7 City of
' F° Richmond Report to Development Permit Panel

To: Development Permit Panel Date: October 5, 2020

From: Wayne Craig File:  DP 19-875398
Director, Development

Re: Application by Spires Road Development Holdings Ltd. for a Development
Permit at 8671, 8691, 8711 and 8731 Spires Road

Staff Recommendation

That a Development Permit be issued which would permit the construction of 22 townhouse
units and two secondary suites at 8671, 8691, 8711 and 8731 Spires Road and the surplus portion
of the Spires Road and Cook Crescent road allowance on a site zoned “Parking Structure
Townhouses (RTP4)”.

e

Wayne Craig
Director, Development
(604-247-4625)

WC:el
Att, 2
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Staff Report
Origin
Spires Road Development Holdings Ltd. (with Incorporation Number BC1099680 and Directors
Mark Hannah, Samuel D. Hanson, Wayman Crosby and Brent Hanson) has applied to the City of
Richmond for permission to develop 22 residential units with a common parking structure at
8671, 8691, 8711 and 8731 Spires Road and the surplus portion of the Spires Road and
Cook Crescent road allowance. The applicant has proposed to purchase the surplus road
allowance and consolidate it into the development site. 20 multi-level townhouse units and two
single level units will be included in the development. The unit sizes range between 104 m?
(1,124 ft*) to 212 m* (2,277ft%), providing a mix of three to four bedroom units. Two of the 20
townhouse units are proposed to contain a secondary suite. Parking will be provided within the
parking structure at grade.

The site is being rezoned from the “Single Detached (RS1/E)” zone to the “Parking Structure
Townhouses (RTP4)” zone for this project under Bylaw 10058 (RZ 17-790301), which received
third reading following the Public Hearing on September 3, 2019. The site is currently vacant
but previously contained four single-family dwellings.

Frontage improvements including beautification works along the site frontage, public walkways
on-site, as well as storm sewer and sanitary sewer upgrades, and new fire hydrants were secured
through the rezoning process and will be constructed through a separate Servicing Agreement
(SA 20-890721). The Servicing Agreement must be entered into prior to final adoption of the
rezoning bylaw.

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

e The Spires Road Neighbourhood is identified in the City Centre Area Plan as an area
intended to transition from a predominately single-family neighbourhood toward a higher
density neighbourhood through the development of townhouse buildings with parking
structures.

e To the North: Single-family homes on lots zoned “Single Detached (RS1/E)”.

e To the South: Across Spires Road, single-family homes on lots zoned “Single Detached
(RS1/E)”.

e To the East: Across Cook Crescent, single-family homes on lots zoned “Single Detached
(RS1/E)”.

o Tothe West: Single-family homes on lots zoned “Single Detached (RS1/E)”.
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Rezoning and Public Hearing Results

The Public Hearing for the rezoning of this site was held on September 3, 2019.

At the Public Hearing, the following concerns about rezoning the property were expressed:

Sight lines, noise, shadows, impacts to neighboring single-family properties.

Concerns related to increased traffic and lack of legal street parking resulting in illegal
parking in the area.

The impact of increased street parking relating to the local school.
The lack of continuity in design for new projects in the area.

The desire for increased park space for the neighborhood.

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

The height of the proposed building is limited to three storeys in order to reduce view and
overshadowing disruption. Shadow studies have been undertaken to confirm minimal impact
on the neighbouring properties throughout the year. Mechanical and noise generating
equipment are designed to meet the City’s Bylaw and to be located away from neighbouring
properties.

The subject site is located within the city centre and in close proximity to the skytrain station.
The proposed townhouse development aligns with the Official Community Plan (OCP); the
proposed form of development and density have been considered with transportation
planning as part of the City Centre Area Plan (CCAP). With the proposed redevelopment,
the pavement on Spires Road will be widened to facilitate street parking on one side of the
road. The current proposal meets the Zoning Bylaw requirements for resident and visitor
parking.

Staff met with School District staff on-site to observe vehicle parking and pedestrian
movements in the vicinity of the Cook Elementary School and within the Spires Road area.
Some parents were observed parking legally on Spires Road. A new on-site parking lot with a
designated drop off/pick up area with access to/from Cook Road has been completed this
summer. This new facility is anticipated to alleviate traffic movements in the Spires Road
subdivision related to the school.

A specific architectural style has not been prescribed for this neighborhood. However, in
response to the comments received at Public Hearing, the roof design of the proposed
development has been revised from flat roof to pitched roof. In addition, the subject proposal
also includes many design elements that are similar to the other approved townhouse
development in the area (e.g., at grade patios with weather protected entries and preservation
of large existing trees along the site frontages).
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e Public walkways along the north and west property lines are proposed to provide additional
public outdoor space for the community. These walkways will form part of the pedestrian
network that will provide access through the site/neighbourhood, and to the future park
spaces designated in the OCP. Seating is proposed at the northeast corner where the two
pedestrian paths meet; additional seating opportunities are proposed at the southwest and
northeast corners of the site, anchoring the public walkway at both ends.

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 “Parking
Structure Townhouses (RTP4)” zone.

Advisory Design Panel Comments

The Advisory Design Panel (ADP) has reviewed the project and supports it. A copy of the
relevant excerpt from the Advisory Design Panel Minutes from Wednesday April 22, 2020 is
attached for reference (Attachment 2). 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

e The subject site and surrounding properties are designated for grade-oriented housing in the
form of high density townhouses (i.e., low-rise, street wall buildings with common parking
structures concealed from public view by non-parking uses) under the City Centre Area Plan
(CCAP).

s The proposal satisfies the CCAP’s vision while being sympathetic to the adjacent
single-family homes. The three-storey massing of the development bridges between the
single-family residential scale of the current neighbourhood and the future vision of the area
as a higher density townhouse neighbourhood.

e The proposed townhouse units are set back 6.0 m from the north and west property lines,
which is equivalent to the minimum rear yard setback requirement under the
Single-Detached (RS) zone.

e To enhance pedestrian circulation within the Spires Road Neighbourhood, a 3.0 m wide
Statutory Right-of-Way (SRW) along both the north and west property lines have been
secured at rezoning for public walkways. The cross-section of the walkways is to include a
1.5 m wide hard surface pathway and a 1.5 m wide landscaped boulevard.

o While the site grade at the northwest corner of the site will be maintained, the site grade
along the north and west property lines will be raised in order to allow the site grades of the
pedestrian walkways to meet the proposed site grades of the sidewalks along Spires Road and
Cook Crescent. The site grade along the west property line will be raised from 0.8 m to
1.17 m over 36.58 m; the site grade along the north property line will be raised from 0.8 m to
1.29 m over 81.05 m. The maximum height of the proposed retaining wall will be
approximately 0.59 m.
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e Tree planting plan has been designed to reduce over-look and to provide a green buffer
between the proposed development and the existing adjacent single-family homes.

e Aninterim 1.83 m high solid wood fence will also be installed along the north and west
property lines, but will be removed when the neighbouring sites redevelop and provide
another 3.0 m wide SRW for public pedestrian access. The site’s strata will be responsible
for the maintenance of the SRW areas. These arrangements have been secured through the
rezoning process.

e Perimeter drainage will be required as part of the Building Permit to ensure storm water is
managed and addressed through the development and will not impact the neighbouring
properties.

Urban Design and Site Planning

e The development will contain 22 units, including:

o Two single-level Basic Universal Housing units at grade with direct access to the public
walkway along the west property line and direct access to the parking structure.

o 18 three-storey townhouse units with direct, street level entry from Spires Road or the
new public walkways along the north and west property lines; these homes will also have
direct access to the parking structure, as well as direct access to the podium.

o Two two-storey units with their main unit entry located on the podium level.

e Units in this development feature three or four bedrooms, intended for family living.
Dwelling sizes are ranging from 104 m? (1,124 ft*) to 212 m? (2,2771t?). Two ground-level
secondary suites are also featured in two of the three-storey units fronting onto the new
public walkway along the west property line. The typical floor area of these units is
approximately 212 m? (2,2771t?), and the size of each secondary suite (one bedroom suites) is
approximately 52 m? (562 ft?).

e The proposal provides an attractive streetscape with individual unit entries and landscaped,
raised front yards along the Spires Road frontage as well as the public walkway along the
north and west property lines.

e Three townhouse blocks are proposed and are positioned to enclose a parking structure at
grade. The townhouse blocks are connected by the outdoor courtyard space on the podium,
above the parking structure.

e Pedestrian access to the podium (via exterior stairs) will be provided on both the Spires Road
and the Cook Crescent frontages.

e An enclosed lobby is also proposed along the Spires Road frontage to provide a secured
space for the mailbox kiosk, elevator to the podium level, and access to the enclosed parking
area.

e This main entrance to the development, fronting Spires Road, is also located at the terminus
point of Cook Gate. Landscaping features including two specimen Magnolia trees and two
Weeping Alaskan Yellow Cedar trees are proposed to create a welcoming focal point on the
site.

e Vehicular access to the parking structure will be from Cook Crescent.
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27 residential parking spaces are proposed, which meets the minimum bylaw requirement.
No additional parking stall is required for the proposed secondary units since this site is not
located on an arterial road.

A total of three accessible residential parking stalls are to be provided on site; two spaces will
be assigned to the two Basic Universal Housing unit proposed, and one space will be
designated for visitor parking.

A total of five visitor parking spaces (including one accessible parking stall) are to be
provided throughout the site. The number of visitor parking spaces proposed is in
compliance with the minimum bylaw requirement.

Both internal and external bicycle parking spaces have been incorporated into the proposal
and are in compliance with the Zoning Bylaw requirements.

The enclosed garbage room housing garbage, recycling and organics storage bins is proposed
to locate within the parking structure, just behind the security gate, and will be in close
proximity to the loading area.

All of the units will have private outdoor areas at grade and/or on the elevated podium
overtop the parking structure. While the configurations of some the proposed yard spaces at
grade and/or on the podium level are slightly shallower than what is encouraged under the
Development Permit Guidelines, the functionality of those yard spaces has not been
compromised. Each of the proposed private outdoor space at grade includes a patio area that
is large enough to accommodate a table with seating, a lawn area, and a small garden of
perennials, shrubs, with a tree to provide shade. Each of the proposed private outdoor space
on the podium level is large enough to host a BBQ and seating area with a table.

The overall size of the proposed outdoor amenity spaces complies with the Official
Community Plan (OCP) requirements (i.e., 6 m? per unit). The locations and sizes of the
outdoor amenity spaces are appropriate in providing open landscape and amenity spaces
convenient to all units.

Additional outdoor amenity space (minimum 10% of the site area as per the City Centre
Amenity Space Provisions in the City Centre Area Plan) is provided in the form of public and
semi-private walkways and landscaped areas throughout the site.

Indoor amenity space is not proposed on-site. A $25,000 cash-in-lieu contribution has been
secured as a condition of rezoning approval, consistent with the Official Community
Plan (OCP).

Architectural Form and Character

The architecture reflects a contemporary take on traditional design that fits well into this
developing and diverse neighbourhood.

The project follows a roughhouse massing and design to create a more urban presence,
following the Design Guidelines in the CCAP, through the use of consistent heights and
setbacks.

Individual peaked roofs cap each unit, reinforce a sense of individuality to the townhouses
with a residential typology, and provide variations to the rhythm and scale of the overall
project.
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Mirroring unit plans, variation in unit width, alternative brick colour scheme on certain units
are proposed to provide differentiation along each block frontage, in order to further break
down the overall scale of the townhouse blocks.

Large glazing areas are proposed on corner elevations to create a design that engages and
wraps the corners, as well as to increase the potential for passive surveillance.

Windows will be detailed to create a sense of depth to the facades.

The proposed building materials (brick veneer, composite plank siding, composite panel,
wood cladding, asphalt shingles, and metal picket guard/canopy) are generally consistent
with the Official Community Plan (OCP) Guidelines.

Brick is the primary front fagade material, adding a timeless quality to the development.
Plank siding provides a contrast to the brick fagade along the projecting roof elements,
around the end elevations of units.

Light siding, coloured to match the brick on the front, is located on the courtyard elevations
creating a similar sense of depth based on the contrast as is found on the front.

The recessed entries, finished with a warm wood tone, reinforce the residential scale of the
building.

Tree Preservation

15 bylaw-sized trees on the subject development site, seven trees on neighbouring properties,
and three street trees on City property were assessed at the rezoning stage.

A 65 cm caliper Austrian Pine tree and a 45 cm caliper Blue Spruce tree located at the
northeast corner of the site are identified in good condition and will be protected and retained
on-site.

13 bylaw-sized trees on site are identified for removal:

o three trees are in good condition but are located within the proposed building envelope
and in conflict with the proposed pedestrian walkway along the north property line;

o two trees appear shared with the neighbouring property are at high risk of failure; and

o eight trees are either dead, dying (sparse canopy foliage), have been previously topped or
exhibit structural defects such as cavities at the main branch union and co-dominant
stems with inclusions.

Based on the 2:1 tree replacement ratio goal stated in the Official Community Plan (OCP),
26 replacement trees are required. The applicant is proposing to plant 48 replacement trees
on-site, including 19 conifer and 29 deciduous trees.

Six trees on neighbouring properties are to be protected as per City of Richmond Tree
Protection Information Bulletin Tree-03. Pathway alignment within the new public walkway
along the north property line has been designed to facilitate tree preservations; certain
encroachments into the tree protection zone may be enabled at the discretion of the project
arborist via the use of an aeration and drainage system to keep underlying roots viable.

One Norway Spruce tree (51 cm dbh, specifically tag# NO5) located on the adjacent property
to the west at 8751 Spires Road is at high risk of failure and was recommended for removal
at rezoning; this tree has been removed under TP 19-876515 with the approval of the
adjacent owners.
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Three City trees, including two Maple trees (45 cm & 43 ¢cm dbh) and one Plum tree

(20 cm dbh), located along the site’s Cook Crescent frontage, will be removed due to their
poor condition and conflicts with required frontage improvements (i.e., ditch infill and new
sidewalk). Compensation of $3,250 is required for the removal of the three trees has been
secured at rezoning stage. New street trees will be planted at a later date as part of the
frontage improvements for the site.

A contract with a Certified Arborist for the supervision of all works conducted within or in
close proximity to tree protection zones has been secured as part of the Rezoning application.
The contract includes the scope of work required, the number of proposed monitoring
inspections at specified stages of construction, special measures required to ensure tree
protection, and a provision for the Arborist to submit a post-construction impact assessment
to the City for review.

A Tree Survival Security in the amount of $20,000 to ensure that the 65 cm caliper Austrian
Pine tree (specifically tag# 810) and the 45 cam caliper Blue Spruce tree (specifically tag#
811) has also been secured at Rezoning. No Tree Survival Security will be returned until the
post-construction assessment report, confirming the protected trees survived the construction,
prepared by the Arborist, is reviewed by staff.

Tree protection fencing around all trees to be retained has been installed and will remain in
place until construction and landscaping on-site is completed.

Landscape Design and Open Space Design

A pedestrian-oriented streetscape along Spires Road and the new public walkway is proposed
with landscaped edge treatment, entry gates and slightly raised patios.

Each ground-oriented unit will have a private front yard with a small lawn area, a tree and a
patio to generate animation along the streetscape. The front yards will be separated with low
horizontal panel fence with landscaping to provide privacy for individual units.

An outdoor amenity space is proposed at the northeast corner of the site, which includes a
small plaza with seating by the building and a natural play area under the protected trees.
The retaining tree limits the placement of active play equipment within this space in order to
minimize disturbance within the tree protection zone.

An accessible ramp is proposed to connect the plaza at grade and the sunken play space. The
ramp has a green translucent screen on one side that can be used as an imaginary play surface
for non-permanent markers. An art box containing all types of markers are provided at the
end of the ramp. The screen allows for visual access in and out of the site to connect with the
public seating node at the intersection of walkways that connect to the neighbourhood.

The plaza and the play area will be separated with planters filled with berry shrubs for the
children to garden. Bench seating mid-way between the play space and circulation pathway
creates a small seating node within the amenity space. One bench is lit by LED strip lighting
for safety and ambience.

The sunken open play space includes logs for balance play, climbing, and seating. A small
sandbox area encircled with logs at varying heights is also included in this play area.
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The courtyard on the podium level provides private patio spaces for residents, as well as
central meeting areas around the elevator for informal opportunities to meet neighbours and
have social contact.

Low wood fence along the shared paver pathway is proposed to establish an appealing and
intimate residential character to encourage socialization and provide for casual surveillance
of the common outdoor area.

Another children’s play area is proposed on the podium level, adjacent to the entry stair and
elevator. Play equipment has been chosen to fit into the play area and to provide different
play opportunities (i.e., climbing, social, imagination, balance, motor skills) that can be used
by different age groups and for multiple purposes. Benches are also provided for caregivers.

A play box for loose parts activities including skipping ropes, balls and bean bag will also be
provided.

Chalk boards run the full length of the children’s play area, on the planters along the west
edge of the area are also proposed to offer open art play opportunities.

Wall mounted, embedded step lighting, bollard lighting and LED strip lighting are proposed
throughout the site at the entrance, various outdoor amenity spaces, stairs, unit entries, and
walkways.

An on-site irrigation system is proposed to ensure continued maintenance of live
landscaping.

In order to ensure that the proposed landscaping works are completed, the applicant is
required to provide a landscape security of § 221,592.41 in association with the Development
Permit.

Crime Prevention Through Environmental Design

The ground-oriented units, outdoor amenity spaces, and public walkways seek to increase
passive surveillance of both the development and the surrounding area. The public pathways
and sidewalks that surround the site help activate the area by connecting the ground-oriented
development to the larger neighbourhood.

Site lighting and clear sight lines provide unobstructed views of surrounding area.

Plantings near residential entries are low to maximize views and casual surveillance
opportunities of common areas.

Sustainability

The project will be designed to meet Step Code 3 requirements of the BC Energy Step Code,
including energy modelling. Highly insulated roofs and walls will play a key role in
moderating the thermal comfort of the residents. Glazing areas will balance design aesthetics
and daylight while ensuring an overall high-performing building envelope.

Plant material proposed will be climate tolerant.
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Accessible Housing

e The proposed development includes two basic universal housing units that are designed to be
easily renovated to accommodate a future resident in a wheelchair. These single-storey units
are required to incorporate all of the accessibility provisions listed in the Basic Universal
Housing Features section of the City’s Zoning Bylaw, and are permitted a density exclusion
of 1.86 m2 (20 ft2) per unit.

» All of the proposed units incorporate aging in place features to accommodate mobility
constraints associated with aging. These features include:
o Stairwell hand rails.
o Lever-type handles for plumbing fixtures and door handles.
o Solid blocking in washroom walls to facilitate future grab bar installation beside toilets,
bathtubs and showers.

Conclusions

As the proposed development would meet applicable policies and Development Permit
Guidelines, staff recommend that the Development Permit be endorsed, and issuance by Council
be recommended.

Ldwin Lee
Planner 2
(604-276-4121)

EL:blg

Attachments:
Attachment 1: Development Application Data Sheet
Attachment 2: Excerpt from Advisory Design Panel Meeting Minutes (April 22, 2020)

The following are to be met prior to forwarding this application to Council for approval:
*  Final adoption of the Zoning Amendment Bylaw 10058.

e Receipt of a Letter-of-Credit for landscaping and tree survival security in the amount of $221,592.41. No
Landscape Letter of Credit will be returned until the Letter of Assurance, confirming the landscaping are
installed as per the Development Permit, prepared by the Landscape Architect, is reviewed by staff.

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

e  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 Department at 604-276-4285.

e  Submission of a construction traffic and parking management plan to the satisfaction of the City's
Transportation Department (http://www richmond.ca/services/ttp/special.htm).

o Ifapplicable, payment of latecomer agreement charges, plus applicable interest associated with eligible
latecomer works.
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C.Ity of Development Application Data Sheet
AN Richmond Development Applications Department

DP 19-875398 : Attachment 1
8671, 8691, 8711 and 8731 Spires Road and the Surplus Portion of the Spires Road and
Address: Cook Crescent Road Allowance

Spires Road Development

Applicant: Spires Road Development Holdings Ltd. Owner: Holdings Ltd.
Planning Area(s). City Centre
Fioor Area Gross: 4,850m? Floor Area Net: 3,662 m?

Existing Proposed
Site Area: 2,965.9 m? 3,203.3 m?
Land Uses: Single-Family Residential Multiple-Family Residential
OCP Designation: Low-Density Residential No Change

City Centre Area Plan: General Urban T4 | No Change

Sub-Area B.1: Mixed Use — Low-Rise
Residential & Limited Commercial

Area Plan Designation:

Zoning: Single Detached (RS1/E) Parking Structure Townhouses (RTP4)
Number of Units: 4 22

| Bylaw Requirement |  Proposed | Variance
Floor Area Ratio: Max 1.2 1.14 none permitted
Lot Coverage — Building: Max. 50% 45.3% none
Lot Coverage — Non-porous Max. 75% 72.5% none
Surfaces:
Lot Coverage — Landscaping: Min. 20% 20.4% none
Setback - Frgnt Yard Cook Min. 3.0 m 30m none
Crescent (m):
Setback — Exterior Side Yard — .
South — Spires Road (m): Min. 3.0 m 3.0m none
Setback — Interior Side Yard - .
North (m): Min. 3.0 m 6.0m none
Setback — Rear - West (m): Min. 3.0 m 6.0m none
Setback — Walkway - North (m): Min. 3.0 m 30m none
Setback — Walkway - West (m): Min. 3.0 m 30m none
Height (m): Max. 15.0 m (4 storeys) 13.97 m (3 storeys) none

Lot Depth; Min. 30.0 m 83.04 m none
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Site Area: Min. 2,400 m? 3,203.3m? none

Off-street Parking Spaces — 1.2 (R) and 0.2 (V) per 1.2 (R) and 0.2 (V) per

Regular (R) / Visitor (V): unit unit none

Off-street Parking Spaces — Total: 27 (R)and 5 (V) 27 (R)and 5 (V) none
Max. 50% of required

Tandem Parking Spaces: residential spaces 0 none
(27 x Max. 50% = 13)
Max. 50% when 31 or

Small Car Parking Spaces more spaces are 15 none

provided on-site
(32 x Max. 50% = 16)
Min. 2% when 11 or more

Handicap Parking Spaces: spaces are required 3 none
(32 x 2% = 1 spaces)

Bicycle Parking Spaces — Class 1 1.25 (Class 1) and 1.27 (Class 1) and 0.27 none

/ Class 2: 0.20 (Class 2) per unit (Class 2) per unit

. _ . 28 (Class 1)and 5 28 (Class 1) and

Off-street Parking Spaces — Total: (Class 2) 6 (Class 2) none
. 5 ——

Amenity Space — Indoor: Min. 100 r?iesr Cash-in Cash-in-lieu none
Min. 6 m? x 22 units +

Amenity Space — Outdoor: 10% of net site area 460 m? none

= 452.3 m?
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Attachment 2

Excerpt from the Minutes from
The Design Panel Meeting
Wednesday, April 22, 2020 - 4:00 p.m.

Rm. M.1.003
Richmond City Hall

Advisory Design Panel

Wednesday, April 22, 2020

Panel Discussion

Comments from Panel members were as _follows:

support the design of the project; like the refreshing look; appreciate the character of the
podium level courtyard; like the single-family character of the townhouse units fronting the
street; support the provision of two secondary suites which could be used either for
affordable rental housing or by a family member;

Noted.

appreciate the inclusion of two ground level Basic Universal Housing units in the project;
consider installing pocket or sliding doors for the washrooms and closets to create more
manoeuvring space and enhance accessibility for residents in a wheelchair;

Swing doors were selected for the master bedroom and ensuite as it is a requirement from
the Richmond Land Use Bylaw Section 4.16.6. Closet doors in master bedroom changed to
sliding doors.

consider assigning the wider accessible parking stall to Unit 1;
The wider accessible stall has been assigned to Unit 1, and the remaining accessible stall
will be the visitor stall. Please refer to A111.

appreciate the contemporary design of the townhouse units; however, caution that additional
details are needed for the style; it is different from the first development in the Spires Road
Neighbourhood Area;

Noted.
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e review whether project complies with Development Guidelines, particularly with respect to

the maximum number of townhouse units in a cluster for whether the long building blocks on
the north and south sides provide an appropriate interface with the street to the south and the
adjacent single-family dwellings to the north;
The North and South blocks have been designed to accentuate the individuality of each
unit, and the blocks have been setback from the adjacent property lines to better interface
with the adjacent properties. Each unit has a front patio that is meant to bridge the scale
from the project to the street. The longer blocks also have a substantial separation from
the west block. Since there is a street to the east, there is no separation issue with an
adjacent building or neighbour.

e appreciate that the children’s play area will receive adequate southern sun exposure;
however, it 1s not centrally located to be easily accessible to other townhouse units; consider
not breaking down the amenity area into two sections;

We have design developed the children’s play areas to provide additional play space on the
ground level. This play space provides a sunken area adjacent to the retained tree 810. It
contains natural play elements such as logs and planting, and also incorporates a sand
box. All work in the tree protection zone is noted to be done under the review of the
project arborist.

In response to the part of the comment about not breaking down the amenity area into two
sections, we reviewed the option of creating a single play space on the upper level, but the
circulation requirements from the units and the front stairs meant that the space was small
and reduced the options for what could be implemented. We have design developed level 2
to add active play elements that fit with the circulation required in a way that creates a
functional space that is easy to supervise.

e consider practicality of provision of wooden deck on the ground level outdoor amenity space
on the northeast corner for gathering and tai-chi;
The wood deck has been replaced with an at grade children’s amenity space with
engineered wood fibre to protect the tree.

e south elevation of the west block fronting Spires Road and at the terminus point of Cook
Gate appears blank; consider further articulation to better address the street;
The scale of the building is broken down with the main floor level being treated differently
from the upper floor levels. A large glazing area is located at the corner, to create a
different facade expression compared with the upper level punched windows. The punched
are recessed into the facade, to give an additional sense of depth to the elevation. The
landscape in this area includes planting meant to provide privacy for the ground floor, as
well as soften the perception of the building from the public realm.
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¢ consider enhancing planting density at the southeast corner of the site to provide an
appropriate corner treatment,
At the southeast corner, public and private spaces merge. The planting in this area
provides some screening while predominately providing habitat. The planting design
strategy is to provide vegetative stratification to achieve these goals. Ground cover is
located at the sidewalk edge, with other plants stepping up behind it. The largest plants
line the foundation of the building. 4 trees are located in this area. 2 small deciduous, 1
medium deciduous, and 1 tall slim columnar. The spacing of the plant material is tight.
There is no additional room for increased density without compromising plant health. The
layering of the plant material provides an appropriate edge treatment by providing privacy
to the corner unit, while allowing views from the sidewalk for pedestrians and vehicular
traffic moving through this area. The specific species chosen for the corner provides a
multitude of benefits, including; an impenetrable edge along the property line, seasonal
interest with flowering woody plants offering nectar to beneficial insects.

e appreciate the comprehensive package and sustainability information provided by the
applicant to the Panel; note that the project meets the BC Energy Step Code 3 requirements
and exceeds the requirements for Thermal Energy Demand Intensity and Thermal Energy
Use Intensity;

Noted.

e appreciate the distribution of private and public spaces and hard and soft landscaping in the
subject site; also appreciate the applicant’s efforts to retain and protect existing on-site trees,
particularly at the southeast corner, and trees on neighbouring properties; Noted.

e consider reviewing the programming of the proposed outdoor amenity areas including (i) the
location of the children’s play area on the podium level which is in close proximity to two
townhouse units, and (i1) consider the ground level outdoor amenity area at the northeast
corner of the site for the children’s play area location, incorporating natural play elements, to
take advantage of existing site conditions and the retention of existing trees;

We have design developed the ground level amenity area to incorporate a children’s play
area that uses natural materials and takes advantage of the retention of the existing tree.
On level 2, we have reviewed the location of the children’s play area on the podium. A
planted buffer including bamboo (in closed planters so that it doesn’t cause damage to the
waterproof membrane) creates a separation between the townhouses and the play area.
The depth of the planter was doubled in size to provide space and soil quantities.

e review the scale and treatment of courtyard fencing and ensure adequate depth of growing
medium in planters on the elevated central courtyard;
600mm of top soil is provided for each planting type and location. Each plant has been
selected purposefully to be used in these areas as they thrive in planters. The planters
match the height of the fencing.

e support the contemporary design, reinterpretation of traditional style of the townhouse units;
overall length of the north and south building blocks are not out of character as they are
similar to some townhouse projects previously reviewed and supported by the Panel;

Noted.
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e overall framework of the townhouse development with row houses and pitched roofs is

successful; however, concerned about the repetition of unit facades as they are identical,
except for one unit which is a slightly wider; consider differentiating the units through (i)
mirroring some units, (ii) introducing another wider unit, and/or (iii) moving the windows
around in some units;
Several of the units are currently mirrored in plan. We have revised the elevations
proposing an alternative brick colour scheme on certain units, in order to provide
differentiation along each block frontage and some corners. This differentiation will help
to further break down the overall scale of the buildings into individual units. Refer to
AQ004 for Perspective Images, and to elevation drawings (4200, A201, A202, 4203, A300,
and A301) for revised graphics.

o consider making the proposed outdoor amenity space at the northeast corner a public space

to tie in with the adjacent public walkway along the north side; the future development to the
north of the subject site could also mirror the public space at the northeast corner of the
subject site to create public spaces on both sides of the public pedestrian walkway;
As part of the OCP, the area of Cook Crescent directly north from our site is meant to
become a public park, which the ADP was unaware of when making their comments. The
public pathways provided on the North and West property lines would connect to future
pedestrian access through the community and provide access to this new park space.
Making this area a public space would also put an undue burden on ownership (short
term), and the strata (long term), to maintain this public area in addition of the public
walkways system already on the site.

o consider marking the firefighter access points to make them more evident;
We will work with the fire department to ensure that access points and necessary
information for them on site is provided and clear.

e the applicant is encouraged to maintain the overall character of the project up to construction
stage with consideration of additional needed details including rainwater leaders;
Noted, we are developing the architectural details to ensure the finished built project
maintains the character of the development drawings.

e at the southeast corner, consider configuring the dark hardie plank siding all the way down to
the ground as a background for the planting; also consider shifting the southeast building
block to the west to create a space for a mini public park with seating at the southeast corner;
Building blocks are unable to move currently. Planting in this area has been
predominantly designed as habitat. Seating has been provided at the Northwest, Northeast,
and Southwest corners of the site, focusing on the public walkway through the site.

e the overall design of the project provides a good pedestrian experience;
Noted.

e appreciate the applicant explaining the project’s design process to the Panel;
Noted.
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e the project design is attractive and consistent with the character of the developing
neighbourhood; the project’s modern design with traditional elements fits well with the City
Centre Area Public Art Plan;

Noted.

e appreciate the form and scale of the project;
Noted.

e support the Panel comment to make the ground level outdoor amenity area at the northeast
corner a public space and integrate with the adjacent public walkway and potential future
public space on the adjacent future development to the north of the subject site;

Please see previous response.

e appreciate the applicant’s efforts to save some existing on-site trees and on neighbours’
properties which help create a traditional neighbourhood character;
Noted.

o overall landscaping concept is clear and well thought out;
Noted.

e consider introducing more planters on the podium level courtyard; support larger patios that
could be further landscaped individually by residents;
Larger planters are being used to provide a more substantial buffer between the children’s
play area and the west block units.

e consider larger-sized planters on the podium level to ensure long-term survivability of trees;
and
Planting used on the podium level has been selected for its proven ability to thrive in
planters and to ensure the long term health and survivability of these trees.

e investigate opportunities to integrate the podium level children’s play area with the outdoor
amenity area walkway through further landscaping in order to create more play
opportunities.

All play areas adjacent to the walkway is graded at the same level, allowing for extended
play space. The walkway circulation route is not part of our children’s play area
calculations.
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City of
Richmond Development Permit

No. DP 19-875398

To the Holder: SPIRES ROAD DEVELOPMENT HOLDINGS LTD.
Property Address: 8671, 8691, 8711 AND 8731 SPIRES ROAD
Address: C/O KAl HOTSON

HOTSON ARCHITECTURE INC.
35 WEST 5™ AVENUE, UNIT 215
VANCOUVER, BC V5Y 1H4

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 #46 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
$221,592.41 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.

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.

6484984



Development Permit
No. DP 19-875398

To the Holder: SPIRES ROAD DEVELOPMENT HOLDINGS LTD.
Property Address: 8671, 8691, 8711 AND 8731 SPIRES ROAD
Address: C/O KAl HOTSON

HOTSON ARCHITECTURE INC.
35 WEST 5™ AVENUE, UNIT 215
VANCOUVER, BC V5Y 1H4

7. The land described herein shall be developed generally in accordance with the terms and
conditions and provisions of this Permit and any plans and specifications attached to this
Permit which shall form a part hereof.

This Permit is not a Building Permit.

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

MAYOR

6484984
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