City of
Richmond Agenda

3655315

Development Permit Panel

Council Chambers

Wed nesday, October 10, 2012
3:30 p.m.

Minutes

Motion to adopt the minutes of the meeting of the Development Permit Panel held on
Wednesday, September 26, 2012.

Development Permit DP 12-613789

(File Ref. No.: DP 12-613789) (REDMS No. 2650618)

TO VIEW ePLANS CLICK HERE

APPLICANT: TD Canada Trust
PROPERTY LOCATION: 11300 Steveston Highway
INTENT OF PERMIT:

To permit exterior renovations and an addition to the existing TD Canada Trust bank at
11300 Steveston Highway (to include a drive-through ATM canopy structure, a drive-
through aisle, and additional landscaping), on a site zoned “Industrial Community
Commercial (ZC6) — Ironwood Area”.

Manager's Recommendations

That a Development Permit be issued for exterior renovations and an addition to the
existing TD Canada Trust bank at 11300 Steveston Hwy (to include a drive-through
ATM canopy structure, a drive-through aisle, and additional landscaping), on a site
zoned “Industrial Community Commercial (ZC6) — Ironwood Area”.
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Development Permit DP 12-610759
(File Ref. No.: DP 12-610759) (REDMS No. 3649139)

- TO VIEW ePLANS CLICK HERE

APPLICANT: Townline Developments Inc.
PROPERTY LOCATION: 9431, 9451 and 9471 Alberta Road

INTENT OF PERMIT:

1. Permit the construction of a 35 unit townhouse at 9431, 9451 and 9471 Alberta
Road on a site zoned “High Density Townhouses (RTH1)”; and

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

(a) reduce the Alder Street setback from 4.5 metres to 4.21 metres to allow for a
building footprint encroachment in Building 2;

(b) reduce the corner setback at Hemlock Drive and Alder Street from 4.5 metres
to 3.96 metres to allow for a building footprint encroachment in Building 2;
and

(¢c) permit resident parking in a tandem configuration in 26 of the 35 units.

Manager's Recommendations
That a Development Permit be issued which would:

1. Permit the construction of a 35 unit Townhouse at 9431, 9451 and 9471 Alberta
Road on a site zoned “High Density Townhouses (RTH1)”; and :

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

(a) reduce the Alder Street setback from 4.5 metres to 4.21 metres to allow for a
building footprint encroachment in Building 2;

(b) reduce the corner setback at Hemlock Drive and Alder Street from 4.5
metres to 3.96 metres to allow for a building footprint encroachment in
Building 2; and

(c) permit resident parking in a tandem configuration in 26 of the 35 units.
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Development Permi.t 12-615424
(File Ref. No.: DP 12-615424) (REDMS No. 3644532)

Please Note: staff memo with selected amended plans available on Tuesday, October 9, 2012.

TO VIEW ePLANS CLICK HERE

APPLICANT: Onni Contracting Ltd.

PROPERTY LOCATION: 7731 and 7771 Alderbridge Way

INTENT OF PERMIT:

1.

Permit the construction of a 659-unit project in four (4), six-storey wood frame
buildings over two (2) concrete parking structures located at 7731 and 7771
Alderbridge Way;

Vary the provision of Richmond Zoning Bylaw 8500 to:

(2)

(®)

©

(d

reduce the required exterior side yard setbacks for portions of partially beiow-
grade parking structures on the proposed Lots 1 and 2 from 3.0 metres to 0.0
metres respectively along Cedarbridge Way and Gilbert Road;

reduce the required interior side yard setback for limited portions of partially-
below grade parking structures from 1.5 metres to 0.0 metres along the west
property line of the proposed Lot 1 and the east property line of the proposed
Lot 2;

reduce the required visitor parking from 0.20 spaces/dwelling unit to 0.15
spaces/dwelling unit for the development as a whole; and

relax the requirement for the provision of on-site loading spaces for two (2)
WB-17 loading spaces.

Manager's Recommendations

That a Development Permit be issued which would:

1.

Permit the construction of a 659-unit project in four (4), six-storey wood Sframe
buildings over two (2) concrete parking structures located at 7731 and 7771
Alderbridge Way;

Vary the provision of Richmond Zoning Bylaw 8500 to:

(@

®)

reduce the required exterior side yard setbacks for portions of partially
below-grade parking structures on the proposed Lots 1 and 2 from 3.0 metres
to 0.0 metres respectively along Cedarbridge Way and Gilbert Road;

reduce the required interior side yard setback for limited portions of
partially-below grade parking structures from 1.5 metres to 0.0 metres along
the west property line of the proposed Lot 1 and the east property line of the
proposed Lot 2;
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(¢) reduce the required visitor parking from 0.20 spaces/dwelling unit to 0.15
spaces/dwelling unit for the development as a whole; and

(d) relax the requirement for the provision of on-site loading spaces for two (2)
WB-17 loading spaces.

5. New Business

6. Date Of Next Meeting: Wednesday, October 24, 2012

7. Adjournment

3655315



A A .
NS i . Report to Development Permit Panel
5 Richmond Planning and Development Department

To: Development Permit Panel Date September 12, 2012

From: Wayne Craig File: DP 12-613789
Director of Development

Re: Application by TD Canada Trust for a Development Permit at 11300 Steveston
Hwy

Staff Recommendation

That a Development Permit be issued for exterior renovations and an addition to the existing TD
Canada Trust bank at 11300 Steveston Hwy (to include a drive-through ATM canopy structure, a
drive-through aisle, and additional landscaping), on a site zoned “Industrial Community
Commercial (ZC6) — Ironwood Area”.

We:?z Craig /J’

Diréctor of Development

WC:eld

Atl.

1650618 1.
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Staff Report
Origin
TD Canada Trust has applied to the City of Richmond for permission to construct a drive-
through automated teller machine (ATM) with a canopy structure, a new drive-through aisle, and
additional landscaping in association with the existing bank branch at 11300 Steveston Hwy.
The TD Canada Trust bank is one of five commercial buildings currently comprising the
Coppersmith Corner Shopping Centre at 11300/20/60/80/88 Steveston Hwy. The TD Canada

Trust bank recently replaced the Kelsey's Restaurant, previously located in the building at 11300
Steveston Hwy.

The site is zoned “Industrial Commercial (ZC6) — Ironwood Area”, and was the subject of
Rezoning and Development Permit applications in 1999, when the shopping centre originally
developed (RZ 99-162581; DP 99-170446).

A Development Permit application 1s required for this proposal because it results in a revision fo
the original Development Permit issued for the site, and the value of the proposed exterior
renovations exceeds $50,000.

Development Information

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

Background
Development surrounding the subject site is as follows:

To the north, immediately across Steveston Hwy are single detached dwellings and townhouses
on Jots zoned “Single Detached (RS1/E)” and “Low Density Townhouses (RTL3)”, respectively;

To the east, are the remaining commercial buildings and parking area of the Coppersmith Comer
Shopping Centre (e.g. Tim Hortons, Burger King, Canadiau Tire), as well as the Ironwood Plaza
beyond that, on land zoned “Industrial Commercial (ZC6) — Ironwood Area,” “Community
Commercial (CC),” and “Industrial Business Park (IB1),” respectively;

To the south, are commercial, light industrial, and business park uses fronting Coppersmith Way
and Coppersmith Place, on lots zoned “Industrial Commercial (ZC6) — Ironwood Area,” and
“Industrial Business Park (IB1)”.

To the west, is the Translink bus yard facility, on 2 lot that 1s split-zoned “Industrial Business
Park (IB1),” and “Light Industrial (IL)".

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. It complies with the intent of the applicable sections of the
Official Community Plan and complies with the “Industrial Commercial (ZC6) — Ironwood
Area” zoning, with no variances requested.

3650618
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Advisory Design Panel Comments

Because of its minor nature, and in order to expedite the proposed building renovations, this
application was not presented to the Advisory Design Panel.

Analysis
Urban Design and Site Planning

Drive-through ajsle, ATM, and canopy structure

s The proposed drive-through aisle, ATM, and canopy structure is located on the south side of
the existing building, in an area formerly used as an exterior concrete patio by the previous
tenant (Kelsey’s Restaurant). The proposed canopy structure is approximately 20.44 m?
(220 fi%) in area.

s The configuration of the drive-through aisle provides stacking for approximately four (4)
vehicles. A diagram showing the turning radius at the entry to the drive-through aisle is
shown on the site plan. The site plan has been reviewed and is deemed acceptable by the
City’s Transportation division.

Pedestrian safety
Several measures are proposed by the applicant to promote pedestrian safety throughout the
design, these include:

o Installation of a pedestrian guardrail separating the drive-through aisle and pathway
leading to the exit door from the building located along the southwest side of the
building;

o Installation of warning signage and a speed bump before the pedestrian crossing east of
the drive-through aisle, in a position visible to exiting vehicles;

e [Installation of a metal guardrail and warning signage for pedestrians before the pedestrian
crossing east of the drive-through aisle exit.

Vehicle, bike parking, and on-site loading

The development proposal results in the loss of four (4) vehicle parking spaces in the area
immediately adjacent to the bank. Despite the loss of these four (4) spaces, the overall site provides
448 vehicle parking spaces, 38 spaces in excess of that required under the Zoning Bylaw (i.e. 410
spaces based on existing floor area and uses). There is no change to the number of small car or
accessible spaces on-site.

The site complies with the on-site bike parking and loading space requirements based on the
existing floor area and uses. The proposed additional floor area is not large enough to trigger
additional requirements for bike parking and loading spaces, in accordance with the Zoning
Bylaw.

The applicant has voluntarily provided two (2) Class 2 bike racks for visitors on the east side of
the building at the entrance to the bank. Also, an existing Class 2 bike rack previously located in

1650618
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front of the southeast corner of the bank building has been relocated further south to the newly
widened concrete pathway south of the drive-through aisle exit.

Garbage and Recycling

For reasons of confidentiality and security, the bank’s corporate policy for garbage and recycling
removal at all locations is to contract it out to janitorial and paper-shredding services on a nightly
and bi~-weekly basis, respectively.

Architectural Form and Characler

The proposed canopy structure is supporied by four (4) columns, one(1) pair adjacent to and
visually integrated with the existing bank building and the second pair located approximately
4.9 m (16 ft) south of the building. The new columns will match those existing on the east
side of the building (i.e. painted steel columns with a partial stone cladding).

The roof of the proposed canopy structure ties into the existing building and matches its roof
form and height for a consistent appearance.

The existing south wall of the building will be modified to remove a pair of glazed openings
and provide a new opening for the drive-through ATM. The portion of the exterior wall
replacing the removed glazing and surrounding the ATM opening will be finished to match
existing adjacent surfaces (i.e. painted stucco for a portion of the wall, stone cladding for the
remainder).

Landscape Design and Open Space Design

To reduce the appearance of paved surface on-site and to create a separation between the
drive-through aisle and canopy structure from the adjacent south parking area, the proposal
incorporates approximately 55.74 m? (600 f1) of new landscaping in a planting island
parallel to the south side of the building and in a small planting bed in the northwest corner
of the drive-through aisle.

The applicant has proposed new landscape areas and materials that blend with the existing
perimeter landscape treatment to the cast and north of the bank building. Proposed plant
materials include low evergreen and flowering shrubs (Laurel and Meidiland Rose), along
with low-maintenance groundcovers (Blue Oat Grass).

All existing trees on-site will be retained.

A landscaping security in the amount of $2,860.00 is required to be submitted by the
applicant prior to issuance of the Development Permit (based on 100% of the cost estimate
provided by the Registered Landscape Architect).

Conditions of Adjacency

The proposed exterior renovations, drive-through aisle, and addition are obscured from
adjacent residential land uses 1o the north, because the proposal only affects building
elevations that are adjacent to existing commercial and industrial land uses to the east, south,
and west.

Separation from the commercial land uses to the east and south exists in the form of existing
surface parking area and drive-aisles, the trec-lined entrance into the shopping centre, and
existing perimeter landscaping.

Separation from the industrial land use to the west exists in the form of existing perimeter
fencing, trees, and landscaping that runs along the west property line on-site.

3650618
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Crime Prevention Through Environmental Design

CPTED principles were considered in the design of the proposal, and the following statements

are offered by the applicant in this regard:

¢ Safety and security for custoraers and bank staff is a high priority for TD Canada Trust and
the building location was chosen with this in mind. The bank building is located in a very
prominent position on the subject site, adjacent to Steveston Hwy, rather than in a Jess visible
area at the back of the shopping centre;

¢ The general area is well lit with artificial light by existing light standards within the surface
parking area (i.e. two within the immediate area of the bank), and an existing vandal-resistant
light fixture provides secondary lighting on the south elevation of the bank building.
Additional secondary lighting will be provided at the actual drive-through structure, as is the
bank’s standard practice. There is also substantial glare from the light standards serving the
adjacent Translink bus yard facility to the west;

o The drive-through ATM area is located off a main pedestrian pathway within the shopping
centre (i.e. approximately 4 m/12 ft away). Both the drive-through entry and the actual
drive-through ATM area are also very visible from the rest of the shopping centre and, in
particular, from a busy Tim Hortons restaurant immediately east and a Nando’s Chicken
restaurant and patio immediately south of the bank.

o The proposed landscaping, while substantial, is low in nature and will not obscure the view
in or out of the drive-through area, providing for natural surveillance and the prevention of
“hiding” spaces;

Conclusions

TD Canada Trust has applied for a Development Permit to make exterior renovations and
construct a small addition of approximately 20.44 m? (220 ft %) in area to the existing bank
building at 11300 Steveston Hwy. Proposed alterations are for a new drive-through aisle with
ATM, and a canopy structure on the south side of the building. The applicant has addressed the
significant urban design issues and other staff comments identified as part of the application
review,

The architectural form and character of the proposal maintains consistency with that of the
existing building and other buildings on-site within the Coppersmith Corner Shopping Centre.
The proposed new landscape treatment used to separate the drive-through aisle with the adjacent
parking area and reduce the overall appearance of paved surface also maintains consistency with
that of existing perimeter landscaping. In addition, the pedestrian-safety measures associated
with the proposed drive-through aisle are supported by staff.

The proposal complies with the intent of the applicable sections of the Official Community Plan

and complies with the “Industrial Commercial (ZC6) — Ironwood Area” zoning, with no
variances requested.
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On this basis, staff recommends support for issuance of this Development Permit application.

Planning Technician

CL:rg

Attachment 1: Development Application Data Sheel

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

o Receipt of a landscaping security in the amount of $2860.00, equal to the cost estimate provided by
the Registered Landscape Architect.

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

s The applicant is required to obtain a Building Permit for any construction hoarding associated with
the proposed development. [f 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
assocjated fees may be required as part of the Building Permil. For further information on the
Building Permit, please contact Building Approvals Division at 604-276-42835.

¢ 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).

3650618
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¢ . Development Application Data Sheet
RlchmOhd Development Applications Division

DP 12-613789 Attachment 1

Address: 11300 Steveston Hwy

Applicant: TD Canada Trust Owner: Coppersmith Corner Shopping
Centre Inc.

Planning Area:  Shellmont

Existing | Proposed
Site Area: 31,538 m? (339,480 ft?) No change
2 2
Land Uses: 10,080 m~ (108,507 ft*) 1Q,101 m? (108,733 ft%)
mixed-use development mixed-use development
SCFT Gen_eralllzed Land Use Mixed-Use No change
esignation:
OCF.’ Spe.c'ﬁf: Land Use Limited Mixed-Use No change
Designation:
. Industrial Commerial (ZC6) —
Zoning: ronwood Area No change

Bylaw

Requirement Proposed ‘ Variance

L None
Floor Area Ratio: 0.60 0.32 sermitted
Lot Coverage: Max 50% 28.9% None
Setback — Front Yard: Min. 6 m 6 m (no change) None
gleatgg)(?k — Side Yard (Coppersmith Min. 6 m 6 m (no change) None
Setbapk —~ Side Yard (Internal — Min. 0 m no change None
west):
Setbac?k — Rear Yard (Internal — Min. 0 m no change None
south): -
Height (m): Max. 12 m Canopy str;cture -6.63 None
Off-street Parking Spaces: 410 448 None
Off-stre_et P.arking Spaces — 10 10 None
Accessible:
Max. Number of Small Car Spaces: Max 205 49 (no change) None

3650618 7.



Development Permit

No. DP 12-613789

To the Holder: TD CANADA TRUST
Propeny Address: 11300 STEVESTON HWY
Address: C/O JOHN MCCORMACK ARCHITECTS

202-1807 FIR STREET
VANCOUVER BC V8J 3A9

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.

This Development Permit applics 1o and only to those lands shown cross-hatched on the
attached Schedule “A" and any and all buildings, structures and other development thereon.

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 #].a and 1.b to Plan #2
attached hereto.

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

As a condition of the issuance of this Permit, the City is holding the security in the amount of
$2,860.00 to ensure that landscaping and 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 secunity 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 permitied 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 afier inspection of the completed landscaping in order to ensure
that plant material has survived.

If the Holder does not commence the construclion 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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City of
Richmond Development Permit

; ﬁéﬁ

P
BN
A e

No. DP 12-613789

To the Holder: TD CANADA TRUST
Property Address: 11300 STEVESTON HWY
Address:; C/O JOHN MCCORMACK ARCHITECTS

202-1807 FIR STREET
VANCOUVER BC V6J 3AS

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
Pernit which shall form a part hereof.

This Permit is not a Building Permit.

AUTHORIZING RESOLUTION NO. [SSUED BY THE COUNCIL THE
DAY OF )
DELIVERED THIS DAY OF

MAYOR
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Ky Clty of Report to Development Permit Panel
TR AN RlChmond Planning and Development Department

To: Development Permit Panel Date: September 17, 2012

From: Wayne Craig File: DP 12-610759
Director of Development

Re: Application by Townline Developments Inc. for a Development Permit at 9431,
9451 and 9471 Alberta Road

Staff Recommendation
That a Development Permit be issued which would:

1. Permit the construction of a 35 unit Townhouse at 9431, 9451 and 9471 Alberta Road on a
site zoned "High Density Townhouses (RTH1)”; and

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

a) Reduce the Alder Street setback from 4.5 metres to 4.21 metres to allow for a building
footprint encroachment in Bulding 2;

b) Reduce the corner setback at Hemlock Drive and Alder Street from 4.5 metres to0 3.96
metres to allow for a building footprint encroachment in Building 2; and

c) Pemmit resident parking in a tandem configuration in 26 of the 35 units.

g //

Wayng Taig
Dl_re(,tm of Develepment

/

Wsachiment | Development Application Data Sheet
Attachment 2 Advisory Design Panel Comments
Attachment 3 Public Hearing Submussion Letter

19139
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Staff Report
Origin
TOWNLINE DEVELOPMENTS INC. has applied to the City of Richmond for permission to
develop a 35 Townhouse complex at 9431, 9451 and 9471 Alberta Road on a site zoned “High

Density Townhouses (RTHL1)”. The site currently contains a single detached dwelling on each of
the three (3) lots.

The site is being rezoned from “Single Detached (RS1/F) to “High Density Townhouses
(RTH1)” for this project under Bytaw 8834 (RZ 11-562968).

A separate Servicing Agreement is required for road upgrades and frontage improvements to
Alberta Road, Alder Street and Hemlock Drive. The Servicing Agreement will also include
service connections for water, storm upgrades and sanitary sewer to the subject site.

Development Information

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

Background
Development surrounding the subject site is as follows:

To the North: Across Hemlock Drive, a 232 unit, $ storey apartment complex at 9371 and
9373 Hemlock Drive, zoned “Low Rise Apartment (ZLR10) — North McLennan
(City Centre)”.
Also across Hewlock Drive, a 24 unit, 3 storey townhouse complex at
9420 Ferndale Road, zoned “Town Housing (ZT64) ~ North McLennan (City
Centre)™.

To the East:  Across Alder Street, a 97 unit, 3 storey townhouse complex at 6300 and 6388
Alder Street, zoned “Town Housing (ZT30) — North McLennan (City Centre)”.

To the South: Across Alberta Road, a combination of park space and Anderson Elementary
School, zoned, "School and Institutional (SI)” as well as single detached homes,
zoned “Single Detached (RS1/F)”.

To the West: A 23 unit, 3 storey townhouse complex at 9391 Alberta Road, zoned “Town
Housing (ZT50) — South McLennan (City Centre)”,

Rezoning and Public Hearing Results

During the rezoning process, staff identified the following design issues to be resolved at the
Development Permit stage (staff comments are provided in bold italics):

a) Elevations to the units and unit clusters that meet the form and character requirements of
the McLennan North Sub-Area Plan.
The appearance of the sireef front units is a bit of a departure with the immediate area,
but the roof design will allow variety to the area and provide the neighbourhood with a
Jairly unique piece of architecture. This highly visible site is a good way to introduce a
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b)

d)

g)

different form of architecture to the neighbourhood as it can shake up a homogenous
expression fo an area. The form und massing is consistent with the recent fownhouse
units of the neighbourhood.

Design of the outdoor amenity area, including the design of a children’s play area.

The applicant has done a good job with the design of the outdoor amenity area which
includes lawn and bench space as well as a play structure that is good for children
from ages 2 to 5. Locating the amenity area to the street front also breaks up the long,
continuous rows of fownhouse units.

Subnit a site plan to show the manoeuvrability of larger vehicles (i.e. SU-9) within the
site to the satisfaction of the Director of Transportation.

The applicant has provided information to Transportation that it meefs this
requirement.

A context plan to show the form and character of the townhouse units and how they
address adjacent properties.

The plan has been provided and the proposed units have some facade elements of the
adjacent project to the west that provides a relationship with the neighbourhood.

Verification of parking stall clearances when abutied against a solid wall greater than 0.3
meters high.
Clearances are provided on the submiftted plans.

[dentify and design for units that can be easily converted to universal access.

One unit has been identified for conversion to allow for universal access. Unit fype D2
in Building 3 will allow for easy conversion to install a lift in the area where a closet
will initially be constructed.

An Acoustic Engineer’s report, to identify noise mitigation measures 1o be taken to lessen
aircraft noise (doors and windows closed), to levels outlined by CMHC, and indoor
comfort using the ASHRAE 55-2004 standard, and any subsequent updates as they occur.
The submitted report identified the proposed exterior wall construction, as well as
window and door installation will meet CMHC levels and comfort levels during
siwmmer months will be et througlh the operation of ceiling fans in rooms with the
most occupancy.

The Public Hearing for the rezoning of this site was held on January 16, 2012. Al the Public
Hearing, the following concemns about rezoning the propetty were expressed:

).

3649139

Mr. Michael Li of 9371 Hemlock Drive spoke at the Public Hearing and stated his
concern over the construction noise and pollution coming from this development as he is
the father of infants and is concerned for their health during the construction period.

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

Staff spoke with Mr. Li after the Public Hearing and passed his concerns on to the
applicant. The developer will comply with the City’s Noise Bylaw (Bylaw 8856) which
regulates howrs for construction work.

Mr. Robert Hillman of 9371 Hemlock Drive expressed his opposition to the proposal
untl) something is done to ease the parking conditions in the area. There is lots of street
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parking in the area which is causing visibility issues when using the local streets. The
full text of Mr. Hillman’s comments is aftached to this report as Attachment 3.

Unfortunately, staff was unable to directly contact Mr. Hillman to address his concerns
but provides the following response:

As part of the City Centre Official Community Plan, the McLennan North Area has been
identified as a medium density residential neighbourhood. As such, development over the
years has aimed to lransform the area from a large lot, semi rural single family area to a
distinct downtown residential neighbourhood. The plan calls for a comprehensive road
network with smaller blocks. Based on this plan, the ultimate width of new roads has
been achieved as part of development abuliting the land parcels, including the subject
development at 9431 Alberta Rd.

City staff have carried out a review of the nearby traffic operations and parking
conditions and are salisfied that no changes are needed at this time. To date, we have
restricted parking near intersections and uncompleted road sections to improve
circulation at these points. Traffic Operations will continue to monitor this area in case
some parking restrictions are needed in the future.

In response 1o the concerns regarding the future development proposed at 9431- 9471
Alberta Road, the applicant is to dedicate land from their property to the City and
undertake roud construction that will ultimately widen their portion of Hemlock Drive
and Alder Street from their current state. The site will have two vehicle, on-site parking
spaces per unit which exceeds the zoning parking requirements of 1.4 parking spaces per
unit.

Staff Comments

The proposed scheme attached to this report has satisfactorily addressed the significant urban
design issues and other statf 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 and is generally in compliance with Zoning Bylaw
8500, except for the zoning variances noted below.

Zoning Compliance/Variances (staff comments in bold)

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

a)

b)

c)
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Reduce the Alder Street setback from 4.5 metres to 4.21 metres to allow for a building
footprint encroachment in Building 2.

(Staff supports the proposed variance as it is a relatively minor variance and will
improve the appearance of this elevation in this highly visible corner of the site.)

Reduce the comer setback at Hemlock Drive and Alder Street from 4.5 metres to 3.96
metres to allow for a building footprint encroachment in Building 2.

(Staff supports the proposed variance as it affects the setback from a required corner
cul and it will improve the appearance of this elevation in this highly visible corner of
the site.)

Permit resident parking in a tandem configuration in 26 of the 35 units.
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(Staff supports the proposed variance as the configuration will not interfere with the
movement of other vehicles in the complex. A restrictive covenant is to be registered fo
ensure that the garage space does not gef converted to resident use.)

Advisory Design Panel Comments

The Advisory Design Panel was supportive of the proposal and identified areas for design
development and consideration. A copy of the relevant excerpt from the Advisory Design Panel
Minutes from the August 15,2012 1s attached for reference (Attachment 2). The design
response from the applicant has been included immediately following the specific Design Panel
comments and is identified in ‘bold italics’.

Anaiysis

Conditions of Adjucency

o The subject site is located in the North McLennan area, where there has been significant
redevelopment over the past severa) years, with many of the surrounding parcels being
redeveloped from Single Detached Houses on large lots, to Townhouses. The proposed
development will be of similar height and massing to recent townhouse developments and
conforms to the guidelines set out in the neighbourhood plan. Through its land dedication
requirements, the applicant will construct and complete this section ot the north-south Alder
Street as well as develop its portion of Hemlock Drive. They will also conduct frontage
improvements along their portion of Alberta Road.

Urban Design and Site Planning

¢ The townhouse units are wel) arranged in three (3), four (4) and five (5) unit building clusters
Jlocated along the periphery of the site, with the main internal drive aisle running north-south
down the centre of the site, between the clusters. Most of the units in this proposal have
direct pedestrian access to one of the three roads that borders thus site.

* The main vehicular access to the site is off Alder Street, which provides access to the
majority of the units by the main north-south internal drive aisle. Secondary drive aisles
branch off at both ends of from the main intemnal drive that provide access to the remainder
of the units.

e The outdoor amenity area is located directly south of the main entrance, providing ample
areas for seating, lawn space and a child’s play structure, suitable for children from ages
2 to 5. This open landscaped area helps to provide a break in the building frontage along
Alder Street and highlights the vehicular access to the site.

Architectural Form and Character

e The proposed form and massing of the buildings is consistent with the neighbourhood and
meets the intent of the guidelines set out in the neighbourhood plan. The style does detract a
little from what is commonly found in the area, but feedback from staff and from the
Advisory Design Panel says it is a refreshing change that can work at this specific location of
the neighbourhood. :

o The choice of materials used on the facade of the buildings is typical of the area, and includes
the various uses of hardiplank panels that add to the articulation and overall interest of the
facade. The lower eave line projection on the street [ront provide the elevations with a good
base, middle and top feature, as indicated tn the urban design guidelines of the area plaa.
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The use of narrow vinyl siding on the upper level is a good connecting feature to the
townhouse development to the west at 9391 Alberta Road. These features allow the project
not to stand out too much from the rest of the other recent development while still showing a
unique character.

The colour choices for the proposal are considered appropriate to the architectural character
and the urban context of the neighbourhood. These choices meet the intent of the area plan.

Transportation

Vehicle access is off Alder Street, at the centre point between Alberta Road and Hemlock
Drive, providing good angle viewing when entering or exiting the site. Due to the
requirements of new road construction in the area, the proposed development will contribute
a large land dedication and road construction for their portion of Alder Street and Hemlock
Drive as part of this application.

Frontage improvements such as sidewalk, treed and grassed boulevard with curb and gutter
will be undertaken by the developer for the three (3) street frontages through the separate
Serving Agreement.

All 35 units have an attached garage to serve the parking needs of the residents. Nine (9) of
the 35 units will provide garages with a side-10-side parking arrangement with the remaining
26 garages are provided in a tandem configuration. The number of proposed parking stalls
meets the requirements of the Zoning Bylaw, and a restrictive covenant will be registered
prior to the issuance of the Development Permit to ensure these tandem stalls are not
converted into habitable living spaces.

Visitor parking is scattered throughout the site, giving visifors easy access to the units in the
complex. One accessible stall is provided and is located to the north of Building 8.

Landscape Design and Open Space Design

The submitted landscape plao identifies a mixture of soft and hard landscaping that defines a
consistent treatment of edges throughout the site. The applicant has been able to retain one
tree on the south east corner of the property, near the corner of Alberta Road and Alder
Street, and has been incorporated in the proposed landscaping plan.

The hard surfacing is supplied by a combination of permeable pavers at the entrance of the
complex, which wraps around the corner to the south and highlights the presence of the
outdoor amenity area. Pavers also identify the visitor parking stalls. The amount of
permeable paving within the overall hard surfacing area is about 30%.

The soft landscaping being proposed is a variety of native tree and shrub plantings which will
provide a softening of the buildings when viewed from the street, but allow for easy
maintenance and the identification of different spaces within the site.

The applicant has provided a lighting plan to illustrate how the site is to be illuminated
during evening bours. The fixtures themselves will provide good illumination but will avoid
lumination spilling directly onto adjacent properties. Some uplighting fixtures are
proposed, but are intended to highlight some of the soft ]landscaping in cormumon areas such as
the outdoor ameanity area.

Perimeter fencing is three foot high wood construction with four foot support posts.. Two by
four rails will support a combination of two by four and two by two slats. This will provide a
good separation identifier yet allow for some transparency into the site.
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» An Arborist report was submitted at the rezoning application stage and was reviewed by City

staff. The report identified one (1) on-site tree that was to be retained and 18 on-site trees
that are affected by this development and called for the removal due to either its poor
condition and/or its location within proximity of the development footprint. City Staff
concur with the report and will obtain a security deposit from the developer to ensure
survival of the proposed landscaping for a one-year period.
¢ In accordance with City Policy, the applicant must provide at least 36 trees to meet the 2:1

replacement ratio policy. In response, the applicant meets this requirement by proposing 80
new trees to be planted. The table below summarises this requirement.

Number of trees | Number of trees Required |  Proposed e :
to be removed | toberetained | number of trees | number of trees | Surplus (Deficit)
N | orrelocated to be planted | to be planted |
13 1 36 80 44 surplus
Amenity Space

e The applicant is not proposing any indoor amenity space with this application. Instead, they
will be making a voluntary contribution in lieu of providing indoor amenity space through
the rezoning process,

s The applicant 1s providing an outdoor amenity space, located next to the main vehicle
entrance to the site. The size meets the minimum area requirements outlined in the
neighbourhood plan and provides ample space to house a seating area, lawn space and a child
play structure, featuring a climbing ramp, rope ladder and slide. Good landscaping features
along the edge of the space provide good screening from the street while providing good
viewing opportunities from within the complex.

Garbage and Recycling

» The garbage and recycling area is located along the main drive aisle, next to entrance of the
site along the south side of Building |. The number of bins meets the requirements of
Environmental Programs and the location of the enclosure is accessible for City pick-up.

Affordable Housing

s The applicant is not providing any affordable housing units, but 1s making a voluntary
contribution to the Affordable Housing Reserve Fund in accordance with policy. This
contribution was secured during the rezoning stage.

Sustainability Indicators

o The proposed plan is reusing existing single-family sites to increase living density within the
neighbourhood, utilizing existing and proposed infrastructure more efficiently.

e The residential units will provide energy efficient appliances and water saving faucets.

o The site is close to a major transit corridor and close to bus stops for convenience of use.

¢ A permeable paving system covering approximately 30% of the overall paved area within the
complex is shown in areas where concrete pavers are located.

¢ The proposed landscaping provides a variety of planting that are appropriate for the
geographical area, and are low maintenance that will improve over time.

3649139
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Universal Access

¢ All units will be providing aging in place features such as backer blocks for the easy
installation of future grab bars, door lever handles instead of door knobs and sufficient door
openings to allow access for wheelchairs.

» To provide design flexibility and to allow for better movement to those with limited mobility,
the applicant has provided a unit plan for unit type D2 in Building 3, which would allow for
the easy conversion for residents who require use of a wheelchair. Items that have been
taken into consideration in designing this unit’s layout are:

o Wider doors for easier access to the unit,
o Closet space that can be removed to accommodate an elevator to provide access
for occupants to different floors of the unit
o Proper design of the kitchen and bathroom layout for wheelchair mobility.
o Additional backer blocks behind the finished walks for the future installation of
grab bars.
(Dimensions and notations reflecting these provisions are to be shown on the Building
Permit drawings)

Crime Prevention Through Environmental Design

e The proposed plan provides good edge treatment, featuring low fencing, landscaping and
paving materials to separate public and private space, giving the site a good sense of
territoriality.

¢ The submitted lighting plan will provide good evening ilJumination without extending
unwanted light directly onto adjacent properties.

¢ The site design allows for good sight lines through the development site for open
observation, including surveillance over the outdoor amenity area. There are enough
windows looking out onto all common areas that will facilitate casual surveillance.

Conclusions

Towline Development Inc. has applied to the city of Richmond for permission to develop 35
townhouse units at 9431, 9451 and 9471 Alberta Road. The proposed development has gone
through some design adjustments in coordination with staff and the result is a design proposal
that addresses the design guidelines for the area. Staff supports this Development Permit
application and recommends approval as the proposed design should fit wel} within the
streetscape and the character of the neighbourhood.

e =
David Jo
Planper 2

DJ:cas

The following are to be met prior to forwarding this application to Council for approval:
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s  Receipt of a Lerter-of-Credit for landscaping in the amount of $129,443.30 (based on total floor area of
64,257.2 f2).

Prior to future Building Permiit issuauce, the developer is required to complete the following:

s 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 Permoit. For further information on the Building Permil, please contact
Building Approvals Division ar 604-276-4285.

«  Submijssion of a construction traffic and parking management plan to the satisfaction of the City's
Transportation Division (http://www.richunond.ca/services/trp/special.htm),

«  Incorporation of Construction Measure required to achieve CMHC noise and ASHRAE 55-2004 standards.
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2 City of
: Richmond

Development Application Data Sheet

Development Applications Division

Attachment 1

DP 12-610759

Address:

Applicant:

9431, 9451 and 9471 Alberta Road

Townline Developments Inc.

McLennan North Sub-Area Plan

Planning Area:

Site Area: 6,493.0 m? 5,268.0 m?
Land Uses: Single Detached Townhouses
OCP Designation: Residential Area 2 No change

Zoning:

Single Detached (RS1/F)

High Density Townhouses

(RTH1)

Number of Units:

1 Single Detached Dwelling per lot

35 Townhouse Units

| Bylaw Requirement | Proposed
. 5,268.0 m“*0.75 FAR " .
Floor Area Ratio: = 3.951.0 m? 3911.7m none permitted
Lot Coverage: Max. 45% 39.6% none
ileb‘gftgkR;:g’”t Yard: 450 m (Alberta Road) 0.29 m
Alder Street Min. 4.50 m 4.21 m (Alder Street) (Alder Street)
Hemlock Drive C 4.50 m (Hemlock Drive) 0.54m
Corner cut setback 3.96 m {(Corner cut) (corner cut)
Setback — West Side Yard: Min. 2.0m 20m none
Height (m): Max. 12.0 m 11.08 m none
40.0 m (width) 45.2 m {width}
Lot Size: 30.0 m (depth) 140.8 m (depth) none
1,800.0 m? (area) 5,268.0 m” (area)
Off-street Rarkmg Spaces - 49 stalls 70 stalls none
Residential:
O_ffrstr‘eet Parking Spaces — 7 stalls 7 stalls none
Visitor:
Total off-street Spaces: 56 stalls 77 stalls none
26 tandem stalls
Tandem Parking Spaces not permitted 265t2an:rekri1:1$t:tl;sn;or for
P 9 52 parking stalls
Amenity Space — Outdoor: Min. 210.0 m? 265.0 m? none
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Afttachment 2

Excerpt from the Minutes from
The Design Panel Meeting
Wednesday, August 15, 2012 — 4:00 p.m.

Rm. M.1.003
Richmond City Hall

Panel Discussion

Comments from the Panel were as follows:

l.

very thorough work with the landscape;
Noted.

project lay-out is clear; amival/entry sequence is strong due to the location of
amenity area near the entrance to the site,

Noted,

look at signage at entry gate; could strengthen main entry by moving signage
closer to the entry; pinch further together; narrow the threshold;

The signage has been moved 3’ to narrow the threshold and help denote the
enfranceway.

handsome and well resolved project; refreshing change from gables; similar to
the project of the same architect at No. 4 Road and Cambie Street.;

Noted.

consider extending the aquapave to the edge of the amenity area; would make
the amenity space visually larger and richer;

The perineable pavers have been extended as suggested.
project needs site identification; signage needs to be bolder;
The signage height has been increased by 2.

consider adding bollards around the amenity area to provide protection to the
play area froim vehicles;

Boxwood (3’high) and mixed shrubs (2°-5’ high) are provided for protection
of the play area. Uplights under the two feature trees by the entrance also
help delineate the amenity area from the internal strata road.
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10.

1.

12.

13.

14.

15.

16.

Building No. 8 north facade and Building No. | south facade need more
articulation as these buildings introduce the site; could change colour, texture,
massing or return the skirting of the roof to have a nice end to the buildings;

Additional windows have been provided on both these elevations along with
bracket detailing under the shed roof soffifs to tie in witl the street-fronting
Sfacades.

window alignment in bays and Building No. 2 east facade needs resolution;
The window bay projection has been revised and the windows are aligned.

facade of exposed building “ends™ looks bland and need further articulation,
e.g. Building No. 5 needs articulation, e.g. consider changing the colour or
adding a small window;

Additional windows have been provided on the exposed sowll facade of
Building No. 5.

very good project; like the lay-out and variety of buildings; like the central
location and openness of the amenity area; does not look like a leftover space;
Noted.

location of garbage and recycling is okay; however garbage truck has to travel
some distance to collect the garbage;

Noted.

building massing fits into the neighbourhood; colours are subdued; couvld go
one level up if the character of the building is contemporary;

Noted.

amenity area is too open to outsiders; consider landscaping, e.g. taller and more
dense planting to make the amenity area more open to the inside than to the
outside;

48" high picket fence and shrubs are provided along the length of the
boundary to the external road creating a visible barrier to the amenity while
not completely enclosing it,

overall good massing, articulation and colour scheme;
Noted.

proportion of bump outs 1s good, but could use some work; a bit weak where
they meet the first level roof; projections are disconnected at the first level; no
need for a continuous skirt roof all the way around as they do not provide strong
visual support for the projections; investigate how the projections terminate;

The skirt roof detail has been reviewed and it was concluded that the skirt
roof helps break the 3 storey building mass and the building facades become
too bland with too much of vertical elements without the skirt roof. Therefore
we would like to maintain the current roof plan.
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17.

18.

19.

21.

14
o

N
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26.

use of wood in enfries is not strong; entries could use more punch, e.g. through
double wood columns and heavy lintels with good wood detailing;

Lintels size has been increased and bracket detail is enhanced.

entry for the overall project looks strong in the plan but does not come off well
i the model; could use a stronger enfry feature;

The skirt roof projection was not accurate on the scale model. It was shown
as 217 deep eave but it is actually 17" deep. The entry porcl structure should
come off stronger in reality.

corner condition could use some work;

The window bay projection has been revised and the windows are aligned.
Entry Monumentation has been enlarged.

commend the applicant for developing the three lots together; have been an
eyesore for many years;
Noled.

proposed development has a different style; mitigates the blandness in the area;
size of the development makes it stand on its own;

Noled.

like the location of the amenity area along Alder Street; provides a nice outlook
as motorists drive onto Alberta Road coming from Hemlock Drive;

Noted.

echo comments of the Panel regarding the need for the applicant to pay more
attention to units adjacent to the main entry to the site; consider introducing
design elements to visually break down the facades of these 3-storey buildings;

Please refer to item #8.
recommend stronger colour scheme as neighbourhood looks bland;

The colour schemes were carefully chosen to harmonize in the neighbouring
buildings as the proposed building style is new in the neighbourhood. ASP
Panel member stated they hoped we carried through with our proposed colour
scheme as he believed the neighbourhood looked bland.

reconsider attaching garbage and recycling enclosure to the residential unit;
may be a concern/issue for buyers; and

Noled, due to the site constraints, the opportunity 1o provide a detached
garbage room us not available.

echo the sugpestion regarding extending the permeable pavers from the site
enfry up to the visitor parking space adjacent to the amenity area; would make
the amenity area stand out more.

The permeable pavers have been extended as suggested.



September 17,2012 -4 - DP 12-610759

Panel Decision

It was moved and seconded
That DP 12-610759 be supported to move forward to the Development Permit Panel
subject to the applicunt giving consideration to the comments of the Panel.

CARRIED

3642139



i C!ty of
Richmond Development Permit

No. DP 12-610759

To the Holder: Townline Developments Inc.
Property Address: 9431, 9451 and 9471 Alberta Road
Address: 120 - 13575 Commerce Parkway

Richmond, BC V8BV 2L1

I. This Development Permit is issued subject to compliance with all of the Bylaws of the City
applicable thereto, except as specifically varied or supplemented by this Permit.

2. This Development Permit applies to and only to those lands shown cross-hatched on the
attached Schedule "A" and any and all buildings, structures and other development thereon.

3. The "Richmond Zoning Bylaw 8500" is hereby varied to:

a) Reduce the Alder Street setback from 4.5 metres to 4.21 metres to allow for a building
footprint encroachment in Building 2;

b) Reduce the comer setback at Hemlock Drive and Alder Street from 4.3 metres to 3.96
metres 1o allow for a building footprint encroachment in Building 2; and

¢) Permit resident parking in a tandem configuration in 26 of the 35 units.

4. Subject to Section 692 of the Local Government Act, R.S.B.C.: buildings and structures;
off-strect parking and loading facilities; roads and parking areas; and landscaping and
screening shall be constructed generally in accordance with Plans #1 to #14 attached hereto.

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

6. As a condition of the issuance of this Permit, the City is holding the securily in the amount of
$129,446.30 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. I 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.

3649139



Development Permit

No. DP 12-610759

To the Holder: Townline Developments Inc.
Property Address: 9431, 9451 and 9471 Alberta Road
Address: 120 - 13575 Commerce Parkway

Richmond, BC V6V 2L1

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

This Permit is not a Building Permit.

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

MAYOR

3649139
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Report to Development Permit Panel
Planning and Development Department

Development Permit Panel Date: September 9, 2012

Wayne Craig File: DP 12-615424
Program Coordinator-Development

Application by Onni Contracting Ltd. for a Development Permit at
7731 and 7771 Alderbridge Way .

Staff Recommendation

That a Development Permit be issued which would;

1.

o

Permit the construction of a 659-unit project in four (4), six-storey wood frame buddings
over two (2) concrete parking structures located at 7731 and 7771 Alderbridge Way; and

Vary the provisions of Richmond Zoning Bylaw §500 to:

(a) Reduce the required exterior side yard setbacks for portions of partially below-
grade parking structures on the proposed Lots ] and 2 from 3.0 m t0 0.0 m
respectively along Cedarbridge Way and Gilbert Road,;

(b) Reduce the required interior side yard setback for limited portions of partially-
below grade parking structures from 1.5 m to 0.0 m along the west property line of
the proposed Lot | and the east property line of the proposed Lot 2;

(c) Reduce the required visitor parking from 0.20 spaces/dwelling unit to 0.15
spaces/dwelling unit for the developmeant as a whole; and

(d) Relax the requiremeant for the provision of on-site loading spaces for two (2) WB-17
loading spaces.

MM
Att.

3644532



Staff Report
Origin
Onni Contracting Ltd. has applied to the City of Richmond for permission to develop a 659-unit
project in four (4), six-storey wood frame buildings over two (2) concrete parking structures.

Two (2) buildings will be located on top of one (1) large single storey parkade on proposed Lot ]
(West) and Lot 2 (East) on each side of a newly dedicated section of Cedarbridge Way.

The site 1s currently under application for rezoning from “Industrial Retail (IR 1) to “High Density
Low Rise Apartments (RAH2)” (RZ 11-585209) to facilitate this Development Permit application.
The applicable Zoning Amendment Bylaw No. 8884 has received third reading with the applicant
currently completing the Rezoning Considerations.

As part of the Rezoning Considerations for the development, a Servicing Agreement is being
registered oo title that will secure the servicing and road works to be completed. No-build
covenants are also required to ensure that the necessary servicing works and streets are constructed
at the necessary times prior (o issuance of building and occupancy permits for the four (4) proposed
buildings.

Development Information

Of the 659 units proposcd, Buildings 1 and 2, located on top of a parkade to the west of
Cedarbridge Way, contain 340 units. Buildings 3 and 4, located on second parkade on the east of
Cedarbridge Way, contain 319 units. Lot 1 1s proposed to be developed furst under a two (2) phase
strata for Buildings | and 2. Subsequently, Lot 2 is proposed to be developed under a separate two
(2) phase strata for Buildings 3 and 4. Please refer to the attached Development Application Data
Sheet (Attachmeat 1) for a comparison of the proposed development data with the relevant
Bylaw requirements.

Background

The existing two (2) lots within the subject site of 2.87 ha. (7.09 acres) were created in 1369 as part
of the Brighouse Industrial Estate subdivision along Alderbridge Way. Of note, the westein lot was
the site of the long-standing Stacey’s Fumniture World and the eastern lot now includes a Tim
Horton's amongst nunierous other smaller commercial and light industrial tenants.

The existing and proposed development surrounding the subject consolidated site is described as
follows:

To the North, lies the former CPR line property which is now owned by the City and will form part
of New River Road. Further to the north, one (1) large light industrial buwlding is located on a site
zoned as “Industrial Business ([B1).” This site 1s designated within the CCAP as part of a Jarge
future Raverfront Park.

3644532
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To the South, lies Alderbridge Way with the former Grimm’s sausage factory site on the south side
of the strect. This site is now zoned “Industrial Retail (IR1)” and is the subject of a current
rezoning application to rezone the site to a “Residential Limited Commercial (RCL)” zone allow for
a higher density, mixed-use development.

To the East, two (2) light industrial / retail buildings are located on site to the east of an adjacent
lane and on a site zoned “Industrial Retail (IR1)".

To the West, the Gilbert Road approach to the Dinsmore Bridge forms the north-west boundary of
the subject site. The remainder of the site is bounded by the former “V-Tech” building sitc which is
zoned “Industrial Retail ([R1).”

Rezoning and Public Hearing Results

Public Hearings for the rezoning of this site were held on May 22, 2012 and June 18, 2012. At
the Public Hearings, the following concerns about rezoning the property werc expressed.

There were concerns raised by Tim Horton’s Canada (TDL Group Corp.) and local franchisc
owner, Mr, Mike Raspberry, regarding the applicant’s consultation with them on the existing
lease for the Tim Horton’s located jn part of the large existing building at 7771 Alderbridge
Way. As result of this concern, the following resolution PH/12 5-6 was made at the May 22,
2012 Public Hearing:

That, in relation to this rezoning, as a further condition of fourth reading of the Bylaw,
that any leases registered on title, including the lease in favour of Tim Hortons Canada,
would be discharged.

There was also a concern raised by raised in letters from by Ebco Industries Ltd. regarding view
corridors mentioned in the Rezooing Staff Report on the project. Staff explained that this report
text concerned the context site and potential views towards the north and was not granting any
view commidors over the Ebco property. A letter was also sent to Ebco Induslries in follow-up.

Following the May 22, 2012 Public Hearing, new inforrnation was brought forward by the
applicant to staff and Counci] leading to the above resolution PH/12 5-6 being rescinded and
with a second Public [learing being held and Third Reading being given on June 18, 2012. At
this second hearing, similar concerns were raised by TDL Group Corp. and Mike Raspberry and
Ebco Industries. A representative frorn the Jones New York store at 7771 Alderbridge Way also
noted they had not been consulted by the applicant. While the tenant concerns are private
property matters, staff and Council urged the applicant to communicate with its tenants
concerning the future plans for buildings on the project site,

After the second Public Hearing, Onni sent a letter to all of its tenants updating them on the
development process, advising that 773] Alderbridge Way (proposed Buildings 1 and 2 on Lot
1) is scheduled to be re-developed first. The letter also stated that re-development of 7771
Alderbridge Way (proposed Buildings 3 and 4 on Lot 2) was contingent on the rate of market
absorption of the first two buidings.
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Staff Comments

The proposed development scheme atiached 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. [n addition, the proposal complies with the intent of
the apphicable sections of the Official Comumunity Plan (OCP) and the CCAP which designates
the site as “‘Urban Centre (25 m)” and includes the Sub-Area B.2 Mixed-Use Mid-Rise
Residential and Limited Commercial Development Permit guidelines.

The proposed application is in compliance with the “Figh Density Low Rise Apartments
(RAH2)” zone of City of Richmond Zoning Bylaw except for the zoning variances noted below.

Zoning Compliance/Variances (staff commenis in bold)

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

1) Reduce the required exterior side yard setbacks for portions of partially below-grade

2)
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parking structures on the proposed Lots I and 2 from 3.0 m to 0.0 m respectively along
Cedarbrnidge Way and Gilbert Road.

(Staff supports the proposed variance for the parkade setbacks on Lots 1 and 2 fo the
new Cedarbridge Way as the sections of parkade walls located at 0.0 m. are largely
located below the Cedarbridge Way streel grade where the east-west greenway crosses
the street. Shori sections of these parkade walls rise nup to approximately 0.75 m (2.5
JL) to meet adjacent terraced planter (see Architectural plan AQ.7 and Landscape Plan
L3.1).

Similar adjacent terraced planter walls are located between Building 2 and the Gilbert
Road allowance property line on the proposed Lot 1 (see Architectural plans A3.04 and
A3.06). There will be approximately 20 m (66 f1.) of slightly lower open space between
the project property line and the future curb line within the Gilbert Road allowance.

As discussed below in this report, the City will be constructing a plaza, pedestrian and
cycling paths and locating a major public art work adjacent to this property line within
the Gilbert Road allowance. This area will be raised to the level of Gilbert and River
Roads which at a similar level to the base of the project’s landscape walls which are
located in front of the parkade.

On both Cedarbridge Way and Gilbert Road, lowered parkade ceilings over bike
parking and the front vehicle parking have been used to assist in accommodating these
planters and hiding the parkade structures.)

Reduce the required interior side yard setback for limited portions of partially-below
grade parking structures from 1.5 m to 0.0 m along the west property Jine of the proposed
Lot | and the east property line of the proposed Lot 2;

(Staff supports the proposed variance for the parkade wall and interim retaining wall
under Buildings I and 2 on the west side of the proposed Lot 1. The proposed retaining
wall und parkade wall range front 0.0 m to approximately 2.5 m (8.2 f1.) in height
above grade see Architectural plans A3.04 and A3.06).



3)

4)

3644532

-5

This condition is largely the result of gradually raising the grade along the North-
South greemway along the west side of the site up to the level of the intersecting East-
West greenway af the centre of the proposed development site.  Currently, there is an
approximately 6.0 m (20 f1.) high concrete building located on the subject site with no
setback to west property line. This building will be removed when the subject
development commences. It is expected that the future development of the site to the
west will butt into the parkade and meet the grade of the North-South greenway on the
subject site as the greemway will also be provided on the adjaceut property.)

(The second variance is for the parkade wall under Buildings 3 and 4 on the east side
of the proposed Lot 2 adjacent to a 6.0m (20.0 ft.) lane. The wall ranges between
approximately 2.0 m (8.2 f1.) 10 3.0 m (9.8 f1.) in height above grade of the adjacent east
lane. This condition is an interim condition as a future pedestrian path will be
constructed within the east lane at a higher grade rising up to the level of the
intersecting East-West greemway. An ultinate grading plan is included within the
Development Permif plaus that address this future raised pathway with planter walls
not exceeding 1.2 m (4.0 ft.) against the final pedestrian pathway eleyation (see
Architectural plans A3.04 and A3.05). Staff have also discussed this proposed change
of grade with the ovwners of the future development site to the east who will be required
fo construct the pathway over the current lane alignment as discussed above.)

Reduce the required visitor parking from 0.20 spaces /dwelling unit to 0.15 spaces
/dwelling unit for the development as a whole.

(Staff supports this visitor parking reduction beyond the maximnum 10% TDM
reduction of 10% to 0.18 spaces/dwelling unit sef out under the zoning bylaw. Of nofe,
the TDM Rezoning Considerations allowed for an overall 7.5% reduction in fotal
parking vequirements (resident and visitor parking combined) which would allow for
flexibility in allocating the 7.5% parking reduction between the resident and visitor
parking. As the visitor parking is proposed to be reduced by 25% under the
Development Permit (more than the 10% TDM maximum), a formal variance is
required. The applicant has agreed fo interconnect the visitor purkade intercoms and
include parkade entrance signage allowing for visitor parking sharing for Buildings 1/
2 and Buildings 3 /4 so each parkade provides the 0.15 visitor spaces for the two
buildings located above. This parking reduction was approved by City Transportation
and results in having 51 visitor parking spaces located within the parkade on the
proposed Lot 1 and 49 visitor spaces located within the parkade on the proposed Lot 2.
The TDM package is discussed below in this report. )

To relax the requirement to provide two (2) large WB-17 loading spaces for the sjte.

(Staff supports the proposed variance us there will be four (4) medinm SU9 loading
spaces within the development site with one (1) space being located next to each
building’s lobby entrance off of Cedarbridge Way. While most moving and delivery
trucks will be accommodated by the SU9 spaces on-site, City Transportation has ulso
provided that they will offer temporary on-street loading permits near the bnilding
lobbies upon-request on occasion when very large seini-trailers need fo load.



Advisory Design Panel Comments

The Advisory Design Panel reviewed the application on July 18, 2012. A copy of the televant
excerpt from the Advisory Design Panel Minutes is attached for reference (Attachment 2). The
design response from the applicant has been included immediately following the specific Design
Panel comments and is identified in “bold italics’.

Analysis
Conditions of Adjacency

The developer will construct an entirely new River Road from Gilbert Road to the east side of the
subject development site where the former CPR line is now located. This section will include two
(2) eastbound and two (2) westbound lanes along with an adjacent bi-direction separate bike path

and sidewalk immediately to the north of the developraent.

On the north side of the new River Road, the site containing existing light industrial buildings is
designated for the new Riverfront Park in the CCAP. Upon creation of this park, the development
will be afforded views of the park, and better views of the Middle Arm of the Fraser River and
North Shore mountains in the distance.

There will be widening of the Alderbndge Way 1o the south, with new sidewalks and treed
boulevards being constructed as part of the subject development.

To the west, the existing “V-Tech” building will remain until sometime in the future when the site
is redeveloped. As a Greenway, connecting Alderbridge Way with Gilbert Road, is designated in
the CCAP along the west property line of the site, the west-half of this greenway of at least 5.0 m
(16.5 f1.) will be landscaped and included within a Statutory Right of Way (SROW) to complement
the half width of the north-south greenway now being provided on the subject development. To
the northwest, the applicant is required to construct the full curb to curb widening of Gilbert Road
northward of approximately where this greenway intersects Gilbert Road.

To provide for an additional pedestrian pathway linking Alderbridge Way with New River Road
within the wide block between Cedarbridge Way and Minoru Boulevard, Planning, Transportation,
Parks and Engincering staft have agreed to close the northerly three-quarters of the lane
immediately to the cast of the site.  With the current application, there will be reconstruction of
the southem part of the current lane to the east along with registration of SROW for a sidewalk.
The remaining northerly two-thirds of the lane will remain in its current state for the time being.
At the ime of redevelopment of the current warchouse building immediately to the east, this
remaining section will be closed and re-grade and tumed into another pedestrian link which will
intersect the major East-West greenway crossing the subject and adjacent site. Lastly, Cedarbridge
Way will be constructed as part of this application through the development site from Alderbridge
Way to New River Road.

Urban Design and Site Planning

The proposed development is composed of a family of four (4) buildings centered on the
extension of Cedarbridge Way from Alderbridge Way to the new River Road extension.
Buildings’ Orientation. The four (4) buildings have a similar U-shaped building form three (3)

sides around the garden courtyards for each building that rises between four (4) to six (6) storeys
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above street grade. DifTerentiation amongst the buildings has been achieved by mainly varying
the orientation of the “U” shaped buildings and courtyard openings while differentiating the
materials and small-scale facade articulation between Buildings | and 4 facing Alderbridge Way
and Buildings 2 and 3 facing the New River Road.

View Corridors: View corridors are particularly important due to the proposed riverfront park
being developed inimediately to the notth, and the distant mountain views to the north over the
existing warehouses which occupy the site of the future Riverfront Park. The spacing between
the buildings across Cedarbridge Way allows for good view corridots north-south and sunlight
peoctration.

LEast-West Greenway: The CCAP’s envisioned cast-west greenway connects the Oval Village
local commercial and major recreational destinations to the Aberdeen Village Commercial and
Axts District. The applicant has addressed these components 1o the satisfaction of Planning,
Transportation and Parks Department staff.

The separation between the buildings averages approximately 22 m (72.5 ft.) along the greenway,
leaving sufficient area for ground floor patios and common strata property oo each side. The
greenway will include a 3.5 m (11.5 ft.) wide hard-surfaced public path that extends from the east to
the west boundaries of the development, crossing Cedarbridge Way 1n the centre of the development
site. The greenway also includes landscaping on both sides of the hard-surface pathway.

North-South Greenway. This greenway, extending from north to south on the west side of the
proposed west Lot L, will include a 3.5 m (L 1.5 (t.) hard-surfaced public path which intersects the
west end of the east-west greenway. The greenway also includes landscaping on the east of the hard
surface path within the 5.0m (16.5 ft.) SROW for east half of the greenway being constructed for the
subject development. The future development of the “V-Tech” site to the west will be required to
provide the remaining landscaping within a further a 5.0m (16.5 ft.) SROW, thus completing the
west side of the north-south greenway.

Gilbert Road Boulevard and Greenway: The development of the greenway on the east side of the
very wide unused Gilbert Road aitowance, a prominent gateway to the City Centre, remains to be
finalized. Given that there will be approximately 20 m (66 t.) of open space between the project
property line and the future Gilbert Road curb in this lugh visibility area, a plaza, pedestrian and
cycling paths, lighting, significant tree planting and a major $350,000 Landmark Public Art piece
1s included under the project’s Public Art Plan.

Parking and Transportation Demand Management (TDM): The proposed project includes a total of
87] parking spaces with 462 spaces (including 51 visitor spaces) in the parkade on Lot | for
Buildings 1 and 2, and 409 spaces (including 49 visitor spaces) within the parkade on Lot 2 for
Buildings 3 and 4 (See Architectural plans for full parking statistics). While there are 192 proposed
tandem parking spaces, there will be a covenant register on title ensuring that each pair of tandem
parking spaces is assigned to the same dwelling unit.

While there is one (|) parkade under Buildings | /2 on Lot land one (]) parkade under Buildings 3
/4 on Lot 2, each building has its own parkade entrance and adjacent partitioned visitor parking area.
Buildings ] and 2 on Lot 2 have parkade entrances from the west side of Cedarbridge Way. The
parkade for Building 3 is located on the east side of Cedarbridge Way while the entrance to the
Building 4 parkade is from the east lane near Cedarbridge Way.
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The parking includes a combined visitor and resident parking reduction of 7.5% below the parking
requirements set oul in Zoning Bylaw 8500 subject to the provision of TDM measures included in
the Rezoning Considerations (see attached Development Reference Plans). This combined parking
TDM reduction includes visitor parking being reduced by 25% from 0.20 to 0.15 spaces/unit on each
of Lot | (Buildings | & 2) and Lot 2 (Buildings 3 & 4) as discussed in the variance section above.

In lieu of this reduction, the City accepts the Developer’s offer to voluntarily:

« Contribute $100,000 to the City for the construction of a 3.0 m (9.8 f1.)
bike/pedestrian pathway along the east side of Gilbert Road from the southern end of

the applicant’s required frontage improvements to Lansdowne Read. (Not eligible for
DCC cyedits.)

. Contribute $25,000 to the City for a City Centre-type bus shelter. (Not eligible for
DCC credits.)

. Enter into an agreement with the City to ensure that the electrical vehicle and bicycle
plug-ins be provided as a condition of issuance of the City building and occupancy
permits for each buslding. This will include provision of 20% of the total resident
parking spaces in each parkade with electric service for vehicle plug-ins with
conduits, circuits breakers and wiring (actual outlets to be provided later by strata
owners). Provision of one (1) standard 120 volt electric plug-in for every forty (40)
resident bicyele parking spaces.

It should be noted that there will be also on-street parking provided on Cedarbridge Way throughout
the day and off-peak on-street parking on Alderbridge Way and River Road over the short to
intermediate term.

Bicycle Parking. The proposed project includes a total of 860 resident bicycle parking spaces with
424 resident spaces in the parkade and 68 surface visitor spaces for Buildings 1 and 2; and 436
resident spaces within the parkade and 64 surface visitor spaces for Buldings 3 and 4. The resident
and visitor bicycle parking provided meets the minimum requirements of Zoning Bylaw 8500.

Loading Space Requirements: Section 7.13 of Zoning Bylaw 8500 requires that one medium-sized
(1) SUY off-street loading space be provided for each building and ope large (1) off-strect WB 17
(17 m trucks) loading space be provided for every two (2) buildings. The applicant has
accommodated the four (4) required SU9 loading spaces on either side of the East-West greenway
junction with Cedarbridge Way. Given the low frequency of use of such Jarge WB17 trucks in a
purely residential project, staff supports a variance to relax this requirement as discussed above.

Recycling and Garbage: Each parkade services a pair of buildings and includes one (1) large
recycling / garbage room and garbage compactor meeting the size and access requirements of the
City’s Sanitation Division. However, given the long distance between these rooms and loading
bays where recycling trucks will pick-up and given there are over 300 units serviced by each
room, the Sanitation Division 15 requesting that the applicant provide suitable golf carts for
recycling movement for each building. The applicant s required to past a security with the City
for the provision of these golf carts prior to Development Permit issuance.
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Architectural Form and Character

Key Street Walls: This development expresses itself with continuous street walls on
Alderbridge Way and New River Road which are two (2) of the major curvilinear streets in the
City Centre. The development’s units face strects with stairs and entrance doors with design
techniques to deliver a townhouse character. As well, the use of stepped patio and landscaped
terraces reduce the appearance of the grade difference.

Street Frontage Elevations: The current Alderbridge Way elevation is lower at 1.5 m (4.9 ft.)
compared to the New River Road which is located at 2.6 m (8.6 fi.) geodectic elevation. This
clevation difference results in a 2.5 m (8.2 ft.) grade difference between Alderbridge Way and
the birst floor of the adjoining units. To address this grade difference, the patios have been
located 1.5 m (4.9 (t.) above street leve] instead of at the unit ground Roor level of 2.5 m (8.2 ft.)
above the street. To achieve this grade transition, the stairs have been broken into two (2)
sections. Also, cladding materials have been extended over the upper part of the parkade that
lies between the unit’s floors and the patios, further reducing the appearance of the grade
different between street and upit levels. Terraced planters have been located between the unit
patios and street level,

The grade difference of approximately 1.4 m (4.6 ft.) on New River Road and Gilbert Road
presents far less of a challenge and has been well addressed through the use of terraced planters
located between the unit patios and street level. Lastly, Cedarbridge Way begins at the lower
Alderbridge Way grade rising to being level with the ground floor of the buildings and the East-
West greenway and then falling again to the River Road grade.

Individual tower-like clements have been included at corners of atl four (4) buildings to anchor
the buildings at the intersections of Cedarbridge Way with Alderbridge Way and the east-west
greenway. Also, a prominent tower element has been included at the north-west corner of
Building 2 given the prominent view of this building from the adjacent Gilbert and River Roads.

Building Height and Rooflines. Each of the four (4) buildings rises to six {6) storeys in height.
The buildings include terraces downward to as low as Tour (4) storeys to provide for a variety of
building form and larger decks for some of the units on the top two (2) floors of each building.
The vse of nverse gable or butterfly roofs and higher ceilings for the sixth floor in each bwlding
provides variety to building masses while also maiutaining continuity within the family of
buildings in the proposed development.

Building Materials and Articulation: While the buildings are similar, the use of varied
architectural building frames, balcony forms, materials, and wall articulation have been utilized
to provide for further differentiation between the buildings. Facing Alderbridge Way, Building 1
has a fibre-cement cladding materials with darker brown and grey colours while Bulding 4
includes both fibre-cement metal panelling with generally brighter colours, including orange.

Facing River Road, Buildings 2 and 3 are designed with more of a mid-20" modemist style with

bolder frames, more simple articulation and use of lighter coloured fibre panelling that appears to
read as stone in Building 2 and read as concrete in Building 3.
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In summary, the massing, articulation, and materials give these wood-frame buwldings the
appearance of concrete buildings with varied characters.

On-Site Landscape and Amenity Space Design

On-Site Outdoor Amenity: As noted above, the “U” shape buildings provide for large semi-
private courtyards while maintaining highly visible smaller water features which provide variety
to gardens and create atiractive transitions from the sewmi-private courtyards to adjacent public
streets. The typical width of the courtyards from building face to building face is approximately
35 m (115 ft.) which provides privacy and ample room for on-site outdoor amenities and patios
for each ground floor uait.

The applicant has responded to staff’s concern about having enlarged play areas included within
the courtyards of Buildings 1, 2 and 4 on either side of Cedarbridge Way. Multi-purpose
amenity/BBQ areas are provided for the Buildings | and 2 courtyards while community garden
plots are provided in the Building 2, 3 and 4 courtyards.

The OCP includes on-site open space guidelines for active uses including socializing, children’s
play and related use. The additional CCAP guidclines provide for on-site walkways, planting,
garden plots, etc. The development includes approximately 5,176 m’ (55,714 ft.%) of such on-site
sociabzing areas.

Common Indoor Amenify. A shared indoor amenity space of approximately 951 m” (10,235 ﬁz)
within Building 1, which includes an indoor swimming pool, will open up on a large common
courtyard patio. There will also be small meeting rooms of approximately 21m?* (230 %) in
cach of Buildings 3 and 4. There will be registration of a reciprocal access easement on the
proposed Lots | and 2 to ensure that the large proposed indoor recreation space ip Bulding 1 1s
accessible to all building residents and 1s constructed in the first phase.

Private Outdoor Amenity: As provided under the OCP DPA guidelines on the minimum private
amenity space requirements, the architect has confirmed that each ground level unit bas been
provided with at least 24 m? (258 ft.) of patio space and eacly upper floor unit has been provided
with at least 6 m? (65 1.%) of deck space.

Trees: Of note, while there are no trees on the subject site, staff have requested and reviewed an
arborist’s report confirming that the proposcd buildings and north-south greenway with a
retaining wall (discussed earlier in the report) will not adversely affect several significant trees
on the adjacent properly to the west.

Summary: In summary, staff feels that the applicant has gone a long way to developing a wood-
frame project that has the modern, urban character desired for the City Centre and which
respouds well to the CCAP’s DPA design guidelines. Particularly, the applicant has responded
wel] to staff and the ADP recommendations to apply high quality, durable materials and
undertake modifications to the detailed desiguo of the buildings.
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Crime Prevention Through Environmental Design

Casual surveillance of the public streets is provided by the ground-orientated units with
individual patios between 1.2 m (4.0 ft.) and 1.5 m (5.0 ft.) above the public sidewalks and front
doors facing the streets. The average 22.0 m (72 .5 ft.) spacing between buildings along the east-
west greenway provides for sufficient building separation, but also provides for surveillance
from thc units on the first four (4) floors of the adjacent buildings which are placed at an average
setback of 6.0 m (20 ft.) rom each side of the 10 m (33 fi.) greenway right-of-way.

Proposed street lighting and on-site lighting fixtures provide for safe pedestrian circulation from

“streets and along both of the east-west and north-south greenways. The City Centre’s modern
“Type 8 lamp standards with “Hestia” style light fixtures are provided on both the greenways
and streets. These fixture are outfitted to provide for white light and in such a way to prevent
ambient light pollution that conflicts with neighbouring apartment units.

Special attention has been given to open-up the greenway intersections where they intersect with
public streets. In particular, the intersection of the east-west greenway with Cedarbridge Way
has been opeped up to create mini-plazas on each side of Cedarbridge Way by shifting planters
and loading spaces away from the greenway. These mini plazas include the four (4) SU9 loading
which can read and appear as part of the mini plazas when not occupied by loading trucks.

Public streets and greenways and the semi-public spaces (building courtyards) have been well
defined and highly visible from the private patios and decks. Symbolic barriers have been
wcorporated through changes in vegetation, grade and Jandscape features. (e.g. low walls, fences
and trellises).

Accessibility

The proposed 528 Basic Universal Accessible Housing units are each designated throughout the
buildings plans on the attached Development Permit architectural plans which confurm the units
meefing all of the accessibility requirements under Section 4. 16 of Zoning Bylaw 8500.
Compliance with the design requirements will be re-confumed through the Building Permit
process.

Affordable Housing

Following the City’s Aflordable Housing Policy, the applicant will be providing 40 affordable
housing (low-end market rental) to the satisfaction of the City. The affordable housing units will
have a total combined habitable area of at least 5% of the residential floor area ratio (FAR)
permitted (not including hallways and common areas) with aminimum 30,931 1.2 combined
habitable area to be provided in the assigned buildings planned to be developed in Buildings 1, 3
and 4 as follows:

Location 1 Bedroom 2 Bedroom Total
Building ] 4 5 9
Building 3 0 8 8
Building 4 8 15 23
Overall Total 12 28 40
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The affordable housing units are located on in Buildings 1, 3 and 4 and are designated on the
attached Development Permit Architectural Plans which is included under Affordable Housing
Bylaw 8936 considered by Planning Committee on September 5, 2012,

Noise Related Aspects of the Proposal

A restrictive covenant is being registered requiring that prior to the Development Permit being
issued, the applicant is required to provide reports by a registered professional qualified in
acoustics identifying the measures needed (o satisfy the “Nojsc Management” standards set out
in the OCP. As the site is temporarily situated in a transitional industrial area and may be subject
to noises not typical of other residential neighbourhoods, a covenant was registered on title
during the rezoning phase, on this regard.

Public Art

The City has accepted the applicant’s offer to voluntarily provide $440,411 to Richmond’s
Public Art Program. This amount includes a cash contribution of $139,700 to be provided o the
City’s Public Art Reserve Fund for a Landmark Art piece and providing a security to the City for
$300,711 for other Public Art with locations gencrally shown on sheet L.1.8 of the landscape
plans. The applicant has submitted a detailed Public Art Plan which will be reviewed and need to
be accepted by Planning and Public Art staff.

District Energy Utility (DEU)

The applicant has agreed to commit to connecting to the proposed City Centre DEU. The DEU terms
will be finalized as a Rezopning Consideration include:

» Design and construction of the development’s buildings to facilitate hook-up to a
DEU system (e.g., hydronic water-based heating system); and

s [Entering into a Service Provision Agreement(s) and statutory right-of-way(s) and/or
alternative legal agreements, to the satisfaction of the City.

Sustainability

The applicant has coromitted to meet the Canadian Green Building Council LEED Silver 2009
criteria . In this regard, Stantec, providing LEED consulting services for the project, has
provided the LEED Scorecard confirming how the project meets LEED Silver criteria. A letter
of assurance will be required prior to issuance of an occupancy permit for each building
confirming meeting the LEED Silver score. The proposed project includes at least 50 points
with up to a possible 54 points within the LEED Silver category of 50 to 59 points.

The CCAP requires two LEED criteria to be met, including Heat Island Effect: Roof Credii and
Storm Water Management Credit which have both been met. Other sustaipability roeasures,
contained within the development include:

e Permeable pavers have been applied in pedestrian pathways areas to allow for storm
water wafiltration, and less storm runoff;

¢ Water efficient landscaping with planting is drought tolerant and many are native species,
reducing water use by 50%;
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e Domestic water use reduction, including use of low flow fixtures will be specified to
conserve water;,

o Optimize energy performance with a 25% to 56% cnergy cost savings,

o Construction waste management, diverting 50% 1o 75% of waste to recycling; and

e Usc of low-emitting interior finishing materials such as adhesives, sealants, paints and
carpets.

Conclusions

Issues identified during the Development Permi{ Application design review process bave been
considered and addressed, including stafl and Advisory Design Panel comments regarding
adjacencies and landscape design. In summary, the development:

* Forms adistinctive, modem, wood-frame, high-quality, high-density yet lJow-rise part of to
the Lansdowne Village neighbourhood;

* Completes important sections of the major road network in the CCAP including New River
Road east of Gjlbert Road and the extension of Cedarbridge Way to New River Road; and

¢ Provides the first significant section of the major east-west and porth-south greenways that
will connect Lansdowne Village to the rest of the City Centre.

Theret'ore staff recommends support for this Development Permut Application.

//H ',‘. ‘i‘;(//l ' //[ﬁ/—\

Mark McMullen
Senior Coordinator-Major Projects
(604-276-4173)

MM:blg

Aftachment 1: Development Application Data Sheet
Attachment 2: Excerpt of Minutes from July 18, 2012 Mceting of the Advisory Design Panel

The tollowing 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 $826,437 based on an cstimate provided by the
landscape architect,

s Receipt of security for one (1) recycling golf cart for each of the 1wo (2) parkade recycling/garbage rooms in an
amount to secure purchase of such vehicles to the satisfaction of the City.
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* The applicant is required to retain a registered professional who is qualified in the design and installation of an
air condilion, or an alteralive cooling system that mcets ihe ASHRAE 55-2004 standard, or subsequent updates
as they may occur. Further, the retained registered professional is to certify that any required noise insulation
measures have been installed according to the report’s recoramendations before the building may obtain an
Occupancy Permit. Maximum noise levels (decibels) within the dwelling units must be as follows:

Bedrooms 35 decibels
Living, dining, rccreation rooms 40 decibels
Kitchen, bathrooms, hallways, and utility rooms 45 decibels

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

2644332

Address possible changes to the width, material and clevation of the greenway crosswalk at
Cedarbridge Way under the Servicing Agreement to the satisfaction of the City’s Planning, Transportation
and Parks Departments.

Incorporation of the above-noted acoustical repon’'s recommendations into e BP drawings.

Confirmarion of accessiblity measures under Section 4.16 of Zoning Bylaw 8500 being incorporated into
BP drawings for the designated 528 Universal Accessible Units.

Obitain a Building Permit for any construction hoarding associated with the proposed devclopment. 1€
counsmruction 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 inay be required as part of
the Building Permit. For further information on the Building Permit, please contact Building Approvals
Division af 604-276-42835.

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




Attachment 1

Development Application
City of Richmond Data Sheet
6911 No. 3 Road

Richmond, BC, VGY 2C) Development Applications Division

www richmond.ca

RZ 11-585209

Address: 7731 & 7771 Alderbridge Way

Applicant/Owner: Onni Contracting Ltd.

Owner: _Onni 7731 Alderbridge Way Holding Corp. & 7771 Alderbridge Way Holding Corp.
Pianning Area(s): City Centre Area (Lansdowne Village)

Floor Area No change is proposed in maximum permilted floor area or density

Proposed Development

Bylaw Requirement Variance

e Lot 1: 13,288.40 m” (143,040 ft")
Lot Size (Min) | 0 400 m? (25,633 i) e Lot2:11,885.75 m? (127,937 f)) e None
o Lot 1: building footprint: 45%
. s 60% for buildings non-porus surfaces: 69.5%

L_h?ltagc))verage « 80%forbuildingandnon | e Lol2: building footprint: 45% e None

porous surfaces non-porus surface: 70.3%
s 2.0 FAR of the total site with 20 m
s 1.2 upto2.0FAR of the Cedarbridge dedication and 5%

FAR total site with provision of affordable housing as per the RAH2 zone o« N
5% of fotal floor area for and Zoning Amendment Bylaw No. 8884 one
affordable housing units. text not deducted.

Habitable Floor | « Residential: 2.6 m geodetic | & coiaental: 4.064 m geodetic N

Elevation (Min.) ® Local exception permitted for one (1) one

lobby per building.
_ ‘ afesarsnéltl)g»[vmmuspacggm as | ® Varies, but less than 25 m above finished
Height (Max.) g CCSJ;APp grade in all cases. e None

3644532




Bylaw Requirement ‘

a) 3.0m @ Alderbridge P/L
b) 1.5m @ Easi Lane PIL
¢) 3.0m @ River Road P/L

-2

Proposed Development

a) 4.8 m for Building 1 and 5.3 m Building 4
@ Alderbridge from PROP

b) 0.0m @ East Lane P/L for parkade

¢) 3.0m @ River Road P/L

d) 0.0m @ Cedarbridge Way P/L for parkade

Variance

DVP for interior
side west P/L on
Lot 1 and east P/L
on Lot 2 on from
1.5m to 0.0 m;

(Shiit:a)\cks d) 3.0m @ Cedarbridge P/L | ¢) 0.0m @ Gilbert Road P/L exterior side for
’ e) 3.0m @ Gilbert P/L f)y 0.0m @ West Side P/L for parkade Gilbert Road for
f) 1.5m @ West Side P/L Lot 1 and exterior
Based on setback to PROP/SROW on side for
Alderbridge Way; setbacks from the actual Cedarbridge Way
property lines are greater. for Lots 1 and 2
Lot 1. Parkade (Bldgs1/2): 475
Min Residents/affordable:; 407 Lot 1: Parkade (Bldgs1/2): 462
(max small car: 50%)
Min Visitors: 0.2/unit: 68 Residents/Affordable: 411
(small car 49%)
(With maximum 7.5% TDM Visitors: 51
overall reduction) DVP to reduce
Off-Street Lot 2: Parkade (Bldgs3/4): 409 visitor parking to
Parking Lot 2 Parkade: (Bldgs 3/4): 438 0.15

Min Residents/affordable: 374
(max small car 50%: )
Min Visitors: 0.2/unit: 64

(Before maximum 7.5% TDM
overall reduction and 25%
visitor reduction 0 0.15
spaces/unit)

Residenis/Affordable: 360
(small car; 50%)
Visilors: 49

(With maximum 7.5% TDM overall reduction
and 25% visitor reduction to 0.15 spaces/unif)

spaces/dwelling
unit.

Bicycle Parking

Lot 1: Parkade (Bldgs1/2)
s Resident (1.25/unit); 425
e Visitor (0.2/unit). 68

Lot 2: Parkade {Bldgsi/2)
e Resideni (1.25/unit): 425
e Visitor (0.2/unit): 68

Lol 1: Parkade (Bldgs1/2)
e Resident {1.25/unit): 398
e Visilor (0.2/unit); 68

Lot 2: Parkade (Bldgs1/2)

e Resident (1.25/unit): 436
Visitor {0.2/unit): 64

None

Loading

e 2 medium; 2 large with one
being provided for each
building with sizes as per
Section 7.10.2. To be
on-site.

e Required 4 SUS loading spaces with 1
provided for each of the four buildings.

DVP to relax the
requirement for 2
WB 17 spaces
required.

3644532
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Attachment 2

Excerpt from the Minutes from
The Design Panel Meeting
Wednesday, July 18, 2012 — 4:00 p.m.

Rm. M.1.003
Richmond City Hall

Panel Discussion

Comments from the Panel were as follows:

like the roof design, i.e. the butterfly roofs with four different forms and facing
different directions; appealing feel for the neighbouring towers and from River
Road;

Butterfly roofs are a distinguishing characteristic of the project and serve to
unify all four buildings.

four forms are similar in height and mass and a lot of detai! has been introduced
to differentiate the fow forms; differences are not just in colour and materials
but also in forms ard details; four forms have subtle differences; applicant has
addressed a previous comument of the Panel to differentiate the building in terms
of colour and texture;

We have worked with the Staff and the preliminary ADP comments to further
differentiale the four buildings in terms of massing and malerial (reatment.

concern on heat gain on metal panel system and the use of dark colours in
Building 4; bowever, apprecjate the right balance in the use of bright colours in
small and different areas in comparison to the two field colours;

Metal panels will be properly detailed to ensure heat gain is minimized and
ventilation is provided behind panels.

model presented by the applicant should have been a coloured model; use of
materials should have been shown in the model to show the significant and
minute details as it would be difficult to see them in the elevations and
rendenngs;

3D views were supplied to suggest materiality of each of the buildings.
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there are a lot of community gardens in the project; like its use in the projecl
bul not in the smaller courtyards, i.e. in Buildings 2, 3 and 4; garden plots will
diminish the vsable space for residents due to their limited use during certain
seasons of the year, e.g. during winter when they are mostly dormant and
visually unappealing; consider scaling back the community gardens in the
courtyards;

Community gardens have been slightly scaled back fto make room for other
amenities in two of the courtyards. Communuity gardens can be made to stay
more atiractive through strata regulations and the use of a management
company.

concern on the central intersection between the roadway and greenway due to
truck loading; consider having more intricate pattem for the pavers, e.g. by
using two different materials and rextures;

Landscape paving patterns have been updated fo provide more clear
distinction between the different areas. Planting has also been used fo
estublish separation.

overall, support the project;
Noted

hope to see aging in place features in the project; consider sliding door access to
ensuite washrooms;

Aging in place features will be incorporated at BP stage including; blocking
in bathrooms for grab bars, lever handles, pockel doors for waslhroonis.

interesting model for the neighbourhood; building is inlerstitial type; inverted
roof 15 interesting;

We feel that this project provides an alternate form and variety of housing
typology to the tower and townhouse developments occurring in the area.

agree with comment regarding the preponderance of plot gardens in the
courtyards:

As mentioned above, community gardens have been reduced and other
amenities expanded.
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no major concern with the courtyards; they are distinct from each other and
have a lot of programmatic elements that make them useful within a small
space; nice hierarchy of spaces 1o the courtyards;

Thank you

there 1s opportunity to creale a public realm in the center court that 1s significant
and pedeslrian-focused; however, location of loading presents a challenge to
this opportunity; need to work with Transportation to figure out how to
integrate loading at the center court in a piore sensitive way, consider more
detail in the crossroads to privilege the walking tratfic, e.g. add bollards and
designate Joading on the street as loading al the center court is a suburban
model for Joading and not an urban model;

The centre court has been refined fo help create good public spaces and
incorporate loading. Loading bays have been located closer to the buildings to
allow for a wider centre court. Bollards have been added 1o define the loading
spaces.

reconsider building garden plots as the greenway ROW fteels domestic and
tends to privatize the place; 4 x 8 ft. timber guds don’t enhance visual appeal;
consider other ways o achieve urban agriculture that are more civic, €.g. street
trees bearing fruit, grape/kiwi vine on a trellis, etc.; need not depend on garden
plots to animate the space; greenway should become a really critical walkway
link in the emerging neighbourhood;

Greenway garden plots liave been removed from the project.

applicant has not provided wnformation/vision regarding how the western
terminus of the greenway might integrate with the properties 1o the west; similar
suggestions for east lane integration; information was requested by the Panel
during the rezouing stage; applicant is encouraged to suggest some ideas;

The West end of the greemsvay is designed to end at the intersection of the
North-South greenway per City direction. The East end will terminafe al the
City East lane as a temporary solution. In the future the East lane will be
converted to a greenway by others, which will include raising the elevation of
the future greenway to meet the grade of the East-West greemvay on the Onni
development. This will allow the East West greennway to be extended eastward
across neighbouring sites to the east as planned for in the CCAP.
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sections on Alderbridge Way are fairly well resolved; applicant has adequately
handled a difficult scenario, 1.¢. a 2-meter grade change;

We have worked closely with staff to create a pedestrian friendly sidewalk
along Alderbridge. This has been acliieved by; setting back buildings 1 and 4
Srom Alderbridge further than the setback allows, providing stepped planters
along the front of the parkade, and droppmg the front patios of the
Alderbridge fronting buildings doswn from 4.0m to 3.0m

the project suffers from the model presented to the Panel; the model does not
resemble the quality of its design; mode] should show colours and textures;

3D views were supplied to suggest materiality of each of the buildings. In
Suture, a coloured model will be provided.

each building works well as standalone but not together as one development;
buildings are object buildings, i.e. unique and specialized buildings which stand
out differently from each other;

Buildings are differentiated to address site specific conditions, including
prominent corners af the northwest, and at the new intersections of
Cedarbridge with Alderbridge and River Road. Per the preliminary ADP and
previous direction from Staff, we have endeavoured o create more
differentiation between the building material and massing. However, tliere
are unifying elements that work to fic all four buildings togefher as one
“precinet”, including; butterfly roofs, corner tower element massing at the
center of the site, cedarbridge and greenmway lobby treatinents, mauterial
treatment and massing of upper floors, and consistent landscape features.

buildings are too similar, both in the use of materials and arliculation; too much
“sameness” in the project; elements are the same but articulated a hittle bit
differently; not enough difference in mass, colour and texfure;

See opposing conument above. We have introduced more differentiation
between materiality and massing of each building. Since the formal ADP, we
have created more distinct volumes within each of the four buildings. This
serves fo break down the lengths of the buildings into smaller volumes, and
creafe more diverse compositions within each of the buildings.

the use of the word “monolithic” is not appropriate to descnbe the buildings
which are actually pedestrian friendly and have a residential character;

The word “monolithic” was incorrectly used to describe the heavier base of
the buildings relative to the cleaner, lighter top floors.
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concrete look of wood-frame buildings would be difficult to achieve; flashing
details would be prevalent; rooflop cantilevers don’t work; eyebrow detail will
require parapet and thus a deeper profile; waterproofing docs not have
termination;

Details were developed and presented at ADP that illustrate how we are
achieving the appearance of the buildings. Flashing details will be minimized
and integrated within the pattern of material panels. Eyebrow details are
shown with flashing in places and parapets in other locations where flie
deeper profile is aesthefically warranted.

massing of the building needs to be broken down; massing needs reliet at
certain points on the site; there is need for certain elements to become
expressed; The Gardens by Townline 1s a precedent;

The buildings have been further broken down into distinct volumes. This
serves to break down the lengths of the buildings into smaller elements, and
create more diverse compositions within each of the bnildings. Secondary
balconies have been removed in locations to emphasize breaks in the massing
simtlar to what was done at The Gardens project. Rooflines have been
adjusted to reinforce corner tower elements.

courfyards are sterile and enhance the monolithic aspect of the project; water
features are contained, i.e. they don’t flow from one courtyard to the other;
given the monolithic nature of the project, it would have helped if the landscape
would have been more grainy to sofien the edges in and around the buildings;

Landscape designs have been adjusted to ‘loosen up’ and relax some of the
Sormal patterns to lielp address this. Water feature designs don’t link between
courtyards, but have been designed to comnect with people at public and
private levels.

project needs an extra push;

Since formal ADP and per previous responses above, we have further
developed the buildings. The tower element on the northwest corner of
building 2 has been improved with additional height and more expansive
glazing. All four buildings have been improved with more breaks within the
building length and differentinted massing elements.

great presentation materials; comments by the Panel during the preliminary
stage have been successtully addressed by the applicant;

Noted
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wood frame buildings do not appear as such as they have a concrete look; hope
that this look will survive through the entire development application process;
lightening up of the upper levels of the buildings, i.e. 4™, 5" and 6" tevels adds
to the design of the buildings; hope that this detal will be maintained; and

Though these are wood frame buildings, we will endeavour to carry out the
look of the buildings as presented. Delail of the simplified upper levels will be
maintained.

applicant has done a good job in addressing the elevation changes at the street
level in terms of landscaping; e.g. through stepping up.

Noted

At this point, Sara Badyal, Planner and Staff Liaison fo the Panel, read the following
comments of Hal Owens who left the meeling earlier:

in terms of site context, sensitivity and connectivity to swrounding land uscs
are generally good; slope up at internal strect is a bit steep still with high wall
along pedestrian sidewalk; needs some detail at wall or planting;

Internal street is sloping at less than 5% as supporfed by Transportation.
Stepped planters are proposed along the sidewalk that will reduce in height
towards the intersection of Cedarbridge and the east-west Greenway.

site layout is generally okay but not clear how is through access by cars to be
discouraged;

Through access by cars is not discouraged. The central crossing of the
Greenway and Cedarbridge is proposed to be paved fo mark the crossing and
link all four buildings with the greenway (o the extent permifted by City
transpori{ation.

building character, massing, roof form, facade articulation are generally okay;
Noted

generally, the applicant has addressed the concerns from the previous
presentation; however, prominent comer element is well integrated but still
lacks an iconic character that announces this project;

The tower element on the northwest corner of building 2 has been improved
with additional height and more expansive glazing. The additional glazing
helps to further differentiate the corner element from the rest of the building.
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character of the building is essentially the same, i.¢. there is little differentiation
other than minor material/colour detail changes;

Additional work has been done to further differentiate the massing within
each building, and between the buildings. Stacks of secondary balconies hrave
been removed in key locations to break down the large buildings into smaller
volumes. Material treatment of lower levels of each building is quite distinct,
upper levels are treated similarly in order to create unity to the project.

exterior finishes and colours are fairly good but not as robust as what is on the
adjacent parcels in the Oval district; may cause this project to look like a “poor
neighbou”;

Bright colours have been avoided except as accents. We feel that the more
subtle paletie will age better, and not be prone to ‘dute-ing’ the project.

landscape design has generally addressed most of the concems from previous
presentation;

Noted
applicant should show where and how public art is being considered;

Onni has contributed funds at the request of the City for a landmark art piece
10 be located on City land at the corner of Gilbert and New River Road.

On the development site a number of potential locations for public art have
been identified in the Detailed Public Art Plan prepared by ‘Id Public Art
Consulting® who are the public art consultants for the project. Areas that are
hubs for pedestrian movement have been identified as potential artworks
locations, such as areas along the east-west greenway, north south pedestrian
link and around the lobby entrances that front onto the east-west greenwuay,

consider enlarging the water features and tie into river garden or canal theme;

This option was previously explored, it was not supported by City staff as
there was a need for more usable outdoor space. The elevation changes in the
project would make the river or canal theme hard to see and understand at a
pedestrian level. Instead, we have tried lo make water accessible at a number
of different levels.

consider reducing small bits of colour and instead use a larger or bolder mass or
element on cach building to differentiate them.

Smaller colonr elements on building 4 have been complemented with larger
areas of colour at the Greemway lobby and prominent building corners. Mass
of all buildings has been broken down into smaller elements to further
differentiate each building and to emphasize tower and corner elements.



*2 City of
Richmond Development Permit

No. DP 12-615424
To the Holder: ONNI CONTRACTING LTD.

Property Address: 7731 AND 7771 ALDERBRIDGE WAY
Address: C/O MR. ERIC HUGHES, ONNI CONTRACTING LTD.

550 ROBSON STREET - SUITE 300
VANCOUVER, BC V6B 2B7

I. This Development Permut is issued subject to compliance with all of the Bylaws of the City
applicablc thereto, except as spectfically varied or supplemented by this Permut.

2. This Development Permit applies to and only to those Jands shown cross-hatched on the
attached Schedule "A" and any and all buildings, structures and other development thereon.

3. The "Richmond Zoning Bylaw 8500" is hereby varied to:

(a) Reduce the required extenor side yard setbacks for portions of partially below-
grade parking structures on the proposed Lots ] and 2 from 3.0 m t0 0.0 m
respectively along Cedarbridge Way and Gilbert Road;

(b) Reduce the required interor side yard setback for limited portions of partially-
below grade parking structures from 1.5 m to 0.0 m along the west property line of
the proposed Lot 1 and the east property line of the proposed Lot 2;

{(c) Reduce the required visitor parking from 0.20 spaces/dwelling unit to
0.15spaces/dwelling unit for the development as a whole; and

(d) Relax the requirement for the provision of on-site loading spaces for two (2) WB-17
loading spaces.

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 Architectural and Landscape
Architecture Plans labelled Plans 1 to 74 attached hereto.

5. Sanitary sewers, water, drainage, bighways, street lighting, underground wiring, and
sidewalks, shall be provided as required.
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No. DP 12-615424
To the Holder: ONN| CONTRACTING LTD.

Property Address: 7731 AND 7771 ALDERBRIDGE WAY
Address: C/O MR. ERIC HUGHES, ONNI CONTRACTING LTD.

550 ROBSON STREET - SUITE 300
VANCOUVER, BC V6B 2B7

6. As a condition of the issuance of this Permit, the City is holding the security in the amount of
$826,437 cosure that development is carried out in accordance with the terms and conditions
of this Permit. Should any interest be carned 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. Sbould the Holder carry out the development permitied by this permit within the
time set out berewn, the security shall be retumed to the Flolder. The City may retain the
security for up to one year after inspection of the completed landscaping in order to ensure
that plant matenal has survived.

7. Tfthe Holder does not commence the construction pennitted by this Permit within 24 months
of the date of this Permit, this Permit shall lapse and the security shall be returned in full.

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 hercof.

This Permit is not a Building Permit.

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

MAYOR

3644512
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STATISTICS / LEGEND
SHARED OPEN SPACE .
- TOTAL OUTDOOR SHARED AMEN(TY AREA. B,176 SQ.M. (55714 SQ.FT}| |
- REQUIREMENTS AT 5 SQ M PER UNIT 13

56D TOTAL UNITS = 3,580 SQ.M. SRARED AMENITY SPACE

- INDOOR SHARED AMENITY AREA

BLDG 1 (SHARED BY BLDG 2% 1,832 SQM

BLDG 3-21 SQ.M.

BLDG 421 SQ M

TOTAL INDOCR SHARED AMENITY AREA” 1,874 SQ.M. (20,171 SQ.FT)

PRIVATE OPEN SPACE

- MINIMUM FRIVATE OPEN SPACE AT GROUND LEVEL = 24 SO.M. AREA

MEDIAN FRIVATE GPEN SPACE AREA AT GROUND LEVEL = 43.5 SO M. AREA

- REQUIREMENTS AT 20 SQ.M. PER UNIT MINIMUM PRIVATE i1
OPEN SPAGE AREA FOR LIRBAN CENTRE (T5) (GROUND LEVEL) k1o
AND 6 SO.M BALCONY SIZE e

- THE NUMEER OF BALCONIES FER BUILDING
BLOG 1. 161, BLCG 2. 221, BLDG &, 195, AND BLDG 4, 212

TOTAL BALCOMNIES: 789
TOTAL BALCONY SPACE: 4,734 SQ.M. (50,856 SO FT)

PUBLIC ART
POYENTIAL ART LOCATIONS ; | E

POTENTIAL LANDMARK ART LOCATION

NOTE:
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AND PERMEABLE PAVED SURFACES)

LOT 1

13,500 SQ.M.
143,360 SQO.FT.
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(73.4%)
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28,137 SQ.FT
(26.6%)
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