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To: Development Permit Panel Date: June 5, 2025

From: Joshua Reis File: DP 23-031345
Director, Development

Re: Application by Jack Peccia for a Development Permit at
12399 Steveston Highway

Staff Recommendation

That a Development Permit be issued which would permit the construction of a two-storey
commercial building at 12399 Steveston Highway on a site zoned “Commercial Mixed Use
(ZMU18) — The Gardens (Shellmont)”.
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Joshua Reis
Director, Development
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Staff Report
Origin
Jack Peccia, on behalf of 0864227 BC Ltd (Director: Rick Ilich), has applied to the City of
Richmond for permission to develop a two-storey commercial building at
12399 Steveston Highway on Air Space Parcel 3, zoned “Commercial Mixed Use (ZMU18) —
The Gardens (Shellmont)”. Air Space Parcel 3 (ASP3) is situated on top of an existing parkade
and concrete pad that was constructed as part of the overall development known as “The

Gardens”, which was approved by a separate Rezoning and Development Permit (RZ 08-450659
and DP 10-544504). A location map of the site is provided in Attachment 1.

There is no new servicing agreement associated with this Development Permit (DP) application,
given the limited scope of the proposed development. The new building will be serviced by the
existing privately owned and maintained on-site systems, which also service the adjacent
properties forming part of “The Gardens” development. The applicant understands that the City
will not grant utility connections such as storm sewer, sanitary sewer, watermain and streetlight
to the new development.

Development Information

Please refer to the attached Development Application Data Sheet (Attachment 2) for a
comparison of the proposed development data with the relevant Bylaw requirements.
Background

Development surrounding the subject site is as follows:

To the north: Across the internal roadway is a three-storey townhouse development and an
eight-storey apartment building.

To the east:  The southbound Highway 99 off-ramp. Beyond that Highway 99 running north-
south.

To the south: Across Steveston Highway are industrial and auto-oriented commercial buildings
with access from No. 5 Road.

To the west:  Across the internal driveway are two, four-storey mixed-use buildings with
commercial at grade, and three-storeys of apartment residential above. Both
buildings are part of “The Gardens” development.

Staff Comments

The proposed development attached to this report has satisfactorily addressed the urban design
issues and staff comments identified as part of the review of the subject DP application. In
addition, the proposed development complies with the intent of the applicable sections of the
Official Community Plan (OCP) and is in compliance with the “Commercial Mixed Use
(ZMU18) — The Gardens” zone.
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Advisory Design Panel Comments

The Advisory Design Panel (ADP) reviewed the proposed development on February 20, 2025,
and supported the project, subject to the applicant giving consideration to the comments
identified by the Panel. A copy of the relevant excerpt from the ADP meeting minutes is attached
for reference (Attachment 3). The design response from the applicant has been included
immediately following the specific Design Panel comments and is identified in ‘bold italics’.

Analysis

Existing Encumbrances
There are a number of legal agreements and covenants registered on Title, including but not
limited to:

o (CA2088667, City flood covenant.

o (CA2088672, City noise attenuation covenant to ensure that buildings are constructed with
traffic noise mitigation measures, in accordance with the acoustic report referenced in the
legal agreement. This covenant is not applicable to the new commercial development as
its intent was to minimize potential traffic noise for residential buildings.

o CA2088628, Statutory Right-of-Way (SRW) to provide for City and public access over
the owner constructed and maintained road works.

e CA2088692 and CA2088693, a blanket SRW in favour of the City and all members of
the public for access.

The applicant’s lawyer has provided a Title summary confirming that the proposed development
does not conflict with these existing encumbrances.

Conditions of Adjacency

e The subject site is located within “The Gardens” in Air Space Parcel 3 (ASP3). This is
situated at the southeast corner of “The Gardens” development site, above the existing shared
underground parking structure. The stairs and elevator space from the parkade to the ground
level has already been constructed as part of the original development and will be
incorporated into the new construction.

e The internal driveway network separates the new development from existing residential
buildings to the north and mixed-use buildings to the west. The proposed two-storey building
form mitigates any overlook concerns, with perimeter planting providing a natural buffer
between the adjacent buildings and the proposed.

e Existing landscaping, along with additional planting, provides a natural buffer between the
proposed development and Highway 99 to the east, and Steveston Highway to the south. A
new north-south sidewalk connection is proposed, improving pedestrian access from
Steveston Highway to “The Gardens” development.

e Landscape improvements, including planters and the proposed pedestrian connection to the
sidewalk on Steveston Highway are located outside ASP3 and have been approved by the
remainder lot owner, who is also the owner of ASP3. These planters will be maintained by
the remainder lot owner.

e To the southeast of ASP3 is a Riparian Management Area (RMA) which the applicant
proposes to enhance with native planting, consistent with the Qualified Environmental
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Professional’s recommendations, and as approved by City Climate and Environment staff.
The proposed building complies with RMA setback requirements. No encroachments into the
RMA are permitted. Prior to DP issuance, a security of $44,069.00 and an accompanying
legal agreement for the RMA enhancement are required. The RMA is subject to a three-year
maintenance and monitoring period to help ensure planting viability.

Urban Design and Site Planning

Under “The Gardens” concept plan and sub-area plan, the subject parcel is designated for
small scale commercial activity with an emphasis on creating a pedestrian-friendly
environment. Continuous weather protection, glazing along the building’s facade and street
furniture all provide for a human-scale development, and anchor the site as a local small-
scale commercial space.

Continuous pedestrian access is provided along the building’s north and west frontages
through 1.5 m wide accessible sidewalks. Landscape planters along the edge of the sidewalks
provide a buffer between pedestrians and vehicles.

No additional parking spaces are proposed. The existing shared underground parkade will
fully accommodate the parking requirements of the proposed development. Vertical
circulation from the underground parkade to the ground floor access will be provided via
stairs and an elevator from the existing roughed-in shaft and stairwell.

The existing shared underground parkade contains a Class 1 bicycle storage room and
provides for bicycle parking spaces consistent with the Zoning Bylaw (three Class 1 spaces).
Four Class 2 bicycle parking spaces are proposed north of the building and are integrated
with the landscaping.

The proposed development will be serviced by a new garbage enclosure located within a
designated easement area south of the subject building. A wooden enclosure and pergola
style roof will screen the waste and recycling bins from view.

A loading space for the new commercial development is proposed directly to the south of the
building. A portion of the area to the west of the garbage enclosure is required to further
facilitate truck turning. Modifications to this area, including signage and painting, will be
undertaken to warn pedestrians of possible truck manoeuvring.

Architectural Form and Character

The proposed development contributes towards a “Pacific Coast” architectural expression,
characterized by expansive glazing, stepped massing, wood tones and neutral colours. The
materials and colour palette were inspired from the surrounding existing developments to the
north and west, this new commercial building to integrate with the area’s established
character.

The use of windows and glazing is maximized to provide transparency and activate the
pedestrian realm.

Staff have worked with the applicant to ensure that the mechanical systems on the roof are
screened from adjacent uses and located to minimize visual impacts and potential noise by
incorporating black aluminum screening and locating the mechanical units east of the
elevator overrun.

Separate site permits are required for any future signage proposed on-site.
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Landscape Design and Open Space Design

Landscaping is proposed on all sides of the new building to support its integration within
“The Gardens” and the wider streetscape. This includes planting along the north and west
sidewalks, trellises at the rear of the building, and riparian planting in the RMA.

To further enhance pedestrian connectivity in the surrounding area, the applicant is proposing
to provide a new north-south sidewalk connection from “The Gardens” development to
Steveston Highway. New planting and additional low-glare lighting will be provided along
this new connection.

There are no trees in ASP3. However, the proposed north-south sidewalk connection will be
constructed in close proximity to some existing trees that may require trimming. All on-site
trees are proposed to be protected and retained. Prior to DP issuance, the applicant is required
to submit an Arborist Report highlighting all adjacent trees that may be impacted, install tree
protection fencing consistent with the Tree Protection Bylaw, and provide a tree survival
security.

Drought tolerant and native landscaping are proposed to reduce water consumption and
enhance local ecology. All landscaped areas will be irrigated with a high-efficiency irrigation
system.

To ensure the proposed landscaping works are completed, including the planters located
outside of ASP3 and along the new north/south sidewalk, the applicant is required to submit
a landscape security of $64,400.82 prior to DP issuance.

Crime Prevention Through Environmental Design

Low-glare downward-facing lighting is proposed around the perimeter of the building and is
incorporated within the landscaping to enhance security and prevent dark corners.

The site design and use of glazing and low shrub planting provide clear, unobstructed views
and enhance natural surveillance.

The applicant has indicated that security cameras will be installed on site, including at the
rear of the building.

Sustainability

The project will be constructed to Step Code 2 with Low Carbon Energy System (LCES),
consistent with City energy requirements.

The following sustainability related features will be incorporated into the development and
will be secured through legal agreements registered on Title prior to DP issuance:
o Energy-efficient LED lighting with smart controls and daylight sensors to reduce
energy consumption;
o Installation of low-flow and water efficient plumbing fixtures; and

o Rough-in for future rooftop solar photovoltaic infrastructure as an alternative
energy source for future tenants.

8055559






Attachment 1

City of
Richmond

A
N
l I @) 7
NN D e
Fq [
N M et
7 i MR
THE R

RSML SEAHAVEN PL

AGL i1

AGH

ZA3 Ty

RTM3

SEAHLVEN DR

MOUNT.RD

NOr5'RD

o
2
in
2

SITE~N

T

vall e

e
MRS ;/ J

——r"—STEVESTON HWY-

W

CHIGHWAY99 i

n—' 2
i
o =
L6 (’)
14
w
Q.
0.
Ko
O
|
e S
P
o d
- ’ Al
} Eas! —_——
P 5
Lot e
e T R
% JJ [
L_-’"'s?.u ——
56.34 x
a2
I~
o o
£0.35 Al

HIGHWAY 99

B STEVESTON HWY
s |

Original Date: 11/01/23
M D P 23_03 ’I 3 4 5 Revision Date: 06/05/25

Note: Dimensions are in METRES










8055559

Attachment 3

Excerpt from the Minutes from

The Design Panel Meeting

Thursday, February 20, 2025 - 4:00 p.m.
Remote (Teams) Meeting

DP 23-031345 - TWO-STOREY COMMERCIAL BUILDING WITHIN AN AIR SPACE
PARCEL

ARCHITECT: Matthew Cheng Architect Inc.
LANDSCAPE ARCHITECT: PMG Landscape Architects
PROPERTY LOCATION: 12399 Steveston Highway

Applicant’s Presentation

Architect Matthew Cheng, of Matthew Cheng Architect Inc., and Landscape Architect
Yiwen Ruan, of PMG Landscape Architects, presented the project and together with
Reynold Orogo, of Matthew Cheng Architect Inc., Eric Hughes and Jack Peccia of
Peterson Group, answered queries from the Panel.

Panel Discussion
Comments from Panel members were as follows:

= appreciate the applicant’s presentation; the proposed accessibility plan provides
adequate access to and within the proposed two-storey commercial building;
Noted, thank you.

) understand the concerns of installing a green roof on a wood frame building;
consider instead installing solar panels on the roof; We will provide a rough in
for future solar connection, please refer to the Architectural Drawings sheet
A101 (Plan #9).

= the soil volume of planters for the proposed two small trees on the north side of
the proposed building will not be adequate and could be better located in the
larger planting bed in front of the building, but considering the small size of the
planters and their shady location, consider installing only shrubs in the planters;
We have added a small Japanese Maple in the North planting area, please
refer to the Landscape Drawings sheet L2 (Plan #I14). Moreover, the
triangular area has ample soil volume to support the proposed planting at
21.5 cubic meters.
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understand the limitations of the building on concrete slab; however, there are
available solutions to provide more soil depth for planting on concrete slab; The
landscape planter walls have been raised to achieve the required soil depth. In
addition, we have added additional planting to tie the North and West side
together.

the project has the potential to be a gateway to the Ironwood Area Sub-Area
which includes ‘“The Gardens”; however, the units are oriented towards the
north and west; the east and south facades fronting Steveston Highway and
Highway 99 read like the back of the building; consider further development to
these facades to provide more visual interest to this prominent corner; We have
added additional planting, windows and increased the existing CRU window
sizes by 10’ in length to create a more welcoming elevation. Additionally, we
have simplified and squared off the second-floor massing. Overall, by having
more windows, outdoor patios with planters and additional planting, it creates
a more welcoming feel and provides additional interested to the SE corner.

consider additional planting along the Riparian Management Area to the east of
the proposed development to provide more buffer along Highway 99; We have
planted the maximum allowable area in the RMA, please refer to page L2
(Plan #14) on the Landscape drawings for reference. We have also
proactively added bearberry evergreen shrubs, perennial rose shrub and red
twig dogwood along the Hwy 99 elevation between the RMA and the building
to create a more vibrant and inviting elevation.

consider increasing the size of the doors or glazing for the commercial frontages
of the building (i.e. west and north) to help provide a more seamless transition
in terms of the scale of buildings from west to east in “The Gardens”; We have
increased the storefront windows by 10’ in length to craete a more
welcoming feel and bring in more natural light, please refer to the
Architectural Drawings.

the CRU at the northeast corner appears orphaned in terms of landscaping;
provide more detail regarding its interface with the ramp to the basement
parking entry; The northeast corner functions as a strong end cap to the
building, minimizing the sense of it being "orphaned”. Architecturally,
maintaining the consistent canopy design creates a cohesive frontage
alongside enlarged windows to create a welcoming entry. Landscaping
elements, including the triangular planting bed, have been incorporated to
soften the ramp interface and provide a visual buffer while respecting existing
curbing constraints. The corner has been planned to accommodate a future
CRU with a prominent entrance and pedestrian-friendly interface. Limited
blade signage may be added at the tenant fit-out stage to support visibility.

consider further development to the design of the roof, e.g. installing solar
panels, as it is visible from adjacent taller buildings; We have added a rough in
for future panel connection, please refer to sheet A101 (Plan #9) of the
Architectural Drawings.
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consider further design development to the back of the building in order for the
building to read more like a “gateway” building; The Southwest and East
elevations have been further developed to enhance the building’s role as a
gateway. Architectural finishes and built-up wall treatments have been
extended around these facades to create a more cohesive and prominent
visual presence. Additional glazing has been added to increase transparency,
activating the elevations and contributing to a more open, beacon-like
character. Simplifying the massing by removing angular corners has not only
clarified the building form but also created opportunities for enhanced
landscaping, reinforcing the sense of arrival.

the relationship between the proposed design of the south and east fagades of
the proposed building and the design of the adjacent buildings appears weak
(e.g. the checkered facade treatment and trellis for climbing vines); the
proposed materials and colours (e.g. dark cementitious panels) for the proposed
building appear out of context in relationship to adjacent buildings; consider a
lighter colour in lieu of the proposed dark colours; The proposed design and
colour schemes are inspired by its neighbouring properties such as the Jasime
Townhomes north of the subject site. Our proposed building borrowed some
elements from its adjacent buildings in an effort to have this building as a
unifying element. But because of its location closer to the highway, we
borrowed most of the elements from the nearby townhomes. The elements
include the use of grey and white cementitious panels, faux wood, and
planting.

in terms of building massing, consider a more human scale design with clean
and simple base and top; also consider improvements to the design of CRU Unit
3 and CRU Unit 4 to make them more attractive and accessible to potential
customers as they are not located in prominent locations; The second-level
massing has been simplified by squaring off the edges along the East
(Highway) elevation, creating a more human-scaled and visually coherent
base and top. While the internal demising of CRU Units 3 and 4 remains
conceptual and tenant-dependent, the design has incorporated key features to
ensure these spaces are viable and attractive if developed as individual units.
These include generous glazing along the street frontage to enhance visibility
and natural light. Additionally, the landscaping creates a welcoming and
pedestrian friendly entrance to the end CRU’s.

understand the limitations of planting on concrete slab; the applicant will need
to be more strategic in terms of the choice of planting; also consider a more
cohesive landscape design along the north and west sides of the development;
The landscape planter walls have been raised to achieve the required soil
depth. The landscape design has been updated along the north and west sides
of the development to create a more connected/cohesive look. A consistent
paving design and planter wall material for a cohesive look. The planting has
been updated to ensure continuity between the north and west side.
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the building canopies appear scattered; consider a continuous canopy from the
north side to the main building entrance to the second floor units in the west
side to create a corner element; The building canopies have been updated to be
continuous wrapping around the North and West elevation overall creating a
cohesive look. This was accomplished by pushing the planters on the West
elevation out towards the street side and the sidewalk adjacent to the building
— this also matches the same design as the North elevation creating a cohesive
and consistent look. With doing so the planters do not sit directly under the
canopies which allows them to receive adequate sunlight, though it is worth
noting that the planting proposed is shade and drought tolerant.

the applicant needs to provide more details regarding the project’s energy and
environmental sustainability features; consider further development to the
energy sustainability aspect of the project, e.g. installing a sustainability feature
on the roof; the applicant needs to provide more information regarding
stormwater management at grade level; consider installing a path along the east
side to take advantage of the Riparian Management Area at the back of the
building; We will achieve Step Code 2 of the BC Energy Step Code and
Emissions Level 2 of the BC Emissions Level 2, as required by the City of
Richmond for Part 3 buildings. Additional sustainable initiatives include LED
energy efficient lighting with daylight sensors, low flow plumbing fixtures,
drought resistant planting, priovitization of locally sourced materials. The
RMA zone provides natural stormwater management with excess water
naturally flowing into the creek area. Additionally, please note that public
access to the RMA is discouraged in the Sub-Area Plan and is meant to acts
as a buffer to the development/surrounding area.

consider opening up the stairs and make them more attractive and welcoming;
consider installing glazing in lieu of the cementitious panel to make them more
visible and to encourage their use; We have added and enlarged window for
the stair well. The glazing along the East elevation/staircase has been
widened and elongated to create a more transparent look.

the success of the proposed development depends on the east-west and north-
south connection at the comner to draw and attract people to the proposed
development; We have created a more inviting elevation by adding planting,
changing the massing and providing additional windows.
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the rear of the building (south and east elevations) needs further development as
it is fronting a visible corner (at Steveston Highway and Highway 99) and
presents an opportunity to become a beacon at this corner;, consider
incorporating an element taller than the proposed building to address this
corner; We have made enhancements to the southwest and east elevations to
better address their visibility from the prominent corner at Steveston Highway
and Highway 99. These facades now feature consistent architectural finishing
and articulated built-up walls that mirror the detailing found on the more
public-facing sides of the building, creating a cohesive and polished
appearance from all directions.

To further activate these elevations, we’ve increased the number and size of
windows, which not only improves the visual openness of the units but also
introduces more rhythm and transparency to the facade. The massing has
been refined by softening some of the angular geometry at the corners, which
has in turn created opportunities for additional landscaping and a more
pedestrian-friendly edge.

In response to the request to create a more prominent architectural feature,
we’ve emphasized a vertical expression along this corner to act as a visual
marker from the highway. This gesture, paired with enhanced corner
detailing and a deliberate use of lighting and materials, helps define the
development as a gateway or beacon when approaching from the highway,
offering both a visual cue and a sense of arrival.

consider enhancing the planting along the Riparian Management Area and
incorporate taller trees around the building to enhance the overall landscape of
the proposed development; The RMA planting has been chosen by Keystone
Environmental. Based on their field reviews they have proposed native, safe
planting. We have added additional planting along the Hwy 99 elevation a
few feet outside of the RMA zone as shown on the Landscape drawings sheet
L2 (Plan #14). With regards to the surrounding area of the RMA, to the
North is tied to the DP of the Jasmine Townhomes and to the East there is a
MOTT ROW which limits the width towards Hwy 99 of our RMA Planting.

the building is attempting to do too much; consider removing some of the
elements to create a simpler design; The massing is further simplified by
cutting off some of the crooked corners. This allowed some more space for
landscaping as well. The function of the building played a large role in
determining the massing. For commercial reasons, it is desirable that the
level 2 be as rectangular as possible, hence the creation of stepped corners.
Moreover, we took elements from the neighbouring “Gardens”, specifically
the “Jasmine” townhomes. Here we resemble the light and dark cementitious
panel look while adding a faux wood which provides west coast accent and
speaks to the neighbouring area.
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the building needs further design development given its site context, In
addition to our response above we appreciate the feedback regarding the need
for further design refinement. In response, we’ve approached the building's
massing and articulation with the dual goals of contextual sensitivity and
functional efficiency. The design reflects a simplification of form through the
removal of non-essential angular elements—particularly at the corners—to
enhance clarity in the building's overall geometry. This not only contributes
to a cleaner architectural design but also opens opportunities for improved
landscaping.

In terms of contextual design development, we have taken careful cues from
the surrounding built environment, particularly the adjacent "Gardens'
development and its "Jasmine" townhomes. By integrating light and dark
cementitious paneling, our design aims to harmonize with the area’s
established material palette. The introduction of faux wood accents adds a
layer of warmth and reinforces a west coast character, tying the building
visually to the local vernacular and creating a more welcoming and place-
specific identity.

Ultimately, the building is intended to strike a balance between contemporary
expression and contextual compatibility, acting as a thoughtful commercial
anchor that responds to both functional demands and the character of its
surroundings.

the building feels bare due to its location on top of a concrete pad; consider
increasing the size of the planters to provide more soil volume for more
substantial planting; tree planting on the north side of the building near the
ramp would provide a good buffer to a future busy area; We have added a tree
in the north planting section, regarding the planter size we have slightly
increased to accommodate more soil/planting.

consider reorienting the proposed garbage and recycling area to minimize its
visibility from the north-south pedestrian pathway along the west side of the
proposed building; also consider incorporating a feature tree in this area; The
Garbage enclosure has been oriented for convenient and accessible garbage
pickup. The Garbage enclosure is thoroughly designed with nice wooden
doors to screen the garbage bins from the north-south pedestrian walkway. A
feature tree is not necessary as there is already mature shrubs and trees
surrounding the garbage enclosure. The mature trees directly behind the
garbage enclosure along Steveston Hwy provide a natural barrier and the tree
planter neighbouring “The Magnolia” acts as a feature element.

consider enhancing the landscaping along the Riparian Management Area; and
Planting in the RMA area has been maximized. Additional planting along the
building’s rear has been provided.

ensure there is no conflict between the back door in CRU Unit No. 4 and the
proposed planter along the east side of the building. Landscaping has been
revised to ensure there is no conflict with doors.



Panel Decision

It was moved and seconded
That DP 23-031345 be supported to move forward to the Development Permit Panel
subject to the applicant giving consideration to the comments of the Advisory Design

Panel.
CARRIED

Opposed: Alan Tse and Winston Chong
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Development Permit
No. DP 23-031345

To the Holder: Jack Peccia, Peterson BC
Property Address: 12399 Steveston Highway
Address: 1701 — 1166 Alberni Street, Vancouver BC, VB6E 323

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
Permit which shall form a part hereof.

This Permit is not a Building Permit.

AUTHORIZING RESOLUTION NO. ISSUED BY THE COUNCIL THE
DAY OF ,
DELIVERED THIS DAY OF ,

MAYOR
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