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¢ : Report to Development Permit Panel
O, Richmond Planning and Development Department
To: Development Permit Panel Date: January 27, 2012
From: Brian J. Jackson, MCIP ' File: DP 11-594513
‘ Director of Development
Re: Application by Sandhill Development Ltd. for a Developnient Permit at

_ 11000 No. 5 Road

Staff Recommendation

That a Development Permit be issued which would permit the construction of two (2) Commercial
Retail buildings at 1000 No. 5 Road on a site zoned "Auto-Oriented Commercial and Pub (ZC26)

— Ironwood".

Brian JYackson, MCIP
Director of Development

SB:blg
Att.

3456922
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Staff Report

Origin

Sandhill Development Ltd has applied to the City of Richmond for permission to develop

two (2) Commercial Retail buildings at 11000 No. 5 Road on a site zoned "Auto-Oriented
Commercial and Pub (ZC26) — Ironwood". The proposal is for two (2) commercial retail buildings
totalling 672 m” in size as the second phase of a two-phase development. The site is the currently
vacant portion of the Sands Plaza commercial mall site.

There is no rezoning application associated with the proposed development.

The Sands Plaza commercial development is located at the southeast corner of No. 5 Road and
Steveston Highway (RZ 04-286494 and DP 05-292236) with vehicle access from No. 5 Road.
Council approved a similar Phase II development proposal for the site, and the Development
Permit has since expired (RZ 05-309078 and DP 05-315410). A hotel proposal was also
investigated for the site, but was withdrawn due to economic feasibility (DP 07-398708).

No servicing upgrades are needed to accommodate the proposed development. Substantial
unprovernents to the No. 5 Road and Steveston Highway intersection were constructed through a
previous Servicing Agreement (SA 05-301070) assocxated with the rezoning of Phase I of the
commercial development.

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

Development surrounding the subject [ronwood Sub-Area (Shellmont) site is as follows: ,

e To the north, across Steveston Highway, is the recently approved development site for the
mixed-use Gardens development (RZ 08-450659 and Phase I DP 10-544504);

o To the east and south, is an existing industrial warehouse building zoned “Industrial Business
Park (IB1)”; and

¢ To the west, is Phase I of the commercial development on the same property, under the same
zoning, “Auto-Oriented Commercial and Pub (ZC26) — Ironwood”.

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 (OCP) and is generally in compliance with the

* "Auto-Oriented Commercial and Pub (ZC26) — Ironwood" zone.

Advisory Design Panel Comments

Phase I of the project was reviewed and supported by the Advisory Design Panel on
April 6, 2005. Given that Phase II is consistent with the established design program, the
application was not referred to the Advisory Design Panel for review.
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Analysis

Conditions of Adjacency

The subject application constitutes Phase Il of a two-phase commercial development. The
site is located east of Phase I and an adjacent to the neighbouring industrial property. The
proposed development will present carefully detailed side elevations, moderate retaining wall
and a decorative metal picket fence to the adjacent lower industrial property. Downward
facing lighting fixtures will light the parking area while avoiding glare and light pollution.
No east side yard landscaping buffer has been provided for the front building to the shared
property line with the adjacent industrial property because of the operational need for a drive
aisle and minimum viable commercial unit size; and

The project complies with the flood construction level requirement to raise the building slab
elevation to minimum 2.9 m GSC. Phase [ was built under a previous lower requirement of
2.6 m GSC. With the flood construction level requirement, accessibility requirements,
ground level continuity with Phase I and associated site grading, the site will be raised above
the Steveston Highway sidewalk level. To mitigate the visual impact of parked cars raised
above the sidewalk level, continuous landscape strips incorporating lawn, ground cover,
shrubs, hedges and trees are proposed along the Steveston Highway streetscape as a
continuation of the existing landscape treatment in Phase 1.

Urban Design and Site Planning

The Phase II commercial buildings have been located on the site to tie into the site planning
of Phase [ in regards to building architectural form and character, landscaping, siting,
parking, vehicle and pedestrian movement;

Pedestrian scaled and oriented frontage character facing Steveston Highway across the
surface parking area, and pedestrian connections between the buildings, through the parking
areas and to both No. 5 Road and Steveston Highway have been incorporated through both
phases;

The provision of 140 parking spaces onsite exceeds the bylaw requirement. The provision of
seven (7) accessible parking spaces exceeds the bylaw requirement;

Private garbage and recycling collection is accommodated in Phase [; and

A loading bay is provided contiguous with the one-way drive aisle located at the east edge of
the site, which is acceptable to the Transportation Division.

Architectural Form and Character

The proposed simple building forms fit the form and character of the established Phase ],
articulated with strong column expression, pilasters, recessed entries, and projecting awnings
and canopies;

The proposed building materials (Hardi-board and batten, Hardi shakes, Hardi trim, glass and
painted steel canopies, canvas awnings, glazing in anodized framing, cultured ledge stone
and spandrel glazing) are consistent with the existing shopping centre and the Official
Community Plan (OCP) Guidelines; '

Visual interest and variety between building blocks has been incorporated in the overall
two-phase development with three (3) significantly different building types, varying
setbacks, and landscaping areas of varying dimensions; and

Signage opportunities are integrated into- the architectural design inciuding signage and
awnings attached to the buildings. Separate application(s) are required to permit signage.
Two (2) free standing sign towers for the commercial development were included in the
proposal for phase I: one (1) facing No. 5 Road and the other facing Steveston Highway.
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Landscape Design and Open Space Design

e The landscape design includes six (6) new trees on this small site with limited frontagc The
new trees proposed will soften the visual impact of the surface parking areas;

» The landscape design also includes planting areas along the east edge of the site and special
paving treatment with patterning and colour to aid in defining pedestrian sidewalks, drive
aisle areas and parking areas;

o The applicant is proposing to install a variety of City boulevard planting along the
Steveston Highway streetscape as an extension of onsite tree and shrub planting, which is
acceptable to Parks and Operations. The present and future owners will be responsible for
maintaining the landscaping under the Boulevard Maintenance Regulation Bylaw;

o Parking is partially screened from Steveston Highway with landscaping; and

» Decorative metal picket fencing with carefully detailed wood posts is provided along the east
property lines adjacent to the industrial lot.

Crime Prevention Through Environmental Design

¢ Lighting has been incorporated into the building and parking area design in such a way as to
limit light pollution off site; and

e To mitigate the concern that the one-way drive aisle located at the east edge of the site would
not be easily visible from the majority of the development, the applicant proposes visually
permeable metal picket fencing along this edge. Natural surveillance is provided from the
north, south and east.

Servicing and Utilities Capacity
o Required City infrastructure upgrades and connections were designed to accommodate both
phases of development (SA 05-301070).

Conclusions

The applicant has satisfactorily addressed issues that were identified through the rezoning
process, as well as staff comments regarding conditions of adjacency, site planning and urban
design, architectural form and character, and landscape design. The applicant has presented a
development that fits into the existing context. Therefore, staff recommend support of this
Development Permit application.

S %M(,«d«,QJ
Sara Badyal, M. Arch, MCIP
Planner 2 (Urban Design)

(604-276-4282)
SB:blg

The following are to be met prior to forwarding this application to Council for approval:
e  Receipt of a Letter-of-Credit for landscaping in the amount of $13,108.

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

e  Separate Building Permit for 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.

o Submission of a Construction Traffic and Parking Management Plan to the satisfaction of the City's
Transportation Division (http://www.richmond.ca/services/ttp/special.htm).

» Ifapplicable, payment of latecomer agreement charges associated with eligible latecomer works.
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Address: 11000 No. 5 Road

Development Application Data Sheet
Development Applications Division

Attachment 1

Applicant: _Sandhill Development Ltd.

Owner: Sandhill Development Ltd.

Planning Area(s):

Ironwood Sub-Area (Shellmont)

| B Eistng _ Proposed
Site Area: 8,420 m? No Change
Land Uses: Vacant portion of Commercial site Commercial
oCP Deslgnation: Commercial No Change
Zoning: Auto-Ori?Znéegs)Cfrir;gwn%c;igga\nd Pub No Change
Number of Units: Vacant 2 commercial buildings

| | Bylaw Requirement | Proposed | Variance

Floor Aréa Ratio: Max. 0.5 0.41 None Permitted
Lot Coverage: Max. 50% - 31% None
Front Yard (Steveston Hwy) Min. 6 m 186.3 m None
Side Yard (No. 5 Road) N/A N/A None
Setback — Side Yard (east) N/A 0.Tm-41m None
Setback — Rear Yard (south) N/A Om None
Height (m); Max. 12 m 7.3m None
Off-street Parking Spaces 135 140 None
Accessible Parking Spaces Min 2% (3 spaces) 5% (7 spaces) None
Small Car Parking Spaces Max 50 % (70 spaces) 27% (38 spaces) None

3456922




C.Ity of | Development Permit
2 Richmond

No. DP 11-594513

To the Holder: SANDHILL DEVELOPMENT LTD.
Property Address: 11000 NO. 5 ROAD
Address: C/O PETE LOVICK

PJ LOVICK ARCHITECT LTD.
3707 1T AVENUE
BURNABY, BC V5C 3V6

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
$13,108. to ensure that development is carried out in accordance with the terms and
conditions of this Permit. Should any interest be earmed 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.

6. 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.

3456922



Development Permit

No. DP 11-594513

To the Holder: SANDHILL DEVELOPMENT LTD.
Property Address: 11000 NO. 5 ROAD
Address: C/O PETE LOVICK

PJ LOVICK ARCHITECT LTD.
3707 15T AVENUE
BURNABY, BC V5C 3V6

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

MAYOR
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