
City of 
Richmond 

To: Development Permit Panel 

From: Wayne Craig 
Director of Development 

Report to Development Permit Panel 

Date: July 20, 2015 

File: DP 14-672830 

Re: Application by JM Architecture for a Development Permit at 10019 Granville 
Avenue 

Staff Recommendation 

That a Development Permit be issued which would permit the construction of a licensed child 
care facility for a maximum of 88 children with an accessory residential caretaker unit at 
10019 Granville A venue on a site zoned "Child Care (ZR8)- McLennan". 
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Staff Report 

Origin 

JM Architecture has applied to the City of Richmond for permission to develop a licensed child 
care facility for a maximum of 88 children with an accessory residential caretaker unit at 
10019 Granville A venue on a site zoned "Child Care (ZR8) - McLennan". The site is currently 
vacant. 

In 2012, the subject site was rezoned from "Local Commercial (CL)" to "Congregate Housing 
and Child Care (ZR8) - McLennan" to develop a 1 0-bed congregate housing care facility with 
full-time medical care, a child care facility for a maximum of 37 children and a residential 
security/operator's unit. Subsequently, a Development Permit was issued on September 10, 
2012 but the owner did not proceed with the proposal as he could not secure funding for the 
congregate housing facility and the pe.rmit lapsed in 2014. 

A zoning text amendment application is being processed under Bylaw 9209 (RZ 14-67197 4) to 
remove "congregate housing" from the permitted uses in the site-specific zone and increase the 
maximum number of children permitted in a licensed child care facility from 37 to 88. The 
bylaw received third reading at a Public Hearing on March 16, 2015. 

Prior to final adoption of the zoning amendment bylaw, the developer is required to enter into a 
Servicing Agreement for the design and construction of public road frontage upgrades along 
No. 4 Road and Granville A venue, including widening of the north side of Granville A venue. 

The subject site is contained in the Agricultural Land Reserve (ALR); however, it is exempt from 
the Agricultural Land Commission (ALC) regulations because the property was on separate 
certificate of title and was less than 2 acres in size as of December 21, 1972. 

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. 

Surrounding Development 

Development surrounding the subject site is as follows: 

To the North: A single detached dwelling on a small "Agriculture (AG1)" zoned parcel (less than 
0.5 acres) contained in the ALR. 

To the East: A single detached dwelling on a small "Agriculture (AG 1)" zoned parcel (less than 
0. 5 acres) contained in the ALR. 

To the South: single detached dwellings on small "Agriculture (AG 1 )"zoned parcels (less than 
0.5 acres) contained in the ALR. 

*note: None of the immediately neighbouring sites in the ALR are currently farmed. 
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To the West: Across No.4 Road, a duplex on a property zoned "Two-Unit Dwellings (RD1)" 
located outside of the ALR. The property is located in the City Centre Area McLennan North 
Sub-Area and the Plan designates the property for two family dwellings or 2 & 3 storey 
townhouses. 

Rezoning and Public Hearing Results 

During the rezoning process, staff identified the following design issues to be resolved at the 
Development Permit stage: 

• Composition of the landscape buffer to the existing single family dwellings in the 
immediate area 

• Streetscape design along No.4 Road and Granville Avenue 
• Refinement of the proposed building form and massing 
• Landscape and open space design details 
• Refinement of the children's outdoor play area design including the choice of play 

equipment. 

Staff are satisfied that all issues identified at rezoning have been addressed. The Public Hearing 
for the rezoning of this site was held on March 16, 2015. At the Public Hearing, no concerns or 
public comments were received. 

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, the proposal is consistent with the applicable 
sections of the 2041 Official Community Plan and is in compliance with the "Child Care (ZR8) -
McLennan" zoning regulations. 

Advisory Design Panel Comments 

The application was initially considered by the Advisory Design Panel on April 16, 2015. The 
Panel identified a number of design issues and asked the applicant to consider the Panel's 
comments and return to the Panel for further review. A copy of the excerpt from the Advisory 
Design Panel minutes is attached for reference. The design response from the applicant has been 
included immediately following the specific Design Panel comments and is identified in 'bold 
italics' (Attachment 2). 

The applicant substantially revised the building design based on the ADP and staff comments 
and further developed the landscape design with more detailed children's outdoor play area 
programming. The revised design was presented to the Advisory Design Panel on June 17, 2015. 
Since quorum was not present, the Panel did not vote on the item; however the consensus of the 
Panel was that there had been significant improvement to the building and landscape design. 
The Panel had a few additional minor comments and suggestions and supported the application 
to proceed to the Development Permit Panel. The design response from the applicant has been 
included immediately following the specific Design Panel comments and is identified in 'bold 
italics' (Attachment 3). 
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Analysis 

Conditions of Adjacency 
• The height, siting and orientation of the proposed two-storey building respects the existing 

single family homes immediately adjacent to the site. 
• The building is proposed to be located at the southwest corner of the site to minimize 

potential privacy and overlook concerns for the immediate neighbours to the north and east. 
• A lm landscape buffer strip with 6' high wooden fence, hedge and columnar trees is 

proposed along the north and east property lines for screening. 
• The garbage and recycling area proposed at the northeast corner will be enclosed in a 

structure and will be further screened from the immediate neighbours by the wooden fence 
and hedge. 

Urban Design and Site Planning 
• The location of the building will create a strong street presence through architecturally 

interesting building facades, varied rooflines and high-quality landscape treatment, which 
will contribute to the pedestrian experience along No.4 Road and Granville Avenue. 

• The primary vehicle access/egress is provided via a full movement access from Granville 
Avenue and a right-out only exit is proposed on No.4 Road. A covenant has been registered 
on title to restrict the No.4 Road exit to right-out only as part of the pervious rezoning 
application (RZl0-552527). 

• From the streets, the parking and loading area will be screened by the building and a 
perimeter landscape buffer and metal fence. The proposal will provide 24 parking stalls and a 
loading space which meets the zoning requirement. 

• Once accessible parking stall will be located close to the main entrance of the child care 
facility for ease of access. 

• A pedestrian access will be provided from Granville Avenue adjacent to the driveway and 
will be connected to the entrances to the child care facility and the residential suite on the 
north side of the building. 

• A garbage and recycling enclosure is proposed at the northeast corner where it can be easily 
accessed by a collection vehicle. A pathway is proposed adjacent to the enclosure for 
convenient access by occupants. 

• Children's outdoor play areas are proposed around the building along the south and west 
property lines to maximize the sun exposure and provide direct access from indoors to 
outdoors. An additional children's outdoor play area is proposed on the second floor deck at 
the north of the building. 

Architectural Form and Character 
• The building provides a playful, dynamic and colourful design, which is appropriate for the 

proposed use. 
• The building is articulated with variation in roof form, height, materials, colours and 

architectural details including gable roof elements, trellis, canopies and wood trims. 
• The proposed building features high quality cladding materials including fiber-cement siding, 

shingles and board and batten. 
• The proposed colour scheme consists of a grey tone with bright/bold colour accents for 

contrast. 
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• Various colours and building materials will be used to differentiate individual classrooms for 
different age groups and help break the massing of the building. 

• Vertical lattice with climbing vines is proposed on the north side of the building to add visual 
interest and avoid a large blank wall. 

Landscape Design and Open Space Design 
• The landscaping and open space design focuses on mitigating site impacts along the public 

road frontage. To soften the impact of the required protective fence for the child care, a wave 
form hedge and fence have been provided. 

• A lm landscape buffer with hedge and wooden fence is proposed along the north and east 
property lines. 

• Columnar trees and landscape islands will be incorporated into the parking area to provide 
shadow, colour and rhythm. 

• The children's outdoor play area is designed to provide a range of opportunities for the 
social, physical and emotional development of children while providing an attractive urban 
face to the public realm. Design details are as follows: 
o The programming focuses on providing opportunities for children to interact with the 

natural landscape and explore various activities. 
o The location of the outdoor play area would maximize the southern and western 

exposures for natural light. Substantial windows are proposed to maximize natural 
lighting available to the interior space. 

o Canopies will be provided for the entrances to the indoor classrooms to act as a transition 
zone from the indoors to the outside. 

o The proposed trees in the children's outdoor play area will be a mix of evergreen and 
deciduous trees including fruit trees to provide seasonal interest. The trees will also 
provide natural shade and cooling during the summer months. 

o Each outdoor play area is designed to serve a different age group (separated by a 3' 
fence) and is contiguous with the age group's indoor classroom. 

• For children's safety, the children's outdoor play area is completely fenced with metal fence 
and hedge. The height ofthe fence and hedge will be between 4' and 5' and will have a 
playful oscillating shape to enhance the character of the development. In addition, wooden 
trellis and lockable gates are proposed to add visual interest. 

• A Letter-of-Credit for landscaping in the amount of $86,106.41 inclusive of a 10% 
contingency cost is included in the DP considerations. 

Crime Prevention Through Environmental Design 
The proposed development includes the following design elements that support CPTED 
principles: 
• The comer site has good visibility from the streets. 
• The children's outdoor area will be fenced completely for the safety of children. 
• The accessory residential unit on the second floor provides natural surveillance of the streets 

and surrounding areas. 
• Vandal resistant hardware to all doors, restricted opening to all windows and selected 

purpose-driven lighting to all access and egress doors will be provided. 
• All gates will have security hardware installed to lessen the opportunity for vandalism. 
• Entry points to and from the site are clearly defined from the adjacent streets. 
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Accessible Housing 
• The proposed development includes the following accessibility features for a future resident 

with mobility challenges: 
o The accessible parking stall will be located close to the main entrances of the building. 
o All bedroom doorways in the accessory residential unit will be 3' wide to ensure 

wheelchair accessibility. 
o One of the bedrooms is designed to be an accessible unit; a closet and bathroom are 

designed to ensure universal accessibility. 
o Manoeuvring space in the kitchen will accommodate wheelchair accessibility. 

• Additional accessibility features may be incorporated once further design work is completed 
for a building permit. 

Energy and Sustainability 
The applicant has indicated that the following sustainability measures will be incorporated into 
the development: 
• Low-flow plumbing ±1xtures to reduce water consumption 
• LED lighting where practicable to minimize energy consumption 
• All appliances and fixtures will be selected based on ENERGY STAR® ratings 
• Increased thermal insulation and high-quality windows with Low E glass 
• Instructions to the consultant engineers will be provided to achieve a 1 0-15% reduction in 

mechanical and electrical loads wherever possible 
• Using the BC Building Code as a base reference, insulation levels will be increased by 10-

15% over the ASHREA 90.1.-2010 standards 

Conclusions 

The Development Permit application has addressed the issues and comments related to the site's 
existing condition of adjacency, urban design and site plmming, architectural form and character 
and landscaping design. Staff recommend support of the Development Permit application. 

Planner 1 

MP:cas 

Attachment 1: Development Application Data Sheet 
Attachment 2: Advisory Design Panel Meeting Minutes (Excerpt), April 16, 2015 
Attachment 3: Advisory Design Panel Discussion Notes (Excerpt), June 17, 2015 

The following are to be met prior to forwarding this application to Council for approval: 
• Receipt of a Letter-of-Credit for landscaping in the amount of $86,106.41 

Prior to future Building Permit issuance, the developer is required to complete the following: 
• 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 
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required as part of the Building Permit. Forfurther information on the Building Permit, please contact 
Building Approvals Department at 604-276-4285. 
Submission of a construction traffic and parking management plan to the satisfaction of the City's 
Transportation Department (http://www .richmond. cal services/ttp/special .htm). 
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Development Application Data Sheet 
Development Applications Department 

DP 14-672830 Attachment 1 

Address: 10019 Granville Avenue 

Applicant: JM Architecture 

Planning Area(s): East Richmond Mclennan Sub Area 

Floor Area Gross: 1,145.3 m2 

~------------------------

Existing 
Site Area: 2,448 m2 

Land Uses: Vacant 

OCP Designation: Agriculture 

Owner: Haraka Enterprises Inc. 

Proposed 
No Change 

88 space child care facility + 
Residential Security/Operator 

Unit 

No Change 

Zoning: Agriculture, Institutional and Public No Change 

I Bylaw Requirement I Proposed I Variance 
Floor Area Ratio: Max 0.5 FAR 0.47 FAR none permitted 

Lot Coverage: Max. 40% 28.7% none 

Setback- Public Road Min. 3m 
4 m (Granville Avenue) 

none 5 m (No. 4 Road) 
Min. 5 m to building 5. 7 m to building 

Setback - North Min. 0.9 m to garbage 0.9 m to garbge and none 
and recycling enclosure recycling enclosure 

Min. 9 m to building 21.2 m to building 
Setback - East Min. 0.9 m to garbage 0.9 m to garbage and none 

and recycling enclosure recycling enclosure 

Height (m): Max. 12.5 m 10.3 m none 

Off-street Parking Spaces- Total 
Min. 24 24 none 

Regular/Commercial: 

Loading Spaces Min.1 1 none 



4. 

Excerpt from the Minutes from 

The Design Panel Meeting 

Wednesday, April16, 2015-4:00 p.m. 
Rm. M.2.002 

Richmond City Hall 

DP 14-672830- 88-SPACE CHILD CARE FACILITY 

APPLICANT: JM Architecture Inc. 

PROPERTY 1 0019 Granville A venue 

Applicant's Presentation 

Attachment 2 

Architect Joe Minten, JM Architecture Inc., and Landscape Architect Clark Kavolinas, 
CJK Landscape Architecture, presented the project and answered queries from the Panel 
on behalf of the applicant. 

Panel Discussion 

Comments from the Panel were as follows: 

• good break in the building fa<;ade; use of different building materials visually 
breaks down the large building and provides good articulation; different 
heights provide an interesting roofline; 

General Information 

• outdoor spaces appear too linear but understand that they are subject to lot 
dimensions; 

General Information 

• use of sandy brown and desert colours and significant amount of stucco 
materials makes the building look outdated; consider alternative colours and 
materials to create a more modern expression; 

The revised plans illustrate a compete departure from the original 
submission to a more vibrant dynamic colour palette. The stucco and stone 
materials have been deleted in favour of shiplap and panel siding (James 
Hardie products). 
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111 suggest that the applicant set specific target efficiencies with regard to the 
sustainability aspect of the project, e.g. 20 percent water consumption savings; 

Also noted in the design brief goals to the following will be sought: 

10% to 15% reduction in mechanical and electrical loads over BCBC 
regulations. 

10% to 15% increase in thermal insulation over the ASHREA 
90.1.2010 standards. 

" consider introducing public art in the project as it will benefit the children and 
the public; 

The layout of fencing at the intersection has been changed to permit two 
triangular areas - in these we have inserted a playful nod to the day care 
use. This interactive piece of artwork should be looked upon as a definition 
to the use of the daycare facility and can be used to sit on as well thus 
promoting a degree of public meeting and interaction. The materials of the 
letters are proposed to be concrete at the base and transparent lit pieces (by 
means of solar collection. 

11 consider design development to the cross gable roof on the tower element at 
the corner of Granville A venue and No. 4 Road as it is very prominent; at the 
south elevation of the tower, consider relocating the three windows and the 
double door to the centre; 

The cross gable roof has been changed to a single gable facing No. 4 Road 
added roojlets provide shading to the interior classroom spaces. 

111 reconsider the extensive use of cultured stone in the tower element; introduce 
larger windows; 

The cultured stone has all been deleted. 

11 proposed colour palette appears bland; consider more "fun" colours; 

As noted above, the colour palette has been completely revised to suit this 
comment. 

11 entrances/doors to the building appear confusing from the outside; use 
different colours or colour blocks to identify entrances and uses of the building 
according to various age groups; 

The doors from the classrooms to the exterior are now framed in different 
coloured trim boards- the same colours are reintroduced as horizontal trims 
on the tower element and the north edge of the building. 

11 agree with comments regarding the choice of colours and extensive use of 
cultured stone on the tower element; 

Reference notes to colour change 
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'" the project has a stage-set feel; sill heights of windows at the upper level of the 
building are very high; consider enlarging the windows; 

Several changes have addressed this concern: 

The floor to ceiling height of the second floor has been lessened. 

The windows throughout the project have been given heavier more 
pronounced trims and on the tower, they have been pushed out of the 
exterior wall plane. 

• the building appears flat, e.g. no window reveals and thin bargeboards and 
fascias; needs more detailing; 

Similar to above the revisions noted address the "set-stage" appearance 
previously presented. 

• proposed colours need some contrast; agree with comments regarding the 
extensive use of cultured stone, lack of detailing in the tower element and size 
of windows; proportions work but overall design refinement is needed; 

Reference comments related to colour palette change. 

• additional screening ofthe outdoor children's play area located along Granville 
Avenue which is a busy street is needed; location of children's play area is a 
concern; 

The edge interface of street and play area along No. 4 Road and Granville 
A venue comprises a continuous hedge backed by a four foot high metal 
fence; aligned to the classroom egress doors the fence is changed to a .ftxed 
gate of five height and topped y a wood trellis. 

• consider a one direction gable roof on the tower element in lieu of a cross 
gable roof; 

Done. 

• a more developed outdoor children's play area consistent with the intended use 
of the proposed facility is needed; children's play area lacks definition; and 

A new landscape plan has been developed; please refer to it. 

• the applicant is encouraged to work with City staff to introduce tree planting 
along Granville A venue to provide some shading to the south side of the 
proposed development and screening of the children's play area. 

Trees along the city boulevard have been approved as part of the off-site civil 
works- they are now presented in graphic form in this presentation. 
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Panel Decision 

It was moved and seconded 
That DP 14-672830 return to the Panel for further review with the applicant giving 
consideration to the comments of the Panel. 

CARRIED 

Opposed: Steve Jedreicich 



Excerpt from the Discussion Notes from 

The Design Panel Meeting 

Wednesday, June 16, 2015-4:00 p.m. 
Rm. M.1.003 

Richmond City Hall 

2. DP 14-672830- 88 SPACE CHILD CARE FACILITY 

APPLICANT: JM Architecture Inc. 

PROPERTY LOCATION: 1 00 19 Granville A venue 

Applicant's Presentation 

Attachment 3 

Architect Joe Minten, JM Architecture, and Landscape Architect Meredith Mitchell, M2 
Landscape Architecture, presented the project and answered queries from the Panel on 
behalf of the applicant. 

Panel Discussion 

Comments fi"om the Panel were as follows: 

• the applicant has introduced good improvements to the project since its 
previous presentation the Panel; 

• design changes to the project addressed the concerns of the Panel; the enhanced 
character of the building fits a daycare centre; 

• appreciate the efforts of the applicant to make a lot of improvements to the 
project; also appreciate the applicant's presentation of the project and the 
renderings and elevations provided by the applicant to the Panel; 

• entry canopy on the main entrance at the south elevation (along Granville 
A venue) appears skimpy; consider enlarging the scale of the canopy; 

There really is no wall space available to enlarge this canopy and still have it 
address the entry doors it serves; the canopy roof remains as presented. 

• big improvement on the fascias; 

• consider a chimney/fireplace expression in the suite; 

A chimney has been added as recommended. 
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" windows to the kitchen in the south elevation (along Granville A venue) and 
opposite windows in the north elevation are pushed up; consider bringing the 
window sills down; 

Windows on the south side could not be enlarged as there are kitchen 
cabinets which determine the height of the sill. Windows on the north side 
have been increased as recommended. 

• gable element introduced to the play space appears weak and does not appear to 
be coordinated with the landscape plan; consider an open frame element; 

The west facing gable component was revised, reviewed and rejected by the 
architect and the client- we felt the design was foreign to the integrity of the 
overall facade facing No. 4 Road. 

• the proposed development appears less institutional; choice of colours and 
introduction of colour contrast and gables make the project fit with its site 
context; 

• agree with comments regarding the improvements on the project; appreciate the 
architectural details; 

• appreciate the positive details of the outdoor play area programming and 
support the proposed landscaping which is going in the right direction; and 

• appreciate the introduction of trellis elements along the street; however, look at 
control of children's access. 

The Chair noted that the Panel members present expressed general support for the project. 

Due to the absence of a quorum, a Panel recommendation could not be considered. 



ity of 
Richmond 

To the Holder: 

Property Address: 

Address: 

JM Architecture Inc. 

10019 Granville Avenue 

c/o Joe Minten 
Main Floor, Building 4 
15243- 91 51 Avenue 
Surrey, BC V3R 8P8 

Development Permit 

No. DP 14-672830 

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 #18 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 
$86,106.41 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 ifthe security is returned. The condition of the posting ofthe 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. 



No. DP 14-672830 

To the Holder: JM Architecture Inc. 

Property Address: 10019 Granville Avenue 

Address: c/o Joe Minten 
Main Floor, Building 4 
15243-91 51 Avenue 
Surrey, BC V3R 8P8 

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 pmi hereof. 

This Permit is not a Building Permit. 

AUTHORIZING RESOLUTION NO. 
DAY OF 

DELIVERED THIS DAY OF 

MAYOR 
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