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  Agenda 
   

 

 

Development Permit Panel  
 

Council Chambers, City Hall 
6911 No. 3 Road 

Wednesday, October 28, 2020 
3:30 p.m. 

 

 

 MINUTES 

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

15, 2020. 

  

 

1. DEVELOPMENT PERMIT 19-872960 
 (REDMS No. 6503736) 

 APPLICANT: 1137183 BC Ltd. 

 PROPERTY LOCATION: 22551 Westminster Highway 

 
Director’s Recommendations 

 That a Development Permit be issued which would: 

 1. permit the construction of seven townhouse units at 22551 Westminster Highway 

on a site zoned “Town Housing (ZT11) – Hamilton”; and 

 2. vary the provisions of Richmond Zoning Bylaw 8500 to permit tandem parking 

spaces in all of the units. 

  

 

2. DEVELOPMENT PERMIT 19-875398 
(REDMS No. 6484984) 

 APPLICANT: Spires Road Development Holdings Ltd. 

 PROPERTY LOCATION: 8671, 8691, 8711 and 8731 Spires Road 



Development Permit Panel – Wednesday, October 28, 2020 
ITEM   

 

 

2. 

 
Director’s Recommendations 

 That a Development Permit be issued which would permit the construction of 22 

townhouse units and two secondary suites at 8671, 8691, 8711 and 8731 Spires Road 

and the surplus portion of the Spires Road and Cook Crescent road allowance on a site 

zoned “Parking Structure Townhouses (RTP4)”. 

  

 

3. New Business 

 

4. Date of Next Meeting: November 12, 2020 

 

 ADJOURNMENT 

 



Time: 

Place: 

City of 
Richmond 

Development Permit Panel 
Thursday, October 15, 2020 

3:30 p.m. 

Council Chambers 
Richmond City Hall 

Present: Joe Erceg, Chair 
Cecilia Achiam, General Manager, Community Safety 
John Irving, General Manager, Engineering and Public Works 

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

Minutes 

It was moved and seconded 

Minutes 

That the minutes of the meeting of the Development Permit Panel held on September 
30, 2020 be adopted. 

1. DEVELOPMENT PERMIT 19-855200 
(REDMS No. 6521551) 

APPLICANT: 

PROPERTY LOCATION: 

6546224 

Oris (Dyke Road) Development Corp. 

6091 and 6111 Dyke Road 

CARRIED 
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6546224 

INTENT OF PERMIT: 

Development Permit Panel 
Thursday, October 15, 2020 

1. Permit the construction of a mixed use development containing 13 dwelling units 
and approximately 128 m2 (1,378 ft2) of commercial space at grade at 6091 and 
6111 Dyke Road on a site zoned "Commercial Mixed Use - London Landing 
(Steveston)(ZMU 40)"; and 

2. Vary the provisions of Richmond Zoning Bylaw 8500 to not require an on-site 
loading space. 

Applicant's Comments 

Paul Dmytriw, Oris Development Corp., provided a brief introduction to the project. 

Greg Andrews, The Andrews Architects, Inc., with the aid of a visual presentation ( copy 
on file, City Clerk's Office), provided background information on the proposed 
development including its site context, floor plans, and building elevations, highlighting 
the following: 

• the form and character of the mixed use four-storey building respond to its location; 

• the scale of the building is compatible with existing residential developments to the 
east and west of the subject site; 

• the potential redevelopment of the adjacent property to the north has been 
considered in the design of the building; 

• the building height and massing step down towards the east to provide an 
appropriate interface with the adjacent residential development to the east; 

• on-site parking is located below grade and hidden from the street; 

11 a three-meter pedestrian walkway along the north property line is proposed to 
provide pedestrian connection to the courtyard area on the northeast comer of the 
site and will be part of a future widened public pathway that connects Dyke Road 
and Princess Street; 

• two elevators are proposed to provide accessibility to the private roof decks of 
residential units underneath; and 

11 the residential units have been designed and sited to allow natural lighting and 
ventilation at least on two sides of the building. 
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6546224 

Development Permit Panel 
Thursday, October 15, 2020 

Yiwen Ruan, PMG Landscape Architects, briefed the Panel on the main landscape 
features of the project, noting that (i) the landscape design for the project respects the 
environment and maximizes the view to Steveston Harbour to the south, (ii) low planting 
is proposed along the south edge of the building and only one tree will be installed at the 
southwest corner, (iii) a landscaped berm provides transition to the Streamside Protection 
and Enhancement Area (SPEA), (iv) saw cut concrete paving treatment is proposed along 
the west edge of the site, (v) a wood-looking paving treatment is proposed for the three­
meter wide pedestrian walkway along the north property line, (vi) a terraced allan block 
retaining wall with picket fence on top is proposed along the eastern edge of the property, 
(vii) the common outdoor amenity area at the northeast portion of the site has been 
designed to allow maximum sun exposure and easy access for residents, (viii) the two play 
equipment within the common outdoor amenity area have multiple play values, and (ix) 
trees, shrubs and ornamental grass are proposed to be planted on-site. 

In reply to an earlier query from the Panel, Mr. Dmytriw noted that the project's Qualified 
Environmental Professional (QEP) has advised that Pacific Willow trees will be planted 
on the SPEA in lieu of the proposed Black Cottonwood trees. 

In reply to queries from the Panel, Mr. Andrews acknowledged that (i) the Black 
Cottonwood trees were originally proposed to be planted within the SPEA, (ii) 
surveillance for the courtyard area is provided by residential units along the west and 
south sides of the courtyard area that overlook the space, (iii) the north and east edges of 
the courtyard area face the walls of adjacent buildings, (iv) the proposed three-meter wide 
pedestrian walkway along the north edge of the site will be widened when the adjacent 
property to the north will redevelop in the future, (v) the applicant will consider the 
proposal to install a gate at the entrance to the pedestrian walkway along the north 
property line to provide security to the courtyard area, and (vi) the applicant will work 
with City staff to determine the appropriate size and number of Pacific Willow trees that 
will be planted on the SPEA in lieu of the Black Cottonwood trees. 

In reply to a query from the Panel, Suzanne Smith, Program Manager, Development 
advised that there is a legal agreement secured through rezoning that the strata 
management will provide maintenance to the on-site SPEA/Riparian Management Area 
(RMA). 
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6546224 

Staff Comments 

Development Permit Panel 
Thursday, October 15, 2020 

Ms. Smith noted that (i) the restoration and enhancement works within the on-site 
SPEA/RMA was detennined through the project's QEP report, (ii) restoration and 
enhancement works for the off-site SPEA/RMA located within the City's Dyke Road 
allowance are subject to the Servicing Agreement secured at rezoning, (iii) the Servicing 
Agreements associated with the project include road and frontage improvements along 
Dyke Road to the west of the subject site including construction of sidewalk, boulevard, 
and street lighting, (iv) there will be a future on-site public pedestrian walkway within the 
right-of-way along the north edge of the site, (v) a landscaped benn will be installed to 
secure and enclose the common outdoor amenity area, (vi) staff support the proposed 
variance to not require an on-site loading space as provision for a loading area lay-by will 
be incorporated into the Dyke Road frontage improvements to the west of the subject site 
and will be completed through a Servicing Agreement, and (vii) the proposed variance to 
not require an on-site loading space was identified at rezoning and no concerns were 
noted. 

Gallery Comments 

None. 

Correspondence 

Roy Oostergo, 503-6168 London Road (Schedule 1) 

Ms. Smith noted Mr. Oostergo's support for the provision of an off-site loading area lay­
by for the project along Dyke Road; however, Mr. Oostergo expressed concern regarding 
the illegal commercial parking along Dyke Road. She added that there is an on-site 
loading space provided for the existing development to the west of the subject site. 

Amanda and Rick Hansen, 401-13251 Princess St. (Schedule 2) 

Kathy Stoessl, 303-13251 Princess St. (Schedule 3) 

Diane and Derek Blackstock, 104-13251 Princess St. (Schedule4) 

Angela Tsang, 13251 Princess St. (Nakade) (Schedule 5) 

Jacqui Oostergo, 6160/6168 London Road (Schedule 6) 

Liz Mangotich, 13 251 Princess St. (N akade) (Schedule 7) 

Ms. Smith noted that six pieces of public correspondence expressed a common concern 
regarding the proposed planting of black cottonwood trees on the SPEA as they pose 
potential health and safety risks to residents of neighbouring developments and could give 
rise to other concerns such as causing the clogging of window screens and air filters. 
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Development Permit Panel 
Thursday, October 15, 2020 

She further noted that in order to address the neighbouring residents' concerns, the 
project's QEP has advised that an alternative tree species is proposed (i.e., Pacific Willow 
tree) in lieu of the Black Cottonwood trees and that staff will work with the applicant to 
ensure that the project's landscape plan will be updated prior to Development Permit 
issuance. 

Panel Discussion 

The Panel expressed support for the project, noting that (i) the proposed size of residential 
units is family-friendly, (ii) the form and character of the building provides a good 
transition from the form and character of developments to the west of the subject site, and 
(iii) the architectural style of the building successfully breaks down the massing and fits 
well with its neighbourhood context. 

Direction was then given to staff to work with the applicant to (i) finalize the change of 
tree species on the SPEA including their location and number, and (ii) clarify the 
responsibility for maintenance of on-site SPEA and the remaining SPEA located within 
the City's Dyke Road allowance prior to the application moving forward for Council 
consideration. In addition, direction was given to Planning staff to work with Engineering 
staff regarding the SPEA maintenance arrangements. 

Panel Decision 

It was moved and seconded 

That a Development Permit be issued which would: 

1. permit the construction of a mixed use development containing 13 dwelling units 
and approximately 128 m2 (1,378 ft2) of commercial space at grade at 6091 and 
6111 Dyke Road on a site zoned "Commercial Mixed Use - London Landing 
(Steveston)(ZMU 40)"; and 

2. vary the provisions of Richmond Zoning Bylaw 8500 to not require an on-site 
loading space. 

CARRIED 

2. DEVELOPMENT VARIANCE 19-872522 
(REDMS No. 6471074 v. 2) 

APPLICANT: 

PROPERTY LOCATION: 

6546224 

The Andrews Architects Inc. 

8240 No. 5 Road 
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6546224 

INTENT OF PERMIT: 

Development Permit Panel 
Thursday, October 15, 2020 

Vary the provisions of Richmond Zoning Bylaw 8500 to reduce the minimum rear yard 
setback from 7.5 m to O m to permit the construction of an addition to the existing 
donnitory building at 8240 No. 5 Road on a site zoned "Assembly (ASY)". 

Applicant's Comments 

Greg Andrews, The Andrews Architects, Inc., with the aid of a visual presentation ( copy 
on file, City Clerk's Office), provided background information on the subject 
development variance permit application, highlighting the following: 

• the east edge of the existing two-storey dormitory building sits on the boundary 
between the "Assembly (ASY)" and "Agriculture (AG 1 )" zones of the split-zoned 
property; 

• the proposed addition to the existing dormitory building is located on two wings of 
the west side of the building and will increase the total number of bedrooms from 
four to six in order to accommodate additional resident nuns; and 

• the proposed addition is consistent with the form and character of the existing 
dormitory building. 

In reply to a query from the Panel, Mr. Andrews acknowledged that (i) the proposed 
addition will not increase the requested variance, (ii) there are cmTently three existing 
trees in the courtyard and the tree on the northern edge of the courtyard will be removed 
as it will be impacted by the addition to the dormitory building, and (iii) as much as 
possible, the other two existing trees in the comiyard will be retained. 

Staff Comments 

Joshua Reis, Program Manager, Development, noted that (i) the proposed addition to the 
existing dormitory building is consistent with the existing "Assembly (ASY)" zoning of 
the split-zoned property except for the proposed rear yard setback variance, (ii) the subject 
application is also consistent with the previous Agricultural Land Commission (ALC) 
non-farm use approval for the subject site, (iii) the "Agriculture (AG 1 )" zoned portion of 
the site is currently being farmed by the congregation, (iv) the property owners of the 
subject site have agreed to register a four-meter wide Statutory Right-of-Way (SRW) 
along the eastern edge of the property to provide for a future north-south farm access 
across the Backlands, as per City policy in the area, and (v) minor landscape changes are 
proposed by the applicant to improve pedestrian access to the subject site and are secured 
through the Development Permit process. 

In reply to a query from the Panel, Mr. Reis confirmed that the SR W to be registered is 
located along the eastern edge of the property. 

Gallery Comments 

None. 
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Correspondence 

None. 

Panel Decision 

Development Permit Panel 
Thursday, October 15, 2020 

It was moved and seconded 

That a Development Variance Permit be issued which would vary the provisions of 
Richmond Zoning Bylaw 8500 to reduce the minimum rear yard setback from 7.5 m to 
0 m to permit the construction of an addition to the existing dormitory building at 8240 
No. 5 Road on a site zoned "Assembly (ASY) ". 

CARRIED 

3. DEVELOPMENT PERMIT 20-895384 
(REDMS No. 6521966 v. 2) 

6546224 

APPLICANT: 

PROPERTY LOCATION: 

INTENT OF PERMIT: 

AJ Williams Architect Ltd. 

9751 Bridgeport Road 

Permit exterior renovations to the existing building at 97 51 Bridgeport Road on a site 
zoned "Auto-Oriented Commercial (CA)". 

Applicant's Comments 

Brenda Jones, Stoever Jones Design, provided background information on the subject 
application, noting that (i) the proposed exterior renovation for the existing building is 
intended to match the interior renovations already done, (ii) the existing stucco on the 
front elevation of the building would be repainted to visually break down the building into 
smaller components, (iii) the images on the front fac;ade of the building will not be lit, and 
(iv) PVC wood finish planks are proposed for cladding of the front fac;ade of the building. 

Staff Comments 

Mr. Reis noted that (i) the proposed exterior renovations are only limited to the front 
facade of the building, (ii) the applicant will voluntarily provide two additional bicycle 
parking racks for a total of eight new bicycle parking stalls on the site, (iii) staff have 
visited and reviewed the landscaping on the site and has been found to be in good 
condition and consistent with the original Development Permit for the site, and (iv) no 
proposed variances are associated with the subject application. 

Gallery Comments 

None. 
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4. 

Correspondence 

None. 

Panel Decision 

Development Permit Panel 
Thursday, October 15, 2020 

It was moved and seconded 

That a Development Permit be issued which would permit exterior renovations to the 
existing building at 9751 Bridgeport Road on a site zoned "Auto-Oriented Commercial 
(CA)". 

CARRIED 

Date of Next Meeting: October 28, 2020 

5. Adjournment 

It was moved and seconded 
That the meeting be adjourned at 4: 24 p.m. 

Joe Erceg 
Chair 

6546224 

CARRIED 

Certified a true and correct copy of the 
Minutes of the meeting of the 
Development Permit Panel of the Council 
of the City of Richmond held on 
Thursday, October 15, 2020. 

Rustico Agawin 
Committee Clerk 
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Schedule 1 to the Minutes of the 
Development Permit Panel 
meeting held on Thursday, 

-------------------------- October 15, 2020. 
From: 
Sent: 
To: 
Subject: 

Hi Roy, 

Eng,Kevin 
October 8, 2020 9:17 AM 
'Roy Oostergo' 
RE: DP 19-855200 

Thanks for email and comments provided on the variance request incorporated as part of the Development Permit 
application being considered at 6091/6111 Dyke Road. These off-site frontage works will be completed through a 
Servicing Agreement, which is a requirement of the previous rezoning and secures design and construction of all 
identified works (including the loading lay-by along Dyke Road). 

As a follow-up to our phone call discussion, contact information is provided below for transportation staff to discuss 
your traffic related concerns in the area and information about the Construction Parking and Traffic Management Plan 
required for developments. Transportation staff have also been forwarded a copy of your email for review and follow­
up. 

• Traffic Operations Section - 604-204-8707; TrafOps@richmond.ca 

As noted in our discussion, these emails will be provided to the City Clerk as public correspondence received for this 
Development Permit application. 

Thank you for taking the time to provide your feedback to the City on this project. 

Regards, 
Kevin Eng 
Planner 2, Policy Planning Department, City of Richmond 
604-247-4626; keng@richmond.ca;www.richmond.ca 

From: Roy Oostergo <roostergo@gmail.com> 
Sent: October 5, 2020 1:52 PM 
To: Eng,Kevin <KEng@richmond.ca> 
Subject: Re: DP 19-855200 

Kevin, 

Thank you for your timely and detailed response! As discussed on our call just now, I am supportive of the 
request to move the commercial parking lay-by to a different location based on your explanation. However, I do 
wish to point out there is a current and pressing commerical traffic problem on Dyke Road already. 

The current, limited supply of parking spaces on the west side of Dyke Road are regularly filled up by people 
fishing on the pier, visitors to The Pier condominium, and customers frequenting nearby businesses. There is no 
parking space currently restricted to commercial loading on Dyke Road. As such, large commercial trucks that 
supply local business, such as the Ember restaurant and Diplomat bakery, will often park in an unauthorized 
space along the road, blocking traffic in either the north-bound or south-bound lane. 
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This creates a very dangerous situation for vehicle and bicycle traffic, especially given the increased traffic 
volume noted on Dyke Road since improvements to the dyke and dyke visitor parking were recently completed. 
As such, I would encourage the City to require the Developer to complete the new frontage works, including 
the new commercial loading lay-by area, at an early stage of the overall development. 

Thanks for the opportunity to provide this feedback. 
Regards, 
Roy Oostergo 

On Oct 5, 2020, at 10:31 AM, Eng,Kevin <KEng@richmond.ca> wrote: 

Hi Roy, 

I'm well thanks and same to you. 

The project will be proceeding to Development Permit Panel on October 15, 2020 for review and 
consideration. For access to information about the Development Permit Panel meeting date/time, 
agenda and accompanying staff report, please refer to the link below where this information can be 
accessed (note: I see that a preliminary agenda with staff reports has been posted on the City website): 

• https://www.richmond.ca/cityhall/council/agendas/dpp/2020/101520p agenda.htm 

This project is required to get approval and issuance of a Development Permit from Council. The 
Development Permit Panel meeting is part of the process for the City to review these applications by 
the DP Panel for consideration (and if endorsed), move to the final stage of the Development Permit 
being forwarded to Richmond City Council for their consideration and decision. The Development 
Permit Panel is reviewing the entire project, which includes a request to vary the Richmond Zoning 
Bylaw 8500 requirements to not require an on-site loading space. 

In relation to the requested variance, a loading area lay-by will be incorporated into the Dyke Road 
frontage upgrades to the west of the subject site that will be able to accommodate loading functions 
necessary to service this development. This loading area lay-by is being designed and constructed as 
part of this redevelopment and secured through an agreement via the previous rezoning application. At 
time of rezoning through the accompanying rezoning staff report, it was identified that a loading area 
lay-by would be incorporated into the frontage works and that there would be the inclusion of a request 
to vary the on-site loading space component through this Development Permit application. 

The project consists of 13 residential dwelling units, which has been achieved without increasing the 
building area. The developer proposed the additional unit by taking one existing larger dwelling unit 
planned for in the rezoning and divided it into two dwelling units. In addition, the project complies with 
the required number of parking stalls in accordance with the Zoning Bylaw that includes the additional 
unit. 

Through the Development Permit, there were refinements and additional design detailing to the overall 
architecture and landscaping for the project. These form and character aspects of the project revised 
through the Development Permit are consistent with the rezoning application. 

I hope this email answers your questions. 

FYI -your email and my response will be provided to the City Clerk as public correspondence received 
on this Development Permit application. 
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Regards, 
Kevin Eng 

Planner 2, Policy Planning Department, City of Richmond 
604-247-4626; keng@richmond.ca;www.richmond.ca 

From: Roy Oostergo <roostergo@gmail.com> 
Sent: September 30, 2020 2:36 PM 
To: Eng,Kevin <KEng@richmond.ca> 
Subject: DP 19-855200 

Hello Kevin, I hope this note finds you well during this challenging time! 

We communicated several months ago regarding the above-noted DP. Today, I received a card 
indicating that the developer was going before the DPP to request a change to the on-site loading 
space requirement in the Bylaw. However, I also notice that the card indicates the development 
will now contain 13 dwelling units vs the 12 previously considered. 

I see that the new package is not yet posted online in the DPP meetings section onRichmond.ca. 
Can you confirm when the new package will be available to download and review? Also can you 
confirm if the developer is seeking to increase the dwelling units to 13 also, and whether any 
other changes are contemplated? 

Thanks very much! 
Roy Oostergo 
503-6168 London Road 
Richmond BC V7E0C 1 
604-275-0276 
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From: 
Sent: 
To: 

Schedule 2 to the Minutes of the 
Development Permit Panel 
meeting held on Thursday, 
October 15, 2020. 

Amanda Hansen <amaric5@icloud.com> 
Wednesday, 14 October 2020 02:32 PM 
CityClerk 

ON TABLE ITEM 
Date:. Cxlo\:Pt \51 ~0~ 
Meeting: __ ;412£--'_,__._~------­
ltem: 4\- I 

Subject: DP 19-855200 Location: 6091 and 6111 Dyke Road Applicant: Oris (Dyke Road) 
Development Corp. 

We would like to ask that the potential planting of 6 black cottonwood as per DP 19-855200 staff report, be 
reconsidered. We live in the adjacent building "Nakade" 13251 Princess St. While the cottonwoods are lovely trees we 
currently suffer from excessive cotton flying (May through the end of June) onto our decks and causing allergic reactions 
for some of our family members. The idea that more cottonwood trees would be added to the numerous cottonwood 
trees across from us on the dyke is very concerning. We would appreciative a different tree be used. 
Thank you for your consideration of this matter. 
With Appreciation 
Amanda and Rick Hansen Unit 401-13251 Princess St. 
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From: 
Sent: 
To: 
Subject: 

Schedule 3 to the Minutes of the 
Development Permit Panel 
meeting held on Thursday, 
October 15, 2020. 

Kathy Stoessl < kstoessl@shaw.ca > 
Wednesday, 14 October 2020 03:35 PM 
CityClerk 

• 

PD panel meeting- Oct. 15, 2020, community input 

RE: Project Details - 6111/6091 Dyke Road {DP 19-855200) 

ON TABLE ITEM 
Date:_ Q~ 1.5 1 ci-\,xill 
Meeting:~ 

--;;-'""""'-'-4--------
l t em:·~) 

The details of this project specify that six black cottonwood trees are to be planted on the property. I am writing to 
request that the developer/landscaper consider an alternative to this type of tree. 

There are currently several cottonwood trees on city land on the south side of Dyke road. These trees cause problems 
when the seeds are produced. As a resident in a south facing unit at the neighbouring property, Nakada, we get the full 
impact of these seeds. In addition to throat irritation and allergies, these seeds clog window screens and the intake filter 
on our heat exchange unit. When windows and doors are open, seeds gather like tumbleweed and float across our floors 
indoors. It is also unpleasant to use our deck during this period of time because of the snowstorm like abundance of 
seeds floating in the air. 

I therefor strongly encourage the developer/landscaper to consider an alternative to the cottonwood trees. This is 
integral to the future enjoyment of all who live in this area. 

Respectfully submitted for your consideration, 

Kathy Stoessl 
303-13251 Princess St. 
Richmond, BC 
V7E 3Sl 

Sent from my iPad 
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From: 
Sent: 
To: 
Subject: 

To Whom It May Concern, 

Schedule 4 to the Minutes of the 
Development Permit Panel 
meeting held on Thursday, 
October 15, 2020. 

Diane Blackstock <dianelblackstock@gmail.com> 
Wednesday, 14 October 2020 04:32 PM 
CityClerk 
Project DP 19-855200 

Re-DP Panel Meeting, October 15, 2020 
6111/6091 Dyke Road 
DP 10-855200 

ON TABLE ITEM 
Date: Qc,,+o\;er \5\ ,;}Q90 
Meeting:~Df1?~_,__ ______ _ 

Item::;±\:\ 

We wish to voice our strong objection to having 6 Black Cottonwood trees included in the landscaping plans for the 
development next door to us at 6111/6091 Dyke Road. 

Cottonwood trees are known to be very allergenic. I had the understanding that Richmond was not going to plant 
anymore Cottonwood for this reason. 

We, along with several other people who live in the London Landing area, suffer with allergy symptoms because of the 
Cottonwood that grow along the south side of Dyke Road, when their seeds and 'cotton' fly every year for 4-6 weeks 
from May to July. We am not able to enjoy the outdoors or sit on our deck during this time. We have a son who cannot 
visit during these weeks as well because of the flying cottonwood. 

To have 6 more cottonwood trees next door to us is not acceptable. We expect there may be another species that would 
fit into the criteria of what can be planted in the Riparian Area. 

As an aside to the allergy component, the cottonwood blocks the filters on our building ventilation system and clogs our 
gutters. 

Please reconsider this for health reasons. 

Thank you, 
Diane and Derek Blackstock 
104-13251 Princess Street 
Richmond, BC 
V7E 351 

Sent from my iPad 
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Schedule 5 to the Minutes of the ON TABLE ITEM 
Development Permit Panel Date: oc ft)BfR Is zo2. o 
meeting held on Thursday, Meeting: _::,_;D P~P ______ _ 

-------------- October 15, 2020. • Item: -'#~'--------
From: 
Sent: 
To: 
Subject: 

Dear Sir/ Madam 

Angela Tsang <aotsang@gmail.com> 
October 14, 2020 9:45 PM 
CityClerk 
DP Panel Meeting - Oct 15, 2020 DP 19-855200: our concerns 

I am a Nakade residence and would like to submit my concern to the building project on 6111/6091 Dyke Road (DP19-
855200). 

My husband and I are concerned with planting 6 black cottonwood trees in the vicinity, 4 are slated to be on our 
property line with them in the Reparian Area (ditch). The other 2 are to the west closer to Dyke Road. One of our 
Nakade residence have confirmed with Parks that they are the same Cottonwood as across the street. 

It is a major allergy concern to us since the existing cottonwood has been causing allergy symptoms in the early 
summer, 6 more could be overwhelming, I sincerely hope you can consider other alternatives beside cottonwood tree. 

Thank you. 

Sincerely, 
Angela Tsang 
Nakade residence 
aotsang@gmail.com 
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Schedule 6 to the Minutes of the 
Development Permit Panel 
meeting held on Thursday, 

--------------October 15, 2020. 

From: 
Sent: 
To: 

jacqui 0ostergo <joostergo@me.com> 
October 15, 2020 1 :00 PM 
CityClerk 

ON TABLE ITEM 
Date: ()CWB£R 16",, 2020 

Meeting: DFP 
Item:'#-,-=-'--'--------

Subject: Project details 6111/6091 Dyke Road for DP planning meeting 

I was just informed that a planning meeting will be held today for the development of 6111 and 6091 dyke Road. On 
the DPP I see the lists of trees to be planted and then on Page 45 it lists the trees and they are different. I would 
strongly object to the planting of more Cottonwood trees in this area as they drop cotton for at least 8 weeks into our 
vents, decks, ramp and windows. This is a high level allergen (and the cotton is also flammable.) 

Thank you for listening to our Strata's concerns. 

Jacqui Oostergo 
President - Strata Coucil of The Pier 
6160/6168 London Road 
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Schedule 7 to the Minutes of the 
Development Permit Panel 
meeting held on Thursday, 
October 15, 2020. -----"-'-...:.!II ________ _ 

From: 
Sent: 
To: 
Subject: 

Liz Mangotich <lizmango@shaw.ca > 
October 15, 2020 1 :22 PM 

CityClerk 
planned planting of 6 Black Cottonwood trees 

RE: Project Details - 6111/6091 Dyke Road (DP 19-855200 
Planting of 6 Cottonwood Trees 

ON TABLE ITEM 
Date: ocn,13,t::g , 5 

1 
2tJ1-o 

Meeting: __;;_D;_PP ______ _ 

• Item: _·#-"'----' _______ _ 

We moved into Nakade 3 years ago. There are several Cottonwood trees directly in front of our Nakade building 
on the opposite side of the street along Dyke Road. 
In the last three yrs I have suffered terribly from allergies due these trees. They are KNOWN to be an allergen!! 

The literature on Cottonwoods specifically says" Did you know that :"You may notice your allergy symptoms get 

worse during the winter and spring, when cottonwood trees produce most of their pollen.3 

Once the trees blooms, they leave the most incredible amount of mess that attaches to everything in sight .For months 

the pollen flies thru the air . Our deck, outdoor furniture, the roof and even on our window frames are covered with the 

stuff! 

The other issue with planting all these tall and wide Cottonwood trees ( grow up to 150 feet and 40 feet wide) at this 

new development is the fact that they will profoundly limit our view of the sunsets that we at Nakade all admire on a 

beautiful night . This will be forever lost ! 
Please consider planting trees that are beautiful to look at such as our BC dogwood trees . 

Regards, Mrs. E. Mangotich 

1 



City of 
Richmond 

To: Development Permit Panel 

From: Wayne Craig 
Director, Development 

Report to Development Permit Panel 

Date: October 7, 2020 

File: DP 19-872960 

Re: Application by 1137183 BC Ltd. for a Development Permit at 
22551 Westminster Highway 

Staff Recommendation 

That a Development Permit be issued which would: 

1. Permit the construction of seven townhouse units at 22551 Westminster Highway on a site 
zoned "Town Housing (ZTl 1) - Hamilton"; and 

2. Vary the provisions of Richmond Zoning Bylaw 8500 to permit tandem parking spaces in all 
of the units. 

Wayne Craig 
Director, Development 
(604-247-4625) 

WC:jr 
Att. 2 
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October 7, 2020 - 2 -

Staff Report 

Origin 

DP 19-872960 

1137183 BC Ltd. (Dir. Davinder Singh Mander) has applied to the City of Richmond for 
permission to develop seven townhouse units at 22551 Westminster Highway with driveway 
access via 22571 Westminster Highway on a site zoned "Town Housing (ZTl 1) Hamilton". 
The site previously contained a single-family dwelling, which has been demolished. 

The site is being rezoned from "Single Detached (RS l /F)" to "Town Housing (ZTl 1) 
Hamilton" under Bylaw 9970 (RZ 18-800159), which was granted Third Reading at the Public 
Hearing held January 21, 2019. 

A Servicing Agreement is required as a condition of Building Permit issuance and includes, but 
is not limited to, the following improvements: 

• New 1.5 m wide sidewalk at the property line. 

• New 1.5 m wide landscaped boulevard. 

• Removal of the existing sidewalk and driveway crossing. 

Development Information 

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

Background 

Development surrounding the subject site is as follows: 

• To the north, three-storey townhouses with vehicle access from Westminster Highway. 
Vehicle access to the subject site is proposed via the internal drive aisle of this property. 

• To the south, the road right-of-way (ROW) for Westminster Highway, owned by the 
Ministry of Transportation and Infrastructure. 

• To the east, across Westminster Highway, three-storey townhouses with vehicle access from 
Windsor Court. 

• To the west, McLean Neighbourhood Park, which includes a grass sports field, hard-surface 
courts, children's play equipment, open landscaped areas, and Richmond Fire Hall No. 5 
(Hamilton). 

Rezoning and Public Hearing Results 

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

• Refinement of the proposed building form and architectural character. 

• Refinement of the design of the outdoor amenity area, including choice of equipment, to 
create a safe and inviting environment for children's play and social activities. 
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• Review of aging-in-place features and the provision of one convertible unit. 

• Review of a sustainability strategy for the development proposal, including measures to 
achieve BC Energy Step Code requirements. 

Details on the above are provided in the Analysis section of this report. 

The Public Hearing for the rezoning of this site was held on January 21, 2019. At the Public 
Hearing, the following concerns about rezoning the property were expressed: 

• Concerns with the shared driveway access on 22571 Westminster Highway. 

• Westminster Highway has become congested with the recent redevelopments. 

• The crosswalk at Westminster Highway does not provide adequate safety for pedestrians. 

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

• The owner has had additional meetings with Strata Council of 22571 Westminster Highway 
to discuss future construction activities and the shared driveway access. Correspondence 
from the owner is provided in Attachment 2. 

• The project has been reviewed by the City's Transportation Department, and the existing 
road network can accommodate the proposed development. 

• The intersection of Westminster Highway and the Highway 91 overpass south of the 
development site is planned to be upgraded with a new pedestrian-activated traffic signal 
through the City Capital Works Plan. Work is anticipated to start in Q 1 2021. 

Staff Comments 

The proposed scheme attached to this report has satisfactorily addressed the significant urban 
design issues and other staff comments identified as part of the review of the subject 
Development Permit application. In addition, it complies with the intent of the applicable 
sections of the Official Community Plan (OCP) and is generally in compliance with the "Town 
Housing (ZT 11) - Hamilton" zone, except for the zoning variances noted below. 

Zoning ComplianceNariances (staff comments in bold italics) 

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

1) Permit tandem parking spaces in all of the units. 

This variance was identified at the rewning stage. Staff supports the proposed variance as 
the tandem garages are consistent with the form of development in Hamilton, including 
the development immediately to the north, and are a direct response to the required Flood 
Construction Level. The crown of Westminster Highway in front of the development site is 
between 1.06 m and 1.40 m GSC, and the existing site grade is between 0.46 m and 1.4 m 
GSC. The required Flood Construction Level is 3.5 m GSC, therefore no habitable space 
can be located on the ground floor of the development. Tandem parking provides an 
efficient layout utilizing the full depth of the site. 
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Analysis 

Conditions of Adjacency 
• The site grade will match adjacent properties. Perimeter retaining walls are not proposed. 
• The subject site shares a property line with McLean Neighbourhood Park. Residents would 

have direct access to the park via a gate at the northwest comer of the site. The south end of 
the park contains two large playgrounds, open grass areas, and treed areas. 

• The proposed buildings have been located to provide a landscaped area between this 
development and the neighbouring townhouses to the north. The rear building (Building A) 
has a 1.33 m side yard setback, and is located adjacent to the neighbour's outdoor amenity 
area and visitor parking. The proposed walkway to McLean Neighbourhood Park is located 
within this setback. This provides a total 8.5 m building separation between the two 
properties. 

• The front building (Building B) has a 4.63 m side yard setback, which contains the shared 
outdoor amenity area for the proposed development. The total building separation is 5.8 m. 

Urban Design and Site Planning 

• 

• 

• 

The development consists of seven three-storey townhouse units arranged on a central drive 
aisle, which is an extension of the existing drive aisle on 22571 Westminster Highway. The 
developer met with the neighbouring strata council prior to the Public Hearing on the zoning 
amendment bylaw, and has been in close contact during the demolition stage. 
The site plan responds to the geometry of the site, which has diagonal front and rear lot lines . 
Each unit steps back progressively, extending the sawtooth pattern of units established by the 
neighbouring development. 
Three units fronting Westminster Highway have direct pedestrian access to the sidewalk . 
The landscaped front yard includes a covered landing for weather protection. Additional 
private outdoor space is provided for each unit in the form of two balconies; one large 
balcony off of the second storey living room; and a recessed balcony off of a third storey 
bedroom. 

• The four rear units have pedestrian access from the drive aisle. The backyards are 
landscaped and include a large patio. Additional private outdoor space is provided in the 
same manner as the front units with two balconies for each unit. 

• In addition to the driveway access on the north side of the site, two pedestrian paths are 
proposed on the north and south side of the site, allowing pedestrian access from 
Westminster Highway to the site without relying on the neighbours' driveway. 

• Each unit has a garage containing two vehicle parking spaces in a tandem arrangement and 
two Class 1 bicycle parking spaces. Two visitor vehicle parking stalls are proposed at the 
south end of the drive aisle, and two Class 2 bicycle parking stalls are proposed in the shared 
outdoor amenity area. 

Architectural Form and Character 
• The proposed development mimics the pattern and rhythm of the neighbouring townhouse 

units to the north without replicating the design. The material palette complements the 
immediate neighbours, and includes hardie siding in two board widths, hardie panels, wood 
trim, and black asphalt shingles. 
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• Gable roofs reinforce the low-rise residential character of the development, while shed roofs 
provide a contrasting element above the third-storey window projections. A skirt roof is 
provided on the west elevation of each building between the second and third storeys to 
break up the vertical massing. 

• Hardie boards in a dark grey colour are used on the two bottom storeys, whereas the upper 
storey is clad in narrower hardie boards in a lighter tone. 

Landscape Design and Open Space Design 

• 

• 
• 
• 

• 

• 

• 

• 

• 

At rezoning stage, staff supported the applicant's proposal to remove and replace eight 
on-site trees due to their poor condition, which would require 16 replacement trees based on 
the 2: 1 replacement ratio contained in the OCP. 
The proposed 16 replacement trees include a variety of deciduous and coniferous species . 
Each dwelling unit has a private outdoor space at grade and two balconies . 
The front units have landscaped front yards, each of which includes lawn, shrubs, and a 
Dogwood tree. Rear units have landscaped rear yards, each of which includes a patio, lawn, 
shrubs, and either a Katsura or Japanese Snowbell tree. 
A second storey balcony is located off of the living space at the rear of each unit, and a third 
storey balcony is located off of the bedroom at the front of each unit. The second storey 
balconies are larger, as they will likely be the principal outdoor space for each unit given the 
lack of living space at grade. 
The primary shared outdoor amenity area is located at the north of the site, between the drive 
aisle and the sidewalk. A 1.5 m wide pedestrian pathway is proposed allowing direct access 
from the site to the sidewalk. The programming of the outdoor amenity area includes a play 
area, small lawn, and a bench. The visitor bike parking and mailbox are also located in this 
area. The programming is focused on providing play and socialization opportunities for 
toddlers and their guardians, as more robust play equipment for older children is located 
adjacent to the site in McLean Neighbourhood Park. 
A second shared outdoor amenity area is located at the south end of the site, which also 
includes a pedestrian pathway allowing direct access to the sidewalk. This area includes 
three raised garden plots, hose bib, and potting table, allowing residents an opportunity to 
engage in urban agriculture. 
The drive aisle is predominantly asphalt with concrete curbs. Contrasting permeable pavers 
are used at the site entry beside the shared amenity area, and at the terminus and visitor 
parking stalls. A variety of shrubs and grasses are provided between the driveway aprons 
and unit entries to break up the paved surfaces, provide visual interest, and buffer the 
pedestrian and vehicle circulation routes. 
A Landscape Security in the amount of $61,966.58 is required prior to Development Permit 
issuance to ensure that the agreed upon landscaping works are installed. 

Crime Prevention Through Environmental Design 
• A 1.8 m (6 ft.) wood fence is proposed around the perimeter of the property for privacy and 

security. The fence within the front yard will be 1.0 m (3.5 ft.) tall to provide clear sightlines 
from the units to the sidewalk while maintaining separation of the public and private realms. 

• Pedestrian site access is controlled via gates at each of the walkways to the unit entries, the 
shared outdoor amenity area, the south visitor parking stall, and McLean Neighbourhood 
Park. 
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• The mailbox is located in the shared outdoor amenity area and is covered but not enclosed, 
maintaining visibility. 

Accessible Housing 

• 

• 

The proposed development includes one convertible unit (Proposed Unit 5) 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 installation of a vertical lift in the stacked 
closet spaces on each floor. 
All of the proposed units incorporate aging in place features to accommodate mobility 
constraints associated with aging. These features include: 
o Stairwell hand rails. 
o Lever-type handles for plumbing fixtures and door handles. 
o Solid blocking in washroom walls to facilitate future grab bar installation beside toilets, 

bathtubs and showers. 

Sustainability 
• This development is expected to achieve Step 3 of the BC Energy Step Code for Part 9 

buildings. 
• 100% of the residential parking spaces are provided with Class 2 EV charging, as per 

Richmond Zoning Bylaw 8500. 

Conclusions 

As the proposed development would meet applicable policies and Development Permit 
Guidelines, staff recommend that the Development Permit be endorsed, and issuance by Council 
be recommended. 

Jordan Rockerbie 
Planner 1 
(604-276-4092) 

JR:blg 

Attachment 1: Development Application Data Sheet 
Attachment 2: Letter from the Owner 

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

• Final adoption of Richmond Zoning Bylaw 8500 Amendment Bylaw 9970. 

• Receipt of a Letter-of-Credit or cash security for landscaping in the amount of $61,966.58. 

NOTE: staff to ensure that landscape estimates include a I 0% contingency cost. 

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

• Submission of a Construction Parking and Traffic Management Plan to the Transportation Department. 
Management Plan shall include location for parking for services, deliveries, workers, loading, application for 
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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 O 1570. 

• Incorporation of accessibility measures in Building Pennit (BP) plans as determined via the Development 
Permit processes. 

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

• Enter into a Servicing Agreement for the design and construction of the required frontage and site servicing 
works. A Letter of Credit or cash security for the value of the Service Agreement works, as determined by the 
City, will be required as part of entering into the Service Agreement. 
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Development Application Data Sheet 
Development Applications Department 

DP 19-872960 Attachment 1 

Address: 22551 Westminster Highway 

Applicant: 1137183 BC Ltd. Owner: 1137183 BC Ltd. 

Planning Area(s): _H_am_ilt_o_n ___________________________ _ 

Floor Area Gross: 1,105 m2 (11,895 ft2) Floor Area Net: 707.3 m2 (7,613 ft2
) 

I Existing I Proposed 

Site Area: 1,179 m2 (12,690 ft2
) No change 

Land Uses: Single-family dwelling Townhouse dwellings 

OCP Designation: Neighbourhood Residential No change 

Hamilton Area Plan Designation: Neighbourhood Residential (Townhouse No change 
0.75 FAR) 

Zoning: Single Detached (RS 1 /F) 
Town Housing (ZT11) -
Hamilton 

Number of Units: 1 single-family dwelling 7 townhouse dwellings 

I Bylaw Requirement I Proposed I Variance 

Floor Area Ratio: 0.60 FAR 0.60 FAR None permitted 

Buildings: Max. 35% Buildings: 35% 

Lot Coverage: 
Non-porous Surfaces: Non-porous Surfaces: 

None N/A 62.15% 
Landscapinq: N/A Landscapinq: 25% 

Setback - Front Yard: Min. 6.0 m 6.0 m None 

Setback - North Side Yard: Min. Om 1.33 m None 

Setback - South Side Yard: Min. Om 3.46 m None 

Setback - Rear Yard: Min. Om 5.44 m None 

Height (m): Max. 10.6 m 9.99 m None 

Off-street Parking Spaces -
2 R and 0.2 V per unit 2 R and 0.28 V per unit None 

ResidentNisitor: 

Total off-street Spaces: 14 Rand 2 V 14 Rand 2 V None 

Tandem Parking Spaces: Max. 50% 100% (i.e. 14 spaces) 
Variance 

Requested 

Amenity Space - Indoor: Min. 50 m2 Cash-in-lieu None 

Amenity Space - Outdoor: 
Min. 6.0 m2 per unit 

67.7 m2 None 
(i.e. 42 m2) 
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Rockerbie,Jordan 

From: 
Sent: 
To: 
Cc: 
Subject: 

Hi Jordan, 

Dave Mander < dave@imperialsecurity.ca > 

Wednesday, 7 October 2020 13:35 
Rockerbie,Jordan; Eric Law 
ramankooner@gmail.com 

ATTACHMENT 2 

Re: DP Application at 22551 Westminster Highway (DP 19-872960) - reply 

I've had ongoing contact with the strata president at 22571 Westminster Hwy, Tracy Lowe (maiden name 
Eng). Here is a summery of our conversation to date: 

• We'll be installing a new fence line between the properties upon completion of the development at the 

developers cost 
• The developer will ensure no heavy construction traffic passes through 22571 Westminster Hwy 

without prior authorization. 
• The developer will obtain a quotation to repair the slanted asphalt along the property line at 22571 

Westminster Hwy. For our mutual benefit, the developer has agreed to split the cost of the repair (up 

to $2,000). 

• The developer has agreed to pressure wash any construction dust/dirt from 22571 Westminster Hwy 

at the developers cost. 

Feel free to contact me if you have any questions. Thanks Jordan. 

Dave Mander 

1137183 BC Ltd 

Suite 2255-4871 Shell Road 
Richmond BC V6X 3Z6 

604-836-0511 



City of 
Richmond Development Perm it 

To the Holder: 

Property Address: 

Address: 

1137183 BC LTD. 

22551 WESTMINSTER HIGHWAY 

#216 - 288 WEST 8TH AVENUE 
VANCOUVER, BC V5Y 1N5 

No. DP 19-872960 

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 permit tandem parking spaces in all 
the units. 

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 #13 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 
$61,966.58 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. 
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Development Permit 

To the Holder: 

Property Address: 

Address: 

1137183 BC LTD. 

22551 WESTMINSTER HIGHWAY 

#216 - 288 WEST 8TH AVENUE 
VANCOUVER, BC V5Y 1N5 

No. DP 19-872960 

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 

6503736 

ISSUED BY THE COUNCIL THE 
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City of 
Richmond 

To: Development Permit Panel 

From: Wayne Craig 
Director, Development 

Report to Development Permit Panel 

Date: October 5, 2020 

File: DP 19-875398 

Re: Application by Spires Road Development Holdings Ltd. for a Development 
Permit at 8671, 8691, 8711 and 8731 Spires Road 

Staff Recommendation 

That a Development Permit be issued which would permit the construction of 22 townhouse 
units and two secondary suites at 8671, 8691, 8711 and 8731 Spires Road and the surplus portion 
of the Spires Road and Cook Crescent road allowance on a site zoned "Parking Structure 
Townhouses (RTP4)". 

i/r< 
Wayne Craig 
Director, Development 
( 604-24 7-4625) 

WC:el 
Att. 2 

6484984 
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Staff Report 

Origin 

DP 19-875398 

Spires Road Development Holdings Ltd. (with Incorporation Number BC1099680 and Directors 
Mark Hannah, Samuel D. Hanson, Wayman Crosby and Brent Hanson) has applied to the City of 
Richmond for permission to develop 22 residential units with a common parking structure at 
8671, 8691, 8711 and 8731 Spires Road and the surplus portion of the Spires Road and 
Cook Crescent road allowance. The applicant has proposed to purchase the surplus road 
allowance and consolidate it into the development site. 20 multi-level townhouse units and two 
single level units will be included in the development. The unit sizes range between 104 m2 

(1,124 ft2
) to 212 m2 (2,277ft2), providing a mix of three to four bedroom units. Two of the 20 

townhouse units are proposed to contain a secondary suite. Parking will be provided within the 
parking structure at grade. 

The site is being rezoned from the "Single Detached (RS 1/E)" zone to the "Parking Structure 
Townhouses (RTP4)" zone for this project under Bylaw 10058 (RZ 17-790301), which received 
third reading following the Public Hearing on September 3, 2019. The site is currently vacant 
but previously contained four single-family dwellings. 

Frontage improvements including beautification works along the site frontage, public walkways 
on-site, as well as storm sewer and sanitary sewer upgrades, and new fire hydrants were secured 
through the rezoning process and will be constructed through a separate Servicing Agreement 
(SA 20-890721). The Servicing Agreement must be entered into prior to final adoption of the 
rezoning bylaw. 

Development Information 

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

Background 

• The Spires Road Neighbourhood is identified in the City Centre Area Plan as an area 
intended to transition from a predominately single-family neighbourhood toward a higher 
density neighbourhood through the development of townhouse buildings with parking 
structures. 

• To the North: Single-family homes on lots zoned "Single Detached (RSl/E)". 

• To the South: Across Spires Road, single-family homes on lots zoned "Single Detached 
(RSl/E)". 

• To the East: Across Cook Crescent, single-family homes on lots zoned "Single Detached 
(RSl/E)". 

• To the West: Single-family homes on lots zoned "Single Detached (RSl/E)". 

6484984 
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Rezoning and Public Hearing Results 

The Public Hearing for the rezoning of this site was held on September 3, 2019. 

At the Public Hearing, the following concerns about rezoning the property were expressed: 

• Sight lines, noise, shadows, impacts to neighboring single-family properties. 

• Concerns related to increased traffic and lack of legal street parking resulting in illegal 
parking in the area. 

• The impact of increased street parking relating to the local school. 

• The lack of continuity in design for new projects in the area. 

• The desire for increased park space for the neighborhood. 

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

• The height of the proposed building is limited to three storeys in order to reduce view and 
overshadowing disruption. Shadow studies have been undertaken to confirm minimal impact 
on the neighbouring properties throughout the year. Mechanical and noise generating 
equipment are designed to meet the City's Bylaw and to be located away from neighbouring 
properties. 

• The subject site is located within the city centre and in close proximity to the skytrain station. 
The proposed townhouse development aligns with the Official Community Plan (OCP); the 
proposed form of development and density have been considered with transportation 
planning as part of the City Centre Area Plan (CCAP). With the proposed redevelopment, 
the pavement on Spires Road will be widened to facilitate street parking on one side of the 
road. The current proposal meets the Zoning Bylaw requirements for resident and visitor 
parking. 

• Staff met with School District staff on-site to observe vehicle parking and pedestrian 
movements in the vicinity of the Cook Elementary School and within the Spires Road area. 
Some parents were observed parking legally on Spires Road. A new on-site parking lot with a 
designated drop off/pick up area with access to/from Cook Road has been completed this 
summer. This new facility is anticipated to alleviate traffic movements in the Spires Road 
subdivision related to the school. 

• A specific architectural style has not been prescribed for this neighborhood. However, in 
response to the comments received at Public Hearing, the roof design of the proposed 
development has been revised from flat roof to pitched roof. In addition, the subject proposal 
also includes many design elements that are similar to the other approved townhouse 
development in the area ( e.g., at grade patios with weather protected entries and preservation 
of large existing trees along the site frontages). 

6484984 
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• Public walkways along the north and west property lines are proposed to provide additional 
public outdoor space for the community. These walkways will form part of the pedestrian 
network that will provide access through the site/neighbourhood, and to the future park 
spaces designated in the OCP. Seating is proposed at the northeast comer where the two 
pedestrian paths meet; additional seating opportunities are proposed at the southwest and 
northeast comers of the site, anchoring the public walkway at both ends. 

Staff Comments 

The proposed scheme attached to this report has satisfactorily addressed the significant urban 
design issues and other staff comments identified as part of the review of the subject 
Development Permit application. In addition, it complies with the intent of the applicable 
sections of the Official Community Plan (OCP) and is generally in compliance with the "Parking 
Structure Townhouses (RTP4)" zone. 

Advisory Design Panel Comments 

The Advisory Design Panel (ADP) has reviewed the project and supports it. A copy of the 
relevant excerpt from the Advisory Design Panel Minutes from Wednesday April 22, 2020 is 
attached for reference (Attachment 2). The design response from the applicant has been included 
immediately following the specific Design Panel comments and is identified in 'bold italics'. 

Analysis 

Conditions of Adjacency 

• The subject site and surrounding properties are designated for grade-oriented housing in the 
form of high density townhouses (i.e., low-rise, street wall buildings with common parking 
structures concealed from public view by non-parking uses) under the City Centre Area Plan 
(CCAP). 

• The proposal satisfies the CCAP's vision while being sympathetic to the adjacent 
single-family homes. The three-storey massing of the development bridges between the 
single-family residential scale of the current neighbourhood and the future vision of the area 
as a higher density townhouse neighbourhood. 

• The proposed townhouse units are set back 6.0 m from the north and west property lines, 
which is equivalent to the minimum rear yard setback requirement under the 
Single-Detached (RS) zone. 

• To enhance pedestrian circulation within the Spires Road Neighbourhood, a 3.0 m wide 
Statutory Right-of-Way (SRW) along both the north and west property lines have been 
secured at rezoning for public walkways. The cross-section of the walkways is to include a 
1.5 m wide hard surface pathway and a 1.5 m wide landscaped boulevard. 

• While the site grade at the northwest comer of the site will be maintained, the site grade 
along the north and west property lines will be raised in order to allow the site grades of the 
pedestrian walkways to meet the proposed site grades of the sidewalks along Spires Road and 
Cook Crescent. The site grade along the west property line will be raised from 0.8 m to 
1.17 mover 36.58 m; the site grade along the north property line will be raised from 0.8 m to 
1.29 m over 81.05 m. The maximum height of the proposed retaining wall will be 
approximately 0.59 m. 
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• Tree planting plan has been designed to reduce over-look and to provide a green buffer 
between the proposed development and the existing adjacent single-family homes. 

• An interim 1.83 m high solid wood fence will also be installed along the north and west 
property lines, but will be removed when the neighbouring sites redevelop and provide 
another 3.0 m wide SRW for public pedestrian access. The site's strata will be responsible 
for the maintenance of the SR W areas. These arrangements have been secured through the 
rezoning process. 

• Perimeter drainage will be required as part of the Building Permit to ensure storm water is 
managed and addressed through the development and will not impact the neighbouring 
properties. 

Urban Design and Site Planning 

• The development will contain 22 units, including: 

o Two single-level Basic Universal Housing units at grade with direct access to the public 
walkway along the west property line and direct access to the parking structure. 

o 18 three-storey townhouse units with direct, street level entry from Spires Road or the 
new public walkways along the north and west property lines; these homes will also have 
direct access to the parking structure, as well as direct access to the podium. 

o Two two-storey units with their main unit entry located on the podium level. 

• Units in this development feature three or four bedrooms, intended for family living. 
Dwelling sizes are ranging from 104 m2 (1,124 ft2

) to 212 m2 (2,277ft2
). Two ground-level 

secondary suites are also featured in two of the three-storey units fronting onto the new 
public walkway along the west property line. The typical floor area of these units is 
approximately 212 m2 (2,277ft2

), and the size of each secondary suite (one bedroom suites) is 
approximately 52 m2 (562 ft2

). 

• The proposal provides an attractive streetscape with individual unit entries and landscaped, 
raised front yards along the Spires Road frontage as well as the public walkway along the 
north and west property lines. 

• Three townhouse blocks are proposed and are positioned to enclose a parking structure at 
grade. The townhouse blocks are connected by the outdoor courtyard space on the podium, 
above the parking structure. 

• Pedestrian access to the podium (via exterior stairs) will be provided on both the Spires Road 
and the Cook Crescent frontages. 

• An enclosed lobby is also proposed along the Spires Road frontage to provide a secured 
space for the mailbox kiosk, elevator to the podium level, and access to the enclosed parking 
area. 

• This main entrance to the development, fronting Spires Road, is also located at the terminus 
point of Cook Gate. Landscaping features including two specimen Magnolia trees and two 
Weeping Alaskan Yellow Cedar trees are proposed to create a welcoming focal point on the 
site. 

• Vehicular access to the parking structure will be from Cook Crescent. 
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• 27 residential parking spaces are proposed, which meets the minimum bylaw requirement. 
No additional parking stall is required for the proposed secondary units since this site is not 
located on an arterial road. 

• A total of three accessible residential parking stalls are to be provided on site; two spaces will 
be assigned to the two Basic Universal Housing unit proposed, and one space will be 
designated for visitor parking. 

• A total of five visitor parking spaces (including one accessible parking stall) are to be 
provided throughout the site. The number of visitor parking spaces proposed is in 
compliance with the minimum bylaw requirement. 

• Both internal and external bicycle parking spaces have been incorporated into the proposal 
and are in compliance with the Zoning Bylaw requirements. 

• The enclosed garbage room housing garbage, recycling and organics storage bins is proposed 
to locate within the parking structure, just behind the security gate, and will be in close 
proximity to the loading area. 

• All of the units will have private outdoor areas at grade and/or on the elevated podium 
ove1iop the parking structure. While the configurations of some the proposed yard spaces at 
grade and/or on the podium level are slightly shallower than what is encouraged under the 
Development Permit Guidelines, the functionality of those yard spaces has not been 
compromised. Each of the proposed private outdoor space at grade includes a patio area that 
is large enough to accommodate a table with seating, a lawn area, and a small garden of 
perennials, shrubs, with a tree to provide shade. Each of the proposed private outdoor space 
on the podium level is large enough to host a BBQ and seating area with a table. 

• The overall size of the proposed outdoor amenity spaces complies with the Official 
Community Plan (OCP) requirements (i.e., 6 m2 per unit). The locations and sizes of the 
outdoor amenity spaces are appropriate in providing open landscape and amenity spaces 
convenient to all units. 

• Additional outdoor amenity space (minimum 10% of the site area as per the City Centre 
Amenity Space Provisions in the City Centre Area Plan) is provided in the form of public and 
semi-private walkways and landscaped areas throughout the site. 

• Indoor amenity space is not proposed on-site. A $25,000 cash-in-lieu contribution has been 
secured as a condition of rezoning approval, consistent with the Official Community 
Plan (OCP). 

Architectural Form and Character 

• The architecture reflects a contemporary take on traditional design that fits well into this 
developing and diverse neighbourhood. 

• The project follows a roughhouse massing and design to create a more urban presence, 
following the Design Guidelines in the CCAP, through the use of consistent heights and 
setbacks. 

• Individual peaked roofs cap each unit, reinforce a sense of individuality to the townhouses 
with a residential typology, and provide variations to the rhythm and scale of the overall 
project. 
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• Mirroring unit plans, variation in unit width, alternative brick colour scheme on certain units 
are proposed to provide differentiation along each block frontage, in order to further break 
down the overall scale of the townhouse blocks. 

• Large glazing areas are proposed on comer elevations to create a design that engages and 
wraps the comers, as well as to increase the potential for passive surveillance. 

• Windows will be detailed to create a sense of depth to the facades. 

• The proposed building materials (brick veneer, composite plank siding, composite panel, 
wood cladding, asphalt shingles, and metal picket guard/canopy) are generally consistent 
with the Official Community Plan (OCP) Guidelines. 

• Brick is the primary front fa;:ade material, adding a timeless quality to the development. 
Plank siding provides a contrast to the brick fa9ade along the projecting roof elements, 
around the end elevations of units. 

• Light siding, coloured to match the brick on the front, is located on the courtyard elevations 
creating a similar sense of depth based on the contrast as is found on the front. 

• The recessed entries, finished with a warm wood tone, reinforce the residential scale of the 
building. 

Tree Preservation 

• 15 bylaw-sized trees on the subject development site, seven trees on neighbouring properties, 
and three street trees on City property were assessed at the rezoning stage. 

• A 65 cm caliper Austrian Pine tree and a 45 cm caliper Blue Spruce tree located at the 
northeast corner of the site are identified in good condition and will be protected and retained 
on-site. 

• 13 bylaw-sized trees on site are identified for removal: 

o three trees are in good condition but are located within the proposed building envelope 
and in conflict with the proposed pedestrian walkway along the north property line; 

o two trees appear shared with the neighbouring property are at high risk of failure; and 

o eight trees are either dead, dying (sparse canopy foliage), have been previously topped or 
exhibit structural defects such as cavities at the main branch union and co-dominant 
stems with inclusions. 

• Based on the 2: 1 tree replacement ratio goal stated in the Official Community Plan (OCP), 
26 replacement trees are required. The applicant is proposing to plant 48 replacement trees 
on-site, including 19 conifer and 29 deciduous trees. 

• Six trees on neighbouring properties are to be protected as per City of Richmond Tree 
Protection Information Bulletin Tree-03. Pathway alignment within the new public walkway 
along the north property line has been designed to facilitate tree preservations; certain 
encroachments into the tree protection zone may be enabled at the discretion of the project 
arborist via the use of an aeration and drainage system to keep underlying roots viable. 

• One Norway Spruce tree (51 cm dbh, specifically tag# NOS) located on the adjacent property 
to the west at 8751 Spires Road is at high risk of failure and was recommended for removal 
at rezoning; this tree has been removed under TP 19-876515 with the approval of the 
adjacent owners. 
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• Three City trees, including two Maple trees ( 45 cm & 43 cm dbh) and one Plum tree 
(20 cm dbh), located along the site's Cook Crescent frontage, will be removed due to their 
poor condition and conflicts with required frontage improvements (i.e., ditch infill and new 
sidewalk). Compensation of $3,250 is required for the removal of the three trees has been 
secured at rezoning stage. New street trees will be planted at a later date as part of the 
frontage improvements for the site. 

• A contract with a Certified Arborist for the supervision of all works conducted within or in 
close proximity to tree protection zones has been secured as part of the Rezoning application. 
The contract includes the scope of work required, the number of proposed monitoring 
inspections at specified stages of construction, special measures required to ensure tree 
protection, and a provision for the Arborist to submit a post-construction impact assessment 
to the City for review. 

• A Tree Survival Security in the amount of $20,000 to ensure that the 65 cm caliper Austrian 
Pine tree (specifically tag# 810) and the 45 cam caliper Blue Spruce tree (specifically tag# 
811) has also been secured at Rezoning. No Tree Survival Security will be returned until the 
post-construction assessment report, confirming the protected trees survived the construction, 
prepared by the Arborist, is reviewed by staff. 

• Tree protection fencing around all trees to be retained has been installed and will remain in 
place until construction and landscaping on-site is completed. 

Landscape Design and Open Space Design 

• A pedestrian-oriented streetscape along Spires Road and the new public walkway is proposed 
with landscaped edge treatment, entry gates and slightly raised patios. 

• Each ground-oriented unit will have a private front yard with a small lawn area, a tree and a 
patio to generate animation along the streetscape. The front yards will be separated with low 
horizontal panel fence with landscaping to provide privacy for individual units. 

• An outdoor amenity space is proposed at the northeast comer of the site, which includes a 
small plaza with seating by the building and a natural play area under the protected trees. 
The retaining tree limits the placement of active play equipment within this space in order to 
minimize disturbance within the tree protection zone. 

• An accessible ramp is proposed to connect the plaza at grade and the sunken play space. The 
ramp has a green translucent screen on one side that can be used as an imaginary play surface 
for non-permanent markers. An art box containing all types of markers are provided at the 
end of the ramp. The screen allows for visual access in and out of the site to connect with the 
public seating node at the intersection of walkways that connect to the neighbourhood. 

• The plaza and the play area will be separated with planters filled with berry shrubs for the 
children to garden. Bench seating mid-way between the play space and circulation pathway 
creates a small seating node within the amenity space. One bench is lit by LED strip lighting 
for safety and ambience. 

• The sunken open play space includes logs for balance play, climbing, and seating. A small 
sandbox area encircled with logs at varying heights is also included in this play area. 
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• The courtyard on the podium level provides private patio spaces for residents, as well as 
central meeting areas around the elevator for informal opportunities to meet neighbours and 
have social contact. 

• Low wood fence along the shared paver pathway is proposed to establish an appealing and 
intimate residential character to encourage socialization and provide for casual surveillance 
of the common outdoor area. 

• Another children's play area is proposed on the podium level, adjacent to the entry stair and 
elevator. Play equipment has been chosen to fit into the play area and to provide different 
play opportunities (i.e., climbing, social, imagination, balance, motor skills) that can be used 
by different age groups and for multiple purposes. Benches are also provided for caregivers. 

• A play box for loose parts activities including skipping ropes, balls and bean bag will also be 
provided. 

• Chalk boards run the full length of the children's play area, on the planters along the west 
edge of the area are also proposed to offer open art play opportunities. 

• Wall mounted, embedded step lighting, bollard lighting and LED strip lighting are proposed 
throughout the site at the entrance, various outdoor amenity spaces, stairs, unit entries, and 
walkways. 

• An on-site irrigation system is proposed to ensure continued maintenance of live 
landscaping. 

• In order to ensure that the proposed landscaping works are completed, the applicant is 
required to provide a landscape security of$ 221,592.41 in association with the Development 
Permit. 

Crime Prevention Through Environmental Design 

• The ground-oriented units, outdoor amenity spaces, and public walkways seek to increase 
passive surveillance of both the development and the surrounding area. The public pathways 
and sidewalks that surround the site help activate the area by connecting the ground-oriented 
development to the larger neighbourhood. 

• Site lighting and clear sight lines provide unobstructed views of surrounding area. 

• Plantings near residential entries are low to maximize views and casual surveillance 
opportunities of common areas. 

Sustainability 

• The project will be designed to meet Step Code 3 requirements of the BC Energy Step Code, 
including energy modelling. Highly insulated roofs and walls will play a key role in 
moderating the thermal comfort of the residents. Glazing areas will balance design aesthetics 
and daylight while ensuring an overall high-performing building envelope. 

• Plant material proposed will be climate tolerant. 
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Accessible Housing 

• The proposed development includes two basic universal housing units that are designed to be 
easily renovated to accommodate a future resident in a wheelchair. These single-storey units 
are required to incorporate all of the accessibility provisions listed in the Basic Universal 
Housing Features section of the City's Zoning Bylaw, and are permitted a density exclusion 
of 1.86 m2 (20 ft2) per unit. 

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

bathtubs and showers. 

Conclusions 

As the proposed development would meet applicable policies and Development Permit 
Guidelines, staff recommend that the Development Permit be endorsed, and issuance by Council 
be recommended. 

/ 

~ 
Edwin Lee 
Planner 2 
(604-276-4121) 

EL:blg 

Attachments: 
Attachment 1: Development Application Data Sheet 
Attachment 2: Excerpt from Advisory Design Panel Meeting Minutes (April 22, 2020) 

The followi_ng are to be met prior to forwarding this application to Council for approval: 
• Final adoption of the Zoning Amendment Bylaw 10058. 

• Receipt of a Letter-of-Credit for landscaping and tree survival security in the amount of $221 ,592.41. No 
Landscape Letter of Credit will be returned until the Letter of Assurance, confirming the landscaping are 
installed as per the Development Permit, prepared by the Landscape Architect, is reviewed by staff. 

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. 
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City of 
Richmond 

Development Application Data Sheet 
Development Applications Department 

DP,19-875398 . Attachment 1 
8671, 8691, 8711 and 8731 Spires Road and the Surplus Portion of the Spires Road and 

Address: Cook Crescent Road Allowance 
Spires Road Development 

Owner: Holdings Ltd. Applicant: Spires Road Development Holdings Ltd. 

Planning Area(s): Cit Centre -~------------------------------

FI o or Area Gross: 4,850m2 Floor Area Net: 3,662 m2 

----'------------ ----'------------

I Existing I Proposed 

Site Area: 2,965.9 m2 3,203.3 m2 

Land Uses: Single-Family Residential Multiple-Family Residential 

OCP Designation: Low-Density Residential No Change 

City Centre Area Plan: General Urban T4 No Change 
Area Plan Designation: Sub-Area B.1: Mixed Use - Low-Rise 

Residential & Limited Commercial 

Zoning: Single Detached (RS 1 /E) Parking Structure Townhouses (RTP4) 

Number of Units: 4 22 

- - I Bylaw Requirement - - Proposed Variance 

Floor Area Ratio: Max 1.2 1.14 none permitted 

Lot Coverage - Building: Max. 50% 45.3% none 

Lot Coverage - Non-porous 
Max. 75% 72.5% none 

Surfaces: 

Lot Coverage - Landscaping: Min. 20% 20.4% none 

Setback - Front Yard Cook Min. 3.0 m 3.0 m none 
Crescent (m): 
Setback - Exterior Side Yard -

Min. 3.0 m 3.0 m none 
South - Spires Road (m): 
Setback - Interior Side Yard -

Min. 3.0 m 
North (m): 

6.0 m none 

Setback - Rear - West (m): Min. 3.0 m 6.0 m none 

Setback - Walkway - North (m): Min. 3.0 m 3.0 m none 

Setback - Walkway - West (m): Min. 3.0 m 3.0 m none 

Height (m): Max. 15.0 m (4 storeys) 13.97 m (3 storeys) none 

Lot Depth: Min. 30.0 m 83.04 m none 
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Site Area: Min. 2,400 m2 3,203.3 m2 none 

Off-street Parking Spaces - 1.2 (R) and 0.2 (V) per 1.2 (R) and 0.2 (V) per 
none Regular (R) / Visitor (V): unit unit 

Off-street Parking Spaces - Total: 27 (R) and 5 (V) 27 (R) and 5 (V) none 

Max. 50% of required 
Tandem Parking Spaces: residential spaces 0 none 

(27 x Max. 50% = 13) 
Max. 50% when 31 or 

Small Car Parking Spaces 
more spaces are 

15 none 
provided on-site 

(32 x Max. 50% = 16) 
Min. 2% when 11 or more 

Handicap Parking Spaces: spaces are required 3 none 
(32 x 2% = 1 spaces) 

Bicycle Parking Spaces - Class 1 1.25 (Class 1) and 1.27 (Class 1) and 0.27 
none 

/ Class 2: 0.20 (Class 2) per unit (Class 2) per unit 

Off-street Parking Spaces - Total: 
28 (Class 1) and 5 28 (Class 1) and 

none 
(Class 2) 6 (Class 2) 

Amenity Space - Indoor: 
Min. 100 m2 or Cash-in- Cash-in-lieu none 

lieu 
Min. 6 m2 x 22 units+ 

Amenity Space - Outdoor: 10% of net site area 460 m2 none 
= 452.3 m2 
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Panel Discussion 

Excerpt from the Minutes from 

The Design Panel Meeting 

Wednesday, April 22, 2020 - 4:00 p.m. 
Rm. M.1.003 

Richmond City Hall 

Advisory Design Panel 

Wednesday, April 22, 2020 

Comments.from Panel members were as.follows: 

Attachment 2 

• support the design of the project; like the refreshing look; appreciate the character of the 
podium level courtyard; like the single-family character of the townhouse units fronting the 
street; support the provision of two secondary suites which could be used either for 
affordable rental housing or by a family member; 
Noted. 

• appreciate the inclusion of two ground level Basic Universal Housing units in the project; 
consider installing pocket or sliding doors for the washrooms and closets to create more 
manoeuvring space and enhance accessibility for residents in a wheelchair; 
Swing doors were selected for the master bedroom and ensuite as it is a requirement from 
the Richmond Land Use Bylaw Section 4.16.6. Closet doors in master bedroom changed to 
sliding doors. 

• consider assigning the wider accessible parking stall to Unit 1; 
The wider accessible stall has been assigned to Unit 1, and the remaining accessible stall 
will be the visitor stall. Please refer to Al 11. 

• appreciate the contemporary design of the townhouse units; however, caution that additional 
details are needed for the style; it is different from the first development in the Spires Road 
Neighbourhood Area; 
Noted. 
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• review whether project complies with Development Guidelines, particularly with respect to 
the maximum number of townhouse units in a cluster for whether the long building blocks on 
the north and south sides provide an appropriate interface with the street to the south and the 
adjacent single-family dwellings to the north; 
The North and South blocks have been designed to accentuate the individuality of each 
unit, and the blocks have been setback from the adjacent property lines to better interface 
with the adjacent properties. Each unit has a front patio that is meant to bridge the scale 
from the project to the street. The longer blocks also have a substantial separation from 
the west block. Since there is a street to the east, there is no separation issue with an 
adjacent building or neighbour. 

• appreciate that the children's play area will receive adequate southern sun exposure; 
however, it is not centrally located to be easily accessible to other townhouse units; consider 
not breaking down the amenity area into two sections; 
We have design developed the children's play areas to provide additional play space on the 
ground level. This play space provides a sunken area adjacent to the retained tree 810. It 
contains natural play elements such as logs and planting, and also incorporates a sand 
box. All work in the tree protection zone is noted to be done under the review of the 
project arborist. 
In response to the part of the comment about not breaking down the amenity area into two 
sections, we reviewed the option of creating a single play space on the upper level, but the 
circulation requirements from the units and the front stairs meant that the space was small 
and reduced the options for what could be implemented. We have design developed level 2 
to add active play elements that fit with the circulation required in a way that creates a 
functional space that is easy to supervise. 

• consider practicality of provision of wooden deck on the ground level outdoor amenity space 
on the northeast corner for gathering and tai-chi; 
The wood deck has been replaced with an at grade children's amenity space with 
engineered wood fibre to protect the tree. 

• south elevation of the west block fronting Spires Road and at the terminus point of Cook 
Gate appears blank; consider further articulation to better address the street; 
The scale of the building is broken down with the main floor level being treated differently 
from the upper floor levels. A large glazing area is located at the corner, to create a 
different far;ade expression compared with the upper level punched windows. The punched 
are recessed into the far;ade, to give an additional sense of depth to the elevation. The 
landscape in this area includes planting meant to provide privacy for the ground floor, as 
well as soften the perception of the building from the public realm. 
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• consider enhancing planting density at the southeast corner of the site to provide an 
appropriate corner treatment; 
At the southeast corner, public and private spaces merge. The planting in this area 
provides some screening while predominately providing habitat. The planting design 
strategy is to provide vegetative stratification to achieve these goals. Ground cover is 
located at the sidewalk edge, with other plants stepping up behind it. The largest plants 
line the foundation of the building. 4 trees are located in this area. 2 small deciduous, 1 
medium deciduous, and 1 tall slim columnar. The spacing of the plant material is tight. 
There is no additional room for increased density without compromising plant health. The 
layering of the plant material provides an appropriate edge treatment by providing privacy 
to the corner unit, while allowing views from the sidewalk for pedestrians and vehicular 
traffic moving through this area. The specific species chosen for the corner provides a 
multitude of benefits, including; an impenetrable edge along the property line, seasonal 
interest with flowering woody plants offering nectar to beneficial insects. 

• appreciate the comprehensive package and sustainability information provided by the 
applicant to the Panel; note that the project meets the BC Energy Step Code 3 requirements 
and exceeds the requirements for Thermal Energy Demand Intensity and Thermal Energy 
Use Intensity; 
Noted. 

• appreciate the distribution of private and public spaces and hard and soft landscaping in the 
subject site; also appreciate the applicant's efforts to retain and protect existing on-site trees, 
particularly at the southeast corner, and trees on neighbouring properties; Noted. 

• consider reviewing the programming of the proposed outdoor amenity areas including (i) the 
location of the children's play area on the podium level which is in close proximity to two 
townhouse units, and (ii) consider the ground level outdoor amenity area at the northeast 
corner of the site for the children's play area location, incorporating natural play elements, to 
take advantage of existing site conditions and the retention of existing trees; 
We have design developed the ground level amenity area to incorporate a children's play 
area that uses natural materials and takes advantage of the retention of the existing tree. 
On level 2, we have reviewed the location of the children's play area on the podium. A 
planted buffer including bamboo (in closed planters so that it doesn't cause damage to the 
waterproof membrane) creates a separation between the townhouses and the play area. 
The depth of the planter was doubled in size to provide space and soil quantities. 

• review the scale and treatment of courtyard fencing and ensure adequate depth of growing 
medium in planters on the elevated central courtyard; 
600mm of top soil is provided for each planting type and location. Each plant has been 
selected purposefully to be used in these areas as they thrive in planters. The planters 
match the height of the fencing. 

• support the contemporary design, reinterpretation of traditional style of the townhouse units; 
overall length of the north and south building blocks are not out of character as they are 
similar to some townhouse projects previously reviewed and supported by the Panel; 
Noted. 
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• overall framework of the townhouse development with row houses and pitched roofs is 
successful; however, concerned about the repetition of unit facades as they are identical, 
except for one unit which is a slightly wider; consider differentiating the units through (i) 
mirroring some units, (ii) introducing another wider unit, and/or (iii) moving the windows 
around in some units; 
Several of the units are currently mirrored in plan. We have revised the elevations 
proposing an alternative brick colour scheme on certain units, in order to provide 
differentiation along each block frontage and some corners. This differentiation will help 
to further break down the overall scale of the buildings into individual units. Refer to 
A004 for Perspective Images, and to elevation drawings (A200, A201, A202, A203, A300, 
and A301) for revised graphics. 

• consider making the proposed outdoor amenity space at the northeast comer a public space 
to tie in with the adjacent public walkway along the north side; the future development to the 
north of the subject site could also mirror the public space at the northeast comer of the 
subject site to create public spaces on both sides of the public pedestrian walkway; 
As part of the OCP, the area of Cook Crescent directly north from our site is meant to 
become a public park, which the ADP was unaware of when making their comments. The 
public pathways provided on the North and West property lines would connect to future 
pedestrian access through the community and provide access to this new park space. 
Making this area a public space would also put an undue burden on ownership (short 
term), and the strata (long term), to maintain this public area in addition of the public 
walkways system already on the site. 

• consider marking the firefighter access points to make them more evident; 
We will work with the fire department to ensure that access points and necessary 
information for them on site is provided and clear. 

• the applicant is encouraged to maintain the overall character of the project up to construction 
stage with consideration of additional needed details including rainwater leaders; 
Noted, we are developing the architectural details to ensure the finished built project 
maintains the character of the development drawings. 

• at the southeast comer, consider configuring the dark hardie plank siding all the way down to 
the ground as a background for the planting; also consider shifting the southeast building 
block to the west to create a space for a mini public park with seating at the southeast corner; 
Building blocks are unable to move currently. Planting in this area has been 
predominantly designed as habitat. Seating has been provided at the Northwest, Northeast, 
and Southwest corners of the site,focusing on the public walkway through the site. 

• the overall design of the project provides a good pedestrian experience; 
Noted. 

• appreciate the applicant explaining the project's design process to the Panel; 
Noted. 

6484984 
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• the project design is attractive and consistent with the character of the developing 
neighbourhood; the project's modem design with traditional elements fits well with the City 
Centre Area Public Art Plan; 
Noted. 

• appreciate the form and scale of the project; 
Noted. 

• support the Panel comment to make the ground level outdoor amenity area at the northeast 
comer a public space and integrate with the adjacent public walkway and potential future 
public space on the adjacent future development to the north of the subject site; 
Please see previous response. 

• appreciate the applicant's efforts to save some existing on-site trees and on neighbours' 
properties which help create a traditional neighbourhood character; 
Noted. 

• overall landscaping concept is clear and well thought out; 
Noted. 

• consider introducing more planters on the podium level courtyard; support larger patios that 
could be further landscaped individually by residents; 
Larger planters are being used to provide a more substantial buffer between the children's 
play area and the west block units. 

• consider larger-sized planters on the podium level to ensure long-term survivability of trees; 
and 
Planting used on the podium level has been selected for its proven ability to thrive in 
planters and to ensure the long term health and survivability of tliese trees. 

• investigate opportunities to integrate the podium level children's play area with the outdoor 
amenity area walkway through further landscaping in order to create more play 
opportunities. 
All play areas adjacent to the walkway is graded at the same level, allowing for extended 
play space. The walkway circulation route is not part of our children's play area 
calculations. 

6484984 



City of 
Richmond Development Permit 

To the Holder: 

Property Address: 

Address: 

No. DP 19-875398 

SPIRES ROAD DEVELOPMENT HOLDINGS LTD. 

8671, 8691, 8711 AND 8731 SPIRES ROAD 

C/O KAI HOTSON 
HOTSON ARCHITECTURE INC. 
35 WEST 5TH AVENUE, UNIT 215 
VANCOUVER,BC V5Y1H4 

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

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

3. Subject to Section 692 of the Local Government Act, R.S.B.C.: buildings and structures; 
off-street parking and loading facilities; roads and parking areas; and landscaping and 
screening shall be constructed generally in accordance with Plans #1 to #46 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 
$221,592.41 to ensure that development is carried out in accordance with the terms and 
conditions of this Permit. Should any interest be earned upon the security, it shall accrue to 
the Holder 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. 

6484984 



To the Holder: 

Property Address: 

Address: 

Development Permit 
No. DP 19-875398 

SPIRES ROAD DEVELOPMENT HOLDINGS LTD. 

8671, 8691, 8711 AND 8731 SPIRES ROAD 

C/O KAI HOTSON 
HOTSON ARCHITECTURE INC. 
35 WEST 5TH AVENUE, UNIT 215 
VANCOUVER.BC V5Y1H4 

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

This Permit is not a Building Permit. 

AUTHORIZING RESOLUTION NO. 
DAY OF 

DELIVERED THIS DAY OF 

MAYOR 

6484984 

ISSUED BY THE COUNCIL THE 
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