
Time: 

Place: 

City of 
Richmond 

Development Permit Panel 
Wednesday, July 10, 2019 

3:30p.m. 

Council Chambers 
Richmond City Hall 

Minutes 

Present: John Irving, Chair 
Cecilia Achiam, General Manager, Community Safety 
Peter Russell, Director, Sustainability and District Energy 

The meeting was called to order at 3:30p.m. 

Minutes 

It was moved and seconded 
That the minutes of the meeting of the Development Permit Panel held on June 26, 
2019 be adopted. 

CARRIED 

1. DEVELOPMENT PERMIT 11-593871 
(REDMS No. 6204334 v. 2) 

623 1672 

APPLICANT: 

PROPERTY LOCATION: 

INTENT OF PERMIT: 

IBI Architects (Canada) Inc. on behalf of South Coast British 
Columbia Transportation Authority (TransLink) 

6302 No. 3 Road and 6411 Buswell Street 

1. Permit the construction of a Bus Mall at 6302 No. 3 Road and 6411 Buswell Street 
on a site zoned "Downtown Commercial (CDT1)"; and 

2. Vary the provisions of Richmond Zoning Bylaw 8500 to reduce the number of 
parking spaces for the existing office building on 6411 Buswell Street from 44 to 25 
spaces. 
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Applicant's Comments 

Salim Narayanan, IBI Group Architects, with the aid of a visual presentation (attached to 
and forming part of these Minutes as Schedule 1) briefed the Panel regarding the features 
of the proposed acoustic screen adjacent to the townhouses within the Emporio Building 
located on the northeast of the proposed Bus Mall and highlighted the following: 

• the proposed acoustic screen will be 12 feet high and approximately 90 feet long; 

• noise within the line of sight to buses in the Bus Mall through the proposed acoustic 
barrier would be reduced by 5 to 10 decibels (dB); and 

• the expected noise level of the fourth floor rooftop patios of townhouses within the 
Emporio Building will be from 55db to 60db which is similar to the typical noise 
levels for a townhouse facing the street. 

Engineer Aaron Peterson, Brown Strachan Associates, noted that the estimated noise level 
of the fourth floor rooftop patios is 55dB and will not be reduced by the proposed acoustic 
screen; however, the existing balustrade around the rooftop patios provides a noise buffer. 

Mr. Peterson further noted that the City's Official Community Plan (OCP) requirements 
for interior noise level for the Emporio townhouses could be met without the proposed 
acoustical screen which provides an additional noise buffer for interior spaces beyond the 
City's requirements. 

Staff Comments 

Wayne Craig, Director, Development, noted that (i) staff have verified the acoustical 
measures for the Emporio Building, and (ii) staff support the use of the subject site for the 
construction of a Bus Mall which is consistent with the City Centre Area Plan (CCAP). 

Panel Discussion 

In reply to queries from the Panel regarding the provision of washroom facilities for the 
proposed Bus Mall, Mr. Craig advised that (i) temporary washroom facilities for transit 
operators are provided within the Mandarin development directly to the north of the Bus 
Mall, (ii) permanent washroom facilities for transit operators and the public are planned to 
be incorporated into the future redevelopment of the Translink-owned property at 6411 
Buswell Street, located directly to the east of the Bus Mall, (iii) the existing employee 
washroom at the Canada Line Brighouse Station is made available to the public upon 
request to Translink employees, and (iii) Translink is currently reviewing how public 
washrooms could be integrated into all major transit facilities. 

In reply to a query from the Panel, Mr. Craig noted that there is no clear timeline for the 
redevelopment of the Translink-owned property at 6411 Buswell Street. 
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In reply to a query from the Panel, Mr. Narayanan confirmed that the temporary 
washroom facilities within the Mandarin development are exclusively for the use 
Translink employees and additional washroom facilities will be provided in the future 
redevelopment of 6411 Buswell Street. 

As a result of the discussion, staff were directed to discuss the timeline for the future 
redevelopment of 6411 Buswell Street with Translink staff. 

In reply to a query from the Panel regarding the determination of Bus Mall noise levels, 
Mr. Peterson confirmed that their acoustical study referenced the interior design criteria of 
the Canada Home Mortgage Corporation (CHMC) and that actual bus noise measurements 
were conducted in a Translink bus exchange in North Vancouver. In addition, Mr. 
Peterson noted that the determination of the expected bus noise level in the proposed Bus 
Mall was based on a worst case scenario with all diesel buses. 

In reply to further queries from the Panel, Mr. Peterson noted that (i) the proposed 
acoustic screen was intended to provide an acoustic buffer to possible Bus Mall noise, e.g. 
noise from bus tires and diesel engines, for the lower levels of the Emporia townhouses 
directly facing the Bus Mall and not for the townhouses' rooftop patios, and (ii) the 
original design of the Emporia Building was intended to achieve the City's interior design 
criteria. 

In reply to a query from the Panel, Mr. Narayanan acknowledged that further 
improvements to the design of the proposed acoustic screen, e.g., adding another layer for 
the acoustic screen, could be considered by Translink should the expected noise reduction 
not be achieved by the current design of the acoustic screen. 

In reply to queries from the Panel, Chit Vyas, Translink, confirmed that mechanisms are 
currently in place, such as the conduct of regular inspections by Trans link supervisors, to 
ensure bus operators' compliance with Translink's vehicle idling policy that limits vehicle 
idling for three minutes. In addition, Mr. Vyas acknowledged that complaints from the 
public are fully attended to by Translink, and Translink would address the design of the 
acoustic screen if it did not perform to the acoustic standards outlined by the acoustic 
engmeer. 

In reply to a query from the Panel regarding Translink's initiatives to address noise 
concerns of Emporia Building residents, Mr. Vyas confirmed that (i) Trans link organized 
a meeting with the Strata Council of Emporia Building prior to the June 26, 2019 meeting 
of the Development Pennit Panel; however, some residents were not able to attend, (ii) 
Translink offered to organize another meeting but was deemed not necessary by the Strata 
Council, and (iii) Translink directly contacted Mr. Jett Tung, an Emporia Building 
resident, and exchanged email messages with him to address his concerns regarding 
possible Bus Mall noise impacts on townhouses. 

Gallery Comments 

None. 
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Jett Tung, 6351 Buswell Street, including email responses from Drew Ferrari and Chit 
Vyas, Translink, and Aaron Peterson, Brown Strachan Associates (Schedule 2) 

Mr. Craig advised that staff circulated the subject correspondence to the City Clerk's 
Office to fonn part of the record of the July 10, 2019 meeting of the Panel. 

In reply to a query from the Panel, Mr. Craig acknowledged that Mr. Tung's concerns 
were responded to by the applicant. 

Panel Discussion 

The Panel expressed support for the project and appreciated the applicant's provision of 
additional information regarding the proposed acoustical measures to mitigate noise in the 
Bus Mall, willingness to introduce additional noise mitigation measures if necessary, and 
efforts to address neighbouring residents' concerns identified at the Panel's previous 
meeting. 

Panel Decision 

It was moved and seconded 

That a Development Permit be issued which would: 

1. permit the construction of a Bus Mall at 6302 No. 3 Road and 6411 Buswell 
Street on a site zoned "Downtown Commercial (CDT1) "; and 

2. vary the provisions of Richmond Zoning Bylaw 8500 to reduce the number of 
parking spaces for the existing office building on 6411 Buswell Street from 44 to 
25 spaces. 

CARRIED 

2. Date of Next Meeting: July 24, 2019 

3. Adjournment 

It was moved and seconded 
That the meeting be adjourned at 3:55p.m. 

CARRIED 

4. 
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John Irving 
Chair 

6231672 

Development Permit Panel 
Wednesday, July 10, 2019 

Certified a true and correct copy of the 
Minutes of the meeting of the 
Development Permit Panel of the Council 
of the City of Richmond held on 
Wednesday, July 10,2019. 

Rustico Agawin 
Committee Clerk 
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McMullen, Mark 

From: 
Sent: 
To: 
Cc: 
Subject: 

Dear Mr. Tung, 

Vyas, Chit <chit.vyas@translink.ca> 
Tuesday, 9 July 2019 12:26 
ctungOOl@gmail.com 
Ferrari, Drew; McMullen, Mark; Roman Binenbaum 
Richmond Brighouse Bus Exchange 

I am sending this e-mail on behalf of my colleague Drew Ferrari. 

Schedule 2 to the Minutes of the 
Development Permit Panel 
meeting held on Wednesday, 
July 10, 2019. 

To Development Permit P8nel 
Data: Ju., l \.( I 11 t ~ I '1 
ltam '-~' ---~-~-
Re: PP IJ -:s;i3 KJ I 

The e-mail below has been received by our Acoustic Engineer at Brown Strachan Associates, which includes an item wise 
response to your e-mail of July 4th. 

With this, we believe that all your concerns have been addressed. 

In case of any additional concerns, please feel free to contact Drew Ferrari (included in this e-mail). 

Thanks and regards 

Chit 

Chit Vyas, P.Eng., PMP, LEED AP 

Contractor Project Manager 
Engineering Project Delivery 
T: 778-375-7755 I C: 778-229-01561 translink.ca 

Trans link 
400-287 Nelson's Court , New Westminster, BC, V3L OE7, Canada 

T Together all the way 

From: Brown Strachan Associates [mailto :bsa@brownstrachan.com] 
Sent: Tuesday, July 9, 2019 11:06 AM 
To: Roman Binenbaum <roman.binenbaum@ibigroup.com> 
Cc: Salim Narayanan <SNarayanan@ibigroup.com> 
Subject: RE : Richmond Brighouse Bus Exchange 

Roman: 

As requested, the following is in response to resident Jett Tung's email of 4 July 2019. 

1. Townhouses at the east end will have a partial view to buses past the end of the barrier. Our 
evaluation indicates bus noise should be less than 60 dB at these townhouses, based on the reduced 
angle of view and increased distance from the source. 

2. CMHC recommends 55 dB for outdoor recreation areas, which "permits conversation at close range or 
in a slightly raised voice" and is not a design requirement for patios, balconies, etc. For reference, 
traffic noise normally exceeds 55 dB on balconies in proximity to arterial roads. 

1 



On the Level 4 townhouse rooftop patios the estimated level is 55 dB, based on the outside design 
level of 65 dB from bus movements and a nominal 10 decibel reduction for an individual seated behind 
the glazed balustrade. No reduction from the proposed barrier has been considered. 

3a.) The barrier will provide a nominal 5-10 decibel reduction at locations where the line of sight to buses 
is through the barrier. A 12ft high barrier would provide slightly more shielding than a 9ft barrier. 

3b.) See item 2. above. 

Regards, 

Aaron Peterson 
Brown Strachan Associates 
604-689-0514 

WE'VE MOVED! 
New office address: Suite 130- 1020 Mainland Street, Vancouver BC V6B 2T5 

From: Jett Tung <ctung001@gmail.com> 
Sent: Thursday, July 4, 2019 4:37 PM 
To: Ferrari, Drew <Drew.Ferrari@Translink.ca> 
Cc: Vyas, Chit <chit.vyas@translink.ca>; McMullen, Mark <MMcMullen@richmond.ca> 
Subject: Re: Richmond Brighouse Bus Exchange 

Dear Mr. Ferrari, 

Thank you for the information. I have a couple of follow-up questions regarding the expected noise levels for the 
townhouses: 

1) According to Key Plan on Document A0005, the proposed acoustic wall only covers the first three townhouse units 
from the left. Is this enough to protect the entire row of townhouses along the proposed bus mall? 

2) The requirement for outdoor living spaces is 55db or lower according to CMHC. According to the caustic engineer's 
estimate, the exterior noise level is 65dB and the acoustic wall is predicted to reduce this by 5-10dB. Wouldn't this 
would bring the noise level to between 55dB to 60dB, which is still above the acceptable noise level? 

3) In the earlier letter from the acoustic engineer that you have kindly sent me (dated December 9, 2015), the acoustic 
wall was proposed to be 9 feet tall. The currently proposed wall is 12 feet tall. 
3a) What are the differences? 
3b) Is 12 feet tall wall enough to provide protection on the top floor patio (exterior of the 4th floor, as opposed to the 
interior portion)? 

Sincerely, 
Jett 

On Jul4, 2019, at 1:28 PM, Ferrari, Drew <Drew.Ferrari@translink.ca> wrote: 
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Good afternoon Mr. Tung. I wanted to share with you some additional information that we have 
received regarding an sound study completed by a professional acoustical engineer. 

The engineer's model identifies an outside design sound level of 65 decibels (dB) generated by bus 
movement. The design of the glazed acoustic barrier between the bus loop and Emporia townhouses is 
expected to achieve reductions of 5-10 dB, satisfying both the City's interior design criteria as well as 
CMHC recommended criteria. 

Again, if you'd like additional information, speak on the phone, or to meet in person please do not 
hesitate to contact me. 

Best regards, 
Drew Ferrari 

DREW FERRARI, Arch Tech, BES (Arch) , MRAIC, IAP2 

Senior Adviso r, Public Affa irs 
Government & Public Affairs 
T: 778-375-6766 I C: 604-362-18241 translink.ca 

Translink 
400-287 Nelson's Court, New Westminster, BC, V3L OE7, Canada 

T Together all the way 

From: Ferrari, Drew 
Sent: July 3, 2019 2:56PM 
To: 'ctung001@gmail.com' <ctung001@gmail.com> 
Cc: Vyas, Chit <chit .vyas@translink.ca>; 'McMullen, Mark' <MMcMullen@richmond.ca> 
Subject: RE : Richmond Brighouse Bus Exchange 

Good afternoon Mr. Tung. I wanted to follow up with you regarding my e-mail last week about the 
proposed Richmond-Brighouse Bus Exchange. 

I had provided you with additional background information, but wanted to reiterate that we would also 
be pleased to meet with you in person and take you through all of the measures taken to minimize any 
impacts to your residence as a result ofthe arrival ofthe bus exchange next to Emporia. 

If you'd like additional information, speak on the phone, or to meet in person please do not hesitate to 
contact me. 

Best regards, 
Drew Ferrari 

DREW FERRARI, Arch Tech, BES (Arch), MRAIC, IAP2 

Senior Advisor, Public Affairs 
Government & Public Affairs 
T: 778-375-6766 I C: 604-362-18241 transl ink.ca 

Translink 
400-287 Nelson's Court, New Westminster, BC, V3L OE7, Canada 
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Project: 125.111 

July 3, 2019 

IBI Group 

~IT'@~D'D ~~IT'@J©G=ueillD'D ffi\~~@©Deill~®~ 

(C(Q)[ll)~lW~~D[ll)@ ~[ll)@D[ll)®®[J'~ D[ll) ~~@(l,l]~~o~~ 

700- 1285 West Pender Street 
Vancouver, BC V6E 4Bl 

Attention: Mr. Salim Narayanan. Studio Principal 

Dear Mr. Narayanan: 

Attachment to July 3, 2019 email 

Re: Brighouse Station Bus Mall, Richmond 

The following is in response to the email of27 June 2019 from Mark McMullen at the City ofRichmond. 

At the ground and fourth floor levels of the Emporio townhouses, the outside design sound level was 
65 dB from bus movements (BSA letter of9 December 2019). Upgraded glazing was recommended to 
satisfy the City's interior design criteria, e.g. 35 dB for bedrooms. Where the line of sight to buses is 
through the proposed barrier, sound levels are predicted to be about 5-l 0 decibels lower. The CMHC 
recommended criterion for outside recreation areas is 55 dB and is likely satisfied for individuals seated 
behind the glazed ba~lustrade on the fourth floor rooftop patios. 

At 6380 Buswell, we estimate sound levels from bus movements to be similar to traffic on Buswell Street, 
or about 60 dB. Standard thermal glazing would normally satisfy the City's interior design criteria for 
facade design. 

Offices at 6411 Buswell have a similar exposure to bus movements as the Emporio development. Inside 
levels could be higher than at Emporio but will likely satisfy office speech intelligibility criteria, i.e. space 
requiring face to face communication across a desk, telephone use, etc. 

Please call if you have any questions. 

Yours very truly, 

BROWN STRACHAN ASSOCIATES 

Aaron Peterson, P .Eng;.' Encl. AP/sb/J9Jul/IBI.Iet 

130-1020 Mainland Street Vancouver Canada V6B 2T5 604 689 0514 bsa@brownstrachan.com 



T Together all the way 

From: Ferrari, Drew 
Sent: June 27, 2019 1:39 PM 
To: 'ctung001@gmail.com ' <ctung001@gmail.com> 
Cc: Vyas, Chit <chit.vyas@trans link.ca>; 'McMullen, Mark' <MMcMullen@richmond.ca> 
Subject: Richmond Brighouse Bus Exchange 

RE: Richmond Brighouse Bus Exchange 
ATIN: Mr. JeffTung 

Good afternoon Mr. Tung, 
I understand that you attended yesterday's City of Richmond Development Permit Panel, and spoke 
regarding your concerns about the acoustic treatment proposed for the Richmond Brighouse Bus 
Exchange. 

On April 25th, we provided a presentation to your strata council, but I wanted to reach out to you 
directly to see if there is additional information that we may provide on the plans for the bus exchange. 

I specifically wanted to share the report of the acoustical consultant on the design of the proposed 
acoustic wall adjacent to Emporia Strata . The report describes the design noise standard of 65 decibels 
(dB) at the face of your building facing the bus exchange, and the ability of the acoustic wall to achieve a 
reduction of 30 decibels. The acoustic consultant confirms that the proposed noise wall material and 
height will provide noise reduction for lower level townhouses closest to the moving buses, to a level 
additional to the normal requirements of Richmond's Official Community Plan (OCP). 

I also attach details of the acoustic wall itself. You will notice on the cross-section drawing, lines which 
emanate from the bottom of the wheels of the bus. The point of contact where the wheels meet the 
pavement is typically the primary source of noise. The height ofthe acoustic fence is such that it shields 
the lower 4 floors of Emporia from this direct noise. 

While we move hundreds of thousands of people each day, Translink always strives to be good 
neighbours. We would be pleased to meet with you and take you through all of the measures taken to 
minimize any impacts to your residence as a result of the arrival of the bus exchange next to Emporia. 

If you'd like additional information, speak on the phone, or to meet in person please do not hesitate to 
contact me. 

Best regards, 
Drew Ferrari 

DREW FERRARI, Arch Tech , BES (Arch), MRAIC, IAP2 

Senior Advisor, Public Affairs 
Government & Public Affairs 
T: 778-375-6766 / C: 604-362-1824/ translink.ca 

Translink 
400-287 Nelson's Court, New Westminster, BC, V3L OE7, Canada 
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T Together all the way 

This e-mail and any attachments may contain confidential and privileged information. If you are not the 
intended recipient, please notify the sender immediately by return e-mail, delete this e-mail and destroy 
any copies. Any dissemination or use of this information by a person other than the intended recipient is 
unauthorized and may be illegal. 

<IBI 3Jullet- draft.pdf> 

This e-mail and any attachments may contain confidential and privileged information. If you are not the 
intended recipient, please notify the sender immediately by return e-mail, delete this e-mail and destroy any 
copies. Any dissemination or use of this infmmation by a person other than the intended recipient is 
unauthorized and may be illegal. 
This e-mail and any attachments may contain confidential and privileged information. If you are not the 
intended recipient, please notify the sender immediately by return e-mail, delete this e-mail and destroy any 
copies. Any dissemination or use of this information by a person other than the intended recipient is 
unauthorized and may be illegal. 
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Project: 125.111 

December 9, 2015 

IBI Group Architects 
700- 1285 West Pender Street 
Vancouver, BC V6E 4B 1 

Attn: Mr. Salim Nat1l)'J;\J1~JJ 

Dear Mr. Narayanan: 

Attachment to June 27, 2019 
email 

Re: Brighouse Bus Loop- Emporia Townhouses Acoustical Screen 

Further to our telephone discussion of 8 December 2015, the following confirms our advice with 
respect to the acoustical screen proposed for the townhouses at Emporio, 6351 Buswell. racing south 
towards the hus loop tum around (appended). 

Our original work on the Emporia was to evaluate the proposed design and to recommend t'acadc 
details considering possible future bus loop noise. In the City of Richmond, the relevant rc l'crcncc 
Cor transportation noise design is the Official Community Plan (OCP), Section 14.4.7. Richmond's 
OCP criteria arc based on CMBC's Road and Rail Noise: Effects on Housing, the recognised 
Canadian standard developed by the National Research Council, published in 1986. 

Our design evaluation considered traffic, the Canada Line, two possible bus loop scenarios and YVR 
aircraft. The bus loop evaluation was based on a future volume of 2,000 bus movements per day 
with 90% diesel and 1 ()<X) community shuttle buses. 

Based on the bus volume and other sources, the exterior design level for the facade racing the bus 
loop was 65 dB, i.e. the 24 hour average level as specified in the OCP (BSA Report 798.051. 24 
March 2006). The OCP interior design criterion is 35 dB for bedrooms. To meet the OCP criterion. 
the recommended facade was 6-13-3 thermal glazing, designed to reduce the noise by 30 decibels. 
Our records indicate 6-13-3 glazing was specified by the architects. 

The proposed acoustical screen represents an additional noise reduction measure beyond Richmond's 
normal OCP requirements. We understand the intent is to provide additional noise reduction !'or 
lower level townhouses closest to the moving buses. We understand the screen material \Viii be 
glass, which meets acoustical requirements. 

. .. /2 

Yaletown Square #2·1290 Homer St. Vancouver Canada V6B 2Y5 Tel: 604 689 0514 Fax: 604 689 2703 bsa@brownstrachan.com 



-2-

Mr. Salim Narayanan December 9. 20 I 5 

CMHC describes quiet interior levels as ranging from 25 to 35 dB. For reference, 0 dB is the 
threshold of perception for a young person with good hearing. With respect to subjective impressions, 
bus noise cannot be accurately compared to any other source such as construction. orticc noise. etc. 
The bus loop will sound like buses, inside or outside the townhouses. 

As discussed above, the design level for the facade facing the bus loop was 65 dB. Subjectively, a 
reduction of 30 decibels through the townhouse facade is equivalent to about a 90% reduction in the 
outside level. By comparison, the design level for trartic on Buswell was 60 dB. The same 6- I 3-.1 
glazing was specified f()r the Buswell facade as access details to the bus loop vvcrc uncertain during 
the original design. 

Most noise heard behind a screen is transmitted over the top and the expected noise reduction lf·om a 
typical screen is 5-10 decibels. Subjcctiv0ly, a 5 decibel reduction is noticeable and a I 0 decibel 
reduction is about half as loud. Behind a barrier, buses would sound as though they arc 2-3 times as 
l[u· away. The barrier reduction would also apply to the residual noise transmitted through the l~tcade 
of the lower tmvnhouscs. 

Please call if you have any questions. 

Yours very truly, 

BROWN STRACHAN ASSOCIATES 

~-
David W. Brown. P.Eng. 

Encl. DWB/II/15Dcc/IBIBrighousdet 
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