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  Agenda
   

 
 

Development Permit Panel  
 

Council Chambers, City Hall 
6911 No. 3 Road 

Wednesday, October 25, 2017 
3:30 p.m. 

 
 
 MINUTES 

 Motion to adopt the minutes of the Development Permit Panel meeting held on 
October 11, 2017. 

  

 
1. DEVELOPMENT PERMIT 16-754735 

 (REDMS No. 5544568) 

 APPLICANT: 1037533 BC Ltd. 

 PROPERTY LOCATION: 8620 Railway Avenue 

 
Director’s Recommendations 

 That a Development Permit be issued which would permit the construction of 17 
townhouses at 8620 Railway Avenue on a site zoned “Town Housing (ZT80) - Railway 
Avenue”. 

  

 
2. DEVELOPMENT VARIANCE 17-771661 

(REDMS No. 5393224 v. 3) 

 APPLICANT: Matthew Cheng Architect Inc. 

 PROPERTY LOCATION: 8480 No. 5 Road 



Development Permit Panel – Wednesday, October 25, 2017 
ITEM   
 
 

2. 

 
Director’s Recommendations 

 That a Development Variance Permit be issued which would vary the provisions of 
Richmond Zoning Bylaw 8500 to increase the maximum height for buildings from 12m 
to 14.14m to permit the construction of a Buddhist Temple at 8480 No. 5 Road on a site 
zoned “Assembly (ASY)”. 

  

 
3. DEVELOPMENT PERMIT 17-785221 

(REDMS No. 5563572) 

 APPLICANT: Arcus Consulting Ltd. 

 PROPERTY LOCATION: 10019 Granville Avenue 

 
Director’s Recommendations 

 That a Development Permit be issued which would: 

 1. permit the construction of a licensed child care facility for a maximum of 88 
children with an accessory residential caretaker unit at 10019 Granville Avenue 
on a site zoned “Child Care (ZR8)- McLennan”; and 

 2. vary the provision of Richmond Zoning Bylaw 8500 to reduce the required 
minimum width of a landscape buffer from a property line abutting a road from 
3.0m to 1.7m. 

  

 
4. GENERAL COMPLIANCE – REQUEST BY SIAN GROUP INVESTMENTS 

(0846930 BC LTD.) FOR A GENERAL COMPLIANCE RULING AT 9560 
ALEXANDRA ROAD 
(File Ref. No.:  DP 15-700370) (REDMS No. 5573187 v. 3) 

 APPLICANT: Sian Group Investments (0846930 BC Ltd.) 

 PROPERTY LOCATION: 9560 Alexandra Road 

 
Director’s Recommendations 

 That the attached plans involving changes to the design of the perimeter retaining wall 
and associated landscaping features along the western property boundary and adjacent 
to the east-west greenway at the north end of the subject site be considered to be in 
General Compliance with Development Permit (DP 15-700370). 
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ITEM   
 
 

3. 

 
5. New Business 

 
6. Date of Next Meeting: November 16, 2017 

 
 ADJOURNMENT 

 



Time: 

Place: 

City of 
Richmond 

Development Permit Panel 
Wednesday, October 11, 2017 

3:30p.m. 

Council Chambers 
Richmond City Hall 

Minutes 

Present: Joe Erceg, Chair 
Cathryn Volkering Carlile, General Manager, Community Services 
Robert Gonzalez, General Manager, Engineering and Public Works 

The meeting was called to order at 3:31 p.m. 

Minutes 

It was moved and seconded 
That the minutes of the meeting of the Development Permit Panel held on September 
27, 2017, be adopted. 

CARRIED 

1. Development Permit 16-735007 
(REDMS No. 5493885) 

5595440 

APPLICANT: Alex Sartori 

PROPERTY LOCATION: 6020 No. 4 Road 

INTENT OF PERMIT: 

1. Permit the construction of a Single-Family Residential Dwelling at 6020 No.4 Road 
on a site zoned "Agriculture (AG 1 )" and designated as an Environmentally Sensitive 
Area (ESA); and 

2. Vary the provisions of Richmond Zoning Bylaw 8500 to increase the maximum area 
of the farm home plate from 1,000 m2 to 1,342 m2

. 

1. 



Panel Discussion 
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The Chair noted that the applicant had written to staff to request that the project design 
team be given more time to work on the revision of their plans in order to eliminate or 
reduce the proposed variance to the City's maximum farm home plate area in relation to 
the referral motion adopted at the September 27, 2017 meeting ofthe Panel. 

Panel Decision 

It was moved and seconded 
That DP 16-735700 be referred back to staff to.provide the project design team more 
time to work with staff for the purpose of investigating opportunities for further 
changes to the design of the proposed development to eliminate or reduce the proposed 
variance to the City's maximum farm home plate area and staff to report back at a 
future meeting of the Panel. 

CARRIED 

2. Development Permit 16-741741 
(REDMS No. 5528835) 

5595440 

APPLICANT: Vancouver Airport Fuel Facilities Corporation (V AFFC) 

PROPERTY LOCATION: 15040 Williams Road 

INTENT OF PERMIT: 

Permit the construction of a Marine Terminal Facility for aviation/jet fuel delivery at 
15040 Williams Road on a site zoned "Industrial (I)" and partially designated as an 
Environmentally Sensitive Area (ESA). 

Applicant's Comments 

Adrian Pollard, FSM Management Group, provided background information on the 
proposed development and highlighted the following: 

• the overall Vancouver Airport Fuel Delivery project started in 2007 and is intended 
to provide airlines operating at the Vancouver International Airport (YVR) with 
secure aviation fuel supply and accommodate and support the future growth of 
YVR; 

• environmental assessment approvals have been granted to the project from the 
provincial and federal governments; 

• construction permits have been granted for the construction of two of the three main 
components of the overall project: the fuel receiving facility to the north of the 
subject site and the underground pipeline to YVR; 

2. 
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• the other main component of the overall project is the subject development, the 
proposed Marine Terminal facility, which will accommodate one vessel arriving 
once a week or approximately three to four vessels arriving in a month; 

• transfer of aviation fuel from the vessel directly to. the underground pipeline to the 
fuel receiving facility takes approximately 18 to 36 hours; 

• six small buildings or enclosures will be constructed to support the activities of the 
Marine Terminal; 

• the existing dock will be completely removed and replaced with a new and re-graded 
foreshore area; 

• new berthing and mooring structures will be constructed for the Marine Terminal; 

• a pedestrian trail and a new relocated dike and an associated right-of-way will be 
constructed on-site; 

• the Marine Terminal facility will be staffed 24 hours a day and will have up to 10 
employees; and 

• other site improvements will be done to stabilize the area and protect the dike and 
structures that support the offloading activity. 

Angus Johnston, Hatfield Consultants, reviewed the proposed mitigation, compensation 
and enhancement scheme for the Environmentally Sensitive Area (ESA) on the subject 
site, noting that (i) qualified environmental professionals' assessment indicated that the 
subject site's intertidal ESA is a low productivity habitat and the shoreline ESA is mostly 
barren with scattered invasive plants and shrubs, (ii) removal of the existing bulkhead 
wharf, re-grading and replacement of the existing rip-rap, and other improvements on the 
riverbed and banks will enhance the intertidal ESA, and (iii) removal of a patch of native 
tree saplings in the shoreline ESA will be compensated by on-site and off-site habitat 
enhancements. 

Mr. Johnston further noted that (i) both the on-site Riparian Management Area (RMA) 
and the "inferred" RMA along the Savage Road right-of-way adjacent to the subject site 
have been assessed by qualified environmental professionals to be in a highly disturbed 
state and have limited habitat features, and (ii) proposed compensation and enhancements 
for the RMA include establishing a new fence, re-grading the RMA, and re-vegetation of 
the new five-meter wide RMA with native planting. 

Panel Discussion 

In response to queries from the Panel, Mr. Pollard advised that (i) pumps for offloading 
the fuel cargo will be installed on board the vessel, (ii) fire truck access will be provided 
(iii) the site will be secured and must comply with Transport Canada security 
requirements, and (iv) dismantled on-site structures will be disposed in appropriate 
landfills. 
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In response to further queries from the Panel, Mr. Pollard stated that the entire RMAs 
along Williams Road and Savage Road will be completely replanted and significant 
landscaping will be installed on either side of the proposed pedestrian trail and on the 
adjacent slope. 

In response to further queries from the Panel, Linda Dupuis, Hatfield Consultants, 
acknowledged that (i) site constraints determined the off-site location of a portion of RMA 
and ESA compensation/enhancement areas, (ii) the proposed pedestrian trail does not 
relate to the ESA but provides extra ecological networking in the subject site, (iii) the 
enhancements include removing the existing lock block fencing and fully restoring the 5-
meter wide RMA, (iv) proposed ESA compensation/enhancement will be provided both 
on-site and off-site and will focus on high productivity areas identified by the Fraser River 
Estuary Management Program (FREMP). 

Discussion ensued between the Panel and the project's design team regarding the 
proposed compensation/enhancement for the ESA and RMA and the Chair was of the 
opinion that the proposed compensation/enhancement scheme for the RMA appears to be 
more rigorous than for the shoreline ESA. 

In response to further queries from the Panel, the design team acknowledged that (i) 
enhancement planting is not proposed in the intertidal ESA as the proposed modifications 
to the foreshore/intertidal area will in themselves improve habitat conditions at the subject 
site compared to existing conditions, (ii) intertidal areas are naturally productive and it is 
anticipated that the intertidal habitat conditions could establish naturally over a period of 
approximately one year, (iii) the proposed viewing platform is consistent with the master 
trail strategy in the City's Official Community Plan (OCP), and (iv) provision of signage 
interpreting on-site improvements could be incorporated into the project. 

Staff Comments 

Wayne Craig, Director, Development, noted that the proposed dike and public trail 
construction will be secured with separate registered right-of-way agreements. 

Mr. Craig further noted that there will be multiple servicing agreements associated with 
the project including servicing agreements for (i) dike construction within the dike right
of-way, (ii) public trail construction within the trail right-of-way which includes 
connection to the trail on the City property to the west of the subject site, and (iii) site 
services and frontage improvements along Williams Road. 

In addition, Mr. Craig mentioned that there will be cash-in-lieu contribution for the 
proposed pedestrian viewing platform. 

In closing, Mr. Craig noted that ESA planting areas associated with the project will be 
subject to legal agreements to ensure that these areas will be retained and maintained in 
the long term. 
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In response to queries from the Panel related to the applicant's proposed ESA 
compensation and enhancements for the subject site, Mr. Craig acknowledged that (i) 
there is an opportunity for more mature planting in the ESA within the subject site, and 
(ii) while the ESA Guidelines in the City's OCP focus on ESA assessment of existing 
conditions and enhancement, they also include provisions encouraging additional planting 
to enhance the rehabilitation of degraded areas. 

Gallery Comments 

Anne Lerner, 12633 No. 2 Road, expressed concern regarding the potential adverse 
environmental impacts of the project to the Fraser River and queried whether dredging 
works would be done in the river to allow the passage of large vessels heading to the 
Marine Terminal. She also spoke of the potential negative impacts of increased traffic of 
vessels in the river on salmon run. 

In response to Ms. Lerner's concern, Mr. Pollard advised that (i) dredging works in the 
river will not be necessary as vessels heading to the Marine Terminal could navigate the 
river under existing conditions, (ii) a minimal increase of six percent in large vessel 
traffic is anticipated in the South Arm Fraser River when the Marine Terminal becomes 
operational, and (iii) management plans include coordination with First Nations regarding 
the timing of vessels navigating the river in order not to disrupt their fishing activities. 

Correspondence 

None. 

Panel Discussion 

The Chair noted that the proposed RMA and ESA mitigation, compensation and 
enhancement scheme is a good start; however, he was of the opinion that more work could 
be done by the applicant and suggested that the subject development application be 
referred back to staff. 

The Chair further noted that the applicant needs to (i) review the proposed ESA 
compensation and enhancement scheme that is based primarily on existing shoreline ESA 
condition in the subject site and consider a greater area of planting, (ii) review the 
proposed compensation and enhancement planting scheme for the shoreline ESA and 
consider installing more mature and substantive planting, (iii) consider introducing some 
planting on the intertidal ESA in addition to the proposed removal of existing and 
development/construction of new structures and shorelines within the shoreline and 
intertidal ESAs; (iv) consider ESA compensation and enhancements in areas within the 
subject site such as along the public trail and in the northern portion of the site in addition 
to proposed off-site ESA enhancements, and (v) consider installing on-site interpretation 
signage to inform the public regarding the works and enhancements done on the subject 
site to protect and preserve the natural environment in the area. 
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In addition, staff were directed to review the amount of proposed cash-in-lieu voluntary 
contribution for the design and future construction of a pedestrian viewing platform to 
determine whether the amount is adequate for the purpose. 

Panel Decision 

It was moved and seconded 
1. That DP-16-741741 be referred back to staff for the applicant to work with staff 

to: 

(a) review the proposed mitigation, compensation and enhancement scheme for 
shoreline ESA based primarily on existing ESA condition in the subject site 
and investigate opportunities for additional on-site ESA planting; 

(b) review the proposed compensation/enhancement planting scheme for the 
shoreline ESA and consider introducing more mature and substantive 
planting; 

(c) consider introducing some planting in the intertidal ESA in addition to the 
proposed removal of existing and development/construction of new 
structures and shoreline within the shoreline and intertidal ESA; 

(d) investigate opportunities for further on-site ESA compensation and 
enhancements especially within the shoreline ESA and other areas along 
the proposed public trail and in the northern portion of the site in addition 
to the proposed off-site ESA enhancements; and 

(e) consider installing on-site signage to inform and provide interpretation to 
the public regarding the works and enhancements done on the subject site 
to protect and preserve the natural environment; and 

2. That staff review the adequacy of the pedestrian viewing platform cash-in-lieu 
contribution and report back. 

CARRIED 

3. Date of Next Meeting: October 25, 2017 

4. Adjournment 

It was moved and seconded 
That the meeting be adjourned at 4:35p.m. 

CARRIED 

6. 
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Joe Erceg 
Chair 

5595440 

Development Permit Panel 
Wednesday, October 11, 2017 

. I 

Certified a true and correct copy of the 
Minutes of the meeting of the 
Development Permit Panel of the Council 
of the City of Richmond held on 
Wednesday, October 11, 2017. 

Rustico Agawin 
Auxiliary Committee Clerk 
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City of 
Richmond· 

To: Development Permit Panel 

From: Wayne Craig 
Director, Development 

. Report to Development Permit Panel 

Date: October 10, 2017 

File: DP 16-754735 

Re: Application by 1037533 BC Ltd. for a Development Permit at 8620 Railway Avenue 

Staff Recommendation 

That a Development Permit be issued which would permit the construction of 17 townhouses at 
8620 Railway Avenue on a site zoned "Town Housing (ZT80)- Railway Avenue". 

5544568 
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Staff Report 

Origin 

1037533 BC Ltd. has applied to the City of Richmond for permission to develop 17 townhouses 
including three affordable housing units at 8620 Railway A venue on a site proposed to be zoned 
"Town Housing (ZT80)- Railway Avenue", with vehicle access from an existing east-west 
vehicle lane off Railway Avenue (Attachment 1). The subject site currently contains an existing 
two-storey dwelling, which will be demolished at future development stage. 

The site is being rezoned from the "Single Detached (RS 1/E)" zone to the "Town Housing 
(ZT80)- Railway Avenue" zone for this project under Bylaw 9563 (RZ 15-709884). The Bylaw 
was given third reading at the Public Hearing held on September 16, 2016, and the applicant is 
working to resolve all of the conditions of rezoning adoption. 

Off-site works required as part of the proposed development include boulevard improvements 
along Railway A venue, widening of the east-west vehicle lane, and upgrading the east-west 
pedestrian walkway to the north of the site, and will be undertaken as part of a Servicing 
Agreement to be entered into prior to final adoption of the rezoning bylaw. 

Development Information 

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

Background 

Existing development immediately surrounding the subject site is as follows: 

• To the North, immediately across a City-owned pedestrian walkway, are two vacant lots 
zoned "Single Detached (RS 1/E)", that are owned by the Richmond Hospital Foundation 
(8540, 8560 Railway A venue). 

• To the South, immediately across the existing east-west lane that daylights to 
Railway Avenue, are four single-family dwellings on lots zoned "Compact Single Detached 
(RC1)" fronting onto Railway.Avenue, with vehicle access from an existing north-south rear 
lane. 

• To the East, are three single-family dwellings on lots zoned "Single Detached (RS1/E)" and 
"Single Detached (RS liB)", which front Calder Road. 

• To the West, immediately across Railway Avenue, is the Railway Greenway and beyond 
that, are single-family dwellings on lots zoned "Single Detached (RSl/E)", which front 
Lancelot Drive. 

Rezoning and Public Hearing Results 

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

• Review of the proposed colour palette and exterior building materials. 
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• Conceptual illustration of the required improvements to the east-west walkway along the 
north property line (showing both the off-site concept, as well as the concept within the 
statutory right-of-way that is to be granted on-site). 

• Improvements to the Landscape Plan, including but not limited to: the required number of 
replacement trees, low-level landscaping/fencing along the north side yard, additional soft 
landscaping on-site including around the outdoor amenity space, and finalizing the design of 
the permeable paver banding treatment over the internal drive-aisle. 

• Demonstrating that all of the relevant accessibility features are incorporated into the 
proposed Convertible Unit design, and that aging-in-place features will be incorporated into 
all units. 

• Reviewing the applicant's design response to the principles of Crime Prevention Through 
Environmental Design (CPTED). 

Through the review of this Development Permit application, staff have worked with the applicant 
to address these issues to staff satisfaction and to ensure that the proposed architectural form and 
character is of a high quality, consistent with the design guidelines contained within the Official 
Community Plan (OCP), and provides an appropriate interface to the adjacent single-family 
development. The applicant has made modifications to their proposal to address the urban 
design issues identified as follows: 

• The proposed material and colour scheme, although slightly more contemporary in character, 
is of a high-quality and will be compatible with that of adjacent single-family development. 

• The proposed treatment and grading of the off-site east-west walkway north of the property 
(including the on-site landscape concept within the statutory right-of-way that is to be 
granted) has been clarified and is acceptable to staff (note: the final off-site design is to be 
determined as part of the Servicing Agreement review process). 

• Improvements have been made to the Landscape Plan as it relates to: the number of trees 
proposed on-site; the number and species of plants within the outdoor amenity space along 
with the addition of natural play features over a single play structure; and coordinating the 
permeable paver banding treatment with specific objectives on-site (e.g., highlighting the 
drive-aisle entry and end points and on-site pedestrian circulation). 

• Aging-in-place features are proposed in all units, as noted on the plans, and one Convertible 
Unit is also proposed in the southeastern most unit in Building D, which will meet all of the 
Convertible Unit guidelines in the OCP. 

• The applicant has provided statements on how their proposal responds to environmental 
sustainability and CPTED principles, which are summarized in the "Analysis" section below. 

The Public Hearing for the rezoning of this site was held on September 16, 2016. At the Public 
Hearing, correspondence received from neighbouring residents was presented, citing concerns 
about: 

• The introduction oftownhouses in this block of Railway Avenue, adjacent to existing 
single-family development; and a preference to see a continuation of the existing 
redevelopment pattern of compact single-family development in the block. 
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• Increased population density, traffic, servicing capacity, and life safety concerns associated 
with the proposal. 

• Disturbances to existing residents in the neighbourhood during and after construction, such 
as noise, potential damage to adjacent property, loss of privacy, etc. 

In response to these concerns, staff note that: 

• Densification through the introduction of townhouses in this block of Railway A venue is 
supported by the Arterial Road Policy in the OCP as the site is in close proximity to existing 
transit service and is within walking distance of public amenities, such as a City Community 
Centre (e.g., West Richmond Community Centre playing fields and pitch'n'putt course) or a 
City park/open space (e.g., Railway Greenway). 

• Life safety, traffic, and servicing considerations associated with the proposal were reviewed 
by Richmond Fire-Rescue staff and by the City's Transportation and Engineering divisions 
as part of the review of the subject Rezoning and Development Permit applications, with all 
significant issues being addressed in the proposed scheme attached to this report as well as in 
the required design and construction of off-site infrastructure improvements via the Servicing 
Agreement. Specifically, the scope of work required with redevelopment include: 

- The addition of a fire hydrant in the southwest corner of the subject site. 

- Improvements to the road and pedestrian system along the Railway Avenue frontage, the 
east-west vehicle lane providing access to the subject site, and the east-west pedestrian 
walkway to the north of the site, all of which will be completed to full City design 
standards. 

- New water, storm, and sanitary service connections and an upgrade to the drainage 
system along the Railway A venue frontage. 

The widening and upgrading of the east-west lane, for example, will enable full two-way 
movements and provide improved capacity to accommodate existing traffic from the adjacent 
single-family lots to the south as well as traffic generated from the proposed development at 
the subject site. City staff expect the increase in traffic resulting from the proposal to be 
minimal and that Railway A venue has the capacity to accommodate the increase. City staff 
do not anticipate that an additional bus stop would be required to serve the proposed 
development as there are existing northbound and southbound bus stops on Railway A venue 
adjacent to the subject site. Transit usage is monitored by Translink and the frequency of 
service will be adjusted to reflect any increased ridership. Increased use of transit is 
consistent with the City's environmental and sustainability objectives as outlined in the OCP 
and results in fewer vehicles on the road. 

• As it relates to concerns associated with construction on and off-site, the City promotes the 
Good Neighbour Program to minimize construction impacts to existing neighbourhoods by 
providing direction to builders on recommended construction practices and on notifying 
neighbours about planned construction activities. Damage to private property resulting from 
construction activity is a civil matter that must be addressed by the relevant property owners. 
For off-site works, City staff liaise with and monitor the required works constructed by 
applicants' contractors as partofthe Servicing Agreement inspections process. This includes 
notification of nearby residents and businesses prior to beginning the required works and 
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submission of a Construction Traffic and Parking Management Plan to the City's 
Transportation Department for approval. 

The Zoning Amendment Bylaw 9563 was given third reading at the Public Hearing. 

Staff Comments 

The proposed scheme attached to this report (Plans# l.a to 4.b) has satisfactorily addressed the 
significant urban design issues and other staff comments identified as part of the review of the 
subject Development Permit application. In addition, it complies with the intent of the 
applicable sections of the Official Community Plan (OCP) and complies with the "Town 
Housing (ZT80) -Railway A venue" zone, with no variances requested. 

Advisory Design Panel Comments 

The Advisory Design Panel review of the proposal was held on June 21, 2017, and was 
supported to move forward to the Development Permit Panel subject to the applicant giving 
consideration to the comments identified at the meeting. A copy of the relevant excerpt from the 
Advisory Design Panel Meeting minutes is attached for reference (Attachment 3). The design 
response from the applicant has been included immediately following the specific Design Panel 
comments and is identified in 'bold italics'. 

Analysis 

Conditions of Adjacency 

• The proposed townhouses at the subject site are designed with consideration of the adjacent 
single-family context immediately to the east and south. 

• The two triplex buildings (Building C and D) proposed along the interface with the rear yards 
of adjacent single-family lots to the east are two-storeys in height, and are set back a 
minimum of 6.0 m from the east property line, with bay window projections on the ground 
level only (maximum of 1.5 m deep). The triplex form of these buildings enable a larger 
centrally-located Outdoor Amenity Area to be provided, and in turn enables a greater 
separation between the two buildings along the east side of the site. 

• Fas:ade articulation and placement of roof gable ends on the east elevation of Buildings C and 
D also act to break down the building massing into smaller components along the east 
adjacency. 

• Building Dis set back approximately 6.9 m from the new south property line along the 
east-west lane that is to be widened to a total of 6.0 m, which provides added physical 
separation from the adjacent single-family dwellings to the south. 

• The three-storey buildings along Railway A venue (Building A and B) step down to two 
storeys towards the north and south property lines, providing an appropriate interface to 
adjacent existing two-storey single-family dwellings to the south. 
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Urban Design and Site Planning (Plans# l.a to I.e) 

• 

• 

This proyosal is to develop 17 townhouse units on a site that would be approximately 
2,628 m (28,287 ft2

) in area after the required road dedication to widen the east-west lane 
along the south property line .. 

The proposed site layout consists of: 

Two three-storey buildings containing a total of 11 units fronting Railway A venue to the 
west of a proposed north-south drive-aisle that bisects the site (Building A and B). 

Two triplex buildings to the east of the drive-aisle, which are two-storeys in height 
(Building C and D). 

• Three affordable housing units are proposed within Building A, one of which is a single 
storey unit at grade, and the remainder of which are two-storey and are proposed to be 
stacked above. 

• A central pedestrian access to the site is proposed between the two buildings along the 
Railway A venue frontage, and will be clearly defined by a wood trellis structure in the front 
yard. 

• Individual pedestrian entries to the west buildings are proposed from the Railway A venue 
frontage, and are clearly defined by landscaped front yards, pathways and covered porches, 
while the pedestrian entries for the east buildings are proposed from defined pathways off the 
north-south drive aisle. 

• A single vehicle access to the site is proposed from the east-west City-owned lane off 
Railway Avenue, which is required to be widened to a total of6.0 mas part ofthis 
redevelopment proposal. The internal drive-aisle on the subject site, which extends north 
from the lane, has the potential to provide shared access to future developments to the north 
by means of a Statutory Right-of-Way (SRW) for public-right-of-passage (PROP), which 
must be registered on title prior to final adoption of the rezoning bylaw. 

• The proposed development meets the minimum parking requirements of Richmond Zoning 
Bylaw 8500 for resident and visitor parking spaces: 31 resident vehicle parking spaces are 
proposed within the garages/carports of the units arranged along the internal drive aisle, 12 of 
which are proposed in a tandem arrangement (i.e., less than the 50% maximum). Five 
surface parking spaces are also proposed on-site for visitors, one of which is proposed in 
excess of the required parking, and one of which is an accessible visitor parking space. Prior 
to rezoning approval, a restrictive covenant preventing the conversion of tandem parking area 
into storage or habitable space is required to be registered on Title. 

• Of the 31 resident vehicle parking spaces, one standard sized vehicle parking space is 
proposed for each affordable housing unit, which are to be located in a carport directly 
adjacent to the units, consistent with the requirements of Richmond Zoning Bylaw 8500. 

• A total of22 resident bicycle parking spaces (Class 1) are proposed, and a bicycle rack for 
four visitor bicycles (Class 2) is proposed to the north of the entrance to the Outdoor 
Amenity Area between the east buildings, consistent with the requirements of Richmond 
Zoning Bylaw 8500. 
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Landscape Design and Open Space Design (Plans # 2.a to 2.f) 

Landscaping 

DP 16-754735 

• On-site tree retention and removal was assessed as part of the rezoning application, at which 
time the City's Tree Preservation Coordinator concurred with the applicant's proposal to 
remove eight bylaws-sized trees on-site due to poor condition. Consistent with the 2:1 tree 
replacement ratio in the OCP, the applicant is required to plant and maintain a minimum of 
16 replacement trees on-site. 

• Off-site tree retention and removal was also assessed at rezoning stage, at which time the 
City's Parks Department Arboriculture staff concurred with the applicant's proposal to retain 
and protect one bylaw-sized tree and to remove two bylaw-sized trees located in the 
boulevard on City-owned property along Railway Avenue. For the removal of the two trees 
in the boulevard along Railway A venue, the applicant is required to provide a contribution to 
the City's Tree Compensation Fund in the amount of $2,600 prior to final adoption of the 
rezoning bylaw. To ensure that the tree along Railway Avenue is retained and protected, the 
applicant is required to submit a survival security and a contract with a Certified Arborist 
prior to rezoning for supervision of all works conducted in close proximity to the tree, 
including the required boulevard improvements to be undertaken as part of the Servicing 
Agreement. The City's Tree Preservation Coordinator also concurred with the applicant's 
proposal to retain and protect one off-site tree on the neighbouring property to the east at 
8631 Calder Road. No special retention measures are required with respect to this tree as it is 
located at a sufficient distance from the subject site and is not anticipated to be impacted by 
the proposed development. 

• The proposed Landscape Plan includes a mix of 17 deciduous and coniferous trees, as well as 
a variety of Evergreen and flowering perennials, shrubs, and grasses. The proposed tree and 
plant species include: Maple, Dogwood, Gingko, Magnolia, and Spruce trees, as well as 
Hydrangea, Viburnum, Skimmia, Meidiland Rose, Spiraea, Golden Sedge, and low Boxwood 
and Yew hedging. 

• To define the street edge along the Railway Avenue frontage, staggered low stone post and 
aluminum rail fencing that incorporates plant material along the street side is proposed, with 
entry gates to the front yards of each unit in the west buildings. 

• A variety of hardscape materials are proposed on-site to provide visual interest, increase 
on-site permeability, and to highlight the dual use of the internal drive-aisle by both vehicles 
and pedestrians. Specifically, two patterns of permeable pavers are proposed for pedestrian 
pathways, surface parking spaces, and the vehicle access and end points, while the remaining 
portions of the internal drive-aisle are proposed to be treated with asphalt. 

Outdoor Amenity Space 

• The common outdoor amenity space is proposed in a central location on the east side of the 
subject site, between the two triplex buildings. The size and shape of the proposed space 
(106.3 m2

) is consistent with the minimum size specified in the OCP guidelines (e.g., min. 
6 m2 per unit, totalling 102 m2

). 
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• The outdoor amenity space is proposed to contain natural features for children's play 
including a mounded lawn area, boulders, horizontal and upright logs, and bench seating, as 
well as a combination of grasses, shrubs, and trees. 

Private Open Space 

• Private outdoor space for the units in Buildings A and B along Railway A venue is proposed 
primarily in the form of clearly defined west-facing front yards at grade, as well as in the 
form of west-facing balconies off the 2nd storey main living areas of each unit. Additional 
east-facing Juliet-style balconies are also proposed off the upper-storey master bedrooms of 
each unit. Care was taken to ensure that the front yard landscape treatment adjacent to the 
affordable housing units blends in well with that of the remaining units, despite the 
differences inherent in a stacked unit design. 

• Private outdoor space for the units in Buildings C and D is proposed in the form of screened 
yards with patios at grade off the kitchen and living areas of each unit. 

• The size and configuration of the private outdoor space proposed for each unit is consistent 
with the OCP guidelines for ensuring that the spaces are usable and livable (e.g., min. 30 m2 

per ground-oriented unit and 6m2 per stacked unit). 

Indoor Amenity Space 
• Consistent with Council Policy 5041, the applicant will be contributing $17,000 ($1 ,000/unit) 

prior to final adoption of the rezoning bylaw in-lieu of providing on-site indoor amenity 
space. 

Architectural Form and Character (Plans # 3.a to 3.c, # 4.a to 4.b) 

• Key building elements are used to create variation and articulation to the overall massing and 
scale of the buildings, and to provide a pedestrian-oriented character. For the primarily 
three-storey buildings along Railway A venue (Buildings A and B), the lower storeys are 
defined by covered porches at grade with semi-recessed balconies off the main living areas 
above. The gable ends of upper roof dormers facing the street help to define individual units 
or clusters. Similarly, for the east buildings (Buildings C and D), the proposed placement of 
the roof dormer gable ends is a key element used to break up the buildings and to create a 
rhythm that mimics the character of single-family dwellings. 

• Care was taken to ensure that the architectural character of the building cluster containing the 
three affordable housing units did not depart from that of the remaining units, while still 
using the opportunity offered by the stacked unit design to avoid an entirely repetitious 
building fa<;ade along the street front. 

• Building facades are treated with a variety of exterior cladding materials that are used to 
define each storey, as well as to provide a distinct building base and top (e.g. brick veneer 
base, with upper-storey Hardie siding and panels/trim, aluminum and glass balcony handrails 
etc.). 

• The proposed colour scheme is primarily light and monochromatic, contrasted with darker 
accents (charcoal and black), and is intended to blend in with the existing adjacent 
surroundings. 
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Affordable Housing 

• Through the Rezoning application review process, the "Town Housing (ZT80)- Railway 
Avenue" zone was introduced for this project under Bylaw 9563, which includes a density 
bonus provision up to a maximum of0.72 FAR provided that prior to first occupancy ofthe 
building, the applicant includes three affordable housing units on-site, comprising 
approximately 15% of the total building area, which are to be secured by way of a housing 
agreement registered on title prior to Development Permit issuance. 

• This Development Permit application makes use of the density bon using provision of the 
ZT80 zone by proposing three affordable housing units in Building A that include a mix of 
ground-level and family-oriented designs. One unit is proposed to be a single storey at 
grade, and the two other units are proposed to be two-storey and are stacked above the 
ground-level unit. Each unit is serviced with one parking space located in a carport directly 
adjacent to the unit. The type and size of each unit is as follows: 

Minimum Unit Area 
Proposed Number of Units Unit Type as per Affordable 

Housing Strategy 
Unit Size (net FAR) 

1 Bdrm +Den 
1 (single-storey, 50 m2 (535 ft2) 58.45 m2 (630 ft2

) 

at grade) 

2 3 Bdrm 91 m2 (980 ft2
) 116.59 m2 (1 ,206 ft2

) 

(two-storey, Total: 282.61 m2 (3,042 ft2
) 

Total: 3 stacked) (approx. 15% of total 
floor area proposed) 

• The City's standard housing agreement must be registered on title prior to issuance of the 
Development Permit. 

Crime Prevention Through Environmental Design (CPTED) 

• The applicant has identified that the proposal responds to the following principles of CPTED, 
as encouraged in the design guidelines contained within the OCP: 

Natural Access Control 

A single formal pedestrian access point/pathway is proposed to the centre of the site from 
Railway Avenue. The pedestrian access is well-defined through the use of a trellis 
structure, and the linear pathway provides a direct sightline. Pathways and entries 
throughout the site are illuminated by light fixtures on building faces. 

Natural Surveillance 

Windows are proposed on buildings overlooking the central pedestrian pathway and 
common outdoor amenity space. Private yards along the street front are defined with low 
transparent metal fencing. 

Territoriality/Defensible Space 
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Private rear yards are defined by a combination of low wood picket fences and gates and 
higher solid wood privacy fencing where appropriate. 
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Accessible Housing 

• The proposed development includes one convertible unit in Building D that is designed with 
the potential to be easily renovated to accommodate a future resident in a wheelchair. The 
potential conversion of this unit will require the installation of a vertical lift. 

• All of the proposed units incorporate aging-in-place features to accommodate mobility 
constraints associated with aging. These features include: 

Stairwell hand rails. 

Lever-type handles for plumbing fixtures and door handles. 

Solid blocking in washroom walls to facilitate future grab bar installation beside toilets, 
bathtubs and showers. 

S ustainability 

• At rezoning stage, the applicant committed to achieving an EnerGuide Rating System (ERS) 
score of 82 for the proposed townhouses and to pre-ducting all units for solar hot water 
heating. Prior to rezoning bylaw adoption, a restrictive covenant is required to be registered 
on Title, specifying that all units are to be built to ERS 82 or higher, and that all units are to 
be solar hot water-ready. 

• A Certified Energy Advisor has confirmed that the proposed townhouse units are designed to 
achieve an EnerGuide rating of 82. The key technical elements that enable this rating to be 
achieved will be specified in the legal agreement registered on Title to ensure that they are 
included in the building design at Building Permit stage (i.e., Heat Recovery Ventilator, Air 
Source Heat Pump). 

Site Servicing & Off-site Improvements 

• Servicing requirements and off-site improvements to support the proposed development were 
identified as part ofthe rezoning application, and include: 

A 2.0 m wide road dedication along the entire south property line for widening of the 
existing east-west lane that daylights out to Railway Avenue; for a total width of 6.0 m. 

Entrance into a Servicing Agreement (SA) for the design and construction of the widened 
east-west lane south of the site, the upgrading of the east-west walkway to the north of 
the site, installation of a treed/ grass boulevard and sidewalk along Railway A venue, a 
storm drainage upgrade, as well as the required water, storm, and sanitary service 
connections. 

Conclusion 

This proposal is for a 17 -unit townhouse development at 8620 Railway A venue, including three 
affordable housing units; with vehicle access from an east-west lane off of Railway A venue. 

The applicant has addressed the design issues identified through the rezoning process, as well as 
additional staff comments regarding site planning, urban design, architectural form and character 
and landscape design identified as part of the Development Permit application review process. 
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The proposal provides an appropriate interface to the surrounding single-family context and 
conforms to the applicable design guidelines contained within the OCP. 

The development proposal complies with the requirements of the "Town Housing (ZT80)
Railway A venue" zone, with no variances requested. 

On this basis, staff recommend that the Development Permit be endorsed, and issuance by 
Council be recommended. 

Cynthia Lussier 
Planner 1 
(604-276-4108) 

CL:blg 

Attachment 1 : Location Map 
Attachment 2: Development Application Data Sheet 
Attachment 3: Excerpt from the June 21, 2017 Advisory Design Panel Meeting Minutes 

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

• Receipt of a Letter-of-Credit for landscaping in the amount of$154,703.14 (including a 10% contingency). 

• Registration of the City's standard Housing Agreement on title to secure three (3) affordable housing units, the 
combined habitable floor area of which shall comprise approximately 15% of the subject development's total 
residential building area. Occupants of the affordable housing units subject to the Housing Agreement shall 
enjoy full and unlimited access to and use of all on-site indoor and outdoor amenity spaces. The terms of the 
Housing Agreement shall indicate that they apply in perpetuity and provide for the following: 

Number of Maximum Monthly 
Total Maximum 

Unit Type Minimum Unit Area Household 
Units Unit Rent** Income** 

1 Bdrm +Den 1 50 m2 (535 ft2
) $950 $38,000 or less 

3 Bdrm 2 90 m2 (980 ft2
) $1,437 $57,500 or less 

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

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

• Incorporation of three (3) affordable housing units in Building Permit plans, as specified in the Housing 
Agreement that is required via the Rezoning and Development Permit processes. 

• Incorporation of accessibility measures (e.g. Convertible Unit features and Aging-in-place features) in Building 
Permit plans as determined via the Rezoning and Development Permit processes. 

• Incorporation of energy efficiency measures and pre-ducting for solar hot water heating in Building Permit 
plans to achieve an EnerGuide rating of 82, as specified in the legal agreement that is required via the Rezoning 
process. 
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• Submission of a Construction Parking and Traffic Management Plan to the satisfaction of the City's 
Transportation Department (http://www.richmond.ca/services/ttp/special.htm). The Management Plan shall 
include location for parking for services, deliveries, workers, loading, application for any lane closures, and 
proper construction traffic controls as per Traffic Control Manual for works on Roadways (by Ministry of 
Transportation) and MMCD Traffic Regulation Section 01570. 

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

• Obtaining a Building Permit for any construction hoarding associated with the proposed development. If 
construction hoarding is required to temporarily occupy a street, or any part thereof, or occupy the air space 
above a street or any part thereof, additional City approvals and associated fees may be required as part of the 
Building Permit. For further information on the Building Permit, please contact Building Approvals 
Department at 604-276-4285. 
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City of 
Richmond 

Development Application Data Sheet 
Development Applications Department 

DP 16-754735 Attachment 2 

Address: 8620 Railway Avenue 

Applicant: 1037533 BC Ltd. Owner: Same --------------------------

Planning Area(s): Blundell 
~~~~---------------------------------------------------------

Existing I Proposed 
2,628 m2 

Site Area: 2,720 m2 (28,287 ft2) 
(29,274 ft2) (after 2.0 m road dedication 

along south property line) 

Land Uses: One Single-family dwelling 17 townhouse units 

2041 OCP Land Use 
Neighbourhood Residential No change 

Designation: 
Arterial Road Housing 

Arterial Road Townhouse No change 
Development Map Designation: 

Zoning: Single Detached (RS1/E) 
Town Housing (ZT80)-

Railway Avenue 

Number of Units: 1 17 

I Bylaw Requirement I Proposed I Variance 

Floor Area Ratio: Max. 0.72 0.72 none permitted 

Buildable Floor Area *: 1,892.16 m2 1,889 m2 

none permitted 
(20,367.04 ft2) (20,333 ft2) 

Buildings: Max. 47% 
Buildings: 46% 

Non-porous surfaces 
Non-porous surfaces 

Lot Coverage: (including buildings/ 
(including buildings/ none 

structures): Max. 65% 
structures): 56.4% 

Live plant material: Min. 25% 
Live plant material: 

26.3% 

Min. Lot Area: N/A 2,628 m2 none 

57.57 m 

Min. Lot Width: 50 m 
(after 2.0 m road none 

dedication along south 
property line) 

Min. Lot Depth: 35m 45.66 m (average) none 

* does not include areas that are excluded from FAR as per Richmond Zoning Bylaw 8500 
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Setback- Front Yard (west): 

Setback- Side Yard (north): 

Setback- Side Yard (south): 

Setback- Rear Yard: 

Height (m): 

On-Site Vehicle Parking Spaces 
- Regular (R): 

- 2 -

I Bylaw Requirement I Proposed I Variance 

Min. 4.5 m 

Min. 3.0 m 

Min. 3.0 m 

Min. 6.0 m 

Max. 12.0 m 
(3 storeys) 

Market housing 2 (R)/unit 

Affordable 
1 (R)/unit 

housin 
0.2 (V) per unit = 

4 s aces 

5.34 m 

3.20 m 

3.07 m 

6.01 m 

11.63 m 

Market 
housin 

Affordable 
housin 

5 spaces 

none 

none 

none 

none 

none 

none 

none 

On-Site Vehicle Parking Spaces- Total: 36 spaces none 

On-Site Vehicle Parking Spaces 
-Accessible: 

Tandem Parking Spaces: 

Small Car Parking Spaces: 

On-Site Bike Parking Spaces 
(Class 1 - Resident): 
On-Site Bike Parking Spaces 
Class 2 -Visitor : 

Amenity Space- Indoor: 

Amenity Space - Outdoor: 

5544568 

0.02 of required visitor spaces (4) 
= 1 space 

Max. 50% = 14 spaces 

Max. 50% = 15 spaces 

1.25 spaces/unit = 22 

0.2 spaces/unit = 4 

1 space 

12 spaces 

8 spaces 

22 

4 

OCP Guideline Proposed 

Min. 70m2 or 
Cash-in-lieu ($1 ,000/unit) 

Cash-in-lieu ($17,000) 

106.3 m2 

none 

none 

none 

none 

none 
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Annotated Excerpt from the Minutes to the 

Advisory Design Panel Meeting 

Wednesday, June 21, 2017-4:00 p.m. 
Rm. M.1.003 I Richmond City Hall 

Attachment 3 

DP 16-754735 
DEVELOPMENT 

17 -UNIT TWO AND THREE-STOREY TOWNHOUSE 

ARCHITECT: Eric Law Architect Inc. 

PROPERTY LOCATION: 8620 Railway A venue 

Applicant's Presentation 

Eric Law, Eric Law Architect, Inc., and Denitsa Dimitrova, PMG Landscape Architects, 
presented the project and answered queries from the Panel. 

Panel Discussion 

Comments from the Panel were as follows: 

• consider introducing additional colours for entry doors to provide colour 
variation and visual interest to the proposed development; Colours to the entry 
doors added on A14 and Al5 

• consider installing a trellis over the mailboxes to mitigate their tacked on 
appearance on Building D; There is already a covered roof over the mail box 
and may not require a trellis 

• consider lowering the bulkheads of the carports for affordable housing units to 
soften their appearance; bulkhead lowered as shown on A8 

• consider aligning the walkway on the west parcel with the walkway on the east 
parcel to provide continuous pedestrian connectivity from the street to the 
outdoor amenity space; pattern aligned, please see Ll 

• consider removing the extra small visitor parking space along the north property 
line to create a turnaround space for the other visitor parking space directly 
across the internal drive aisle; prefer to have extra visitor parking for the 
dwellers in this townhouse 

• support the provision for affordable housing rental units; noted 

• overall form and character of the proposed development is appropriate; noted 
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• support the widening and upgrading of the east-west vehicle lane along the 
south property line and the existing east-west walkway along the north property 
line; noted 

• proposed colour scheme for the project is appropriate for its larger 
neighbourhood context; noted 

• also support the provision of affordable housing rental units; noted 

• appreciate the provision of affordable housing rental units and a convertible unit 
with future provision for an elevator; noted 

• convertible unit door from the garage to the hallway and door to the future 
elevator swing to the wrong direction; consider reversing the swing of these 
doors to enhance accessibility; door swing revised on A 7 

• powder room door on the first level of the convertible unit should swing 
outward, not inward to enhance accessibility; door swing revised on A 7 

• consider outward swinging doors for the two washrooms on the second level of 
the convertible unit; door swing revised on A 7 

• applicant needs to clarify whether access to the convertible unit stairway from 
the garage is through a bi-fold door; Bi-fold is for the hot water tank room. 
Does not need to be accessible. 

• locating the convertible unit adjacent to garbage and recycling and electrical 
room is not appropriate due to potential noise; consider installing acoustic 
sound barriers on the walls of the convertible unit; acoustic insulation added 
on this demising wall on A 7 

• commend the City and the applicant for accommodating additional density for 
the proposed townhouse development on Railway A venue; hope to see higher 
densities for future residential developments in the area; noted 

• like the street treatment; support the relocation of the existing sidewalk at the 
curb to the west property line of the subject site to provide a deep treed and 
grassed boulevard; noted 

• support the retention of the existing horse chestnut tree along Railway A venue; 
the applicant and the City need to ensure adequate tree protection for the 
retained tree as it provides a strong anchor to the subject site; noted 

• appreciate the proposed treatment of the end elevations, i.e. north and south 
elevations, which create visual interest; noted 

• consider the safety of future residents and visitors of the proposed development 
crossing Railway A venue from the pedestrian walkway along the north property 
line to the bus stop directly across; City needs to coordinate with TransLink for 
possible relocation of the bus stop to a safer location; noted 

• support the retention and upgrading of the existing east-west pedestrian 
walkway along the north property line; also support matching existing grades 
wherever possibl~ around the perimeter of the subject site; noted 
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• support the tree selection for the project; proposed planting of deciduous trees 
on the front yards along Railway A venue is appropriate; noted 

• not concerned with the proposed surface treatment of the internal drive aisle; 
support the shared use of the drive aisle for vehicles and pedestrians; noted 

• consider replacing populous tremuloides ericta trees in the backyards of 
townhouse units with a more appropriate species due to their aggressive roots 
and considering the small size of the backyards and the trees' proximity to the 
building; Populous tremuloides ericta trees in the backyards of townhouse 
units have been replaced with Magnolia kobus stellate (White Star Magnolia) 

• reconsider the planting of a pine tree at the north fa<;ade of Unit 11 as it is 
located in a shady area; consider replacing with a more shade tolerant species; 
Pine tree has been replaced with Picea omorika 'bruns' (Bruns Serbian 
Spruce) 

• reconsider the proposed small lawn areas along the east-west pedestrian 
walkway due to survivability concerns; consider introducing shade tolerant 
ground covers; Shade tolerant shrub species have been proposed on-site 
along the east-west pedestrian walkway. Please see Ll for your reference. 

• fencing or landscaping around the hydro kiosk at the back of the site is not 
necessary as it will make the area inaccessible; visibility of hydro kiosks to 
pedestrians is not a concern; noted 

• the project is on the right track from a sustainability perspective; support the 
proposed sustainability features, e.g. energy star appliances, high efficiency 
windows, walls and roof assemblies; noted 

• support the proposed heat pump and heat recovery mechanical systems which 
differentiate the subject development from similar developments; noted 

• massing is well handled considering the tightness of the site; noted 

• appreciate the mid-block breaks between buildings; outdoor amenity space 
provides a good break between buildings at the east parcel; noted 

• appreciate the proposed mid-block pedestrian walkway connection to the street; 
however, consider increasing its width by one-half to one meter to allow 
planting on one side and address potential CPTED concerns; also support the 
recommendation to align the walkway with the outdoor amenity space; The 
proposed mid-block pedestrian pathway from the street to the Outdoor 
Amenity Space is 1.5 m (5 ft) wide with a landscape strip on one side to 
address potential CPTED concerns, and it is aligned with the Outdoor 
Amenity Space. 

• support the proposed location of garbage and recycling, electrical room and 
hydro kiosk; the hydro kiosk is not very prominent and does not require 
screening; noted 

• support the comment to introduce punch colours to provide identity to 
individual townhouse units; Colours to the entry doors added on A14 and A15 
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support the proposed light and dark colour scheme which is a welcome 
departure from earthy tones in the area; however, consider toning down the dark 
colour of the panel which is close to the dark roof colour; prefer a stronger 
contrast of the black, grey and white tone. 

proposed use of brick in the lower portions of the building works well; noted 

recommend that City guidelines encourage contemporary or modern style for 
townhouse developments in the area as opposed to the English Tudor 
expression prevalent in the neighbourhood; noted 

proposed landscaping works well; however, the application of colours for 
paving treatment appears arbitrary; consider variation in texture; Permeable 
pavers in two different colours have been proposed to distinguish drive-aisle 
and surface parking areas (Harvest Blend) from pedestrian pathways (Gray 
Blend) 

consider a pedestrian strip across the internal drive connecting pedestrians from 
the west parcel to the outdoor amenity space, e.g. rumble strips as a traffic 
calming measure and for pedestrian safety; There is a pedestrian strip across 
the internal drive-aisle connecting pedestrians from the east-west pedestrian 
pathway to the Outdoor Amenity Space. 

surface paving textures should be zone-specific and not randomized; The layout 
of surface paving has been proposed to serve the 3 functions of: defining the 
site entry off the lane, defining the end of the drive-aisle, and defining 
pedestrian routes on-site on both sides of the drive-aisle. The two separate 
asphalt areas on the internal drive-aisle can serve as informal play surfaces 
for children. 

support the location of the outdoor amenity space; however, the proposed play 
equipment appears dominant and isolated in the space; consider a more natural 
and dynamic play structure for children; Natural play elements have been 
incorporated to fit into the Outdoor Amenity Space to provide different play 
opportunities such as climbing, social, imagination, balance, motor skills. 

consider eliminating the common pathway that runs along the front yards of the 
Affordable Housing units as it highlights the difference between the affordable 
housing units and regular market units; All affordable housing units extended 
individual path to the city sidewalk 

documentation of the project is brief and legible; drawings are clear and 
readable; however, the applicant could have added diagrams to further explain 
the design rationale; noted 

the project is challenging due to the large building footprint in a small site; 
support the increased density of the proposed development which is welcome in 
the area; overall,.the applicant has done a good job; noted 

support the proposed colour scheme which provides a suburban character to the 
project; noted 
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• support the recommendation to add colour; variation in door colours could 
provide individuality and differentiation to townhouse units; Colours to the 
entry doors added onA14 andA15 

• consider incorporating more contemporary details to modernize the project and 
provide a more urban feel to it; We have a touch of contemporary feel by using 
glass railing, brick facing and black and grey color palettes, 

• rationale for surface paving treatment needs to be clarified; consider 
consolidating the two separate asphalt areas on the internal drive aisle and 
locating them adjacent to the outdoor amenity area to provide more play 
opportunities for children; The surface paving treatment has been revised and 
two separate asphalt areas on the internal drive-aisle can serve as informal 
play surfaces for children. 

• consider accentuating the small planting areas along the internal drive aisle; 
Small planting areas along the internal drive-aisle have been added. 

• design development is needed for the proposed landscaping; applicant needs to 
clarify the rationale for proposed landscaping on the outdoor amenity space, 
street frontage, and public space from a planting point of view; See above for 
landscape rationale in the Outdoor Amenity Space. The streetscape has been 
improved with low aluminum rail fencing with stone-faced columns set back 
on-site to accommodate visually interesting plant species and which jogs in 
every 15m. Plant species along this frontage include Etnafalse spiraea (red), 
Dwarf fountain grass, Golden variegated Japanese sedge, scarlet meidiland 
rose, little-leaf box. The Arbour feature with vines has been proposed at the 
entrance point of the pedestrian pathway from the street to the interior of the 
site. 

• understand the rationale for the layout of the affordable housing units; 
however, the units appear contained; consider incorporating a lawn for 
Affordable Housing Unit 5 and a more "democratic" layout where the 
affordable townhouse units directly access the street as opposed to accessing the 
pedestrian walkway; Affordable units with extended individual path to the city 
sidewalk 

• support the proposed colour scheme; planting palette should add more colour to 
the proposed development; Colours to the entry doors added on A14 and A15 

• support the recommendation that the hydro kiosks do not require fencing; noted 

• support the recommendation to extend the individual pathways to each 
affordable housing unit entry up to the street sidewalk; Affordable units 
extended individual path to the city sidewalk 

• delete reference to gravel in the non-porous area diagram (Drawing All) in the 
materials package provided by the applicant. deleted 
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Panel Decision 

It was moved and seconded 
That DP 16-754735 be supported to move forward to the Development Permit Panel 
subject to the applicant giving consideration to the comments of the Advisory Design 
Panel. 

CARRIED 



City of 
Richmond 

To the Holder: 

Property Address: 

Address: 

1037533 BC LTD. 

8620 RAILWAY AVENUE 

C/0 ERIC LAW ARCHITECT INC. 
#216- 288 W 8TH AVENUE 
VANCOUVER, BC V5Y 1N5 

Development Permit 

No. DP 16-754735 

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

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

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

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

5. As a condition of the issuance of this Permit, the City is holding the security in the amount of 
$154,703.14 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. 

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

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

5544568 



To the Holder: 

Property Address: 

Address: 

1037533 BC L TO. 

8620 RAILWAY AVENUE 

C/0 ERIC LAW ARCHITECT INC. 
#216- 288 W 8TH AVENUE 
VANCOUVER,BC V5Y1N5 

This Permit is not a Building Permit. 

Development Permit 
No. DP 16-754735 

AUTHORIZING RESOLUTION NO. 
DAY OF 

ISSUED BY THE COUNCIL THE 

DELIVERED THIS DAY OF 

MAYOR 
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To: 

City of 
Richmond 

Development Permit Pal")el 

Report to Development Permit Panel 

Date: October 3, 2017 

From: Wayne Craig File: DV 17-771661 
Director, Development 

Re: Application by Matthew Cheng Architect Inc. for a Development Variance Permit 
at 8480 No. 5 Road 

Staff Recommendation 

That a Development Variance Permit be issued which would vary the provisions of Richmond 
Zoning Bylaw 8500 to increase the maximum height for buildings from 12m to 14.14 m to 
permit the construction of a Buddhist Temple at 8480 No. 5 Road on a site zoned "Assembly 
(ASY)". 

5393224 
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Staff Report 

Origin 

Matthew Cheng Architect Inc., on behalf of the Tung Cheng Y eun Buddhist Association,has 
applied to the City of Richmond for permission to vary the provisions of Richmond Zoning 
Bylaw 5800 to increase the "Assembly (ASY)" maximum permitted building height from 12m 
to 14.14 m in order to permit a taller roof peak on a proposed Buddhist temple building at 
8480 No.5 Road. The 3,416.7 m2 (36,777.46 ft2) site is currently vacant. 

The site was rezoned to "Assembly (ASY)" by Council on June 26, 2017. 

Site servicing and frontage improvements will be .secured prior to issuance of a Building Permit 
with works including the following: 

• The design and construction of a 1.5 m wide treed and grassed boulevard and a new 
1.5 m wide concrete sidewalk along No. 5 Road. 

• Installation of a new water connection, complete with meter and meter box. 
• Upgrading of approximately 75 m ofrouting storm sewer. 
• Relocation of an existing storm inspection chamber on the west property boundary. 
• Installation of new sanitary service connections and inspection chambers along the 

frontage. 
• Completion of a street lighting assessment and recommended lighting upgrades along the 

site's frontage, etc. 

Development Information 

The Buddhist Association's original proposal was for a building that was approximately 6 m 
(19.68 ft.) over the 12m maximum height allowed under the "Assembly (ASY)" zoning. In 
response to concerns regarding the building height and massing raised by the Shia Muslim 
Community of BC the adjacent property owners, the applicant made extensive revisions to their 
plans reducing the overall height of the building, altering the shape of the roof peak to reduce the 
extent of the area requiring a height variance and moving the building northward and closer to 
No.5 Road- effectively moving further away from the adjacent Muslim building. Having 
subsequently reviewed the revised proposal indicating a building of approximately 14.09 m 
( 46.23 ft.) in height for the site, the Shia Muslim Community representatives submitted a letter of 
support to Planning Committee on March 7, 2017 (see Attachment 1). The revised plans 
showing the slightly higher 14.14 m (46.39 ft.) elevation were provided to and reviewed by the 
Shia Muslim Community representatives on September 14, 2017. No further concerns were 
raised by the representatives. The additional height requested is to allow the building's 
appearance to more closely resemble the traditional character of a Chinese Buddhist Temple. 

The proposed temple building will be a two-storey wood construction building, approximately 
1,308.07 m2 (14,080 ft2

) in floor area. The building will contain a kitchen and dining hall, 
administration offices, a library, and a dormitory containing two sleeping units on the main floor 
and a worship hall and two offices on the top floor. Parking is provided at ground level along 
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three sides of the building. The proposed uses are all permitted under the "Assembly (ASY)" 
zone. 

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

Background 

Development surrounding the subject site is as follows: 

North: A property owned by the Shia Muslim Community ofBC at 8320 No.5 Road 
on a split- zoned site "Assembly (ASY)" on the westerly 110 m and 
"Agriculture (AG 1 )" on the eastern portion, and located within the ALR and 
the No.5 Road Backlands Policy area. 

East and South: A property owned by the Shia Muslim Community ofBC at 8580 No.5 Road 
on a split-zoned site, "Assembly (ASY)" on the westerly one-third of the 
property (approximately 1.3 ha) and "Agriculture (AG 1 )" on the eastern 
portion. The site is located within the ALR and the No.5 Road Backlands 
Policy area. 

West: Directly across No.5 Road at 8451 No.5 Road is a split-zoned property with 
"Roadside Stand (CR)" on the front portion and "Agriculture (AG 1 )"on the 
back portion. The property is located within the ALR, but is not located 
within the No. 5 Road Backlands Policy area. 

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 Variance Permit application. In addition, it complies with the intent of the 
applicable sections of the Official Community Plan (OCP) and is generally in compliance with 
the "Assembly (ASY)" zone except for the zoning variance noted below. 

Zoning ComplianceNariances (staff comments in bold) 

The applicant requests to vary the provisions of Richmond Zoning Bylaw 8500, 
"Assembly (ASY)" zone, to increase the maximum height for buildings from 12.0 m to 14.14 m 
at 8480 No. 5 Road. 

(Staff supports the proposed variance for the following reasons: 

1. The proposed increase in height does not result in an increase in useable floor area or 
a change in use within the building. 

2. No significant increase in shadowing to neighbouring properties will result from the 
2.14 m increase in height of the roof line. The submitted shadow study does indicate 
limited shadowing of the street frontage but only in the mid-winter morning hours. 
This is not anticipated to pose a significant concern. 
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3. The most impacted neighbours as owners of lands on three sides of the subject site the 
Shia Muslim Community of BC, have indicated their support of the proposed 
development with the increased roof height. The project will significantly improved 
streetscape providing a new 1.5 m wide treed and grassed boulevard and a new 1.5 m 
wide concrete sidewalk. The installation of a managed Zen garden cultural landscape 
along the front of the building will further enhance the appearance from No. 5 Road. 

4. The additional height will allow the proposed building to take on the appearance that is 
more characteristic of a Buddhist Temple which would typically include a peaked and 
ornamental roof line. The proposed variance is less than other building height 
variances in the area (see the analysis section for comparisons). 

Advisory Design Panel Comments 

The Advisory Design Panel initially reviewed the proposal on July 6, 2017, but did not support it 
primarily due to concerns over potential impacts of the mechanical systems on the exterior 
building design and the location and design of the handicapped parking spaces and the 
handicapped access to the building. 

The Advisory Design Panel reviewed the revised application on August 2, 2017 and supported 
the application subject to consideration of their comments. A copy of the relevant excerpt from 
the Advisory Design Panel Minutes from July 6, 2017 and August 2, 2017 are attached for 
reference (Attachments 3 and 4). The design response from the applicant has been included 
immediately following the specific Design Panel comments and is identified in 'bold italics' in 
each of the two attachments. 

Analysis 

Staff researched maximum building heights for Assembly zoned parcels along No. 5 Road 
between Blundell Road and Steveston Highway as part of a recent application for the 
Lingyen Mountain Temple (DV 17-771661) and as part of the No.5 Road Backlands study. 
Based on this research and information provided by the applicant, Table 1 below and the 
associated map on the following page shows approximate heights for "Assembly" zoned 
buildings in the vicinity ofthe subject site. 
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T bl 1 R I" . A a e e.IQIOUS bl M . ssem ~y ax1mum B 'ld. H . ht Ul mg e1q1 s 

Site Maximum Building Height Maximum Building Height 
(Above Finished Grade) (Geodetic) 

Shia Muslim at 8580 No. 5 Road 20.1 m (66 ft.) for 2 spires and 24.12 m (79 ft.) for 2 spires and 
15.4 m (51 ft.) for large dome** 18.87 m (62ft.) for large dome* 

India Cultural Centre at 17.12 m (56.2 ft.) for Onion dome** 19.71 m (64.7 ft.) for Onion dome** 
8600 No. 5 Road 

Thrangu Monastery at 21.44 m (70.34 ft.) to top of the 24.94 m (81.84 ft.) to top of the 
8140 No.5 Road shrine hall ** shrine hall ** 

Existing LMT at 10060 No. 5 Road 21 m (69ft.) for the existing Main 22.57 m (74ft.) for the existing Main 
Buddha Hall ** Buddha Hall ** 

Proposed LMT Expansion at 25.9 m (85ft.) for the proposed new 27.48 m (90ft.) for the proposed 
1 0060 No. 5 Road Main Buddha Hall ** new Main Buddha Hall ** 

Buddhist Temple at 14.14 m (46.41ft.) to proposed roof 15.9 m (52.17 ft.) to proposed roof 
8480 No. 5 Road (Subject Site) peak* peak* 
* Data based on survey mformatwn provided by the applicant. * * Data based on Bmldmg Permit records. 

As noted in the above table, the maximum building height requested for the subject site's temple 
is 14.14 m (46.41ft.) above finished site grade. The geodetic height will be approximately 
15.9 m. The area proposed to be higher than 12m in height will be approximately 17.44 m long 
by 3.42 m deep (57.2 ft. long by 11.23 ft. deep) for a total area of approximately 59.64 m2 

(642 ft2
) at the base. The proposed ridge becomes slightly smaller as it rises upward to the 

14.14 m proposed height above finished grade. 
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Conditions of Adjacency 
• Sun shading analysis (included in the submission) has been undertaken indicating minimal 

impact upon adjacent properties as a result of the proposed 2.14 m roof peak addition. 
• The proposed Buddhist temple building will be set back almost 19 m from the southern 

property boundary and over 20 m from the eastern property boundary to ensure good 
separation from the existing Muslim temple on the adjacent property at 8580 No.5 Road. 

• Perimeter landscaping and fencing on three sides of the site will be used to screen and 
separate the adjacent uses. 

• The proposed Buddhist temple building will be setback almost 8 m from No 5 Road allowing 
for additional landscaping to create a softer interface with the fronting street. 

Urban Design and Site Planning 
• Vehicle access will be provided by a single driveway access from No.5 Road at the 

northwestern comer of the property, but will not encroach into the ESA/tree protection area 
along the northern property boundary. This driveway location was recommended by the 
Advisory Design Panel and is supported by Transportation staff. 

• At grade parking will be provided along the perimeter of three sides of the site and will be 
well set back and partially screened from No.5 Road by landscaping. 

• 74 parking spaces including two handicapped spaces, are proposed, along with one medium 
sized loading stall located in the northeastern corner of the property fully addressing the 
Zoning Bylaw requirements for parking. 

• The handicapped parking stalls will be located near the front entrance - one to the north side 
of the building and one to the south side of the building - again as recommended by the 
Advisory Design Panel. Both spaces will be in close proximity to accessible ramps leading 
to the front door of the building. 

• Three Class 1 and eight Class 2 bicycle spaces are proposed which will address the Zoning 
Bylaw requirements for the provision of bicycle spaces. 

• Turning radii have been submitted showing that trucks will be able to adequately access and 
service the site for garbage/recycling pickup and deliveries. 

• The main building entrance will be oriented toward No.5 Road with accessible ramp 
structures leading to both the north and southern side of the building. Two additional 
building entrances will be provided at the eastern side (rear) of the building providing service 
delivery access and access to the interior of the building. 

Architectural Form and Character 
• The building's design is proposed to be reflective of a traditional Buddhist architectural style 

incorporating symmetry, vario.us traditional ornamental features, and a modified version of 
the traditional Chinese temple roof design. 

• The proposed two storey building will have a traditional two-tiered orange-yellow glazed 
ceramic tile roof with roof ridges and corner flares. 

• The upper storey exterior is proposed to be an off-white ("vintage taupe") painted smooth 
texture stucco with red decorative beams, columns and window frames/trims. 

• The lower storey is proposed to be red painted stucco with red decorative beams, columns, 
window frames/trim and doors. 

• Windows will be typically double paned with munting and clerestorey windows. 

5393224 
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• Decorative panels will be mounted on the lower storey exterior walls to match the window 
style. 

• A stone rail with relief sculptures/engraving will line the two accessibility ramps leading 
from the main entrance to both the north and south parking areas. 

• A maroon brick cladding will line the base of the accessibility ramps. 
• Steps will lead down from the main entrance which fronts onto No.5 Road connecting to a 

bench lined walkway that joins to the public sidewalk along No. 5 Road. 
• Special attention has been made to the mechanical systems to ensure that they do not 

penetrate the iconic roof line or seriously impact the building design. Mechanical venting 
and intakes are to be located in selected clerestorey window areas and will be designed to 
blend into the overall design. 

• A custom lattice frame will be used to screen the exterior ventilation/energy recovery 
(VRV /ERV) units at the rear of the building. 

Landscape Design and Open Space Design 
• The property has a small (approximately 25m2

) Environmentally Sensitive Area (ESA) 
designation along the north and west property lines which includes trees on the adjacent 
property to the north at 8320 No.5 Road. This area is not be impacted by the proposed 
development, as the parking and vehicle access will be set back from the drip lines of these 
trees. The setback requirements have been reviewed by the City's Tree Protection staff. 

• Protective fencing will be in place to ensure retention of 11 off-site trees located on the 
neighbouring property to the north at 8320 No.5 Road and one tree jointly owned with 
8320 No 5 Road. 

• 57 replacement trees will be planted on-site- fully addressing the requirement for 56 
replacement trees permitted to be removed through the Rezoning application 
(RZ 14-674068). 

• In response to the Advisory Design Panel, the landscaping at the front of the site was 
redesigned to "introduce cultural specific elements such as Zen garden arrangements to 
compliment the Buddhist temple design. The Zen garden symbolically represents nature or 
Yin/Yang concept by using man made elements such as stone paver path and stone ornament 
in a harmonious arrangement with the natural landscape design. Areas of paver stone 
rearranged in linear pattern to reflect the solemn Buddhist temple design which is commonly 
seen in Asian Buddhist temple." A walkway around the landscaped area complete with 
benches have also been added to the front of the site. 

• The perimeter of the site will be landscaped with various trees and shrubs providing a visual 
relief from the adjacent properties. 

• Permeable pavers are used for all the parking spaces adjacent to the property boundaries and 
at the main driveway entry to reduce impermeable surface areas/act as a visual cue to the 
site's entrance way. 

• Garbage and recycling facilities have been relocated to the north-eastern comer of the site 
away from the adjacent Shia Muslim temple. 

• Landscape Securities in the amount of$167,107.38 were submitted through the previously 
approved Rezoning application (RZ 14-674068). No additional landscape securities are 
required with this application. 
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Crime Prevention Through Environmental Design 
• The primary building entrances will be visible to the street. 
• Perimeter fencing will be maintained along three sides of the site. 
• The at-grade parking will be generally visible and open to visual scanning. 

Energy and Sustainability 
• The applicant indicates that, although no LEED target has been established, the building will 

be designed as a sustainable project using efficient HV AC and plumbing systems to the 
extent possible. Their objective in terms of energy use will be to have the project beat the 
required ASHRAE 90.1.2010 code requirements by approximately 10 to 15%. 

• Domestic hot water will be provided via a high efficiency gas fired hot water tank serving the 
kitchen, guest rooms and washrooms. 

• Variable refrigerant volume (VRV) and energy recovery ventilator (ERV) systems will 
provide ventilation, heating and cooling to the main floor and two VRV units will address the 
needs of the worship area on the second floor. The ERV systems will be equipped with a 
variable speed drive to maximize energy efficiency by reducing its capacity when the 
building has low occupancies. 

• High efficiency plumbing fixtures proposed are anticipated to reduce water use by 20 to 30% 
over the LEED 2009 baseline standard. 

Conclusions 

The applicant made significant modifications to the overall building and site design in response 
to both the Advisory Design Panel and staff. The modifications have helped to improve the 
functionality of the project and address the concerns raised. As the proposed development would 
meet applicable policies and Development Permit Guidelines, staff recommend that the 
Development Variance Permit to increase the maximum height for buildings to 14.14 mat 
8480 No.5 Road be endorsed, and issuance by Council be recommended. 

David Brownlee 
Planner 2 
(604-276-4200) 

DCB:blg 

Prior to future Building Permit issuance, the developer is required to complete the following: 
• The applicant is required to obtain a Building Permit for any construction hoarding associated with the 

proposed development. If construction hoarding is required to temporarily occupy a street, or any part thereof, 
or occupy the air space above a street or any part thereof, additional City approvals and associated fees may be 
required as part of the Building Permit. For further information on the Building Permit, please contact 
Building Approvals Department ai 604-276-4285. 

• Submission of a construction traffic and parking management plan to the satisfaction of the City's 
Transportation Department (http://www.richmond.ca/services/ttp/special.htm). 
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List of Attachments: 
Attachment 1 Shia Muslim Community letter of support to Planning Committee 

(March 7, 20 17) 
Attachment 2 Development Application Data Sheet 

DV 17-771661 

Attachment 3 Advisory Design Panel Comments and Applicant Responses- August 2, 2017 
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ATTACHMENT 1 

Schedule 1 to the Minutes of the T6: fi~J.-vvn•'"-:; ~mifl.e.e. 
Planning Committee meeting of (vi ~r:.J\ 'T, ~ l =t 
Richmond City Council held on r-4: lt~-vv~ # &..{_1<7:- ~~~~t'fob~ 
Tuesday, March 7, 2017. 

Az-Zahraa ISLAMIC CENTRE 
SHIA MUSLIM COMMUNITY OF BRITISH COLUMBIA 
8580 liS ROAD RICHMOND BC CANADA V6V 2V4 T€L: 60~.274,7869 WWW.ill~:t:<1hr:an.org 

Planning Committee 

City of Richmond 

Richmond, BC 

RE: RZ 14-674068 81.180 No 5 Road Temple Rezoning Application 

Dea1· Sir/Madam, 

March 4, 2017 

We are writing in appreciation of the information recently provided to us by Mr. David Brownlee, with 

regards to the rezoning application for the proposed Buddhist Temple at 8480 Number 5 Road. 

We really appreciate ali the efforts that Mr. Brownlee and the Members of the Buddhist Community 

along with their architect, have made to address the concerns we brought forward. While it is not 

perfect with the height being over the permissible limit, our Community is sympathetic to the needs of 

the Buddhist Community. · 

With these changes, we are now in a position to support their application. Being their neighbours on 

both sides of the property (8580 and 8320 No.5 Rd), we look forward to a mutually supportive and 

fru ltfu I relatlonsh lp. 

Best regards, 

Shaheen Rashid 
Secretary, The Shla Muslim Community of BC 
secreta ry@az-zahraa.org 

CC: Mr. David Brownlee' 



City of 
Richmond 

Development Application Data Sheet 
Development Applications Division 

DV 17-771661 Attachment 2 

Address: 8480 No. 5 Road 

Applicant: Matthew Cheng Architect Inc. 

Planning Area(s): East Richmond- Mclennan Sub-Area 

Floor Area Gross: 1,308.07 m2 

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

I Existing 
Site Area: 3,416.7 m2 

Land Uses: Vacant 

OCP Designation: Community Institutional 

Zoning: Agriculture (AG 1) 

Other Designations: ESA 

On Future Subdivided Lots I Bylaw Requirement 
Floor Area Ratio: Max. 0.5 

Lot Coverage- Building: Max. 35% 

Setback- Front Yard (m): Min. 6m 

Setback- North Side Yard (m): Min. 7.5 m 

Setback- South Side Yard (m) Min. 7.5 m 

Setback- Rear Yard (m) Min. 7.5 m 

Height (m): 12m 

Off-street Parking Spaces- Total: 74 

Accessible Parking Spaces 2 

Loading Spaces 1 medium 

Bicycle Spaces 
Class 1: 3 
Class 2: 8 

5393224 

I 

Tung Cheng Yuen Buddhist 
Owner: Association 

I Proposed 
No Change 

Institutional 

No Change 

Assembly (ASY) 

ESA DP not required 

Proposed I Variance 

0.4 none permitted 

19% none 

7.7 m none 

17.95 m none 

18.58 m none 

20.24 m none 

14.14 m Variance 

74 none 

2 none 

1 medium none 

Class 1: 3 
Class 2: 8 

none 
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Excerpt from the Minutes from 

The Design Panel Meeting 

Wednesday, August 2, 2017-4:00 p.m. 
Rm. M.1.003 

Richmond City Hall 

Attachment 3 

DV 17-771661 (RESUBMISSION) - TWO-STOREY 1,308 S.M. BUDDHIST 
TEMPLE WITH HEIGHT VARIANCE FOR ROOF DESIGN 

ARCHITECT: Matthew Cheng Architect Inc. 

PROPERTY LOCATION: 8480 No. 5 Road 

Applicant's Presentation 

Roy Kuo, Matthew Cheng Architect Inc., and Caelan Griffifths, PMG Landscape 
Architects, presented the project and answered queries from the Panel. Matthew Cheng, 
Matthew Cheng Architect, Inc. responded to the comments of the Panel. 

Panel Discussion 

Comments from the Panel were as follows: 

• 

• 

• 

appreciate the mechanical engineer for the project providing the Panel with 
mechanical plans, although not required at this stage of the project; 

mechanical and sustainability features for the project have not been integrated 
into the building's architecture; e.g. location of louvers indicated in the 
building's fa<;ade, but not integrated into the architecture of the building; 

Clerestory portion will be utilized for air intake/exhaust ventilation. Detail in 
larger scale is provided to illustrate the integration of architectural panel and 
mechanical ducting. Reference Page: Architectural 3 /A2.2 

freezer and cooler mechanical systems will also impact the building's shape and 
form enclosure needs to be expanded to accommodate these mechanical 
systems; 

All air intake I exhaust ventilation will be accommodated through clerestory 
portion of window frame. Detail ducting layout and air intake I exhaust 
location to be determined and to be integrated with architectural design. 

• proposed kitchen exhaust system may not meet National Fire Protection 
Association (NFP A) 96 standards louvers for venting kitchen exhaust have 
potential maintenance problems, e.g. will accumulate grease over time; 

Grease trap is proposed to be installed in mechanical room for kitchen 
exhaust to filter most grease before kitchen ventilation exhaust through 
clerestory portion of window frame. 
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• support the building frontage sited adjacent to No. 5 Road as it will create 
opportunities for landscaping however, proposed landscaping needs clarity and 
design development, e.g. clarify whether the sod lawns fronting the building 
could be accessed by pedestrians; 

Revised landscape proposed a walkway around landscaping area for visitor to 
enjoying the landscape design. Reference Page: Landscape Ll 

• applicant could have provided an Arborist's Report to provide information to 
the Panel regarding the condition of the trees to be removed; 

Arborist report was submitted as part of rezoning application package. All 
tree removals are based on recommendation of arborist report. 

• proposed ramps could be further articulated through incorporating relief 
sculpture as mentioned by the applicant; 

Details of relief sculpture or engraving to be further studied and incorporated 
at construction stage 

• consider increasing the width of the ramps to accommodate two people walking 
side-by-side as the ramps will be accessed more than the front stairs to enter the 
building increasing the width of the ramps may necessitate going beyond the 
setback line but would be justifiable; 

Ramps are widen to 5'-7 Y2" with 4'-7 Y2" wide interior path clearance to 
accommodate two people walking side by side. Reference Page: Architectural 
1/Al.O 

• consider incorporating elements below the ramps to provide a more inviting 
experience for users; 

Space under proposed ramps to be blocked by brick wall on exterior side. 
Reference Page: ArchitecturalA2.5 

• appreciate the proposed architectural details presented by the applicant hope 
that they will be incorporated into the building as the project moves forward as 
they will enhance the architecture of the building; 

All architectural elements shall follow and be executed traditional Chinese 
temple detail and aesthetics. 

• consider relocating the pad-mounted transformer (PMT) at the northwest corner 
of the site to a less prominent location; 

PMT is place at location where it is easily accessed for installation and 
maintenance. Although PMT is visible to pedestrian on public sidewalk, 3 
sides surround PMT are landscaped to provide partial visual blockage. 
Reference Page: Architecturall/AO.l 

• support the siting of the building adjacent to No. 5 Road which creates 
opportunities for tree planting around the perimeter of the site however, 
information is lacking from the arborist regarding the condition of on-site trees 
to be removed; 

Arborist report was submitted as part of rezoning application package. All 
tree removals are based.on recommendation of arborist report. 
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• relationship between landscaping and architecture is not clearly presented 
landscaping could have been integrated into the architectural drawings; 

• 

Revised landscape plans introduce cultural specific elements such as Zen 
garden arrangements to compliment the Buddhist temple design. The Zen 
garden symbolically represents nature or Yin/Yang concept by using man 
made elements such as stone paver path and stone ornament in a harmonious 
arrangement with the natural landscape design. Areas of paver stone 
rearranged in linear pattern to reflect the solemn Buddhist temple design 
which is commonly seen in Asian Buddhist temple. Reference Page: 
Landscape Ll 

proposed width and depth of the continuous soil trenches along the south 
property line would be inadequate due to size of trees to be planted and their 
proximity ofthe curb; 

Proposed soil trench is industry standard and shall provide adequate area for 
proposed trees to grow. Reference Page: Landscape Ll 

• support the proposed permeable pavers on site however, the applicant could 
have explained how the proposed landscaping relates to the overall design of 
the project; 

Revised landscape plans introduce cultural specific elements such as Zen 
garden arrangements to compliment the Buddhist temple design. The Zen 
garden symbolically represents nature or Yin/Yang concept by using man 
made elements such as stone paver path and stone ornament in a harmonious 
arrangement with the natural landscape design. Areas of paver stone 
rearranged in linear pattern to reflect the solemn Buddhist temple design 
which is commonly seen in Asian Buddhist temple. Reference Page: 
Landscape Ll 

• consider design development to the kitchen exhaust fan venting through the side 
of the building consider installing a significant overhang over the vent; 

All air intake I exhaust ventilation will be accommodated through clerestory 
portion of window frame. Detail ducting layout and air intake I exhaust 
location to be determined and to be integrated with architectural design. 

• provision of parking spaces should not be to the detriment of pedestrian access 
around the site pedestrian circulation should not conflict with vehicular 
circulation on site; 

Pedestrian circulation along north and south of the building is not provided 
due to site restriction and vehicular circulation I parking spaces 
requirements. Nevertheless, various entry and exit routes and points reduce 
risk of vehicular I pedestrian inference. Reference Page: ArchitecturalliAO.l 

• consider relocating the loading and garbage and recycling areas closer to the 
site entry; 

Site entry is relocated to north end of the site for shorter route to access 
garbage and recycling area. Reference Page: ArchitecturalliAO.l 
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• consider providing loading access directly to the back of the building near the 
kitchen area; 

Kitchen location is relocated to North East portion of the building for shorter 
access to the loading space. Reference Page: Architectural1/A0.1 

• consider at least a five-foot width for the ramps on both sides of the building 
entrance; 

Ramps are widen to 5'-7 ~" with 4'-7 ~" wide interior path clearance to 
accommodate two people walking side by side. Reference Page: Architectural 
1/A1.0 

• paved walkway at the east side of the building is redundant consider converting 
the parking spaces at the north side of the building into a pedestrian space and 
relocating the VRV units on the paved walkway at the east side of the building 
to this area to make the walkway more functional; 

It is unlikely to provide additional pedestrian walkway on the north side of the 
building due to the parking layout and site restriction. 

• consider providing an access to the elevator off the main lobby on the main 
floor and off the upper lobby on the upper floor; 

Main and upper elevator lobbies are revised as per panel suggestion. 
Reference Page: Architectural1/A1.0 & A1.1 

• consider pushing back the entrance doors to the dining hall into the dining hall 
area to provide a corridor space to access other areas in the building and provide 
privacy to the dining hall area; 

Provision of continuous .corridor to separate dining hall from public 
pedestrian circulation. Reference Page: Architectural1/Al.O 

• appreciate the applicant for providing two ramps which add interest to the front 
of the building; 

• consider increasing the width of the ramps up to the full width of the front 
entrance landing to provide adequate space for users, e.g. enable a user to pass 
by another user and allow users to walk side-by-side; 

Ramps are widen to 5'-7 ~" with 4'-7 ~" wide interior path clearance to 
accommodate two people walking side by side. Reference Page: Architectural 
1/A1.0 

• appreciate the relocation of one handicapped parking space to the northwest 
corner of the site; 

Two handicapped parking spaces are provided, one (#46) at NW corner of the 
site by vehicular entrance and the other one (#1) at SW corner. Reference 
Page: Architectural1/A0.1 
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• consider relocating the cross hatched access area beside the handicapped 
parking stall at the northwest corner between the subject handicapped parking 
stall and the adjacent regular parking stall to provide a common access area for 
the two parking stalls; 

Handicapped parking space (#1) at SW corner share common access area 
with regular parking sp(lce (#2). Reference Page: Architectural1/A0.1 

• appreciate the applicant incorporating public art into the project the applicant is 
encouraged to investigate further opportunities to integrate public art in other 
locations on the project, e.g. near the sidewalk; 

• 

In addition to stone railing relief sculpture, further opportunity for art will be 
investigated and incorporated into architectural and landscape design. 

consider introducing an additional pedestrian sidewalk at the north parking area 
to connect with the paved walkway at the east side of the building consider 
differentiating the treatment for the additional pedestrian sidewalk through 
variation in colour; 

It is unlikely to provide additional pedestrian walkway on the north side of the 
building due to the parking layout and site restriction. 

• consider cutting back two regular parking stalls at the southeast corner to 
provide a ramp to the kitchen; 

Although the kitchen will incorporate commercial kitchen layout and 
equipment, it is likely the kitchen will not operate like a regular commercial 
kitchen of which constant re-stocking large quantity of food and supplies is 
required. Therefore, a ramp specifically serves kitchen loading activities will 
not be practical. 

• support the recommendation to increase the width of the ramps will make them 
appear grand and more appropriate to the context to the building; 

Ramps are widen to 5'-7 Yl" with 4'-7 Yl" wide interior path clearance to 
accommodate two people walking side by side. Reference Page: Architectural 
1/Al.O 

• appreciate the design of the temple City staff is encouraged to ensure the high 
quality of detailing for the temple and at par with the standards of other temples 
in the area; 

All architectural elements shall follow and be executed traditional Chinese 
temple detail and aesthetics. 
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• programming of landscape needs more integration with the architecture 
perspectives could have integrated the landscaping to enable the Panel to 
properly review the project; 

Revised landscape plans introduce cultural specific elements such as Zen 
garden arrangements to compliment the Buddhist temple design. The Zen 
garden symbolically represents nature or Yin/Yang concept by using man 
made elements such as stone paver path and stone ornament in a harmonious 
arrangement with the natural landscape design. Areas of paver stone 
rearranged in linear pattern to reflect the solemn Buddhist temple design 
which is commonly seen in Asian Buddhist temple. Reference Page: 
Landscape L1 

• consider flipping the driveway from the south side to the north side to locate the 
loading and garbage and recycling areas further away from the neighbouring 
mosque also, the southwest corner of the site could have more opportunities for 
landscaping, e.g. could incorporate a park/gathering place; 

Site entry is relocated to north end of the site for shorter route to access 
garbage and recycling area. Reference Page: Architectural1/A0.1 

• investigate opportunities for providing public access to the sod lawns in front of 
the building; 

Revised landscape proposed a walkway around the landscaping area for 
visitor to enjoying the landscape design. Reference Page: Landscape L1 

• consider a pedestrian access into the site from the sidewalk near the PMT; 

Revised landscape design will incorporate pedestrian experience by provision 
of pedestrian circulation throughout yard spaces. Reference Page: 
Landscape L1 

• support the recommendation to provide elevator access off the main lobby and 

Main and upper elevator lobbies are revised as per panel suggestion. 
Reference Page: Architectural1/Al.O & A1.1 

• consider flipping the kitchen and the function room to reduce the distance of the 
kitchen from the loading area. 

Kitchen location is relocated to North East portion of the building for shorter 
access to the loading space. Reference Page: Architectural1/A0.1 

Panel Decision 

It was moved and seconded 
That DV 17-771661 be supported to move forward to the Development Permit Panel 
subject to the applicant giving consideration to the comments of the Advisory Design 
Panel. 

CARRIED 

Opposed: Jubin Jalili and Amber Paul 



City of 
Richmond Development Variance Permit 

To the Holder: 

Property Address: 

Address: 

MATTHEW CHENG ARCHITECT INC. 

8480 NO.5 ROAD 

C/0 #202- 670 EVANS AVENUE 
VANCOUVER, BC V6A 2K9 

No. DV 17-771661 

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

2. This Development Variance 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 as follows: 

a) The maximum height for buildings is increased from 12.0 m to 14.14 mat 
8480 No. 5 Road. 

4. Subject to Section 692 of the Local Government Act, R.S.B.C.: buildings and structures; 
off-street parking and loading facilities; roads and parking areas; and landscaping and 
screening shall be constructed generally in accordance with Plans #1 to #19 attached hereto. 

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

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

7. If the Holder does not commence the construction permitted by this Permit within 24 months 
of the date of this Permit, this Permit shall lapse. 

This Permit is not a Building Permit. 

AUTHORIZING RESOLUTION NO. 
DAY OF 

DELIVERED THIS DAY OF 

MAYOR 
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ISSUED BY THE COUNCIL THE 
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To: 

City of 
Richmond 

Development Permit Panel 

- r . - .-l 

Report to Development ·Permit Panel 

Date: October 3, 2017 

From: Wayne Craig File: DP 17-785221 
Director of Development 

Re: Application by Arcus Consulting Ltd. for a Development Permit at 10019 
Granville Avenue 

Staff Recommendation 

That a Development Permit be issued which would: 
1. permit the construction of a licensed child care facility for a maximum of 88 children with an 

accessory residential caretaker unit at 10019 Granville A venue on a site zoned "Child Care 
(ZR8)- McLennan"; and 

2. vary the provision of Richmond Zoning Bylaw 8500 to reduce the required minimum width of 
a landscape buffer from a property line abutting a road from 3. 0 m to 1. 7 m. 

,. ) 1 ' 

t/t:4~ /.~ 
Wayne Craig 
Directo;:,pf De~} pment 

WC:mp 
Att. 
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Staff Report 

Origin 

Arcus Consulting Ltd. has applied to the City of Richmond for permission to develop a licensed 
child care facility for a maximum of 88 children with an accessory residential caretaker unit at 
10019 Granville A venue on a site zoned "Child Care (ZR8) - McLennan"(Attachment 1 ). The 
site is currently vacant. 

Background 

Previous Applications 

On September 10, 2012, the subject site was rezoned from "Local Commercial (CL )" to 
"Congregate Housing and Child Care (ZR8) -McLennan" to allow the development of a 1 0-bed 
congregate housing care facility with full-time medical care, a child care facility for a maximum 
of37 children, and residential security/operator's unit (RZ10-552527). A development permit 
was issued at the same time (DP11-589490), but the owner did not proceed with the proposal as 
he could not secure funding for the congregate housing facility, and the permit lapsed in 2014. · 

In 2014, a zoning text amendment application was submitted to remove "congregate housing" 
from the permitted uses and increase the maximum number of children permitted in a child care 
facility from 37 to 88. On November 23, 2015, Bylaw 9209 (RZ14-671974) to amend the "Child 
Care (ZR8)- McLennan" was adopted, and a Development Permit (DP14-672830) for the child 
care facility was issued. 

Since then, the property has been sold to the current owner, Pacific Star Education Ltd. The 
owner has proposed substantial changes to the approved Development Permit plans, including 
changes to the vehicle access and parking layout, changes to the building footprint as a result of 
modified floor plans, and alterations to the landscape plan to accommodate the program 
requirements. 

A Servicing Agreement (SA14-678576) was secured through the rezoning application 
(RZ 14-67197 4) for the design and construction of required off-site works, including: 

• a new sidewalk and landscaped boulevard along No.4 Road; 
• widening on the north side of Granville A venue and a new sidewalk and landscaped 

boulevard along Granville A venue; and 
• an upgrade of the existing traffic signal at the No.4 Road and Granville Avenue 

intersection. 

Submission and approval of revised drawings for the Servicing Agreement is required to reflect 
the changes made to the site design prior to Development Permit issuance. Also, the previously 
issued Development Permits that are currently registered on title (Document No. BB4051291, 
BX28278 and CA4869041) will be discharged to clean up the title. 
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Exemptions from the Agricultural Land Commission Regulations 

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

On-Site Sanitary Sewer System 

The subject site is located outside of the City's sanitary sewer boundary and is not serviced by 
City sanitary sewer system. A sanitary sewer covenant was registered on title through the 
previous rezoning application to ensure that the proposed on-site sewage treatment system is 
designed and maintained properly, and it has been replaced with the new sanitary sewer covenant 
to reflect the proposed uses. As the original sanitary sewer covenant filed under CA2713857 is 
no longer valid, it will be discharged prior to the Development Permit issuance. 

Vancouver Coastal Health Review 

The applicant has been working with the Vancouver Coastal Health staff to ensure that the 
application meets the child care licensing requirements. Through the Building Permit application 
process, detailed drawings will be forwarded to the Vancouver Costal Health for review and final 
approval. 

Development Information 

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

Surrounding Development 

Development surrounding the subject site is as follows: 

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

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

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

To the west: across No.4 Road, a duplex on a property zoned "Two-Unit Dwelling (RD1)" 
located outside of the ALR. The property is located in the City Centre Area 
McLennan North Sub-Area, and the Plan designated the property for two family 
dwellings or 2 & 3 storey townhouses. 

None of the immediately neighbouring sites in the ALR are currently farmed. 

Rezoning and Public Hearing Results 

A Rezoning is not required for this Development Permit application. 
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Staff Comments 

The proposed scheme attached to this report has satisfactorily addressed the significant urban 
design issues and other staff comments identified as part of the review of the subject 
Development Permit application. In addition, it complies with the intent of the applicable 
sections of the Official Community Plan and is generally in compliance with the Zoning Bylaw 
except for the variance noted below. 

Zoning ComplianceNariances (staff comments in bold italics) 

Richmond Zoning Bylaw 8500 section 6.5.3 requires a minimum of 3m wide landscape buffer 
from a property line abutting a road. The site plan shows that a small portion of the landscape 
buffer (5.5 min length) adjacent to the proposed driveway on Granville Avenue will be 1.7 m 
wide. 

Staff supports the requested variance for the following reason: 
• The proposed variance is minor in nature as only a small portion of the site will have a 

reduced landscape buffer. A significant amount of landscaping is proposed along No.4 
Road and Granville Avenue. 

• Staff recognizes the site design challenges due the small size of the property and its 
corner location. The site is carefully designed to provide a functional layout for the 
proposed child care facility and an attractive streetscape, and meet the parking 
requirement. 

• A layer of landscaping with shrubs and a fence is proposed to effectively screen the 
parking area from Granville Avenue. Also, a grassed boulevard immediately adjacent 
to tlte on-site landscape buffer (note: the boulevard width to be confirmed through a 
review of the revised SA plan) will provide an additional buffer along Granville 
Avenue. 

Advisory Design Panel Comments 

The previously approved Development Permit drawings were reviewed and supported by the 
Advisory Design Panel. As the architectural form and character remains unchanged, staff has 
determined that a review by the Advisory Design Panel is not required. 

Analysis 

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

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

potential privacy and overlook concerns for the immediate neighbours to the north and east. 
• A landscape buffer strip with a 2 m high solid wooden fence, hedge, shrubs and columnar 

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

structure and will be further screened from the immediate neighbours by the wooden fence 
and hedge. 
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Urban Design and Site Planning 
• The location of the building will create a strong street presence through architecturally 

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

• A full access driveway (i.e., left and right turns allowed for inbound and outbound vehicles) 
will be provided on Granville Avenue. 

• The previous Development Permit site plan included a right-out only exit on No.4 Road to 
facilitate on-site traffic circulation, but it has been removed. As part of the previous rezoning 
application, a covenant was registered on title to restrict the No. 4 Road exit to right-out only. 
As this covenant is no longer necessary, discharge of the covenant (document# CA2713856) 
is required prior to the issuance of Development Permit. 

• The proposal will provide 24 parking stalls and a loading space which meets the zoning 
requirement. One accessible parking stall will be located close to the main entrance of the 
child care facility for ease of access. 

• A pedestrian access will be provided from Granville A venue adjacent to the driveway and 
will be connected to the entrances to the child care facility and the residential suite. A 
pedestrian pathway is also provided from No.4 Road and will be connected to the exit doors 
on the north side of the building. 

• A garbage and recycling enclosure is proposed at the northeast corner where it can be easily 
accessed by a collection vehicle. 

• A bicycle storage room and bicycle racks are provided next to the main entrance to the child 
care facility. 

• Children's outdoor play areas are proposed along Granville Avenue and the north property 
line, and on the second floor deck at the north of the building. The landscaped area on the 
west side of the building will provide a buffer from fast moving traffic along No.4 Road. 

• Each outdoor play area is located and designed to be contiguous from the indoor classroom 
for a specific age group. 

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

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

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

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

contrast. 
• Various colours and building materials will be used to differentiate individual classrooms for 

different age groups and help break the massing of the building. 
• V erticallattice with climbing vines is proposed on the north side of the building to add visual 

interest and avoid a large blank wall. 

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

road frontage and providing security for children. To soften the impact of the required 
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protective fence for the child care, a row of hedge is provided in front of the metal picket 
fence along the streets. 

• The proposed perimeter landscaping meets the zoning requirements except for the small 
portion previously noted in the "Zoning ComplianceN ariances" section of this report. 

• A landscape buffer along the north and east property lines ( 1 m on the north side and 1. 7 m 
on the east side) with a wooden fence, hedge, shrubs, columnar trees is proposed along the 
north and east property lines. Structural soil will be incorporated under parking stalls to 
ensure that the trees survive. The trees will provide shadow, colour and rhythm and privacy 
to neighbours. 

• The children's outdoor play area is designed to provide a range of opportunities for the 
social, physical and emotional development of children while providing an attractive urban 
face to the public realm. Design details are as follows: 
o The outdoor play areas are designed to be flexible to re.spond to any future changes in 

programming while supporting a variety of physical and social activities. 
o Each outdoor play area is designed to serve a different age group, and is contiguous with 

the age group's indoor classroom. 
o Canopies will be provided for the entrances to the indoor classrooms to act as a transition 

zone from the indoors to the outside. 
o The outdoor play areas feature a mix of soft landscaping, rubberized play surface, grass 

mounds, sand boxes and play equipment. All outdoor play areas include both covered 
and uncovered areas, and an open area to encourage physical movement and group 
activities. 

o The roof top outdoor play area is screened with metal guardrail and fence, and a covered 
deck area will provide shade for children. Planters including small trees and shrubs are 
proposed to provide an experience of nature. 

o The proposed on-site trees along the north and south property lines will also provide 
natural shade and cooling during the summer months. 

• For children's safety, the children's outdoor play area is completely fenced with a metal 
fence and hedging. The height of the fence along the streets will be 5' and will have hedging 
in front of the fence to provide additional screening. In addition, wooden trellis and lockable 
gates are proposed to add visual interest. 

• A Letter-of-Credit for landscaping in the amount of $86,106.41 inclusive of a 10% 
contingency cost has been provided as part of the previous Development Permit application. 
This Letter-of-Credit is required to be replaced to reflect the revised amount of $97,454 prior 
to the Development Permit issuance. 

Crime Prevention Through Environmental Design 

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

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

purpose-driven lighting to all access and egress doors will be provided. 

5563572 
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Accessible Housing 

The proposed development includes the following accessibility features for a future resident with 
mobility challenges. 

• The accessible parking stall will be located close to the main entrance of the building. 
• All bedroom doorways in the accessory residential unit will be 3' wide to ensure 

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

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

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

Energy and Sustainability 

The applicant has indicated that the following sustainability measures will be incorporated into 
the development. 

• Use low-flow plumbing fixtures to reduce water consumption. 
• LED lighting where practicable to minimize energy consumption. 
• All appliances and fixtures will be selected based on ENERGY STAR ratings. 
• Increased thermal insulation and high-quality windows with Low E glass. 
• Mechanical and electrical loads will meet the ASHREA 90.1-201 0 standards. 
• Using the BC Building Code as a base reference, insulation levels will meet the ASHREA 

90.1-2010 standards. 

Conclusions 

The proposed development is carefully designed to respond to the needs of the programming 
proposed by the child care operator, and would meet applicable policies and Development Permit 
Guidelines. 

Staff recommend that the Development Permit be endorsed, and issuance by Council be 
recommended. 

~~12_ 
Minhee Park 
Planner 1 

MP:cas 

Attachments 
Attachment 1: Location Map 
Attachment 2: Development Application Data Sheet 
Attachment 3: Development Permit Considerations 
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City of 
·Richmond 

Development Application Data Sheet 
Development Applications Department 

DP 17-785221 Attachment 2 

Address: 10019 Granville Avenue 

Applicant: Arcus Consulting Ltd. Owner: Pacific Star Education Ltd. 

Planning Area(s): East Richmond Mclennan Sub Area 

Total Floor Area: 1,193 m2 

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

I Existing I Proposed 

Site Area: 2,448 m2 No Change 

88 space child care facility + 
Land Uses: Vacant residential security/operator 

unit 

OCP Designation: Agriculture No Change 

Zoning: Child Care (ZR8) No Change 

I Bylaw Requirement I Proposed I Variance 

Floor Area Ratio: Max. 0.5 FAR 0.48 none permitted 

Lot Coverage: Max. 40% 30% none 

4.85 m (No. 4 Rd) 

Setback - Public Road: Min. 3m 
& 3 m (to the posts 

none 
supporting covered entry 

on Granville Ave) 
Min. 5 m to building 

Setback -North: Min. 0.9 m to garbage 5.8 m none 
and recycling enclosure 

Min. 9 m to building 
Setback - East: Min. 0.9 m to garbage 25.7 m none 

and recycling enclosure 
Landscape Buffer Width adjacent 

Min. 3m 1.7m 1.3 m 
to a Road 

Height: Max. 12.5 m 10.3 m none 

Off-street Parking Spaces- 23 23 none 
Regular 
Off-street Parking Spaces -

1 1 none 
Accessible: 

Total off-street Spaces: 24 24 none 

5563572 



Attachment 3 City of 
Richmond Development Permit Considerations 

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

Address: 10019 Granville Avenue File No.: DP 17-785221 

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

• Submission and approval of revised drawings for Servicing Agreement (SA14-678576) for the design and construction of public 
road frontage works and any necessary upgrades as a result of the required road widening in order to reflect the changes to the site 
design. Works include but may not be limited to the following: 

- a new sidewalk and landscaped boulevard along No. 4 Road; 
- widening on the north side of Granville A venue and a new sidewalk and landscaped boulevard along Granville Avenue; and 
- an upgrade of the existing traffic signal at the No.4 Road and Granville Avenue intersection. 

• Discharge of the original sanitary sewer covenant filed under CA2713857 

• Discharge ofthe road access covenant filed under CA2713856 

• Discharge of the legal notations regarding previously issued Development Permits filed under BB4051291, BX28278 and 
CA4869041 

• Replacement of the landscape security on file to reflect the revised amount of $97,454 

Prior to future Building Permit issuance, the developer is required to complete the following: 
• The applicant is required to obtain a Building Permit for any construction hoarding associated with the proposed development. If 

construction hoarding is required to temporarily occupy a street, or any part thereof, or occupy the air space above a street or any 
part thereof, additional City approvals and associated fees may be required as part of the Building Permit. For further 
information on the Building Permit, please contact Building Approvals Department at 604-276-4285. 

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

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

5563572 



City of 
Richmond 

To the Holder: 

Property Address: 

Address: 

Arcus Consulting ltd. 

10019 Granville Avenue 

120 - 1200 West 73rd Avenue 
Vancouver, BC V6P 6G5 

Development Permit 

No. DP 17-785221 

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

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

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

a) Reduce the required minimum width of a landscape buffer along a property line abutting 
a road from 3.0 m to 1.7 m. 

4. Subject to Section 692 of the Local Government Act, R.S.B.C.: buildings and structures; 
off-street parking and loading facilities; roads and parking areas; and landscaping and 
screening shall be constructed generally in accordance with Plans #1 to #16 attached hereto. 

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

6. As a condition of the issuance of this Permit, the City is holding the security in the amount of 
$97,454 to ensure that development is carried out in accordance with the terms and 
conditions of this Permit. Should any interest be earned upon the security, it shall accrue to 
the Holder if the security is returned. The condition of the posting of the security is that 
should the Holder fail to carry out the development hereby authorized, according to the terms 
and conditions of this Permit within the time provided, the City may use the security to carry 
out the work by its servants, agents or contractors, and any surplus shall be paid over to the 
Holder. Should the Holder carry out the development permitted by this permit within the 
time set out herein, the security shall be returned to the Holder. The City may retain the 
security for up to one year after inspection of the completed landscaping in order to ensure 
that plant material has survived. 

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

5563572 



To the Holder: 

Property Address: 

Address: 

Arcus Consulting ltd. 

10019 Granville Avenue 

120 - 1200 West 73rd Avenue 
Vancouver, BC V6P 6G5 

Development Permit 
No. DP 17-785221 

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

This Permit is not a Building Permit. 

AUTHORIZING RESOLUTION NO. 
DAY OF 

DELIVERED THIS DAY OF 

MAYOR 

5563572 
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City of 
Richmond 

To: Development Permit Panel 

From: Wayne Craig 
Director, Development 

Report to Development Permit Panel 

Date: October 5, 2017 

File: DP 15-700370 

Re: Application by Sian Group Investments (0846930 BC Ltd.) for a General 
Compliance to Development Permit (DP 15-700370) at 9560 Alexandra Road 

Staff Recommendation 

That the attached plans involving changes to the design of the perimeter retaining wall and 
associated landscaping features along the western property boundary and adjacent to the 
east-west greenway at the north end of the subject site be considered to be in General 
Compliance with Development Permit (DP 15-700370). 

') ~ ... ~···., 
/c., •. ~~.'!// M. ?-:X// 

~ ·' \ 
Way~ Craig.'" \ 
Director, I)6velopm~nt 

/ / 

DeB bl '·· / : g\"---~·--.r-'' 
Att. 4 
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October 5, 2017 - 2 - DP 15-7003 70 

Staff Report 

Origin 

Sian Group Investments (0846930 BC Ltd.) has requested a General Compliance ruling 
regarding perimeter landscaping changes to Development Permit (DP 15-7003 70) issued on 
July 11, 2016, for 20 three-storey townhouse units at 9560 Alexandra Road. This Development 
Permit was endorsed by the Development Permit Panel at its meeting held on April27, 2016. 
The rezoning for the project (RZ 14-669511) was adopted by Council on July 11,2016. 

The General Compliance is necessitated due to ongoing grade and greenway/park design changes 
being made by the City's Parks Department to the May Drive greenway which runs along the 
property immediately to the west of the subject lot (9540 Alexandra Road) and across the 
northern 20m ofthe subject property within a Statutory Right of Way (SRW) with Public 
Rights-of-Passage (PROP). 

Background 

Development surrounding the subject site is as follows: 

To the north: A large 1.37 ha. lot (9500 Tomicki Avenue) owned and under development by 
Polygon Development into two four-storey wood frame residential apartment 
buildings over a single level parkade. The development will contain 263 dwelling 
units. (RZ 16-734204 adopted June 26, 2017). 

To the east: A 4 acre lot under redevelopment to construct 96 three-storey townhouse units on 
a site zoned "Town Housing (ZT67)" (RZ 13-649999 adopted June 22, 2015). 

To the south: Alderbridge Way and the Garden City Lands (55.18 ha zoned "AG1"). 

To the west: Two City-owned park/trail lots (future May Drive greenway), the future 
alignment for the extension of May Drive and a 2.8 ha. (7 ac.) lot owned by First 
Richmond North S~opping Centres Ltd., which will include a new Walmart 
outlet. The shopping centre lot is currently under construction and is zoned 
"Neighbourhood Commercial (ZC32)- West Cambie Area". 

Staff Comments 

The proposed changes to the scheme attached to this report are in General Compliance with the 
original Development Permit considered by the Development Permit Panel (Attachment 2). In 
addition, the modified proposal (Attachment 3) complies with the intent of the applicable 
sections of the Official Community Plan (OCP) and is generally in compliance with the "Town 
Housing (ZT67)- Alexandra Neighbourhood (West Cambie)" zone. 

Approved Landscape Features Affected at the Subject Site 

Under the approved Development Permit plans, a series of structures and landscape features are 
required to provide an acceptable visual interface between the higher grade elevations of the 
development site and the lower grade elevations of the adjacent greenway. These include the 
following: 

5573187 



October 5, 2017 - 3 - DP 15-700370 

• A 0.6 m high wood retaining wall along the majority of the west property line and a 
second 0.6 m high wood retaining wall setback approximately 0.7 m (2.3 ft.) from the 
west property line and screened with planting in the lower terrace. A similar terraced 
wall is to be placed along the northern interface with the east-west portion of the 
greenway. 

• A 12 m wide section of vertical retaining wall constructed with a mix of stone face lock 
blocks and utility grade lock blocks was to be located adjacent to the northwest visitor 
parking space and drive aisle end for structural support. 

• A guardrail height picket fence (approximately 1.07 m high) is to be located adjacent to 
the walkway in front of the amenity area and buildings 2 and 3. A 1.2 m high fence is to 
be located in front of buildings 1 and 4. 

Under the approved plans, the development's internal walkway would not have any direct 
connection to the May Drive greenway. All of these structures and landscape features are shown 
in Attachment 2. 

Grade Changes to the May Drive Greenway 

In order to retain as many of the existing, mature coniferous trees as possible, the objectives were 
to avoid changing the grade of the May Drive greenway as little as possible and to introduce 
storm drainage to protect the long term health of the trees. After development of the surrounding 
roadways and the adjacent development properties, the greenway is substantially lower at 
between 0.49 m and 0.96 m GSC. Excessive rains in the past year, a high water table and poor 
drainage conditions within the May Drive greenway resulted in the remaining trees dying and 
needing to be removed by Parks Department staff for health and safety reasons. 

To prevent a similar situation from occurring in the future with any replacement tree planting, 
the Parks Department has been working to bring in clean soil fill to raise the May Drive 
greenway site up to approximately the same elevation as the adjacent lands. A storm drainage 
system will also be installed once the greenway is fully constructed. Along the property 
boundary with the subject property at 9560 Alexandra Road, the greenway will be raised to 
approximately 1.99 m GSC (6.52 ft.). 

Parks Department staff have prepared a preliminary plan for the greenway (Attachment 4) which 
they anticipate implementing in 2018, after the site has been raised. In the interim, the greenway 
will be grass seeded. Given the grade changes to the greenway, the greenway design proposes 
three pathway connections to the development site at 9560 Alexandra Road if the terraced 
retaining wall structures can be removed and the interface area raised to match the proposed 
future grade of the greenway and the development site. Should the terraced retaining wall not be 
filled in there is a significant likelihood that it will accumulate water and drowning any 
vegetation in the lower level of the retaining structure. 
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Proposed Changes to the Subject Site's Landscape Features 

In consultation with City staff, the developer of the subject site (9560 Alexandra Road) prepared 
the plans (Attachment 3) submitted for this General Compliance request that, if approved, will 
result in a number of modifications to the landscape features at the interface with the adjacent 
greenway. The main objective of these modifications is to remove the previously approved 
terraced retaining wall and fill in the grade at the interface between the subject site and the 
adjacent greenway so that there will be a level transition between the two properties. 

The modifications proposed as part of the General Compliance request are as follows: 

1. Removal/burying of the terraced wood retaining wall along both the western and northern 
sides of the site adjacent to the City's greenway (the plan is to remove the top two beams 
from the taller retaining wall and to bury the lower retaining wall entirely). 

2. Removal of the top one or two layers of the vertical concrete block retaining wall 
adjacent to the parking space and the road end. 

3. The lower terrace and the area with the concrete blocks removed would be filled in up to 
the grade of the overall development and the proposed future grade of the adjacent 
May Drive greenway. 

4. The stepped back guardrail picket fencing will be relocated to the western property 
boundary. 

5. The stepped back fencing north of building one would be relocated to the boundary with 
the 20 m wide greenway across the north end of the site. 

6. A narrow vegetation strip would be installed on the subject property adjacent to the 
relocated guardrail picket fence along the western property boundary. 

7. The pedestrian walkway in front of the amenity area and buildings 2 and 3 would be 
shifted westward adjacent to the relocated picket fence and the associated vegetation 
strip. 

8. Moving the fencing and pedestrian walkway outward will result in slightly larger rear 
yard spaces for the amenity area and units in buildings 1, 2 and 3. 

9. Three new pedestrian connections will be added between the subject property and future 
walkways planned within the May Drive greenway; one located at the road end; one 
located near the amenity building and one adjacent to the gap between buildings 2 and 3. 
Gates will be added at each of these locations. 

1 0. Refinement of the landscape shrub and groundcover selections to accommodate the 
proposed interface changes. No changes are proposed to the originally approved tree 
selections/quantities. 

The proposed changes are highlighted in Attachment 3 plans. A visual characterization of the 
change is provided in the diagrams below. 
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Analysis 

The existing terraced retaining wall was intended to provide a softer transition to, and better 
interface with the adjacent greenway, and was in response to comments by Development Permit 
Panel (DPP meeting April13, 2016) which was concerned with the visual abruptness ofthe 
grade changes between the greenway and the subject site. With the filling of the greenway site 
by the Parks Department, the need for the retaining wall structures is negated from both a 
structural perspective and a visual impact perspective. Removal of the retaining wall affords 
several improvements to both the greenway and the subject site. Notably: 

• It allows for new 'at grade' pedestrian connections from the development to the 
greenway. 

• Residents would now not have to go outside their property to get to the greenway. 
• It will result in a better visual interface by removing/burying the retaining wall structure 

entirely. 
• It allows for slightly expanded backyard space for three of the subject site's townhouse 

buildings and its amenity space, as the subject site's walkway and landscaping shift 
westward. 

• It eliminates the potential for water pooling within the lower terrace level of the retaining 
wall structure a concern if these structures are now retained. 

Conclusions 

Sian Group Investments (0846930 BC Ltd.) has requested a General Compliance ruling for 
proposed changes to the interface conditions with the adjacent May Drive greenway at 
9540 Alexandra Road which is currently in the process of being raised by the City Parks 
Department to alleviate water accumulation concerns and improve the growing conditions for 
trees to be planted within the greenway. 

The proposed modifications identified in this report are within the scope of the General 
Compliance Guidelines as adopted by Council. Staff have no objection to the proposed 
revisions. Staff recommend support of this General Compliance request for the proposed 
changes to the approved Development Permit. 

David Brownlee 
Planner 2 
(604-276-4200) 

DCB:blg 
Attachment 1: Context Map 
Attachment 2: Relevant Approved Development Permit Plans 
Attachment 3: Proposed Modifications to the Development Permit Plans 
Attachment 4: Parks Department Plans for the May Drive Greenway 
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