7 City of
?, Richmond Report to Development Permit Panel

To: Development Permit Panel Date: March 24, 2025

From: Joshua Reis File: DP 23-035047
Director, Development

Re: Application by Canadian Tire Ltd. for a Development Permit at
3100 St. Edwards Drive

Staff Recommendation

That a Development Permit be issued which would permit exterior renovations to the fagade of
the existing building and improved landscaping and pedestrian connections at 3100 St. Edwards
Drive on a site zoned “Auto-Oriented Commercial (CA)”.

e

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

JR:le
Att. 2

7820496



March 24, 2025 -2- DP 23-035047

Staff Report
Origin
Canadian Tire Ltd. has applied to the City of Richmond on behalf of St. Edwards Crossing
Holdings Ltd. (Director: David Chung), for permission to renovate the exterior fagade of the
existing building at 3100 St. Edwards Drive on a site zoned “Auto-Oriented Commercial (CA)”
(Attachment 1). The proposed exterior renovations are limited to the proposed Canadian Tire
occupancy of the building located along the southern boundary of the site. There is no change to
the existing floor area. The proposal also includes upgrades to existing on-site landscaping, the

addition of a north-to-south pedestrian pathway across the parking lot and improved pedestrian
connections to the west and east.

A servicing agreement is required prior to a building permit issuance for frontage improvements
to the southern driveway access on Beckman Place and to provide a pedestrian connection from
the site to the existing sidewalk on Beckman Place.

Development Information

Please refer to 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 Bridgeport Road, existing single-family homes fronting Bridgeport Road
zoned “Small-Scale Multi-Unit Housing - (RSM/S), (RSM/M), and (RSM/L)”.

To the east:  Across Beckman Place, a neighbourhood shopping centre at 3031 Beckman Place
zoned “Neighbourhood Commercial (CN)” and townhouses zoned “Low Density
Townhouses (RTL1, RTL2, RTL3, RTL4)”.

To the south: A BC Hydro line corridor on a provincially owned parcel zoned “School &
Institutional Use (ST)”.

To the west:  Across St. Edwards Drive, an existing hotel on a site that is zoned as “Auto-
Oriented Commercial (CA)” and “School & Institutional (SI)”.

Staff Comments

The subject site is a 21,121 m? property containing a shopping centre located at the southeastern
corner of Bridgeport Road and St. Edwards Drive in the Bridgeport Road Corridor Sub-Area of
the Bridgeport Area Plan. The site is designated “Commercial” in the Official Community Plan
(OCP) and is zoned “Auto-Oriented Commercial (CA)”. The application is in compliance with
the site’s zoning and is generally consistent with the OCP and Area Plan Development Permit
guidelines applicable to the site. The limited scope of the proposed exterior alterations will
neither significantly impact the overall existing form of the shopping centre, nor result in any
change in floor area.
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Analysis

The existing development is comprised of four single-storey buildings and associated surface
parking. The original Development Permit (DP) was issued by Council on July 27, 1998 (DP 98-
141902). The applicant proposes to undertake renovations to the facade of the eastern portion of
the building located along the southern boundary of the site, as well as make some additional
upgrades to on-site landscaping and improve pedestrian connections to the north, east and west.
No changes to the other buildings on the property are proposed.

Existing Legal Encumbrances

e There are a number of encumbrances and charges registered on Title of the subject property,
including:

o A Statutory-Right-of-Way (SRW) for BC Hydro and BC Tel.

o Covenant BK137028 registered in favour of the City and the Province of British
Columbia Ministry of Transportation and Infrastructure (MOTI) on May 7, 1996,
provides that no buildings, structures or improvements shall be placed, erected or
constructed on the covenant area and that a Building Permit (BP) shall not be issued for
the covenant area for the purposes of ensuring the works do not conflict with road
infrastructure. The covenant area currently describes the whole of the subject property.
The site improvements proposed through this DP do not conflict with road infrastructure.
A modification to the 219 Covenant is required to define the extent of the covenant area,
prior to Council’s issuance of the development permit.

o Covenant BK137029 registered in favour of the City on May 7, 1996, provides that any
development on the Lands shall provide roadway access from St. Edwards Drive and
Beckman Place and not from Bridgeport Road. The proposed development complies with
this requirement.

o The subject property falls within Pembina’s permitting area for jet fuel infrastructure which
is located within the adjacent Provincially owned lands to the south of the subject site. Prior
to the issuance of a BP, the applicant must obtain a crossing permit from Pembina.

Conditions of Adjacency

e The proposed exterior renovations are consistent with the established form of commercial
retail buildings within this shopping centre and the adjacent shopping centre to the east
across Beckman Place.

o The existing building is well setback from Bridgeport Road and will have no additional
impact on the residential properties north of Bridgeport Road.

o Existing and proposed landscaping along and adjacent to Beckman Place will provide
appropriate screening between the subject site and the residential properties to the east.

e There are no additional impacts anticipated to adjacent institutional and commercial
properties located to the south, west and east of the subject site as a result of the proposed
scope of work.
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Site Planning, Access and Parking

The existing commercial centre consists of four single-storey buildings with associated
surface parking. Vehicle access to the site is provided by two driveways from St. Edwards
Drive to the west and two driveways from Beckman Place to the east.

There is a proposed widening of the southern vehicle access (truck access) on Beckman Place
to ensure adequate truck maneuvering space onsite.

Existing sidewalks are provided along the front of each building for pedestrian circulation.
Through this application, the applicant proposes to improve the on-site pedestrian circulation
through the addition of a north-to-south pedestrian pathway across the parking lot and
improved pedestrian connections to the west and east.

The existing buildings were located to allow for visibility through the site from Bridgeport
Road, with the rear building having two prominent entry structures, each with tenant
branding.

Architectural Form and Character

The existing building is a single-storey with high interior ceilings and prominent entry
features, which project above the roof line to draw attention to the location of the two tenant
entrances. The proposed fagade renovation would not change the building height.

The existing building is currently painted beige, with black awnings along the frontage to the
west and east of the store entrance.

The proposed renovation would involve updated paint with a colour scheme of grey, black
and red; and re-cladding of the central feature walls with wood finish panels.

The updates proposed to the existing architectural elements across the building’s fagade are
generally consistent with the guidelines for commercial developments along the south side of
Bridgeport Road in the Bridgeport Corridor Sub-Area Plan.

No changes to retail floor area or building massing are proposed.

Business signage shown on the plans does not form part of the DP and is subject to additional
review by staff through the sign permit application process.

Tree Retention/Replacement

The applicant has submitted a Certified Arborist’s Report for the site, which identifies six
City trees, ten on-site trees and one on-site hedge.

Ten on-site trees (tags# 2637, 2639, Notagl, 2640, 2641, 2642, 2643, 2648, 2649 and
Notag3) are proposed for retention and protection. A tree survival security in the amount of
$50,000.00 shall be provided for the protection of the ten on-site trees adjacent to the
proposed works along the eastern edge of the subject site.

Four City trees (tags# 2650, 2652, 2653 and 2654) are to be retained and protected. A tree
survival security in the amount of $25,000.00 shall be provided for the protection of the four
City trees along the site’s south-eastern frontage.

One on-site hedge is to be removed, as it is in moderate condition and in direct conflict with
a fire exit required for compliance with Building Code in the south-east corner of the
building.
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March 24, 2025 -5- DP 23-035047

e Two City trees (tags# Notag2 and 2651) are proposed to be removed, as they are in moderate
health with both having roots constrained by the sidewalk and are in direct conflict with the
required changes to the southern driveway along Beckman Place for safe truck maneuvering.
City Tree Preservation staff have reviewed and concur that these trees should be removed
and replaced. The applicant proposes to provide $3,000.00 to the City’s Tree Compensation
Fund in lieu of four replacement trees.

e The proposed landscape plan identifies the planting of 14 new trees on-site.

e The Applicant has submitted a Tree Management Plan showing the trees to be retained, the
required tree protection areas and the measures to be taken to protect them during the
development stage (Plan #7).

Landscape and Open Space Design

e The existing landscaping on-site is in good health and is generally consistent with current
guidelines. The parking area includes perimeter landscaping; small, landscaped islands; and
overhead lighting. Accessible parking spaces are provided near each building entrance.

e The applicant proposes to upgrade the existing landscaping within the parking areas and
improve the pedestrian circulation through the installation of a north-to-south pedestrian
pathway and improved connections to the east and west.

o The applicant has provided a Landscape Plan and an associated cost estimate of $81,841.76
for the installation of the north-to-south pedestrian pathway and east to west pedestrian
connections to the street frontages on St. Edwards and Beckman Place, the inclusion of
appropriate curb cuts near the building entrance for accessibility, the planting of new low
perennial plants and shrubs and the planting of 14 trees including the costs of materials,
installation and a ten per cent contingency.

e Prior to the issuance of the DP, the applicant will be required to pay a security deposit
equivalent to the cost estimate as a DP consideration for this project.

e All landscaped areas will have an irrigation system in place.

e There is no proposed change to exterior lighting on-site. The existing building-mounted
lighting and lighting on lampposts in the parking lot is downward focused.

Accessibility

e Staff have worked with the applicant and their team to improve the subject site’s
accessibility, through removing existing obstructions (curbs and bollards) and ensuring that
the minimum pathway width on-site is 1.5 m (4.9 ft.) wide to provide improved access for
those with mobility challenges.

Crime Prevention Through Environmental Design

e The building has a single entrance for customers, which is located in the centre of the unit
frontage and is visible from both Bridgeport Road, and the primary vehicle access points on
Beckman Place to the east and St. Edwards Drive to the west.

e Pedestrian circulation through the site is via sidewalks along the front of the buildings.
Through this application, the applicant proposes to improve the pedestrian connections to the
west and east street frontages.

7820496









@

——QYAT113HS

1Bl

1.0]

90.27
80.26

Attachment 1
S1 T_‘
—
RTM;
l
RSI/E—
|
—
RSB
19857

'RS1/B,
|
|
!
10331
20.12

RSB

LE0E e

20°LE 6b Fe

1d NVIAMO349

RIS

|

RSID

L1l RS2/B)
’[ RDI '
1
1]

{SI/{—RSIZ/B

RDI [li

2015

|

FARY,

"JAV-HIOSSININ -

Original Date: 01/17/24

Revision Date:

1B
RSI/B

|

Note: Dimensions are in METRES

A

| 1239 | Y43y

N\
1205020200022 %0%6%%:. /
10050000000 %0%0%0 20 %% % S/,
RIS
B0 RAILRAILILLRLKS
XRHLRHLRILRIIRHLK
00909020 %0%0%0 42 %6%:% %% %%

]
|

\
102711029110299 10311

\_\_L Y mlw

-~ N—

1829

’,_,.__A

<>

[y
g =
=
£ 3
W
S
=
iL_
N

(o]
o
T
(14
o}
(| o =
wl
i )% 0] o
149 GO31OW m Td NYWYD3E
o
e1}

i
& _ — 3314

10231 10251

1433 | 1829

BIRD RD

|
il
j |

|
BRIDGEPORT RD

CN
$2/B

ST/D w
=
<
2| rsi8
©
L
s
RsiB | Q[T
| ¥

i 995¢
19

=

JAY 0O TN

XA

",
&
%
%
X
X
%
5
55
&
5]
&

Q

5%

XX

O

=
55

%
e

%
2

%
%

%
%
10

%
o

&

%
K
8RS
Pede%

20,96

2
9
R

MCLEQD CRT

=
0
&
2
o
&%
%
5%
%
%
5%
o
%
Po%
2262

%
%
%
L

N/
X
%
od
22
&
5
55
%5
%
5%
5%
%
S
%o

SIE
bl
E

Pode!
%
KX
LXK
2%

XXX

9,

10155
12.80 |

DP 23-035047

10151

I

RSUB
]
T

57t 1200 | 22

[0
100025850585858686868584

00000 la e o0

!

RDIFRCH
1
10131I0133
12.57 | 1257

L a0 oIvad

I
]

00zg

\

S1
10111
25.5

dad Sadvmda3 'Ls

Richmond

(.
@)
>

iyt

)

|

|

£E'9L 5468

1.0¢€ LIS

22.86

SITE

CA
.,

10051 J 10071

22.88







Development Application Data Sheet

Development Applications Department

DP 23-035047 Attachment 2

Address: 3100 St. Edwards Drive

Applicant: Canadian Tire Real Estate Ltd.

Owner: St. Edwards Crossing Holdings Ltd.

Planning Area(s): Bridgeport

’ Existing } Proposed
Site Area: 21,121 m? No change
Land Uses: Commercial and service uses No change
OCP Designation: Commercial No change
Zoning: Auto-Oriented Commercial (CA) No change

} Bylaw Requirement { Existing I Variance
Floor Area Ratio: Max. 0.5 Max. 0.5 (existing) None permitted
Lot Coverage: Max. 50% Max 50% (existing) None
Setback — Bridgeport Min. 3.0 m 2.97 m (existing) c%);igﬂ?ogn
Setback — St. Edwards Drive Min. 3.0 m 6.5 m (existing) Sxsting
Setback — Beckman Place Min. 3.0 m 1.25 m (existing) ci)gcsj?(ir:)gn
Setback - south Min. 3.0 m 0.0 m (existing) ci)::z?"[ir:)gn
Height (m): Max. 12.0 m 10.67 (existing) None
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City of
» Richmond Development Permit

No. DP 23-035047

To the Holder: Canadian Tire Real Estate Ltd.
Property Address: 3100 St. Edwards Drive
Address: 2180 Yonge Street, Toronto ON M4S 2B9

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. 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 #9 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
$81,841.76 to ensure that development is carried out in accordance with the terms and
conditions of this Permit.

6. 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. If the 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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Development Permit
No. DP 23-035047

To the Holder: Canadian Tire Real Estate Ltd.
Property Address: 3100 St. Edwards Drive
Address: 2180 Yonge Street, Toronto ON M4P 2V8

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. ISSUED BY THE COUNCIL THE
DAY OF ,
DELIVERED THIS DAY OF ,

MAYOR
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EXIT CORRIDOR

THIS DRAWING AND DESIGN IS THE PROPERTY OF McELHANNEY LTD. (McELHANNEY) AND SHALL NOT BE USED, REUSED OR REPRODUCED WITHOUT THE CONSENT OF McELHANNEY. McELHANNEY WILL NOT BE HELD RESPONSIBLE FOR THE IMPROPER OR UNAUTHORIZED USE OF THIS DRAWING AND DESIGN.

THIS DRAWING IS FOR PRELIMINARY LAYOUT ONLY, AND SUBJECT TO MUNICIPAL APPROVAL. THIS DRAWING IS NOT TO BE USED FOR LEGAL TRANSACTIONS, THE AREAS AND DIMENSIONS SHOWN ON THE DRAWINGS ARE SUBJECT TO DETAILED SURVEY AND CALCULATIONS, AND MAY VARY.

THIS DRAWING AND DESIGN HAS BEEN PREPARED FOR THE CLIENT IDENTIFIED, TO MEET THE STANDARDS AND REQUIREMENTS OF THE APPLICABLE PUBLIC AGENCIES AT THE TIME OF PREPARATION. McELHANNEY, ITS EMPLOYEES, SUBCONSULTANTS AND AGENTS WILL NOT BE LIABLE FOR ANY LOSSES OR OTHER CONSEQUENCES
RESULTING FROM THE USE OR RELIANCE UPON, OR ANY CHANGES MADE TO, THIS DRAWING, BY ANY THIRD PARTY, INCLUDING CONTRACTORS, SUPPLIERS, CONSULTANTS AND STAKEHOLDERS, OR THEIR EMPLOYEES OR AGENTS, WITHOUT McELHANNEY'S PRIOR WRITTEN CONSENT.

INFORMATION ON EXISTING UNDERGROUND FACILITIES MAY NOT BE COMPLETE OR ACCURATE. McELHANNEY, ITS EMPLOYEES AND DIRECTORS ARE NOT RESPONSIBLE NOR LIABLE FOR THE LOCATION OF ANY UNDERGROUND CONDUITS, PIPES, CABLES OR OTHER FACILITIES WHETHER SHOWN OR OMITTED FROM THIS PLAN, PRIOR TO
CONSTRUCTION CONTRACTOR SHALL EXPOSE LOCATIONS OF ALL EXISTING FACILITIES BY HAND DIGGING OR HYDROVAC AND ADVISE THE ENGINEER OF POTENTIAL CONFLICTS.

LEGEND

Site boundary

Tree protection zone (TPZ)
Deciduous tree w/Tag No.
Coniferous tree w/Tag No.
Tree to be removed

Tree protection barrier

© Off-site tree to be protected

IMPACT MITIGATION

Tree Protection Barrier: The areas, surrounding the trees to be
retained, should be isolated from the construction activity by erecting
protective barrier fencing. Where possible, the fencing should be
erected at the perimeter of the tree protection zones. The barrier
fencing to be erected must be a minimum of 1200mm in height, of
solid frame construction that is attached to wooden or metal posts. A
solid board or rail must run between the posts at the top and the
bottom of the fencing. This solid frame can then be covered with
plywood, or flexible snow fencing. The fencing must be erected prior
to the start of any construction acf Q on site (i.e. demolition,
excavation, construction), and remain in place through completion of
the project. Signs should be posted around the protection zone to
declare it off limits to all construction related activity. The project
arborist must be consulted before this fencing is removed or moved
for any purpose.

Excavation: We recommend that no excavation occur within tree
protection zones of trees that are to be retained. Any excavation
that is necessary, within the working space setback of trees to be
retained must be completed under the direction of the project
arborist. If it is found, at the time of excavation, that the excavation
cannot be completed
trees health or stability it may be necessary to remove additional
trees.

Demolition: If tree removal is proposed to be undertaken in
conjunction with demolition operations, tree removal permits may be
necessary. Note that some municip:
removal at this phase. If the municipality relaxes the requirement for
barrier fencing installations prior to demolition (subject to onsite
arborist supervision during demolition operations) a Letter of
Undertaking may be required by the municipality.

Material storage: Areas must be designated for material storage and
staging during the construction process. Ideally these areas will be
_onm”mn outside of the tree protection areas that will be isolated by

barrier fencing. Should it be necessary to store material temporarily
within any of the tree protection areas, the project arborist must be
consulted.

Mulch layer or plywood over heavy traffic areas: Should it be
necessary to access tree protection areas during the construction
phase of the project, and heavy foot traffic or vehicular
encroachment is required, we recommend that a layer of wood chip
horticultural mulch or plywood be installed to reduce compaction.
This project arborist must be consulted prior to removing or moving
the protection barrier for this purpose.

Pruning:

. Once tree clearing has taken place we recommend that trees
to be retained be pruned to remove deadwood, and to address any
structural flaws.

o We recommend that any pruning of bylaw-protected trees be
performed to ANSII A300 standards and Best Management
Practices.

Stump removal: We recommend that, if stumps require removal, they
are removed under arborist supervision, or ground using a stump
grinder to avoid disturbing root systems of trees in close proxi ity,
that are shown on the tree management drawing to be retained.
Windthrow: Where forest edge trees are proposed to be removed,
we recommend that trees that may experience an increase in wind
exposure, be re-examined, once tree clearing has taken place, to
ensure that they are structurally stable, and suitable for retention as
leading edge trees.

Paved areas over critical root zones of trees to be retained: Where
paved areas cannot avoid encroachment within critical root zones of
trees to be retained, construction techniques, such as floating
permeable paving, may be required. (specifications can be provided
by the project arborist, in consultation with the design consultant).
Landscaping: Any proposed landscaping within the critical root zones
of trees to be retained must be reviewed with the project arborist.
Arborists Role: It is the responsibility of the client or his/her
representative to contact the project arborist for the purpose of:

° Locating the barrier fencing.

. Reviewing the report with the project foreman or site
supervisor.

° Locating work zones and machine access corridors where
required.

. Supervising excavation for any areas within the critical root
zones of trees to be retained including any proposed ret: ng wall
footings and review any proposed fill areas near trees to be retained.

TREE PROTECTION
BARRIER DETAIL
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Tree Management Plan
3100 St Edwards Dr
Richmond, BC
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SCALE: 1:500@ 11" X 17"
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