City of Richmond R?port. to
Planning and De¢velopment Department Developme nt Permit Panel

To: Development Permit Panel Date: January 11, 2010

From: Brian J. Jackson, MCIP File: DP 07-399354
Director of Development

Re: Application by Ledingham McAllister Communities Ltd. for a Development
Permit at 8600 Park Road (Formerly 6760, 6780, and 6800 Eckersley Road,
8500, 8520, and 8540 Park Road, 6751, 6760, 6771, 6780, 6791, 6800, and 6831
Park Place, and the Park Place Road R:ght-of-Way)

Staff Recommendation
That a Development Permit be issued which would:

1. Permit the construction of 296 units in three 4-storey apartment buildings over a 1-storey
parking structure on a site zoned “Low Rise Apartment (Z1.R23)”; and

2. Vary the provisions of Richmond Zoning Bylaw 8500 to:

a) Increase the maximum allowable projection for common entry features projecting into a
public road setback, including any associated architectural features, cantilevered roofs,
eaves, and gutters, as follows:

i. From 1.2 m to 3.2 m on Eckersley Road; and
i. From 2.1 m to no setback required on Park Road;

b) Increase the maximum allowable projection for unenclosed balconies projecting into a
public road setback as follows:

i. From 1.2 m to 1.3 m on Eckersley Road; and
i, From 2.1 m to 2.3 m on Park Road; and

‘c) Permit one loading space along the subject site’s Park Road frontage (intended for
recycling pick-up purposes) to encroach into the Park Road right-of-way provided that it
does not obstruct the public sidewalk.

Brian YMackson, MCIP
Director of Development

BlJ:spe
Att.

2797391
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| Staff Report
Origin
Ledingham McAllister Communities Ltd. has applied to the City of Richmond for permission to
develop 296 dwellings in three 4-storey, wood frame buildings over a 1-storey, common parking

structure on a recently consolidated site formerly made up of thirteen single-family lots and a
City owned road (Park Place).

The site is being rezoned from “Single Detached (RS 1/E)” to “Low Rise Apartment (ZLR23)”
for this project under Bylaw 8439 (RZ 07-397063). Note that the subject rezoning application
pre-dates the recent adoption of Richmond Zoning Bylaw 8500 and, as such, the proposed
change in zoning was originally identified as being from “Single Family Housing District,
Subdivision Area E (R1/E)” to “Comprehensive Development District (CD/200)”.

Infrastructure improvements, including frontage improvements along Eckersley Road, full
construction of Park Road, and water, storm, and sanitary sewer upgrades, have been secured via
rezoning and will be constructed via a separate Servicing Agreement (SA 09-490129),

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.

Background

The subject site is situated in the Brighouse Village area of Richmond’s City Centre and is
designated under the City Centre Area Plan (CCAP) as “Urban Centre TS5 (25 m)”, which
typically allows for low- and mid-rise apartment buildings with a maximum density of 2 floor
area ratio (FAR). Development surrounding the subject site is as follows:

¢ To the north, the site fronts onto Park Road (an existing dead-end road that will be extended
by others when redevelopment east of the subject site occurs), and across which lies the Cook
Elementary School/Park site and views to the north shore mountains;

e To the east, the site borders on an older, two-storey multi-family site (Land Use Contract
(LUC) 25), which is designated under the CCAP for future park and high-density townhouse
uses (1.2 FAR);

e To the south, the site borders two properties: an existing BC Hydro Substation, which is
planned to be decommissioned by BC Transmission Corporation (Attachment 2) and is
designated under the CCAP for institution and/or high-density townhouse uses; and, a newly-
constructed, 16-unit, 3-storey townhouse project over a level of parking (1.0 FAR, RZ 06-
342074, DP 06-3528760); and

e To the west, the site fronts onto Eckersley Road, across which lies the site of a proposed
mid/high-rise multi-family residential complex consisting of 211 units (176 market and 35
affordable rental) over two levels of parking (RZ 06-322803, DP 07-374744), the rezoning of
which is pending completion of rezoning considerations.

Rezoning and Public Hearing Results

During the rezoning process, staff identified the following design issues to be resolved at the
Development Permit stage:
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e Increase the rear (east) building setback to accommodate the sewer right-of-way serving
existing development east of the subject site.

Complete. The parking structure is setback 3 m from the property line, as per the subject
zoning bylaw (ZL.R23) and does not conflict with the sewer right-of-way.

o Submit an acceptable landscape plan demonstrating tree replacement at a 2:1 ratio.

Complete. The proposed development will plant 221 trees on site, together with 64 cedars to
extend the existing hedge, and remove 54 trees, thus, satisfying the City’s 2:1 tree replacement
policy. Note that al rezoning stage, a Japanese Maple, was identified for relocation at the
developer’s expense, but City staff later determined that it should be removed and a permit was
issued to facilitate pre-loading. More recently, a second Japanese Maple, situated within the
Park Road right-of-way, was identified for possible retention or relocation. The applicant has
agreed to undertake the necessary work, as determined via the project’s pending Servicing
Agreement process.

o Improve the Park Road and Eckersley Road streetscapes with regard to:
- Maximizing landscaping of the podium and introducing a series of retaining walls;
- Enhancing connectivity between the podium level and the street; and
- Treating and/or reducing the paved loading (recycling} area along the Park Road frontage.

Complete. New measures have been introduced to enhance the project’s streetscape, including:

- Additional planters and landscaping along the street frontages and refinements in the
podium profile, private open spaces, and associated architectural features that better
screen the podium and “soften” the change in grade; and

- Park Road and the associated frontage treatment have been redesigned (in coordination
with the pending Servicing Agreement) to reduce the size of the recycling loading area,
increase the area of soft landscaping, and create a more park-like streetscape (including
public art) that will complement the building and the adjacent park/school site.

¢ Design the parkade elevations to minimize impacts on adjoining properties.

Complete. Several measures are employed to minimize the visual impact of the parkade on

the project’s neighbours, including:

- The mature hedge along the site’s east and south edges will be maintained;

- A landscaped planter will be installed along the parkade’s east and south walls to
conceal the bottom of the wall and screen its upper portion (2 m max.) with plants;

- A fire lane will ramp up over the parkade along the project’s east side, thus, reducing the
height of a large portion of the parkade s east wall (and increasing the setback to the
building s upper storeys); and

- Glazing will be installed along the parkade’s south and east elevations.

¢ Give consideration to privacy and overlook impacts.

Complete. The design of the project’s units and balconies has been refined and privacy screens
will be installed between adjacent outdoor spaces and other places where overlook is undesirable.

e Use building materials and color to break up the building massing,

Complete. The architect has broken up the massing through the introduction of additional
building setbacks, varied balcony profections, and architectural features. This, in
combination with an increase in the extent of brick used in the project, the replacement of
vinyl shingle siding with wood, changes to the roofline, and a complementary landscape
strategy, provides for a high degree of visual interest within a cohesive, attractive design.
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Demonstrate that accessible units are provided on-site.

Compilete. Prior to Building Permit issuance, as noted in the rezoning report, the developer has
agreed to incorporate measures for aging in place in all units, including lever-type handles and
blocking in all washroom walls to facilitate the future installation of grab bars/handrails.

- Substantiate the phases of development.

Complete. A legal agreement will be registered on title to regulate the order in which the
project’s three buildings may be occupied, in order to ensure that required affordable
housing units will be provided in accordance with the Housing Agreement. Other phasing
considerations will be addressed via the project’s phased strata plan application process,

Confirm compliance with the Building Code definition of basement.
Complete, A Code analysis has been completed to the satisfaction of Building Approvals staff.
Provide details of a transit pass allocation implementation strategy to the satisfaction of the City.

Complete, The applicant has provided a letter describing the transit pass implementation

strategy to the satisfaction of staff. (Attachment 3) In brief, the strategy includes:

- Al 296 units will be offered a 70% subsidy towards the purchase of a 12-month, 2-zone
transit pass (i.e. 8835 towards a $1,188 pass).

- Potential residents will be made aware of the program via marketing information.

- Actual pass purchases/subsidies will occur when a resident moves into their unit.

- Pass subsidies will be offered until the developer’s funds allocated for this program
($247,104) have been exhausted.

Public Hearing Results

The Public Hearing for the rezoning of this site was held on July 20, 2009. At the Public
Hearing, concerns about rezoning the property were expressed with regard to shading of the
townhouse properties east of the subject site, noise from the existing BC Hydro Substation, and
increased traffic. Council directed:

“That staff (i) meet with BC Hydro representative and the applicant to discuss potential
solutions to the noise problems caused by the electrical substation and (ii) consider the traffic
issues-at the Cooney Road and Granville Avenue intersection.”

Staff worked with the applicant to address these issues in the following ways:

To reduce potential shadowing and related impacts, the project has been shifted away from
its east property line, such that the parkade is setback a minimum of 3 m, as per ZLR23, and
Buildings One (east building) and Two (south building) exceed the minimum permitted 6 m
building setback, as follows: _

- Building One: 9.6 m to the balcony face and 12 m to the building face; and

- Building Two: 6.2 m to the stair tower and 8.4 m to the building face.

Regarding noise generated by the substation, BC Transmission Corporation (BCTC)
investigated the complaint and reported that the cause of the noise, which was found to be
intermittent and unpredictable, is unclear. As such, there appears to be no immediate means to
stop it from occurring. Importantly, however, BCTC indicated that its Metro Vancouver
Strategic Supply Plan targets the substation for decommissioning in 2013. The future use of
the substation site has not yet been determined, but any public utility use would be subject to
BC Utilities Commission approval and public/City consultation. (Attachment 2)
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Regarding traffic concerns:

- Traffic generated by the subject development will not impact neighbours to-its east, as Park
Road does not extend east of the subject site and will not do so until that area redevelops;

- As a condition of rezoning, the subject development will upgrade Eckersley Road (SA 09-
490129) and contribute funds towards the westward extension of Park Road to Cooney; and

- Asthe subject development fronts neither Cooney Road nor Granville Avenue, it has not
been asked to make any improvements to those roads; however, the pending development
west of the subject site, which fronts Cooney Road, Eckersley Road, and Anderson Road
(RZ 06-322803, DP 07-374744), is required to undertake improvements to Cooney Road
(i.e. road realignment and frontage upgrades), and additional road improvements will be
sought, as warranted, in coordination with other future development in the area.

Staff Comments

The proposed scheme attached to this report has satisfactorily addressed the significant urban
design issues and other staff comments identified as part of the review of the subject Development
Permit application. In addition, it complies with the intent of the applicable sections of the Official
Community Plan and is generally in compliance with the “Low Rise Apartment (ZI.LR23)” except
for the zoning variances noted below.

Zoning Compliance/Variances (Staff comments in bold.)

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

b

2)

3

Increase the maximum allowable projection for common entry features projecting into a
public road setback, including any associated architectural features, cantilevered roofs, eaves,
and gutters, as follows:

i.  From 1.2 m to 3.2 m on Eckersley Road; and
il.  From 2.1 m to no setback required on Park Road.

Staff support the proposed variance as:

- The common entries and their special architectural features (e.g., timber brackets, roof
overhangs) enhance the project’s pedestrian scale, visual interest, and distinctive character;

- Along Eckersley Road, the proximity of two entries to the sidewalk helps to frame the
project’s central stair and provides a desirable focal point for the streetscape; and

- Along Park Road, due to the large boulevard behind the sidewalk, all entries are set well
back from the sidewalk (including the one for which the setback is reduced).

Increase the maximum allowable projection for unenclosed balconies projecting into a public
road setback as follows: .

i.  From 1.2 mto 1.3 m on Eckersley Road; and
it.  From 2.1 mto 2.3 m on Park Road.

Staff support the proposed variance as the proposed increases in allowable projections are
minor (i.e. 0.1 m on Eckersley Road and 0.2 m on Park Road) and will contribute to a more
visually interesting, attractive streetscape.

Permit one loading space along the subject site’s Park Road frontage (intended for recycling
pick-up purposes) to encroach into the Park Road right-of-way provided that it does not
obstruct the public sidewalk.
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Staff support the proposed variance as it minimizes the size of the paved loading/recycling
area and coordinates with the realignment of Park Road (as per SA 09-490129), which results
in a more park-like streetscape, helps to retain a row of existing trees along the road’s north
side, and better complements the character of the adjacent park/school site.

Advisory Design Panel Comments

The project was presented to the Advisory Design Panel and was supported, subject to the
applicant taking the Panel’s comments into consideration. The Panel asked for design
development generally with regard to landscape treatments, security concerns, replacing vinyl
finishes with alternate materials, and public access to the central courtyard from the street for
wheelchairs. The applicant has made improvements in all areas. With regard to the requested
wheelchair access, all members of the public, including those who are able-bodied and people
using wheelchairs, scooters, strollers, and other mechanisms, will access the courtyard via the
secured, common entry/elevator lobbies.

A copy of the relevant excerpt from the Advisory Design Panel Minutes from December 17,
2009 (amended January 6, 2010) is attached for reference. (Attachment 4) 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
¢ The proposed massing/landscape will contribute fo an attractive streetscape that complements:
- Recently approved/constructed townhouses and apartments on nearby sites; and
- Cook Park/School by contributing to a “park-like” environment along Park Road, retaining
existing trees, and helping to integrate the park-school with the residential neighbourhood.

e The retention/enhancement of the existing mature hedge along the subject site’s east and
south boundaries, together with significant building setbacks, will help to buffer sensitive,
existing neighbours from the new development and minimize shadowing and overlook. Note
that the applicant is required to monitor the health of the hedge throughout the permitting and
construction processes, and must install mature replacement trees in the event any existing
trees do not survive.

o Potential traffic impacts will be minimal, as traffic generated by the subject development will
have no direct access to existing neighbours to the east, and Eckersley Road, Park Road, and
other nearby streets are being incrementally upgraded as this development and others in the
neighbourhood proceed.

s The existing substation, located immediately south of the subject site, is expected to be
decommissioned in 2013, which will solve recently reported noise issues in the local area.

Urban Design and Site Planning

e The proposed form of development (i.e. three 4-storey bu11d1ngs over a common level of
parking with a large landscaped courtyard) is one of several low- and mid-rise forms
encouraged in this area under the City Centre Area Plan (CCAP) with the aim of establishing
a diverse and livable, urban, residential neighbourhood offering a variety of housing types
within easy walking distance of the Canada Line, parks, schools, and shopping.

s The proposed form of development is consistent with CCAP Development Permit (DP)
Guidelines, with the exception of its lack of individual unit entries along its Park Road and
Eckersley Road frontages. The key reason for this deviation is the height of the project’s
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podium, which could not be reduced due to water table issues and would have necessitated
long stair runs and a great deal of hard landscaping. As an alternative to the CCAP typical
approach, the project proposes significant planting along both frontages, complemented by
special building entry and landscape features. The result is a pedestrian-friendly streetscape
that will complement adjacent development and enhance the neighbourhood.

The subject development, at a proposed density of 1.884 FAR, will be Richmond’s highest
density 4-storey, wood frame, multi-family development. To achieve this density without
compromising the amount or quality of on-site open space, the project’s three buildings are
roughly one-third deeper than what is typically found in Richmond (i.e. approximately 24 m
versus 18 m), which results in overlook and daylighting challenges. Nevertheless, the amenity
offered by the project’s large central courtyard and proximity to the Cook Park/School site is
significant and would appear to make up for any drawbacks. (Note, however, that this may not
be the case in future projects where such amenities are not offered.)

Common entries/elevator lobbies, for the public and visitors, are provided for each of the
project’s three buildings (and its central courtyard) along the public street frontages, and are
designed as special streetscape features that help to enhance the project’s pedestrian scale,
visual interest, and distinctive character. '
Proposed resident and visitor parking and bicycle storage are consistent with the Zoning
Bylaw. Vehicle access to the parkade is provided on both Eckersley Road and Park Road to
help avoid congestion at the entry/exit during peak morning and evening periods. No tandem
parking is proposed.

Emergency access and loading is accommodated via a ramped fire lane at the east end of the
project that links Park Road to the courtyard (i.e. the roof of the parkade).

Garbage will be handled within the parkade, via Park Road, by a private contractor using a
small truck that does not require any increase in standard parking garage ceiling height.
Recycling, too, will be handled along Park Road, but will be picked up outside due to the
high clearance required by the truck. To accommodate this with minimum impact on the
streetscape, the recycling/loading space is oriented perpendicular to the street, partially on-
site and partially within a large boulevard behind the sidewalk. The design of the recycling
activities has been coordinated with the design of Park Road, via SA 09-490129, to minimize
the visual impact of this use, create a park-like streetscape, and complement/enhance the
quality and character of the adjacent park/school site.

Architectural Form and Character

The architectural expression of the proposed development is:
“European influenced” with regard to its simple building massing, strong street-walls, and
formal/axial site layout; and
“Craftsman influenced” with regard to its choice of materials and architectural details
(e.g., board and batten, shingles, timber brackets, deep roof overhangs, brick columns).

¢ The project is made up of three buildings, which share a common massing and architectural

vocabulary, but exhibit significant variations in their architectural details (e.g., rooflines,
balcony and bay window treatments, window sizes). The result is a simple, yet sophisticated
project, that is made visually engaging and attractive by the “texture” of its
projections/recesses, materials, and landscaping and will complement recent wood-clad
townhouse projects in the local area. ‘

The project has a mansard roof, sloped around its perimeter and flat in the centre. The sloped
portion will conceal views to any rooftop equipment. The flat portion will be white to reduce
heat gain and present a clean appearance.
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e Prior to Building Permit issuance, as noted in the rezoning report, the developer has agreed to
incorporate measures for aging in place in all units, including lever-type handles and
blocking in all washroom walls to facilitate the future installation of grab bars/handrails.

Landscape Design and Open Space Design

e The subject development, which proposed to plant 221 trees and remove 54, more than complies
with the City’s 2:1 tree replacement policy. In addition, the project will:

- Retain the existing mature cedar hedge along the site’s east and south boundaries, and extend
it by planting an additional 64 cedars;

- Retain existing trees along the north side of Park Road; and

- Viathe pending Servicing Agreement (SA 09-490129), investigate the possible retention
and/or relocation of a mature Japanese Maple situated within the Park Road right-of-way.

o The project’s outdoor common amenity space meets the bylaw requirements in the form of a

‘large, central courtyard comprised of three distinct outdoor “rooms™:
“Promenade”: A formal walkway, shaded by three rows of trees, lined with benches, and
fronted by individual units. The walkway rises from Eckersley Road on the west side of the
site via a grand staircase framed by the entries to Buildings Two and Three, and terminates at
the project’s east building (Building One) and north-south axis, marked by a specimen tree.

- “Qrassy Knoll”: A grassed, children’s play area, ringed by trees and centred on a play
structure (the recommended ages for which are 5 — 12 years).

- “Fountain Plaza”; A sunny, hard surface children’s play area suitable for tots” wheeled toys
and water play. Situated near the end of the “promenade”, the grassy play area, and indoor
amenity space located in Building Two (south building), with a water feature as its focus, the
“plaza” is a natural crossroads for residents using the courtyard, a place to socialize, enjoy
the sun, and tend to small children. The water feature is planned as a continuous plaza
surface with concealed jets and minimal pooling, which will facilitate children’s play with
minimum liability concerns and allow for uninterrupted use of the plaza surface when the
fountain is not operating.

e The project’s street frontages include significant soft landscaping, complemented by hard surface
elements (e.g., two grand staircases) and distinctive common entry features. In addition, the
Park Road frontage is designed to achieve a park-like character and accommodate public art,
thus, complementing and effectively expanding public use and enjoyment of the adjacent
park/school site,

Crime Prevention Through Environmental Design
¢ CPTED has been considered in the design of the subject development. Specifically, in
response to comments from the Advisory Design Panel:

- Parkade: The interior will be painted white, glazing will be provided along its south and east
walls and at all elevator lobbies, panic stations will be installed, and security cameras will be
provided at the entrances; and

-~ Central Courtyard: The large stairs leading up to the courtyard from Eckersley Road and
Park Road will both be gated at the top to limit public access. Public access will generally
be via the project’s secured entry lobbies.

Additional Considerations
e Via the subject rezoning (RZ 07-397063), the following considerations have been secured:
- Affordable Housing: As per density provisions contained within ZI.LR23, the construction
21 affordable housing units on-site has been secured, including seven 1-bedroom units in
Building One (east building) and thirteen 1-bedroom units and one 3-bedroom unit in
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Building Two (south building), together with all necessary legal agreements (e.g., Housing
Agreement, phasing),

- Aircraft Noise Mitigation: Prior to issuance of Building Permit, an acoustical report must be
completed by a registered professional qualified in acoustics demonstrating that the building
design incorporates adequate noise mitigation elements to ensure compliance with the
standards set out in Section 5.4 Noise Management of the Richmond OCP.

- Flood Plain Management: Registration on title of a flood covenant has been secured. The
proposed development complies with the Flood Plain Designation and Protection Bylaw
8204, which identifies a minimum Flood Construction Level for the site of 2.9 m GSC.

- Public Art: A voluntary contribution of $158,780.00 will be provided by the developer,
together with a Public Art Plan. Installation of the public art is proposed for Park Road (i.e.
road right-of-way and/or the project’s frontage, as determined via the public art design
process).

- Servicing Capacity: Downstream Consortium Upgrades for storm and sanitary sewers have
been secured, together with watermain upgrades and related works, to be constructed via a
separate Servicing Agreement (SA 09-490129).

- Sustainability: Leadership in Education and Energy Design (LEED) is an accepted industry
standard for sustainable buildings. As indicated at rezoning stage, the applicant does not
propose certification of the subject project, but will incorporate features demonstratlng

“equivalency” to certification. (Attachment 5)

- Transportation: Voluntary developer contributions of $1,246,400.00 towards land for the
extension of Park Road to Cooney Road and $15,000.00 towards bike lane construction.
(The latter is a Transportation Demand Management measure tied to parking reductions as
provided for under the Zoning Bylaw.)

Conclusions

The subject development is consistent with City Centre Area Plan objectives for increased
densities and housing options in close proximity to the Canada Line, shopping, schools, and
other urban amenities, The proposed three 4-storey buildings will add to the diversity of the
local area and provide an attractive transition between higher-rise developments proposed west
of the site and existing townhouses to its east. On-site open space, in the form of a central
courtyard, will provide a significant amenity for residents, while the site’s perimeter landscaping
and architectural character will enhance the streetscape and the project’s relationship with the
adjacent park/school. On this basis, staff support the proposed development and recommend that
a Development Permit be issued.

Suzanne Carter-Huffman
Senior Planner/Urban Design

SPC:cas

Attachment 1: Development Application Data Sheet

Aftachment 2: BC Transmission Corporation Letter

Attachment 3: Transit Pass Implementation Strategy

Attachment 4; Advisory Design Panel Minutes & Applicant’s Response
Attachment 5: LEED Equivalent Scorecard
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The following are to be met prior to forwarding this application to Council for approval:

*

Receipt of a Letter-of-Credit for landscaping in the amount of $659,000.

Prior to future Building Permit issuance, the developer is required to complete the following:

Continued monitoring of the hedge along the subject site’s east and south property lines and the provision of
updates to the City regarding its health. In the event that any trees forming part of the existing hedge do not
survive, mature replacement trees must be planted to the satisfaction of the City.

Completion of an acoustical report, by a reglstel ed professional qualified in acoustics, demonstrating that the
building design incorporates adequate noise mitigation elements o ensure compliance with the standards set out
in Section 5.4 Noise Management of the Richmond Official Community Plan (OCP),

Incotporation of measures for aging in place for all units including lever-type handles and blocking in all
washroom walls o facilitate future potential installation of grab bars/handrails.

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 604-276-4283.

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

Data Sheet

Development Applications Division

Attachment 1

8600 Park Road (Formerly 6760, 6780 & 6800 Eckersley Road, 8500, 8520 & 8540 Park Road,

Address:

6751, 6760, 6771, 6780, 6791, 6800 & 6831 Park Place, and the Park Place Road Right-of-Way)

Applicant:

Ledingham McAllister Communities Ltd.

Owner:

Saffron Homes Ltd.

Planning Area(s):

City Centre (Brighouse Village)

Floor Area: 24,383.62 m*(262,471.7 ft*)

| Existing | Proposed
Site Area: 12,939.6 m? (139,285 ft?) 12,939.6 m* (139,285 ft?)
Land Uses: Formerly single-family houses & road Multi-family residential

right-of-way (Park Place)

OCP Designation:

Urban Centre T5 (25 m)

Permits multi-family residential and/or non-
residential uses to a maximum density of

2.0 FAR

Complies

Zoning:

Formerly Single Detached (RS1/E)

Low Rise Apartment (ZLR 23)

Number of Units:

Formerly 13 houses

296 apartment units
(including 21 Affordable Housing units)

| Bylaw Requirement | Proposed Variance
. Max. 1.9 1.884 .
Floor Area Ratio: with Affordable Housing with Affordable Housing none permitted
Lot Coverage: Max. 50% 49% None
Setback — Public Road: Building: Min. 4.2 m Building: Min. 4.2 m Increased

Eckersley Road

(“Entries” means “common
entry features”)

Parking: Min. 2.0 m
Projections:

- Entries: Max. 1.2 m

- Balconies: Max. 1.2 m

Parking: Min. 2.0 m
Projections:

- Entries: Max. 3.2 m

- Balconies: Max. 1.3 m

projections for:
- Entries: 2.0 m
- Balconies: 0.1 m

Setback — Public Road:
Park Road

{"Entries” means “common
entry features”.)

Building: Min. 3.5 m
Parking: Min. 1.2 m
Projections:

- Entries: Max. 21 m

- Balconies: Max. 2.1 m

Building: Min. 3.5 m
Parking: Min. 1.2 m
Projections:

- Entries: No sethack

- Balconies: Max. 2.3 m

Increased
projections for:

- Entries: 21 m

- Balconies: 0.2 m

Building: Min, 5.0 m
Parking: Min. 3.0 m

Building: Min. 5.0 m
Parking: Min. 3.0 m

Setback — Side Yard (South): Projections: Projections: None
- Balconies: Max. 2.0 m - Balconies: Max. 2.0 m
_ Building: Min. 8.0 m Building: Min. 6.0 m
Setback —Rear Yard (East): | paring: Min. 3.0 m Parking: Min. 3.0 m None
Height: Max. 20.0 m 17.36 m None
Lot Size: Not applicable 12,939.6 m* (139,285 ft%) None

2797391
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| Bylaw Requirement | ~ Proposed | Variance

Off-street Parking Spaces:

- Resident; Market 330 - 304
(275 @ 1.2/du) :

- Resident: Affordable Housing 19 19

(21 @ 0.9/unit)

- Visitors: Market & Affordable 60 60 None
(296 @ 0.2/unit)

- Total 409 n/a

- Total LESS up to 10% for the 369 382*

- provision of TDM* measures,
to the satisfaction of the City

Oft-street Parking Spaces — -

Accessible (Min. 2% of total): 8 8 None

Small Car Parking Spaces

(Max. 50% of total): 101 | 112 None

Tandem Parking Spaces: Not permitted Nil None

Amenity Space - Indoor:; Min. 70 m? 137 m? None
Min. 1,776 m? 1,776+ m®

(including 600+ m? of
children’s hard and soft
play space)

Amenity Space ~ Outdoor: (including 600 m? of None

children’s play space)

¥ TDM means “Transportation Demand Management”.

**  The number of residential parking spabes on-site is reduced by roughly 6% (from 409 to 382) based on the
provision of TDM measures as per RZ 07-397063 (i.e. developer provided transit pass subsidies and bike lane
contributions).



Attachment 2

BC Transmission
CORPORATION

Building Cormactions

Suzanne Carler-Huffman
Senior PlannerfUrban Design
Policy Planning

City of Richmond

6811 No. 3 Road

Richmong, BC V&Y 2C1

November 16, 2009

Danr Suzanne;

In follow up to our mesting of November §, 2009, | am pleased to provide you with further
Information on BC Transmisslion Corporation’s future plans for Richmond Substation (located at
Granville and Cooney), as set out In-BCTC's Metro Vancouver Strateglc Supply Plan. This s a
30-year "vision" of how the electrical transmisslon system could evolve In Metro Vancouver,

As wa discussed, Richmond Substation is served by two 60 kilovolt (kV) fransmission lines that
originate al Kidd 2 Substafion (lacated at No. 4 and River roads), The iwo ransformers in
Richmend Substation convert this power to 12 kV for distribution. In this way, Richmond
Substation differs from the other two distribution substations that supply the City of Rlchmond
(Steveston and Cambie substations), which provide distribution power at 25 kV. This means that
these other two substations cannot provide back-up to Richimond Substation in the event of an
emargency, which makas supply from Richmond Substation less reliabie. Richmond Substation
fas alsa been operating near its capacity for a few yoars now - lead growth In its vicinfty Is
malnly served from Cambie and Steveston substations.

BCTC therefora plans to construct new distribution assets at Kidd 2 Substation. (Kidd 21s a
transmisslon substation and doas not currently have the equipment required to provide
distribution voltage elfsctricity.) The distribution load currently served by Richmond Substation
woutld then be converted to 25 kV, and the load would be transferred {0 Kidd 2, allowing
Richmond Substation to b decommissioned.

At this time, BCTC plans to complete the work at Kidd 2 in Summer 2013; load transfer from
Richmond Substation would start at the same time, However, as we discussad, this Is a plan
and fherefore subject to change, The drivers behind the addition of distribution asseéts to Kidd 2
— in addition to allowing transfer of the load from Richmond substation - Is also to allow Kidd 2 to
take some of the load currently served by Stevaston and Camble subsiations, which ara both
operating rear capacity. Kidd 2, Steveston and Camble substations would all then have capacity
avaliable to meat distribution load growth In Richmond. Consequently, continued load growth in
Richmond would contribute to keaping this project on or close fo the currently planned schedule.

The other factor that is critical to this project prooeading Is approval from BCTC's regulator, the
BC Ulliittes Commission. At this ime, BCTC antlcipates submitting the project to the BC Utilitles
Commission for approval as part of BCTC's next Transmisslon System Capital Plan. The BGUC
examines sach proposed project in tha Capital Plan, as well as any alternatives we've
considered. It approves, rejects or asks for further study for sach project, based on what It
deama to bé the best use of our capltal resources on ratepayers’ behalf.

Suite 1100, Four Zamiail Cens Talprhaves 604 G628 7500
1085 Dunsmuly Sieget Fax: B0s 290 7253

PO Box 40260 wyranboie.nom
Vanaouvsr, BO VI V3
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Assuming BCUC approval and the project procseding, it's important to noté that, even after a
substation is decommissioned, the property stiil belongs to BC Hydro. Whils there gre no plans
for the Richmond Substation property at this time, the land could be reusad by BC Hydro in the
future. Howevar, any potantlal future utility project at the site would be considered new
development and would be subject to BCUC approval through our Capltal Planning process, as
well as consultation with stakeholders, Including the City of Richmond.

You glso asked if the transmizgsion (Ines running down elther side of Garden City Road would be
removed if Richmond Substation I decommissloned. You are correct that these are the two
transmission lines that supply Richmend Substation — they originate at Kidd 2 and terminate at
Rishmond Substation. Decommissioning Richmond Substation would resuit in these lines being
de-energized, Often, de-energized lines are left In place, in case they are nesded for some
future use, However, this could certainly be discussad with BC Hydro/BCTC at that time,

| hope that you find this information helpful, Please feel free fo contact me {604 888 7581) if you
have any other questions. Understanding the City of Richmaond's keen interest in the possible
decommissioning of Richmond Substation, | will kesp you advised of any changes to the
planning schaedule as it impatts this substation.

Lestey A, Waod
Sr. Community Relations Speclalist

Regards



Attachment 3

LEDINGHAM McALLISTER

Srd Floor, 1285 West Fender Streel, Vencouver, BC, Canada VBE 481 /{804) 682-3700-FAX: (804) 664-8004

January 7, 2010
(January 8, 2010 revised)

City of Richmond
6911 No. 3 Road
Richmond, BC
VEY 2C1

Dear Suzanne:

Re: Saffron Translt Passes

As noted In the Rezoning Considerations for the Saffron preject, prior to & Development
Permit belng forwarded to the Development Permit Panel far consideration, the

daveloper is required to;

Provide details of the implementation strategy assoclated with the allocation of transit
passes to the satisfaction of Engineering Transportation. The implementation strategy
will include: '

1. Criterfa used to determine which units will receive a 12-month, 2-zone transit
. pass; '

2, Percentage of passes to be allocated In each phase of development; and

3. A means to ensure the TDM measures are implemented to the satisfaction of

Enginearing Tranapottation.

The cost associated with the provision of transit passes was negotiated with City
Transportation staff in September 2008, The cost Is substantive and was calculated at
$247,104.00. (see table below)

Given the significant investment we are undertaking In trangit passes, the
implemantation strategy Is Indeed very Important ag we want to ansure that passes ara
actually used. The initial proposal by Transportation staff was that 70% of the total
homes (208 of 296) recelve a 2-zong transit pass Tor a 1 year period and thet the pass
be freely dispensed,
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More recently, Clty staff has agreed with the deveicpar that the probability of transit
pass usage by residents will be higher if residents participate in the purchase of the
transit pass. Generally speaking, a willingness by an individual to make a contribution
to the cost of prmndmg a service demonstrates a motivation or genuine interest to
actually use the service. As noted by our transportaﬁcﬂ consultant, the transit passes
will promote non-automoblle use, evén among residents whe own a car; furthermore Tt
is. expected that these passes will be primarily used by residents for traveling to and
from work.

Holding constant the value of our translt pass insfeai:ment at $247,104.00, but requiring
resldents to participate in the purchase of a transit pass achieves two abjectives* Iy it
Increases the probabliity of actual transit pass usage and, if) It enables the transit pass
program to be extended to all homes within the dexfelapment

Therefore responses to points 1 and 2 of the Emplanﬁentattﬁn strategy are as follows:

1. All 296 units will be offared & 12 month, 2-zone transit pass. The develaper will
provide a 709 subsidy on the pass, in r:xther words an $835.00 contribution to a
pass with a total value of $1188.00

2. The percentage of passes to be allocated In each phase of development and the
percentage of homes in each phase of the development are equal. For example,
there are 63 units in phase one (bullding ong), or 21% of 296 homes. 21% of the
total avallable transit passes, or 63 transit passes wilt be avallable.

Initial City Proposal: Allogation of Transit Passesitﬂ 70% of Homas

Total Homes | 70% of Homes 12 month - Value of Transit
@ 100 Subsidy 2 - Zone Pass | Pass Program

296 208 1 $1188.00 | $247,104.00

City ~ Developer Agreement: Allocation of Transit Passes to 100% of Homes
Total Homes | 100% of Homes | 70% subsidy of | Value of Translt

@ 70 Subsidy 12 month - Pasg Program
2 - Zone Pass

296 296 $835.00 $247,160.00

Formula:
$247, 1(]4 DO / 296 = $835.00. Eguates to 70% mf £1188

Instead of 208 homes (70% of 286) offered a transﬂ. pass af a 1{30% subsidy, all 296
homes will be offered a transit pass st a 70% subs!dy

Point 3 requests a description of the manner in whlqh the transit pass program will be
implemented. In discussions with Wayne Craig, it was his request that this letter advise
how residents would be made aware of the transit pass program and how the transit
passes would actually be dispensed to residents,



The developer intends to commence sales of Phase 1 of the Saffron project in the Spring
of 2010, Homes wiil be pre-sold by way of a Presentation Centra, Visitors to the
Presentation Centre will be made aware of the transit pass program by sales staff, Staff
will also have literature available on the features of the program which will note that the
Saffron site is located only 500 metres from the new Richmond-Brighouse Canada Line
Station and that the two-zone transit pass will transport residents all the way to
downtown Vancouver.

References to the transit pass program will also be included In our Disclosure Statement
that is provided to each purchaser.

The actual purchase and usage of the transit passes will occur when purchasers move
into thelr homes, As with all of our developments, we engage the sarvices of a
professional property management company, Crosby Property Management, to manage
the project and to work with the strata councll, In this case Crosby Properly
Management will administer the transit pass program and coordinate with the Individual
strata lots regarding the purchase of translt passes,

In summary, as all homes (in all Phases of the development) will be eligible to
participate in the program, it will not be a matter of first-come-first serve in terms of
who recelves a transit pass., On the other hand, It needs to be contemplated that not all
residents will elect to participate In the program; and although we would not increase
our overall investmeant in the transit pass program, we would extend U pragram for a
longer parlod of time for those residents who demonstrated an interest In the program
until stch time as the funds committed under the program have heen exhausted.

Yaurs truly, ,

meron Thom
Development Manager
Saffron Homes LP

¢c. Wayne Cralg



Attachment 4

Excerpt from the Minutes from
The Design Panel Meeting

Thursday, December 17, 2009 — 4:00 p.m.
Rm, M.1.003, Richmond City Hall
As amended January 6, 2010

[Design response by the applicant included in bold italics after each Panel Decision item.]

3.

DP (7-399354 296-unit multiple-family development in three 4-storey
buildings over a common parking structure

ARCHITECT: Ledingham McAllister Development, Robert Ciccozzi
Architecture

LOCATION: 6760/80, 6800 Eckersley Road, 8500/20/40 Park Road, and

6751/60/71/80/91, 6800/31 Park Place, together with Park
Place roadway

Panel Discussion

Comments from the Panel were as follows:;

lots of lighting in courtyard is good. Trees will screen underlighting from residential units
above; '

public access to courtyard late at night is a concern;
good project. It will be successful;
project is well-detailed and thought out;

concern on the use of vinyl on the project; consider reducing the amount of vinyl and
increasing the use of bricks and alternate soffit material. Vinyl soffits in deep overhangs are
unattractive in large buildings;

same details are applied on the north and south elevations; consider different treatments of the
two elevations in view of the large scale of the project;

introduction of window wall element is a good idea; however, it is not presented well in the
model; needs further development;

play area should be geared towards the use of younger children as older children will likely go
to the nearby school yard to play;

would be nice to see a stronger environmental agenda; would be nice to see City expectations
and an enforcement mechanism;

well-developed project; inside courtyard is nicely landscaped;

parking entry and loading bay are indistinguishable; create hierarchy and different treatment
between them to avoid confusion. Consider end view of loading bay,

" not much can be done on the 6-metre wide fire lane; consider planting of vines and climbing

plants on sidewall to mitigate its impact;
applaud applicant on quality of presentation materials and model. Very striking project;

- development of massive design is well-conceived; expressed well by the model;

good detaiIing to buildings; however, concern regarding impact of deep/wide building and
deep decks on daylight penetration into suites. Look at daylight penetration for all units;

look at acoustic impact of privacy screens in deep balconies,
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use of another material in window wall may not be necessary; consider utilizing existing
material palette with variation in colour, profile or detailing;

consider continuing the brick masonry around the east ramp concrete wall to hide it;

design consideration of privacy screen at the jog of Building 3 that faces the main entry to the
courtyard;

landscape architect has created potential for really nice spaces; however, there is an absence of
hierarchy of spaces in the E-W promenade which make them indistinguishable from each
other; use of plants, trees and paving are the same throughout these spaces;

plant list needs to be expanded for diversity and to create distinct places and areas in such a big
project; consider increasing diversity of trees, shrubs and perennials;

consider the fransitions between the spaces. Significantly reduce the amount of paved arca
particularly on diagonal approaches to amenity space and at the N-S ends of the amenity space
to enhance the quality of spaces; use diagonal connections into amenity space rather that
stacked squares;

applicant did not act on previous recommendation of Panel to consider adding a feature at the
east end of the promenade to terminate the view; should be pursued by the applicant;

there is a huge number of benches. Consider reducing the number of benches in the courtyard.
Consider large planter urns to punctuate lobby entries instead of double benches;

reduce the width of the N-S walkway;

consider increasing the lawn area of units in the S-W corner;

desirable to have grade level access to the courtyard from both streetscape stair entry points;
identify convertible units;

look at incorporating graded smooth pathways diagonally across the stairway fronting
Eckersley Street to provide an alternate route for people who are unable to use the stairs and
strollers;

vehicular green ramp is laudable; could also be used by people having difficulty using the
stairs or pushing strollers by incorporating pavers that would facilitate a smoother surface;

suggestions by Panel on doing public art in the previous ADP meeting are intended to inform
the applicant on what is going on in the area; Public Art Commission gives the artist freedom
to make decisions and to use his/her creativity in developing public art for the project;

congratulations on incorporating public art. Good choice of location for public art which is
right across a park and school; visible and accessible;

presentation materials are of high caliber; the architect has done a good job in presenting the
project;

well-designed project; takes advantage of its surroundings; and

good material palette; vinyl is an appropriate material to use in a wet environment; however,

consider using painted shakes instead of vinyl shingles in the project as a transition material,
would provide a nice break from repeated use of elements; not a cost issue.

applaud applicant for environmental sustainability of increased density, which is approaching
2.0 FAR. Level of density is better than most LEED tools.



Panel Decision

It was moved and seconded

That the Advisory Design Panel supports DP 09-07-399354 moving forward to the Development
Permit Panel subject to A and B below:

A
1.

10.

11,

The applicant making the following improvements to the project design:

design development to address security concern regarding public access to courtyard at
night. Improved — The courtyard will be gated at the top of the stairs on Eckersley Road
and Park Road. Primary public access to the courtyard will be via the project’s three
secure common entry/elevator lobbies.

design development to reduce the amount of paved area in the courtyard to enhance the
quality of space. Improved — The width of the courtyard’s walkways and the amount of
paving in its central amenity area have been reduced and replaced with soft landscaping.

design development to create hierarchy of spaces in the courtyard and transitions between
them. Improved - The paving and soft landscaping have been refined to enhance the sense
that the courtyard Is made up of distinct, yet complementary outdoor “rooms”.

design development to reduce the width of walkways in the courtyard. Improved, (See #2)

design developmeht to increase number of species and diversity of trees, shrubs and
perennials. Improved — The diversity of trees and plants has been significantly increased.

design development to address previous recommendation of the Panel to add a feature at the

- east end of the promenade to provide an end view. Improved - In addition to modifications

to the building fag¢ade that were made in response to ADP’s previous recommendation, a
specimen tree (Weeping Nootka Cypress) has been added af the terminus of the walkway to
provide a visual focal point.

design development to incorporate wheelchair ramp connection from street to courtyard at
Eckersley stairs. Consider incorporating a graded smooth ramp into or diagonally across the
Eckersley stairs. Nof incorporated — In response to security concerns raised by ADP (see
#1), the Eckersley stair will be gated, All public access, including wheelchair access, will
be via the adjacent common building entry/elevator lobbies.

design development to incorporate a paved path in the ramped fire lane to provide wheelchair
and stroller access. Not incorporated — The grade and length of the ramp do not meet
Building Code requirements for wheelchair access, and building design constraints prevent
its modification.

design development to window wall building break element for better integration into project
design character, Consider using existing material palette with variation in colour, profile or
detailing. Improved — This element has been redesigned to work within the project’s
architectural vocabulary and palette of materials, while still providing a desirable visual
“break” in Building Two and an attractive entry feature.

The applicant taking into consideration the following comments:

consider reducing the amount of vinyl and increasing the use of bricks and alternate soffit
material. Improved — Vinyl shingle siding has been replaced with wood shingles.

consider different treatments for the north and south elevations in view of the large scale of
the project. Not incorporated,



12.

13.

14,

15.
16.

17.

18.

19.
20,

consider making the play area more suitable for younger children than older children due to
proximity of school and park. Considered — The children’s outdoor space incorporates a
grassy play area ringed by trees and an adjacent hard surface plaza suitable for tots’
wheeled toys and water play. A central play structure is provided within the grassy area,
the recommended ages for which are 5 — 12 years. The combination of hard and soft
landscaped areas, trees, water, and the play structure are well suited to accommodate a
wide range of ages and inferests.

consider creating a hierarchy between the parking entry and loading bay to make them
distinguishable from each other and to avoid confusion. Considered — A treed planting strip
between the two areas will help distinguish them and screen loading activities.

consider treatment of the parkade wall adjacent to the fire lane ramp with brick masonry, or
planting of vines or climbing plant. Improved — Space limitations prevent the planting of
climbing vines within the fire lane. Instead, planters have been added to the adjacent
patios, incorporating small trees and groundcover that will trail dewn over the parkade
wall,

DELETED — Item deleted by ADP, January 6, 2010,

consider acoustic impact of deep balconies separated with privacy screens. To be addressed
at Building Permit stage.

~consider detailing of privacy screen at the jog of Building 3 that faces the main entry to the

courtyard. To be addressed at Building Permit stage.

consider reducing the number of benches in the courtyard and replacing streetscape double
benches with large planter urns to punctuate lobby entries. Improved — The number of
benches has been reduced and the building entries are framed by large, decorative planter -
pots,

consider increasing the lawn area in the private yards of SW corner units. Not incorporated.

consider use of painted shakes instead of vinyl shingles as a transition material to provide a
break from repeated use of elements in the project. Improved. (See #10)

CARRIED
Opposed: Dean Gregory



Attachment 5

Saffron Park Place: LEED Equivalent Scorecard
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City of Richmond | | .
Planning and Development Department Development Permit

No. DP 07-399354

To the Holder: LEDINGHAM MCALLISTER COMMUNITIES LTD.

Property Address: 8600 PARK ROAD (FORMERLY 6760, 6780, AND 6800

Address:

ECKERSLEY ROAD, 8500, 8520, AND 8540 PARK ROAD, 6751,
6760, 6771, 6780, 6791, 6800, AND 6831 PARK PLACE, AND
THE PARK PLACE ROAD RIGHT-OF-WAY)

C/O MR. CAMERON THORN
3"° FLOOR, 1285 WEST PENDER STREET
VANCOUVER, BC, V6E 4B1

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)

b)

Allow common entry features to project into a public road setback, including any
associated architectural features, cantilevered roofs, eaves, and gutters, as follows:

i. 3.2 mon Eckersley Road; and
ii.  No setback required on Park Road;
Allow unenclosed balconies to project into a public road setback as follows:
i. 1.3 m on Eckersley Road; and
ii. 2.3 mon Park Road; and

Permit one loading space along the subject site’s Park Road frontage (intended for
recycling pick-up purposes) to encroach into the Park Road right-of-way provided
that it does not obstruct the public sidewalk,

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 #19 attached hereto.

5. Sanitary sewers, water, drainage, highways, street lighting, underground wiring, and
sidewalks, shall be provided as required.
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No. DP 07-399354
To the Holder: LEDINGHAM MCALLISTER COMMUNITIES LTD.

Property Address: 8600 PARK ROAD (FORMERLY 6760, 6780, AND 6800
ECKERSLEY ROAD, 8500, 8520, AND 8540 PARK ROAD, 6751,
6760, 6771, 6780, 6791, 6800, AND 6831 PARK PLACE, AND
THE PARK PLACE ROAD RIGHT-OF-WAY)

Address: C/O MR. CAMERON THORN
3R? FLOOR, 1285 WEST PENDER STREET
VANCOUVER, BC, V6E 4B1

6. As a condition of the issuance of this Permit, the City is holding the security in the amount of
$659,000.00 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. 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.

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

2797391
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