
City of 
Richmond Report to Development Permit Panel 

To: Development Permit Panel Date: December 16, 2013 

From: Wayne Craig File: DP 13-634111 
Director of Development 

Re: Application by Integra Architecture Inc. for a Development Permit at 6511 
Buswell Street 

Staff Recommendation 

That a Development Permit be issued which would: 

1. Permit the construction of a IS-storey mixed use (residential/commercial) tower at 6511 
Buswell Street on a site zoned "Downtown Commercial (CDTI)"; and 

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

a) Reduce the residential parking rate from the standard City-wide parking rate to the City 
Centre Zone 1 parking rate. 
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Staff Report 

Origin 

Integra Architecture Inc., has applied to the City of Richmond on behalf of Majorca International 
Investments Ltd., for permission to develop a 15-storey mixed use (residential/commercial) 
tower at 6511 Buswell Street on a site zoned "Downtown Commercial (CDTl)". There is an 
existing I-storey building with rooftop parking on the site, which includes Legend's Pub as one 
ofthe tenants. No rezoning is required. 

A separate Servicing Agreement (SA) is required for utility upgrades, service connections and 
frontage improvements, which has been agreed to by the owner/developer. See the attached 
Development Permit Considerations for a general description of the SA scope of work. 

Development Information 

Please refer to attached Development Application Data Sheet (Attachment 1) for a comparison 
of the proposed development data with the relevant Bylaw requirements. 

Background 

Development surrounding the subject site is as follows: 

To the north, across Cook Road is a 3-storey commercial building located at 8171 Cook Road 
with "Downtown Commercial (CDTl)" zoning and designated Urban Core T6 
(45m) in the City Centre Area Plan (CCAP) within the Brighouse Village; 

To the east, across Buswell Street is an older 3-storey apartment building over parking located 
at 6560 Buswell Street with (RAMI) zoning and designated Urban Centre T5 
(25m) according to the CCAP within the Brighouse Village; 

To the south, across the existing 6 m wide lane is a surface parking lot and a older 2-storey 
commercial building located at 8091 Park Road with "Downtown Commercial 
(CDTl)" zoning and designated Urban Core T6 (45m) eligible for the Village 
Centre bonus according to the CCAP within the Brighouse Village; and 

To the west, on the adjacent lot is an older I-storey commercial building located at 8160 Cook 
Road with "Downtown Commercial (CDTl)" zoning and designated Urban Core 
T6 (45m) according to the CCAP within the Brighouse Village. 

Staff Comments 

The proposed development scheme attached to this report has satisfactorily addressed the 
significant urban design issues and other staff comments identified as part of the Development 
Permit application review process. In addition, it complies with the intent of the applicable 
sections ofthe Official Community Plan and is generally in compliance with the policies and 
design guidelines in the Official Community Plan (OCP) Schedule 2 - City Centre Area Plan 
(CCAP) - Brighouse Village. Zoning variances are required as noted below. 

Zoning ComplianceNariances (staff comments in bold) 

The applicant requests to vary the provisions of Richmond Zoning Bylaw 8500 to: 
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a) Reduce the residential parking rate from the standard City-wide parking rate to the City 
Centre Zone 1 parking rate. 

Staffsupports the proposed parking variance since this site is located within the City Centre 
Zone 1 area due to proximity to the Canada Line therefore the variance would be consistent 
with Zone 1 parking rate and as the owner/developer has agreed to provide: 

1. Five (5) affordable housing units, to the approval of the City; and 

2. Various measures that support Transit-Oriented Development (TOD) including: 

a) Upgrade of the existing signal at the Cook Road and Buswell Street intersection to 
include the following: 
• APS (Accessible Pedestrian Signals) and illuminated street name signs; and 
• The provision of three (3) benches (one) 1 on Cook Road and two (2) on Buswell 

Street near existing bus stops). 

b) Provision of a continuous canopy attached to building along Buswell Street in lieu of a 
$25,000 contribution towards a bus shelter for the bus stop on Buswell Street. 

Advisory Design Panel Comments 

The Advisory Design Panel was supportive of this development proposal. A copy of the relevant 
excerpt from the Advisory Design Panel Minutes from November 6,2013 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 

Land Dedications & Statutory Right of Ways (SRW's) 

A. Land Dedications: The owner/developer has agreed to assume all costs associated with the 
dedication of two City owned lots that will formalize the Buswell Street road right-of-way. 

B. Statutory Right of Ways (SR W' s) 

1. This development proposal includes the following SR W' s along Cook Road: 

a. A 4.20m wide Statutory Right of Way (SRW) along the entire Cook Road frontage 
for road, utility and sidewalk purposes; and 

b. A 4m x 4m corner cut as a Statutory Right of Way (SRW) at the Cook/Buswell 
intersection for road, utility and frontage upgrade purposes. 

2. The development proposal also includes the following SRW's along Buswell Street: 

a. A 1.1m wide Statutory Right of Way (SRW) along the entire Buswell Street frontage 
for road, utility and frontage upgrade purposes; 

b. A 3m x 3m corner cut as a Statutory Right of Way (SRW) at the Buswell Street 
and lane intersection for road, utility frontage upgrade purposes. 

3. The development proposal also includes the following SRW's along the lane: 
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a) A 3.0m wide land dedication along the entire south property line adjacent to the lane 
for road, utility and frontage upgrades. 
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Conditions of Adjacency 

• To the North: The reduced building setback from 6.0 m to 4.69 m is consistent with the 
Zoning Bylaw 8500, Section 9.3.6 since an acceptable streetscape interface has been 
proposed. There are no issues with existing development on the north side of Cook Road. 

• To the East: The reduced building setback from 6.0 m to 3.0 m is consistent with the Zoning 
Bylaw 8500, Section 9.3.6 since an acceptable streetscape interface has been proposed. There 
are no issues with existing development on the east side of Buswell Street. 

• To the South: The owner/developer has agreed to provide the requested SRW noted above to 
facilitate parallel load operations along the lane. Temporary lane lighting will be provided 
by private wall mounted lights until the property to the south is redeveloped. This will 
provide manoeuvring flexibility for loading vehicles servicing the subject site. There are no 
issues with existing development on the south side of the lane. 

• To the West: The owner/developer has provided verification to substantiate the discharge of 
a legal agreement registered on title requiring the owner/developer of the subject site to 
provide 16 parking spaces for nearby site. The owner/developer has also submitted proof 
that the neighbouring 3 properties to the west are controlled by the same owner(s) and has 
demonstrated with a schematic redevelopment scenario that the proposed development of the 
subject site does not preclude the future redevelopment ofthe neighbouring 3 properties. In 
addition, the applicant proposes interim facade enhancements to the exposed west wall of the 
parkade, which will improve the visual appearance of the proposed parkade until 
redevelopment occurs on the neighbouring lots. 

Urban Design and Site Planning 

1. Urban Design: The proposed design responds to the existing and anticipated urban fabric 
surrounding the site with a continuous streetwall and a slender tower design, which results in 
a minimal amount of shading and minimal impacts on the views for neighbouring properties. 
The stepped building massing at the podium level allows flexibility for the adjacent site to 
redevelop with either a 2 or 3-storey parkade and the terraced rooftop design provides variety 
for the City skyline. 

2. Site Planning: The design proposal for this narrow site provides all requested land 
dedications and SRW's and achieves a streetscape design that incorporates generous 
sidewalk widths with fronting uses that will help to active the street including appropriate 
pedestrian amenities. The commercial-retail units (CRU's) at-grade will help to active the 
street and the streetscape design includes pedestrian and transit amenities. 

3. Public Art: The owner/developer prefers to make a financial contribution of approximately 
$55,902 based on the applicable rates in the Public Art Policy to the City's public art reserve 
rather than a public art installation integrated with the proposed built form or as a stand-alone 
public art installation along the street. See the Development Permit considerations for the 
details. 
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Architectural Form and Character 

1. Built Form Massing: The slender tower element represents a unusual built form massing for 
the City Centre and is a welcome departure from the typical square and squat towers in the 
City Centre. The tower element is set back from the Cook/Buswell intersection, which 
provides an opportunity to stagger the placement of future towers along Cook Road. This in 
turn allows the adjacent consolidated sites to achieve the maximum allowable density 
outlined in the CCAP and still comply with the minimum required tower separation. This 
design approach would also preserve maximum views from all towers (existing and future) 
as well as permit maximum sunlight penetration to the street below. 

2. Architectural Character: 

a) Podium Design: The proposed white metal banding that frames the podium accentuates 
the separation between the parking structure and the tower. The cantilevered spandrel 
elements at the intersection above the comer plaza add visual interest and drama to this 
relatively small pedestrian space. Facade improvements have been proposed for the west 
wall of the parking podium including concrete reveals and two different colours of paint. 

b) Tower Design: The design of the tower is a combination of overlapping vertical and 
horizontal elements consisting of metal fins, louvers, screens and thin concrete slab 
extensions that create an interesting visual treatment of the tower facades. The elevator 
core is proposed along the exterior wall facing Buswell Street, which creates a strong 
vertical element that breaks the expansive glass wall system on this facade and 
contributes to the streetscape character. Facade enhancements to the previously blank 
wall of the elevator core along Buswell Street include textured concrete stucco or concete 
panels and a coloured dark charcoal consistent with the proposed metal screens. The thin 
concrete floor slab balcony extensions create a rhythm of contrasting horizontal lines that 
balance the vertical lines oftower. The proposed clear glass guard railings and metal fins 
further help to accentuate the contemporary architectural character. 

3. Indoor Amenities: The proposed design includes approximately 111m2 (1,201 ft2) of indoor 
amenity space, which exceeds the minimum 100m2 (1,076 fF) requirement ofthe OCP. The 
indoor amenity space consisting of2 separate but adjacent common use rooms including a 
gym room and a lounge/entertainment room. The lounge room incorporates a kitchen area 
and opens onto the podium roof deck with a complementary outdoor patio and seating area 
under a trellis structure with an adjacent children's play area. 

Landscape Design and Open Space Design 

1. Streetscape Design: Wide boulevards are proposed despite the narrow site, (i.e., 6.6 m wide 
along Cook Road and 5.6 m wide along Buswell Street) including the minimum 2.0 m wide 
sidewalks clear of any obstructions along both road frontages. The design features pedestrian 
amenities for the adjacent bus stop including weather protection via a continuous building 
canopy and 2 benches along Buswell Street. The proposal also includes decorative street 
lighting and boulevard paving that consists of standard City Centre concrete sidewalk panels 
in combination with exposed aggregate banding. The street tree planting is proposed at 
larger than the minimum sizes required at the time of planting (10 cm versus 7 cm caliper) 
and the laneway design incorporates a wider, reinforced concrete sidewalk and shared 
loading area on the north side of the lane with interim lighting attached to the building. 
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2. At-Grade Pedestrian Plazas: The proposed site plan features two relatively small, pedestrian 
plaza areas including: 

• a recessed comer plaza with a seating plinth that doubles as a small performance area; 
and 

• a small recessed space adjacent to the lobby area, which helps to separate the residential 
and commercial uses, to identify the residential entry and to create a more gracious 
sequence of arrival and entry to the residential lobby. 

3. Parkade Rooftop Design: The proposed landscape design of the parking structure roof deck 
includes private outdoor patio use for the residential units on level 4 as well as two large 
outdoor patio areas for common use connected via a narrow walkway along the west edge of 
the roof deck. The outdoor patio area on the north side of the tower is proposed as a 
complementary space to the adjacent indoor amenity room while the other patio area on the 
south side of the parkade roof deck proposes raised planting beds for gardening, a fire pit and 
seating area, a small putting green, a bosque of trees in raised planters as well as a second 
children's play area. 

Affordable and Accessible Housing 

Accessible Housing: 

1. All of the proposed units incorporate aging in place features to accommodate mobility 
constraints associated with aging. These features include: 
• stairwell hand rails; 
• lever-type handles for plumbing fixtures and door handles; and 
• solid blocking in washroom walls to facilitate future grab bar installation beside toilets, 

bathtubs and showers. 

2. The proposed development includes the following provision for accessibility: 

Basic Universal 
Housing Units 
(BUHU's) 

Age-in-Place 
Units (AIPU's) 
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designed to be 
easily renovated to 
accommodate a 
future resident in a 
wheelchair 

to accommodate 
mobility constraints 
associated with 
aging 

70 of 70 

70 of 70 units 

Each BUHU is permitted a density exclusion of 
1.86 m2 (20 ft2) per unit. Each unit must comply 
with all Richmond Zoning Bylaw requirements to 
be eligible for the density exclusion. 

Not required but strongly encouraged for all 
single level apartment units including lever-type 
handles for plumbing fixtures/door handles and 
solid blocking in washroom walls to facilitate 
future grab bar installation beside toilets, bathtubs 
and showers. 
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Affordable Housing: 

1. The owner/developer has agreed to provide five (5) affordable housing units, to the approval 
of the City according to the following schedule: 

' ..••.... : .••. u.' ..•• ·.nit.· ••.••.•.• · ••.•..•. • •..•.•. ' .•. ·u··.·n··.·'·.t·.·· •. ·T· ••• · .. y.··p··· e·' •..• •. . ~o .• • •.•... O .• ·.·f.' i ";~}A ,~~ _1·M ... ··.i:n .. · •. im .. u.m.·.· .Maxlm~I:ri.~"rifhIY··fOtalM~~iri,urri.. 
.• Number<I··· .•..•...... ' " .••.• .' Unit.s .•. ···I·UfJllf"\Ie,~. . .. '-: U~,itArea: ..•.• ' .••. ··.LJnl(R~nl*i':'·· H!lli~~t10Idi~~bhjei\" 

AFHU 1 1 
Level 2 Bedroom 

AFHU 2 
Level 2 

AFHU 1 
Level 3 

AFHU2 
Level 3 

AFHU B 
Level 5 

Bedroom 

Bedroom 

Bedroom 

2 
Bedroom 

707 ft2 535 ft2 $950.00/month $38,000 or less 

685 ft2 535 ft2 $950.00/month $38,000 or less 

707 ft2 535 ft2 $950.00/month $38,000 or less 

685 ft2 535 ft2 $950.00/month $38,000 or less 

853 ft2 860 ft2 $1,162.00/month $46,500 or less 

5 3,637 ft2 

2. The proposed affordable housing units on levels 2 and 3 have unusual linear layouts but 
provide larger than the minimum floor space. There is also parking on levels 2 and 3 but the 
affordable housing unit are sufficiently separated and buffered from the parking areas. These 
affordable housing units would be accessed directly from the main elevator core and are 
supported by staff. 

Transportation and Traffic 

1. The proposed development includes the requested land dedications, SRW's and frontage 
improvements. See the Development Permit Considerations for the details. 

2. The proposed development incorporates the following Transit-Oriented Development (TOD) 
measures: 

a) An upgrade of the existing traffic signals at the Cook Road and Buswell Street 
intersection including: 
• APS (Accessible Pedestrian Signals) and illuminated street name signs; and 
• A minimum ofthree (3) benches, one (1) along Cook Road and two (2) along 

Buswell Street near the bus stop in lieu of three (3) separate SRW's for the placement 
of benches along the two fronting streets. 

b) A continuous canopy attached to the building along Buswell Street in lieu of a cash 
contribution in the amount of $25,000.00 towards a bus shelter for the bus stop on 
Buswell Street. 

3. Loading: The proposed development includes two shared, medium sized (SU9) loading 
bays, which meet the minimum requirements with one perpendicular to the lane in the 
building and one parallel to the lane that would straddle the property line but would permit 
two standard sized passenger vehicles to pass simultaneously during loading operations. 
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4. Parking: The proposed development includes the following provisions for parking: 

Land Use Required Parking Parking Reduction 
Proposed Parking 

Provided 

Residential Housing Spaces (65 Units) 
65 spaces 65 spaces 

(1 space/unit) (no reduction) 

Residential Housing (5 Affordable Units) 5 spaces 5 spaces 
(0.9 spaces/unit) (no reduction) 

Residential Visitor Spaces 
14 spaces 

28 - 7 = 21 spaces 
91 spaces 

(0.2 spaces/unit) 

14 spaces 
(based on shared spaces and 

Commercial Spaces (3.75 spaces/100m2) 
provision of a parking covenant) 

Total Spaces 98 spaces 91 spaces 

Small Car Stalls max. 50% (max. 45 spaces) 29 

Accessible Parking Stalls min. 2% (min. 2 spaces) 2 

Residential Class 1 Bike Parking 88 88 
88 (1.25 stalis/resLunit) (provided in parkade) 

Residential Class 2 Bike Parking 
14 14 bike racks 

14 
(0.2 stalis/resL unit) (provided on-street) 

Commercial Class 1 Bike Parking 1 1 
1 (0.27 spaces/100m2) (provided in parkade) 

Commercial Class 2 Bike Parking 
1 1 

1 (0.4 space/100m2) (provided in parkade) 

Loading Spaces 
2 medium (SU9) 2 shared medium 

-
spaces (SU9) spaces 

Note: A parking variance is required but supported based on the provision of affordable housing. 

5. The proposed development also includes traffic signal modifications required at the sole cost 
of the owner/developer including but not limited to: 
• Traffic pole/base relocations along the frontage of the development; 
• Junction box!conduit relocations; 
• Associated traffic signal cables/conductors and vehicle detector loops; and 
• Traffic signal modification design drawings if required and identified during the SA process. 

Engineering and Servicing 

1. All requested frontage improvements and utility upgrades are included in the SA 
requirements. 

2. District Energy Utility (DEU): The owner/developer has agreed to the provision of a DEU
ready building including the registration of appropriate legal agreements in the Land Title 
Office to the approval of the City. See the Development Permit considerations for the 
details. 

3. Supplemental Work: The owner/developer has also agreed to carry out the necessary survey 
and legal work to ensure the dedication oftwo (2) City-owned lots as road right-of-ways that 
formalize the road corridor for Buswell Street. These road dedications are required to 
facilitate both City and private utility servicing. All costs associated with these land 
dedications shall be borne by the owner/developer, including but not limited to survey work, 
preparation of legal plans and filing at the Land Title Office. See the Development Permit 
considerations for the details. 
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Sustain ability and Crime Prevention Through Environmental Design (CPTED) 

Sustainability 

1. The proposed development includes the following sustainability features: 

a) The site is close to transit, schools, shopping, and services; 

b) The use of concrete construction for longer-life span; 

c) The building would be designed to be DEU-ready; 

DP 13-634111 

d) Electric vehicle charging stations and preducting to expand the availability of plug-ins; 

e) An efficient building envelope including entry overhangs improving building durability; 

f) Both active and passive solar design features including balconies, louvers and roof 
overhangs to provide solar shading and exterior wall assemblies including low E glass to 
ensure an energy efficient design; 

g) A balanced mechanical ventilation system; 

h) All units provided with operable windows and corner units with windows on two sides to 
encourage passive cooling through cross ventilation; 

i) A high albedo roof design with light grey patterned 2 ply SBS material on the upper roof; 

j) A landscaped podium rooftop with planting beds and with garden plots; 

k) Rainwater collection for watering on roof deck levels; and 

1) Sustainable fit and finish of the building including energy star appliances, low flow 
fixtures, low VOC materials and finishes plus reduced allergen carpeting. 

CPTED 

1. The proposed development includes the following CPTED features: 

a) Visible or no dead-end corridors in the parkade; 

b) Parkade lighting and interior walls painted white; 

c) Overlook to landscape roof deck areas from adjacent residential unts; 

d) Security features in the building lobby to limit access; 

e) Retail at-grade with secure rear service entries; 

f) Secured garbage, storage, and bike storage rooms; 

g) Access control to the parkade via an overhead gate to the parkade for residents; and 

h) Glazing to vestibule doors and enclosed corridors. 
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Conclusions 

This development proposal provides an appropriate design response for this narrow site. The 
slender tower presents a welcome deviation from the usual broad based towers typical in 
Richmond with minimal view obstruction and over shading for surrounding development sites. 
The proposed built form responses to the surrounding urban fabric with enhanced facade 
treatments and an appropriate streetscape design. The tower location, which is set back from the 
corner, suggest a staggered pattern of tower placement on future development sites along Cook 
Road, which would allow for these consolidated sites to achieve the maximum allowable density. 
Staff supports this Development Permit application. 

Brian Guzzi, MCTP, MCSLA 
Senior Planner - Urban Design 

BG:cas 

Att: 

Attachment 1: Development Application Data Sheet 
Attachment 2: Advisory Design Panel Comments and Applicant Responses 

Prior to forwarding this application to Council for Development Permit approval, the developer is required 
to complete the following requirements: 

1. Provision of surveys, legal and other work required to dedicate two (2) City-owned lots (identified below) along 
the Buswell Street for road, utility and frontage upgrade purposes. The dedication of these City-owned lots is 
required to facilitate City and private utility servicing. All costs associated with these land dedication shall be 
borne by the owner/developer. 

a) Northern lot: 
PID: 011-212-705 
Legal Address: Lot 38, Section 9, Block 4 North, Range 6 West, Plan 7312 

b) Southern lot: 
PID: 010-335-579 
Legal Description: Lot 27, Section 9, Block 4 North, Range 6 West, Plan 7312 

2. Provision the following Statutory Right of Ways (SRW's) along Cook Road: 

a) A minimum 4.20m wide Statutory Right-of-Way (SRW) along the entire Cook Road for road, utility and 
frontage upgrade purposes to be designed and constructed by the owner/developer according Road 
Functional Planes) approved by the Director of Development and the Director of Transportation and 
maintained by the City; 

b) A minimum 4m x 4m comer cut Statutory Right-of-Way (SRW) for road, utility and frontage upgrade 
purposes at the Cook Road and Buswell Street intersection to be designed and constructed by the 
owner/developer according Road Functional Planes) approved by the Director of Development and the 
Director of Transportation and maintained by the City; and 

3. Provision the following Statutory Right of Ways (SRW's) along Buswell Street: 
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a) A minimum Um wide Rights of Passage - Right of Way (PROP-ROW) along the entire Buswell Street 
frontage for road, utility and frontage upgrade purposes to be designed and constructed by the 
owner/developer according Road Functional Plan(s) approved by the Director of Development and the 
Director of Transportation and maintained by the City; 

b) A minimum 3m x 3m comer cut Statutory Right-of-Way (SRW) for road, utility and frontage upgrade 
purposes at the intersection of Buswell Street and the lane to be designed and constructed by the 
owner/developer according Road Functional Plan(s) approved by the Director of Development and the 
Director of Transportation and maintained by the City. 

4. Provision the following Statutory Right of Ways (SRW's) along the south property line adjacent to the lane: 

a) A minimum 3.0m wide Statutory Right-of-Way (SRW) along the entire south property line adjacent to the 
lane for road, utility and frontage upgrade purposes to be designed and constructed by the owner/developer 
according Road Functional Plan(s) approved by the Director of Development and the Director of 
Transportation and maintained by the City. 

5. City acceptance of the developer's offer to voluntarily contribute $55,902.00 to the City's Public Art Reserve 
(e.g. total residential floor area or 70,551 ft2 x $0.77/ft2 plus total commercial floor area or 3,849 ft2 x $0.4l1ft2) 
in lieu of an on-site public art installation. 

6. Receipt of a landscape Letter of Credit. The amount is based on an updated landscape cost estimate from a BC 
registered Landscape Architect including a 10% contingency. 

7. Submission of an acoustical and mechanical report and recommendations prepared by an appropriate registered 
professional, which demonstrates that the interior noise levels and noise mitigation standards comply with the 
City's Official Community Plan and Noise Bylaw requirements. The standard required for air conditioning 
systems and their alternatives (e.g. ground source heat pumps, heat exchangers and acoustic ducting) is the 
ASHRAE 55-2004 "Thermal Environmental Conditions for Human Occupancy" standard and subsequent 
updates as they may occur. Maximum interior noise levels (decibels) within the dwelling units must achieve 
CMHC standards follows: 

Portions of Dwelling Units Noise Levels (decibels) 
Bedrooms 35 decibels 
Living, dining, recreation rooms 40 decibels 
Kitchen, bathrooms, hallways, and utility rooms 45 decibels 

8. Registration of an Aircraft Noise Sensitive Use Covenant on title in the Land Title Office. 

a. Registration of a legal agreement on title identifying that the proposed development must be designed and 
constructed in a manner that mitigates potential aircraft and road noise to the proposed dwelling units. 
Dwelling units must be designed and constructed to achieve: 

i. CMHC guidelines for interior noise levels as indicated in the chart below: 

Portions of Dwelling Units Noise Levels (decibels) 
Bedrooms 35 decibels 
Living, dining, recreation rooms 40 decibels 
Kitchen, bathrooms, hallways, and utility rooms 45 decibels 

ii. The ASHRAE 55-2004 "Thermal Environmental Conditions for Human Occupancy" standard for 
interior living spaces. 

9. Registration of a flood indemnity covenant on title. 

10. Registration of the City's standard Housing Agreement to secure 5 affordable housing units, the combined 
habitable floor area of which shall comprise at least 5% of the subject development's total residential building 
area. Occupants ofthe affordable housing units subject to the Housing Agreement shall enjoy full and 
unlimited access to and use of all on-site indoor and outdoor amenity spaces. The terms of the Housing 
Agreements shall indicate that they apply in perpetuity and provide for the following: 
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AFHU 1 
707 ft2 535 ft> $950.00/month $38,000 or less 

Level 2 Bedroom 

AFHU2 
685 ft2 535 ft> $950.00/month $38,000 or less 

Level 2 Bedroom 

AFHU 1 
707 fF 535 ft2 $950.00/month $38,000 or less 

Level 3 Bedroom 

AFHU2 685 ft2 535 ft> $950.00/month $38,000 or less 
Level 3 Bedroom 

AFHU B 2 853 ft2 860 ft2 $1,162.00/month $46,500 or less 
Level 5 Bedroom 

5 3,637 ft2 

** May be adjusted periodically as provided for under adopted City policy. 

11. Registration of a restrictive covenant and/or alternative legal agreement(s), subject to the approval of the 
Director of Engineering to secure the owner's/developer's commitment to connect to a District Energy Utility 
(DEU), which covenant and/or legal agreement(s) will include, at minimum, the following terms and 
conditions: 

a) No building permit will be issued for a building on the subject site unless the building is designed with the 
capability to connect to and be serviced by a DEU and the owner has provided an energy modelling report 
satisfactory to the Director of Engineering; 

b) If a DEU is available for connection, no final building inspection permitting occupancy of a building will 
be granted until the building is connected to the DEU and the owner/developer enters into a Service 
Provider Agreement on terms and conditions satisfactory to the City and grants or acquires the Statutory 
Right-of-Way(s) and/or easements necessary for supplying the DEU services to the building; 

c) If a DEU is not available for connection, no final building inspection permitting occupancy of a building 
will be granted until: 

• the City receives a professional engineer's certificate stating that the building has the capability to 
connect to and be serviced by a DEU; 

• the owner/developer enters into a covenant and/or other legal agreement to require that the building 
connect to a DEU when a DEU is in operation; 

• the owner/developer grants or acquires the Statutory Right-of-Way(s) and/or easements necessary 
for supplying DEU services to the building; and 

• the owner/developer provides to the City a letter of credit, in an amount satisfactory to the City, for 
costs associated with acquiring any further Statutory Right ofWay(s) and/or easement(s) and 
preparing and registering legal agreements and other documents required to facilitate the building 
connecting to a DEU when it is in operation." 

12. Registration of an appropriate legal agreement on title in the Land Title Office to ensure that the fourteen (14) 
shared commercial/residential visitor parking spaces are unassigned. This legal agreement is subject to the 
approval of the Director of Transportation. 

13. Registration of an appropriate legal agreement on title in the Land Title Office to ensure that the two (2) 
medium sized (SU9) loading spaces are shared between the residential and commercial uses at all times. This 
legal agreement is subj ect to the approval of the Director of Transportation. 

14. Registration of an appropriate legal agreement on title in the Land Title Office to ensure that the appropriate 
number of electrical vehicle charging stations are supplied and installed in the proposed parking structure to 
service the following number of electrical vehicle parking spaces: 

a) A minimum of20% of parking stalls to be provided with a l20V receptacle to accommodate electric 
vehicle charging equipment; and 

b) An additional 25% of parking stalls to be constructed to accommodate the future installation of electric 
vehicle charging equipment (e.g. pre-ducted for future wiring). 

4049474 
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15. Enter into a Servicing Agreement* for the design and construction of infrastructure upgrades and frontage 
improvements for the property located at 6511 Buswell Street. Works include, but may not be limited to the 
following: 

A. Infrastructure Upgrades: 

4049474 

a) Drainage Works Servicing: 

i. Storm analysis is not required but the lane drainage from existing manhole STMH6237 (approx. 
20m west of the west property line of development site) to existing manhole STMH6248 (Buswell 
Street) with a length of 56m must be upgraded to a min. 300mm by the developer. 

ii. The development site is to connect to the storm sewer on Cook Road. 

111. The existing storm sewer along Cook Road and the rear lane is in close proximity to the 
development site. A geotechnical assessment is required to determine the impact due to site 
preparation, de-watering, drilling, underpinning, anchoring, shoring, piling, pre-loading, ground 
densification or other activities; the developer may be required to repair/relocate the existing storm 
sewer. 

b) Water Works Servicing: 

1. Using the OCP Model, there is 182.9 Lis available at 20 psi residual on Cook Rd. Based on your 
zoning, your site requires a minimum fire flow of220 Lis. The developer must submit fire flow 
calculations signed and sealed by a professional engineer based on F.U.S or ISO to confirm that 
there is adequate available flow to service the site; if the site cannot be serviced, upgrades will be 
required. The developer is responsible for the under-grounding of the existing private utility pole 
line and/or the installation ofpre-ducting along Cook Road and Buswell Street frontage and the 
lane, subject to concurrence from the private utility companies. Private utility companies will 
require rights-of-ways for their equipment (i.e. vistas, kiosks, transformers, etc.) and/or to 
accommodate the future under-grounding of the overhead lines. The developer is required contact 
the private utility companies to learn of their requirements. 

ii. The distance from the existing fire hydrant to the southeast comer ofthe development site is 
approximately 115m, which exceeds the minimum 75m hydrant spacing required for 
commerciaVindustrial/multifamily areas. Since there is no watermain on Buswell Street, the 
developer's consultant's is responsible to ensure adequate fire hydrants are available. Approval 
may be required from Richmond Fire Department and the developer's consultant is required to 
provide written confirmation (signed/sealed). 

iii. The existing watermain along Cook Road is in close proximity to the development site. A 
geotechnical assessment is required to determine the impact due to site preparation, de-watering, 
drilling, underpinning, anchoring, shoring, piling, pre-loading, ground densification or other 
activities; the developer may be required to repair/relocate the existing watermain. 

c) Sanitary Works Servicing: 

1. Under the OCP scenario the Richmond Centre Pump Station does not have adequate capacity to 
service the existing catchment area; the City has proposed to modify the catchment area and re
direct flows from several properties to the Buswell Pump Station. This will require construction 
new a gravity sanitary system. Each development site will be responsible, at a minimum, for their 
frontage. The developer is required to provide contribution in the amount of$122,378.00 (to be 
deposited into to account 2253-10-000-14913) for future sanitary sewer works within the pump 
station catchment. 

ii. The development site is to connect to the existing sanitary sewer along the rear lane at the east 
property line. A new manhole is required on the existing sanitary sewer. 

iii. The existing sanitary sewer along the lane is in close proximity to the development site. A 
geotechnical assessment is required to determine the impact due to site preparation, de-watering, 
drilling, underpinning, anchoring, shoring, piling, pre-loading, ground densification or other 
activities. The developer may be required to repair and/or relocate the existing sanitary sewer if 
deemed appropriate by the City. 
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B. Frontage Improvements: 

a) Provision of the following to support Transit-Oriented Development (TOD) in consideration ofa 
parking variance (applying City Centre Zone 1 parking rates): 
• APS (Accessible Pedestrian Signals) and illuminated street name signs; 
• Three (3) benches (1 along the Cook Road frontage and 2 on Buswell Street near the bus stop) 

instead of SRW' s for benches and a bus shelter pad; and 

b) Intersection Upgrades: The off-site improvements to include the design and construction of traffic 
signal modifications at the sole cost of the owner/developer including but not limited to: 
• Traffic pole/base relocations along the frontage of the development; 
• Junction box/conduit relocations; 
• Associated traffic signal cables/conductors and vehicle detector loops; 
• Traffic signal modification design drawings if required and identified during the SA process. 

c) Cook Road: Design and construct a new, minimum 2m wide City Centre standard sidewalk from the 
back of the new SRW with the remaining boulevard width to existing south curb of Cook Road to be 
hard surfaced to the satisfaction of Transportation staff. See the Servicing Agreement design drawing 
(SA 09-486006) for the recently constructed frontage improvements associated with the mixed-use, 
high-rise development located at 8160 Park Road. City infrastructure shall be located in the ultimate 
location(s ). 

d) Buswell Street: Design and construct a new, minimum 2m wide City Centre standard sidewalk from 
the back ofthe new SRW with the remaining boulevard width to existing west curb of Buswell Street 
to be a landscaped boulevard. See also Buswell Street frontage details as part of SA 09-486006 for 
8160 Park Road. 

e) Lane: Design and construct lane upgrades to City Centre standard with a new 1.5m wide concrete 
sidewalk and lighting along the north side of the lane. 

Prior to Building Permit Issuance, the developer must complete the following requirements: 

1. Submission of a Construction Parking and Traffic Management Plan to the Transportation Division. 
Management Plan shall include location for parking for services, deliveries, workers, loading, application for 
any lane closures, and proper construction traffic controls as per Traffic Control Manual for works on 
Roadways (by Ministry of Transportation) and MMCD Traffic Regulation Section 01570. 

2. Incorporation of accessibility measures in Building Permit (BP) plans as determined via the Development 
Permit process. 

3. Obtain a Building Permit (BP) for any construction hoarding. If construction hoarding is required to 
temporarily occupy a public street, the air space above a public street, or any part thereof, additional City 
approvals and associated fees may be required as part of the Building Permit. For additional information, 
contact the Building Approvals Division at 604-276-4285. 

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/developer but also as covenants pursuant to Section 219 of the Land 
Title Act. 

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. 

4049474 
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• 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 Date 

4049474 
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City of 
Richmond 

Development Application Data Sheet 
Development Applications Division 

DP 13-634111 Attachment 1 

Address: 6511 Buswell Street 

Applicant: Integra Architecture Inc. Owner: Majorca International Investments Ltd. 

Planning Area(s): City Centre Area Plan - Brighouse Village 

Floor Area Gross: 6,912m2 (74,400fe) Net: 6,801m2 (73,200fe) 

Existing Proposed 
Site Area 2,117.61 m2 (22,794ff) same 

Land Uses Commercial Mixed-Use (commerciallresidential) 

OCP Designation Urban Core T6 (45m) same 

Zoning: Downtown Commercial (CDT1) same 

Number of Units 3 commercial units 6 CRU's & 70 residential units 

Bylaw Requirement I Proposed I Variance 

Floor Area Ratio: 
max. 3.0 + 0.1 amenity + 0.15 

3.21 FAR None permitted 
affordable housing = 3.25 FAR 

Lot Coverage: max. 90% 79% None required 

Setback - Cook Road: 
min. 6.0 m 

4.69m Variance requested 
(may be reduced to 3.0 m) 

Setback - Buswell 
min. 6.0 m 

3.0 m Variance requested 
(may be reduced to 3.0 m) 

Setback - Side Yard: min. 0.0 m O.Om None required 

Setback - Rear (lane) Yard: min. 0.0 m 1.5 m None required 

Maximum Height (m): max. 47 m geodetic 46.9 m None required 

CDT1 Required Off-Street Parking 
Not applicable based on 

ResidentlCommercialNisitor: 
R 102+V 14+C 14 = 130 - the provision of 5 units 

of affordable housing 

CCAP - Zone 1 Off-Street Parking 
Variance requested 

R 70 + V 14 + C 14 = 98 R 70 + V 14 + C 7 = 91 based on shared visitor 
Spaces ResidentlCommercialNisitor: 

& commercial spaces 

Small Car Parking Spaces Max. 50% 29 None required 

Off-street Parking Spaces Accessible: HC stalls min. 2% of total 2 None required 

Commercial Loading Spaces: 2 medium (SU9) spaces 2 shared SU9 spaces 
No variance required 
with legal agreement 

Common Indoor Amenity Space: min 100 m2 111 m2 None required 

Common Outdoor Amenity Space: min. 10% of net site area 384 m2 None required 
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Excerpt from the Minutes from 

The Design Panel Meeting 

Wednesday, November 6, 2013 - 4:00 p.m. 
Rm. M.1.003 

Richmond City Hall 

Attachment 2 

DP 13-634111 - MIXED-USE - RESIDENTIAL & LIMITED COMMERCIAL (70 UNITS) 

APPLICANT: INTEGRA ARCHITECTURE INC. 

PROPERTY LOCATION: 6511 BUSWELL STREET 

Applicant's Presentation 

Duane Siegrist, Integra Architecture Inc., and William Harrison, Forma Design Inc., 
presented the project and answered queries from the Panel on behalf ofthe applicant. 

Panel Discussion 

In reply to the written queries from absent Panel members read by the Chair, Mr. Siegrist 
advised that (i) the project is not aiming for a Leadership in Energy and Environmental 
Design (LEED) equivalency, and (ii) all units in the project meet universal design 
guidelines. 

Comments from the Panel were as follows: 

• overall, the design is well resolved, especially the tower; ---acknowledged 

• the podium is less well resolved; ---acknowledged - refer to the revised 
applicant landscape drawings 

• context drawings show that the subject site borders on a residential area; look at 
opportunities for further planting and landscaping; ---acknowledged - - refer to 
the revised applicant landscape drawings 

• the required Statutory Right of Ways (SR W s) for road purposes, which may 
reduce the boulevards on the subject site, will negatively impact on the public 
realm; could potentially reduce the amount of planting on site; ---acknowledged 

• the comer plaza at Buswell Street and Cook Road needs a bigger and bolder 
gesture; it is a good location for public art which could be incorporated with the 
architecture of the building; ---acknowledged - refer to the revised applicant 
landscape drawings for the revised design 

• transition at the podium corners is abrupt; ---note that there is no further 
ability to provide further setbacks; we do not see this as a negative impact 
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• parkade wall on the west side appears blank; consider further treatment to create 
some liveliness; ---concrete reveals have been indicated (refer also to 
development application applicant response letter) 

• the narrow building is unique in Richmond; ---acknowledged 

• appreciate the building form and character; ---acknowledged 

• good solar shading; spandrel glass will provide insulation; ---acknowledged 

• agree that the corner plaza at Buswell Street and Cook Road needs further 
design development; look at the proportion of the concrete circular plinth and 
the space around it; ---acknowledged -per item addressed above and in the 
development permit response letter (above) 

• programming of activities at the podium is well organized; ---acknowledged 

• soil volume in pots may not be adequate to enable trees to reach their full 
growth potential; consider a different solution to avoid future maintenance 
problems; - refer to the revised applicant landscape drawings for the revised 
design 

• consider further design development for the raised urban agricultural plots, i.e. 
better integration -and arrangement; applicant needs to provide a storage shed 
for urban agriculture; - refer to the revised applicant landscape drawings for 
the revised design 

• vertical screens are innovative and interesting; however, consider more 
appropriate vine species to be incorporated; - refer to the revised applicant 
landscape drawings for the revised design 

• appreciate the appearance of the slender building; fits well into the long and 
narrow site; ---acknowledged 

• the project works well due to its corner location; appreciate the building setback 
from Cook Road; good resolution not only for this project but also for the other 
future developments on the block; ---acknowledged 

• vertical fins enhance the slender appearance of the build ing; gives a unique 
shape for the building; a welcome addition to the City Centre Area; --
acknowledged 

• appreciate the white metal ribbon wrapping around the podium; provides a 
welcoming feel to the podium entries; frames the podium well and enhances the 
separation of the tower from the podium; ---acknowledged 

• lay-out of the affordable housing units is unusual; concern on solar gain, 
livability, and privacy of the affordable housing units; ---acknowledged -refer 
to the revised applicant drawings as the fafade has been further refined to 
indicate locations of spandrel glazing and opacity to address this comment 
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• the back of the elevator shaft works in an unusual way as it becomes a central 
theme on the concrete wall fayade; applicant needs to clarify the texture on the 
concrete wall; and ---acknowledged -(refer also to development application 
applicant response letter) 

• the applicant is advised to reconsider contributing to the City's public art fund 
as there are good potential locations for the public art component of the project, 
i.e. at the comer plaza, the metal screens, and the concrete wall at the back of 
the elevator shaft. ---acknowledged and the owner is to contribute to the 
Public Art Fund 

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. 



City of 
Richmond 

To the Holder: 

Property Address: 

Address: 

Integra Architecture Inc. 

6511 Buswell Street 

416 West Pender Street, 
Vancouver, Be V6B 1T5 

Development Permit 

No. DP 13-634111 

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 residential parking rate from the standard City-wide parking rate to the 
City Centre Zone 1 parking rate. 

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 landscaping and 
screening shall be constructed generally in accordance with Plans #1 to #27 attached hereto. 

5. Sanitary sewers, water, drainage, highways, street lighting, underground wiring, and 
sidewalks, shall be provided as required. 

6. As a condition of the issuance of this Permit, the City is holding the security in the amount of 
$269,156.00 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. 

7. lfthe 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. 

4049474 
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