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  Agenda 
   

 

 

Development Permit Panel  
 

Council Chambers, City Hall 
6911 No. 3 Road 

Wednesday, October 30, 2019 
3:30 p.m. 

 

 

 MINUTES 

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

17, 2019. 

  

 

1. DEVELOPMENT PERMIT 17-781907 
 (REDMS No. 6046137) 

 APPLICANT: Bene No. 4 Development Ltd. 

 PROPERTY LOCATION: 6017 No. 4 Road (formerly 9980 Westminster Highway) 

 
Director’s Recommendations 

 That a Development Permit be issued which would permit the construction of 17 

townhouse units and one secondary suite at 6017 No. 4 Road (formerly 9980 

Westminster Highway) on a site zoned “Town Housing (ZT83) - North McLennan (City 

Centre)” with vehicle access from No. 4 Road. 

  

 

2. DEVELOPMENT PERMIT 18-810720 
(REDMS No. 6293041) 

 APPLICANT: Kasian Architecture Interior Design and Planning Ltd. 

 PROPERTY LOCATION: 13171 and a Portion of 13251 Smallwood Place 



Development Permit Panel – Wednesday, October 30, 2019 
ITEM   

 

 

2. 

 
Director’s Recommendations 

 That a Development Permit be issued which would: 

 1. permit the construction of an auto dealership consisting of a three-storey 

principal building and single-storey accessory buildings/structures totalling  

7,009 m
2
 at 13171 Smallwood Place and a portion of 13251 Smallwood Place on a 

site zoned “Vehicle Sales (CV)”; and 

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

  (a) increase the maximum permitted height for the principal building from  

12.0 m to 20.4 m; 

  (b) reduce the minimum rear yard setback from 3.0 m to zero metres to allow for 

a detached one-storey storage building, and enclosures containing damaged 

car storage and refuse, to be located adjacent to the east property line; and 

  (c) reduce the minimum number of on-site loading spaces required from three 

medium spaces and two large spaces, to two medium spaces and one large 

space. 

  

 

3. New Business 

 

4. Date of Next Meeting: November 14, 2019 

 

 ADJOURNMENT 

 



Time: 

Place: 

City of 
Richmond 

Development Permit Panel 
Thursday, October 17, 2019 

3:30p.m. 

Council Chambers 
Richmond City Hall 

Minutes 

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

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

Minutes 

It was moved and seconded 
That the minutes of the meeting of the Development Permit Panel held on September 
25, 2019 be adopted. 

CARRIED 

1. DEVELOPMENT PERMIT 18-820689 
(REDMS No. 6235708) 

6309925 

APPLICANT: Integrated Construction 

PROPERTY LOCATION: 1600 Savage Road 

INTENT OF PERMIT: 

Issuance of an Environmentally Sensitive Area (ESA) Development Permit at 1600 
Savage Road in order to allow construction of a warehouse building on a site partially 
designated as an ESA. 

Applicant's Comments 

Braden Smith, representing the applicant, referenced his submission (attached to and 
forming part of these Minutes as Schedule 1) and provided an overview of the application, 
highlighting the following: 

• a warehouse building is proposed to be constructed on the subject site; 

1. 
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Development Permit Panel 
Thursday, October 17, 2019 

• the two distinct ESAs on the site consist of a 788-square meter northern ESA located 
along the north property line and a 198-square meter central ESA which is proposed 
to be removed to allow for the construction of the warehouse building; 

• the proposed ESA compensation plan includes the establishment of two new ESAs 
on the site: a 305-square meter new ESA contiguous to the existing northern ESA 
and a 109 square-meter discontinuous ESA along the west property line adjacent to 
Savage Road; 

• the establishment of two new ESAs will result in a total ESA net gain over the site 
of 414 square meters; 

• the proposed ESA compensation and enhancement scheme includes planting of new 
native trees, shrubs and plants and removal of invasive species in the new ESAs and 
in the existing northern ESA; and 

• the proposed ESA restoration and enhancement is intended to improve the 
ecological function of the site. 

Panel Discussion 

In reply to queries from the Panel, Mr. Smith noted that (i) the existing central ESA to be 
removed is isolated, has an understorey dominated by invasive species, and is not well 
established, (ii) an annual monitoring for a period of three years by a Qualified 
Environmental Professional (QEP) will be conducted to ensure survivability of new 
planting and provide necessary replacements, and (iii) trees in the central ESA will be 
removed and existing trees in good condition in the northern ESA will be retained and 
protected. 

In reply to queries from the Panel, Wayne Craig, Director, Development, advised that (i) 
majority of the ESA enhancements will be done in the new ESA contiguous to the existing 
northern ESA, (ii) the proposed new ESA along Savage Road enables the site to exceed 
the City's objective for a 2:1 ESA replacement ratio, (iii) the proposed native planting in 
the new ESAs would enhance their ecological value, and (iv) a landscape bond will be 
required to ensure compliance with the applicant's planting plan. 

In reply to futiher queries from the Panel, Mr. Smith acknowledged that (i) the size of 
replacement trees to be planted will be enhanced, (ii) the removal of invasive species in 
the existing and new ESAs and replanting with native species will improve the habitat 
value and ecological function of the ESAs, and (iii) the applicant had considered the 
potential for retaining the central ESA; however, it was found to have low habitat value 
and use of the area was necessary for the construction of the warehouse building. 

Staff Comments 

Mr. Craig noted that a Work Order for frontage improvements and site service 
connections along Savage Road is associated with the project and a new Statutory Right
of-Way will be secured along the River Road frontage to allow for future dike 
improvements should these be needed. 

2. 



Gallery Comments 

None. 

Correspondence 

None. 

Panel Discussion 

Development Permit Panel 
Thursday, October 17, 2019 

The Panel expressed support for the project, noting that the new ESA contiguous to the 
existing northern ESA would provide a higher habitat value and ecological function as 
opposed to the new ESA planting strip along Savage Road. 

Panel Decision 

It was moved and seconded 

That an Environmentally Sensitive Area (ESA) Development Permit be issued at 1600 
Savage Road in order to allow construction of a warehouse building on a site partially 
designated as an ESA. 

CARRIED 

2. DEVELOPMENT PERMIT 18-829234 
(REDMS No. 6186767) 

6309925 

APPLICANT: 

PROPERTY LOCATION: 

INTENT OF PERMIT: 

Interface Architecture Inc, 

5631, 5635, 5651, 5691, 5711, 5731 and 5751 Steveston 
Highway 

1. Permit the construction of 28 townhouse units at 5631, 5635, 5651, 5691, 5711, 
5731 and 57 51 Steves ton Highway on a site zoned "Medium Density Townhouses 
(RTM2)"; and 

2. Vary the provisions of Richmond Zoning Bylaw 8500 to reduce the front yard 
setback to Steveston Highway from 6.0 m to 4.5 m for proposed Buildings #1 and 
#2 on the eastern half of the site, and from 6.0 m to 5.6 m for proposed Buildings #9 
and # 10 on the western half of the site. 

Applicant's Comments 

Kenneth Chow, Interface Architecture Inc., with the aid of a PowerPoint presentation 
(attached to and forming part of these Minutes as Schedule 2) provided an overview of the 
proposed development and highlighted the following: 

3. 
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Development Permit Panel 
Thursday, October 17, 2019 

• design objectives for the 28-unit townhouse development include the creation of a 
visually interesting residential development with simple massing compatible with 
the neighbourhood; 

• proposed setback variances for the front yards will allow more trees to be retained in 
the rear yards and provide an appropriate buffer to adjacent single-family homes; 

• a centrally located site entry with a T-shaped drive aisle is proposed to provide 
adequate manoeuvring space for large trucks; 

• a right-in/right-out vehicle access is proposed; 

• the buildings are oriented east-west to optimize solar benefits; and 

• the north-south orientation of major living spaces will minimize overlook to 
neighbouring developments. 

Mr. Chow further noted that (i) two secondary suites and three convertible units will be 
provided, (ii) a heritage interpretive sign will be installed at the site entry, (iii) side-by
side parking is proposed for all townhouse units, (iv) electric vehicle charging will be 
provided for all residential parking spaces, including the dedicated outdoor parking spaces 
for the secondary suites, and (v) four solar panels will be installed for each townhouse 
unit. 

Denitsa Dimitrova, PMG Landscape Architects, briefed the Panel on the main landscape 
features of the project, noting that (i) a significant number of trees along the rear property 
line will be retained, (ii) each unit will be provided with a private yard with an outdoor 
patio and small lawn/landscaped area, (iii) the backyard and ground floor of convertible 
units have the same elevation to provide accessibility, (iv) the proposed outdoor amenity 
area includes passive and active spaces, (v) a 1.8 meter wood fence is proposed along the 
rear prope1iy line to provide privacy to neighbouring single-family homes, (vi) low 
transparent aluminum fencing will be installed along the streetscape, and (vii) permeable 
pavers are proposed at the site entry, at the ends of drive aisles and on outdoor parking 
spaces. 

Panel Discussion 

In reply to queries from the Panel, the design team noted that (i) majority of trees to be 
retained are along and close to the north property line, (ii) some replacement trees could 
not be accommodated on-site due to lack of space, (iii) the developer had consulted with 
owners of adjacent single-family homes to the north regarding the project's proposed 
interface with their properties, (iv) there is a Statutory Right-of-Way allowing access 
to/from the future redevelopment of adjacent properties to the west through the subject 
site, (v) the proposed development will fit in with the neighbourhood, (vi) the proposed 
secondary suites are livable, and (vii) the solar panels will be directly connected to the 
energy system of the proposed development. 

4. 
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Staff Comments 

Development Permit Panel 
Thursday, October 17, 2019 

Mr. Craig noted that (i) the proposed front yard setback variance on the eastern side of the 
site is driven by the two-meter wide road dedication along the eastern edge of the site for 
future road widening, (ii) all rear yard units will have a minimum of six-meter setback to 
maximize tree retention at the rear of the site, and (iii) as per the acoustical report 
provided by the applicant, the project will achieve the interior noise standards of Canada 
Mortgage and Housing Corporation (CMHC) with respect to traffic generated from 
Steveston Highway. 

Mr. Craig further noted that (i) there is currently no plan for road widening of Steveston 
Highway, (ii) a physical barrier will be constructed through the Servicing Agreement to 
enforce the right-in/right-out vehicle movement on the site, and (iii) the interpretive 
heritage signage is proposed to commemorate the former Martianoff Residence on the 
development site at 5731 Steveston Highway as a social gathering place in the early 191

h 

century. 

Gallery Comments 

None. 

Correspondence 

None. 

Panel Discussion 

Panel expressed support for the project, noting that it is well executed and has positive 
features including the provision of side-by-side residential parking and installation of solar 
panels for all townhouse units. 

Panel Decision 

It was moved and seconded 

That a Development Permit be issued which would: 

1. permit the construction of 28 townhouse units at 5631, 5635, 5651, 5691, 5711, 
5731 and 5751 Steveston Highway on a site zoned "Medium Density Townhouses 
(RTM2)"; and 

2. vary the provisions of Richmond Zoning Bylaw 8500 to reduce the front yard 
setback to Steveston Highway from 6.0 m to 4.5 mfor proposed Buildings #1 and 
#2 on the eastern half of the site, and from 6. 0 m to 5. 6 m for proposed Buildings 
#9 and #10 on the western ha(f of the site. 

CARRIED 

5. 



Development Permit Panel 
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3. DEVELOPMENT PERMIT 19-850320 
(REDMS No. 6271057) 

6309925 

APPLICANT: Greater Vancouver Sewerage and Drainage District 

PROPERTY LOCATION: 1000 Ferguson Road 

INTENT OF PERMIT: 

Allow the construction of a concrete dewatering pad and associated uses on a site 
designated as an Environmentally Sensitive Area. 

Applicant's Comments 

Andreea Irimia, AECOM, representing the applicant, briefed the Panel regarding the 
application with the aid of a PowerPoint presentation (attached to and forming part of 
these Minutes as Schedule 3), and highlighted the following: 

• the existing Iona Island Wastewater Treatment Plant (IIWWTP) operated by Greater 
Vancouver Sewerage and Drainage District, will be upgraded from primary to 
secondary sewage treatment by 2030; 

• as part of the upgrade, a new dewatering facility will be constructed and the site's 
existing sludge lagoons and stockpiles will be decommissioned; 

• the subject application will allow for the development of a 2,745-square meter area 
designated as an Environmentally Sensitive Area (ESA) within the IIWWTP site to 
construct a temporary concrete pad and gravel area for dewatering equipment; 

• two previous ESA Development Permits have been issued for the subject site; 

• 26 trees on the site will be protected and two on-site trees will be removed and 
replaced on-site with a 2:1 ratio; and 

• a bald eagle nest on the site will be protected and a no construction boundary and 
noise buffer will be delineated to mitigate impacts. 

Ms. Irimia further noted that (i) off-site ESA compensation for the project's ESA impacts 
is proposed at the Iona Island Regional Park on Canfor Point, (ii) the ESA compensation 
plan includes invasive species removal and enhancement of 3,000 square meters within 
the park through planting of native species of trees and shrubs, (iii) the proposed ESA 
compensation area is adjacent to the ESA compensation area for a recently issued 
Development Permit, and (iv) there will be an annual monitoring and reporting by a 
Qualified Environmental Professional (QEP) for a period of five years. 

6. 



Panel Discussion 

Development Permit Panel 
Thursday, October 17, 2019 

In reply to queries from the Panel, Ms. Irimia acknowledged that (i) there are no odour 
issues on the site as the bio-solids are removed and transported off-site on a regular basis, 
(ii) the temporary dewatering pad is operational for six months a year for a period of five 
years, (iii) a green hedge is proposed for the dewatering pad to provide landscape 
screening, and (iv) the proposed ESA compensation area for the subject application is part 
of the overall compensation plan for all IIWWTP upgrades. 

Gallery Comments 

None. 

Correspondence 

None. 

Panel Decision 

It was moved and seconded 

That a Development Permit be issued at 1000 Ferguson Road in order to allow 
construction of a concrete dewatering pad and associated uses on a site designated as 
an Environmentally Sensitive Area. 

CARRIED 

4. Date of Next Meeting: October 30, 2019 

5. Adjournment 

It was moved and seconded 
That the meeting be adjourned at 4:45p.m. 

Joe Erceg 
Chair 

6309925 

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 17, 2019. 

Rustico Agawin 
Committee Clerk 

7. 
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To: 

City of 
Richmond 

Development Permit Panel 

Report to Development Permit Panel 

Date: October 8, 2019 

From: Wayne Craig File: DP 17-781907 
Director, Development 

Re: Application by Bene No. 4 Development Ltd. for a Development Permit at 
6017 No. 4 Road (formerly 9980 Westminster Highway) 

Staff Recommendation 

That a Development Permit be issued which would permit the construction of 17 townhouse 
units and one secondary suite at 6017 No.4 Road (formerly 9980 Westminster Highway) on a 
site zoned "Town Housing (ZT83)- North McLennan (City Centre)" with vehicle access from 
No.4 Road. 

WC:el 
Att. 3 
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Staff Report 

Origin 

Bene No.4 Development Ltd. has applied to the City of Richmond for permission to develop 17 
townhouse units at 6017 No.4 Road (formerly 9980 Westminster Highway) with vehicle access 
from No.4 Road. One of the 17 townhouse unit is proposed to contain a secondary suite. The 
site is being rezoned from "Gas & Service Stations (CG2)" zone to "Town Housing (ZT83)
North McLennan (City Centre)" zone for this project under Bylaw 9812 (RZ 16-741722), which 
received Third Reading following the Public Hearing on January 22, 2018. The site is currently 
vacant, but previously contained a gas and service station ( cardlock). 

Frontage improvements including beautification works and sanitary sewer upgrades were 
secured through the rezoning process and will be constructed through a separate Servicing 
Agreement (SA 18- 816133). The Servicing Agreement must be entered into prior to final 
adoption of the rezoning bylaw. 

Development Information 

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

Background 

Development surrounding the subject site is as follows: 

• To the North: Across Westminster Highway, the City-owned Garden City Lands park site, 
which is zoned "Agriculture and Golf Zones (AG 1)", designated "Conservation (CON)" in 
the Official Community Plan (OCP) and within the Agriculture Land Reserve (ALR). 

• To the South and West: An existing three-storey townhouse development, which is zoned 
"Town Housing (ZT59) North McLennan (City Centre)" and designated "Residential 
Area 4" in the McLennan North Sub-Area Plan. 

• To the East: Across No.4 Road, an existing veterinary hospital which are zoned 
"Agriculture and Golf Zones (AG 1 )", designated "Agriculture" in the East Richmond 
McLennan Sub Area Plan and within the Agricultural Land Reserve (ALR). 

Rezoning and Public Hearing Results 

The Public Hearing for the rezoning of this site was held on January 22, 2018. At the Public 
Hearing, concerns related to increased traffic on No.4 Road and road safety along 
No.4 Road were expressed. The Transportation Department noted that traffic impacts would be 
mmor: 

• Road dedications on Westminster Highway and No.4 Road will be provided for future 
road widening. 

• Access to the proposed townhouse development will be located at the south edge of the 
site and will be restricted to right-in/right-out turning movements only. 

• The right-in/right-out turning movements will be reinforced with the driveway geometry 
and additional signage (including signs to notify southbound motorists on No.4 Road of 
the new driveway location). 
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In addition, in response to queries from Council at Public Hearing for the rezoning application of 
this project, the applicant advised that inclusion of solar panels on the proposed development can 
be examined. Based on research conducted by the applicant and their energy consultant, 
implementing solar PV installations is suitable on this site. The developer is proposing to install 
four solar panels for public space lighting, such as landscape lighting, lighting for mailbox area 
and garage room. The provision of solar panels will be secured through a restrictive covenant, 
which will be registered on Title prior to Development Permit issuance. 

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 (ZT83)- North McLennan (City Centre)" 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 December 5, 2018 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 

• An Agricultural Land Reserve (ALR) buffer is required on the subject site, within the 
development's Westminster Highway and No.4 Road setbacks. The buffer is intended to 
mitigate land use conflicts between the residential uses on the subject site and any 
agricultural land uses north of Westminster Highway and east ofNo. 4 Road. The buffer is 
comprised of trees, including conifers (Pine and Spruce trees), and low landscaping elements, 
such as shrubs and ornamental grasses. The Agricultural Advisory Committee (AAC) has 
reviewed and supported the proposed agricultural landscape buffer design on 
November 22,2017. 

• The proposed form, massing, and orientation of the buildings are compatible to the existing 
adjacent developments on the block. 

• Location and orientation of windows, decks and balconies are carefully considered to 
minimize the opportunity of looking into close-by windows of existing adjacent development 
and units proposed on-site. 

• When the site specific zone "Town Housing (ZT83)- North McLennan (City Centre)" was 
drafted, Westminster Highway was considered to be the front of the site, and the south 
property line was considered to be the rear lot line of the site. The proposed/required rear 
yard (south) setback is 5.2 m. This is supported as most of the street fronting units are 
proposed along Westminster Highway and the orientation of the proposed townhouse clusters 
in the subject development, except proposed Block A, is the same as the existing townhouse 
clusters adjacent to the subject site to the west and south. 

• The existing site grade along the rear (south) property line will be raised to match the site 
grade of the townhouse development to the south. 
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• While the existing fence on the adjacent property to the south, along the south property line 
of the subject site, will be removed (agreed by the neighbouring strata), the existing hedge 
row and trees located on the adjacent property to the south, along the common property line, 
will be retained and protected. A new row of Cedar hedge will also be planted on the subject 
site, along the common property line to enhance the natural screen between the two sites. 

• The west property line is considered to be a side property line; the proposed/required setback 
is 3.4 m. 

• The existing hedge row and wood fence located on the adjacent property, along the west 
property line of the site, will be retained and protected. 

• A retaining wall (up to approximately 0.5 m high) will be installed on the subject site, along 
the side (west) property line. A new fence is not being proposed on the subject site along the 
west property line except for a trellis at the dead end of the east-west drive aisle. 

• 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. 

• Air source heat pumps are proposed to achieve an EnerGuide rating of 82 for the proposed 
development. The project acoustical engineer confirmed that the proposed condensing units 
(Model PUZ-A36NKA7 (outdoor) from Mitsubishi Electric) are not expected to exceed the 
noise bylaw or reasonable noise level limits at the nearest points of reception. 

Urban Design and Site Planning 

• The site layout includes 17 three-storey townhouse units in five clusters. The units are 
organized around either the east-west or short north-south internal drive aisle with access to 
No.4 Road. Vehicle access at No.4 Road will be limited to right-in/right-out only. 

• A separate pedestrian access will be provided from Westminster highway, which will be 
connected to the private pathway along the south property line; this south pathway will 
provide pedestrian access to the six townhouse units that are proposed on the southern 
portion ofthe site. 

• Units along Westminster Highway and No.4 Road are designed to have a strong street 
presence, with individual front entrances and yards. Units along the south property line are 
also designed to have direct access from the proposed private pathway along the south 
property line. 

• The development includes one secondary suite; the size ofthe suite is approximately 55.9 m2 

(591 ft2
). To ensure that the secondary suite will not be stratified or otherwise held under 

separate Title, registration of a legal agreement on Title has been secured as a condition of 
rezoning approval. 

• To ensure that the secondary suite is built, registration of a legal agreement on Title, stating 
that no Building Permit inspection granting occupancy will be completed until the secondary 
suites are constructed to the satisfaction of the City in accordance with the BC Building Code 
and the City's Zoning Bylaw, is required prior to Development Permit issuance. 

• All units will have two vehicle parking spaces in a side-by-side double car garage. An 
additional surface parking stall will be assigned to the secondary suite. 
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• To ensure that the parking stall assigned to the secondary suite is for the sole use of the 
secondary suite, registration of a legal agreement on Title is required prior to Development 
Permit issuance. 

• A total of four visitor parking spaces, including one accessible visitor parking space, will 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 provision of private outdoor spaces complies with the Development Permit Guidelines 
(minimum of 30m2 per unit) of the Official Community Plan (OCP). All units have private 
outdoor space consisting of front or rear yard and a balcony on the second floor. 

• Common outdoor amenity space is proposed on the southern side of the site between two 
townhouse clusters, with access from both the east-west internal drive aisle and the private 
pathway along the south property line. The location of the outdoor amenity space is 
appropriate in providing open landscape and amenity space convenient to all units. The 
proposed size ofthe outdoor amenity space (at 145m2

) exceeds the minimum identified 
under the Development Permit Guidelines (i.e., 102m2

). 

• Additional outdoor amenity space (1 0% of the site area) as per the City Centre Amenity 
Space Provisions in the City Centre Area Plan is provided as walkways and landscaped areas 
throughout the site. 

• A mailbox kiosk will be provided opposite to the vehicle entrance, and has been incorporated 
into the design of Block E. 

• The required garbage, recycling and organic waste storage enclosure will be provided by the 
vehicle entrance and has been incorporated into the design of Block A to minimize its visual 
impact. 

Architectural Form and Character 

• The applicant's proposal to develop three-storey craftsman style townhouses is generally 
consistent with the property's designation in the sub area plan, and is consistent with existing 
townhouse development in the neighbourhood. 

• The main pitched roof at front fa<;:ade creates a distinctive architectural character for the 
project. 

• A pedestrian scale is generally achieved along Westminster Highway, No.4 Road and the 
private pathway along the south property line through the inclusion of the use of individual 
unit entrances, small pitched roofed canopies over the unit entries, variation in building 
projections, recesses, varying material/colour combinations and landscape features. 

• The impact of blank garage doors has been mitigated with panel patterned doors, transom 
windows, and planting islands along the drive aisle. 

• The proposed building materials ( cementitious panel, brick veneer, and asphalt roof shingle, 
etc.) are generally consistent with the Official Community Plan (OCP) Guidelines. 

• Strong contrasting colours are used on the accent walls to provide visual interest. 
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• The subject development site is located within Area 4 (Aircraft Noise Notification Area) on 
the OCP Aircraft Noise Sensitive Development Map. All aircraft noise sensitive land uses 
(including residential uses) maybe considered within this area. The project acoustical 
engineer confirmed that the proposed construction is acceptable and no upgrades are required 
to meet the interior noise limits as per the CMHC standards specified in the OCP. 

Landscape Design and Open Space Design 

• Tree preservation was reviewed at the rezoning stage; all six bylaw-sized trees on-site were 
identified for removal. 

• Based on the 2:1 tree replacement ratio goal stated in the Official Community Plan (OCP), 
12 replacement trees are required. The applicant is proposing to plant 35 replacement trees 
on-site, including seven conifer and 28 deciduous trees. 

• The ALR buffer along Westminster Highway and No.4 Road is defined by lush landscaping 
consisting of various tree species, Evergreen hedges, and shrubs. The fence line and 
landscaping are articulated to create interest and provide rhythm along the site's street 
frontages. 

• A pedestrian seating area is proposed at the northwest corner of the site at the intersection of 
Westminster Highway and No.4 Road. 

• A children's play area is proposed for the outdoor amenity area; play equipment has been 
chosen to fit into outdoor amenity space 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. Seating areas are also provided for caregivers. 

• Each unit will have a private yard on the ground level with landscaping and a shade tree. 
Various shrubs and ground covers have been selected to ensure the landscape treatment 
remains interesting throughout the year. 

• To address shallower private open spaces associated with units #13 to #17, soft boundaries to 
the shared pathway, in the form oflow lying shrubs, are proposed to establish an appealing 
and intimate residential character to encourage socialization; the outdoor amenity space is 
also designed to locate in very close proximity to these units. In addition, as these yards are 
south facing and are located over 10 m from the neighbouring townhouse units to the south, 
the openness and sun exposure would enhance the functionality of the reduced yard space. 

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

• Typically, above-ground utility infrastructure improvements, such as a hydro kiosk, should 
be located outside of the road setbacks of a townhouse development. However, in order to 
provide a surface parking stall for the secondary suite, the applicant proposed to locate the 
hydro kiosk within the road setback along Westminster Highway. The kiosk will be screened 
from the view of Westminster Highway by two trees along Westminster Highway as well as 
shrubs on three sides. Staff will continue to guide the applicants of other development 
projects to locate all aboveground utility infrastructures outside of the front yard. 

• Each unit will also have a balcony on the second level; in addition, Unit #1 will have a roof 
top deck above the secondary suite. 

• The entry driveway, a portion of the internal drive aisle, the surface parking stalls and the 
private pathways on site will be treated with permeable pavers for better water infiltration 
and variety in paving surfaces. 
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• In order to ensure that the proposed landscaping works are completed, the applicant is 
required to provide a landscape security of $128,035.88 in association with the Development 
Permit. 

• Indoor amenity space is not proposed on-site. A $17,000 cash-in-lieu contribution ($1,000 
per unit) has been secured as a condition of rezoning approval, consistent with the Official 
Community Plan (OCP). 

Crime Prevention Through Environmental Design 

• Site lighting and clear sight lines provide unobstructed views of surrounding area. Walkways 
are direct and open between buildings and along the internal drive aisle. Walkways and 
amenity space will be illuminated. 

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

• Expansive glazing for each unit increases the visual presence and surveillance along 
Westminster Highway, No.4 Road, the amenity area as well as internal walkway and drive 
aisle. 

Sustainability 

• At the rezoning stage, the applicant committed to achieving an EnerGuide rating of 82 for the 
proposed town houses and to pre-ducting all units for solar hot water heating. A Certified 
Energy Advisor has confirmed that the proposed townhouse units will be designed to achieve 
an EnerGuide rating of 82. The report prepared by the Energy Advisor is on file and will be 
utilized through the Building Permit review process to ensure these measures are 
incorporated in the Permit drawings. 

• The architect advised that the following design/features will be incorporated into the 
development: 
o Four solar panels for powering common area landscape lighting. 
o Rain barrels for capturing rainwater and irrigation. 
o Maximized usage of native, low irrigation required planting. 
o Low flow fixtures. 
o Low volatile organic compound (VOC) building materials. 

Accessible Housing 

• The proposed development includes two convertible units that are designed with the potential 
to be easily renovated to accommodate a future resident in a wheelchair. The potential 
conversion of these units will require installation of a vertical lift in the stacked storage space 
(which has been dimensioned to allow for this in Units #3 and #4) in the future, if desired. 

• 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. 
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Conclusions 

As the proposed development would meet applicable policies and Development Permit 
Guidelines, and the applicant has agreed to the list of Development Permit considerations 
included as Attachment 3, staff recommend that the Development Permit be endorsed, and 
issuance by Council be recommended. 

Edwin Lee 
Planner 1 
(604-276-4121) 

EL:blg 

Attachment 1 : Development Application Data Sheet 
Attachment 2: Excerpt from Advisory Design Panel Meeting Minutes (December 5, 2018) 
Attachment 3: Development Permit Considerations 
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City of 
Richmond 

Development Application Data Sheet 
Development Applications Department 

DP 17-781907 Attachment 1 

Address: 6017 No. 4 Road (formerly 9980 Westminster Highway) 

Owner: Bene No. 4 Development Ltd. Applicant: Bene No. 4 Development Ltd. 

Planning Area(s): Mclennan North ---------------------------------------------------------------

Floor Area Gross: 3,505 m2 Floor Area Net: 2,350 m2 

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

I Existing I Proposed 
Site Area: 3,471 m2 3,181.1 m2 

Land Uses: Gas StationNacant Multiple-Family Residential 

OCP Designation: Neighbourhood Residential No Change 

CCAP: General Urban T4 
Area Plan Designation North Mclennan Sub-Area Plan: No Change 

Residential 4 

Zoning: Gas & Service Stations (CG2) 
Town Housing (ZT83)- North 
Mclennan (City Centre) 

Number of Units: 0 
17 townhouse units + 
1 secondary suite 

I Bylaw Requirement I Proposed I Variance 
Floor Area Ratio: Max 0.75 0.74 none permitted 

Lot Coverage- Building: Max. 38% 38% none 

Setback- Front Yard-
Min. 5.1 m 5.1 m 

Westminster Highway (m): 
none 

Setback- East Side Yard 
Min. 5.7 m 5.8 m 

- No. 4 Road (m): 
none 

Setback- West Side Yard (m): Min. 3.4 m 3.45 m none 

Setback- Rear Yard (south) (m): Min. 5.2 m 5.2 m none 

Height (m): Max. 12.0 m 11.6 m (3 storeys) none 

Lot Area: Min. 3,180 m2 3,180 m2 none 

Off-street Parking Spaces - 1.4 (R) and 0.2 (V) per unit 
2 (R) and 0.23 (V) per 

Regular (R) I Visitor (V): +1 (R) per secondary suite 
unit +1 (R) per none 

secondary suite 

Off-street Parking Spaces- Total: 25 (R) and 4 (V) 35 (R) and 4 (V) none 

Max. 50% of proposed 
Tandem Parking Spaces: residential spaces in enclosed 0 none 

garages (17 x Max. 50%= 8) 
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Max. 50% when 31 or more 
Small Car Parking Spaces spaces are provided on site 19 none 

(39 x Max. 50% = 19) 
Min. 2% when 11 or more 

Handicap Parking Spaces: spaces are required 1 none 
(29 x 2% = 1 space) 

Bicycle Parking Spaces 1.25 (Class 1) and 2 (Class 1) and 
none 

- Class 1 I Class 2: 0.2 (Class 2) per unit 0.23 (Class 2) per unit 

Off-street Parking Spaces- Total: 22 (Class 1) and 34 (Class 1) 
none 

4 (Class 2) and 4 (Class 2) 

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

Amenity Space - Outdoor: Min. 6m2 x 17 units= 102m2 145m2 none 
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Excerpt from the Minutes from 

The Design Panel Meeting 

Wednesday, December 5, 2018 - 4:00 p.m. 
Rm. M.1.003 

Richmond City Hall 

DP 17-781907 -17-UNIT TOWNHOUSE DEVELOPMENT 

ARCHITECT: 

LANDSCAPE 
ARCHITECT: 

PROPERTY LOCATION: 

Applicant's Presentation 

Michael Cheung 

PMG Landscape Architects 

6017 No.4 Road 

Attachment 2 

Michael Cheung, Spectra Design, and Mary Chan Yip, PMG Landscape Architects, 
presented the project and answered queries from the Panel on behalf of the applicant. 

Panel Discussion 

Comments from Panel members were as follows: 

• appreciate the comprehensive package provided by the applicant; 

Noted. 

• appreciate the former site of a gas station being densified; lock-off suites appear 
to work well; proposed double row of townhouses in a shallow site pose 
challenges; 

Noted. 

• the PMT is located in a prominent location; however, relocation is challenging; 
consider extending the landscaping around and introducing a trellis feature to 
enhance the screening from Westminster Highway; 

Trellis have been introduced at road terminus. Plantings wrap around PMT 
on 3 sides. 4th side has to be left open for Hydro access. 
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• consider installing a trellis feature at the corner of No.4 Road and Westminster 
Highway to help identify the seating area; would help reinforce the landscaping 
in this prominent corner; consider integrating signage on the planter wall at the 
corner; 

The integration of a decorative wall and tree backdrop with landscaping is 
used to reinforce the corner. The trees would provide more buffer from the 
end townhouse unit that a trellis. 

• proposed location of the children's play area works considering the constraints 
and size of the site; appreciate the potential for significant southern sun 
exposure; 

Noted. 

• consider relocating the smaller parking stall adjacent to the children's play area 
to the break between Block B and Block C; also consider appropriate screening 
with the vegetation around the parking stalls to make the children's play area 
function nicely; 

Further to Traffic consultant studies, the relocation leading to the Block B 
moving east and reducing driveway width disturbed the fire truck 
maneuvering. Landscaping has been integrated around the parking stalls to 
provide separation from the children's play area. 

• consider relocating the balconies of the southern units facing the internal drive 
aisle to the other side of the living space on level 2 to have more privacy and 
better access to sunlight; 

Relocating balconies created negative impacts as reducing front yard setback 
for private amenity spaces, creating heavy shading and reducing natural light 
access to GF bedroom and main 2F living room of the units. 

• the building is not entirely traditional; has some contemporary elements; design 
is unique compared to similar developments with similar scale and typology; 

Noted. 

• appreciate the corner treatment at the Westminster Highway and No. 4 Road 
intersection; gable end works nicely; brick is a nice element and a good offset to 
the hardie panel; consider a slight differentiation of the brick colour at the 
corner; 

It is a small development and the buildings wanted to be seen as one complete 
community. The proposal recommended having the same brick color for all 
the buildings. 
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• proposed location of the solar panels works; consider a simple flat roof in lieu 
of the proposed roof design above the balcony which appears superficial; 

The solar panel has a futuristic quality. It recommended sitting in the project 
in a subtle way without conflicting the distinctive architectural character of 
the project and the existing McLennan North neighborhood as suggested in 
OCP. Besides, sitting on someone 's patio roof may create disturbance for 
future maintenance. 

• consider introducing something textured or something raised along the internal 
drive aisle adjacent to the outdoor amenity area to provide a traffic calming 
device; 

• 

Recommendation taken, textured paver introduced along the internal drive 
aisle adjacent to the outdoor amenity area to provide a traffic calming device, 
see the landscape plan. 

consider a little bit more expression for the building faces adjacent to the 
children's play area; 

Recommendation taken, more articulations, such as windows and window 
planter box introduced to create more active facades to interact with the play 
area and residents, see the revised building elevation drawings. 

• on the whole, the project is nicely developed; appreciate the good attention to 
detail and nicely balanced materials; 

• 

• 

• 

Noted. 

agree with most of Panel comments; buffer along Westminster Highway 
provides a nice frontage and is pedestrian-friendly; buffer along No. 4 works 
well; 

Noted. 

proposed row of trees on the front yards of south-facing townhouse units will 
result in significant shade; concerned that too much shade will be added to the 
front windows; 

Per panel member suggestions, the trees species proposed have been changed 
for smaller scale trees to reduce the shading along front of the units. 

pockets of grass in the children's play area would be difficult to grow and 
maintain; consider a simpler design for the children's play area with less 
hardscape; if needed for strollers, consider a small hardscape area at the entry 
and incorporate a trellis to identify the play area; north-south pedestrian 
walkway may not be necessary; 

Play area has been revised to simplify the space and reduce the extent of 
hardscape. 
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• consider breaking up the south path; consider incorporating simple mounds to 
provide more play opportunities for children other than the proposed play hut; 

We reviewed the suggestion and changed the play equipment to a climbing 
structure vs. creative play with mounds. 

• appreciate the model; the scheme is handsome; 

Noted. 

• concerned on the location of the PMT at the end of the drive aisle as it may 
affect the manoeuvrability of the end unit's garage (Block A); ensure adequate 
space for vehicle turning; 

Confirmed adequate space for vehicle turning. 

• the outdoor amenity area can be made more apparent by extending the 
permeable pavers right across the driveway; would provide a different texture 
and help unify the space into the outdoor amenity area; 

Permeable pavers added. 

• investigate opportunities for introducing more glazing/windows on the end units 
of Blocks D and E flanking the outdoor amenity area; consider additional 
glazing on the second floor and on the garage to provide natural light and 
animation; 

Recommendation taken, more articulations, such as windows and window 
planter boxes introduced to create more active facades to interact with the 
play area and residents. 

• consider a flat or slightly pitched roof above the roof patio of the end unit of 
Block A and pull up the solar panels on the upper roof surface to free up some 
patio space of the end unit; also consider introducing some planting on the patio 
space to provide a nice entry feature into the site; 

The solar panel has a futuristic quality. It recommended sitting in the project 
in a subtle way without conflicting the distinctive architectural character of 
the project and the existing McLennan North neighborhood as suggested in 
OCP. Besides, sitting on someone 's patio roof may create disturbance for 
future maintenance. 

• appreciate the design of the project which reflects the character of the area; 

Noted. 

• appreciate the provision of two convertible units; 

Noted. 

• the Panel could benefit from larger scale drawings of the floor lay-out of the 
convertible units to enable the Panel to provide appropriate comments; 

Noted. 
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• living space on each level in the convertible units should not require a major 
renovation to be built into a Basic Universal Housing design concept; 

Noted. 

• appreciate the model and the applicant's presentation; 

Noted. 

• the project is in the right track in terms of sustainability features, e.g. achieving 
EnerGuide 82 and providing air source heat pumps; 

Noted. 

• appreciate the use of solar panels; applicant is encouraged to showcase the solar 
panels by installing them on the flat roof; however, installing planters near the 
panels is not advised; 

Noted. 

• the site is challenging; appreciate the reinvigoration of the former gas station; 

Noted. 

• the proposed architecture is a step up compared to other developments along 
arterial roads in Richmond; 

Noted. 

• applicant is advised to execute the details well, e.g. the trims, windows, 
architectural concrete and other elements; 

Noted, to be incorporated in Building Permit stage. 

• applicant is encouraged to address the signage visibility from both north and 
south off of No. 4 Road; 

Noted. 

• support Panel comments to simplify the design of the children's play area and 
spilling the area over into the adjacent driveway in terms of a different paving 
treatment; 

Walkway bisecting the amenity space has been removed to allow the space to 
be more unified. More lawn areas have been provided. Play structure is no 
longer a creative play element but a structural play element with deck, slide 
and climber. 

• support the Panel comment to increase the separation between Blocks B and C 
fronting Westminster Highway to provide space for relocation of parking stall 
currently located adjacent to the children's play area; investigate opportunities 
for narrowing the north-south internal drive aisle to provide more separation 
between Blocks B and C; 

Further to Traffic consultant studies, the relocation leading to the Block B 
moving east and reducing driveway width disturbed the fire truck 
maneuvering. 
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• consider improving the east elevation of Block D and the west elevation of 
Block E and increasing the amount of glazing; 

Recommendation taken, more articulations, such as windows and window 
planter box introduced to create more active facades to interact with the play 
area and residents. 

• ensure that cementitious panel has colour-matched trims so it does not look 
choppy and cheap; 

Noted, to be incorporated in Building Permit stage. 

• recommend that irrigation be provided in the development for maintenance of 
proposed landscape; 

Irrigation will be provided to soft landscape areas. 

• support the proposed elevation facing Westminster Highway and No.4 Road; 

Noted. 

• support the proposal for a shed roof above the balcony of the end unit near the 
site entry; the roof design is appropriate as it is not noticeable but still provides 
cover/weather protection; and 

Noted. 

• support the proposed seating area at the corner of Westminster Highway and 
No.4 Road. 

Noted. 

Panel Decision 

It was moved and seconded 
That DP 17-781907 be supported to move forward to the Development Permit Panel 
subject to the applicant giving consideration to the comments of the Advisory Design 
Panel. 

CARRIED 



City of 
Richmond 

ATTACHMENT 3 

Development Permit Considerations 
Development Applications Department 

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

Address: 6017 No.4 Road (formerly 9980 Westminster Hwy) File No.: DP 17-781907 

Prior to approval of the Development Permit, the developer is required to complete the following: 
1. Final adoption of the Zoning Amendment Bylaw 9812. 

2. Registration of a legal agreement on Title, identifying that the proposed development must be designed and 
constructed with at least four solar photovoltaic (PV) panels to provide an alternative energy source for public space 
lighting onsite, such as landscape lighting, lighting for mailbox area and garage room. Languages should be included 
in the legal document that the solar panels will be installed to the Director of Building Approval's satisfaction and 
will be maintained for the life of the building and will not be removed unless otherwise agreed to by the City of 
Richmond. 

3. Registration of a legal agreement on Title to ensure that Registration of a legal agreement on Title or other measures, 
as determined to the satisfaction of the Director of Development, to ensure that no final Building Permit inspection is 
granted until one secondary suite is constructed on site, to the satisfaction of the City in accordance with the BC 
Building Code and the City's Zoning Bylaw. 

4. Registration of a legal agreement on Title to ensure that Registration of a legal agreement on Title or other measures, 
as determined to the satisfaction ofthe Director of Development, to ensure that one surface parking stall is to be 
assigned to the unit with a secondary suite, and that the parking stall will be for the sole use of the secondary suite of 
the unit. 

5. Receipt of a Letter-of-Credit for landscaping and tree survival security in the amount of $128,035.88. No Landscape 
Letter of Credit will be returned until the Letter of Assurance, confirming the landscaping is installed as per the 
Development Permit, prepared by the Landscape Architect, is reviewed by staff. 

Prior to Building Permit Issuance, the developer must complete the following requirements: 
1. Submission of a Construction Parking and Traffic Management Plan to the Transportation Department. Management 

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

2. Incorporation of energy efficiency, CPTED, sustainability, and accessibility measures in Building Permit (BP) plans 
as determined via the Rezoning and/or Development Permit processes. 

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

Note: 

* 
• 

This requires a separate application. 

Where the Director of Development deems appropriate, the preceding agreements are to be drawn not only as personal covenants 
of the property owner but also as covenants pursuant to Section 219 of the Land Title Act. 

All agreements to be registered in the Land Title Office shall have priority over all such liens, charges and encumbrances as is 
considered advisable by the Director of Development. All agreements to be registered in the Land Title Office shall, unless the 
Director of Development determines otherwise, be fully registered in the Land Title Office prior to enactment of the appropriate 
bylaw. 

The preceding agreements shall provide security to the City including indemnities, warranties, equitable/rent charges, letters of 
credit and withholding permits, as deemed necessary or advisable by the Director of Development. All agreements shall be in a 
form and content satisfactory to the Director of Development. 

Initial: ---
6277805 
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• Additional legal agreements, as determined via the subject development's Servicing Agreement(s) and/or Development Permit(s), 
and/or Building Permit(s) to the satisfaction of the Director of Engineering may be required including, but not limited to, site 
investigation, testing, monitoring, site preparation, de-watering, drilling, underpinning, anchoring, shoring, piling, pre-loading, 
ground densification or other activities that may result in settlement, displacement, subsidence, damage or nuisance to City and 
private utility infrastructure. 

• Applicants for all City Permits are required to comply at all times with the conditions of the Provincial Wildlife Act and Federal 
Migratory Birds Convention Act, which contains prohibitions on the removal or disturbance of both birds and their nests. Issuance 
of Municipal permits does not give an individual authority to contravene these legislations. The City of Richmond recommends 
that where significant trees or vegetation exists on site, the services of a Qualified Environmental Professional (QEP) be secured 
to perform a survey and ensure that development activities are in compliance with all relevant legislation. 

Signed Date 



City of 
Richmond Development Permit 

To the Holder: 

Property Address: 

Address: 

No. DP 17-781907 

BENE NO. 4 DEVELOPMENT L TO. 

6017 NO. 4 ROAD 
(FORMERLY 9980 WESTMINSTER HIGHWAY) 

C/0 DANNY LEUNG 
WYDANCO CONSULTANTS L TO. 
690 - 4400 HAZELBRIDGE WAY 
RICHMOND, BC V6X 3R8 

1. This Development Permit is issued subject to compliance with all of the By laws 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 #4 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 
$128,035.88 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. 

6046137 



To the Holder: 

Property Address: 

Address: 

Development Permit 
No. DP 17-781907 

BENE NO. 4 DEVELOPMENT L TO. 

6017 NO. 4 ROAD 
(FORMERLY 9980 WESTMINSTER HIGHWAY) 

C/0 DANNY LEUNG 
WYDANCO CONSULTANTS LTD. 
690-4400 HAZELBRIDGE WAY 
RICHMOND, BC V6X 3R8 

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 

6046137 

ISSUED BY THE COUNCIL THE 
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City of 
Richmond Report to Development Permit Panel 

To: Development Permit Panel Date: October 9, 2019 

From: Wayne Craig File: DP 18-810720 
Director, Development 

Re: Application by Kasian Architecture Interior Design and Planning Ltd. for a 
Development Permit at 13171 and a Portion of 13251 Smallwood Place 

Staff Recommendation 

That a Development Permit be issued which would: 

1. Permit the construction of an auto dealership consisting of a three-storey principal building 
and single-storey accessory buildings/structures totalling 7,009 m2 at 
13171 Smallwood Place and a portion of 13251 Smallwood Place on a site zoned "Vehicle 
Sales (CV)"; and 

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

a) Increase the maximum permitted height for the principal building from 12.0 m to 20.4 m; 

b) Reduce the minimum rear yard setback from 3.0 m to zero metres to allow for a detached 
one-storey storage building, and enclosures containing damaged car storage and refuse, to 
be located adjacent to the east property line; and 

c) Reduce the minimum number of on-site loading spaces required from three medium 
spaces and two large spaces, to two medium spaces and one large space. 

J~ .. 
Wayn~raig 
Director, 
( 604-24 7 -4625) 

WC:cl 
Att. 5 
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Staff Report 

Origin 

Kasian Architecture Interior Design and Planning Ltd. has applied to the City of Richmond for 
permission to develop an auto dealership consisting of a three-storey principal building and 
single-storey accessory buildings/structures totalling 7,009 m2 at 13171 Smallwood Place and a 
portion of 13251 Smallwood Place on a site zoned "Vehicle Sales (CV)"(Attachment 1 ). 

The applicant has provided a copy of a letter from the Richmond Auto Mall Association 
(RAMA)'s Board of Directors confirming support for the proposal (Attachment 2). 

Other applications associated with the proposal at the subject site include: 

• A Zoning Text Amendment under Richmond Zoning Bylaw 8500, Amendment Bylaw 9969, 
to increase the maximum permitted Floor Area Ratio (FAR) to 0.94 for the subject site 
(ZT 18-835424). Bylaw 9969 was granted Third Reading following the Public Hearing held 
on March 18, 2019. 

• A Subdivision application to shift a portion of the east lot line between 
13171 Smallwood Place and 13251 Smallwood Place to enable the proposed development 
(SD 18-8117 41 ). The Subdivision application is required to be completed prior to final 
adoption of the Zoning Text Amendment Bylaw. 

• A Servicing Agreement, which is required to be entered into prior to issuance of a Building 
Permit, for off-site works including a storm sewer upgrade, site service connection design 
and installation, as well as relocation of existing driveway crossings and enhancement of the 
boulevard along Smallwood Place. 

Development Information 

Please refer to the attached Development Application Data Sheet for a comparison of the 
proposed development data with the relevant Bylaw requirements (Attachment 3). 

Surrounding Development 

Existing land use and development immediately surrounding the subject site is as follows: 

• To the north, across Smallwood Place, are two lots containing a Mazda dealership and a 
Mercedes dealership, both of which are zoned "Vehicle Sales (CV)". 

• To the east, are two lots (13611 Smallwood Place and the remaining portion of the lot at 
13251 Smallwood Place), each of which contain a car dealership and are zoned "Vehicle 
Sales (CV)". The remaining portion ofthe lot to the east at 13251 Smallwood Place that is 
not subject to this proposal is also the subject of a separate Development Variance Permit 
Application to permit a zero metre side yard setback to the existing car wash building that 
will remain on that portion of the property after the subdivision associated with this proposal 
is completed. 

• To the south, across Smallwood Place, is a new Toyota dealership under construction 
(ZT 18-818765; DP 18-818762), on a site zoned "Vehicle Sales (CV)". 
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• To the west, across Jacombs Road, is a small linear area within the Jacombs Road allowance 
that is designated as an Environmentally Sensitive Area (ESA), as well as the Richmond 
Nature Park beyond that on a site zoned "School & Institutional Use (SI)". 

Rezoning and Public Hearing Results 

The Public Hearing for the Zoning Text Amendment associated with the proposal at this site was 
held on March 18,2019. The City did not receive any submissions from the public about the 
proposed application. At the Public Hearing, discussion ensued about the application's 
sustainability measures, potential risk of bird strikes, and potential feedback on the proposal 
from the Richmond Nature Park Society. 

With respect to the Richmond Nature Park Society, City staff have reached out to the Society via 
Richmond Nature Park staff to obtain feedback on the subject Development Permit application. 
The feedback received from the President of the Society identified the following concerns: 

• The potential negative impacts of construction noise and increased traffic noise on 
wildlife in the Park and on the experience of visitors to the Park; 

• The potential for bird strikes from glazing and its negative impact on many species, 
including migratory species, due to Lulu Island's location as an important breeding area 
along the west coast ofNorth America; 

• The impact that a changing landscape at the subject site can have on wildlife movement 
to and from the edge of the Park; 

• The impact ofpreloading on the function ofthe nearby bog by altering its' drainage 
pattern, and ultimately the effect on the amount of quality of surface water runoff from 
the subject site post-construction; and, 

• The potential shadowing on the Park, and its impact on plant growth and the resulting 
ability for wildlife to find forage. 

The Noise Regulation Bylaw No. 8856 limits hours of construction noise to certain times of day 
and prohibits commercial construction noise on Sundays and holidays. Traffic is addressed 
through a Construction Traffic and Parking Management Plan, which must be approved by the 
City's Transportation Department prior to Building Permit issuance. 

With respect to potential risks of bird strikes, the applicant's Registered Professional Biologist 
indicates in their report that a low risk of bird collision is expected for glazing on the north, east, 
and south facade. The upper floors of the building will be clad in a light-coloured silver 
composite metal panel system, making up approximately 77.5% of the building's west fa~ade, 
which the Biologist's report indicates will pose no collision risk to birds. The potential exists for 
bird collision to the remaining portion of the building's west fa~ade (22.5%), which consists of 
glazing, primarily on the ground floor. Based on the preliminary assessment that glazing is 
minimized on the west fa~ade, and that landscaping is minimized within close proximity to the 
building, the applicant's Registered Professional Biologist supports the applicant conducting a 
post-construction monitoring program at the subject site to further evaluate and implement 
mitigation options to treat windows based on the outcome of the monitoring program. Should 
the DP Panel endorse the application, the applicant is required to submit a contract with a 
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Qualified Environmental Professional (QEP) to monitor the building for a minimum of 12 
months post-construction and to submit a report outlining the results as well as recommended 
strategy and implementation measures for future actions, should they be necessary, to the 
satisfaction of the Director of Development prior to issuance of the Development Permit. 

As part of the Development Permit application review process, enhancements were made to the 
sustainability measures proposed with the project, including an increase in site permeability by 
expanding the amount of permeable pavers proposed, and an increase in the overall number of 
trees and plants proposed on-site. 

A shadow impact analysis was conducted as part of the Zoning Text Amendment process. The 
proposed building at the subject site is located approximately 100m east ofthe Richmond 
Nature Park. The shadow impact analysis uses prescribed dates and times to gauge the level of 
sun penetration and shadowing during high-use periods (i.e., 10 am, 12 pm, and 2 pm at the 
summer solstice in June, winter solstice in December, and the equinox in March and September). 
The shadow impact analysis shown in the Reference Plans to the Development Permit indicates 
that the building will not cast shadows on the Park during these times. Additional findings show 
that if the analysis is extrapolated beyond the high-use periods, the building will cast a shadow 
on a small portion ofthe periphery of the park but limited to the early morning hours for a brief 
period just before or just after sunrise. 

During the rezoning process, staff identified the following design issues to be addressed as part 
of the Development Permit application review process: 

• Demonstrating consistency with the intent of the design guidelines in the Official 
Community Plan (OCP). 

• Refinements to the proposed Landscape Plan. 

• Review of the proposed exterior material and colour palette. 

• Further review of the proposed variances. 

• Review of any screening requirements for rooftop mechanical equipment. 

• Assessment ofthe garbage and recycling facilities. 

• Identification of further legal agreements associated with the proposal. 

Through the Development Permit application review process, these issues were addressed in the 
following ways: 

• The project's design rationale involving intensification of an existing auto dealership site and 
enclosure of automobile display, repair, and inventory as much as possible is consistent with 
the intent of the design guidelines in the OCP. This proposal is also consistent with the 
economic policies in the OCP and East Cambie Area Plan, which emphasize increasing 
density for employment uses in the City in general and expanding commercial development 
in this area specifically due to its proximity to the major highway system. 

• Refinements were made to the Landscape Plan consistent with the design guidelines in the 
OCP and with RAMA design guidelines, including layering of shrubs and trees to provide 
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visual interest and to enhance the street edge, and a substantial increase in the number of 
shrubs, grasses and perennials in prominent locations. 

• The proposed exterior material and colour palette is understood to consist of high-quality 
metal panel materials in two colours (light-coloured silver and black/grey), spandrel glazing, 
and with clear glazing used on a limited basis primarily on the ground floor. 

• The proposed variances identified at rezoning stage remain the same (i.e., building height, 
rear yard setback, and loading spaces), and are discussed in greater detail below. 

• The applicant has clarified on the plans the location of the proposed rooftop mechanical 
equipment and has explained that the equipment is set back a minimum of 7. 0 m from the 
roof parapets, minimizing the line of vision from a pedestrian experience. The rooftop 
mechanical equipment does not result in any changes to the proposed height variance. 

• A detached garbage and recycling enclosure is proposed to the rear of the building, along the 
east property line so that it is aligned with the accessory storage building and damaged car 
storage enclosure. The plans demonstrate that the garbage and recycling enclosure is 
adequately sized to accommodate the required number of receptacles. 

• A legal agreement is required to be registered on Title prior to issuance of the Development 
Permit to secure the proposed electric vehicle charging stations. 

Staff Comments 

The proposed scheme attached to this report (Plans # l.a to 4.c) 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 OCP and is generally in compliance with the "Vehicle Sales (CV)" 
zone except for the zoning variances noted below. 

Zoning ComplianceNariances (staff comments in bold italics) 

As identified as part of the Zoning Text Amendment application, the applicant requests to vary 
the provisions of Richmond Zoning Bylaw 8500 to: 

a) Increase the maximum permitted height for the principal building from 12.0 m to 20.4 m. 

(The proposed building height enables automobile display, service, repair, as well as 
inventory to be contained within the building and to maximize the efficiency of the site 
as much as possible. It also enables 32 stacker units (each capable of storing two cars 
vertically) to be accommodated within the building, further intensifying the use of the 
site, but requiring additional floor to ceiling clearances. The taller elements of the 
building requiring an additional 5 m to 8 m in height are primarily for projections 
consisting of an elevator overrun, a stairwell, and rooftop mechanical equipment. The 
applicant has, however, sought to maintain the overall building height as low as 
possible (16.25 m) by reducing the roof parapet height to the minimum code 
requirement of 1.07 m (3.5 ft.). 
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Area Affected I 
Zoning Bylaw 

I Variance 
Requirement 

20.33 m I Elevator Overrun 12m 
(rounded to 20.4 m) 

18.38 m I Stairwell Roof 12m 
(rounded to 18.4 m) 

Rooftop Mechanical Equipment 12m 
17.26 mi 

(rounded to 17.3 m) 

16.25 m I Rooftop Parapet 12m 
(rounded to 16.3 m) 

Roof Deck 12m 
15.18 mi 

(rounded to 15.2 m) 

The proposed building height at the subject site is comparable with other recently 
approved developments on adjacent sites in the Richmond Auto Mall (i.e., the parapet 
height is 0. 05 m taller and the elevator overrun height is 0.43 m taller than the 
adjacent Toyota dealership currently under construction on the property to the south of 
the subject site). 

b) Reduce the minimum rear yard setback from 3.0 m to zero metres to allow for a detached 
one-storey storage building, and enclosures containing damaged car storage and refuse, to 
be located adjacent to the east property line. 

(The proposal to locate a storage building and enclosures containing damaged car 
storage and refuse behind the main building and adjacent to the east property line is 
desirable because it enables these "back-of-house" uses to occur away from the public 
realm and to abut an existing accessory building on the adjacent property to the east.) 

c) Reduce the minimum number of on-site loading spaces required from three medium 
spaces and two large spaces, to two medium spaces and one large space. 

(A reduction to the number of proposed on-site loading spaces is supported by City 
Transportation Department staff as it reflects the unique context and operating 
characteristics within the Richmond Auto Mall where on-street vehicle deliveries are 
coordinated by RAMA and are typically confined to early morning or late evening 
hours (see RAMA 's confirmation of this role in Attachment 4). Given this unique 
arrangement, the proposed variance is consistent with variances granted to other 
nearby auto dealerships in recent years. The applicant has advised that the proposed 
loading spaces will fully meet their functional needs for the site.) 

The proposed variances are shown clouded on Plans# l.a to 4.b, and are supported by RAMA 
(Attachment 2). 

1 These figures are measured from the site's average finished grade, which is below slab elevation (consistent with the height 
measurement method in the Zoning Bylaw). The values differ from what is shown on the drawings, which show measurements 
from slab height. The difference is approximately 0.73 m. 
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Advisory Design Panel Comments 

The Advisory Design Panel review ofthe proposal was held on June 5, 2019. A copy ofthe 
relevant excerpt from the Advisory Design Panel Minutes from the meeting is attached for 
reference (Attachment 5). The design response from the applicant has been included 
immediately following the specific Advisory Design Panel comments and is identified in 'bold 
italics'. 

Analysis 

Related Policies & Legislation 

• As part ofthe associated application for a Zoning Text Amendment (ZT 18- 835424), the 
proposed land use at the subject site was reviewed and is consistent with applicable policies 
and designations in the OCP and the East Cambie Area Plan, Floodplain Management 
Implementation Strategy, and Aircraft Noise Sensitive Development Policy. 

• The Ministry of Transportation and Infrastructure (MOTI) has granted final approval of the 
proposed Zoning Text Amendment Bylaw at the subject site, which is located within 800 m 
of an intersection of a Provincial Limited Access Highway and a City road. 

• The Ministry of Environment & Climate Change Strategy (MOECCS) has granted the 
necessary release (September 12, 20 18) for the City of Richmond to proceed with the 
Subdivision, Zoning Text Amendment, and Development Permit applications at the subject 
properties. Before any further applications identified in section 40 of the Environmental 
Management Act can be approved, the applicant will be required to conduct a site 
investigation for potential contamination issues at the subject properties and to obtain one of 
the contaminated sites legal instruments or alternative MOECCS releases. 

Existing Legal Encumbrances 

• There are a series of existing legal encumbrances registered on Title of the subject properties, 
including but not limited to Statutory Right-Of-Way (SRW) agreements for utilities, statutory 
building schemes with RAMA, and covenants which limit the properties to previously 
approved DPs. 

• Prior to adoption of the associated Zoning Text Amendment Bylaw, the applicant will be 
required to discharge the relevant covenants from the affected portions of the subject 
properties (i.e., Covenant Z21818 from 13171 Smallwood Place; and Covenant Y26364 from 
the portion of land to be subdivided from 13251 Smallwood Place). 

Conditions of Adjacency 

• The subject site is bordered by existing auto dealerships to the north and south, which are 
separated from the proposed development by the intervening Smallwood Place and City 
boulevards, as well as by perimeter landscaping on each property. 

• The site is located approximately 80 m from the Richmond Nature Park on the west side of 
Jacombs Road. 

• New trees and soft landscaping are proposed on the street edge all along Smallwood Place to 
provide further softening of the north, west, and south building elevations (while minimizing 
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taller landscaping within 10 m of the west fa9ade of the building in order to limit bird 
activity). 

• The rear of the proposed building (east) faces the sides ofthe adjacent auto dealerships to the 
east, and is separated by vehicle parking and drive-aisles on either property. The north 
portion of the east elevation of the proposed building, closest to the adjacent Volkswagen 
dealership, has been treated with punched clear glazing on the ground floor and spandrel 
glazing on upper floors to provide visual interest while minimizing overlook. 

Urban Design and Site Planning (Plan # 2) 

• The proposal involves redevelopment of the site to accommodate a three-storey building 
containing an auto dealership, showroom, automotive service centre, offices, internal vehicle 
parking and storage, as well as detached accessory structures/buildings. 

• The proposed Site Plan illustrates the principal building in the centre of the site, with surface 
parking and landscaping located around the perimeter. A detached storage building as well 
as screened refuse and damaged car storage enclosures are proposed along the east property 
line. The refuse enclosure is adequately sized to contain the required number of containers, 
while automotive waste is proposed to be stored in both the screened enclosures and the 
principal building (e.g., waste oil, used antifreeze, scrap metal, used car batteries and tires 
etc.). 

• The pedestrian realm will be enhanced by adding defined pedestrian crossings along 
Smallwood Place, the widest of which is aligned with the main pedestrian entrance to the 
building at the southwest portion of the site. The treatment of surface parking spaces along 
the perimeter of the site with permeable pavers also provides visual interest in the public 
realm. 

• Vehicle access to and from the site is proposed via two driveway crossings; one at the 
northeast comer and one at the southeast comer of the site, along Smallwood Place. On-site 
circulation for vehicles, small-scale deliveries, garbage collection trucks, and fire trucks is 
proposed over the drive-aisle, which forms a loop around the building. 

Parking and Loading 

• Richmond Zoning Bylaw 8500 requires a total of 144 vehicle parking spaces for the different 
uses proposed on-site (e.g. vehicle sale/showroom, service/detail bays, office, storage). 176 
vehicle parking spaces are proposed on-site within the building and in the surface parking 
area. 

• Of the total vehicle parking spaces proposed on-site, three required accessible parking spaces 
and five voluntary electric vehicle charging stations are proposed in the public area and near 
the building's main entry. 

• In accordance with Richmond Zoning Bylaw 8500, a total of 19 long-term bike parking 
spaces are proposed within the building in a secured bike storage room (Class 1), and 23 
short-term bike parking spaces are proposed in the public area and near the building's main 
entry. 
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• Two medium-sized loading spaces are proposed on-site along the north side of the building 
for short-term delivery of small-scale materials associated with the auto dealership and 
service centre. One large-sized loading space is proposed to the rear of the building on the 
east portion of site. 

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

• The form and character of the proposed auto dealership building is compatible with other 
recent development within the Richmond Auto Mall, and complies with the design guidelines 
of the Porsche corporate brand and RAMA. Nonetheless, effort has been taken to provide a 
continuous primary building frontage along the west side of the site along Smallwood Place 
to act as a visual landmark, while minimizing clear glazing to primarily the ground floor on 
the west fayade to address potential impacts to birds. 

• Subtle differences in cladding materials and colours (light-coloured silver and black/grey), as 
well as a mix of clear and spandrel glazing, assist with providing visual interest and with 
breaking the building down into smaller components. 

• The detached accessory structures/building are proposed to be cladded with one of the 
black-grey materials used on parts of the main building. 

Landscape and Open Space Design (Plans# 3.a to 3.d) 

• The proposed landscape design at the subject site has been developed to blend in with the 
character of the Richmond Auto Mall, taking into consideration the existing plantings and 
RAMA landscape design guidelines (Note: a separate Development Permit application for 
an updated master landscape plan concept at the Richmond Auto Mall is also currently being 
reviewed will be brought forward to the Development Permit Panel for consideration 
separately (DP 18- 842750)). 

• New plantings are proposed in prominent locations and include layering of shrubs and trees 
to enhance the street edge and provide visual interest. Existing and new trees on the 
Landscape Plan include Honey Locust and Daybreak Cherry, while understorey plantings 
include species with low water demand such as Boxwood, Nandina, Spiraea, Yew hedging, 
ornamental grasses and perennials. 

• Prior to issuance of the Development Permit, the applicant is required to submit a 
Landscaping Security based on 1 00% of a cost estimate for the proposed works provided by 
the Registered Landscape Architect (including all materials, installation, and a 10% 
contingency). 

• Tree retention and removal was assessed as part of the Zoning Text Amendment application. 
It has been further reviewed through the DP application and the outcome is illustrated in the 
Tree Management Plan (Plan# 3.b), which is summarized in the table below. 
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Tree# Total Location 

Trees to be 1644, 1648, 1649 3 On-site 
retained 

C1,C3toC9,C11, 10 In the boulevard along Smallwood Place on 
C12 City-owned property 

Total 13 

Trees to be 1645 to 1647, 6 On-site 
removed 1650 to 1652 

07 1 On-site 

C2,C10 2 In the boulevard along Smallwood Place on 
City-owned property 

Total 9 

• To ensure that the City trees are protected, the applicant is required to submit a contract with 
a Certified Arborist for supervision at development stage and to submit a tree survival 
security in the amount of $50,000, prior to adoption of the Zoning Text Amendment Bylaw. 

• Consistent with the 2:1 tree replacement ratio specified in the OCP, a total of 14 replacement 
trees are proposed to be planted and maintained on-site for the seven on-site trees removed, 
and a cash-in-lieu contribution in the amount of$2,600 to the City's Tree Compensation 
Fund is required to be submitted prior to adoption of the Zoning Text Amendment Bylaw for 
the two City trees removed. 

• On-site tree retention and replacement trees are to be secured through the supervision 
contract with the Certified Arborist, as well as through the Landscaping Security that is to be 
submitted prior to issuance of the Development Permit. 

• All retained and proposed trees and plantings will be irrigated with a high efficiency 
irrigation system to ensure healthy growth. 

Public Art 

• The Public Art Policy applies to the proposed development as the total buildable commercial 
floor area exceeds 2,000 m2 (21 ,530 ft2

). At rezoning stage, it was identified that the 
recommended Public Art contribution of $34,164.21 must be submitted to the Public Art 
Reserve Fund for City-wide projects prior to adoption of the Zoning Text Amendment 
Bylaw. 

Accessibility 

The applicant has provided the following statement about how the proposal responds to the 
design guidelines for accessibility: 

• The proposed building complies with the accessibility requirements of the BC Building Code 
2012. Site accessibility and floor plans illustrating how these requirements have been 
addressed in the proposal are included on the Reference Plans to the DP. 
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• Generally, all areas requiring public access and areas frequented by administrative personnel 
have been designed for barrier-free access, as is barrier-free path of travel to washrooms and 
shared amenity spaces. 

• Barrier-free washrooms are proposed on the main, second and third levels of the building. 

• Three accessible parking spaces are proposed on-site near the principal building entrance. 

Environmental Sustainability 

• Although the proposed building is not subject to the Energy Step Code requirements of the 
City's Building Regulation Bylaw, the applicant has voluntarily designed the building to 
comply with the BC Building Code Part 10 Energy and Water efficiency provisions through 
the ASHRAE2 90.1.2010 Energy Cost Budget compliance path. The applicant's energy 
performance model has indicated that the energy performance of the proposed building is 
15.2% better than the base line model. To secure the applicant's voluntary commitment to 
achieve this energy performance level, a legal agreement is required to be registered on Title 
prior to issuance of the Development Permit. 

• In addition, the applicant has voluntarily proposed five plug-in stations for electric vehicles 
on-site, with conduit being laid to accommodate additional stations in the future. A legal 
agreement to secure the charging stations is required to be registered on Title prior to 
issuance of the Development Permit. 

Crime Prevention Through Environmental Design 

• The applicant has stated that the principles of CPTED have been appropriately considered in 
the proposed design of this Development Permit application. Specifically, the applicant has 
provided the following comments in response to how the proposal addresses each of the 
CPTED principles: 

Natural Access Control 

- Vehicle and pedestrian access to the site and building is limited in number and are clearly 
defined by driveway crossings and signage, and by separated pedestrian pathways. The 
access points are emphasized through decorative pavers at the transition from public to 
private property. Pathways are direct, illuminated, and follow property and building 
geometry to avoid blind comers. 

Site planning and the building's design act as a form of natural access control by 
separating public and private functions (e.g., Sales and Service Reception areas are 
identified by site signage, glazed customer entries and exterior walls, while Repair 
Service, Administration, and Internal Parking is separated from public areas by doors, 
gates, and walls as well as generally being on upper floors). 

2 American Society of Heating, Refrigerating and Air-Conditioning Engineers 
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Natural Surveillance 

The proposed Site Plan and building's design provides extensive opportunities for "eyes 
on the street" from public as well as private areas. 

- Perimeter landscaping and circulation routes have been carefully designed to allow clear, 
unobstructed views of surrounding areas, and minimize opportunities to conceal 
intruders. 

Territoriality (Defensible Space) 

Impersonal space such as streets and surface parking are enhanced through the use of 
place-making techniques such as signage, hard and soft landscaping, and pedestrian 
pathways. 

Private open spaces such as back-of-house functions are separated from public spaces 
through the use of siting and fencing. 

Carefully located lighting is proposed to provide security, safety, and convenient access 
without producing glare into adjacent properties. 

- Porsche Richmond and RAMA use a building security system, security cameras and 
conduct security patrols after business hours and Porsche. 

Maintenance 

The property owner has a dedicated maintenance team providing continual assessment of 
property condition. Any items requiring maintenance will be rectified as they occur. 

RAMA also requires that properties be kept to a high standard of maintenance. 

Conclusion 

The auto dealership building and accessory building proposed in the context ofthe subject site ' s 
location in the Richmond Auto Mall responds to the design objectives in the East Cambie Area 
Plan and the Official Community Plan (OCP) for commercial development. 

The character of the proposed buildings is consistent with existing newer development within the 
Auto Mall. 

The densification of the site contributes to maximizing the function ofthe Richmond Auto Mall 
and supports OCP objectives for economic growth while preserving commercial land that is 
located elsewhere in the City. 

Staff recommends that the proposed Development Permit be endorsed, and considered for 
issuance by Council. 

Cynthia Lussier 
Planner 1 
(604-276-41 08) 
CL:blg 
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Attachments: 

Attachment 1 : Location Map 
Attachment 2: Letter of support from (RAMA) 
Attachment 3: Development Application Data Sheet 
Attachment 4: Letter from RAMA confirming loading arrangement 

DP 18-810720 

Attachment 5: Excerpt from the Minutes to the June 5, 2019 Advisory Design Panel Meeting 
(including applicant responses) 

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

1. Final adoption of Zoning Amendment Bylaw 9969. 

2. Registration of a legal agreement on Title to secure the proposed electric vehicle charging stations. 

3. Registration of a legal agreement on Title to secure the applicant's voluntary commitment to achieve an energy 
performance level of 15.2% better than the base line model. 

4. Submission of a contract with a Qualified Environmental Professional (QEP) to monitor the building for a 
minimum of 12 months post-construction and to submit a report outlining the results as well as recommended 
strategy and implementation measures for future actions, should they be necessary, to the satisfaction of the 
Director of Development. 

5. Receipt of a Letter-of-Credit (or other format acceptable to the City) for landscaping in the amount of 
$96,861.55 (including all materials, installation costs, and a 10% contingency). 

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

• 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. 
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RICHMOND 
AUTO MAll 

February 1, 2019 

MEMO TO: Christian Chia, Porsche Richmond 

FROM: RAMA Board of Directors 

RE: Porsche Richmond Development Permit Application 

Dear Christian, 

ATTACHMENT 2 

This letter is to inform you that your revised building design application submitted January 2019 

for the new Porsche Richmond dealership in the Richmond Auto Mall has been approved by 

RAMA's Board of Directors. 

Building Height Variances: 

Area Affected Bylaw Requirement Variance 

Elevator Overrun 12m 20.33 m ** 
(rounded to 20.4 

m) 

Stairwell Roof 12m 18.38 m ** 
(rounded to 18.4 

m) 

Rooftop Parapet 12m 16.68 m ** 
(rounded to 16.7 

m) 

Roof Deck 12m 15.18 m ** 
(rounded to 15.2 

m) 



East P/l Setback Variance 

Area Affected Bylaw Requirement Variance 

Rear Yard Setback (east side) 3.0m Om 

loading Spaces Variance 

Area Affected Bylaw Requirement Variance 

On-site Loading Spaces 3 medium 2 medium 

21arge 1 large 

Based on the variances granted on the recent Toyota, Audi and Jaguar Land Rover applications, 

the Board has also approved the variances on your application. 

If you have any questions, please don't hesitate to call. On behalf of the Directors and myself, 

we wish you the very best with your new facility. 

Kind regards, 

Gail Terry 

General Manager, Richmond Auto Mall Association 

CC: RAMA Board of Directors, Bibiane Dorval 



City of 
Richmond 

DP 18-810720 

ATTACHMENT 3 

Development Application Data Sheet 
Development Applications Department 

Address: 13171 and a Portion of 13251 Smallwood Place 

Applicant: Kasian Architecture Interior Design and Planning Ltd. Owners: 
Multiland Pacific Holdings Ltd. 
OpenRoad Auto Group Limited 

Planning Area(s): East Cambie 
-=~~~~-----------------------------------------------------

Site Area: 

Land Uses: 

OCP Designation: 

Area Plan Designation 

Zoning: 

I 
Floor Area Ratio: 

Building Area: 

Lot Coverage: 

Setback- Front Yard: 

Setback- Exterior Side Yard: 

Setback- Rear Yard: 

Height: 

On-site Vehicle Parking Spaces: 

Accessible Spaces: 

6293041 

13171 Smallwood 
Place 
Portion of 13251 
Smallwood Place 

7,503.45 m2 (80,766 fe) 
after land consolidation 

Vehicle Sales and Service No change 

Commercial No change 

Commercial No change 

Vehicle Sales (CV) 
Vehicle Sales (CV) with a 
site-specific FAR of 0.94 

18-835424 

Bylaw Requirement I Proposed I Variance 

0.94 (pending) 0.94 None permitted 

7,503.24 m2 (75,920 fe) 7,009 m2 (75,445 fe) None permitted 

Max. 50% 45.5% 
None 

(3,751 m2
) (3,415 m2

) 

Min. 3.0 m 19.0 m None 

Min. 3.0 m 
8.98 m (north) None 
9.05 m (south) 

Variance to 

11.98 m (principal building) 
reduce setback 

to 0.0 m for 
Min. 3.0 m 0.0 m (accessory accessory 

structures/building) structures/ 
building 

20.4 m (elevator overrun) 
18.4 m (stairwell roof) Variance to 

Max. 12.0 m 17.3 m (mech. equip.) increase building 
16.3 m (roof parapet) height to 20.4 m 
15.2 m (roof deck) 

144 176 None 

3 3 None 



-2-

Small Car Spaces: Max. 50% 22% None 

Total On-site Vehicle Parking 
144 176 None 

Spaces: 

On-site Bike Parking Spaces: 19 19 None 

Vertical Spaces: Max. 33% 32% None 

Variance to 

3 medium 2 medium 
reduce to 

Loading Spaces: 
2 large 1 large 

2 medium and 1 
large loading 

spaces 
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'frs RICHMOND 
AUTO MAll 

July 19, 2017 

MEMO TO: Moe Saboune, OpenRoad Auto Group 

FROM: RAMA Board of Directors 

RE: Auto Deliveries in Richmond Auto Mall 

Dear Moe, 

.ATTACHMENT4 

This letter is to confirm the arrangement between the member-dealers of the Richmond Auto Mall 
Association (RAMA) regarding the delivery of vehicles to each dealership. 

The majority of the auto carriers that service the mall are in excess of 40 feet in length and cannot 
physically fit onto the dealers' properties for unloading as space is very limited. This requires all 
dealerships to receive their auto deliveries via street drop-offs. This has been the case since the auto 
mall was constructed in 1985. 

Measures have been put in place to mitigate the disruption for the benefit of members and customers 
and to make the process as safe as possible. These include a policy that requires deliveries to take 
place in the evening wherever feasible to avoid peak traffic in the mall, truck drivers to place orange 
traffic cones out a good distance behind their vehicles and to use four~way flashers to alert traffic in 
advance that the lane is temporarily. blocked. All members have communicated this policy to their 
delivery companies in an effort to keep the flow as smooth as possible. 

In addition, the RAMA office facilitates communication between the members in the event that there are 
any issues that need addressing. Bi-monthly member meetings also act as an open forum where topics 
such as this are discussed and resolutions found as necessary. 

If you require any further info, please don't hesitate to call. Please also feel free to provide my contact 
info to the City in the event they wish to discuss with me in person. 

Kind regards, 

Gail Terry 
General Manager 
Richmond Auto Mall Association 

CC: RAMA Board of Directors, Bibiane Dorval 



Excerpt from the Minutes from 

The Design Panel Meeting 

Wednesday, June 5, 2019 - 4:00 p.m. 
Rm. M.1.003 

Richmond City Hall 

ATTACHMENT 5 

1. DP 18-810720 - 3-STOREY COMMERCIAL VEHICLE RETAIL, STORAGE 
AND SERVICE DEVELOPMENT 

6293041 

ARCHITECT: 

LANDSCAPE 
ARCHITECT: 

PROPERTY LOCATION: 

Applicant's Presentation 

Kasian Architecture Interior Design and Planning Ltd. 

PMG Landscape Architects Ltd. 

13171 and 13251 Smallwood Place 

Scott Douglas, Kasian Architecture Interior Design and Planning Ltd., and Mary Chan
Yip, PMG Landscape Architects, Ltd., presented the project and together with Moe 
Saboune, OpenRoad Auto Group Ltd., answered queries from the Panel on behalf of the 
applicant. 

Panel Discussion 

Comments from Panel members were as follows: 

• ensure that the size of the single accessible parking stall near the sidewalk 
meets the requirements as per the City's Zoning Bylaw; the pathway adjacent to 
the accessible parking stall should not be included in determining the width of 
the parking stall; 

KA Response: The parking stall has been widened to 3.4m for a van 
accessible BIF stall. Refer to copy of revised site plan. 

• the curved building fayade, recessed pedestrian entrance to the building and 
location of vehicle entrance at the south end of the site off Smallwood Place 
pose challenges to visitors and customers in terms of wayfinding; visitors and 
customers could miss the vehicular entrance and will have to go around 
Smallwood Place (which is a one-way road) to return to the vehicular entrance 
to the site; consider installing appropriate on- and off-site signage to enhance 
wayfinding at the subject site; wayfinding signage could be installed outside the 
building given the corporate design constraints; 

[(A Response: We have submitted the wayfinding site signage plan reviewed 
and approved by both RAMA and Porsche, which indicates the typical RAM 
dealer pylon sign, as well as the typical RAM Sales and Service entry signage. 
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• appreciate the design of the building; 

KA Response: No action required. 

• consider introducing decorative paving treatment to the large triangle-shaped 
area of asphalt at the south end of the site to provide visual interest and enhance 
on-site pedestrian and motorist experience; 

KA Response: Decorative paving treatments have been provided to address 
Porsche Design Guidelines (at customer parking areas), and at site entrances 
to meet sustainable design requirements. These have been enhanced in our 
revised plan in order to expand the "pedestrian paving" adjacent to the front 
entry as the differentiator to the motorist, as such. 

• proposed Gleditsia species replacement trees along the perimeter of the site are 
quite transparent, difficult to establish and are not visually appealing for the 
first ten years of planting; consider retaining the existing mature Gleditsia 
double row of trees, increasing the height and setback of the building, keeping 
the building form but bringing in the curved lines slightly, and relocating 
accesses to the site to increase tree retention; 

KA Response: Gleditsia trees are required in the automall to meet design 
guidelines, so we are unable to respond to changing those. Similarly, we do 
not believe that there will be any support from the stakeholders (ORG, 
Porsche, RAMA, CojR) to decrease the building footprint and 
correspondingly increase the building height to accommodate these thoughts. 

• understand the prescriptive Porsche corporate guidelines for the design of the 
building; however, consider an additional proposed variance to increase the 
height of the building to accommodate additional cars inside and save some 
existing on-site trees; would enhance the project's sustainability features; 

KA Response: We have reduced the parapet heights in compliance with 
previous DP review comments from the City of Richmond Planning, therefore 
we do not believe there is any support from the stakeholders (ORG, Porsche, 
RAMA, CojR) to add additional storeys to the project. 

• notice that the model presented by the applicant is not accurate; larger trees 
located outside the property should be located on-site as the on-site trees are 
larger than the off-site trees; 

KA Response: Acknowledged, the model will be revised appropriately in order 
to be viewed by the DP Board. 

• concerned on the two trees proposed to be planted directly in front of existing 
trees due to the tightness of the space and the potential of squeezing the 
canopies; 

PMG is satisfied with their design. 
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• not concerned on the selection of tree and shrub/groundcover species as these 
are appropriate for the site; the planting palette is well done; 

KA Response: No action required. 

• ensure appropriate rooftop lighting to avoid light pollution and spillage; 

KA Response: Acknowledged. Photometries for the site lighting have 
previously been submitted to CojR, however these may not have included the 
rooftop lighting. We have submitted the rooftop lighting design and 
photometries, which identify that, to the extent possible, rooftop light levels 
are lower than the main lot below and pole locations are in the middle of the 
roofdeck. The poles that are required around the perimeter are specified with 
forward throw optics, eliminating backlight and minimizing light trespass 
beyond the site boundary. All roofdeck lighting will automatically turn off 
upon business closing to ensure light pollution during the evening is 
mitigated beyond what is required for life safety. 

• ensure a strong soffit treatment over the glass windows on ground level along 
the west elevation, as the glass and soffit lines are prominent to motorists 
driving by; consider using a soffit material that adopts well to the curved form 
of the west side of the building, e.g. alucobond material; 

KA Response: The soffit has been designed to meet Porsche Design 
Guidelines and consists of Aluminum Composite Panels. 

• consider continuing the curl at the soffit edge line to reinforce the horizontality 
of the soffit edge across the main building entrance; could enhance wayfinding 
and better define the building entrance; 

KA Response: This element of the exterior treatment was previously 
considered however, the final design as presented is in keeping with Porsche 
Design Guidelines. 

• appreciate the design of the project which minimizes surface parking areas and 
increases the height of the building to accommodate more cars inside; 

KA Response: No action required. 

• the subject site is constrained and challenging; agree with Panel comments 
regarding the need to improve wayfinding; 

KA Response: This item has been addressed in the above noted response with 
respect to paving treatments and exterior signage. 

• building design may not be changed significantly due to prescriptive corporate 
guidelines; however, there is an opportunity to emphasize the site entry through 
further landscaping; 

PMG's design has been completed according to Porsche and the Automall 
design guidelines, which we believe successfully responds to pedestrians and 
motorists. 
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• investigate opportunities to have the building curve come across to the rear 
block a little bit more; 

KA Response: This item has been addressed in the above noted response with 
respect to continuation of the curvedfm;ade of the building. 

• consider installing canopies to provide weather protection considering the local 
weather; could be incorporated into the existing building design; 

KA Response: This element of the exterior treatment was considered but not 
initially implemented as the exterior facades of the building have been 
designed in accordance with Porsche Design Guidelines, which do not 
include canopies. However, ORG has asked us to show a design solution that 
provides weather protection at the front entry. 

• the applicant is encouraged to consider incorporating public art into the project 
to improve the public realm; 

KA Response: The Owners have contributed monetary funds to the City of 
Richmond for public art as part of the DP application and therefore 
additional public art will not be incorporated into the building design. 

• proposed building form is well proportioned and scaled given the corporate 
constraints; however, consider breaking down the massing to human scale to 
enhance the pedestrian experience; 

KA Response: In keeping with Porsche's design philosophy, the glazing at the 
main floor showroom has intentionally been lowered to keep the massing 
focus on the scale of cars at the pedestrian/user scale. However, note that the 
height of this glazing was also increased in order to keep the desired design 
proportions, relative to the solid panel walls above. 

• the building's west fa<;:ade is horizontally massive; consider installing vertical 
window strips and incorporating additional colours to the metal panels on the 
west fa<;:ade to break down the massing, provide visual interest and create a 
pedestrian scale along the west fa<;:ade; 

KA Response: The west fa9ade of the building has been designed in strict 
conformance to Porsche Design Guidelines and does not provide for 
additional colours/glazing. 

• consider adding punched windows on the north fa<;:ade to allow natural light and 
break down the massing of the building; 

KA Response: We have reviewed this item with ORG and Porsche and are 
proposing the addition of windows to the north fa9ade. Refer to exterior 
elevations. 

• support considering the addition of curtain wall/punched window glazing and 
spandrel glazing to the east elevation to break down the large surface on the east 
fa<;:ade; and 

KA Response: Addressed prior to the Design Panel meeting and above. 
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• proposed landscaping along the west side of the site could block the proposed 
architectural features of the building; however, this helps reduce the scale of the 
building and helps the transition to the flatter areas to enhance the pedestrian 
experience along the west side of the subject development. 

KA Response: No action required. 

The following comments submitted by Jubin Jalili were read into the record by Sara 
Badyal: 

• could not find any references to car wash water treatment and recycling system 
which is a requirement for any carwash facility; 

KA Response: Unfortunately, this matter is a misunderstanding based on the 
mislabelling of this area. This area is not a car wash and will be labelled 
appropriately as a detail bay(s), where the cars appearance are made to look 
"Porsche Perfect". 

The Detail Bays on level 3 is used for detailing cars prior to display and 
customer delivery. The cleaning equipment consists of off the shelf basic 
equipment and does not include automated nor water recycling/treatment 
functions that a car wash would need. 

• the project team is proposing using rooftop HVAC units; however, don't see 
any references to mechanical/architectural enclosures on the roof; 

[(A Response: The building is 3 storeys high and the roof top mechanical 
units have been set back from the parapets a minimum of 7 meters to 
minimize the line of vision from a pedestrian experience. We do not see the 
need for additional screening. We will supply additional information on the 
drawings to exhibit this. 

• the project design team is commended for their commitment on using HRVs 
and demand control ventilation system; and 

KA Response: No action required. 

• the project is meeting compliance with ASHRAE 90.1-2010 with 15 percent 
annual energy cost savings; the project is on the right track from the 
sustainability point of view. 

KA Response: No action required. 

Panel Decision 

It was moved and seconded 
That DP 18-810720 be supported to move forward to the Development Permit Panel 
subject to the applicant giving consideration to the comments of the Advisory Design 
Panel. 

CARRIED 



City of 
Richmond Development Permit 

To the Holder: 

Property Address: 

Address: 

No. DP 18-810720 

KASIAN ARCHITECTURE INTERIOR DESIGN 
AND PLANNING L TO. 

13171 AND A PORTION OF 13251 SMALLWOOD PLACE 

C/0 SUITE 1685- 1500 W. GEORGIA STREET 
VANCOUVER, BC V6G 2Z6 

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

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

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

a) Increase the maximum permitted height for the principal building from 12.0 m to 20.4 m; 

b) Reduce the minimum rear yard setback from 3.0 m to zero metres to allow for a detached 
one-storey storage building, and enclosures containing damaged car storage and refuse, to 
be located adjacent to the east property line; and 

c) Reduce the minimum number of on-site loading spaces required from three medium 
spaces and two large spaces, to two medium spaces and one large space. 

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.a to# 4.c 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 ofthis Permit, the City is holding the security in the amount of 
$96,861.55 to ensure that development is carried out in accordance with the terms and 
conditions of this Permit. Should any interest be earned upon the security, it shall accrue to 
the Holder ifthe security is returned. The condition ofthe 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. 

6293041 Page 1 of2 



To the Holder: 

Property Address: 

Address: 

Development Permit 
No. DP 18-810720 

KASIAN ARCHITECTURE INTERIOR DESIGN 
AND PLANNING L TO. 

13171 AND A PORTION OF 13251 SMALLWOOD PLACE 

SUITE 1685 - 1500 W. GEORGIA STREET 
VANCOUVER, BC V6G 2Z6 

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

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

This Permit is not a Building Permit. 

AUTHORIZING RESOLUTION NO. 
DAY OF 

DELIVERED THIS DAY OF 

MAYOR 

6293041 

ISSUED BY THE COUNCIL THE 

Page 2 of2 
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