2 City of
% Richmond Report to Development Permit Panel

To: Development Permit Panel Date: September 6, 2024

From: Joshua Reis File: DP 17-768248
Director, Development

Re: Application by GBL Architects for a General Compliance Ruling at
6551 No. 3 Road

Staff Recommendation

That the attached plans involve changes to the design of the first phase of the CF Richmond
Centre mixed-use development at 6551 No. 3 Road, incorporating voluntary artworks to screen
above-grade parking and equipment, introduce Retail Tenant Storefronts Design Guidelines for

tenant improvements and adjust surplus parking, are considered to be in General Compliance
with Development Permit (DP 17-768248).

v

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

JR:ac

Att. 4
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Staff Report
Origin
GBL Architects (on behalf of the Cadillac Fairview Corporation Ltd. and Shape Properties) has
requested a General Compliance ruling regarding changes to Development Permit (DP 17-
768248), which permits a two-phase, high-rise, mixed-use development at 6551 No. 3 Road. The
applicant’s proposed changes are limited to the development’s first phase, which includes
ground-oriented retail uses fronting a public plaza and an on-site extension of Park Road
(secured with Statutory Rights-of-Ways (SRW)), together with 1,166 dwellings (including 79
affordable housing units), on a site zoned “Downtown Commercial (CDT1)” (Attachment 1).
The original Development Permit was endorsed by the Development Permit Panel on

May 29, 2019, and was issued following the adoption of the Official Community Plan
amendment bylaw for the project (CP 16-752923) at the July 13, 2020 meeting of Council.

This staff report summarizes the proposed modifications to Phase One of the Development
Permit, including:
1. Additional voluntary artworks screening above-grade parking and mechanical equipment

along the north leg of Park Road, which was identified in the staff report for DP 17-768248
and secured with a legal agreement and letter of credit ($400,000) prior to permit issuance;

2. Storefront design guidelines to inform tenant improvements in Commercial Retail Units
(CRUs) under construction along the extension of Park Road; and

3. A reduction in surplus parking spaces.

Attached to this report are the Site Plan (Attachment 2), previously approved drawings showing
the scope of the proposed changes (Attachment 3) and the proposed replacement Development
Permit plans (Attachment 4).

Background

The subject first phase of development is currently under construction. It comprises the
southwest portion of the Cadillac Fairview (CF) Richmond Centre development site. Existing
development surrounding the first phase site includes the following:

To the north: The main portion of CF Richmond Centre’s existing shopping mall, zoned
“Downtown Commercial (CDT1)”, which is not subject to redevelopment.

To the south: Richmond City Hall and Annex and associated parking lots zoned “Downtown
Commercial (CDT1)”.

To the west:  Minoru Boulevard, beyond which are low-rise residential apartment buildings
zoned RAM1and high-rise residential buildings with a site-specific zone ZHR 14,
the Richmond Cultural Centre and Minoru Park.

To the east:  The second phase of the CF Richmond Centre development, the detailed design of
which is subject to DP 24-014255 (in circulation) and comprises ground-oriented
retail and 1,171 dwellings.
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Staff Comments

The proposal attached to this report is in general compliance with the original Development
Permit as endorsed by the panel in 2019 and as issued by Council in 2020. In addition, the
proposed changes meet the intent of the applicable sections of the Official Community Plan
(OCP) and City Centre Area Plan (CCAP) and are in compliance with the “Downtown
Commercial (CDT1)” zone.

Analysis

The subject General Compliance application for the first phase of the CF Richmond Centre
development proposes three design changes to the approved Development Permit including
additional onsite artworks, retail storefront design guidelines and a reduction to reduce surplus
parking.

A. Artworks screening above-grade parking and equipment

On-site public art was secured in the original Development Permit (DP 17-768248) for Phase
One including a series of carved basalt stones at entry points to the site and three illumined
sculptures in the new Park Road Plaza. During the consideration the DP, the applicant
voluntarily agreed to install additional voluntary artworks on building facades along the north leg
of Park Road to screen above-grade parking and mechanical equipment (see Plan #11e 2-3).
Prior to permit issuance, a legal agreement and letter of credit in the amount of $400,000.00 was
secured as the developer’s commitment to providing the elective artworks, subject to a future
General Compliance application (this application) and approval by the Development Permit
Panel and Council.

The subject additional artworks are proposed for installation on buildings fronting Park Road,
north of Minoru Gate and include along the:

1. West side of Park Road: A three-dimensional mural by Rebecca Bayer screening parking at
the second and third storeys of a mixed-use, high-rise building. This mural is called
Overview. This is a large-scale sculptural artwork that represents the winding path of both
the North Arm and South Arm of the Fraser River. As the viewer navigates the streetscape
their perspective on the inverted topography of the river's landscape changes, revealing an
arrayed vista above. The artwork engages the viewer by offering multiple perspectives.

2. East side of Park Road: A painted mural by Kelly Cannell screening mechanical equipment
(i.e. gas meter) at the ground floor of the existing shopping mall. This Indigenous mural
features stylized eyes and fish against a geometric background. The central panels showcase
large, detailed eyes surrounded by smaller fish motifs in shades of blue and gray. The
surrounding panels have abstract triangular shapes in warm colours like yellow, orange and
red. The vibrant colour palette and contrasting elements make this public art visually
captivating.

The Richmond Public Art Advisory Committee (RPAAC) endorsed the CF Richmond Centre
detailed public art plan for Phase One, including the subject elective public art contribution
(i.e., parking and mechanical equipment screening), on September 28, 2018. The developer
subsequently presented the proposed artworks by Rebecca Bayer and Kelly Cannell to RPAAC
(for information only) on November 15, 2022.
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It should be noted that minor changes are being proposed to the approved building fagades to
accommodate the proposed artworks, including louvers added and glazing removed from
parkade openings to conceal mechanical equipment and better relate to public art mural louvers
across Park Road. A portion of the building, at the break between the new Park Plaza entrance
and the mall retail units along Park Road, glazing has been reduced in an effort to emphasize
building separation.

The developer has submitted a report, prepared by a lighting professional, which details the
proposed lighting system for the subject artworks. The report confirms that the lighting will be
downcast and focussed on the artworks and there will be no impacts on residential units
associated with lighting for the public artworks.

Prior to Council’s consideration of the General Compliance ruling, the developer is required to
modify or replace the existing legal agreement registered on title to incorporate survey plans
depicting the location(s) of the additional voluntary public artworks and to clarify maintenance
responsibilities amongst owner(s) of the subdivided lots.

Staff support the developer’s proposal on the basis that:

» the artworks will provide effective screening while contributing to a visually engaging and
distinct streetscape;

» associated changes to the building fagade are minor and needed to accommodate the
proposed artworks; and

= the existing maintenance plan for the original public art for Phase One will be modified to
include these additional voluntary public art elements to ensure ongoing maintenance is
secured.

B. Retail storefront design guidelines for tenant improvements

As identified in the original Development Permit report, this General Compliance was
anticipated to introduce Retail Tenant Storefronts Design Guidelines for tenant improvements in
the commercial retail units that will line Park Street (Plan #9¢ 01-11). The introduction of these
design guidelines is important for the streamlining of design approval for designated retail
storefronts. As tenants look to personalize their retail spaces, they would otherwise trigger
individual Development Permits for each minor retail fagade improvements.

A set of Base Building Conditions is outlined in the guideline document and includes all
materials, fixtures, and pertinent details outside of the designated retail storefront area. The Base
Building Conditions are not permitted to be altered in any way. A kit-of-parts approach is
proposed for the retail storefront design guidelines, providing for a diversity of complementary
facade expressions. The proposed guidelines inform on common elements reviewed during the
Development Permit processes such as glazing, canopies, door/entry design, exterior lighting,
and signage among other elements.

Interim Construction Hoarding Design Guidelines are also included in the proposed package

(Plan # Plan #9c 10-11). Prior to a tenant taking possession of a space or any lease confirmation,
the interim condition of the storefront is required to be covered by hoarding.
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The hoarding will be a canvas for an artist’s mural, printed and applied to the vertical surface of
the hoarding. CF Richmond Centre will engage a local artist, recommended by the Public Art
Consultant, Ballard Fine Art, when hoarding is required.

Projects that do not comply with the Retail Tenant Storefronts Design Guidelines or propose to
alter the Base Building Conditions shall be subject to all standard City of Richmond
Development Permit application review and approval processes.

The developer will be required to register a restrictive covenant securing retail storefront
improvements associated with Commercial Retail Units in Phase One are in keeping with the
Retail Tenant Storefront Design Guidelines prior to Council granting of the General Compliance
ruling.

Staff support the developer’s proposal on the basis that:

» The proposed guidelines provide consistent design guidance for future tenant improvements
and will facilitate an efficient process of allowing retailers to achieve their desired storefronts
without the need to take out a Development Permit.

* The interim hoarding guidelines provide a novel way to address an interim condition as a
commercial unit awaits a new tenant with temporary art. This also provides an opportunity
for exposure and experience for artists who are selected by the Public Art Consultant.

C. Reduced surplus parking spaces

Phase One of CF Richmond Centre, through DP 17-768248 as approved, includes the
construction of 2,265 parking spaces, secured by a legal agreement registered on Title. This
includes parking spaces that are surplus to the bylaw requirements for Phase One, including 176
surplus parking spaces for Phase One’s residential market strata units (i.e. 979 required bylaw
spaces versus 1,155 approved).

Minor changes required during the construction of Phase One have resulted in an overall
reduction of 62 parking spaces on the Phase One site. The developer is proposing to address the
change in parking by reducing the number of parking spaces provided for Phase One market
strata by 30 spaces. Further, an allocation of spaces that had previously been designated as Phase
One surplus parking, for Phase Two residential and commercial uses has been reduced by 32
spaces. The developer has proposed to increase the total number of stalls to be constructed in
Phase 2 by 32 stalls to offset the reduction in parking on Phase 1. The Phase 2 development
permit is subject to a future report and consideration by the Development Permit Panel.

The developer will be required to modify or replace the existing legal agreement registered on

Title to reduce the minimum number of market strata and surplus parking spaces on Lot 1 prior
to Council’s consideration of the General Compliance ruling.
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Statf support the developer’s proposal on the basis that:

* The Phase One parking surplus was voluntary and exceeds Phase One’s bylaw requirements.

= As secured through legal agreement at the time of the original development permit, the
developer is required to provide an extensive transportation demand management (TDM)
package, including the Phase 1 mobility hub prior to granting occupancy for Phase 1. These
measures support a multi-modal transit-oriented development that reduces dependency on
personal automobile use.

= Since the original development permit was issued, the subject site has been designated as a
Transit Oriented Area (TOA) in accordance with the Province’s Bill 47. Bill 47 prohibits
municipalities from requiring residential parking for sites designated as a TOA. The
proposed reduction in parking is in keeping with the intent of the Provincial legislation and
encourages alternative forms of transportation.

* The proposed reduction has also been reviewed and approved by the City’s transportation
department.

Conclusion

GBL Architects (on behalf of the Cadillac Fairview Corporation Ltd. and Shape Properties) has
requested a General Compliance ruling regarding changes to Development Permit (DP 17-
768248), with respect to the development’s first phase, including decorative fagade screening,
retail storefront design guidelines and reduced surplus parking. As the applicant’s proposal meets
applicable policies and guidelines, statf recommend support of this General Compliance request
for changes to the approved Development Permit (DP 17-768248).

Alex Costin
Planning Technician — Design
(604-276-4200)

AC:js

Att.  1: Context Map
2: Site Plan
3: Drawings showing the scope of the proposed changes
4: roposed replacement Development Permit plans

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

1) Retail Tenant Storefronts Design Guidelines - Tenant Improvement Agreement: Registration of a restrictive
covenant(s) and/or alternative legal agreement(s) on Title to Lot 1 (West), to the satisfaction of the City,
securing that:

= All retail storefront improvements associated with Commercial Retail Units in Phase One are in
keeping with the Retail Tenant Storefront Design Guidelines.

2) Phase One Parking Covenant: Modification or replacement of the existing legal agreement registered on Title
(CAR284572 to CAB284579), as determined to the satisfaction of the City, to reduce the minimum number of
surplus parking spaces on Lot 1 by 62 spaces, to the satisfaction of the Director, Transportation, including:
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= reducing the Phase One market strata parking by 30 spaces (i.e. from 1,155 approved to 1,125);
= reducing the future Phase Two residential parking by 17 spaces (i.e. from 192 approved to 175); and
* reducing future Phase Two commercial parking by 15 spaces (i.e. from 31 approved to 16).

3) Revised Public Art Covenant: Modification or replacement of the existing legal agreement registered on Title
(CA8284580 to CA8284591), as determined to the satisfaction of the City, to incorporate survey plans depicting the
location(s) of the additional voluntary public artworks and to clarify maintenance responsibilities amongst owner(s)
of the subdivided lots
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