Report to Development Permit Panel

To: Development Permit Panel Date: ' September 5, 2017

From: Wayne Craig File: DP 16-726865
Director, Development

Re: Application by ZHAO XD Architect Ltd. for a Development Permit at
8631 Alexandra Road

Staff Recommendation
That a Development Permit be issued which would:

1. Permit the construction of a two-storey commercial building at 8631 Alexandra Road on a
site zoned “Auto-Oriented Commercial (CA)”; and

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

a) Reduce the minimum interior (west) side yard from 3 m to 0 m.
h ﬁ{/ © A

Waytfe Craig |
Director, Development

SB:blg
Att. 4
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Staff Report
Origin
Zhao XD Architect Ltd. has applied to the City of Richmond for permission to develop a

two-storey commercial building at 8631 Alexandra Road on a site zoned “Auto-Oriented
Commercial (CA)”. The site is currently vacant.

The applicant has proposed to develop the site in accordance with the site’s existing zoning. A
Servicing Agreement is required prior to future Building Permit issuance for the design and
construction of transportation and engineering infrastructure works along both frontages of the
subject site (Attachment 1).

Development Information

Please refer to the attached Development Application Data Sheet (Attachment 2) for a
comparison of the proposed development data with the relevant bylaw requirements.

Background
Development surrounding the subject site is as follows:

¢ To the north, are homes fronting Leslie Road on properties zoned “Single Detached (RS1/E)”
with future redevelopment potential under the City Centre Area Plan (CCAP) for urban '
business park purposes in accordance with guidelines for Urban Centre T4 (25m) and Sub-
Area A.2.

¢ To the east, across the City road, is a two-storey commercial building on a property zoned
“Auto-Oriented Commercial (CA)” with the same future redevelopment potential under the
City Centre Area Plan (CCAP) as the subject site.

¢ To the south, across Alexandra Road, is a hotel and vacant property both zoned
“Auto-Oriented Commercial (CA)” with future redevelopment potential under the City
Centre Area Plan (CCAP) for medium density mid-rise commercial purposes in accordance
with guidelines for Urban Centre TS (25m) and Sub-Area A.3. A Development Permit
application (DP 13-630087) was endorsed by DP Panel on November 27, 2013 for a single-
storey commercial development on the vacant lot at 8680 Alexandra Road.

e To the west, is a one-storey commercial building built at zero lot line along the shared
property line on a commercial development property zoned “Auto-Oriented Commercial
(CA)” with the same future redevelopment potential under the City Centre Area Plan
(CCAP) as the subject site.

Related Policies & Studies

Official Community Plan (OCP)

The subject property is designated “Mixed Employment” in the Official Community Plan (OCP).
This land use designation allows industrial and stand-alone office development with a limited
range of support services, including commercial and restaurant uses in certain areas. This
proposal is considered consistent with the Official Community Plan (OCP).
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City Centre Area Plan (CCAP)

The site and neighbouring properties to the north, east and west are designated “General Urban
T4 (25m)” in the CCAP as shown on the Aberdeen Village Specific L.and Use Map, and are
located within a designated “Industrial Reserve — Limited Commercial” area (Sub-Area A.2).
This sub-area is intended for urban business park purposes; including light industrial uses
contained within a building, together with office; and, along designated frontages, retail, hotel,
and related uses are permitted, provided that the floor area of non-industrial uses on a
development site does not exceed that of industrial uses supported. The maximum density floor
area ratio (FAR) is 1.2, provided that non-industrial uses do not exceed 50% of total floor area
(excluding parking) and retail uses are limited to the street frontage only. Alexandra Road is
designated as one of the secondary retail streets and linkages as part of the pedestrian-oriented
retail precincts.

The nearby properties to the south across Alexandra Road are designated “Urban Centre T5
(35m)” in the CCAP as shown on the Aberdeen Village Specific Land Use Map, and are located
within a designated “Commercial Reserve — Mid-Rise” area (Sub-Area A.3). This sub-area is
intended for medium density, mid-rise commercial purposes, including street-oriented retail and
restaurants, entertainment, office, education, and related uses.

The development proposes an interim commercial use of the site, which complies with the site’s
- existing CA zoning. The proposed density of 0.5 FAR is significantly less than the 1.2 FAR
supported on the site by the CCAP. The applicant proposes to develop a two-storey commercial
building and associated surface parking. The proposal responds to the CCAP objectives along
Alexandra Road of encouraging pedestrian activity and providing commercial and office uses.

Floodplain Management Implementation Strategy

The proposed development is required to comply with the Flood Plain Designation and
Protection Bylaw No. 8204. In accordance with the Flood Management Strategy, registration of
a flood plain covenant on Title is required as a Development Permit consideration.

QOCP Aircraft Noise Sensitive Development (ANSD) Policy

The subject site is designated as “Area 1 A — New Aircraft Noise Sensitive Land Use Prohibited”.
In Area 1A, aircraft sensitive land uses, such as residential (including security or operator
residential unit), school, daycare and hospital are not permitted. The proposed development does
not include any of the prohibited uses. Registration of an aircraft noise covenant on Title,
including information to address aircraft noise mitigation and public awareness, is required as a
Development Permit consideration.

Public Art Program

The applicant is not participating in the City’s-Public Art Program, as the subject development
proposal is 1,193 m? in size and the program does not apply to commercial developments less
than 2,000 m? in size.
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Advisory Design Panel Comments

Members of the Advisory Design Panel reviewed the proposal and provided favourable
comments regarding the proposed site planning and massing continuous street wall with
commercial activity along Alexandra Road. Comments were also provided regarding the design
and sustainability strategy, which the applicant has considered and has made some revisions to
the design. Comments provided by members of the Panel are considered as discussion notes
only as the Panel did not have quorum when the proposal was presented. An annotated excerpt
from the Advisory Design Panel Minutes from July 19, 2017 is attached for reference
(Attachment 3). The design response from the applicant has been included immediately
following the specific Design Panel comments and is identified in ‘bold italics’.

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 “Auto-Oriented Commercial
(CA)” zone except for the zoning variance noted below.

Zoning Compliance/Variances (staff comments in bold)
The applicant requests to vary the provisions of Richmond Zoning Bylaw 8500 to:

1) Reduce the minimum interior (west) side yard from 3 m to 0 m.

(Staff supports the proposed variance, as the adjacent commercial building to the west was
built at zero lot line and the requested variance would allow the proposed project to achieve
the continuous commercial street wall along Alexandra Road sought in the City Centre Area
Plan Development Permit guidelines. The proposed ground floor wall is a little taller than the
neighbouring single-storey building and exposed portions of the wall will be treated with
stucco and the garbage enclosure will be treated with corrugated metal, both materials
matching the overall building design. The second floor walls are pulled away from the shared
lot line to provide a sensitive height transition to the neighbouring single-storey building and
there are is no west facing deck or windows, avoiding any overlook issues should the
neighbouring site redevelop in the future).

Analysis

Conditions of Adjacency

e The massing of the proposed commercial building responds to both the existing and the
future urban context and fits into a transitional area between future "Industrial Reserve -
Limited Commercial" use to the north and "Commercial Reserve - Mid-Rise" use to the
south.

e Although the proposed development does not maximize the development potential of the site
envisioned by the General Urban T4 (25m) designation in the Aberdeen Village specific land
use map in the CCAP, it will contribute toward the process of incremental change that is
underway within the immediate neighbourhood and provide continuous street wall along
Alexandra Road towards achieving the vision for "Pedestrian-Oriented Retail Precincts -
Secondary Retail Streets & Linkages" in the CCAP.
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The existing commercial developments on Alexandra Road are primarily auto-oriented, with
an inward orientation and surface parking adjacent to the road. The proposed development
will provide new street-oriented commercial space to the block.

As the site is adjacent to existing residential properties to the north, registration of a legal
agreement on Title is required as a Development Permit consideration to ensure compatibility
of the proposal with the existing residential uses. The legal agreement will indicate that any
noise generated inside or outside the building by activity or mechanical equipment is
required to be mitigated to comply with the City's Noise Bylaw.

The building is located along Alexandra Road, physically separated from the neighbouring
single-family properties to the north by a surface parking area, trees and flowering shrubs. A
2 m tall wood fence proposed along the north property line to protect the privacy of the
neighbouring single-family homes. Parking lot lighting will be attached to the building and
shrouded to avoid light pollution into the neighbouring residential properties.

The garbage and recycling storage facility is proposed to be attached to the building and will
be located approximately 30 m from the northern lot line which abuts the residential use.

Urban Design and Site Planning

The subject application proposes to introduce street animation and pedestrian interest along
both Alexandra Road and the side street, enhancing the pedestrian-orientation of the
neighbourhood.

A covered sidewalk along the rear edge of the building and wrapping around the corner of
the building will provide access between the parking area and the City sidewalk along the
side street.

The entry driveway is located at the northeastern corner of the site, providing access from the
side street to a rear surface parking area that is screened from Alexandra Road by the
building. Alexandra Road is designated as a pedestrian-oriented secondary retail street and
the proposed driveway location minimizes pedestrian interruptions and maximizes street
parking along Alexandra Road. Registration of a legal agreement on Title is a Development
Permit consideration to prohibit any vehicle access driveway location along Alexandra Road.
The development proposal provides 40 vehicle parking spaces, including one accessible
parking space, four Class 1 and five Class 2 bicycle parking spaces and one medium-sized
loading space on-site, all in accordance with the Zoning Bylaw. Registration of a legal
agreement on Title is a Development Permit consideration to ensure shared use of the
commercial parking area and prohibiting assignment of any parking spaces.

A shared bicycle storage room is located at the rear of the building. Registration of a legal
agreement on Title is a Development Permit consideration to ensure provision of shared use
bicycle parking areas and prohibiting conversion to any other use.

Garbage, recycling and organic waste storage facilities are enclosed and located on the back
(north side) of the building.

Private utility kiosks are to be located within proposed internal planting area to minimize the
impact of private utility structures on the street frontage.

Architectural Form and Character

The proposed two-storey commercial building is of appropriate scale and massing in
relationship to the surrounding buildings.
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The design provides a pedestrian scale with the inclusion of building projections, recesses,
entry canopies, varying material combinations, and landscape features.

The proposed building materials (galvanized metal siding, cultured stone, Hardishingle
siding, stucco, aluminum framed glazing, concrete columns and wood brackets) are generally
consistent with the Official Community Plan (OCP) Development Permit Guidelines and
contribute to the emerging character of the neighbourhood.

The palette of colors, including light grey metal siding, beige tone colour stucco finish, red
tone Hardishingle, painted wood brackets, and dark colour window mullion, enhances the
building appearance.

The kitchen exhaust and mechanical equipment will be screened by a corrugated metal
enclosure and other screen structures on the roof.

Landscape Design and Open Space Design

The landscape design responds to the site conditions and architectural design and supports
sustainability principles.

Pavers are proposed in the walkway areas.

The soft landscaping proposed will feature a variety of tree and shrub plantings; which will
provide a softening of the streetscapes and enhance the parking area.

Low- to mid-height shrubs and groundcovers are planted along both street frontages to
provide attractive streetscapes and indoor-outdoor visual connection.

Along the Alexandra Road and side street frontages, as well as in the middle of the parking
area, Katsura and flowering Cherry trees will be planted to provide visual interest. Tree
planting is not proposed along the north edge of the parking area as it is not permitted within
the existing sanitary sewer SRW or within the immediate area of the hydro kiosks. Tree
planting is also not proposed along the west edge of the site to provide adequate clearance for
existing neighbouring trees.

In order to ensure the landscaping works are undertaken, the applicant is requ1red to provide
a landscape security of $48,734.40 with the Development Permit.

Tree Retention and Replacement

There are no existing trees on the site. However, an arborist report was submitted for the
protection of existing trees adjacent to the site.

A tree retention plan is included in the Development Permit plans.

Six trees on the neighbouring property to the west are required to be protected.

Four street trees in the side street boulevard are required to be protected, one of which is
proposed to be moved southward away from the driveway through the required Servicing
Agreement. Additional street trees are proposed along Alexandra Road and the side street.
The protection and relocation of existing street trees and planting of new street trees will be
addressed through the required Servicing Agreement.

The landscape plans include the planting of eight new trees on the site.

Submission of a Contract entered into between the applicant and a Certified Arborist for
supervision of any on-site works conducted within tree protection zones of the existing
neighbouring trees to be protected. The Contract should include the scope of work to be
undertaken, including: the proposed number of site monitoring inspections, and a provision
for the Arborist to submit a post-construction assessment report to the City for review.
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¢ Installation of appropriate tree protection fencing to protect neighbouring trees and City
street trees as identified in the tree replacement and retention plan to be constructed prior to
any construction activities, including site preparation, occurring on-site.

e In order to ensure that the existing neighbouring trees are protected, the required landscape
security noted above will also serve as a tree security.

Crime Prevention Through Environmental Design

¢ The site plan and landscape plan provide opportunities for passive surveillance through clear
sight lines between the commercial and office units, building entries, sidewalks, rear parking
area and entry driveway. .

e The proposed landscaping will provide a good separation from the adjacent commercial
property and proposed fencing will provide a good separation from the adjacent residential
properties.

Accessibility

e An accessible parking space will be provided at a location closest to the building and with
barrier free access to the office lobby rear entry.

¢ The proposed development includes elevator and wheel chair access at both floor levels.
e The building is required to comply with all BC Building Code accessibility requirements.

Sustainability

e The applicant has designed the proposal to be equivalent to a LEED silver standard and has
provided a score card to identify the sustainability approach (Attachment 4).

¢ Drought tolerant plant species are proposed throughout the site.

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.

Sy Badyal .

Sara Badyal
Planner 2
(604-276-4282)

SB:blg

Attachments:

Attachment 1: Development Permit Considerations

Attachment 2: Development Application Data Sheet

Attachment 3: Annotated excerpt from Advisory Design Panel Meeting Minutes (July 19, 2017)
Attachment 4: Sustainability Project Checklist (LEED silver equivalent)

5510231



Attachment 1

Development Permit Considerations

Development Applicatidns Department
6911 No. 3 Road, Richmond, BC V6Y 2C1

Address: 8631 Alexandra Road File No.: DP 16-726865

Prior to the Development Permit being forwarded to Council for approval, the developer is required to
complete the following:

1. Registration of a flood plain covenant on Title (Area A).

2. Registration of an aircraft noise covenant on Title (Area 1A).

3. Registration of a legal agreement on title for commercial development within 30 m of residential use
indicating that they are required to mitigate unwanted noise and demonstrate that the building envelope is
designed to avoid noise generated by the internal use from penetrating into residential areas that exceed
noise levels allowed in the City's Noise Bylaw and noise generated from any mechanical equipment,
including rooftop HVAC units, will comply with the City's Noise Bylaw.

4. Registration of a legal agreement on Title ensuring that there be no vehicle access to Alexandra Road.

Registration of a legal agreement on Title ensuring shared parking and prohibiting assignment. *

6. Registration of a legal agreement on Title ensuring the provision of bicycle parking areas for shared
common use for the sole purpose of bicycle storage and prohibiting conversion of any bicycle parking areas
into habitable space or general storage area.

7. Proof of entering into a contract with an Arborist regarding protection of neighbouring trees.

8. Installation of protective tree fencing (TPZ) prior to any ground preparation or construction activities.

9. Receipt of a Letter-of-Credit for landscaping in the amount of $48,734.40.

n

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

1. Incorporation of design features as determined via the Development Permit process.

2. Enter into a Servicing Agreement* for the design and construction of works, including but limited to:
a. Water works:

o Using the OCP Model, there is 229 /s of water available at a 20 psi residual at the hydrant on
Alexandra Road. Based on proposed development, site requires a minimum fire flow of 200 L/s.

i.  The Developer is required to:

o Submit Fire Underwriter Survey (FUS) or International Organization for Standardization (ISO)
fire flow calculations to confirm the development has adequate fire flow for on-site fire
protection.  Calculations must be signed and sealed by a Professional Engineer and be based on
Building Permit Stage Building designs.

o Install a water meter complete with meter box at existing 150 mm diameter water service
connection on east frontage. Meter may be located onsite (i.e. in a mechanical room).

b. Storm Sewer Works:
i. The Developer is required to:

o Upgrade approximately 53 m of storm sewer from 450 mm to 600 mm diameter, complete with
two new manholes along the south frontage.

o Cutand cap at inspection chamber the existing service connection at southwest corner of the site.

o Cut and cap existing service connections along south frontage (STIC48978 and STIC48980) and
remove inspection chambers.

o Install a new inspection chamber at existing 300mm diameter pipe aligned east-west along east
frontage. This existing pipe will be used as the storm service connection.
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c. Sanitary Sewer Works:
1. The Developer is required to:
o Install a new sanitary service connection off of the existing sanitary manhole SMH4974 at the
southwest site corner, complete with inspection chamber at the property line.
ii. At the Developers cost, the City is to:
o Cut and cap existing sanitary service connection at northwest site corner.
o Perform all tie-ins for the proposed works to existing City infrastructure.
d. Frontage Improvements:
1. The Developer is required to:

o Alexandra Road frontage: behind the existing curb and gutter, provide a new 1.5 m wide grass
boulevard with street trees and street lighting, and a new 2.0 m wide concrete sidewalk in a
straight alignment. Remove the existing driveway.

o East road frontage: widen the existing sidewalk to 2.0 m wide while maintaining existing
boulevard and extend the sidewalk to the north to the property line. Existing street trees to be
protected and one tree to be relocated as per Tree Replacement and Retention Plan.

o Install pre-duct for future hydro, telephone and cable utilities along all road frontages.

o Coordinate with BC Hydro, Telus and other private communication service providers:

- To underground Hydro service lines.

- When relocating/modifying any of the existing power poles and/or guy wires within the
property frontages.

- To determine if above ground structures are required and coordinate their locations (e.g.
Vista, PMT, LPT, Shaw cabinets, Telus Kiosks, etc.) All such structure should be located
within the development site.

e. General [tems:
1. The Developer is required to:

o Provide, within the first SA submission, a geotechnical assessment of preload and soil
preparation impacts on the existing utilities fronting or within the development site and provide
mitigation recommendations.

o Enter into, if required, additional legal agreements, as determined via the subject development's
Servicing Agreement(s) and/or Development Permit(s), and/or Building Permit(s) to the
satisfaction of the Director of Engineering, including, but not limited to, site investigation,
testing, monitoring, site preparation, de-watering, drilling, underpinning, anchoring, shoring,
piling, pre-loading, ground densification or other activities that may result in settlement,
displacement, subsidence, damage or nuisance to City and private utility infrastructure.

3. 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.

4. 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).

5. If applicable, payment of latecomer agreement charges, plus applicable interest associated with eligible
latecomer works.

Note:
*  This requires a separate application.
»  Where the Director of Development deems appropriate, the preceding agreements are to be drawn not only -

as personal covenants of the property owner but also as covenants pursuant to Section 219 of the Land Title
Act.
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All agreements to be registered in the Land Title Office shall have priority over all such liens, charges and
encumbrances as is considered advisable by the Director of Development. All agreements to be registered
in the Land Title Office shall, unless the Director of Development determines otherwise, be fully registered
in the Land Title Office prior to enactment of the appropriate bylaw.
The preceding agreements shall provide security to the City including indemnities, warranties, equitable/rent
charges, Letters of Credit and withholding permits, as deemed necessary or advisable by the Director of
Development. All agreements shall be in a form and content satisfactory to the Director of Development.

« Additional legal agreements, as determined via the subject development's Servicing Agreement(s) and/or
Development Permit(s), and/or Building Permit(s) to the satisfaction of the Director of Engineering may be
required including, but not limited to, site investigation, testing, monitoring, site preparation, de-watering,
drilling, underpinning, anchoring, shoring, piling, pre-loading, ground densification or other activities that
may result in settlement, displacement, subsidence, damage or nuisance to City and private utility
infrastructure. ,

«  Applicants for all City Permits are required to comply at all times with the conditions of the Provincial
Wildlife Act and Federal Migratory Birds Convention Act; which contain prohibitions on the removal or
disturbance of both birds and their nests. Issuance of Municipal permits does not give an individual
authority to contravene these legislations. The City of Richmond recommends that where significant trees
or vegetation exists on site, the services of a Qualified Environmental Professional (QEP) be secured to
perform a survey and ensure that development activities are in compliance with all relevant legislation.

(Signed copy on file)
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C!ty of Development Application Data Sheet
= RlChmOﬂd Development Applications Department

DP 16-726865 Attachment 2

Address: 8631 Alexandra Road

Applicant:. ZHAO XD Architect Ltd. Owner. Chen Chen Xi Development Ltd.

Planning Area(s). Aberdeen Village (City Centre)

I Existing | Proposed
Site Area 2,388 m? Remains as is
Land Uses Vacant Commercial
OCP Designation Mixed Employment Complies
General Urban T4 (25m)
CCAP Designation Sub-Area A.2 Industrial Reserve — Complies

Limited Commercial

2.9 m GSC (At sidewalk level as per

Area A commercial exemption) Complies

Flood Construction Level

Zoning | Auto-Oriented Commercial (CA) Variance noted below

Up to 3 restaurants

Number of Units Vacant Up to 5 offices

| Bylaw Requirement | Proposed | Variance

: Max.0.5 .

Floor Area Ratio (Max. 1.5 hotel) 0.5 None permitted
Lot Coverage Max. 50% 30% None
Setbacks:
Alexandra Road Min. 3 m 3m Variance
Side Road Min. 3 m 3m requested for
Interior Side Yard Min. 3 m Om 3 m reduction
Rear Yard Min. 3 m 30.9m
Height Max. 12 m 12m None
Off-street Parking Spaces:
Restaurant 23 23
Office 17 17 None
Total 40 40
Accessible Parking Spaces Min. 2% 2.5% (1 space) None

5510231




Attachment 3

Annotated Excerpt from the Minutes from

Advisory Design Panel Meeting
Wednesday, July 19, 2017

DP 16-726865 Two-storey commercial development
ARCHITECT Zhao XD Architect Ltd.
LOCATION 8631 Alexandra Road

Panel Discussion (discussion notes without quorum)

Comments from the Panel were as follows:

proposed roof treatment may not be necessary — Roof top decorative ballast and mechanical equipment
screening treatment proposed to improve views down on to roof from existing and potential future taller
buildings surrounding the site;

proposed angled treatment of three large pilasters with cultured stone at the south side of the building may
be unnecessary — The angled, or battered, stone treatment originally applied for structural reinforcement
was chosen as it is often used in the craftsman style and also used in the west coast style for stone walls
and stone column bases;

ensure that existing trees to be retained are in good condition; otherwise, plant new trees of the same species
— Existing City trees have been assessed by Parks arborist staff and identified for retention;

applicant needs to confirm the necessity of installing root barriers for street trees to avoid potential damage
to sidewalks and curbs when trees increase in size in the future — Root barrier will be provided for all new
Street trees,

applicant needs to review whether the proposed planting will achieve the targeted LEED scorecard for
stormwater quality improvement as a high number of plants is needed to achieve this — LEED equivalency
score card revised, stormwater quality improvement option removed and energy modelling option added;
reconsider proposed planting of heather shrub at the prominent corner of the site due to potential
maintenance issues; consider a more durable and visually appealing long term shrub species — Incorporated.
Heather replaced with Dwarf Heavenly Bamboo.

proposed massing works well; massing transition to the west is appropriate in terms of existing and future
developments in the area — Noted;

consider installing canopies over the streetscape building entries to provide weather protection and
accentuate the entries — Considered. All entries are provided with weather protection with either canopy
or overhang. Framing elements at overhangs accentuate framed entries;

hierarchy of building entries along the Alexandra Road frontage is ambiguous; CRU 1 entry has the same
treatment and given the same importance as the lobby/office entry; consider differentiating and clarifying
the hierarchy of entries to facilitate wayfinding in the building — Revised. Alexandra facade was revised to
differentiate the lobby entry from the adjacent CRU. Side street facade was reduced in height to
reinforce Alexandra as the dominant facade. The building will accommodate commercial uses on both
Sfloors and wayfinding is accommodated with facade composition and anticipated storefront animation
and tenant signage.

there is too much articulation and variation in commercial edge expression for a modest-sized building;
intent to provide visual interest through variation in materials and colour resulted in over articulation of the
building; the massing of a two-storey building is fairly compact and final massing could be achieved
through a simpler form and lesser variation and contrast in materials and colour — Revised. One coloured
material combination removed to reduce the variation and contrast in materials and colour. The
remaining degree of variation and complexity is intended for character and style purposes.
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yellow-painted stucco will pose potential long-term maintenance concerns as the yellow colour tends to fade
in the long-term and may collect street pollutants; consider an alternate colour/cladding material that is
easier to maintain — Revised. Changed to more neutral colour.
proposed use of cultured stone and hardie shingle siding may not be appropriate for a commercial building;
consider replacing with brick, tile, or composite panel which are more compatible with the proposed
corrugated metal siding — Considered. While certain materials may be sometimes used in combination
and/or associated with different building uses, an interchangeability of “typical materials” and among
different building types and styles is interesting for innovative architectural design. Building material or
color is judged in compositional context of building facade design where building massing and form can
be an important factor in architectural character and style.
proposed signage lacks a concept and appears arbitrary; signage could be more integrated into the building;
too much flexibility for tenants in terms of determining location and style of signage could be problematic —
Revised. Signage height, elevation and type coordinated. Commercial signage is considered as important
and constructive element for exterior design, where variation is preferred to achieve a more lively
commercial atmosphere. Signage is proposed above entry doors to CRUs and office lobby;
no concerns regarding the proposed roof; however, the applicant could simplify the screening by using the
corrugated metal or grilles instead of both — Considered. Corrugated metal is used to screen units from
street view, but because the rooftop units must be installed in open-air area, only grilles can be used for
overhead visual screening (from possible future taller development);
simplicity and order of the proposed landscaping could be drawn into the architecture of the building —
Addressed above.
appreciate the provision of ASHRAE checklist to the Panel; however, the applicant is reminded that
supporting documents for the mandatory provisions should be included in the Building Permit stage —
Noted;
also appreciate the submission of LEED 2009 scorecard to the Panel; however, LEED Version 4 is the latest
version — As the project was initiated before Oct. 31, 2016, LEED 2009 scorecard is used;
applicant needs to indicate the location of jellyfish filter tank — Addressed above. LEED equivalency score
card revised, stormwater quality improvement option removed and energy modelling option added;
targeted LEED credits for water efficient landscaping and innovative wastewater technologies may be
difficult to achieve as required systems need to be put in place; LEED Silver equivalency may not be
achieved by the project — Addressed above. In addition, landscape design is targeting the water efficiency
LEED credit by only selecting plants that will be able to survive with no permanent long term irrigation;
increased ventilation is in conflict with optimized energy performance, i.e. increased ventilation will result
in less efficiency in energy savings — LEED equivalency score card revised, increased ventilation option
removed and energy modelling option added;
location of kitchen exhaust fan is not indicated in the model and diagrams presented to the Panel; location of
kitchen exhaust fan will impact the size of the roof enclosure; applicant also needs to indicate shaft locations
on the second floor for the kitchen exhaust — Shafts are proposed from main floor to roof with minimum
clear width of 24” for future potential commercial kitchen exhaust fans and air intakes The screened
roof area is generously sized at 30’ x 80’ allowing re-arrangement of rooftop units, exhaust and air
intake openings if needed;
diagrams show seven rooftop mechanical units as opposed to the eight units reported by the project’s
mechanical engineer — Revised;
zero lot line is acceptable — Noted;
building entries are important and need to be clearly identified — Addressed above;
appreciate the project’s interface with adjacent the development and the continuous street wall along
Alexandra Road — Noted;
applicant needs to develop signage guidelines to provide guidance to future tenants of the building; signage
guidelines should be reviewed by City staff — Addressed above;
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e support the installation of ballast on the rooftop; also support the installation of a larger continuous trellis
for screening rooftop mechanical units in lieu of smaller individual trellises to minimize cost and provide a
cleaner look — Considered. Individual overhead grille screening is proposed to minimize apparent
massing of building and to facilitate future maintenance;

e support the proposed landscaping for the project — Noted;

e consider adding one handicapped parking stall — Considered. Bylaw requirement is met. Not able to
accommodate an additional parking space;

e agree with Panel comment that sustainability targets may be difficult to achieve; applicant is encouraged to
work on the details of the HVAC equipment at an early stage of the project — Addressed above;

e locating the kitchen exhaust on the roof is recommended — Addressed above; and

e the applicant is advised to work with City staff to simplify the building form and reduce the variety of
architectural elements, materials and colour — Addressed above.
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Development Permit

No. DP 16-726865

To the Holder: ZHAO XD ARCHITECT LTD.
Property Address: 8631 ALEXANDRA ROAD
Address: C/O ZUEDONG ZHAO

ZHAO XD ARCHITECT LTD.
11181 VOYAGEUR WAY, SUITE 255
RICHMOND, BC V6X3N9

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) Reduce the minimum interior (west) side yard from 3 m to 0 m.

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 lands