entire parent property 

frontage with Cessna Drive with a step connection to the dike trail at Boeing Avenue; 
• Storm, sanitary and water connection installations for the P AFC site; 
• Registration of public passage to extend access from Hudson Avenue eastward up to the 

proposed dike right of way; 
• The existing 10m wide dike right of way along the Fraser River foreshore has been 

increase to approximately 17.5 m between Boeing Avenue and Lysander Lane allowing 
for future dike expansion; 

• A new 10m wide dike right of way placed in parallel with Boeing Avenue to create a 
link between the foreshore dike and an existing dike that runs through the BClT 
Aerospace campus to the south; 
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• New dike construction is to be undertaken on the PAFC site within both the foreshore 
dike and the 10m wide dike SR W paralleling Boeing Avenue; and 

• A new public trail will run the entire length of the dike right of way between Cessna 
Drive and Lysander Lane. 

Impacts to the perimeter foreshore trees resulting from the proposed dike construction have been 
addressed through a separate Environmentally Sensitive Area (ESA) Development Permit 
(DP13-637525 - approved by Council November 12,2013). Compensation planting for ESA 
impacts related to the proposed dike construction has been secured through that application. 

Dike Setback and Construction ReqUirements 
Having considered the addition of the two proposed dike SR W s, the raising of the development 
site behind the dike and the PAFC's proposed building placement, the Provincial Diking 
Authority has agreed to waive the standard 7.5m building setback required under the Province's 
"Flood Hazard Area Land Use Management Guidelines" (correspondence January 24,2014). 

A site specific exemption under Part Five of the City's "Flood Plain Designation and Protection 
Bylaw 8204" has also been granted by the Senior Manager, Building Approvals under the 
Bylaw's site specific exemption provisions reducing the required dike setback from the two new 
SRWs from 7.5m to zero metres. Both these actions were undertaken as part of the Subdivision 
approval process and are reflected in the proponent's current Development Permit submission. 

On March 12,2014, the Provincial Deputy Inspector of Dikes with the Ministry of Forests, 
Lands and Natural Resource Operations issued an approval of the dike design for this site under 
the Dike Maintenance Act. 

Rezoning and Public Hearing Results 

As the proposed use conforms to the existing "Auto-Oriented Commercial (ZC 1 0) - Airport and 
Aberdeen Village" zoning, neither a Rezoning nor a Public Hearing are required for this project. 

Staff Comments 

The proposed scheme attached to this report has satisfactorily addressed the urban design issues 
and other staff design comments identified as part of the review of the subject Development 
Permit application. In addition, it complies with the intent of the applicable sections of the 
Official Community Plan and is generally in compliance with the "Auto-Oriented Commercial 
(ZC 1 0) - Airport and Aberdeen Village" zoning schedule except for the zoning variances noted 
below. 

Zoning ComplianceNariances (staff comments in bold) 

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

1) Reduce the minimum commercial parking spaces setback (Zoning Bylaw s 7.5.17) from 
1.5 metres to zero metres along the property's northern lot line. 

Staff supports the variance to reduce the minimum parking spaces setback from the 
northern lot line as this allows perpendicular parking off the public access drive aisle 
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provided by the property to the north. The resulting parking layout allows for the entire 
building to be shifted northward away from the lot's southern property boundary and the 
10m wide dike right of way required by the City. Staff note that the public access drive 
aisle is not a through road since it terminates at the dike and therefore the only traffic 
using the drive aisle will be vehicles accessing the Pacific Autism Family Centre facility. 
Transportation staff have reviewed and agreed to the site design. 

Advisory Design Panel Comments 

The Advisory Design Panel supported moving the application to the Development Permit Panel 
subject to the applicant giving consideration to the comments of the Panel. A copy of the 
relevant excerpt from the Advisory Design Panel Minutes from October 23,2013 is attached for 
reference (Attachment 2). The design response from the applicant has been included 
immediately following the specific Design Panel comments and is identified in 'bold italics '. 

Analysis 

Conditions of Adjacency 
• As proposed, the general building form and massing will comply with OCP form and 

character guidelines. 
• The overall appearance of the building will complement the office building to the north 

(Lysander Holdings Ltd. office building) and the aerospace educational facility the south 
(BClT Aerospace facility). Representatives from both Lysander Holdings and BCIT have 
advised City staff that they support the proposed design and use. 

• With respect to the dike to the east, the facility's main floor and the assorted open space areas 
will be set at the same level of the dike. This provides a friendlier interface with the dike. 

• With respect to the development to the south, there is a significant distance between the two 
developments and includes a dike trail connection as well as a thick forest along Boeing 
Avenue. 

• To the west, neither Russ Baker Way nor Cessna Drive will be impacted by the proposed 
development. Landscape screening using tall evergreen shrubs and trees (i.e. Russian Laurel 
and Red Sunset Maples) will be provided. 

• Sensitive natural habitat located between the subject site and the Middle Arm of the Fraser 
River will be retained and enhanced under a separate Development Permit (DP 13-637525)
approved by Council November 12, 2013. Protective fencing has been required prior the 
undertaking of dike works as part of that Development Permit. 

• The building has been setback from Cessna Drive by 7 m addressing Zoning Bylaw 
requirements. It will also be setback 7 m from the northern property line, 10m from the 
southern property line and generally respects a 17.5 m dike right of way along its eastern 
side. 

Urban Design and Site Planning 
• The layout of the site in terms of pedestrian and vehicular access, building placement, open 

space, parking and loading locations and the overall relationship to the dike is supported by 
staff. Although the design guidelines suggest that parking should be located at the rear of the 
property, in this case, it is preferable to locate the parking as proposed because: 
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o The proposed building is being used to screen the adjacent open spaces from the 
noise of the airport operations and Russ Baker Way - this is a more desirable 
situation from the perspective of the facility's clients; and 

o Parking is the site use that is least impacted by noise from the airport and Russ 
Baker Way. 

• Vehicle access will be provided directly from Hudson Avenue and secondarily through a 
public access area shared with the property to the north (3600 Lysander Lane). The two 
vehicle accesses will provide an alternative access in the event of an emergency. 

• A pedestrian walkway will link the P AFC building to the frontage sidewalk along Cessna 
Drive allowing safe and convenient access to the nearby bus stop. 

Parking and Loading 
• Off-street parking rates relevant to the specific and unique uses proposed for the subject site 

are not covered by the Zoning Bylaw (Bylaw 8500). To facilitate an understanding of the 
parking rates that would appropriately apply to this project the applicant retained Bunt and 
Associates to conduct a parking study for this development. Transportation staff reviewed 
the study and support it findings and the associated Transportation Demand Management 
(TDM) measures outlined below. 

• The site's parking requirements will be met through provision of 95 parking stalls plus 
implementation of Traffic Demand Measures (TDM). 

• The Transportation Demand Measures (TDM) package is being provided to include the 
following: 
• An electrical outlet in the Class 1 (employee) bike storage for electric bicycle/scooter 

charging. 
• End of trip cycling facilities for employees - lockers, changing room and shower. 
• Installation of 120 volt receptacles for electric vehicle charging equipment will be 

provided in 5 parking spaces (approximately 5% of parking spaces). 
• Four handicapped stalls will be located in close proximity to the building entrances. 
• Fourteen Class 1 and sixteen Class 2 bike stalls are proposed meeting Zoning Bylaw 8500 

requirements. The long term (Class 1) bicycle parking will be accommodated in secure 
storage rooms within the building while the short term (Class 2) bicycle parking will be 
accommodated with bicycle racks - typically outside. 

• The proposed site plan will meet the City's Zoning Bylaw (No. 8500) requirements for a 
minimum of fifty percent standard parking spaces. 

• A single large sized loading space will be provided on site that can be shared by two medium 
sized loading spaces. During the site's normal operations the large loading stall would only 
occasionally be used with the majority of the loading needs being met by the medium stalls. 

• A consolidated trash and recycling area has been located in the vicinity of the facility's 
loading bay. Containers will be pulled out from the covered roof when being picked up for 
disposal. 

• The proposed overall parking and loading configuration and vehicle stall numbers are 
supported by Bunt's transportation assessment of the proposed uses within the facility. 

Architectural Form and Character 
The building massing, formed from a number of stacked and colliding boxes, articulates the 
different building functions and provides visual interest when viewed from all angles. These 
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"boxes" will be clad and detailed using a variety of materials and colours further enhancing the 
visual interest of the building. 

The extensive use of wood as cladding material will also provide a facade that is more 
appropriate for the use of the proposed building. In addition it will provide a pleasant 
counterpoint to the adjacent developments which are primarily clad in glass and metal. 

Additional features that contribute to the building's form and character include the following: 
• The building will be oriented in a north-south orientation with the main mass reachingl7.5 m 

in height and the gymnasium section dropping to approximately 6.75 m in height. 
• Low building extensions are to be placed to enhance three court yards / outdoor play spaces. 
• Two multimedia rooms on the second floor of the north end of the building have been 

extended over the internal drive aisle creating a covered drop off area near the main entrance. 
• The building will be well articulated incorporating projections, varying setbacks and 

variations in height and materials to create a distinctive character and form. 
• The exterior materials palate is proposed to include several shades of stained wood cladding, 

metal siding, five different types of glass (both clear and translucent) and engineered wood 
panels. Metal and wood sunshades will be employed at key locations around the building 
and prefinished metal louvers are used to screen rooftop mechanical structures when viewed 
from all sides. 

• Demountable sunshades project 1.2 m into the western side yard setback along a portion of 
gymnasium and along the eastern side ofthe building. These projections are permitted under 
the Zoning Bylaw (sec 4.12.3) and have been accommodated within the registered dike Right 
Of Way agreement. 

• Considerable attention has been paid to orient the design to its client's needs. Interior design 
will be kept free of patterns and ornamental detail preferring instead to calming neutral 
colours, sound absorbing finishes, and an abundance of natural, non-glare lighting. Child 
friendly features such as low height hand rails on stairs with reduced height risers and 
contained play areas are all incorporated into the design. Play areas will be furnished with 
soft rounded corners and the building and the exterior areas will be secured to ensure that 
children cannot leave the facility unattended. 

Landscape Design and Open Space Design 
An Arborist's report was prepared by Diamond Head Consulting Ltd. (updated August 29,2013) 
and is on file. Forty-nine onsite trees were identified through the site survey. The species mix 
included Black Cottonwood (36), Black Pine (5), Cherry (1), Norway maple (3), Paper birch (1) 
and Red Alder (3). Of these, 17 trees were non-Bylaw sized trees and 2 Bylaw sized trees were 
classed as hazard trees. All of the trees were identified as needing to be removed due to conflicts 
with the proposed building, parking area or the dikes. 

A variety of landscape measures are proposed to both enhance the development and contribute to 
the surrounding area. Included are: 
• Twenty six bylaw sized trees will be removed from the subject site. Fifty two replacement 

trees are proposed - the majority of the replacements are to be 6 cm calliper or greater for 
deciduous and 3.5m high or greater for coniferous - the only exceptions being 3 Fireglow 
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Japanese Maples and 2 Colorado Blue Spruce which will both be 2.5 m high. The OCP tree 
replacement requirement ratio of 2: 1 will be met. 

• A detailed landscaping plan is provided incorporating trees, shrubs groundcovers perennials 
and grasses. The landscaping scheme will line the site perimeter, break up extended parking 
areas and accentuate the three outdoor sitting/play areas along the south side of the building. 

Open space for the facility will be provided as outdoor gardens: 
• The outdoor gardens will be arranged to accommodate different uses including; 
• A family courtyard inclusive of a raised agricultural garden, benches and tables, deciduous 

trees, etc. as a quiet space for all users; 
• An outdoor courtyard for tots ages 3-5 inclusive of an active play structure, resilient rubber 

surfacing safe play areas, shade trees and quiet zones; 
• An outdoor courtyard for children ages 5 -10 inclusive of active play equipment, activity 

panels, plant materials selected for colour, texture, fragrance and seasonal change; 
• An outdoor gym court providing gym and fitness activities outside when weather permits; 
• An outdoor rooftop cafeteria patio with views to the Fraser River foreshore. 

Perimeter fencing along the east side of the property is proposed to have articulated sections to 
avoid long runs. This will be enhanced with vegetation strips along both sides ofthe fence. 
Visual breaks into the site will be incorporated at key locations along the perimeter fence. This 
perimeter fencing is necessary for both security and safety reasons. 

Sustain ability Features 
The applicant has prepared the following sustainability measures which address the sustainability 
objectives of the OCP: 
• The building is proposed to be built to LEED silver equivalent standards and will include 

features such as a high efficiency boiler plant, electrical energy conservation measures, a 
central heat recovery ventilation system, radiant floor heating/cooling, low flow faucets, low 
flush toilets, etc. 

• A storm water management plan will be developed for the site (still under development). 
• Plumbing fixtures will be selected to reduce indoor potable water use by at least 30%. 
• Drought tolerant plant materials and a water efficient landscaping design will aim to reduce 

outdoor water use by 50%. 
• A high-performance building envelope will be incorporated to assist in achieving energy 

efficiency 40% better than the ASHRAE 90.1 (2007) standard. 
• The proponent has committed to diverting at least 75% of the demolition, land-clearing and 

construction waste from the landfill. 
• Five parking stalls are proposed to be equipped with 120 volt electric vehicle charging plug

ins (this is a TDM measure). 
• An electrical outlet is proposed in the Class 1 (employee) bike storage for electric 

bicycle/scooter charging (this is a TDM measure). 

Crime Prevention Through Environmental Design (CPTED) 
Staff believe CPTED objectives are being met by the following measures: 
• Secured entry doors will be used around the building. 
• All parking areas will be visible from within the building and the main entrance ways. 
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• A combination of solid wood and metal fencing will be installed adjacent to the dike right of 
way along the east side of the building. This will allow some open space areas to be 
selectively screened from passersby while other areas will have view lines through. The 
fencing will afford secure areas for autistic children to play and interact with others. 

• A mixture of post top lighting, bollard lighting and soffit lighting will be used to illuminate 
the parking areas. Cut-offs may be employed to prevent glare to the adjacent roadway if 
required. 

• The main entrances to the building will be highly visible to the adjacent parking areas. 

Aircraft Noise 
• Richmond's Official Community Plan does not identify the subject property as being subject 

to the City's aircraft noise policies. Irrespective, the proponent's have had an analysis 
undertaken by an acoustics specialist who has assessed the site and determined that the 
aircraft noise levels are acceptable for the proposed use. 

• Sound absorbing finishes will be incorporated into the building to attenuate a variety of 
extraneous noise. 

• Mechanical systems will be separated from structures and will be acoustically lined. 
• Acoustic insulation will be used in the building to address exterior aircraft noise. 
• Registration of a aircraft noise covenant on title is included in the Development Permit 

considerations. 

Flood Construction Level 
• A flood construction level of 4.35m GSC is required for habitable areas on the subject site. 

The proposed plans indicate that the minimum floor elevation ofthe buildings will be 4.7 m 
GSC in order to match the proposed dike construction elevation. 

Conclusions 

Considerable effort has been made by the proponent to design a facility that will address the 
specific needs of their future clients and provide an attractive addition to the area. The design 
has been well received by Richmond's Advisory Design Panel and specific concerns identified 
through the review process have all been appropriately addressed. 

The variance being sought allowing an elimination of the parking spaces setback along the 
northern lot line has been reviewed by Transportation staff specifically and has been determined 
to be acceptable given the road end scenario and the limited number of vehicles that will access 
that location. 

Staff recommend support for the Development Permit to allow construction of a new Autism 
care facility as outlined in this report and the accompanying plan submission. 

David Brownlee 
Planner 2 
DCB:cas 
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The following are to be met prior to forwarding this application to Council for approval: 
• Registration of a legal agreement on Title to ensure that no [mal Building Permit inspection is granted until the 

required landscaping as outlined in DP 13-645579 has been installed to the satisfaction of the Director of 
Development or a landscape security in the amount of $226, 193 .00 inclusive of a 10% contingency cost based 
on the Landscape Architect's estimate dated January 29,2014, has been submitted to the City. 

• Registration of an aircraft noise indemnity covenant on title. 
• Registration of a legal agreement for the provision of TDM measures as outlined in the staff report for DP 13-

645579 and identified below: 
An electrical outlet in the Class 1 (employee) bike storage for electric bicycle/scooter charging. 
End of trip cycling facilities for employees - lockers, changing room and shower. 
Installation of 120 volt receptacles for electric vehicle charging equipment will be provided in 5 parking 
spaces (approximately 5% of parking spaces). 

Prior to future Building Permit issuance, the developer is required to complete the following: 
• The applicant is to provide a letter of assurance that the site specific sustainability measures as identified at 

Development Permit will be incorporated! provided. A LEED silver equivalent checklist is to be submitted. 

• The applicant is to provide a letter of assurance that the Transportation Demand Measures as identified below 
will be incorporated! provided: 

An electrical outlet in the Class 1 (employee) bike storage for electric bicycle/scooter charging. 
End of trip cycling facilities for employees - lockers, changing room and shower. 
Installation of 120 volt receptacles for electric vehicle charging equipment will be provided in 5 parking 
spaces (approximately 5% of parking spaces). 

• The applicant is required to obtain a Building Permit for any construction hoarding associated with the 
proposed development. If construction hoarding is required to temporarily occupy a street, or any part thereof, 
or occupy the air space above a street or any part thereof, additional City approvals and associated fees may be 
required as part of the Building Permit. For further information on the Building Permit, please contact 
Building Approvals Division at 604-276-4285. 

• Installation of appropriate tree protection fencing around all trees to be retained as part of the development prior 
to any construction activities, including building demolition, occurring on-site. 

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

Development Application Data Sheet 
Development Applications Division 

DP 13-645579 Attachment 1 

Address: 1001 Hudson Avenue 
NSDA Architects on behalf of the Pacific Autism 

Applicant: Family Centre Foundation 
Pacific Autism Family Centre 

Owner: Foundation 

Planning Area(s): Sea Island 
~~~~-------------------------------------------------------

Floor Area Gross: 5,553 m2 

~~~~-----------------

I Existing I Proposed 

Site Area: 9,310 m2 9,310 m2 

Land Uses: Office Parking Health Service, Minor 

OCP Designation: Commercial Same 

Zoning: Auto-Oriented Commercial (ZCIO)-
Same 

Airport and Aberdeen Village 

I Bylaw Requirement I Proposed I Variance 

Floor Area Ratio: 0.85 0.58 none permitted 

Lot Coverage: Max. 55% 29.2% None 

Setback - West Property Line: 
(no other building setbacks are Min. 7.0 m 7.0 m None 
required) 
Parking Setback from a lot line 

Min. 1.5 m o m along a portion of the Variance from 
(Zoning Bylaw sec. 7.5.17) northern property line. 1.5m to Om 

Building Height (m): Max. 20.0 m 17.9 m None 

Lot Size: No minimums 9,310 m2 None 

Off-street Parking Spaces -
2 spaces (2% of 95) 2 spaces None Accessible: 

None since 

95 plus Transportation 
supply is within 

Off-street Parking Spaces - 10% and TOM 
Regular/Commercial: 101 spaces Demand Measures 

measures will 
(TOM) 

be applied per 
Zoning Bylaw 

Medium: 2 
Medium: 2 in shared 

Loading Stalls 
Large: 1 configuration None 

Large: 1 

Bicycle Stalls 
Class 1: 14 Class 1: 14 

None Class 2: 10 Class 2: 16 
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Excerpt from the Minutes from 

The Design Panel Meeting 

Wednesday, October 23, 2013 - 4:00 p.m. 
Rm. M.1.003 

Richmond City Hall 

Attachment 2 

4. DP 13-645579 - THE PACIFIC AUTISM FAMILY CENTRE FOUNDATION PROPOSES 
TO CONSTRUCT A 61,270 SQ. FT. BUILDING FOR TREATMENT AND EDUCATION 
OF AUTISM 
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APPLICANT: NSDA Architects 

PROPERTY 
LOCATION: 
Applicant's Presentation 

3600 Lysander Lane 

Larry Adams and Garth Ramsey, NSDA Architects, and Rob Barnes presented the project 
and answered queries from the Panel on behalf of the applicant. 

Panel Discussion 

Comments from the Panel were as follows: 

• very clever plan; like the massing, articulation and materials; concern on how 
the facility will operate; 

• appreciate the details provided on the electrical and mechanical aspect of the 
project; 

• applicant has incorporated sustainable features in the building; building is 
energy efficient and has a good passive design; LEED Silver standard objective 
may be too conservative; 

• good architecture; challenging program of the centre has been addressed well 
by the architecture of the building; the building would be a welcome addition 
to the neighbourhood; 

• challenges facing the proposed development are handled well; 

• great addition to the area; hope that the actual development will reflect the 
renderings more than the model; 

• like the use of diffuse lighting and different types of glazing to create a softer 
lighting; 

• good view of the Fraser River makes the location of the building suitable for its 
intended use; 
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.. the proposed development is close to the airport and fire hall; however, it fits 
well into the neighbourhood; 

.. the landscape is well resolved; 

.. good architecture; hope that the building will function well; appreciate the 
energy efficiency of the building; 

.. concern on the back roof and the parkade in front; consider screening to isolate 
the building from the asphalt; and 

.. good use of the site; would be a good addition to the area; hope that the 
proposed development functions well. 

Panel Decision 

It was moved and seconded 
That DP 13-645579 be supported to move forward to the Development Permit Panel 
subject to the applicant giving consideration to the comments of the Panel. 

CARRIED 

NSDA response to Design Panel comments: 

The project use and overall design characteristics seem to have been well received by 
the panel. Screening of parking and the adjacent Russ Baker Way has been 
incorporated as mentioned. 



City of 
Richmond Development Permit 

To the Holder: 

No. DP 13-645579 

NSDA ARCHITECTS ON BEHALF OF THE PACIFIC AUTISM 
FAMILY CENTRE FOUNDATION 

Property Address: 

Address: 

1001 HUDSON AVENUE 

cia NSDA ARCHITECTS 
201-134 ABBOTT STREET 
VANCOUVER,BC V6B2K4 

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

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

3. The "Richmond Zoning Bylaw 8500" is hereby varied to: 

a) Reduce the minimum commercial parking spaces setback (per Zoning Bylaw 
s.7.5.17) from 1.5 metres to zero metres along the northern lot line. 

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

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

6. As a condition of the issuance of this Permit, a legal agreement is to be registered on Title to 
ensure that no final Building Permit inspection is granted until the required landscaping as 
outlined in DP 13-645579 has been installed to the satisfaction of the Director of 
Development or a landscape security in the amount of $226,193.00 has been submitted to the 
City. Once received, the security is held to ensure that development is carried out in 
accordance with the terms and conditions of this Permit. Should any interest be earned upon 
the security, it shall accrue to the Holder if the security is returned. The condition of the 
posting of the security is that should the Holder fail to carry out the development hereby 
authorized, according to the terms and conditions of this Permit within the time provided, the 
City may use the security to carry out the work by its servants, agents or contractors, and any 
surplus shall be paid over to the Holder. Should the Holder carry out the development 
permitted by this permit within the time set out herein, the security shall be returned to the 
Holder. The City may retain the security for up to one year after inspection of the completed 
landscaping in order to ensure that plant material has survived. 

7. lfthe Holder does not commence the construction permitted by this Permit within 24 months 
of the date of this Permit, this Permit shall lapse and the security shall be returned in full. 
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To the Holder: 

Property Address: 

Address: 

Development Permit 
No. DP 13-645579 

NSDA ARCHITECTS ON BEHALF OF THE PACIFIC AUTISM 
FAMILY CENTRE FOUNDATION 

1001 HUDSON AVENUE 

c/o NSDA ARCHITECTS 
201-134 ABBOTT STREET 
VANCOUVER, BC V6B 2K4 

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

This Permit is not a Building Permit. 

AUTHORIZING RESOLUTION NO. 
DAY OF 

DELIVERED THIS DAY OF 

MAYOR 

4089087 

ISSUED BY THE COUNCIL THE 
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