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  Agenda 
   

 

 

Development Permit Panel  
 

Council Chambers, City Hall 
6911 No. 3 Road 

Wednesday, January 14, 2015 
3:30 p.m. 

 

 

 Minutes 

 Motion to adopt the minutes of the Development Permit Panel meeting held on 

Wednesday, December 10, 2014. 

  

 

1. Development Permit 14-657872  
 (REDMS No. 4423108) 

 APPLICANT: Yamamoto Architecture Inc. 

 PROPERTY LOCATIONS: 9051 and 9055 Dayton Avenue 

 
Director’s Recommendations 

 That a Development Permit be issued which would permit the construction of 23 two-

storey townhouse units and a two-storey amenity building at 9051 and 9055 Dayton 

Avenue on a site zoned “Low Density Townhouses (RTL2).” 

  

 

2. Development Permit 14-672823  
(REDMS No. 4473123) (File Ref No. Xr: HA 14-672825) 

 APPLICANT: Steveston Flats Development Corp. 

 PROPERTY LOCATION: 3471 Chatham Street 



Development Permit Panel – Wednesday, January 14, 2015 
ITEM   

 

 

2. 

 
Director’s Recommendations 

 1. That a Development Permit be issued which would: 

  (a) permit the construction of a three-storey mixed-use building at 3471 

Chatham Street on a site zoned “Commercial Mixed Use (ZMU26) – 

Steveston Village” including 10 apartment housing units in the upper floors 

and approximately 319 m
2
 (3,438 ft

2
) commercial space on the ground floor; 

and 

  (b) vary the provisions of Richmond Zoning Bylaw 8500 to increase the 

maximum permitted building height from 12.0 m to 14.75 m to allow elevator 

access to the roof deck level; and 

 2. That a Heritage Alteration Permit be issued for the site at 3471 Chatham Street in 

accordance with Development Permit 14-672823. 

  

 

3. New Business 

 

4. Date of Next Meeting: Wednesday, January 28, 2015 

 

5. Adjournment 

 



Time: 

Place: 

City of 
Richmond 

Development Permit Panel 
Wednesday, December 10, 2014 

3:30 p.m. 

Council Chambers 
Richmond City Hall 

Minutes 

Present: Joe Erceg, Chair 
Robert Gonzalez, General Manager, Engineering and Public Works 
Dave Semple, General Manager, Community Services 

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

Minutes 

It was moved and seconded 
That the minutes of the meeting of the Development Permit Panel held on Wednesday, 
November 26,2014, be adopted. 

1. Development Permit 12-618411 
(File Ref. No.: DP 12-618411) (REDMS No. 4429250) 

APPLICANT: Globalive Wireless Management Corp. 

PROPERTY LOCATION: 13280 Mitchell Road 

INTENT OF PERMIT: 

CARRIED 

Vary the provisions of Richmond Zoning Bylaw 8500 to increase the maximum accessory 
structure height in the "Industrial (I)" zoning district from 20 m (66 ft.) to 40 m (132 ft.) 
in order to permit the installation of a telecommunication antenna monopole at 13280 
Mitchell Road 

Applicant's Comments 

Erika Riglik, Globalive Wireless Management Corp. , briefed the Panel on the proposed 
application to install a telecommunication antenna and noted the following: 

1. 
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Development Permit Panel 
Wednesday, December 10,2014 

III the proposed telecommunication antenna would be installed in an industrial area; 

III the proposed variance would increase the maximum height of the proposed antenna 
to 40 metres; 

III the applicant was not able to utilize competitors' telecommunication antennas; 

III the proposed telecommunication antenna will be a thin structure and painted grey to 
blend with the surrounding landscape; 

III there will be a significant buffer surrounding the base of the proposed structure; 

II landscaping will be used to provide screening to the compound; and 

III the proposed variance to increase the height of the proposed telecommunication 
antenna to 40 metres is anticipated to have a significantly larger coverage area 
compared to an antenna 20 metres in height. 

Panel Discussion 

In reply to queries from the Panel, Ms. Riglik advised that the proposed 
telecommunication antenna is not anticipated to be visually prominent from the Knight 
Street Bridge. She added that the height of the proposed telecommunication antenna is 
consistent with other telecommunication antennas in the city. 

Discussion ensued regarding leasing the proposed antelma to other companies and in reply 
to queries from the Panel, Ms. Riglik noted that the antenna would have available space 
for future co-location and other companies would be subject to an application process to 
lease the proposed antenna. She added that telecommunication antennas are regulated so 
that the criteria for leasing would be based on available capacity. 

Correspondence 

None. 

Gallery Comments 

None. 

Panel Decision 

It was moved and seconded 
1. That a Development Variance Permit be issued which would vary the provisions 

of Richmond Zoning Bylaw 8500 to increase the maximum accessory structure 
height in the "Industrial (I)" zoning districtfrom 20 m (66ft.) to 40 m (132ft.) in 
order to permit the installation of a telecommunication antenna monopole at 
13280 Mitchell Road; and 
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2. That Richmond City Council grant concurrence to the proposed 
telecommunication monopole installation for the site located at 13280 Mitchell 
Road. 

CARRIED 

2. Development Permit 14-672823 

4457570 

(File Ref. No.: DP 14-672823; Xr: HA 14-672825) (REDMS No. 4405918) 

APPLICANT: Steveston Flats Development Corp. 

PROPERTY LOCATION: 3471 Chatham Street 

INTENT OF PERMIT: 

1. Permit the construction of a three-storey mixed-use building at 3471 Chatham Street 
on a site zoned "Commercial Mixed Use (ZMU26) - Steveston Village" including 
10 apartment housing units in the upper floors and approximately 319 m2 (3,438 ft2) 
commercial space on the ground floor; and 

2. Vary the provisions of Richmond Zoning Bylaw 8500 to increase the maximum 
permitted building height from 12.0 m to 15.4 m to allow elevator access to the roof 
deck level. 

Applicant's Comments 

Rob Whetter, ZOF Cotter Architects Inc., with the aid of a visual presentation (attached to 
and forming part of these minutes as Schedule 1) gave a brief overview of the proposed 
development regarding (i) vehicle parking; (ii) urban design, (iii) architectural form and 
character, (iv) accessibility features, (v) conditions of adjacency, (v) the proposed 
building's shadowing effect and setback, (vii) overlook from the balconies and deck, (viii) 
the roof deck, and (ix) the salvaged artwork panels used for public art installation. 

Johnny Zhang, Maruyama and Associates Landscape Architects Inc., briefed the Panel on 
the landscape design of the proposed development with respect to (i) the tree species used 
on the parking area landscaping, (ii) the ornamental grasses used on the north edge of the 
proposed development, (iii) the off-site landscaping along Chatham Street, (iv) the green 
buffer in the undeveloped lane on the west side of the site, and (v) the landscaping and 
low picket fencing used to discourage loitering in the undeveloped lane on the west side of 
the site. 

Panel Discussion 

Discussion ensued with respect to the landscaping used on the laneway on the west side of 
the site. In reply to queries from the Panel, Mr. Whetter and Mr. Zhang noted that a green 
buffer is planned for the laneway. Also, the landscaping along the laneway will have a 
picket fence and low vegetation to discourage loitering while maintaining good visibility. 

3. 
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Discussion then ensued regarding the movement of pedestrians within the site. Mr. 
Whetter advised that customers may use parking spaces along the street or on-site next to 
the laneway and walk to the shop entrances along the south side of the site. He added that 
in order to shorten the travel distance for wheelchair access, there is a walkway 
connecting the accessible parking space and the sidewalk on the north side of the site. 

In reply to queries from the Panel, Mr. Whetter advised that the rooftop deck will be 
wheelchair accessible via an elevator and be restricted to residents of the proposed 
development. 

Discussion ensued with regard to the elevator tower on the proposed development and 
alternative options for wheelchair access to the rooftop. Mr. Whetter noted that efforts to 
minimize the height of the elevator tower have been made. He added that the elevator 
tower was relocated to a central location on the roof to minimize potential shadowing. 

The Chair spoke of concerns related to privacy and the potential overlook from the 
proposed development. Mr. Whetter advised that the number of balconies were reduced 
from the original rezoning application design. Also, with regard to privacy concerns, Mr. 
Whetter noted that there are evergreen trees on the neighbouring property and that the 
building wall setbacks would be further away behind the balconies. 

Discussion then ensued with regard to the condition and the potential shadowing from the 
neighbouring evergreen trees and Mr. Whetter noted that the trees are in good condition. 

Staff Comments 

Wayne Craig, Director, Development, commented on the proposed development, noting 
that (i) a servicing agreement will be required for laneway improvements and frontage 
improvements along 3rd Avenue and Chatham Street, and (ii) sustainability and energy 
efficiency features will be included. 

In reply to queries from the Chair, Mr. Craig advised that the laneway along the northern 
edge of the site will be upgraded with vehicle access and parking. The laneway along the 
western edge is currently unconstructed and will be enhanced with landscaping. 

Discussion ensued with regard to the long term plan for the laneway network adj acent to 
the proposed development. Mr. Craig noted that there are currently no plans to open the 
laneway on the western edge of the proposed development and that staff have reviewed 
the proposed landscaping. 

Discussion then ensued with regard to the future potential closure of the lane on the 
western edge of the site. In reply to queries from the Chair, Sara Badyal, Planner 2, and 
Mr. Craig advised that there was infrastructure underneath the laneway and that staff 
would need to examine the feasibility of closing the laneway. 

Correspondence 

Ralph and Edith Turner, 3411 Chatham Street (Schedule 2) 
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In reply to queries from the Panel, Mr. Craig advised that concerns regarding the 
shadowing of the proposed development have been addressed at the rezoning process. 

Gallery Comments 

None. 

Panel Discussion 

Discussion ensued with regard to accessibility to the rooftop and alternatives to using an 
elevator. In reply to queries from the Panel, Mr. Whetter noted that the applicant has 
reviewed other options for access to the rooftop and that there could be opportunities to 
further reduce the height of the elevator tower. 

Discussion then ensued with respect to (i) potential alternatives for wheelchair access to 
the rooftop, (ii) the future potential plans for the laneways, (iii) vehicle parking, (iv) 
landscaping, and (v) pedestrian flow and access. 

Panel Decision 

As a result of the discussion, the following referral was introduced: 

It was moved and seconded 
That the staff report titled Application by Steveston Flats Development Corp. for a 
Development Permit and a Heritage Alteration Permit at 3471 Chatham Street, dated 
November 17, 2014,from the Director, Development, be referred back to staff examine: 

1. alternative options for wheelchair access to the rooftop; 

2. measures incorporated into the proposed development to address potential privacy 
overlook concerns from westfacing balconies; 

3. long term options for the laneway network adjacent to the site; and 

4. options to enhance the landscaping to improve the pedestrian flow throughout the 
site; and 

report back to the Wednesday, January 14, 2015 Development Permit Panel meeting. 

CARRIED 

3. Development Permit 14-663759 
(File Ref. No.: DP 14-663759) (REDMS No. 4433177) 

APPLICANT: Amar Sandhu 

PROPERTY LOCATIONS: 7400, 7420 and 7440 Railway Avenue 

5. 
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4457570 

INTENT OF PERMIT: 

Development Permit Panel 
Wednesday, December 10, 2014 

Permit the construction of 14 townhouse units at 7400, 7420 and 7440 Railway Avenue 
on a site zoned "Low Density Townhouses (RTL4)." 

Applicant's Comments 

Taizo Yamamoto, Yamamoto Architecture Inc., gave a brief overview of the proposed 
development regarding (i) urban design, (ii) architectural form and character, (iii) vehicle 
parking, (iv) the overlook and setback, and (v) sustainability features. 

Mr. Yamamoto advised that different design schemes were examined, noting that ground 
oriented duplexes and detached units with traditional residential character are proposed to 
address concerns regarding neighbourhood character. He added that the proposed setback 
exceeds bylaw requirements and the proposed internal drive aisle will be built to 
accommodate future access to adjacent sites. 

Mr. Yamamoto spoke of the vehicle parking, noting that the proposed development will 
have no tandem parking spaces. Also, he added that the proposed development will have 
additional visitor parking spaces, have one convertible unit and will be built to 
EnergGuide 82 standards. 

Patricia Campbell, PMG Landscape Architects, commented on the proposed 
development's landscape and open space design noting that, (i) seven existing trees on
site will be retained and conifers will be added, (ii) permeable pavers will be used, (iii) the 
amenity space will be centrally located, and (iv) a children's play area, bike parking and 
benches will be included in the amenity area. 

Panel Discussion 

In reply to queries from the Panel regarding the site's grading, Mr. Yamamoto noted that 
the proposed development will be built to the floodplain requirement and yards will slope 
down to existing grade. 

Discussion ensued with respect to the size of the amenity area. Ms. Campbell advised that 
the amenity area meets requirements and will include play elements such as a playhouse 
and tunnel. 

In reply to queries from the Panel, Ms. Campbell noted that the proposed landscaping will 
include columnar trees between each unit. 

Discussion ensued with respect to the gathering spaces in the proposed development and 
in reply to queries from the Panel, Ms. Campbell advised that the units will include a 
patio. She added that the proposed development will have a landscaped buffer and 
perimeter fencing. 

6. 



Staff Comments 

Development Permit Panel 
Wednesday, December 10, 2014 

Mr. Craig commented on the proposed development, noting that a servicing agreement 
will be required for frontage improvements along Railway Avenue. 

Correspondence 

None. 

Gallery Comments 

None. 

Panel Decision 

It was moved and seconded 
That a Development Permit be issued which would permit the construction of 14 
townhouse units at 7400, 7420 and 7440 Railway Avenue on a site zoned "Low Density 
Townhouses (RTL4)." 

CARRIED 

4. Development Permit 13-637372 
(File Ref. No.: DP 13-637372) (REDMS No. 4433177) 

4457570 

APPLICANT: Dava Developments Ltd. 

PROPERTY LOCATIONS: 22560,22600 and 22620 Gilley Road 

INTENT OF PERMIT: 

1. Permit the construction of thirty-five (35) three-storey townhouse units at 22560, 
22600 and 22620 Gilley Road on a site zoned "Town Housing (ZTll) - Hamilton;" 
and 

2. Vary the provisions of Richmond Zoning Bylaw 8500 to increase the rate of tandem 
parking spaces from 50% to 100% to allow a total of seventy (70) tandem parking 
spaces in thirty-five (35) three-storey townhouse units. 

Applicant's Comments 

Mr. Yamamoto gave a brief overview of the proposed development and noted the 
following: 

• 

• 

• 

the access to the site was changed to Gilley Road following public consultation; 

pedestrian connections and frontage improvements are proposed for the western 
portion of the site and along Gilley Road to Westminster Highway; 

the site will have a grade change of one level and as a result, adjacent properties to 
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the south are fronted with two storey units; 

III the proposed development is oriented to maximize the number of units fronting 
directly to the street; 

III the proposed development will utilize tandem vehicle parking in the units; and 

III the amenity area will be centrally located and would be open to solar exposure. 

In reply to queries from the Panel with regard to the site's grade level, Mr. Yamamoto 
noted that tandem vehicle parking is preferred to reduce changes to the footprints of the 
units and site layout. 

Ms. Campbell gave a brief overview of the proposed development's landscape and open 
space design and noted the following: 

III the existing ditch was retained and sections enhanced to remove invasive plants and 
plant additional native species; 

a pedestrian bridge was installed over the ditch with connections to the walkway 
along Gilley Road; 

III the internal pedestrian walkway will have connections between the units to the 
amenity area; 

II the amenity area will have play structures, seating boulders, benches and plantings; 

II the site will use permeable paving; 

II the site lacks usable existing trees and replacement trees will be incorporated; and 

II pedestrian walkways will be lit using bollard lights. 

Panel Discussion 

In reply to queries from the Panel regarding the site's south east corner, Mr. Yamamoto 
noted that a walkway would provide access to the electrical room and step down to the 
drive aisle. He added that a retaining wall would be required to transition the grade to the 
adjacent property to east. Also, he noted that the retaining wall will step down and use a 
combination of a timber, concrete and visually permeable picket fencing. 

Discussion ensued with regard to the size of the proposed tree replacement and in reply to 
queries from the Panel, Ms. Campbell advised that the proposed trees will include five to 
six centimetre deciduous trees and a ten centimetre feature tree in the amenity area. The 
proposed trees will include residential scale columnar conifer trees approximately 3.5 to 
4.0 metres in height. 

8. 
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Mr. Craig advised that the servicing agreement associated with the proposed development 
will provide frontage improvements along Rathburn Drive and Gilley Road. The 
improvements along Gilley Road and will include pavement widening, and pedestrian 
walkway improvements on south side of the road. Also, the servicing agreement will 
include a north-south walkway through the development site and an east-west walkway 
on-site beside the drainage canal. 

In reply to queries from the Panel regarding construction traffic, Mr. Craig noted that staff 
have responded to concerns with respect to construction activity and that on-site traffic 
management will be in place. Mr. Craig added that as part of the building permit process, 
an updated construction management plan and on-going monitoring of the site will be 
required. 

Fred Lin, Senior Transportation Engineer, commented on the road improvements along 
Gilley Road and noted that the section of Gilley Road from the site entrance to 
Westminster Highway will be widened to accommodate two-way traffic. A 1.5 metre 
pedestrian walkway will also be added along the southern portion of Gilley Road from the 
site entrance to Westminster Highway. Mr. Lin added that the walkway would separate 
pedestrians from the road and that the walkway connections to east of the site will be 
completed once eastern sites are developed. 

Correspondence 

None. 

Gallery Comments 

A Richmond resident spoke of the ditches adjacent to the site and queried if the ditches 
would be filled in order to widen the road. 

The Chair commented on the ditches adjacent to the site and noted that the road will be 
widened without filling the ditches since the ditches are a riparian area protected under 
Provincial regulation. The Chair added that the ditches will be enhanced to remove 
invasive plant species. 

Mr. Lin advised that the temporary walkway from the edge of the site to Westminster 
Highway will be a paved shoulder and marked with paint. He added that the City is 
working with the applicant on additional delineations between the road and the walkway. 

Discussion ensued with regard to pedestrian safety related to the proposed road 
improvements. 

Discussion then ensued regarding the north side of Gilley Road. Mr. Lin noted that the 
grass boulevard on the north side of Gilley Road will be retained. 

The Chair advised that further review of the proposed road enhancements can be done to 
examine improvements to pedestrian safety. 

9. 
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Discussion ensued with regard to (i) feedback from residents with respect to construction 
traffic, (ii) the proposed pedestrian connections, (iii) the proposed development meeting 
EnerGuide 82 standards, and (iv) pedestrian safety. 

Panel Decision 

It was moved and seconded 
That a Development Permit be issued which would: 

1. permit the construction of thirty-five (35) three-storey townhouse units at 22560, 
22600 and 22620 Gilley Road on a site zoned "Town Housing (ZTll) -
Hamilton;" and 

2. vary the provisions of Richmond Zoning Bylaw 8500 to increase the rate of 
tandem parking spaces from 50% to 100% to allow a total of seventy (70) tandem 
parking spaces in thirty-five (35) three-storey townhouse units. 

CARRIED 

5. Development Permit 14-667322 
(File Ref. No.: DP 14-667322) (REDMS No. 4422072) 

4457570 

APPLICANT: Pinnacle Living (Capstan Village) Lands Inc. 

PROPERTY LOCATIONS: 3291,3331, and 3371 SexsmithRoad 

INTENT OF PERMIT: 

1. Permit the construction of a one-phase, residential development containing 400 
dwelling units at 3291, 3331, and 3371 Sexsmith Road on a site zoned 
"Residential/Limited Commercial and Artist Residential Tenancy Studio Units 
(ZMU25) - Capstan Village (City Centre);" and 

2. Vary the provisions of Richmond Zoning Bylaw 8500, as amended by zoning 
amendment Bylaw No. 9135, to: 
a) reduce the minimum required number of on-site, loading spaces for large-size 

vehicles from one (1) to nil; 
b) increase the maximum distance that balconies may project into the required 

road setback near the intersection of Sexsmith Road and Hazelbridge Way 
from 1.0 m (i.e. one third of the minimum required setback) to 1.31 m; 

c) increase the maximum distance that architectural features may project into the 
required road and park setback from 0.6 m to 2.24 m; and 

d) increase the maximum distance that canopies may project into the required 
road and park setback from 1.5 m (i.e. 50% ofthe required setback) to 2.92 m. 

10. 
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Applicant's Comments 

John Bingham, Bingham and Hill Architects, and Peter Kreuk, Durante Kreuk Ltd., with 
the aid of a visual presentation (attached to and forming part of these minutes as Schedule 
3) gave a brief overview of the proposed development with regard to (i) urban design, (ii) 
architectural form and character, (iii) landscape and open space design, (iv) the phases of 
development (v) vehicle access, (vi) vehicle parking, (vii) connections to the 
neighbourhood park, and (viii) streetscape improvements. 

Mr. Bingham commented on the parking and amenity features and noted the following: 

.. there will be more than 200 public vehicle parking spaces; 

.. the private and public vehicle parking areas will be separated; 

.. the affordable housing units will be integrated all throughout the development; and 

.. amenity features include a swimming pool, an exercise room, gymnasium space, 
lounges and a common kitchen. 

Mr. Kreuk spoke of the landscape features and noted the following: 

.. play structures for children will be included; 

.. open lawn areas, outdoor gathering spaces and edible gardens are planned; 

.. a walkway loop will be installed on the roof deck; and 

.. the amenity building will have a green roof. 

Mr. Bingham and Mr. Kreuk commented on the proposed roof deck and noted that it will 
be on the ninth level and would feature community gardens and wheelchair access. Mr. 
Kreuk added that the proposed roof deck will have good solar exposure. 

In reply to queries from the Panel, Mr. Kreuk spoke of the proposed urban agriculture area 
and noted that provisions for gardening, potting tables, compo sting, a children's play area 
and gathering spaces are proposed. 

Mr. Bingham commented on the orientation of the towers in the proposed development 
and noted that the proposed towers are oriented so the suites will not have a direct view 
with each other. Mr. Bingham added that all proposed towers will have a private green 
roof. 

Mr. Bingham then commented on the phases of construction and noted that temporary 
vehicle access to the site will be dismantled and a permanent access installed along 
Hazelbridge Way. 

Panel Discussion 

In reply to queries from the Panel, Mr. Bingham advised that the 17 proposed Artist 
Residential Tenancy Studios (ARTS) units will be integrated in the proposed development 
along the street level. He added that each of the ARTS units will have double volume 
space, an overhead door, balcony space and individual access. 
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Mr. Kreuk noted that the section of the site on the comer of Sexsmith Road and 
Hazelbridge Way would provide a good location for a public art contribution. 

Discussion ensued with regard to the distribution of the ARTS units. 

Staff Comments 

Mr. Craig advised that the proposed development will include 11 affordable housing units, 
17 ARTS units, and 49 basic universal housing units. 

Mr. Craig noted there will be approximately 250 public parking spaces included in the 
proposed development with six electric vehicle car-share spaces. He added that 20% of 
the resident parking spaces will be electric vehicle ready and 25% of the parking spaces 
will have rough-ins for future electric connections. 

Mr. Craig added that the proposed development is district energy ready and is designed to 
meet the City's aircraft noise mitigation standards. 

Correspondence 

None. 

Gallery Comments 

None. 

Panel Discussion 

The Panel wished to commend the applicant on the project. 

Panel Decision 

It was moved and seconded 
That a Development Permit be issued which would: 

1. permit the construction of a one-phase, residential development containing 400 
dwelling units at 3291, 3331, and 3371 Sexsmith Road on a site zoned 
"Residential/Limited Commercial and Artist Residential Tenancy Studio Units 
(ZMU25) - Capstan Village (City Centre);" and 

2. vary the provisions of Richmond Zoning Bylaw 8500, as amended by zoning 
amendment Bylaw No. 9135, to: 

a) reduce the minimum required number of on-site, loading spaces for large
size vehicles from one (1) to nil; 

b) increase the maximum distance that balconies may project into the required 
road setback near the intersection of Sexsmith Road and Hazelbridge Way 
from 1.0 m (i.e. one third of the minimum required setback) to 1.31 m; 
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c) increase the maximum distance that architectural features may project into 
the required road and park setbackfrom 0.6 m to 2.24 m; and 

d) increase the maximum distance that canopies may project into the required 
road and park setback from 1.5 m (i.e. 50% of the required setback) to 2.92 
m. 

CARRIED 

6. New Business 

7. Date of Next Meeting: Wednesday, January 14, 2015 

8. Adjournment 

It was moved and seconded 
That the meeting be adjourned at 5:14 p.m. 

Joe Erceg 
Chair 

4457570 

CARRIED 

Certified a true and correct copy of the 
Minutes of the meeting of the 
Development Permit Panel of the Council 
of the City of Richmond held on 
Wednesday, December 10,2014. 

Evangel Biason 
Auxiliary Committee Clerk 
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Development Permit Panel 
meeting held on Wednesday, 
December 10, 2014. 
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December 8, 2014 

Director, 
Richmond City Clerk's Office 

Schedule 2 to the Minutes of the 
Development Permit Panel 
meeting held on Wednesday, 
December 10,2014. 

To Development Permit P.nel 
Date: Th<:.- \0 1/ Lf 
Itom , It 
Ro: e,~} * Sf. 

Re: Steveston Flats Development Corp. , 3471 Chatham St. 
Development Permit Panel meeting December 10,2014 

Despite the fact that Council's approval for this development seems to be a foregone conclusion, 
we feel we need to have our concerns recorded one more time. 

We have never been against development on this site but have been diligent in trying to get the 
best possible building for our neighbourhood and our community. 

In our Feb., 2014 letter to the Planning Department, we outlined in considerable detail all the 
ways in which we felt the proposed building was in contravention of existing zoning, the 
Steveston Area Plan, and Steveston's Conservation Area Guidelines. While acknowledging that 
each and every one of our concerns was credible, the Planning Department decided to make 
"exceptions" in all cases in order to move the proposal forward. 

Following our presentation to Council's Planning Committee on May 6,2014, some cosmetic 
changes were made to the building. Subsequent presentations to the Planning Committee on 
June 17, 2014 and the public hearing on July 21, 2014 resulted in no further alterations to the two 
most critical aspects of the proposal. The first being the size of the building and the second 
being the rooftop patio without which the elevator access and the height variance request would 
not even be necessary. We have consistently been opposed to both as totally unnecessary and 
completely inappropriate. 

It is interesting to note that Councillor McNulty was recently reported in the local paper as 
having such great concern about the shadowing of neighboring yards created by the new 
development on the Steveston High School site that he requested the proposal be sent back to the 
Planning Department for reconsideration of setbacks while at the same time being quite prepared 
to accept this current proposal which will put all the adjacent back yards in shadow all winter. 

Having Council members apologize for decisions which prove to be mistakes does not justify 
making the same decision and expecting a better result. 

Tommy Douglas once said that the great thing about democracy was that everyone had the right 
to make the wrong decision. 

We recognize Richmond Council's authority to accept this developer's proposal but we will not 
respect their decision to forever change the character of our neighbourhood in doing so. 

Ralph and Edith Turner 
3411 Chatham Street 



Schedule 3 to the Minutes of the 
Development Permit Panel 
meeting held on Wednesday, 
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To: 

City of 
Richmond 

Development Permit Panel 

Report to Development Permit Panel 

Date: December 8, 2014 

From: Wayne Craig File: DP 14-657872 
Director of Development 

Re: Application by Yamamoto Architecture Inc. for a Development Permit at 9051 and 
9055 Dayton Avenue 

Staff Recommendation 

That a Development Permit be issued which would: 

1. Permit the construction of 23 two-storey townhouse units and a two-storey amenity building 
at 9051 and 9055 Dayton Avenue on a site zoned "Low Density Townhouses (RTL2)". 

} ? 
!V1a;rA/~\/ 

Way#Cvaig 

Director of D~:lo~ent 
SB:blg -
Att. 
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Staff Report 

Origin 

Yamamoto Architecture Inc. has applied to the City of Richmond for permission to develop 23 
two-storey townhouse units and a two-storey amenity building on a site at 9051 and 9055 Dayton 
Avenue. The site is being rezoned from the "Assembly (ASY)" zone to the "Low Density 
Townhouses (RTL2)" zone for this project under Bylaw 9087 (RZ 11-589989), which received 
third reading following the Public Hearing on January 20,2014. The currently vacant site 
formerly contained a church complex and residential home. 

Road network improvements, storm sewer upgrades and sanitary sewer re-routing were secured 
through the rezoning process and will be constructed through a separate Servicing Agreement 
(SA 14-660322), which must be entered into prior to final adoption of the rezoning bylaw. 

Development Information 

Please refer to the 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 Dixon Avenue, is a landscape buffer to the rear service area ofthe 
Garden City Shopping Centre property, zoned "Community Commercial (CC)". 

To the east, single detached dwellings fronting onto Dixon Avenue on properties zoned "Single 
Detached (RS liB)" and "Single Detached (RS 11K)". 

To the south, across Dayton Avenue, are single detached dwellings on properties zoned "Single 
Detached (RS liB)". 

To the north-west, two-storey townhouse developments fronting onto Dixon Avenue and 
Garden City Road, on properties zoned "Low Density Townhouses (RTLl)" and "Town Housing 
(ZT20) - Granville Avenue (Terra Nova) and Dixon Avenue (Ash Street Sub-Area)". 

To the south-west, are single detached dwellings fronting onto Dayton Avenue and 
Garden City Road on properties zoned "Single Detached (RS 1/C)". 

Rezoning and Public Hearing Results 

The Public Hearing for the rezoning ofthis site was held on January 20,2014. Public 
correspondence raised issues similar to other comments received by staff and discussed in the 
rezoning staff report. New concerns raised in correspondence since Public Hearing (staff 
comments are included in 'bold italics'): 

• Surface water run-off onto neighbouring properties - Any new multi-family development 
must be constructed at least 0.3 m above the crown of the road, and is required to install 
perimeter drainage around the edge of the site through the Building Permit process. 
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• Construction hours of operation compliance with noise regulation - Developers are required 
to comply with the City's Noise Regulation; which includes noise level restrictions and 
hours of operation restrictions. The developer is aware of and has agreed to comply with 
the Noise Regulation Requirements, as well as the City's Good Neighbour Program. 

• Ability of community resources to accommodate new development - The City's Official 
Community Plan (OCP) accommodates a population increase to the year 2041. 
Development and associated population increase will occur incrementally, as will 
improvements to community resources. Developments are required to pay Development 
Cost Charges (DCCs) for new development, which is used to finance a range of 
improvements including park acquisition and development. 

Public Input 

The City received eight (8) pieces of public correspondence regarding the Development Permit 
application (Attachment 4). The correspondence includes the following general concerns 
regarding the proposed development design (with staff comments provided in 'bold italic' font): 

• Support for and concern regarding the proposed removal of existing mature hedging along 
the perimeter of the site - Removal of the existing Cedar hedge located on the development 
site was an issue identified and discussed in the rezoning staff report. At rezoning, the 
applicant was proposing to remove sections of their existing hedge located around the 
edges of the site. As a res ult of detailed geotechnical engineering design, the applicant is 
now proposing to remove all of their existing hedge. Portions of hedge identified for 
retention at rezoning have been determined by a certified arborist to be significantly 
overgrown and not uniformly planted close to the property line. Necessary pruning 
maintenance would result in the removal of larger inner bare branches, instead of being 
able to prune back foliage at the ends of outer branches. This will reduce privacy 
screening. New 2.4 m to 3 m high Evergreen hedging is proposed along the entire east and 
west property lines to provide the existing homes and proposed townhouses with privacy 
screening. Tree planting is also proposed in areas outside of utility rights-of-way. 

• Concern regarding reduced setbacks and townhouses moving closer to property lines shared 
with neighbouring homes - The proposed building setbacks are unchanged from the 
building setbacks identified in the site plan included in rezoning staff report and comply 
with zoning and DP guidelines. 

• Concern regarding potential headlight glare impact on neighbouring homes located next to 
the internal drive aisle - Headlight glare to neighbouring properties would be mitigated 
with 1.8 m high solid wood fencing and hedge planting along the shared property lines. 

• Concern regarding removal of neighbours fencing along the shared property line, which 
provides containment for pet dog - The developer has committed to continue to work with 
the neighbours to coordinate the removal of existingfencing, ensure pets are contained, 
and the installation of new fencing. The developer is proposing to build new perimeter 
fencing and has agreed to either leave existing neighbouringfencing in place, or to 
remove it in consultation with the neighbours. 
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• Concern regarding durability of wood retaining wall and a specific request for a solid 
concrete retaining wall instead - The proposed design includes retaining walls for limited 
portions of the site ranging in height from 0.4 m to 0.7 m and treated with architectural 
concrete, allan block and timber materials (Refer to DP Plan #4a). Four (4) retaining 
walls are proposed along limited sections of shared property lines: two (2) architectural 
concrete retaining walls adjacent to the north and south ends of the internal drive aisle, 
with a section of allan block retaining wall in the utilities right-of-way to facilitate future 
potential utility works; and two (2) timber retaining walls adjacent to townhouse back 
yards along the south and east property lines. The timber retaining wall material is typical 
and proposed for low walls no more than 0.6 m high in back yard conditions. The extent 
of retaining walls has been minimized and treated with appropriate materials. 

Staff Comments 

The proposed scheme attached to this report has satisfactorily addressed the significant urban 
design issues and other staff comments identified as part of the review of the subject 
Development Permit application. In addition, it complies with the intent of the applicable 
sections of the Official Community Plan (OCP) and complies with the "Low Density 
Townhouses (RTL2)" zone. 

Advisory Design Panel Comments 

The Advisory Design Panel (ADP) supported the design of the project and provided comments 
for the applicant to consider. Changes have been incorporated in the proposal to address Panel 
comments. A copy of the relevant excerpt from the Advisory Design Panel Minutes from 
Wednesday, October 22,2014 is attached for reference (Attachment 2). The design response has 
been included immediately following the specific Design Panel comments and is identified in 
'bold italics '. 

Analysis 

Conditions of Adjacency 
• The proposed two-storey height, single unit massing, siting and orientation of the buildings 

respect the massing of the surrounding residential developments and single detached homes. 
• Continuous 3 m height hedging is proposed along with 1.8 m height solid wood privacy 

fencing and areas of tree planting to increase privacy of adjacent homes and the proposed 
townhouse yards. Tree planting is not permitted or proposed within the existing statutory 
right-of-way (SRW) areas along the east and west property lines. 

• One of the neighbours requested that wire mesh fencing be provided along the shared 
property line so that the neighbour would have a view of the hedge greenery instead of solid 
wood fencing. As a result receiving this request, the developer sent letters to all neighbours 
offering to install solid wood privacy fencing or wire mesh fencing across individual 
properties. The developer will be working with individual neighbours during construction to 
finalize perimeter fencing across individual properties and to provide updates on construction 
timing. 
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Urban Design and Site Planning 
• The proposed site layout includes 23 individual detached townhouses and a shared indoor 

amenity building. Two (2) units will have direct access from the street, all other units and 
the amenity building will have access from the internal drive aisle. 

• Full movement vehicular access is from Dixon A venue; a secondary one-way only entry 
access is provided from Dayton Avenue. 

• All units have two (2) side by side vehicle parking spaces in enclosed garages. 
• A total of five (5) visitor parking spaces; including one (1) accessible visitor parking space, 

are provided throughout the site, which meets the Zoning bylaw 8500 requirement. Bicycle 
parking is provided in compliance with the zoning bylaw requirements. 

• All units have private outdoor spaces consisting of rear yards accessed directly from the main 
living space. 

• An indoor amenity building is proposed in the centre of the site. The building design 
includes a gym, meeting, kitchen and lounge facilities, as well as mailboxes for the residents 
and a storage room with direct exterior access for garbage, recycling and organic storage. 

• Outdoor amenity space is proposed adjacent to the indoor amenity building and is consistent 
with OCP requirements. 

Architectural Form and Character 
• A pedestrian scale is achieved along adjacent public streets and the proposed internal drive 

aisle through the inclusion of variation in building projections, entry porches, varying 
material/colour combinations, landscape features, and the use of individual unit entries. 

• The existing site context has a variety of architectural massing and styles. The architectural 
language used for the design is contemporary. Two-storey single detached ("stand-alone") 
unit massing is used for all of the proposed units, reflective of the single detached residential 
building massing found in the residential neighbourhood to the east and south of the site. 

• The contemporary architectural style proposed in this project is intended to bring a variety of 
design into the neighbourhood in a manner that respects the surrounding residential 
neighbourhood with high quality design and cladding materials, small single unit two-storey 
massing and significant landscaping. 

• The internal drive aisle is animated with small individual buildings, unit front entries, pavers 
in the drive aisle and a significant amount of landscaping. 

• Visual interest is provided; with a variety ofroof orientations and roof designs, three (3) 
colour schemes, contrasting coloured entry doors and cultured stone veneer. The colour 
palette is natural with a mix of grays and beiges. 

• The proposed building materials (standing seam metal roof, hardi panel with metal reveals, 
hardi board siding, wood trim/column/soffit, cultured stone veneer, solid core wood entry 
doors, and metal guard rail) are generally consistent with the Official Community 
Plan (OCP) Guidelines and compatible with the existing character of the neighbourhood. 

Landscape Design and Open Space Design 
• Tree preservation was reviewed at rezoning stage. 
• The applicant is proposing to remove the three (3) bylaw-sized trees from the site and is 

.proposing to plant 87 replacement trees on-site, including eight (8) conifers and 79 deciduous 
trees. Hedges, shrubs, ornamental grasses, perennials and lawn have been selected to ensure 
the landscape treatment remains interesting throughout the year. 
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• The front yards of the two (2) street-fronting units include deciduous trees, shrub, ornamental 
grass and lawn planting, aluminum and concrete low fencing with a pedestrian entry gate. 

• A children's play area designed for young children is proposed for the outdoor amenity area. 
The play equipment includes a slide structure and a play car for active play. 

• A bench is provided for caregivers. 
• Feature permeable paving is provided along the edge of the internal drive aisle to highlight a 

pedestrian route through the site. Feature permeable paving is also provided to highlight the 
site entrances and visitor parking spaces. The use of permeable pavers provides a break in 
the asphalt internal driveway and contributes towards permeability of the site. 

• The developer will provide a landscape security in the amount of $254,221.28 as a 
requirement of the Development Permit. 

Sustainability 
• The applicant committed to achieving an EnerGuide rating of 82 for the proposed town 

houses and to pre-ducting all units for solar hot water heating. 
• A Certified Energy Advisor has confirmed that the proposed townhouse units have been 

designed to achieve a higher EnerGuide rating of 83. The report, prepared by the Energy 
Advisor, is on file and will be utilized throughout the Building Permit review process to 
ensure these measures are incorporated in the permit drawings. A summary report is 
attached (Attachment 3). 

• A legal agreement is required to be registered on Title prior to issuance of the Development 
Permit to ensure that all units are designed to achieve an EnerGuide rating of 82 (as detailed 
by the Certified Energy Advisor), and to include pre-ducting for solar hot water heating. 

• The developer also advises that the following sustainability features will be incorporated into 
the development: 
o Energy efficient Energy Star rated appliances and heat pump. 
o Water efficient low flow fixtures. 
o Air quality sensitive low emitting sealants, paints, adhesives, carpet and composite wood 

construction materials. 
o Permeable pavers in patios and the internal drive aisle increase storm water infiltration. 
o Sustainable materials; such as Hardie sidings as primary cladding material for buildings 

which contain post-industrial or pre-consumer recycled content and provide longer 
lasting and lower maintenance and repair cost. 

Crime Prevention Through Environmental Design (CPTED) 
• The site layout is easy to understand with clear sightlines to most areas. 
• There is a well defined hierarchy of open space between semi-public areas and private yards. 
• Passive surveillance is provided from the residential units to private yards, internal drive 

aisle, amenity area and the public streets. 
• Pedestrian entries are clearly defined and will be lit. 

Accessible Housing 
• The proposed development includes one (1) convertible unit; designed with the potential to 

be easily renovated to accommodate a future resident in a wheelchair. The potential 
conversion of these units will require the installation of an elevator, as well as any necessary 
cabinetry and fixture to accommodate the individual needs of a future resident. 
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• Aging in place features are proposed in all units, including: 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. 

Conclusions 

The applicant has satisfactorily addressed staff's comments regarding conditions of adjacency, 
site planning and urban design, architectural form and character, and landscape design. The 
applicant has presented a development that fits into the existing context. On this basis, staff 
recommend support of this Development Permit application. 

Sara Badyal 
Planner 2 
(604-276-4282) 

SB:blg 

The following are to be met prior to forwarding this application to Council for approval: 

• Registration of a legal agreement on Title, identifying that the proposed development must be designed and 
constructed to meet or exceed EnerGuide 82 criteria for energy efficiency and that all dwellings are pre-ducted 
for solar hot water heating. 

• Receipt of a Letter-of-Credit for landscaping in the amount of $254,221.28. 

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

• Incorporation of accessibility measures in Building Permit plans as determined via the rezoning and/or 
Development Permit processes. 

• Submission of fire flow calculations; signed and sealed by a professional engineer, based on the Fire 
Underwriters Survey to confirm that there is adequate available water flow. 

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

• Submission ofDCC's (City & GVS&DD), School Site Acquisition Charges, and Utility charges, etc. 

• If applicable, payment of latecomer agreement charges associated with eligible latecomer works. 

• 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 ofthe Building Permit. For further information on the Building Permit, please contact 
Building Approvals Division at 604-276-4285. 

Attachment 1: Development Application Data Sheet 
Attachment 2: Advisory Design Panel Annotated Minutes Excerpt (October 22,2014) 
Attachment 3: Predicted Energuide Rating Report 
Attachment 4: Public Correspondence 
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, City of 
Richmond Development Permit 

To the Holder: 

Property Address: 

Address: 

YAMAMOTO ARCHITECTURE INC. 

9051 AND 9055 DAYTON AVENUE 

C/O KAREN MA 
2386 OAK STREET 
VANCOUVER, BC V6H 4J 1 

No. DP 14-657872 

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 #11 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 
$254,221.28. 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 of the security is that 
should the Holder fail to carry out the development hereby authorized, according to the terms 
and conditions of this Permit within the time provided, the City may use the security to carry 
out the work by its servants, agents or contractors, and any surplus shall be paid over to the 
Holder. Should the Holder carry out the development permitted by this permit within the 
time set out herein, the security shall be returned to the Holder. The City may retain the 
security for up to one year after inspection of the completed landscaping in order to ensure 
that plant material has survived. 

6. If the Holder does not commence the construction permitted by this Permit within 24 months 
of the date of this Permit, this Permit shall lapse and the security shall be returned in full. 
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To the Holder: 

Property Address: 

Address: 

Development Permit 
No. DP 14-657872 

YAMAMOTO ARCHITECTURE INC. 

9051 AND 9055 DAYTON AVENUE 

C/O KAREN MA 
2386 OAK STREET 
VANCOUVER, BC V6H 4J1 

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

This Permit is not a Building Permit. 

AUTHORIZING RESOLUTION NO. 
DAY OF 

DELIVERED THIS DAY OF 

MAYOR 

4423108 

ISSUED BY THE COUNCIL THE 



1 

E 

I-

I-

U 

2Q73 

~ 0 

I 

City of 
Richmond 

ZTJS l CP2 I ZT46 I I kSIJ 
L.10U 

I RyIF 

I 
l RIll 

BI.:.UNDEl:LJRD 

I RSr
F J JI i 

"'I 
:3 ~ I [RSII/C 

RAMI I---
CN 

- RTLI 
I I I II '~~L RSI/E 

CC RSI/A 

~~ \\ e ~IR 
r-----RTtl- ~ RS2/A-

~ 
>- IT ~ RS1f I 1 ~" I--U J J RfJA 

=;SIIB G I--RSllE 
Z DIXON 'AVE· j/ -'~I, I K R+SII 

I !RHI 
-

Ie suc ~ 
:~- RSI/AI 

RTLI ~ 

~ 
SI I~~ ZT20 l- i RSIIB I\~ EiS'&< RSJ/S- Ul r--- -

/ I« ci: r-RSI/K-
~ 

)& w r----- - "",-RSiis- ,---

::t: 
1 

RTLI - C!' -RSIMf----- -

SITE 
xg ~ I-RSJ/A - ::t:_ - "'" w 

1 
- Ul i-- -

"":'21/1 RSI/K- - « I-- r-
~, 7 - '--- RTLI / r----- -I--- r--

D ~ lsLJ I :F r-

ITT I 
~ t--- 1 i'"f] l- e--

I l _II- - DAYTON AVE -t--I RSJ/S 

~ d_f-l 1 WlS~/J l lllb I RI II 

" 
l '"' 00' I I. , " 

,'" , 31 "'" "; '''~' '''~' '.'" 'm I:' . 
536 

BLUNDELL RD 
lS.7~ Q,Sl ~J 91 " ~I'" "" '" 129 2< ~o 14.06 16 1~ 14.41 lUO ".J~ 11.34 11.34 10.~ 

; 9000 ~8 8 B B 
g188 9200 j 9280 

9320 9340 9346 9360 9380 9382 9388 940894, 

~ ~ ~ ~~ " ~g020 , , • ~ • 
i " " 

~!C ~~ --""- , · j 
45.;6 

\ • 11341133 to.! 

;~'. ; 8 ", 5.25 

~Q! 8 ~ ;~ 
.~~ ~ I- O' 1~. e 16 143 ~ ~ 5.26 

[B ~. ;;;: 45,~G 9311 

~ 8 E 
E en :: ~ 

18 
~ : 45.25 

,A 

0:: ~~ 4527 8: 45.25 - ~ ~~ 

W :='&l BQ 4524 '" U ~ ::t: ~~ 9311 

2J 
:::1;) 

4£.2 : ~ 4524 

Z 5~ " !;i :~ 

~~ 
"' ~ ;~ BQ "" ; -""'" W" 4376 4.29 W '" 9311 

;;~ :! . , 
C &l~ ::t: ~~ @' '.8 

"" ~D:J: 
o~ 

" Q! ." 4529 ~~ 

~; "0 
<1: 

~g g ~ ~ 

~ 
9311 

~&l )< . " 4529 li 4527 "'" ; 
(!) 

14.~9 IB.29 

)< 2091 ,,~.~~ 
1131 11,1 l~O] 

re ~ '" 
~ ;! 57 ; '". ~ ~ .,~ 

~ c---' ~ , " -r- "" ~I "" ,,, ~ .~ , 
• )< " " ~ ~ 8 m ~ · ~ , 

:; ~ 
o . 

~ 9011 ; 9031 ~ § , 
'''j.!~. 9071 9091 9111 9131 9171 ;l; 9251"'- 9271" ; -"" 9333 9339 9351 9371 9431 .' 

DAYTON AVE ,." J "" oJ; ",," " , ~ "":1""',1"" "" I: '" ~~ 6 "" o j 14.50 
9026 9040 9060 '" ''', J , .. " I"· I"" 113\1;,.32 2Q.79 1200 1245 2H3 1490 fun 

nJ~ ~~ ~ ;;; ~ ; ~ 9140 ; 9160 9180 9260 9280 93209328 9340 9360 936B 9380 9400 9420 

~ DP 14-657872 Original Date: 03/17/14 

Revision Date: 

SCHEDULE "A" Note: Dimensions are in METRES 



City of 
Richmond 

Development Application Data Sheet 
Development Applications Division 

DP 14-657872 Attachment 1 

Address: 9051 and 9055 Dayton Avenue 

Applicant: Yamamoto Architecture Inc. Owner: Dayton CWL Investments Ltd. 

Site Area: 8,849 m2 (as per survey) Remains the same 

Land Uses: Formerly Institutional and Residential Multi-Family Residential 

OCP Designation: 

Zoning: 

Number of Units: 

Floor Area Ratio 

Lot Coverage: 
Building area 
Non-porous area 
Plant area 

Lot Size 

Setbacks: 
Dayton Avenue 
Dixon Avenue 
Interior Side Yard 

Height 

Off-street Parking Spaces: 
Resident 
Visitor 
Accessible 
Total 

Tandem Parking Spaces 

Amenity Space - Indoor 

Amenity Space - Outdoor 

4423108 

Formerly Community Institutional 

Formerly 

Formerly Church and 
Sin e Detached House 

Max. 0.55 

Max. 40% 
Max. 65% 
Max. 25% 

Min. 30 m width 
Min. 35 m h 

Min.6m 
Min.6m 
Min.3m 

Max. 9 m 

46 
5 

(1 ) 
51 

Max. 50% 

Min. 70 m2 

Min. 138 m2 

Neighbourhood Residential 

Low Density Townhouses (RTL2) 

23 Townhouses 

0.55 

40% 
61% 
32% 

24 m to 90 m 
187 m 

6m 
6m 

3 m to 7 m 
9 m and two-storey 

46 
5 

(1 ) 
51 

None 

None permitted 

None 

None 

None 

None 

None 

None 

None 

None 



Attachment 2 

Advisory Design Panel Meeting 

Wednesday, October 22,2014 

Annotated Excerpt from Meeting Minutes (with design response comments inserted in 'bold 
italic ' text) 

DP 14-657872 23-UNIT TOWNHOUSE DEVELOPMENT 
PROPERTY LOCATION 9051,9055 Dayton Avenue 

Applicant's Presentation 

Architect Karen Ma, Yamamoto Architecture Inc., and Landscape Architect Patricia Campbell, 
PMG Landscape Architects Inc., presented the project and answered queries from the Panel on 
behalf of the applicant. 

Panel Discussion 

Comments from the Panel were as follows: 

• interesting project; character is unique; appreciate that the applicant trying to do something 
different in Richmond - Noted. 

• concern on the roofline of the middle unit at the western side of the development (A2 Unit) 
with a simple wing style; creates blank, tall and boxy fayades that are visible to the adjacent 
development; consider further design development to this type of unit; other units are 
successful and bring a nice contemporary look to the development - Facade improved with 
band of hardi board with metal reveals to highlight roof, box out to provide depth and 
additional windows to provide animation. 

• appreciate the provision of an indoor amenity building for the proposed development given 
its size - Noted. 

• review whether angles and articulation of the roofs will work for future solar panel 
installation - Pre-ducting for future solar panel installation will be provided as it is a 
requirement of the rezoning. 

• appreciate the site plan; creates interesting elevations on the street - Noted. 

• like the palette of the architecture, e.g. the red elements are not overwhelming - Noted. 

• one-way access into the development off Dayton Avenue needs to be strictly enforced -
Noted. Additional paver area added to reinforce one-way access along with required 
bollards. 

• like the project and appreciate the model; appreciate the materials; the standing seam metal 
roof material will provide interesting texture; roof line valleys will need careful detailing -
Noted. 

• agree with comments to mitigate the tall and blank fayades - Improved as noted above. 

• sustainability features, e.g. future installation of solar panels, should be pursued in view of 
the absence of a District Energy Utility in the area - Pre-ducting for future solar panels will 

4423108 



- 2 -

be provided as noted above. In addition, the development will be built to achieve a 
Energuide rating of 83. 

• appreciate the contemporary character of the project - Noted. 

• appreciate the provision of an indoor amenity building; however, consider introducing 
permeable paving to the internal drive aisle in front of the building to better announce its 
presence to the overall development - Entry improved with natural colour 0.6 m by 0.6 m 
concrete pavers added at amenity area entry. 

• appreciate the applicant's efforts to incorporate planting along the internal drive aisle -
Noted. 

• look at the location of the proposed open space (which includes garden plots between the 
indoor amenity building and hedge and tree planting) to ensure adequate sunlight exposure 
and achieve its intended function as a social gathering place - Design improved. Gardening 
plots provided between buildings 7 and 12 with greater area for gathering and sunlight 
exposure. 

• %-inch clear crushed gravel between buildings appears utilitarian and harsh; consider more 
appropriate landscaping material, e.g. round rocks, with more aesthetic appeal- Design 
improved, crushed gravel replaced with river rock. 

• hope that the one-way entry off Dayton Avenue will become a two-way driveway in the 
future - One-way entry on Dayton Avenue is a requirement of the rezoning, secured with a 
legal agreement. 

• appreciate the provision of a convertible unit in the proposed development; consider adding a 
second convertible unit; consider pocket doors in lieu of swing doors, e.g. in the powder 
room of the convertible unit, to improve accessibility - Considered. The proposal includes 
one (1) convertible unit, but all units will have aging in place features. Swing doors are 
preferred due to maintenance concerns. 

• look at opportunities to plant larger trees in some places to help diffuse the tightness of the 
site - Eight (8) larger growing Armstrong Maple trees are proposed. 

• consider opportunities for incorporating sustainable water initiatives as the site is relatively 
impermeable - Proposal includes low-flow flXtures in units and drought resistant planting 
in landscape design. 

• like the new approach to townhouse development in Richmond - Noted. 

• look at the orientation of the roof lines and daylight opportunities between buildings; also 
consider introducing variations to the roof lines - Considered. The proposal includes three 
roof line types, with the combination of butterfly and simple gable roofs creating an 
interesting internal streetscape. 

Panel Decision 

It was moved and seconded 
That DP 14-657872 be supported to move forward to the Development Permit Panel subject to 
the applicant giving consideration to the comments of the Panel. CARRIED 



E3 Eca Group Inc. 

Predicted Energuide Rating 
for 9051 Dayton Avenue, Richmond, BC. 

Dayton CWll nvestments 
17 November, 2014 

2014 



Predicted Energuide Rating 

Introduction: 

E3 ECO GROUP Inc. was asked to perform HOT2000 energy evaluation on a plan addressed as 9051 

Dayton Avenue, Richmond, Be. The modeling was carried out according to the format defined by the 

EnerGuide Rating System for New Homes evaluation procedures. 

Weather Location: Vancouver 

Base Case Review: Single Family Dwelling 

Slab on Grade R12 full under slab insulation and R12 skirt insulation 

Above Grade Wall Construction 2x6 @ 16/1o.c. R20 interior batt insulation & R20 headers 

Roof Construction Hip roof: Trusses @ 24/1 o.c with R40 batt insulation; cathedral ceilings : 
2xlO @ 24/1 o.c. with R28 batt insulation 

Window Specification Double glazed, soft coat low-E, metal spacer, fixed windows with vinyl 
frames 

Door Specification Steel with polyurethane insulation core. Glazing in doors: Double 
glazed, soft coat low-E, metal spacer, fixed windows with vinyl frames 

Ventilation Specification Bathroom fans only 

Air Tightness 5.5 ACH@50Pa, an estimate based on typical local construction 

Space Heating System Natural Gas, High Efficiency Condensing Boiler (95% AFUE) (Triangle 
tube Prestige Solo) 

Supplemental Heating Natural Gas fireplace with spark ignition (sealed) (not all units have 
fireplaces) 

Domestic Hot Water Natural Gas, Indirect Fired Water Heater, 50 US gal tank, e.f. 0.79 
(Triangle tube Smart Series) 

Energy Credits: 

Drainwater Heat Recovery o kWh/yr 

Low energy lighting o kWh/yr 

Energy Star appliances OkWh/yr 
Dayton - Yamamoto - basecase.hse 

Predicted 
Design Heat Loss: 

Estimated Annual Space 
EnerGuide Rating 

BrU/hr 
Heating + DHW Energy 

(ERS) Consumption (kWh) 
Unit A base case 76 29500 18800 

Unit A1 base case 76 32700 18500 

Unit A2 base case 76 29800 18450 

Unit B base case 75 33500 20900 

Unit B1 base case 76 32100 18800 

Unit B2 base case 74 34800 22300 

Unit B3 base case 76 33100 19290 

E3 ECO GROUP Inc. 17 November, 2014 



;L 3 Predicted Energuide Rating 

Upgrade scenario 3: 

Space Heating System 

Unit A upgrade 3 

Unit A1 upgrade 3 

Unit A2 upgrade 3 

Unit 8 upgrade 3 

Unit 81 upgrade 3 

Unit 82 upgrade 3 

Unit 83 upgrade 3 

Notes: 

EnergyStar rated (minimum HSPF 7.1 and SEER 14.5) air source heat 
pump system sized to heat the entire home, with condensing boiler 
back up heating system 

Dayton - Yamamoto - iteration 4.hse 

Predicted 
Design Heat loss: 

Estimated Annual Space 
EnerGuide Rating 

BTU/hr 
Heating + DHW Energy 

(ERS) Consumption (kWh) 
83 29500 10600 
83 32700 10500 
83 29800 10600 
83 33500 11300 
83 32100 10700 
83 34800 11800 
83 33100 10750 

1. Design Heat loss calculation is based on design conditions assumed. This figure can be used to size 
the heating system, although unit size will have to take into account system efficiency, operating 
conditions and provide a margin for quick recovery. 

2. The calculated energy consumption estimates are based on data entered and assumptions made 
within the computer program based on standard user profiles. The estimates may not reflect actual 
energy requirements of this house due to variations in weather, actual construction details used, 
performance of equipment, lifestyle and number of occupants. 

If you have any questions regarding this report, please contact me at your earliest convenience. 

Kristi Owens,CEA,SBA,AT 

E3 Eco Group Inc. 

e: kristi@e3ecogroup.com 

E3 ECO GROUP Inc. 

Einar Halbig 

E3 Eco Group Inc. 

e: einar@e3ecogroup.com 

17 November, 2014 



Public Correspondence 

Kathy Stephens 

Raymond Luetzen 

Richard Wong 

Rebecca Leung 

Dan Lazar 
Property Manager for Dixon Court 

CharaLee 
Property Manager for Dixon Gardens 

4423108 

Attachment 4 

Correspondence Received 

September 5, 2014 
August 14, 2014 

and June 13,2014 

August 26,2014 
and August 19, 2014 

August 25,2014 

August 12,2014 

July 15, 2014 

July 11, 2014 



Badyal, Sara 

From: 
Sent: 
To: 
Subject: 

Hi Sara, 

Kathy Stephens [katstep1@gmail.com1 
Friday, 05 September 201410:30 AM 
Badyal, Sara; MayorandCouncillors 
RZ 11-589989.9051 and 9055 Dayton Ave 

I talked to my neighbours today and nobody seems to know that they are suppose to get in touch with 
you regarding the removal of 200 hedge trees 19 feet tall at the back of all our yards. Every neighbour I talked 
to is very confused about this process because the letter we received from Jackson Lee gives a different reason 
than yours for removing the hedge and a different phone number then yours as a contact. 

None ofthe neighbours going to City Hall asking questions about this development were ever told at anytime 
before or after the rezoning that the Development plan could and would be changed because of a mistake made 
by the developer. Is this common practice? I find that the Developer not knowing about how wide the hedges 
were is hard to believe. If they surveyed the property or just stood and looked at the line of the hedge you 
would know how wide the hedge is because you can see the hedge is not in line on their property and never 
was. 

None of the neighbours ever wanted the hedge removed. I do not want the hedge to be removed because it is 
very private in my backyard and we use our backyard for many family gatherings. We spend time on our upper 
and lower deck patios all year round. It is also a buffer for noise and dust coming from all the construction. An 
eight foot hedge replacement is an insult to us. We will be able to see right into the new townhouses and they in 
turn will be looking right into our houses, patios and yards for the next 10 years. Plus there will be no buffer 
from the construction, dust and noise. 

The previous owners of9051 and 9055 Dayton Ave. needed to do some work on our property line and removed 
our fence and replaced it with the chain link fence. I have a dog and we need a fence up at all times. So not 
having a fence for 4 weeks or however long it will take is a big issue for us. 

Could you send me a copy of your recommendation? 

Thanks, 
Kathy Stephens 

1 



8adyal, Sara 

From: 
Sent: 
To: 
Subject: 

Hello Sara, 

Kathy Stephens [katstep1@gmail.com] 
Thursday, 14 August 201401:43 PM 
8adyal, Sara 
Subject RZ 11-589989 File 

I have received a letter from Jacken Homes about having to remove the hedges now instead of when they were 
saying they would not have to when they put in for the rezoning (RZ 11 589989) and the Development Permit 
(DP 14-657872). This is because someone on their end made a mistake. As you have been told before, this is a 
big issue to all the neighbours this affects. Someone told me developers use tactics to get things approved for 
rezoning and then change the plans after rezoning is approved because most of the public does not know they 
can. But I am not suggesting they are in this case. 

Jackson Lee phoned me to tell me all the neighbours were in agreement with the hedge removal and they were 
his hedges and what was my problem. Well I have talked to 8 neighbours who feel the same as I do. 

1. In the letter from Jackson Lee it states the hedges impacts the backyards of the townhouses. Can they still 
build the way things are and just have a smaller back yard? 

2. In your e-mail to me you state, "The terms of any agreements with the neighbours would need to be clarified 
in writing." 

2a. Is that the letter they sent us? 
2b. Do we need to sign to say we do or do not agree? 
2c. Please explain what that means to me in my position. 

3. In the Landscape tree plan, Has anything been changed beside the height of the hedges? What is the 
difference between the new hedges they are proposing? How many years will it take for them to grow to the 
height of the hedges now? 

4. Are there any other changes or updates? 

5.Will the hedges stay if none ofthe neighbours want them removed and then replaced with smaller hedges? 
Will we get a vote? 

6.What is our recourse? 

Regards, 
Kathy Stephens 

1 



From: Kathy Stephens [mailto:katstepl@gmail.com] 
Sent: Friday, 13 June 2014 03:04 PM 
To: Badyal, Sara 
Subject: RZ 11-589989 File 

Hi Sara, 

Jackson Lee has been phoning and came to our house to talk about the tree line (hedge) around the property. 

They informed us that somebody made a mistake and the tree line or hedge will have to come down now. 

The neighbourhood is a buzz now and I would like to know if the city is going to allow this. 

The neighbourhood did not challenge the rezoning because we were informed in writing that the Tree line 
(Hedge) would stay. 

Regards, 
Kathy Stephens 

1 



8adyal, Sara 

From: 
Sent: 
To: 

Raymond Luetzen [rluetzen@icloud.com] 
Tuesday, 26 August 201408:18 PM 
Badyal, Sara 

Subject: Re: 9051 Dayton 

Sara, 

Thank-you for your response. 

As previously noted, the consultation with the developer has only been that we would get notice 2 weeks prior 
to having the hedge removed. If you would like me to send you a copy ofthe developer's consultation process 
I will do so. 

The land grade increase of 2 feet between our lot and the new development should also create further flooding 
issues during the rainy season, a fact that was not consulted with neighbours and just added to the 
correspondence in sketch form. 

Hopefully, you will also make the above part of your review ..... 

When can we expect a decision on the city's review .... 

Anxiously waiting ... 

On Aug 26,2014, at 3:23 PM, Badyal, Sara <SBadyal@richmond.ca>wrote: 

Hi Mr. Leutzen, 

At this time, staff are reviewing the developer's request to remove additional sections of the perimeter hedge and no 
decision has been made. As part of our review, the developer is consulting with the neighbours 

Please feel free to call me at 604-276-4282 

Regards, 

Sara Badyal, M.Arch., RPP 
Planner 2 

Development Applications Division 
City of Richmond 
Tel: 604-276-4282 

1 



From: Raymond Luetzen [mailto:rluetzen@icloud.com] 
Sent: TuesdaYr 19 August 2014 08: 18 PM 
To: Badyalr Sara 
Subject: Re: 9051 Dayton 

Sara, 

Thank-you for your quick response. Somehow your take on the events that still have to take place and 
approved, differ greatly from the content in the letter from the developer. He suggests that with two weeks 
notice the hedge will be removed while perimeter drainage will take place over a 4 week period. It is after this 
that retaining walls, fencing and planting of of an Emerald Cedar hedge will take place. 

I firmly believe that "it's a done deal" and that any amount of further consultation on this subject will fall on 
deaf ears. 

You must have copies of letters that have gone to the affected owners, that clearly state the choices focus 
around a fence(which already exists), the planting of a tree hedge(which will take many years to provide 
equivalent privacy screening), but no compromise on the existing hedge. 

I ask the same question that I posed in earlier correspondence .... will the existing hedge be removed this fall? 

On Aug 19, 2014, at 5:34 PM, Raymond Luetzen <rluetzen@icloud.com> wrote: 

Sara, 

Based on a letter I received from lacken Homes on August 5, 2014, the issue with the 35 year old hedge has 
been resolved in favour of the developer. This decision changes the original plans from the hedge stays to the 
hedge goes,we get a fence and small tree hedge that will take years to develop and town homes moved closer to 
our property line. 

I would like to know how this was changed without the knowledge of the affected neighbours. 

Respectfully 

Ray Luetzen 

2 



8adyal, Sara 

From: 
Sent: 
To: 
Subject: 
Attachments: 

Categories: 

Hi Sara, 

RICHARD WONG [wong.richard@shaw.ca] 
Monday, 25 August 201402:45 PM 
8adyal, Sara 
Re: 9051 Dayton Development 
Letter from 9051 Day ton. pdf 

Red Category 

I reside in the house on 9071 Dayton Avenue, immediately adjacent to the proposed 9051 Dayton 
townhouse complex, with my west and north property lines effected by this complex in terms of 
privacy and traffic noise. I have spoken to you at the outset of the rezoning process briefly 
of these matters concerning our neighbouring community. 

Mr. Jackson Lee and his general contractor had spoken to me on their project a few months 
back prior to the attached letter received by the neighbouring community. At that time, I 
had voiced my concern in regards to the privacy and noise issues along the west side of my 
home since they intend to construct a roadway, and entry driveway. I had mentioned the 
unobstrusive glaring of evening headlight paths into the front of my house since they will be 
removing the fifty feet of hedges that has been shared along the west property line bordering 
the front of the house. At that time, I had asked about their proposed plan about that 
issue, and they had responded with no positive feedback, but requested that I provide them 
with some solution. 

As well, they wanted my permission to allow them to remove the beautiful hedges bordering the 
north of my property, and my decision would allow them to follow suit with the rest of the 
neighbours along Dayton Avenue. I responded that they should involve their landscape 
architect for a resolve, as the contractor did not know how to address this contradictory 
privacy issue among the rest of the neighbouring community. In regards to the proposed 
townhouse complex entry driveway on Dayton Avenue, in retrospect, the city planner should of 
had the forsight to allow the entry lane to this proposed complex on the west side of their 
property as it was originally located for the last forty years which would leave a peaceful 
twenty feet backyard bordering my west property line and the new residences. 

I have attached the letter that was sent to all the Dayton Avenue neighbours, and the 
neighbours have asked me to represent them in inquiring on our choices in this matter. By 
looking at the Section Sheet SK1, the proposed new retaining wall is comprised of railway 
ties, and the neighbours are concerned about possible water runoff into their property since 
the townhouse complex is elevated higher. A solid concrete foundation could be a better 
solution, but that is a choice of the geotechnical engineer and financial economics. The 
neighbours are also concerned of the initial spacing of the proposed new tree hedging. The 
neighbours would prefer if they had no choice of keeping the original trees, that the new 
hedges be a completed privacy barrier, not one that will take the next ten years to mature 
into a privacy barrier. 

I thank you in advance for your oplnlon in this matter if any that our neighbouring community 
can take heart of a satisfactory resolve. 

Thank You, 

Richard Wong 
1 



Mr. Richard Wong 

9071 Dayton Avenue 

Richmond, BC V6Y lE1 

August 5th
, 2014 

Dear Mr. Wong, 

Jacken Homes 

9002 Oak Street 

Vancouver, 8C V6P 489 

Further to our conversations with you a few weeks ago, we are writing to provide you with further 

information regarding the plans for our hedges ,-.'n 9051 Dayton Avenue, 

The portion of hedge that is currently on our Side of our shared property line was not previously identified 

to be removed at the rezoning slage, We hi1d prematurely dssumed that we would be able work with the 

existing hedge but we have under'estimatpd the effect and growth of the hedges and how it impacts the 

useable space of the backyards of the new and for that reason we are proposing to remove and 

replace the existing hedge, Attached you wil! find a new landscape plan showing the proposed 

landscaping and cross section of our shared property line. 

We understand that the existing hedges offer between our properties while providing privacy, 

and that privacy retention is of utmost imporlance, OUf proposed plan includes the replacement of the 

existing Western Red Cedar hedges with a more manageable type of hedge, such as the Emerald Cedar, 

that will benefit all parties in terms of ongoing mainlenance, Along our shared property line, our finished 

grade will be approximately 1 to 2 feet higher than your property, The replacement hedges will be a 

minimum of 8 feet in height. This combines fOI' a minimum privacy screening of 9 feet along our shared 

property line immediately from the planting of thl' "ew hedges, 

Our planned course of action is designed to limit the time of lost privacy screening. The existing hedges 

will be retained during the preloading stage until til(' perimeter drainage is ready to be constructed. At 

that time, the hedges would be removed and construction of Lhe perimeter drainage is estimated to 

complete in approximately 4 weeks, Replacement hed!~es and fence would be installed immediately after 

to bring back the privacy provided by the previous hedge. We are currently estimating that this portion 

of the work would take place sometime in the fail of 2014, We will notify you in writing at least two 

weeks prior to the existing hedges being n:moVf:'c:' 

Lastly, you will notice from the cross section illustration prepared by our Landscape Architect, we are now 

proposing a chain link fence instead of a wooden fence, This change is due to the feedback of the 

neighbourhood and that some neighbours would prefer to see only hedges. The chain link fence would 

allow the hedges to grow in between the links and over timE' only the hedge would be visible. A chain link 

fence is also expected to both last longer and require iess maintenance than a wooden fence. However, 



if your preference is for a wooden fence, 

arrangements. 

let us know so that we may make the appropriate 

We thank you for your understanding and patience with our development and if there is anything we can 

assist with during our time here, please let us know. If you have questions, comments or require further 

details, please contact the undersigned and we can make arrangements to meet in person to go over 

these plans in detail. You can also find further information from of Richmond at 604--276-4138. 

Cell: 778-865-4783 

Office: 604-266-0808 ext. 12 
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8adyal. Sara 

From: 
Sent: 
To: 

Rebecca Leung [rleung@cnv.org] 
Tuesday, 12 August 201403:09 PM 
Badyal, Sara 

Subject: 9051 Dayton Ave 
Attachments: DSC09111.JPG; DSC0911 O.JPG 

Importance: High 

Hi Sara, 

Today we have received a letter with attached plans from the developer of 9051 Dayton Ave. We were asked about 
changing wood fence at the perimeter to chain-linked fence. However, I noticed that their "Approved Rezoning Plan" 
Revision 7 dated July 11, 14 (see attached) is very different than the one we reviewed at the City Hall. 

To name a few: 
1). The perimeter existing hedge were ALL gone. 
2). The setback ofthe buildings are greatly reduced. (see attached Section view at property line showing 14.5' setback) 
3). The new plant schedule shows a total of 99 trees which is 29 trees more than the version I saw at the City Hall. 
However, hundreds of trees are proposed to be removed. The dense green area is greatly reduced. And we think that 
this is not acceptable. 

With the new grade elevations and the wood retaining wall, a few of the neighbours I have talked to are worried about 
the surface run off. If the new grade elevation was approved by the City, could you let me know if there's any 
requirements from the City to ensure that the water is not draining to the neighbouring properties which are mostly on 
the lower side? 

I know that a few of our neighbours also have the same concerns. I will try to talk to them more in these few days. But 
the major one is that we want to verify with you to see if this is REALLY the City's approved plan. 

We really appreciate your help. 

Thanks, 

Rebecca Leung 
Assistant Plan Checker 2, Community Development 
t: 604.982.3916 1 e: rleung@cnv.org 

City of North Vancouver 
141 West 14th Street, North Vancouver, BC V7M 1 H9 
Reception: 604.990.42201 f: 604.985.0576 1 www.cnv.org 

1 



15,2014 

Jackson: 

your letter dated June 1 0, 2014 
hedges and having new landscape design 
Avenue, Richmond. 

1.)tJ 

Hiclmtlllili. 

.""",rnn Ave 

your of the 
your future development at 9051 

After reviewing your proposal of new Council of Dixon Court 
that to allow removal of 6 trees on unit #8 and removal of 3 trees in 

the middle of complex, with condition that Investments Inc. pay for the 
tree removal, up, etc and the hedges on south east side of our property 
should 10 tall. 

For questions, please 

Thank you for your attention. 

Manager 
louwin Managenlent ltd. 
On of Strata Council 

to contact the undersigned 

Plan lMS 17 



July 11 th, 2014 

J acken Homes 
9002 Oak Street, 
Vancouver, BC V6P 4B9 

Citybase 
Man8ij:jt"imenl UtI, 

Property Managemenl 

RE: Existing Hedges Removal & New Landscape Design for 9051 Dayton Ave 
Dixon Gardens, 9020 Dixon Ave, Richmond, B.C. 

Dear Jackson, 

We received your letter dated June 10,2014 regarding your proposal of removing the 
existing hedges and having new landscape design for your future development at 9051 
Dayton A venue, Richmond. 

After reviewing your proposal of new landscape design, Strata Council of Dixon Gardens 
consented that your ideas will benefit both complexes. Therefore, Strata Council has no 
objections on both proposals of hedges removal and new landscape design. 

For any questions, please feel free to contact the undersigned. 

Thank you for your attention. 

Best regards, 

Chara Lee 
Property Manager 
Citybase Management Ltd. 
(Agent for the Owners of Strata Plan BCS 783) 

CITYBASE MANAGEMENT LTD. 
Unit 400 -1200 W. 73rd Avenue, Vancouver, B.C. Canada V6P 6G5 

Tel: (604) 708·8998 
Fax: (604) 708-9982 
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DAYTON AVE 

Notes: 

• Off-site works via separate required Servicing Agreement for infrastructure and frontage improvements. 
• No Variances. 
• 1 convertible townhouse unit. 
e Aging in place features in all townhouse units. 
• 1 accessible parking space. 

• Development is required to construct amenity building (approx. 416 m2
), including mailbox area and garbage/recycling storage room. 

e Development is required to restrict Dayton Avenue driveway to entry one-way only as per Restrictive Covenant registered on Title. 
• Development is required to protect 6 trees on neighbouring properties adjacent to development site, complete with tree protective 

fencing and contract with a Certified Arborist. 

• Development is required to be constructed to meet or exceed EnerGuide 82 criteria for energy efficiency and all dwellings are to be 
pre-ducted for solar hot water heating, as per Restrictive Covenant registered on Title. 

• Sustainability features: 
o Energy efficient Energy Star rated appliances and heat pump. 
o Water efficient low flow fixtures. 
o Air quality sensitive low emitting sealants, paints, adhesives, carpet and composite wood construction materials. 
o Permeable pavers in patios and the internal drive aisle increase storm water infiltration potential. 
o Sustainable materials; such as Hardie sidings as primary cladding material for buildings which contain post-industrial or pre

consumer recycled content and provide longer lasting and lower maintenance and repair cost. 
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City of 
Richmond 

To: Development Permit Panel 

From: Wayne Craig 
Director of Development 

Report to Development Permit Panel 

Date: January 5, 2015 

File: DP 14-672823 
HA 14-672825 

Re: Application by Steveston Flats Development Corp. for a Development Permit and 
a Heritage Alteration Permit at 3471 Chatham Street 

Staff Recommendation 

1. That a Development Permit be issued which would: 

a) Permit the construction of a three-storey mixed-use building at 3471 Chatham Street on a 
site zoned "Commercial Mixed Use (ZMU26) - Steveston Village" including 10 
apartment housing units in the upper floors and approximately 319 m2 (3,438 ft2) 
commercial space on the ground floor; and 

b) Vary the provisions of Richmond Zoning Bylaw 8500 to: 

i. Increase the maximum permitted building height from 12.0 m to 14.75 m to allow 
elevator access to the roof deck level; and 

2. That a Heritage Alteration Permit be issued for the site at 3471 Chatham Street in accordance 
with Development Permit DP 14-672823. 

~~~/; .~c~ 
Way / Craig // 
Dire tor of D7Yelo ent 

SB:blg 
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Staff Report 

Origin 

Steveston Flats Development Corp. has applied to the City of Richmond for permission to 
develop a three-storey mixed-use building at 3471 Chatham Street on a site zoned "Commercial 
Mixed Use (ZMU26) - Steveston Village". The building proposal includes 10 apartment 
housing units in the upper floors, approximately 319 m2 (3,438 ft2) commercial space on the 
ground floor and parking for 28 cars provided on-site. The site is currently vacant as the 
building formerly occupying the site was demolished in accordance with an approved Heritage 
Alteration Permit (HA 13-641865). 

A Staff Report was reviewed by the Development Permit Panel at the meeting of 
December 10,2014 (Attachment A) and referred back to staff. In response to the referral, staff 
and the applicant have provided additional information and the applicant has revised the design 
to address the building height and roof massing. 

Background 

The following referral motion was carried at the December 10, 2014 Development Permit Panel 
meeting: 

"That the staffreport titled Application by Steveston Flats Development Corp. for a 
Development Permit and a Heritage Alteration Permit at 3471 Chatham Street, dated 
November 17, 2014, from the Director, Development, be referred back to staff examine: 

1. Alternative options for wheelchair access to the rooftop; 
2. Measures incorporated into the proposed development to address potential privacy 

overlook concerns from west facing balconies; 
3. Long term options for the laneway network adjacent to the site; and 
4. Options to enhance the landscaping to improve the pedestrian flow throughout the 

site; and 

report back to the Wednesday, January 14, 2015 Development Permit Panel meeting. " 

This Staff Report addresses the Development Permit Panel referral by providing a summary of 
information to address the referral, providing a summary of the proposed revision to the building 
height and roof massing and presenting the Development Permit and Heritage Alteration Permit 
for issuance. 

Development Information 

A Development Application Data Sheet providing details about the revised development 
proposal is attached (Attachment B). 

Please refer to the original Development Permit staff report dated November 17,2014 
(Attachment A) for information pertaining to the history of the site, surrounding development, 
rezoning and public hearing results, public input received prior to November 17,2014 and 
responses, Richmond Heritage Commission comments, Advisory Design Panel comments, as 
well as staff comments on the proposal. 
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Public Input 

Public input was received regarding the proposal and discussed during the rezoning application 
process and in the original Development Permit staff report (Attachment A). After the original 
Development Permit Staff Report was written, the City received one (1) additional piece of 
correspondence from the public (Attachment C). The concerns raised in the new correspondence 
were similar to other comments received by staff and were included and discussed in the original 
Development Permit Staff Report as well as during the rezoning process. 

Analysis 

Wheelchair Access to the Rooftop 

In response to the Development Permit Panel's referral to examine alternative options for 
wheelchair access to the rooftop, the applicant reviewed two (2) alternative options for 
wheelchair access to the rooftop if elevator access stopped at the third floor. 

The first option reviewed by the applicant is the addition of a foldable platform wheelchair stair 
lift in the exit stair from the third floor to the rooftop. This option would require that the stair be 
doubled in width at the third floor and rooftop levels to allow for emergency exiting if the lift 
was in use or in the unfolded position. This means that the stair structure on the rooftop level 
would be doubled in size, requiring a redesign of the third floor plan. There is a smaller foldable 
seat stair lift available, which would have less spatial impact, but it only lifts the person; (not 
their wheelchair) not allowing a person in a wheelchair to access the rooftop on their own. The 
project architect advises that installation of a stair lift would also pose difficulties for compliance 
with exit stair handrail requirements in the BC Building Code. The applicant does not 
recommend pursuing this option which would require that a person in wheelchair travel alone to 
the rooftop as it is not designed for multiple users at one time. Universal design principles seek 
to avoid this kind of segregation as much as possible. 

The second option reviewed by the applicant is the addition of a separate unenclosed vertical 
wheelchair lift from the third floor to the rooftop. This option would require the addition of a 
dropped elevator pit on the second floor and both the lift and a separate machine room on the 
third floor, requiring a redesign of the second and third floor plans. The applicant does not 
recommend pursuing this option which would also require that a person in wheelchair travel 
alone to the rooftop as it is also not designed for multiple users at one time. 

The applicant continues to propose elevator access to the rooftop as it is designed for multiple 
users at one time, allowing equal access to all persons, including persons in a wheelchair. 

4473123 
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Potential Privacy Overlook Concerns 

In response to the Development Permit Panel's referral to examine measures incorporated into 
the proposed development to address potential privacy overlook concerns from west facing 
balconies, the applicant advises that: 

• The applicant has tried to sensitively address privacy for the neighbour to the west. The 
number of proposed west facing balconies was reduced through the development application 
review process. The rezoning application included four (4) west facing balconies and the 
current design includes three (3) balconies that have views to the west, two (2) of which also 
look north or south. There is only one (1) deck facing due west which results from the 
interior layout of the unit. 

• In response comments from neighbours, the building design is sculpted and articulated for a 
less massive architectural form and character to appear as a number of smaller buildings. 
The placement of west facing balconies provides the required outdoor space for the 
apartments and also insets significant portions of the upper floors, creating the appearance of 
smaller building proportions of this proj ect. 

• The balconies are pushed into the building face, not projecting out from the building face. 
In comparison to the rezoning, the result for the third floor balcony is that the interior living 
space has been set back behind the balcony 2.4 m (8 ft.) from the building face, or 4.1 m 
(13.5 ft) from the west property line. 

• In addition to design features of the proposal, a 6 m wide undeveloped City lane will be 
improved with landscaping. 

Laneway Network 

In response to the Development Permit Panel's referral to examine long term options for the 
laneway network adjacent to the site, staff advise that: 

• The rear lane at the north edge of the site provides vehicle access to an existing garage of a 
3rd Avenue property, provides access to the rear of two (2) Broadway Street properties and 
the subject development site. The required laneway improvements will benefit the subject 
site and also the existing single-family lots on the north side of the lane. 

• The undeveloped lane at the west edge of the site is needed to be maintained as a City utility 
corridor. There is a sanitary main in the undeveloped lane that services the lots fronting onto 
4th Avenue and is also a major conveyance located in the middle of a larger sanitary sewer 
system that services Steveston Village and the residential area south of Richmond Street and 
between 4th Avenue and No.1 Road. There would be difficulties associated with trying to 
relocate this main, including technical issues of existing shallow grades and impacts to 
existing home owners of relocating on-site sanitary lines. 

• The undeveloped lane at the west edge of the site and the rear lane are the boundary between 
the Steveston Village Heritage Conservation Area commercial core and the surrounding 
lower density single-family homes to the north and west. Maintaining the undeveloped lane 
as an open space buffer benefits the existing home and future potential homes on the lots on 
the west side of the lane, as well as benefitting future residents of the proposed development. 
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III The undeveloped lane does not have the potential to create a new single detached lot. The 
existing undeveloped lane is only 6 m wide which is not wide enough to satisfy the City's 
minimum 9 m lot width for new standard sized single detached lots. 

Pedestrian Flow Throughout the Site 

In response to the Development Permit Panel's referral to examine options to enhance the 
landscaping to improve the pedestrian flow throughout the site, staff and the applicant advise 
that: 

III On-site, the proposed landscape buffer along the rear facade of the proposed building is not 
wide enough to accommodate a walkway in addition to the required parking spaces. The 
narrow 0.8 m wide landscaping bed will be further narrowed by the required installation of 
gas meters. To accommodate a wheelchair, a walkway would need to be at least 1.2 m wide. 
This clearance cannot be accommodated in the proposed main floor plan and would result in 
the loss of commercial floor area to push in the rear facade of the building. 

III Off-site, the rear lane at the north edge of the site is only 6.1 m wide, which is not wide 
enough to accommodate the addition of a dedicated pedestrian walkway. Pedestrian 
sidewalks are typically only included in the wider 9 m wide City Centre lane standard design. 

III Transportation staff have reviewed and are supportive of the proposed site layout. The 
required accessible parking space is located close to 3rd Avenue. It is accessed by a vehicle 
through the rear lane, but benefits from a dedicated pedestrian route on-site connecting it to 
the 3rd Avenue sidewalk. Other visitors and customers walking to and from the other rear 
parking spaces will need to walk in the rear lane. This is acceptable to Transportation staff, 
as they expect traffic to be light in this lane, which will only service the block with the 
proposed development and will not be used for through traffic. 

III The proposed parking along the rear lane is a typical condition for the three and a half blocks 
along the north edge of Steveston Village core. There is parking provided adjacent to the 
rear lane behind all of the commercial and mixed use buildings on the north side of Chatham 
Street between 3rd Avenue and No.1 Road, with the exception of the newer development at 
3993 Chatham Street and the historic church building. In addition, there was parking 
provided adjacent to the rear lane behind the former Gulf & Fraser Credit Union building that 
was previously on the site. 

Architectural Form and Character 

In response to discussion at the December 10, 2014 Development Permit Panel meeting, the 
applicant has revised the design to: (i) lower the height of the elevator structure to minimize the 
extent ofthe height variance as much as possible; and (ii) better integrate the elevator structure 
into the overall roof massing to minimize the visibility of the elevator structure as much as 
possible. 
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Through a combination of a customized elevator design and lowering a portion of the top landing 
at the rooftop level, the project architect was able to lower the total height and the requested 
height variance. The proposed building height was reduced from 15.4 m to 14.75 m, reducing 
the requested height variance from 3.4 m to 2.75 m above the 12 m bylaw restriction. The height 
variance request is limited to the 11.3 m2 (122 ft2) elevator shaft footprint, which represents 1 % 
of the total roof area. The elevator structure is set back from the Chatham Street and 3 rd Avenue 
property lines and set back further from the residential homes to the north and west. 

The design strategy in the proposal included in the original Development Permit Staff Report 
was to minimize the visibility of roof around the elevator structure as much as possible. The 
revised design strategy in the revised Development Permit drawings is to better integrate the 
elevator structure into the overall roof massing to minimize the visibility of the elevator structure 
as much as possible. The revised design has a carefully sculpted roofthat complies with the 
zoning bylaw and conceals most of the elevator structure. The elevator structure is less visually 
prominent, projecting 1.3 m (4.25 ft.) above the main roof. 

Zoning ComplianceNariances (staff comments in bold) 

The applicant requests to vary the provisions of Richmond Zoning Bylaw 8500 to: 

1) Increase the maximum permitted building height from 12.0 m to 14.75 m to allow elevator 
access to the roof deck level. 

(Staff supports the proposed variance as it accommodates elevator access to the roof deck for 
people in wheelchairs and for people who have difficulty with stairs. The variance supports 
the intention of the project to support aging in place. All 10 of the proposed apartments will 
be Basic Universal Housing Features units. The height variance is limited to the elevator 
structure only which is pulled almost 10m away from the roof edge to a more central location 
in the roof massing, which includes a mix of flat roof, sloped roof and gable end treatments. 
All other aspects of the roof design meet the intent of Zoning Bylaw 8500. The variance was 
identified in the rezoning Staff Report, and the height of the elevator structure has been 
reduced from 15.4 m as shown in the rezoning Staff Report and original Development Permit 
Staff Report to a lower requested height variance of 14.75 m. The roof deck would provide 
residents with shared outdoor amenity space and the opportunity for some urban agriculture 
in their own small portable containers. To ensure that the deck is not visible from the street, 
larger planters, hedge or tree planting are not proposed.) 
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Conclusions 

In response to Development Permit Panel's referral, staff examined the issues of wheelchair 
access to the rooftop, potential privacy overlook concerns from west facing balconies, City 
laneway network and the pedestrian flow throughout the site. 

In response to the referral, discussion at Development Permit Panel and working with staff, the 
applicant has revised the proposal to lower the height of the elevator structure and to better 
integrate the elevator structure further into the overall roof massing. 

The proposed development is consistent with the Development Permit Guidelines for Steveston 
Village, as outlined in the Steveston Area Plan. The proposal also meets the guidelines, density 
provisions, and parking reductions of the Steveston Village Conservation Strategy. 

The proposed massing and scale of the building would be a good fit with the existing character 
of the surrounding area, and would contribute to the ongoing redevelopment of the Steveston 
Village as a high-quality mixed-use area. Staff support the proposed development. 

Sara Badyal 
Planner 2 
(604-276-4282) 

SB:blg 

Attachment A: Original Development Permit Staff Report dated November 17, 2014 
Attachment B: Development Application Data Sheet 
Attachment C: Public Input (received after November 17,2014) 

The following are to be met prior to forwarding this application to Council for approval: 
• Receipt ofa Letter-of-Credit for landscaping in the amount of$31,496.85; and 
• Voluntary contribution of$500 toward tree planting elsewhere in the City. 

Prior to future Building Permit issuance, the developer is required to complete the following: 
• Incorporate sustainability, accessibility and Public Art measures in Building Permit (BP) plans as determined 

via the Rezoning, Development Permit and/or Heritage Alteration Permit processes. 
• Enter into an Encroachment Agreement* for canopies/awnings/signs that encroach into Chatham Street and 

3rd Avenue. Encroaching structures are required to be safe and easily removable. 
• Submit fire flow calculations signed and sealed by a professional engineer based on the Fire Underwriter 

Surveyor ISO to confirm that there is adequate available flow for fire-fighting purposes. The required 
Servicing Agreement includes a new hydrant along 3rd A venue. 

• 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 Division at 604-276-4285. 
Submission of a construction traffic and parking management plan to the satisfaction of the City's 
Transportation Division (http://www.richmond.ca/services/ttp/special.htm). 
If applicable, payment of latecomer agreement charges associated with eligible latecomer works. 
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City of 
Richmond 

To: Development Permit Panel 

From: Wayne Craig 
Director of Development 

Attachment A 

Report to Development Permit Panel 

Date: November 17,2014 

File: DP 14-672823 
HA 14-672825 

Re: Application by Steveston Flats Development Corp. for a Development Permit and 
a Heritage Alteration Permit at 3471 Chatham Street 

Staff Recommendation 

1. That a Development Permit be issued which would: 

a) Pennit the construction of a three-storey mixed-use building at 3471 Chatham Street on a 
site zoned "Commercial Mixed Use (ZMV26) - Steveston Village" including 10 
apartment housing lmits in the upper floors and approximately 319 m2 (3,438 ft2) 
commercial space on the ground floor; 

b) Vary the provisions of Richmond Zoning Bylaw 8500 to: 

i. Increase the maximum permitted building height from 12.0 m to 15.4 m to allow 
elevator access to the roof deck level; and 

2. That a Heritage Alteration Permit be issued for the site at 3471 Chatham Street in accordance 
with Development Permit 14-672823. 
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November 17,2014 

Origin 

- 2 -

Staff Report 

DP 14-672823 
HA 14-672825 

Steveston Flats Development Corp. has applied to the City of Richmond for permission to 
develop a three-storey mixed-use building at 3471 Chatham Street on a site zoned "Commercial 
Mixed Use (ZMU26) - Steveston Village". The building proposal includes 10 apartment 
housing units in the upper floors, approximately 319 m2 (3,438 ft2) commercial space on the 
ground floor and parking for 28 cars provided on-site. The site is currently v.acant as the 
building formerly occupying the site was demolished in accordance with an approved Heritage 
Alteration Permit (HA 13-641865). 

The site is being rezoned from the "Steveston Commercial (CS3)" zone to the "Commercial 
Mixed Use (ZMU26) - Steveston Village" zone for this project under Bylaw 9138 
(RZ 13-643436). Bylaw 9138 received Third Reading following the Public Hearing on 
July 21, 2014 and the conditions associated with final adoption of the rezoning are being 
addressed by the owner. 

A Servicing Agreement is a condition of final adoption of Bylaw No. 9138 for road network 
improvements on Chatham Street, 3 rd Avenue and the rear lane to the north and for utility 
improvements to the storm, sanitary and water systems. 

Development Information 

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

Background 

The site is located at the north-west comer of Chatham Street and 3rd A venue in the Steveston 
Village Heritage Conservation Area. Under the Steveston Village Conservation Strategy (the 
Strategy) the site can be developed at a maximum density of 1.6 floor area ratio (FAR), and a 
height of three storeys. The proposed development is consistent with the provisions of the 
Strategy. 

The designation of the Steveston Village Heritage Conservation Area requires a Council-issued 
Heritage Alteration Permit for the development as well as a Development Permit. 

Development surrounding the subject site is as follows: 

iii To the north and west, across the rear lane to the north and undeveloped lane to the west, 
are single detached homes, zoned "Single Detached (RSlIA)". 

II To the east, across 3rdAvenue, are a number ofthree-storey mixed use buildings that are 
set back froJ;ll Chatham Street behind surface parking areas, consist ofresidential units 
above ground floor commercial space. The properties are zoned "Steveston Commercial 
(CS3)". . 
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III To the south-east, diagonally, across both 3rd Avenue and Chatham Street, is an outdoor 
storage yard for Rod's Building Supplies and a single-storey commercial building. All of 
these properties are zoned "Steveston Commercial (CS3)". 

III To the south, across Chatham Street, are a surface parking area and identified heritage 
resources which front onto 3rd Avenue. The resources include the vacant south-west 
corner of3 rd Avenue and Chatham Street, the Steveston Courthouse, and the Sockeye 
Hotel (Steveston Hotel). The vacant south-west corner oOrd Avenue and Chatham Street 
is the symbolic civic precinct; formerly consisting of the Steveston Courthouse, the City 
jail and a former firehouse. All ofthese properties are zoned "Steveston Commercial 
(CS2)". 

1/1 To the south-west, across Chatham Street, are lands owned by Crown Federal and the 
Steveston Harbour Authority that extend from Chatham Street to the Fraser River, zoned 
"Light Industrial (IL)". Existing land uses include surface parking areas fronting onto 

. Chatham Street, a mix of buildings and storage areas, structures in the river for 
commercial boats, and the Gulf of Georgia Cannery. 

Rezoning and Public Hearing Results 

The Public Hearing for the rezoning ofthis site was held on July 21,2014. At th~ Public 
Hearing, both support for the project and concerns regarding the project were expressed by 
members of the public. The majority of the concerns raised by members ofthe public and 
correspondence submitted to the Public Hearing were similar to other comments received by 
staff and were included and discussed in the rezoning staff reports dated April 29, 2014 and 
June 2, 2014. Two (2) new concerns raised in the correspondence include (staff comments are 
included in 'bold italics'): 

• The desire to locate the required accessible parking space in the secure residential parking 
area - There are mQre parking spaces provided on the site than Zoning Bylaw 8500 
requires. To maximize its availability, the one (1) required accessible parking space is 
located in the bank of parking to be shared by residential visitors and the commercial uses. 
Each apartment will be provided with two (2) resident parking spaces. One (1) of the 
resident parking spaces is located adjacent to a walkway, providing additional space for 
manoeuvring in and out of a vehicle. 

III The rooftop deck will not be usable due to wind and the rooftop access structure is 
unattractive - The rooftop deck is requested by the applicant to provide residents with an 
opportunity for shared semi-private outdoor amenity space. There are a number of roof 
decks in Steveston and excessive wind is not expected to interfere with use of the proposed 
roof deck. The rooftop access structure is located in a central location on the roof, away 
from the edge of the building to limit any potential overlook onto neighbouring properties 
and should not be significantly visible from the street. A height variance is requiredfor 
the rooftop access structure as discussed later in this report. 
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Staff Comments 

- 4 - DP 14-672823 
HA 14-672825 

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 subj ect 
Development Permit application. In addition, it complies with the intent of the applicable 
sections of the Official Community Plan (OCP) and is' generally in compliance with the 
"Commercial Mixed Use (ZMU26) - Steveston Village" zone except for the zoning variances 
noted below. 

Zoning ComplianceNariances (staff comments in bold) 

The applicant requests to vary the provisions of Richmond Zoning Bylaw 8500 to: 

1) Increase the maximum permitted building height from 12.0 m to 15.4 m to allow elevator 
access to the roof deck level. 

(Staff supports the proposed variance as it accommodates elevator access to the roof deck for 
people in wheelchairs and for people who have difficulty with stairs. The variance supports 
the intention of the project to support aging in place. All 10 of the proposed apartments will 
be Basic Universal Housing Features units. TIle heigh,t variance is limited to the elevator 
structure only which is pulled almost 10 m away from the roof edge to a more central location 
in the roof massing, which includes a mix of flat roof, sloped roof and gable end treatments. 
All other aspects of the roof design meet th.e intent of Zoning Bylaw 8500. The variance was 
identified in the rezoning staff report along with sun shading diagrams illustrating that the 
proposed central rooftop structure would not cast shadows on neighbouring properties. The 
roof deck would provide residents with shared outdoor amenity space and the opportunity for 
some urban agriculture in their own small portable containers. To ensure that the deck is not 
visible from the street, larger planters, hedge or tree planting are not proposed). 

Richmond Heritage Commission Comments 

The Richmond Heritage Commission reviewed and supports the proposal. A copy of the 
relevant excerpt from the meeting minutes from October 15, 2014 is attached for reference 
(Attachment 2). 

Advisory Design Panel Comments 

. The Advisory Design Panel reviewed and supports the proposal and provided comments for the 
applicant to consider. A copy of the relevant excerpt from the Advisory Design Panel Minutes 
from October 8,2014 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'. 

Analysis 

Conditions of Adjacency 
e The subject site is located in the far north-west corner of the Steveston Village Heritage 

Conservation Area; the only property on the block zoned and designated for mixed-use and 
three-storey building height. The proposed building would introduce a strong urban retail 
frontage at the corner of the site, consistent with other recent developments in the Steveston 
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Village. Unique to the proposal, a more residential character would be provided for the 
remainder of the building as a transition to the residential character of the properties and 
neighbourhood to the west and north. 

iii The proposed building is located along the south edge of the site, with a surface parking area 
adjacent to the existing rear City lane to the north. Building setbacks and the rear lane 
provide a generous separation between the proposed building and the back yards of existing 
residential homes north of the lane that front onto Broadway Street. 

• An existing undeveloped City lane along the west edge of the site as well as several large 
trees on the neighbouring residential property provide a generous separation between the 
proposed bUilding and the existing residential home that fronts onto Chatham Street. At the 
request of the neighbours, sculptural artwork panels with lighting are proposed on the west 
elevation of the building. The undeveloped lane will be landscaped with low plants to 
discourage loitering. 

Gl The sun shading diagrams provided at rezoning are included as reference plans and illustrate 
that the elevator structure located centrally on the roof deck would not cast shadows on 
neighbouring properties. 

Urban Design and Site Planning 
I!I The proposed development meets the intent of the StevestoJ;l Area Plan Design Guidelines for 

new development in the Steveston Village Heritage Conservation Area. The type, scale and 
character of the building is also compatible with the requirements and guidelines of the 
Steveston Village Conservation Strategy. 

fI Pedestrian access to the proposed commercial units wiil be directly from Chatham Street. 
The 10 residential apartment housing units would be accessed through the residential lobby 
from the 3 rd A venue side of the site to the east. 

II The exact configuration of off~site works including the location of the sidewalk and 
boulevard configuration will be determined by separate required Servicing Agreement. Any 
additional guidelines or policies resulting from the Steveston streetscape or conservation 
strategy reviews would be incorporated into the design of off-site works as part of the 
required Servicing Agreement. 

\! The propQsed landscaping design includes a planting area along 3rd Avenue to help screen 
views of parking in the rear of the site. 

• All 10 apartment units would have dedicated private outdoor space in the fonn of deck space, 
and shared use of the rooftop deck outdoor amenity area. 

iii Vehicle parking for residents is provided in a secure parking area in the building accessed 
from the rear lane. Vehicle parking for resident visitors and the commercial uses is provided 
along the rear edge of the building, accessed from the rear lane. A legal agreement to ensure 
shared use and to prohibit assignment to any specific unit was secured through the rezoning. 

I) Resident visitor parking spaces are shared with the commercial uses, consistent with the 
. provisions of Zoning Bylaw 8500. The size and configuration of parking stalls meets the 
minimum requirements of Zoning Bylaw 8500. 

" Actual parking provided is: 
o 2 spaces per dwelling unit for a total of20 residential parking spaces, which exceeds the 

Steveston Village Conservation Strategy by 10 parking spaces. 
o 8 commercial parking spaces, which exceeds the Steveston Village Conservation Strategy 

by 1 parking space. 
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I) Long term bicycle storage is provided in a storage area in the parking structure. Short term 
bicycle storage (a bicycle rack) will also be provided in the boulevard south of the site, near 
the proposed commercial units. The number of bicycle parking spaces proposed would meet 
the requirements of Zoning Bylaw 8500. 

II The garbage and recycling area is provided within the parking level with door access directly 
to the lane. The number of containers needed for this development meets City requirements. 
Garbage and recycling will be collected from the lane. 

Architectural Form and Character 
II The overall height and massing of the proposal meets the Development Permit guidelines of 

the area plan and the Steveston Village Conservation Strategy. 
fiI A simple building massing is provided at the corner with heritage character and clear 

articulation of the building base differentiated from the upper floors. The building massing 
changes to a more residential character to transition to the neighbouring residential 
neighbourhood in a manner that is also complementary to the commercial character of the 
Village. Residential windows are proposed to have a design reminiscent of windows used in 
the past and overall high quality of materials is proposed. 

at Areas of weather protection are provided for commercial units and the residential lobby in 
the form offabric awnings and projecting shed roofs, which are well integrated into the 
building design and meet the Development Permit guidelines for the area. 

fiI The proposed building design references historic lot lines by breaking up the massing of the 
building to appear as three (3) separate buildings along 3rdAvenue and Chatham Street. 

II An articulated roof line is proposed and a functional rooftop deck outdoor amenity area 
would be provided, consistent with the Development Permit guidelines. 

e Commercial unit entrances are well articulated and are recessed from the front wall of the 
building, breaking up the facade and echoing a historical pattern of individual storefronts. 

III The Steveston Village Conservation Strategy identifies the fine grain of development as a 
key heritage feature of the Village. The proposed building reflects and reinforces this 
heritage character through massing and articulation of the building, colour and materials. 

II Proposed materials feature Hardie lap siding and Hardie board and batten, consistent with the 
Development Permit guidelines in the Steveston Area Plan. 

41 Duroid shingles in a grey colour combination will finish the roof. 
19 The exterior colours are drawn from the Benjamin Moore Historical Tru Colours Palette: 

Audobon Russet is proposed for lap siding for approximately 1/3 of the street fronting 
elevations. Knoxville Grey and Herbes de Provence are proposed for lap siding for 
approximately 1/3 of the street fronting elevations and approximately 112 of the rear and side 
elevations. Weston Flax is proposed for trim, board and batten, the rooftop access structure. 
and garage entry. 

ill Windows frames are proposed to be charcoal grey, providing contrast in the facade and a 
variety of windows are proposed for the building. Commercial units feature anodized 
aluminum commercial windows in a traditional store front scale and size. Residential units 
feature high-quality vinyl windows with a metal veneer on the exterior. 
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/1.1 As noted in the original rezoning staff report, the three (3) existing trees on the site were 
identified for removal (1 Japanese Maple & 2 Crimson King Maples). 

/II As replacement for removal ofthe three (3) existing trees, the developer is proposing to plant 
five (5) new Bowhall Red Maple trees along the rear edge of the site, providing,greenery 
along the rear lane, shade and visually breaking up the surface parking area. To achieve the 
2:1 compensation ratio identified in the OCP, the developer will also be providing a $500 
contributiontowards tree planting elsewhere in the City. 

/II The landscape design includes: extending the concrete sidewalk treatment to the building 
edge along Chatham Street and 3rd Avenue; providing planting beds along the rear edge of 
the site with raised protective curbs, shrubs and trees; and treating the undeveloped lane 
along the west edge of the site with a low fence and groundcover planting. 

@ No permanent planters, hedge or tree planting are proposed for the rooftop deck. 
/II The developer will provide a landscape security in the amount of $31,496.85 as a 

requirement ofthe Development Permit. 

Public Art 
@ As noted in the original rezoning staff report, the proposal includes the installation of nine (9) 

artwork panels as a requirement of the rezoning. The sculptural concrete wall panels were 
removed from the Gulf & Fraser Credit Union that was previously on the site. 

e The Richmond Public Art Advisory Committee supports the proposaL The committee 
reviewed and supported the proposal as part of the rezoning application review process. 

Sustain ability Measures 
As noted in the original rezoning staff report, the proposal includes: 
• Tankless on-demand water boiler systems with 99.9% efficiency. 
/II Ultra insulated trip1e glazed windows. 
• Icynene foam insulation with 35% higher insulation value than equivalent thickness batts. 
• Low flow dual flush toilets. 
® Energy efficient LED dimmable lighting; some with daylight sensors and/or timer switches. 
lID Heat recovery ventilation units for residential units. 

Crime Prevention Through Environmental Design 
• There is good casual surveillance to the ground floor area and surrounding streets from the 

proposed residential units and the street to provide a sense of security. 
• Mailboxes are provided in a secure residential lobby fronting onto yd Avenue. 
/II The resident parking area inside the building is secured. 
I!I There has been a history of loitering in the undeveloped lane on the west side of the site. In 

order to enhance security in this area, a low picket fence, groundcover planting and wall 
mounted heritage-style lighting is proposed to disco1-ITage pedestrian ac'cess and loitering. 

Accessible Housing 
e All 10 of the proposed apartment housing units are basic universal housing units that are 

designed to be easily renovated to accommodate a future resident in a wheelchair. These 
single-storey units are required to incorporate all of the accessibility provisions listed in the 
Basic Universal Housing Features section of Zoning Bylaw 8500. 
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It The development site is located within the Steveston Village Heritage Conservation Area and 
all new development requires a Heritage Alteration Permit issued by Council. A Heritage 
Alteration Permit (HA 14-672825) has been drafted to require construction to be as per the 
Development Permit iss-qed for the site. 

\) The proposed building design meets the design guidelines for new development in the 
Village, and provides a transition between the Village and the existing character of the 
surrounding single-family area. 

Conclusions 

The proposed development is consistent with the Development Permit Guidelines for Steveston 
Village, as outlined in the Steveston Area Plan. The proposal also meets the guidelines, density 
provisions, and parking reductions of the Steveston Village Conservation Strategy. 

The proposed massing and scale of the building would be a good fit with the existing character 
of the surrounding area, and would contribute to the ongoing redevelopment of the 
Steveston Village as a high-quality mixed-use area. Staff support the proposed development. 

S IL~7L,\b-?l-t~ iJVQ 

Sara Badyal 
Planner 2 
(604-276-4282) 

SB:blg 

Attachment 1: Development Application Data Sheet 
Attachment 2: Richmond Heritage Commission Meeting Minutes (October 15, 2014) 
Attachment 3: Advisory Design Panel Meeting Minutes (October 8, 2014) 

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 $31,496.85 
.. Voluntary contribution of $500 toward tree planting elsewhere in the City. 

Prior to future Building Permit issuance, the developer is required to complete the following: 
• Incorporate sustainability, accessibility and Public Art rrieasures in Building Permit (BP) plans as determined 

via the Rezoning, Development Permit and/or Heritage Alteration Permit processes. 
.. Enter into an Encroachment Agreement* for canopies/awnings/signs that encroach into Chatham Street and 3 rd 

A venue. Encroaching structures are required to be safe and easily removable. 
" Submit fIre flow calculations signed and sealed by a professional engineer based on the Fire Underwriter 

Surveyor ISO to confIrm that there is adequate available flow for fIre-fIghting purposes. The required 
Servicing Agreement includes a new hydrant along 3rd Avenue. . . 

.. 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 any part of a street or air 
space above a street, additional City approvals and fees may be required. 
Submission of a construction traffic and parking management plan to the satisfaction of the City's 
Transportation Division (http://www.richmond.ca/services/ttp/special.htm) . 
If applicable, payment of latecomer agreement charges associated with eligible latecomer works. 
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City of 
Richmond 

DevelopmentApplication Data Sheet 
Development Applications Division 

Address: 3471 Chatham Street 

Applicant: Stevesto.n Flats Development Corp. 

Site Area: 

Land Uses: 

ocp Designation: 

Zoning: 

Number of Units: 

Floor Area Ratio 

Lot Coverage 

Setbacks: 

Previously 1.473 m2 

Vacant 

Heritage Mixed-Use (Commercial
Industrial with Residential & Office 

Commercial Mixed USe (ZMU26)
Steveston Vii 

None 

Max. 1.6 

Max. 100% 

Owner: Same 
~~~--------------------

Mixed-Use 
Commercial and Residential 

Complies 

Complies 

10 apartment housing units 
And 319.4 m2 commercial area 

438 

1.6 . None permitted 

78% None 

3rd Avenue Max. 0 m at first two storeys 0.5 m to 2.4 m (0 m to 2.4 m 
Chatham Street except for limited recesses to cornice/overhang) None 
Rear Lane None 6.3 m 
West Yard None 0.5 

Building Height Three Storey & Max. 12 m 
3.4 m Increase for 
elevator structure 

Parking Spaces: As per the Steveston Village 
Conservation Strategy: 

CommercialNisitor 7 8 
None 

Resident 10 20 
Accessible (1 ) (1 ) 
Total 19 28 

Small Car Parking Spaces: Not permitted None None 

Tandem Parking Spaces Permitted None None 

Amenity Space -Indoor: Min. 70 m2 Cash-in-lieu None 

Amenity Space - Outdoor: Min. 60 m2 139 m2 None 
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Attachment 2 

Excerpt from the Minutes from 

The Richmond Heritage Commission Meeting 

Wednesday, October 15,2014 

4. BUSINESS ARISING 
a. Development Permit and Heritage Alteration Permit - 3471 Chatham Street 

Members of ZGF Cotter Developments joined the Commission to present on the latest 
information on the development at 3471 Chatham Street. It was noted that this building has gone 
through several changes since the last presentation to the Commission and discussion ensued on 
historical design elements, the design of the doors, the Sakamoto guidelines, lot lines with 
respect to the Official Community Plan, heritage features, materials, accessibility, retail bays, 
Universal Housing Policy, and colour palette. It was noted that the bas relief panels salvaged 
from the old GF Financial building are being incorporated and lit in the new design with a 
plaque. 

In response to a question from the Commission, it was noted that some of the colours used are in 
compliance with the Vancouver Heritage Foundation's heritage colour palette, as well as some 
selected from Benjamin Moore's Heritage Series as well as a few others. 

Discussion ensued on the parking situation, it was noted that 8 stalls will be available offthe lane 
and the parking lot will be discrete, visible from 3rd Ave with some street parking available. 
Discussion further ensued on accessible stalls, signage, and stalls being used as both visitor 
parking and commercial parking. 

Disctlssion also ensued on the [undeveloped] laneway which will be closed-off, landscaped, lit, 
City-owned, but likely maintained by these units. . 

It was noted that the developer and owner are not to the p oint of pricing yet, but will likely 
charge between $450 -$600 a square foot depending on many factors. 

It was noted that this project will go to the Development Permit Panel next, and then to Council. 

It was moved and seconded 

That the Richmond Heritage Commission support the project at 3471 Chatham Street as 
presented at tonight's meeting. 

CARRIED 
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Attachment 3 

Advisory Design Panel Meeting 

Wednesday, October 8, 2014 

Annotated Excerpt from Meeting Minutes (with design response comments inselied in 'bold 
italic ' text) 

3, DP 14-672823 3-STOREY MIXED USE DEVELOPMENT WITH 10 
APARTMENTS OVER 324 SQ,M, OF COMMERCIAL 

PROPERTY LOCATION: 3471 Chatham Street 

Applicant's Presentation 

Architect Rob Whetter, ZOF Cotter Architects Inc., and Landscape Architect Johnny Zhang, 
Maruyama and Associates, presented the project and answered queries from the Panel on behalf 
of the applicant. 

Panel Discussion 

Comments from the Panel were as follows: 

appreciate the sustainability features of the project, e.g. the ultra insulated triple glazing 
of the windows, foam insulation, and low-flow dual flush toilets; good approach from an 
energy point of view; hope that other proj ects will follow the direction of the subject 
development - Noted. 

o good project; like the successful design which reflects the commercial developments 
being rebuilt in the central part of the Steveston Village Area; appreciate the project's dark 
grey and cream corner feature; blends well with adj acent residential areas - Noted. 

commend the applicant for including Basic Universal Housing Features; floorplans are 
suitable; consider using pocket doors for washroom entries to provide extra floor space and 
enhance accessibility - Considered, but not included due to maintenance concerns. 

project is handled well; scale of the proposed development is broken down through 
colour differentiation and breaking down of volumes; the colour palette, roof line and street 
edge treatment are well handled - Noted. 

appreciate the use of salvaged sculptural relief panels; however, almost half of them are 
hidden and not visible to the public; look at other possible locations where the hidden panels 
could be better utilized - To ensure compliance with rezoning considerations and 
commitments made to the public and Council, the re-use of the sculptural panels is 
supported by staff. The relocation of one (1) panel from the rear lane elevation into the 
lobby is supported by staff. 

design is suitable for the Steveston Village Area in terms of colour, scale and style; 
appreciate the preservation of the SCUlptural relief panels - Noted. 

the applicant provided a clear and succinct presentation; intent is clear; appreciate how 
the project transitions from the neighbouring sites to the building block; adds quality to the 
project; projects fits well with the neighbourhood; fully support the project - Noted. 



- 3 -

project is nicely designed and well handled; appreciate the drawings submitted by the 
applicant - Noted. 

look at using the sculptural relief panels in other locations of the proposed development, e.g. 
at the lobby and at the northeast section of the building to provide screening for garbage and 
recycling; awnings above the panels have an uncomfortable feel- See previous comments 
regarding the sculptural panels. Awnings have been removed. 

shadowing works well - Noted. 

white square at the parking entry could be handled better; consider introducing a trellis to 
tidy up the parking entry- Board and batten detailing added to area above parking entry. 

architecture is well thought out - Noted. 

use of the salvaged sculptural relief panels is not appropriate for the subject development; too 
strong for a soft building; no need for trellises as the building architecture is already strong -
See previous comments regarding the sculptural panels. 

consider improving the storefront doors, consider wood trim doors with smaller glazing 
panels in lieu of the proposed door material- Awnings have been removed. 

consider further articulation to the ground plane; look at the proposed planting panels; 
suggest finer grain detail or modules in lieu of the monolithic one piece trellises in between 
the windows - Further detailing added to trellises. 

the frequency set up for the awnings in concert with the storefront windows becomes an issue 
at the sculptural reliefpanels - Awnings have been removed. 

consider moving the bike locker to front face of the building; also consider louvers or 
windows on the inside of the garbage and recycling area to allow sunlight penetration -
Bicycle lockers consolidated and located at so,uthwest corner ofparking area) which has 
internal corridor access to Chatham Street. Window added to north elevation to allow 
sunlight penetration into garbage and recycling area. 

consider a pathway and some seating on the laneway to enhance the public experience - This 
has been considered and is not supported by staff due to concerns discussed at Planning 
Committee relating to site history. 

sun exposure to the sculptural panels on the south side of the building provide a good 
contrast; if located on the north side, this effect would be lost - Awnings have been removed 
which will improve light effect. 

Panel Decision 

It was moved and seconded that DP 14-672823 be supported to move forward to the 
Development Permit Panel subject to the applicant giving consideration to the comments of the 
Panel. CARRIED 
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~ 
City of 
Richmond 

Development Application Data Sheet 
Development Applications Division 

Address.: 3471 Chatham Street 

Applicant: Steveston Flats Development Corp. 

Planning Area(s): Steveston Village (Steveston) 

Owner: Same 
~~~--------------------

Site Area: 

Land Uses: 

ocp Designation: 

Zoning: 

Previously 1.473 m2 

Vacant 

Heritage Mixed-Use (Commercial
Industrial with Residential & Office 
Ab 
Commercial Mixed Use (ZMU26) -
Steveston Viii 

Mixed-Use 
Commercial and Residential 

Complies 

Complies 

Number of Units: None 

Floor Area Ratio: Max. 1.6 1.6 None permitted 

Lot Coverage: Max. 100% 78% None 

Setbacks: 
3rd Avenue Max. 0 m at first two storeys 0.5 m to 2.4 m (0 m to 2.4 
Chatham Street except for limited recesses m to cornice/overhang) None 
Rear Lane None 6.3 m 
West Yard None 0.5 m m to overhan 

Building Height Three Storey & Max. 12 m 
Three Storey & 14.75 m 2.75 m increase for 
for elevator structure elevator structure 

Parking Spaces: As per the Steveston Village 
Conservation Strategy: 

CommercialNisitor 7 8 
None Resident 10 20 

Accessible (1 ) (1 ) 
Total 19 28 

Small Car Parking Spaces Not permitted None None 

Tandem Parking Spaces Permitted None None 

Amenity Space - Indoor Min. 70 m2 Cash-in-lieu None 

Amenity Space - Outdoor Min. 60 m2 139 m2 None 

4473123 



Attachment C 

December 8, 2014 

Director, 
Richmond City Clerk's Office 

Re: Steveston Flats Development Corp., 3471 Chatham St. 
Development Pennit Panel meeting December 10, 2014 

Despite the fact that Council's approval for this development seems to be a foregone conclusion, 
we feel we need to have our concerns recorded one more time. 

We have never been against development on this site but have been diligent in trying to get the 
best possible building for our neighbourhood and our community. . 

In our Feb., 2014 letter to the Planning Department, we outlined in considerable detail all the 
ways in which we felt the proposed building was in contravention of existing zoning, the 
Steveston Area Plan, and Steveston's Conservation Area Guidelines. While acknowledging that 
each and every one of our concerns was credible, the Planning Department decided to make 
"exceptions" in aU cases in order to move the proposal forward. 

Following our presentation to Council's Planning Committee on May 6, 2014, some cosmetic 
changes were made to the building. Subsequent presentations to the Planning Committee on 
June' 17, 2014 and the public hearing on July 21,2014 resulted in no further alterations to the two 
most critical aspects of the proposaL The first being the size of the building and the second 
being the rooftop patio without which the elevator access and the height variance request would 
not even be necessary. We have consistently been opposed to both as totally unnecessary and 
completely inappropriate. 

It is interesting to note that Councillor McNulty was recently reported in the local paper as 
having such great concern about the shadowing of neighboring yards created by the new 
development on the Steveston High School site that he requested the proposal be sent back to the 
Planning Department for reconsideration of setbacks while at the same time being quite prepared 
to accept this current proposal which will put all the adjacent back yards in shadow all winter. 

Having Council members apologize for decisions which prove to be mistakes does not justify 
making the same decision and expecting a better result. 

Tommy Douglas once said that the great thing about democracy was that everyone had the right 
to make the wrong decision, 

We recognize Richmond Council's authority to accept this developer's proposal but we will not 
respect their decision to forever change the character of our neighbourhood in doing so. 

Ralph and Edith Turner 
3411 Chatham Street 



.Cityof 
Richmond 

Heritage Alteration Permit 
Development Applications Division 

6911 NO.3 Road, Richmond, BC V6Y 2C1 

File No.: HA 14-672825 

To the Holder: Steveston Flats Development Corp, 

Property Address: 3471 Chatham Street 

Legal Description: P.I.D.029-139-741 
Lot 1 Section 20 Block 3 North Range 7 West 
New Westminster District Plan EPP30378 

(s.972, Local Government Act) 

1. (Reason for Permit) 0 Designated Heritage Property (s.967) 
o Property Subject to Temporary Protection (s.965) 
o Property Subject to Heritage Revitalization Agreement (s.972) 
[0 Property in Heritage Conservation Area (s.971) 
o Property Subject to s.219 Heritage Covenant 

2. This Heritage Alteration Permit is issued in accordance with Development Permit DP 14-672823. 

4. This Heritage Alteration Permit is issued subject to compliance with all of the' Bylaws ofthe City 
applicable thereto, except as specifically varied or supplemented by this Permit. 

5. If the alterations authorized by this Heritage Alteration Permit are not completed within 24 months 
of the date of this Permit, this Permit lapses. 

AUTHORIZING RESOLUTION NO. ISSUED BY THE COUNCIL THE DAY OF ,2015. 

DELIVERED THIS DAY OF ,2015. 

MAYOR CORPORATE OFFICER 

IT IS AN OFFENCE UNDER THE LOCAL GOVERNMENT ACT, PUNISHABLE BY A FINE OF UP TO $50,000 IN THE CASE OF AN 
INDIVIDUAL AND $1,000,000 IN THE CASE OF A CORPORATION, FOR THE HOLDER OF THIS PERMIT TO FAIL TO COMPLY WITH 
THE REQUIREMENTS AND CONDITIONS OF THE PERMIT. 

4406476 
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City of 
Richmond Development Permit 

No. DP 14-672823 

To the Holder: Steveston Flats Development Corp. 

Property Address: 

Address: 

3471 Chatham Street 

cIa Reiner Siperko 
6800 Gamba Drive 
Richmond, BC V7C 2G5 

1. This Development Permit is issued subj ect 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) Increase the maximum permitted building height from 12.0m to 14.75 m to allow 
elevator access to the roof deck level. 

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 #11 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, th~ City is holding the security in the amount of 
$31,496.85. 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. 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. 

4473123 



Development Permit 
No. DP 14-672823 

To the Holder: Steveston Flats Development Corp. 

Property Address: 3471 Chatham Street 

Address: c/o Reiner Siperko 
6800 Gamba Drive 
Richmond, BC V7C 2G5 

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

This Permit is not a Building Permit. 

AUTHORIZING RESOLUTION NO. 
DAY OF 

DELIVERED THIS DAY OF 

MAYOR 

ISSUED BY THE COUNCIL THE 
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Notes: 
• Subject to Heritage Alteration Permit HA 14-672825 
• Separate Sign Permits are required for commercial signage, 
• Off-site works via separate required Servicing Agreement for infrastructure and frontage improvements, 
• Development is required to comply with mixed use building noise Restrictive Covenant registered on Title regarding mitigation of 

HV AC and non-residential use potential noise impact on residential uses, Future Building Permit is required to include sealed 
confirmation from registered professionaL 

• 10 Basic Universal Housing Feature apartment units are required to comply with Zoning Bylaw 8500, 
• Variance included to: 

o Increase maximum building height from 12 m to 14,75 m for the elevator structure. 
• Public Ali - installation of nine (9) sculptural panels by artist Leonard Epp along with a didactic panel 
• Transportation Demand Management features: 

o 4 parking spaces (20% of resident spaces) provided with 120 volt receptacle for electric vehicle charging 
o 5 parking spaces (25% of resident spaces) pre-ducted for future wiring for electric vehicle charging 

• Sustain ability features: 
o "Rennai" tankless on-demand water boiler systems with 99,9% efficiency. 
o Ultra insulated triple glazed windows 
o Icynene foam insulation with 35% higher insulation value than equivalent thickness batt insulation. 
o Low flow dual flush toilets 
o Enel:gy efficient LED dimmable lighting, some with daylight sensors and/or timer switches, 
o Heat recovery ventilation units for residential units, 

~!"~T~i 
01°1 0 \ 
~[):!i):!1 
'1,1'1 
(,") I 0

1 

.! ;:0 ! 
"TIi;:O m' 
):oic:'eni 
•• i .. I-

i i::fi I' Iz 1-1 
'1-

I F= I I·· ' , I 

! ! I 
i--i-~-i'---j 

ll'Vi \-1oi 
iSJ1 !",<.,..)I",c.ot 
! t;! ~ I ~ I 
10;0010')! 

i--~T;'IL'~I 
I 'T1i"TI! 'T1! 
i.-_; I-! 
i!\lI~I·""1 
1 ~ I 251 ~j 
i ~i~! ~l 
i si:5:I:5:! 
1-1"-'!--1 
, i 

I 
i 

I .. "" .. _,.I,._,.,.J __ ._.J 

'·-"···l··,··t···r--~-···r····E-!""·~-r··~····1 

l~i~lol):!I'ITiI , ..... ,;:0 0" I' !:,:"[""",:5:[,.., .... 1 
, '''''1:5:'''1 ' ; iZ ol;:o,-! 
I 'G),z'C:IG)j . i-I I .. I ;:0 I 

;enl:t>: 'o! 
'.-11;:01 Ic:! 
iP!~ jZi 

'" ,,0, iG)1 I ["TIl 
! » 1 i I r- 1 , ;:0 I I ,0 ; . OJ' '0' 
! ~ I I I ?I 

ml I I I 
R<> Ii! I 
:5: i I I I 
mi I ! 
01 I ! 
II ! 
", \. *1 

ii, 
;'-~l'--'! __ I~-l_--i---,-, 

I ~i ""I-'i. CHI' :'"c.n\~C111N;W 
I ! -1 NI 0; 01 

!.,--,,~~-;.······'?l.···I·····'!.'·-i·-~JI" . 
I lcn!C/) (I):(/), 
: 1.,,\11,"11["'\ 
' ; I : I 

i_i~I~_j_i 
i::IPci ~I~! 
,,(OICDINi ....... q 

*'cniCf) (f)i(J)l 

6!:5:i :5:11:5:[:5:1 
~1-1- -;-1 
o 1 

E: ! 
o 
m 
o 
Z 
G1 
:;; 

u~ 
~~ 

:p-
o 
->. 

o 

~ 

>---' 

~ 

~ 
I 

O\~ 
-..l§ 
N v-....l 

DON 
N8 
W V'I 

011 m ~ 
~ g 

~ : r 
0 
-0 
:5: 
m 
~o 

~ 
s;! 

, 
" ~ 

~ 

r-F--j-'::;'T-FTcTc!c"C'!--CTc'i'FI 
IN!N)NlziziZ zlzlz;m, 
'Q'O'-li-i-:- -1-1-1<1 
i !OIOI-lI.-I'-I -I:-II-Ilm! ,'T1! • N'NIN NININIII 
l:t>i:5:i):!:olo!O oioloiNI I" I~i§!mfm!~ WiNi-'!"! 

i Ai i 8 i 
I» 1 m I 
I" : z! 
, I -I I 

i :s i , r"! 
' •• I 

~+ ~i )~t :~b::r ~- j 

~lmi~I~:~:~i~I~I~1 
~1""'~I""iwwlrolmiro! 

··~-"I"-·2?"· .. !··".:::-!"·t ...... ~ .. ·i···"~-~"··'~-l·-::-"-,~··1~-9-.~--.. -...... 
!~!~! ~i~. ~i ~I ~i ~i ~\ 

I?I ,~I~'~'~I~i~I~1 
iO!~!~I~ ~ ~I~ ~I~! 
l~im!~ ~ ~ ~irn m mi 
l~l~iWj~ N ~!m rn m i 

:en!enIW'W en enlen enJenl 
i:5:I:5:[:5: I

I

:5: :5: :5:::5: :5:1:5:1 
1-1- 1 -\- -- -!- -I-~ 
. I I 

~ .~~~~ * ;@~~ 

! 

-I o 
s;! 
r 
OJ 
Q 
o 
r 
m 
en 
:u 
-0 ;:0 
o ::; 
o 
m 
o 

~O 
wS;: 

en-oen 
-I»en 
0 0 
~~ 
m~ 
;:O=i 
OI 
0-
:5: z 
!!J.!: 

~o 
~s;: 
:t>en 
C') en 
m N 
en 

OWe 
Q (ij~ 
'0< 

OJ 

~ 
r 
m 
"tl 
:t> ;:0 

" z G) 
-0 

~ 
< 
8 
m 
o 

d 
):! 
I 
OJ 
Q 
o 
r 
m 
en 
:0 
fg 
o 
c: 
;a 
m 
o 
..... 
~ 

o 

~ 
en .... 
en 
~ 
C') 
m 
en 

.,. 
C') 
r 
~ 
en 
N 
en 

~ 
m 
en 

$:;;00 -m:c 

-I 
° ):! 
I 
;:0 
m o 
c: ;a 
m 
~ 

.... ''?@ 0. 
moS;: 

en 16; i-v en "tl»""en 
:t> OJ or mm o 
~ 0 

v 3 
-' '" OG) 
0"TI 
3 :t> 
.~ 

N,?@O 
en~9S;: 
-oen~en 
:t>)>--en 
~~~N 
en mo 
~3 

v '" 
~G) 
o;b! 
3 
.~ 

i 

o 

° :5: 
:5: 
m 
~ 
S> 
I 

G) 
m z 
m 

~ 
I 
;:0 
m 
:;! 
.E 

f;if!2~ 

§~ (IN 
o CD .oifi:c ;~~~ ?is-~~~~ g! C z» 
0'::J i en -I $: ~~. 0 ",~c" :J'll m5>~ 

.~. GJ ~Q*" m 0c::", 

iH~ ~ !l:~~ w ~o;;o 
0 mOo r. §"~~ 
CD .$: 

fH~1l ~i;! (fi o$: a 'Um 
$:;;0 ~ ~ ~~i '0 
mo ~~ :J 
~~ • CD 

~ ~ ;;], , m 

-1-' 
0 0 

):!~ 
I:t> 
;:0 ;:0 
m-l 
0:5: 
c:m _z 
;:0-1 
men 
~ " 

:5: 
>< m 
o 
o 
° S 
S 
m 

~ 
~ ;:0 
m en 
8 
m 
Z 
-I 

.... 1 :s CH :-" 0 I 
NrC: 
m .J> W 

en en en m 
-0 -0 en en 
:t>:t> " 
00 mm 
Wf!2 

c 
z 
=i 

N90 
en~S;: 
-0 en en 
:t>"tl en 
O»N 
m O 
wm 

f!2 
c 
z 
=i 

'\II OJ_ 
oC") 
-<-< 
OC") 
h;r
"tl m 
:t>"O 
~:t> z;;o 
G)';;: 
;:0-
m Z 
0G) 
sC") 

~:t> or
" C") 

c: 
~ 
::! 
o 
Z 
en 

m r m 
~ -I 
0 ;:0 
r 
0 
OJ 
OJ -< 

CXl 
en 
.§ 

;:0 

° ° 'T1 
0 
m 
0 
?:' 

G) 
II 
:t> 
en 
C 
:s 
:s 
:t> 
;;0 

-< 

-I!"-F''''~F'-
o,m m 

'< < 
):!Im m 
I r r 
;;0 !'? 0 
m en 
8 
m 
Z 
-I 
~ 

-10;:0 
oom 
):!:5:~ 
1:5: 0 
"tlm~ 
:t>;:O-l 
;:00-,,:SF: _ r" 
Z " 
Q 
en 
:0 
"tl 
~ 
< 
8 
m 
o 

~IO) ~ 

"tlO;;O 
:t>om 
;:0:5: en 
2S s 8 
Zmm 
Q;:oZ 
en o ::! 
"tlj;» 
»rr 
Owen 
m"tl~ 
en:t>(=) 

om 
~w 

N 

< 
OJ 
=1. 
o 
;;0 
en 

~ 
m 
en 

c: 
Z 
=i 
CJ) 
c: 
S 
S 
:t> 
~ 

)g 
;:0 
2S 
Z 
Q 
en 
-0 

?1 
m en 
"tl 

~ 
8 
m 
o 

G)G)"TIOJG);:OO 
;:o;:o5c:;:o~0 
OOO:c O _ s 
en en ;:0' W 0 :5: enen '11enmm 
enen:t>:""TIZ;:o 
:t>»;:O)>r::!o 
rrm;:OO»j; 
~~»mOrr 
OJOJ~><;:O:t>:t> 
rr-lm»;:O;:o mm_:5:;;omm 
-"O"tl m »» 
Q "-I» " 
~ -" " 0 z 

-' 
Co m 
en 
:5: 
C 
z 
~ 

(O .... N --lo. N....l. 
~ ~U) en ~CJ1 ~(Q 5N 
d'--" N~OJ(;.) 

01 OW~O 
~ oomro 
en N en en W CfJ 
"TIm'T1"TI'T1"TI 

N 
W 
o 
en 
"TI 

~- . N.....,l.. N ..... 

~~~~-~~ 
-'""CDW~"" 
wOCfJenenen 
.§.3J.§.§.§§ 

d 
):! 

-I~@O ° W ° -I :5: 
»"':::;::5: I 

~ 
;;0 
2S 
Z 
Q 

en 
:0 
;:0 
m o 
c: 
;a 
m 
o 
j\l 

\'J 
en 
"tl 
?1 
m en 

Itf\om 
;:0 0;:0 
m 3 0 
O;\\" '" S> 
s~ C I ;:0 -0 ~ 
m(\-IG) 
~'" 0 ~ 

~m 
,0 ~ 
3", I 
'" ;:0 

m 
,~ 
.c 

~'II ....J .. 
o 

° s 
:5: 
m 
~ :s 
I 
en 
"tl 
:t> o 
m 
en 

o o 
:5: 
:5: 
m 
;:0 
o 
j; 
r 
en 

~ 
m 
W 

en OJ -c: -1-mr 
-0 0-Oz 

<G) 
m"TI 
~O 
G)O 
m-l ., -0 
~ 
z 
:-:1 

""-' roN 
~-~ 

o 
en 
"TI 

~ 

-' 

-' 
-' 
CD 
en 
§ 

zrG) 
mm;:o 
-Ieno 
en en en 
=i 0en 
mOen 
»;:O=i 
;:ozm 
mm:t> :t>;:O 
"0;:0 
c:~ 
:-:1" 

-' -' m m 
':....i -ro 
""rom omm 
en en en 
"TI"TI'T1 

~ ~ 

-' -' 

-~ .:r" 
m~ "" mrow 
en en en 
.§§.§ 

Cl 
m 
< m 
r-
0 
"0 
S 
m 
Z 
-I 
Cl » 
-I 
:t> 

-I -':5: 0 0 _ 

:;:! » >< 
..... "tl m 
I » 0 
;:0 ;:0 0 
m -1O o :5::5: 
c: m:5: ;a z m 
m (jj;:o 
o " 0 .. :s 

'''0 
)g:t> 
;;0;;0 
2S~ 

c: 
~ en 
8 
m 
Z 
-I 

.... :s 
U'I -' I mC: 
;:0 "tl en 
m :t> m en ;:0" 
8ZS 
mz 
ZG) 
::!en 
:t>-o 
I» 
enO 
"tl m 
:t> W 
0-
m C 
en:::S -I 

NO 
i-v 

« 
UiOj 

~~ ;:0;;0 
en en 
~~ 
C') 0 
mm 
en en 

C 
z 
=i 

z-QZ 
enG') 
~C') 
o:t> mr
WC') 

~c: 
Or
S:t> 
;:0-1 m-
oO .. Z 

CJ) 



. -
-

-
-
-
-
-
-
-
-

-
-
-
-

-
-

--
I 

, 
.{

."
--

,8
X

.I-
.8

1 
' 

£
-l

IX
,l

-,
8

t 
11

"-
1:

5 
llW

1S
 

c
r
~
"
l
v
"
l
S
 

G
?J

vU
W

lS
 

8 
R

E
TA

IL
 &

 V
 S

IT
O

R
 f

T
A

LL
S

 

12
7'

·8
" 

31
'·6

" 
19

.6
0m

J 

, 
~
 

C
R

U
:i

 

, 
P

A
R

K
IN

G
 E

N
TR

yl
 

,i
8

1
4

S
f'

i 
~
'
 F

F
E

=
1.

82
9m

 

I 

C
H

A
T

H
A

M
 S

T
R

E
E

T
 

>
( 

.• '
 

.
/
 

.....
... 

/ 
.
/
 

Oft
,~1

~ft
-"i

5!'
:ft

~~1
0ft

 

W
 

::J
 

Z
 

W
 ~ o 0::
: 

(Y
) 

N
O

T
E

S
: 

IS
S

U
E

 

Z
G

F
 

C
O

TT
ER

 
90

1-
83

8 
W

es
t H

ils
tin

gs
St

re
et

. y
'il

nc
ou

ve
r, 

B
e 

V6
C

O
A6

 
n

t;
 6

04
·2

12
·1

47
7 

fA
X

: 
6
0
~
-
2
n
-
1
4
7
1
 

EM
A

IL
: !

nf
o@

,s
i<

ol
le

r.
co

m
 

W
EB

: w
w

w
.1

!:f
.o

U
ot

.C
om

 

C
H

A
T

H
A

M
 &

 3
R

D
 

R
E

S
ID

E
N

T
IA

L
/C

O
M

M
E

R
C

IA
L

 
M

IX
E

D
 U

S
E

 D
E

V
E

L
O

P
M

E
N

T
 

34
71

 C
h

at
h

am
S

tr
ee

! 
R

ic
h

m
o

n
d

,B
C

 

CU
EN

T:
 

S
te

ve
st

o
n

 F
la

ts
 D

e
ve

lo
p

m
e

n
t 

C
o

rp
o

ra
ti

o
n

 

C
O

PY
R

lC
H

TR
ES

Ef
W

rD
. 

T
Il

lS
 

Pl
A

H
A

N
O

 
O

E
S

fG
t/

A
R

E
,A

N
D

II
T

lI
lL

 
T

lM
E

SR
E

M
I\I

N
ll-

IE
E

X
cW

SI
V

E
 

PR
O

PE
R

l'f
O

F 
Z

G
F

C
O

nE
R

 
A

RC
H

IT
EC

TS
 

IN
C.

 
AN

D 
C

AN
N

O
T 

BE
 

U
SE

D
 

O
R 

RE
PR

O
D

U
CE

D
 

W
[T

H
O

U
TT

H
E

 A
R

C
H

IT
EC

T'
S 

W
R

m
E

N
 

C
O

N
SE

N
T 

-
-
-
-
-
j
 S

E
A

l;
 

SH
EE

T·
 T

IT
LE

: 

P
A

R
K

IN
G

 L
E

V
E

L 
I 

LE
V

E
L 

1 
F

LO
O

R
 P

LA
N

 I 
S

IT
E

 P
LA

N
 

P
la

n 
2 

N
ov

 1
0,

20
14

 

D
P

 1
4-

67
28

23
 

A
-1

11
 



@
 

N
O

R
TH

 

\ 

/ 
/ 

ST
AN

D
AA

D
 

S
TA

LL
 

IB
'-l

'X
B

'-3
" 

EX
IS

TIN
G 

PR
IV

AC
Y 

FE
NC

E 

I /rR~
E~FE

~RT~
0~A~

PP~E
N~0~

IX~3
-~T~

RE~E
--' 

/ 
~~~

~~i
~~~

~~p
~~A

~~:
~:~

 
/ 

OF
FS

ITE
 T

RE
EP

RO
TE

CT
IO

N 
OE

TA
ILS

 
~-

AS
PH

AL
TP

AV
IN

G~
 

• E
-,

8X
.h

B
I 

.E
:-,

8X
.I-

,8
1 

''
'i

s 
T

Il
lS

 
a
~
N
o
'
l
S
 

"
"
"
"
"
S

 

5T
.6

N
D

AR
D

 
ST

N-
JD

AR
D 

S
TA

\!D
A

R
D

 
ST

f>
ND

AA
D 

ST
N

-J
D

AR
D

 
ST

A
LL

 
ST

AL
L 

ST
I>

LL
 

ST
I>

LL
 

ST
I>

LL
 

IB
'-

l'X
B

'-
Y

 
IB

'-i
'X

B
'-3

" 
IB

'-I
'X

B
'-3

" 
18

'-l
'X

B
'-3

" 
18

'-
l'X

8'
-3

" 

(>
 

• 
PA

RK
IN

G 
¢ 

.£
-,

ax
.1

-,
81

 
.£

-,
8X

.h
B

J 
£

-,
aX

.h
8

1
 

.E
:-

,a
X

.i-
,B

I 
"
'l

S
 

T
h

'l
S

 
,,

,i
s 

"
'l

S
 

a~
ON

\>
'l

S 
_

i
s
 

a
~
l
I
t
#
l
S
 

"
''
''
''
''
is

 

UN
IT 

10
6 

~
 F

FE
~1

.B
29

m 

LA
NE

 

PT
-2

0 

.£
-,

ax
.I

-,
81

 
.e

:-
's

X
.h

B
I 

''
'i

s
 

''
'i

s 
1l0

00
00

0!
'M

lS
 

IT
>

M
lM

IiS
 

UN
IT

 1
07

 

~
 
F
F
E
~
1
.
B
2
9
m
 

L
~
~
~
~
~
~
~
~
=
r
'
V
\
 

~
 ~
 /'-

-.
-
/'

-
-
('

-.
 /'

-
-

/
'-

-
/'

-
-

/'
-
-

/
'-

-
/'

-
-
~
 

.
~
 EXIS

TiN
G 

CE
DA

R 
HE

DG
E 

TO
 R

EM
AI

N 

PA
RK

IN
G 

PT
-2

0 

EN
TR

Y 

( 

~~I
 

~ 
~r
 

G
A

R
B

A
§

 

~~I
 

RE
CY

CL
 N

-d
 

O
r 

~ 
0 

FF
E~

1'
3 

~I ~i
 

r~
 

RE
SI

DE
NT

IA
L 

EN
TR

Y 

,--
- . 
LA

W
N 

0
'.

 

£
-,

B
X

.h
8

T
 

~-
T

Il
lS

 
"
"
"
"
"
lS

 
::s « 5:

 
Ll

.J
 

0 U
; c
i 

:z
: 

0 u 

UN
IT

 1
08

 

~
 
F
F
E
~
1
.
B
2
9
m
 

BI
KE

 R
AC

K 
SE

E 
NO

TE
 

#1
0 

./
' 
~
 -

---
-
"
-

CO
NG

. S
ID

EW
AL

K 
/ 

"-
.
/
' 
-

----
"-

.
/
' 
-

----
"-

.
/
' 
-

----
"-

.
/
' 
-

----
"-

.
/
' 
'-

-
----

"-
/ 

/\
 

Y
 

Y
 

",
/ 

;«
 

" 
/
~
-
-
-
-
-
-
-
-
-
-
-
-
+
-
-
+
-
-
-
-
-
-
~
r
-
-
-
-
-
-
-
~
~
-
-
-
-
-
-
~
~
-
-
-
-
-
-
-
+
~
~
 

I \. 

L
A

N
D

S
C

A
P

E
 P

LA
N

 
S

C
A

LE
: 

1/
B

" 
~
 1

'-
0'

 

'0
 

( \ 
( 

\ 
~A

WN
 

. 
!. 

o 
o 

o 

" 
/ 

/"
-

.,A
 

/
"
 

"'
-

.
/
' 

"-
.
/
' 

"-
.
/
' 

"-
-

./
' /

 
---

-
-

CH
AT

HA
M

 S
TR

EE
T 

-
"R"

"EF
""E

R""
TO

-'-;A
P;;

;;C
PE

""N
O"

"IX
3;-

-TRTm
E'O

E
--

-'
 

PR
OT

EC
TI

ON
 P

LA
N 

AT
IA

CH
EO

 T
O 

TH
E 

AR
BO

RI
ST

 R
EP

OR
T 

fO
R 

TlH
E 

O
fF

Sl
TE

 T
RE

E 
PR

OT
EC

TI
ON

 D
ET

AI
LS

 

L
iJ

 
::

::
J 

:z
 

L
iJ

 
>

 « C
l 

C
C

 
C

0
 ) 

N
O

T
E

: 
N

O
T

E
S

: 

1.
 

AL
L 

PL
AN

T 
M

AT
ER

IA
L S

HA
LL

 M
EE

T 
OR

 E
XC

EE
D 

ST
AN

OA
RO

S 
RE

QU
IR

ED
 B

Y 
BC

NT
A 

OR
 B

CS
LA

 G
UI

OE
LIN

ES
. 

2.
 

TO
PS

OI
L 

SU
PP

LIE
D 

SH
AL

L 
BE

 F
RO

M 
A

 RE
PU

TA
BL

E 
SO

UR
CE

. 
A

 fU
LL

 A
NA

LY
SI

S 
OF

 T
lH

ET
OP

SD
lL 

W
IL

L 
BE

 R
EQ

UI
RE

D 
AT

TH
E 

CO
NT

RA
CT

OR
'S 

EX
PE

NS
E,

 S
UB

M
IT

TO
 L

AN
OS

CA
PE

 C
ON

SU
LT

AN
T 

FO
R 

AP
PR

OV
AL

. 
3.

 
AM

EN
O 

TO
PS

OI
L 

PE
R 

SO
IL 

AN
AL

YS
IS

 R
EC

OM
M

EN
OA

TI
ON

S 
PR

IO
R 

TO
 S

PR
EA

DI
NG

 O
N 

SI
TE

 R
EJ

EC
TE

O 
TO

PS
OI

L 
SH

AL
L 

BE
 

RE
MO

VE
D 

OF
F 

SI
TE

 IM
M

ED
IA

TE
LY

 A
TT

HE
 L

AN
OS

CA
PE

 C
ON

TR
AC

TO
RS

 E
XP

EN
SE

. 
4.

 
TO

PS
OI

L 
DE

PT
HS

 F
OR

 P
LA

NT
IN

G 
AS

 fO
LL

OW
S:

 
A.

 G
RA

SS
ED

 A
RE

AS
: 

15
0M

M
 

B.
 G

RO
UN

O 
CO

VE
RS

: 
30

0M
M

 
C.

 S
HR

UB
S:

 4
50

M
M

 
O.

 T
RE

E 
PI

TS
: 

1 O
OO

MM
 W

IT
H 

30
0M

M
 (B

EL
OW

 R
OO

T 
BA

LL
) 

5.
 

LA
W

N 
AR

EA
S 

SH
AL

L 
BE

 S
OO

OE
D 

W
ITH

 #
1 

PR
EM

IU
M 

RE
SI

OE
NT

IA
L 

SO
O.

 
6. 

AL
L 

SH
RU

B 
PL

AN
TI

NG
 A

RE
AS

 S
HA

LL
 H

AV
E 

GR
OU

NO
 C

OV
ER

S 
14

" O
.C

. 
7.

 
2'

 O
EP

TH
 O

F 
l'

 M
IN

US
 C

OM
PO

ST
 M

UL
CH

 T
O 

BE
 IN

ST
AL

LE
D 

IN
 A

LL
 S

HR
UB

 P
LA

Nl
lN

G
 A

RE
AS

. 
B.

 
IR

RI
GA

TI
ON

 S
YS

TE
M 

-
AU

TO
M

AT
IC

 IR
RI

GA
TI

ON
 S

YS
TE

M 
TO

 B
E 

RE
OU

IR
ED

. 
9.

 
BI

KE
 R

AC
K-

QT
Y.

 6
. S

CB
R1

60
0 

SE
RI

ES
 B

IC
YC

LE
 R

AC
K.

 S
TA

NO
AR

O 
PO
WO
ER
CO
AT
-G
UI
~M
ET
AL
 F

IN
ET

EX
. A

VA
ILA

BL
E 

FR
OM

 
M

AG
LIN

 P
H:

 1
87

7-
26

0-
93

93
 

10
. 

RO
AD

 G
RA

DI
NG

 A
ND

 O
VE

RA
LL

 S
ITE

 G
RA

DI
NG

 B
Y 

C
M

L 
EN

GI
NE

ER
IN

G/
OR

 A
RC

HI
TE

CT
UR

AL
 

11
. 

FI
NA

L 
ST

RE
ET

 TR
EE

 L
OC

AT
IO

N 
AN

O 
TR

EE
 S

PE
CI

ES
 S

EL
EC

TI
ON

 T
O 

BE
 O

ET
ER

MI
NE

D 
BY

 C
IT

Y 
OF

 R
IC

HM
ON

D,
 A

T 
TI

M
E 

OF
 

IN
ST

AL
LA

TI
ON

. 
CI

TY
 B

OU
LE

VA
RO

 S
HA

LL
 B

E 
LA

W
N •

 

P
L

A
N

T
 L

IS
T

: 

K
E

Y
 

Q
T

Y
. 

AR
D 

5 

LP
 

29
 

M
A 

23
 

PA
 

20
 

PH
 

32
 

RA
 

24
 

RU
 

4 
SA

 
35

 
SH

 
10

 
SJ

 
2B

 

Ae
 

27
 

He
 

14
00

 

La
 

12
 

PI
 

12
0 

LE
G

E
N

D
: 

~
 B

O
T

A
N

IC
A

L 
N

A
M

E
 

C
O

M
M

O
N

 N
A

M
E

 

D
E

C
ID

U
O

U
S

 T
R

E
E

S
 

AC
ER

 R
UB

RU
M 

BD
W

HA
LL

 
BO

W
HA

LL
RE

DM
AP

lE
 

S
H

R
U

B
S

 

LQ
NI

CE
RA

 P
ILE

AT
A 

PR
M

'T
 H

ON
EY

SU
CK

LE
 

M
AH

ON
IA

 A
QU

IF
DL

lU
M

 
OR

EG
ON

 G
RA

PE
 

PE
NN

IS
ET

UM
 A

LO
PE

CU
RO

IO
ES

 'H
AM

EL
IN

' 
OW

AR
F 

fO
UN

TA
IN

 G
RA

SS
 

PH
OR

M
IU

M
 T

EN
AX

 A
TR

OP
UR

PU
RE

UM
 

NE
W

ZE
AL

AN
O 

fL
AX

 
RI

BE
SA

LP
IN

UM
 

AL
PI

NE
 C

UR
RA

NT
 

RH
OO

OO
ED

RO
N 

UN
IQ

UE
 

UN
IQ

UE
 R

HO
DO

. 
SY

MP
HO

RI
CA

RP
OS

 A
LB

US
 

SN
OW

BE
RR

Y 
SA

RC
OC

OC
CA

 H
OO

KE
RA

NA
 H

UM
IL

IS
 

HI
M

AL
AY

AN
 S

W
EE

T 
BO

X 
S
~
M
M
I
A
 J

AP
ON

IC
A 

RE
EV

ES
 lA

NA
 

JA
PA

NE
SE

 S
~
M
M
I
A
 

G
R

O
U

N
D

 C
O

V
E

R
S

 

AS
TI

LB
E 

CH
IN

EN
 SI

S 
\IIS

IO
NS

' 
AS

TI
LB

E 
HY

PE
RI

CU
M

 C
AL

YG
IN

UM
 

ST
. J

OH
NS

 W
OR

T 

LA
VA

NO
UL

A 
AN

GU
ST

IF
OL

IA
 

EN
GL

IS
H 

LA
VE

ND
ER

 
PA

CH
YS

AN
OR

A 
TE

RM
IN

AL
IS

 
JA

PA
NE

SE
 S

PU
RG

E 

OE
CI

DU
OU

S 
TR

EE
S 
I M

 
I ,

-'''
''" 

~
 

GR
OU

ND
CO

VE
RS

 

EX
lS

TI
NG

TR
EE

TO
 

RE
MA

IN
 

I 
.~.

 ':::. 
I 
"_

M_
 

~
~
 

ST
ON

E 

SH
RU

BS
 

Ll
""

 I 
6'

M
AX

.(l
YP

.) 
.}

 

4'~4"
 PRE

SS
UR

ET
RE

AT
ED

 P
OS

T 
-

I 
CU

T 
AT

 P
OI

NT
TO

 3
0 

OE
GR

EE
S 

(T
YP

.) 
i 

2
",

 4
' P

RE
SS

UR
E 

TR
EA

TE
D 

RO
UG

H 
CE

DA
R 
i 

RA
IL 

TO
E-

NA
ILE

D 
TO

 P
OS

T 
~O

P 
RA

IL)
 

i ! 

2'
 x

 4" 
PR

ES
SU

RE
 T

RE
AT

ED
 R

OU
GH

 C
ED

AR
 

RA
IL 

TO
E-

NA
ILE

D 
TO

 P
OS

T 
(B

OT
TO

M 
RA

IL)
 

AL
L 

W
OO

O 
CO

M
PO

NE
NT

TO
 B

E 
PA

IN
TE

D 
W

I W
ES

TO
N 

fL
AX

 H
C-

5,
 

EX
TE

RI
OR

 P
AI

NT
 A

VA
ILA

BL
E 

fR
O

M
 B

EN
JA

M
IN

 M
OO

RE
 

3'
 H

T
. 

P
IC

K
E

T
 F

E
N

C
E

 
S

C
A

LE
: 
1/
2"
~1
'-
0"
 

S
IZ

E
 

6C
M

C
AL

 

#3
 

#3
 

#3
 

#3
 

#3
 

#3
 

#3
 

#2
 

#3
 

#1
 

10
CM

 P
OT

 

#1
 

10
CM

 P
OT

 

C
O

N
D

o 

B
&

B
 

CO
NT

AI
NE

R 
CO

NT
AI

NE
R 

CO
NT

AI
NE

R 
CO

NT
AI

NE
R 

CO
NT

AI
NE

R 
CO

NT
AI

NE
R 

CO
NT

AI
NE

R 
CO

NT
AI

NE
R 

CO
NT

AI
NE

R 

CO
NT

AI
NE

R 
40

CM
O

.C
. 

60
CM

O
.C

. 
40

CM
 D

,C
. 

L
A

N
D

S
C

A
P

E
 A

R
C

H
IT

E
C

T
S

 
R

O
D

 M
,e

..F
lU

YA
M

A 
&

 A
S

S
O

C
IA

TE
S

 IN
C

, 
68

C
 C

 -
LE

G
 I

N
 8

0
0

T
 S

qU
A

R
E

, 
W
,
t
~
C
O
U
V
E
R
,
 e.

c.,
 \l5

2-
4B

4 
P

H
:5

04
-B

74
-9

8S
, F

X
: 6

04
·8

74
-9

93
1 

EM
: m

su
U

}-a
rn

a@
te

h.
ls

.n
et

 

IS
S

U
E

 

Z
G

F 
C

O
TT

ER
 

ZG
F 

C
O

IT
ER

 A
RC

H
IT

EC
TS

 I
N

C
. 

C
H

A
T

H
A

M
 &

 3
R

D
 

R
E

S
ID

E
N

T
IA

L
/C

O
M

M
E

R
C

IA
L

 
M

IX
E

D
 U

S
E

 D
E

V
E

L
O

P
M

E
N

T
 

34
71

 C
ha

lh
am

S
lr

ee
t 

R
lc

h
m

o
n

d
,B

e
 

CL
lE

flT
: 

S
te

ve
st

o
n

 F
la

ts
 D

e
ve

lo
p

m
e

n
t 

C
o

rp
o

ra
ti

o
n

 

C
O

P
'T

R
IC

lH
TR

E
S

E
R

V
E

D
. 

T
H

IS
P

l)
.N

A
N

D
D

E
S

IG
N

A
R

E
.A

N
D

A
T

A
U

. 
T
l
~
E
S
 

RE
IA

AI
N 

TH
E 

EX
CW

SI
V

E 
PR

O
PE

R
IY

O
F 

RO
D

 
lA

A
Rl

J'f
A

IM
 

&:
 

AS
SO

C
L'l

T£
S 

IN
C

, 
AN

D
 

C
AN

N
O

T 
BE

 
US

ED
 

O
R 

R
EP

R
O

D
U

C
ED

 
W

IT
HO

UT
 T

HE
 

lA
N

D
S

C
A

P
E

 A
R

C
H

IT
EC

T'
S 

W
RI

TT
EN

 
C

O
N

SE
N

T.
 

SE
AL

: 
-
-
-
-
-
I
 

1
/8

"=
1

'-
0

" 

S
H

E
E

fT
rr

L
E

: 

LA
N

D
S

C
A

P
E

 P
LA

N
 

P
la

n 
3 

N
ov

20
, 2

01
4 

D
P

 1
4-

67
28

23
 

L-
1 



'§I 
---

---
11

---
I 

~
_
'
i
~
-
-
-
-
-
-
-
-
-
-
-
i
-
-
-
-
-
-
-

I :
~
~
-
+
-
-
-
-
+
-
~
-
+
_
r
-
-
~
~
~
T
_
~
 

--
l
~
-
~
~
~
 -r~

tv
1 
(
j
i
$
l
-
~
 VI

 ~
§
2
 __

_
_

_
_

__
_

_
_

_
__

_
_

_
_

_
_

__
_

_
__

_
_

_
_

_
_

_
_

_
_

_ _
 

+
-
-
~
~
 

. 
Pn

~ 
c;

,rt
iN

 A
A

E
 

(T
Y

P
{v

l'
tL

.-
) 

_
_

_
_

_
_

 I
l _

_
_

_
_

_
__

_
_

__
 _

 

~ 
T
-
-
'
I
~
-
-
-
-
-
-
-
-
-
-
-
-
-
}
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-

-

I I I 

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

-
-
-
-
-
-


I , I 

R
O

O
F

lo
 

of
 
l
y
~
_
 

1.
 _
_

_
_

_
_

 _
 

J9
.6

" 
(1

2.
0'

lm
 

I 

I 
I 

t\
t I

~ 
H

r 
~ 

-
-
-
r
-
-
-

~ I 
-
-
-

-<
-
-
-
-
-

I I 

(0
 ~

f~
,~,

lH
 E

LE
V

A
T

IO
N

 

-
--

--
1

1
--

--
--

--
-
-
-

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

I I I 

0
) 
~~

~-
J 

E
LE

V
A

T
IO

N
 

N
O

T
E

S
: 

M
A

T
E

R
IA

L
 L

E
G

E
N

D
 

OJ
 DU

R
O

IO
 S

H
IN

G
LE

 R
O

O
FI

N
G

 

o 
~D
~~
~~
~~
LA
A 

r:
;l

 B
O

A
R

D
 A

N
D

 B
A

TT
E

N
 H

A
R

D
IE

 P
A

N
E

L 
~
 H

C
.5

 W
E

S
T

O
N

 F
lA

X
. 

[§
J 

~~
.~

~~
:T

~S
~~

LA
X 

[I
] 

M
E

T
A

L·
C

LA
D

 V
IN

Y
L 

W
IN

D
O

W
S

 

rn 
~
~
~
~
D
 A

LU
M

IN
U

M
 S

T
O

R
E

F
R

O
N

T
 

[g
J 

FA
B

R
IC

 A
W

N
IN

G
 

[IQ
] ~

:
~
~
~
G
E
D
 S

C
U

LP
TU

R
A

L 
C

O
N

C
R

E
T

E
 

II!
] S

T
R

U
C

T
U

R
A

l C
L

E
A

R
 G

LA
S

S
 G

U
A

R
D

 

[I3
J P

A
IN

T
E

D
 M

E
T

A
L 

D
O

O
R

 

"R
fd

E
'(

 /
0

 B
eo

nj
. 

M
O

O
fli

 H
i~

lo
n'

ca
J 

Tr
oe

 C
ol

ou
rs

 P
al

et
te

 

"R
e

fe
r 

to
 a

p
p

to
ve

d
 w

in
d

o
w

 a
nd

 d
oo

r 
sh

o
p

 d
ra

w
in

g
s 

t£
Y

E
tO

P
L

lE
J'

fT
P

E
N

o
U

T
P

R
O

G
ilE

S
S

S
E

T
 

O
C

V
E

lO
Pl

ol
fN

T
 P

E
IU

IiT
 P

R
O

G
R

E
SS

 S
E

T
 

ZG
F 

C
O

TT
ER

 
90

1-
83

8 
W

es
t H

as
tin

gs
 S

tre
et

,. 
V

an
co

uv
er

, 
B

e 
V

G
C

0A
6 

T
U

:0
0

4
·2

7
2

·1
4

7
7

 f
A

J(
:6

0.
0

·2
7

2
·U

ll
 

E
M

A
ll

:l
nr

o .
..

. f
<
O
I
l
~
r
.
c
o
 ..

. 
W

E
l,

 .
..

..
..

 '&
1c

on
 ..

. <
om

 

C
H

A
T

H
A

M
 &

 3
R

D
 

R
E

S
ID

E
N

T
IA

L
/C

O
M

M
E

R
C

IA
L

 
M

IX
E

D
 U

S
E

 D
E

V
E

L
O

P
M

E
N

T
 

3
4

1
1

C
h

a
lh

llm
S

Ir
e

e
l 

R
ic

hm
on

d,
B

e 

S
';;

ve
st

o
n

 F
la

ts
 D

e
ve

lo
p

m
e

n
t 

C
o

rp
o

ra
ti

o
n 

C
O

P'
ffl

IC
H

T 
RE

SE
RV

ED
. 

-rn
IS

 
PL

A
N

 
AN

D 
O

£s
tC

t; 
A

R
E.

 
A

tID
 

"T
A

U
. 

TI
~~
ES
 

RE
M

Al
N 

ll
iE

 E
X

C
lU

SI
V

E 
P

Il
D

P
m

rr
 O

F 
ze

l"
 C

on
E

R
 

AR
C

H
IT

EC
TS

 
IM

C
. 

AN
O

 
C

AN
M

O
T 

BE
 

U
SE

D
 

O
R 

R
(P

R
D

O
V

C
E

O
 

W
IT

H
O

U
T 

TH
E 

A
R

C
H

IT
E

C
T'

s 
Y

iR
lT

iO
/ 

C
O

N
SE

N
T.

 

S
rA

C
 

-
-

-
--

--
-j

 

S
H

E
E

T
m

L
E

: 

S
O

U
T

H
 E

LE
V

A
T

IO
N

 
W

E
S

T
 E

LE
V

A
T

IO
N

 

P
la

n 
4 

Ja
n 

7,
 2

0
15

 

D
P

 1
4-

67
28

23
 

'E
V

. 

A
-2

01
 



-
-
-
-

-
--

--
-1

l- Ii 
----

>-'-
l-""

'-"'
-'-

~
-
-
-
-
-
-
-
-
-
-
-
!
I-
-
-
-
-
-

_
_

 

"'"
-'

1
.-

-
-
-
-
-
-
-
-
-
-

{
-
-

I I I 

~
~
-
-
-
-
-

--
-
-
t
~
~
~
~
~
-

~
 R

OO
Fl
lo
p
or

pl
y
~
 

3
9'

-5
' (

l2
.O

<I
m

) 
-
-
-

-
-
-

I I I I I 
. 

-
-
-
-
-
-
-
-
:
-
-
-
-
.
-
-
-
-
-
-
-
-
-
-
-
-
-
~
-
:
-
-
-
-

-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-

~I 
-
-
-
-
-
-
~
-

-

~
 R

O
O

F
(l

op
 o

r P
!
Y
~

_ 
J9

'-6
" 

(1
2.

04
m

) 

+
-
-
~
~
 --

-;
--

-
-
i
--

NO
-~

f-
-v

r.
-S
(o
-"
f-
~-
~N
-' 
S
-Ui

ct
N-
--
f-
~
-
~
 c;,-

S--
ri

-ri>
.-v

 '-R
 0-

--
--

--
--

--
--

--
-
-
--.

 --
-
-
--

--
-

Ib
 ~
"o
rt
:>
 
~·

t.
A~

e-
t=

-~
OM

 
S
~
V
\
C
,
C
 I
PA
J(
.K
JN
~ 

A.
~e

p.
.S

 
1 

r 
r 

I 
I
I
!
 

I 

Ii 

N
O

T
E

S
: 

M
A

TE
R

IA
L

 L
E

G
E

N
D

 

[J
J 

D
U

R
O

ID
 S

H
IN

G
L

E
 R

O
O

FI
N

G
 

m
 ~5D~

~~
~~

~:
LA

A 

[§
J 

~~
~~

~:
;;

~~
lA

X 
[2

] 
M

E
T

A
L-

C
lA

D
 V

IN
Y

L 
W

IN
D

O
W

S
 

[!J
 ~
~
~
!
D
A
L
U
M
I
N
U
M
S
T
O
R
E
F
R
O
N
T
 

rn 
FA

B
R

IC
 A

W
N

IN
G

 

[IQ
] ~

:~
~~

GE
D 

S
C

U
LP

T
U

R
A

L 
C

O
N

C
R

E
TE

 

(TI
] S

TR
U

C
T

U
R

A
L 

C
L

E
A

R
 G

LA
S

S
 G

U
A

R
D

 

~
 P

A
IN

T
E

D
 M

E
T

A
L 

D
O

O
R

 

-R
ef

er
 to

 B
en

). 
M

oo
re

 H
is

lo
dc

al
 T

ru
e 

C
ol

ou
rs

 P
al

el
/. 

"R
e

fe
r t

o 
ap

pr
ov

ed
 w

in
d

o
w

 a
n

d
 d

oo
r 

sh
op

 d
ra

w
in

gs
 

O
E
V
E
L
O
P
M
E
N
T

PE
fI

J\
II

TM
'
P
U
C
A
T
1
0
~
 

1~
5
U
E
D
F
O
R
 H

E
R

lT
A

G
E

A
D

lV
S

O
R

Y
 C

O
M

M
IT

TE
E 

Z
G

F
 

C
O

TT
ER

 
90

1-
83

8 
W

es
t H

as
tin

gs
 S

tre
et

. V
an

co
uv

er
, 

B
e 

V6
C

 O
A6

 
T

E
l:

 ~
0
4
·
l
7
2
·
1
4
7
1
 

FA
X

: 
6
0
~
·
2
7
2
·

1
4
7
1
 

EM
A

IL
: 

In
lo

@
.,

r'
O

ll
er

 .•
 a

m
 

W
U

: 
w

w
w

 ••
 e/

to
ne

r.c
o"

. 

C
H

A
T

H
A

M
 &

 3
R

D
 

R
E

S
ID

E
N

T
IA

U
C

O
M

M
E

R
C

IA
L 

M
I X

E
D

 U
S

E
 D

E
V

E
L

O
P

M
E

N
T

 
3
4
7
1
C
h
a
l
~
a
m
S
l
r
e
e

l 

R
ic

hm
o

nd
,B

C
 

S
te

ve
st

o
n

 F
la

ts
 D

e
ve

lo
p

m
e

n
t 

C
o

rp
o

ra
ti

o
n 

C
O

P
Y

iU
C

IiT
R

E
S

tR
V

E
D

. 
n

.U
S

P
lA

H
A

N
D

C
E

S
IC

ff
A

A
E

,
A

N
D

A
T

A
l.

L
 

TI
ld

E
S

 
R

EM
AI

N
 

TH
E 

E
X

C
LU

S
IV

E
 

P
R

O
P

E
IiT

Y
 O

F 
ZC

F 
to

n
E

R
 

A
A

O
m

EC
TS

 
IIl

C
.A

H
O

C
A

H
N

O
T 

BE
 

U
SE

D
 

O
R 

RE
PR

O
O

UC
Eo

 
m

rn
o

U
T

 T
H

E
 A

R
C

ltT
E

C
T'

S
 

W
Rl

1'1
'C

I 
C

D
tf

S
(N

f 

3
/1

5
".

,'
-

0
" 

SH
E

ET
 T

IT
LE

: 

N
O

R
T

H
 E

LE
V

A
T

IO
N

 
E

A
S

T
 E

LE
V

A
T

IO
N

 

P
la

n 
5 

Ja
n 

7,
 2

01
5 

D
P

 1
4-

67
28

23
 

O
RA

W
IN

G
 

N
O

.: 

A
-2

02
 



l 
, 

10
ft

 

N
O

T
E

S
: 

IS
S

U
E

 

Z
G

F
 

C
O

TT
ER

 
90

1-
83

8 
W

es
t H

as
tin

gs
 S

tr
ee

t, 
V

an
co

uv
er

, B
e 

V
6C

O
A

6 
T

E
L

,6
04

-2
72

-H
77

 
F

A
)!

;,
60

¢-
Z

72
-1

H
l 

EM
Il.

IL
: 

ln
fo

@
,s

fc
o

U
er

.c
o

m
 

W
tB

:w
w

w
·'c

fc
on

".
co

nl
 

C
H

A
T

H
A

M
 &

 3
R

D
 

R
E

S
ID

E
N

T
IA

L
/C

O
M

M
E

R
C

IA
L

 
M

IX
E

D
 U

S
E

 D
E

V
E

L
O

P
M

E
N

T
 

34
11

C
ha

lh
am

S
Ir

ee
i 

R
ic

h
m

o
n

d
,B

e
 

S
te

ve
st

o
n

 F
la

ts
 D

e
ve

lo
p

m
e

n
t 

C
o

rp
o

ra
ti

o
n

 

C
O

PY
R

IC
H

TR
ES

ER
V

£O
. 

TH
IS

 
PI

A
H

A
N

O
 

D
E

S
IC

tl
A

R
E

,A
N

O
A

T
N

l..
 

Tt
M

ES
 

R
EM

AI
N

 
TH

E 
EX

C
LU

SI
VE

 
PR

O
PE

R
T'

!' 
O

F 
Z

G
r 

C
O

TT
ER

 
AR

C
H

IT
EC

1S
 

IH
C

. 
AN

D
 

C
A

tlN
O

T 
BE

 
US

EO
 

O
R 

R
E

P
R

O
P

U
C

fl)
 

W
IT

H
O

U
TT

H
E

A
R

C
i-I

IT
E

C
T'

S
 

W
R

m
E

N
 

C
O

N
SE

N
T 

1/
8"

 =
 

"
-
0

' 

R
O

O
F

 P
LA

N
 

P
la

n 
6 

N
ov

 1
0,

20
14

 

D
P

 1
4-

67
28

23
 II 

D
R

AW
IN

G
 

N
O

.: 
RE

V.
 

A
-1

15
 



o 
A

R
T

 P
A

N
E

L 
M

O
U

N
T

IN
G

 D
E

T
A

IL
. 

N
TS

 

.-.
....

...
.. -

_.
-

o 
A

W
N

IN
G

 A
N

D
 S

IG
N

 B
A

N
D

 D
E

T
A

IL
 

NT
S 

I 
Ii

 
I 

-(
p

 

II
 

. 
fJ 

t
W
b
~
,
 

f
~
I
f
W
-
~
1
 

f hl
t.m

iO
 ~
 fJ 

J 
Ct

J$
~\

,J
/~

~.
 )

 
~
~
 

4-"
 IU

.F
-V

le
-~

 

\ 
I 
~~

WL
f;

 P
A

lli
a;

 
lR

J.
1"

\ 

\\t
.1

4I
le 

? 
LA

~\
<-

-:
:>

 
. 
~l

t"
lA

r~
 

o 
C

O
R

N
IC

E
 D

E
T

A
IL

 
N

TS
 ~f
t{

2.
~t

E;
t 

f'L
A

fI
II

L 

ftA
-S

ftl
l\l

 b
 C

Ar
p 

,,
" 

IfA
IlI

M
"'"

n1
JJ

l 

l~
 .1

 t{
-A

pj
71

6 
fl2

.I
Y

l 

H-
A:

~1
6 

tW
J6

!
w!

 (
!,

o,
vc

.~
 

-re
 111

fT
':, 

(l
.D

tl
U

"U
W

 
!\W

fJ
1v

J"
""

 ~
M
1
O
:
 

(P
E

M
W

w
rp

,&
('f

» 

o 
A

W
N

IN
G

 D
E

T
A

IL
 

N
TS

 

o 
A

R
T

 P
A

N
E

L 
F

R
A

M
E

 A
N

D
 L

IG
H

T
IN

G
 

N
TS

 

N
O

TE
S:

 

F
 

14
/0

1/
IT

7 
IS

S
U

E
D

FO
R

H
E

R
lT

A
G

E
A

O
IV

S
O

R
Y

C
O

M
M

IT
IE

E
 

E
 

13
11

21
13

 
o

.o
-V

E
lO

P
M

E
N

T
P

E
R

M
IT

P
R

O
O

R
E

S
S

S
E

T
 

o 
13

/1
21

04
 

D
E

V
E

tO
P

M
E

N
r 

PE
R

M
IT

 P
R

O
G

R
ES

S 
SE

T 

C
 

l:3
1O

aJ
12

 
R

E
Z

O
N

IN
G

A
P

P
U

C
A

T
to

N
 

B
 

l:!
!1

0B
lm

' 
P
R
E
L
l
M
l
N
A
R
Y
D
A
A
~
N
G
S
 

A
 

1:
31

07
12

5 
PR

EL
IM

IN
A

RY
 F

LO
O

R 
Pl

A
N

S 
~ 

EL
EV

A
TI

O
N

S 

IS
S

U
E

 

Z
G

F
 

C
O

TT
ER

 
90

1-
83

8 
W

es
t H

as
tin

gs
 S

tre
et

, V
an

co
uv

er
, 

B
e 

V6
C

 O
A6

 
T

E
L

:6
()

4
-2

7
2

-1
4

7
7

 
F

A
I>

:6
0

4
-2

7
2

-1
Q

7
1

 
E

M
A

IL
:l

n
fo

@
,g

fc
o

lt
e

r.
<

o
m

 
W

E
D

:w
w

w
 ••

 g
f.

ot
te

r •
• o

m
 

C
H

A
T

H
A

M
 &

 3
R

D
 

R
E

S
ID

E
N

T
IA

U
C

O
M

M
E

R
C

IA
L

 
M

IX
E

D
 U

S
E

 D
E

V
E

L
O

P
M

E
N

T
 

:3
47

1 
C

hl
ll

hl
lm

S
tr

ee
\ 

R
ic

hm
D

nt
:!,

B
C

 

eD
EN

T:
 

S
te

ve
st

o
n

 F
la

ts
 D

e
ve

lo
p

m
e

n
t 

C
o

rp
o

ra
ti

o
n

 

C
O

P
Y

R
IC

H
TR

E
S

E
R

V
E

D
. 

TH
IS

 
PL

AN
 

AN
D

 
D

ES
IC

I'I 
A

A
E

,A
N

D
 A

T 
A

LL
 

llM
E

S
 

R
EM

AI
N

 
TH

E 
E

X
C

LU
S

IV
E

 P
R

O
P

E
R

TY
 O

F 
z
e

F
 C

O
rT

E
R

 
A

IlC
H

lfE
C

T
5 

IN
C

. 
AN

D
 

C
A

N
N

O
T 

B
E

 
U

5E
D

 
O

R
 

R
E

P
R

O
D

U
C

E
D

 
W

ln
10

ur
 

TI
1E

 A
R

C
H

IT
EC

T'
S 

W
R

ln
E

N
 

C
O

N
SE

N
T 

N
O

V.
 
20
~.
!.
..
 

SH
EE

T 
nn

E:
 

D
E

T
A

IL
S

 

P
la

n 
7 

N
ov

 1
0,

20
14

 

D
P

 1
4-

67
28

23
 I

 

L
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
~
I
 

DR
AV

ilN
G

 
N

O
.: 

A
-9

14
 



S
T

A
IN

L
E

S
S

 S
T

E
E

L
 C

A
P

 ~
 

A
L

U
M

IN
U

M
 G

U
A

R
D

R
A

IL
 W

I 
T

E
M

P
E

R
E

D
 G

L
A

S
S

 

P
E

E
L

 A
N

D
 S

T
IC

K
 

M
E

M
B

R
A

N
E

 T
O

 L
A

P
 O

N
T

O
 

S
U

B
-F

L
A

S
H

IN
G

 O
V

E
R

 
B

U
IL

D
IN

G
 P

A
P

E
R

 

D
 

P
A

IN
T

E
D

 A
L

L
 S

ID
E

S
 

-C
L

A
D

D
IN

G
 

-S
T

R
A

P
P

IN
G

 W
I C

O
N

T
IN

U
O

U
S

 B
U

G
 S

C
R

E
E

N
 

-2
 L

A
Y

E
R

S
 3

0
 M

IN
 B

U
IL

D
IN

G
 P

A
P

E
R

 
_5

18
" 

P
L

Y
W

O
O

D
 S

H
E

A
T

H
IN

G
 

-U
N

IN
S

U
L

A
T

E
D

 W
O

O
D

 F
R

A
M

E
 C

A
V

I1
Y

 
-P

L
Y

W
O

O
D

 S
H

E
A

T
H

IN
G

 
-2

 L
A

Y
E

R
S

 3
0

 M
IN

 B
U

IL
D

IN
G

 P
A

P
E

R
 

-S
T

R
A

P
P

IN
G

 W
I C

O
N

T
IN

U
O

U
S

 B
U

G
 S

C
R

E
E

N
 

-C
L

A
D

D
IN

G
 

A
IR

S
P

A
C

E
 --
--

-
F

L
O

O
R

 J
O

IS
T

 
(S

E
E

 S
T

R
U

C
T

U
R

A
L

) 

2
"0

S
0

fF
rT

 
V

E
N

T
@

1
6

" 
ol

e.
 C

A
U

L
K

 
T

O
 B

U
IL

D
IN

G
 

P
A

P
E

R
 

(2
) 
~
,
~
!
R
D
R
A
I
L
 T

O
 F

LO
O

R
 D

E
T

A
IL

 

N
O

T
E

S
: 

IS
S

U
E

 

Z
G

F
 

C
O

TT
ER

 
90

1-
83

8 
W

es
t H

as
tin

gs
 S

tr
ee

t,
 V

an
co

uv
er

, 
BC

 V
6C

 O
AG

 
T

n
,6

0
4

-Z
7

2
_

1
4

7
7

 
F

A
X

:6
0Q

_2
72

_1
47

1 
E
M
A
l
l
l
;
n
r
o
@
z
g
f
<
o
\
l
~
r
.
<
o
m
 

W
EB

' w
w

w
.q

k
o

tt
o

r.
co

m
 

C
H

A
T

H
A

M
 &

 3
R

D
 

R
E

S
ID

E
N

T
IA

U
C

O
M

M
E

R
C

IA
L

 
M

IX
E

D
 U

S
E

 D
E

V
E

L
O

P
M

E
N

T
 

34
71

 C
h

a
lh

a
m

S
lr

e
e

l 
R

ic
h

m
o

n
d

,B
e

 

CU
EN

f: 

S
te

ve
st

o
n

 F
la

ts
 D

e
ve

lo
p

m
e

n
t 

C
o

rp
o

ra
ti

o
n

 

~~
~~
~~
~E
S~
Rf
~C
L~
:~
/~
pf
J/
,~
IC
;~
:~
~R
 AT

 A
U

 
AR

C
H

IT
EC

TS
 

IN
C

. 
AN

D
 

C
AN

N
O

T 
B

E
 

U
S

E
D

 
O

R 
R

E
P

R
O

D
U

C
E

D
 

w
rr

no
U

T
 T

H
E

 A
R

C
K

IT
E

C
T'

S
 

W
R

ln
E

N
 

C
O

N
S

E
N

T 

SH
EE

T 
TI

Tl
E

: 

D
E

T
A

IL
S

 

P
la

n 
8 

N
ov

 1
0,

20
14

 

D
P

 1
4-

67
28

23
 

D
AA

W
IN

G
 

N
O

.: 

A
-9

14
 



(0
 

I 

... 
O

ft 
1f

t 
5f

t 
10

ft
 

N
O

T
E

S
: 

O
::-

-V
EL

D
PM

EN
TP

ER
M

IT
A

PP
U

C
A

TI
O

N
 

IS
SU

ED
FO

R
H

ER
IT

A
G

EA
D

/V
SD

R
Y

C
O

M
M

IT
IE

E 

A
 

13
10

71
25

 
P

R
E

LI
M

IN
M

Y
 F

LO
O

R
 P

!.A
N

S
A

 E
LE

V
A

TI
O

N
S

 

IS
S

U
E

 

Z
G

F
 

C
O

TT
ER

 
90

1-
83

8 
W

es
t H

as
tin

gs
 S

tr
ee

t, 
V

an
co

uv
er

, 
B

e 
V

6C
 O

A
5 

TE
L:

 6
04

-2
72

-1
47

1 
fA

X
,6

0
4

-2
7

2
-1

4
7

1
 

E
M

A
lt

; 
in

fo
@

zg
fc

oU
er

.<
om

 

W
E

a,
 w
w
w
.
z
~
<
o
t
t
.
r
.
<
o
m
 

C
H

A
T

H
A

M
 &

 3
R

D
 

R
E

S
ID

E
N

T
IA

U
C

O
M

M
E

R
C

IA
L

 
M

IX
E

D
 U

S
E

 D
E

V
E

L
O

P
M

E
N

T
 

34
71

C
ha

lh
am

S
Ir

ee
i 

R
i
~
h
m
o
t
l
d
.
B
C
 

W
E

N
T

: 

S
te

ve
st

o
n

 F
la

ts
 D

e
v
e

lo
p

m
e

n
t 

C
o

rp
o

ra
ti

o
n

 

C
O

P
Y

R
IG

H
T 

R
E

S
E

R
V

E
D

. 
n

ti
S

 P
lA

N
 

A
N

D
 

D
E

S
IG

N
 

A
R

E
, 

A
N

O
 

A
T 

A
LL

 
TI

M
E

S
 

R
E

M
A

IN
 

T
H

e 
E

X
C

LL
lS

IV
E

 
P

R
O

P
E

R
TY

 
O

F 
Z

G
F

C
O

T
IE

R
 

A
A

C
fll

T
E

C
T

S
 

IN
C

. 
A

N
D

 
C

A
N

N
o

r 
aE

 
U

S
E

D
 

O
R

 
R

E
P

R
O

D
U

C
E

D
 

Y/
IT

H
O

VT
 T

H
E 

A
A

C
H

IT
E

C
T'

s 
I'f

R
IIT

E
I'I

 
C

O
N

SE
N

T 

1/
a"

=
I'-

O
· 

LE
V

E
L 

2 
F

LO
O

R
 P

LA
N

 

P
la

n 
9 

N
ov

 1
0,

20
14

 

D
P

 1
4-

67
28

23
 

A
-1

12
 



--
O

ft 
1f

t 
5f

t 
10

ft 

N
O

T
E

S
: 

IS
S

U
E

 

IS
S

U
E

D
F

O
R

H
E

R
IT

A
G

E
A

D
!V

S
O

R
Y

C
O

M
M

IT
T

E
E

 

D
EV

EL
O

PM
EN

T 
I'E

R
M

IT
 P

R
O

G
R

E
S

S
 S

E
T 

Z
G

F
 

C
O

TT
ER

 
90

1-
83

8 
W

es
t H

as
tin

gs
 S

tr
ee

t, 
V

an
co

uv
er

, 
B

e 
V

6e
 D

A6
 

n
ll

 6
0
~
-
2
n
-
1
4
7
7
 

F
A

X
,6

04
-2

72
-1

47
1 

E
M

A
IL

, i
nf

o@
<

gf
<

ol
lu

.c
om

 
W

Ea
: w

w
w
.
,
~
,
o
t
t
 ..

. <
cm

 

C
H

A
T

H
A

M
 &

 3
R

D
 

R
E

S
ID

E
N

T
IA

U
C

O
M

M
E

R
C

IA
L

 
M

IX
E

D
 U

S
E

 D
E

V
E

L
O

P
M

E
N

T
 

3
4

7
1

C
h

al
h

am
S

{r
ee

l 
R

ic
h

m
o

n
d

,B
e

 

C
LI

EN
T:

 

S
te

ve
st

o
n

 F
la

ts
 D

e
ve

lo
p

m
e

n
t 

C
o

rp
o

ra
ti

o
n

 

C
O

PY
R

IC
H

TR
ES

ER
V

EO
. 

TH
IS

 
Pl

A
N

 
AN

D 
OE

SI
GN

 
A

R
E,

A
N

D
 

AT
 A

L
l 

T
1

M
E

S
R

E
M

A
IN

T
H

E
E

X
C

L
U

S
JY

(P
R

O
P

E
R

T
fO

F
 

Z
e

F
'C

O
IT

E
R

 
A

RC
H

tT
EC

TS
 

IN
C.

 
AN

D 
CA

t1
NO

T 
BE

 
U

SE
D

 
O

R 
R

EP
R

O
D

U
C

EP
 

W
IT

H
O

U
T 

TH
E 

AR
C

H
IT

EC
T'

S 
I'I

R
lIT

(N
 

C
O

N
SE

N
T 

1
/8

"
"
'1

'-
0

' 

SH
EE

T 
nT

LE
: 

L
E

V
E

L
 3

 F
LO

O
R

 P
LA

N
 

P
la

n 
10

 
N

ov
 1

0,
20

14
 

D
P 

14
-6

72
82

3 
D

R
AW

IN
G

 
N

O
.: 

RE
V.

 

A
-1

13
 



, 
--

t'
 

' 
--..

u...
'---

-(il 
I-

-~
--

--
--

--
i
l
l
 

I 
I 

1'
1 

1
1

' 
i 

I 
j 

I 
A

-3
 
l'

 
, 

1'
1 

' 
,I,

 
, I

 
I 

Ii 
I 

I 

EB
 

N
O

T
E

S
: 

'W
 k

-r
e

R
 f

1
)(

1
V

 lZ
-€

 
TO

 
~
e
 
f
J
e
.
.
O
V
I
~
 

"
',

 
tz

,.O
t) 

f'
 
~
 

~
 IS

S
U

E
 

Z
G

F
 

C
O

TT
ER

 
90

1-
83

8 
W

es
t H

as
tin

gs
 S

tr
ee

t. 
V

an
co

uv
er

, B
e 

V
6C

 G
A

6 
T

H
,6

M
-Z

7
2

·1
H

7
 

FA
X

: 
60

4-
27

2-
14

71
 

EM
A

IL
: 

In
fo

@
,g

fc
oU

er
.c

om
 

w
r
~
:
 w

w
w

.l,
ko

U
er

.e
om

 

C
H

A
T

H
A

M
 &

 3
R

D
 

R
E

S
ID

E
N

T
IA

L
/C

O
M

M
E

R
C

IA
L

 
M

IX
E

D
 U

S
E

 D
E

V
E

L
O

P
M

E
N

T
 

34
71

 C
ha

th
am

S
lr

ee
l 

R
ic

h
m

o
n

d
,e

e
 

CU
Et

>f
T:

 

S
te

ve
st

o
n

 F
la

ts
 D

e
ve

lo
p

m
e

n
t 

C
o

rp
o

ra
ti

o
n

 

C
O

P
Y

R
IG

H
T 

R
E

S
E

R
V

E
D

. 
TH

IS
 

P
IA

N
 

AN
O

 
D

ES
IG

N
 

A
R

E
, 

A
N

D
 

AT
 

A
U

 
ll

M
E

S
 

RE
M

A
IN

 
lH

E
 E

X
C

LU
SI

V
E 

P
R

O
P

E
R

lY
 O

F
 

Z
G

, 
C

O
n

E
R

 
A

A
CH

tT
EC

TS
 

IN
C.

 
AN

D 
CA

N
N

O
T 

l'E
U

S
E

D
 

O
R

R
E

PR
O

O
U

C
m

 
W

fT
H

O
U

fT
H

E
 A

R
C

H
IT

EC
T'

S 
W

R
rtT

EN
 

C
O

N
S

E
fIT

 

SE
A

l: 
-
-
-
-
-
1

 

1
/1

1
""

'1
'-

0
" 

SH
EE

T 
TI

TL
E:

 

R
O

O
F

 D
E

C
K

 F
L

O
O

R
 P

LA
N

 

P
la

n 
11

 
N

ov
 1

0,
20

14
 

D
P 

14
-6

72
82

3 
D

R
AW

IN
G

 
N

O
.: 

RE
V

, 

A
-1

14
 


	Agenda Cover Sheet - DPP - Jan 14, 2015
	Minutes - DPP - Dec 10, 2014
	#1 - Application - 9051 & 9055 Dayton Avenue
	DP 14-657872
	Att. 1 - Dev. Application Data Sheet
	Att. 2 - Minutes Excerpt - ADP - Oct 22, 2014
	Att. 3 - Predicted Energuide Rating
	Corr. - Stephens - Sep 5, 2014
	Corr. - Stephens - Aug 14, 2014
	Corr. - Stephens - Jun 13, 2014
	Corr. - Luetzen - Aug 26, 2014
	Corr. - Luetzen - Aug 19, 2014
	Corr. - Wong
	Corr. - Leung
	Corr. - Lazar
	Corr. - Lee

	#2 - Application - 3471 Chatham Street
	Att. 1 - Application - 3471 Chatham Street (Original Report - Nov 17, 2014)
	Att. 2 - Dev. Application Data Sheet
	Corr. - Turner 
	HA 14-672825
	DP 14-672523


