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  Agenda 
   

 

 

Development Permit Panel  
 

Council Chambers, City Hall 
6911 No. 3 Road 

Wednesday, November 26, 2014 
3:30 p.m. 

 

 

 Minutes 

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

Wednesday, November 12, 2014. 

  

 

1. Development Permit 13-645579 
 (REDMS No. 4377650) 

 APPLICANT: NSDA Architects on behalf of the Pacific Autism Family 

Centre Foundation 

 PROPERTY LOCATION: 1001 Hudson Avenue 

 
Director’s Recommendations 

 That a Development Permit be issued which would: 

 1. permit the construction of a 5,752 m
2
 (gross floor area) building for treatment of, 

and education about, Autism Spectrum Disorder at 1001 Hudson Avenue on a site 

zoned “Auto Oriented Commercial (ZC10) – Airport and Aberdeen Village”; and 

 2. vary the provisions of Richmond Zoning Bylaw 8500 to reduce the minimum 

commercial parking spaces setback (Zoning Bylaw S. 7.5.17) from 1.5 metres to 

zero metres along the northern lot line. 

  

 

2. Development Permit 14-665485  
(REDMS No. 4388882) 

 APPLICANT: Yamamoto Architecture Inc. 
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ITEM   

 

 

2. 

 

 

PROPERTY LOCATION: Eastern Portion of 7120, 7140, 7160, 7180, 7200, 7220, 7240 

and 7260 Bridge Street and 7211, 7231 and 7271 No. 4 Road 

 
Director’s Recommendation 

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

eight (78) 2 and 3-storey townhouses on the eastern portion of 7120, 7140, 7160, 7180, 

7200, 7220, 7240 and 7260 Bridge Street and 7211, 7231 and 7271 No. 4 Road on a site 

zoned “Town Housing (ZT70) - South McLennan.” 

  

 

3. Development Permit 14-672669  
(REDMS No. 4402671)   

 APPLICANT: S-8135 Holdings Ltd. 

 PROPERTY LOCATION: 9191 and 9231 Alexandra Road 

 
Director’s Recommendation 

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

development with forty (40) town housing units and nine (9) live/work dwelling units at 

9191 and 9231 Alexandra Road on a site zoned “Residential/Limited Commercial 

(ZMU28) – Alexandra Neighbourhood (West Cambie).” 

  

 

4. Development Variance 14-676341 
(REDMS No. 4411201) (File Ref No. Xr: TE 14-672413) 

 APPLICANT: Rogers Communications Inc. 

 PROPERTY LOCATION: 11771 Fentiman Place 

 
Director’s Recommendations 

 1. That a Development Variance Permit be issued which would vary the provisions 

of Richmond Zoning Bylaw 8500 to increase the maximum accessory structure 

height in the “Health Care (HC)” zoning district from 12 m (39.3 ft.) to 21 m 

(68.9 ft.) in order to permit the installation of a temporary telecommunications 

antenna pole at 11771 Fentiman Place; and 
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ITEM   

 

 

3. 

 2. That Richmond City Council grant concurrence to the proposed temporary 

telecommunications antenna pole installation for the site located at 11771 

Fentiman Place for period of time extending up until December 31, 2017. 

  

 

5. Development Permit 13-652010  
(REDMS No. 4308100) 

 APPLICANT: Zhao XD Architect Ltd. 

 PROPERTY LOCATION: 8400 General Currie Road and 7411/7431 St. Albans Road 

 
Director’s Recommendations 

 That a Development Permit be issued which would: 

 1. permit the construction of 12 three-storey townhouse units at 8400 General Currie 

Road and 7411/7431 St. Albans Road on a site zoned “High Density Townhouses 

(RTH2)”; and 

 2. vary the provisions of Richmond Zoning Bylaw 8500 to increase the rate of 

tandem parking spaces from 50% to 67% to allow a total of sixteen (16) tandem 

parking spaces in eight (8) three-storey townhouse units. 

  

 

6. New Business 

 

7. Date of Next Meeting: Wednesday, December 10, 2014 

 

8. Adjournment 

 



Time: 

Place: 

City of 
Richmond 

Development Permit Panel 
Wednesday, November 12,2014 

3:30 p.m. 

Council Chambers 
Richmond City Hall 

Minutes 

Present: Joe Erceg, Chair 
John Irving, Director, Engineering 
Victor Wei, Director, Transportation 

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

Minutes 

It was moved and seconded 
That the minutes of the meeting of the Development Permit Panel held on Wednesday, 
October 15,2014, be adopted. 

CARRIED 

1. Development Permit 13-652010 
(File Ref. No.: DP 13-652010) (REDMS No. 4308100) 

4425360 

APPLICANT: Zhao XD Architect Ltd. 

PROPERTY LOCATION: 8400 General Currie Road and 741117431 St. Albans Road 

INTENT OF PERMIT: 

1. Permit the construction of 12 three-storey townhouse units at 8400 General Currie 
Road and 741117431 St. Albans Road on a site zoned "High Density Townhouses 
(RTH2)"; and 

2. Vary the provisions of Richmond Zoning Bylaw 8500 to increase the rate of tandem 
parking spaces from 50% to 67% to allow a total of sixteen (16) tandem parking 
spaces in eight (8) three-storey townhouse units. 
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Applicant's Comments 

Xuedong Zhao, Zhao XD Architect Ltd., provided a brief overview of the proposed 
application regarding (i) urban design, (ii) the location of the driveway, (iii) landscape 
design, and (iv) architectural form and character. 

Panel Discussion 

In reply to queries from the Panel, Mr. Zhou noted that the landscape architect was not in 
attendance. 

Mr. Zhao spoke of the conditions of adjacency and advised that the architectural form and 
character of the proposed development is consistent with other properties in the 
neighbourhood and that the adjacent townhouse properties are two storeys. 

Staff Comments 

In reply to queries from the Panel, Wayne Craig, Director, Development, advised that (i) 
the proposed development will require a servicing agreement for frontage improvements, 
(ii) a development variance is proposed to increase the number of tandem parking spaces, 
(iii) the proposed variance enables the site to provide 27 parking spaces which exceeds the 
bylaw requirements for the site, (iv) the proposed development is anticipated to achieve an 
EnerGuide rating of 82, and (v) there will be one convertible unit. 

Panel Discussion 

Discussion ensued with regard to the amenity area and in reply to queries from the Panel, 
Mr. Zhou advised that landscaping the area will include bushes and that benches will be 
located outside of the landscaped perimeter to maximize the amenity area. He added that 
the landscaping will consist of low vegetation to maximize visibility of the play area. 

Correspondence 

None. 

Gallery Comments 

None. 

Panel Discussion 

Discussion ensued with respect to the Applicant's presentation and it was noted that the 
presentation was not comprehensive; therefore the Panel was not provided with sufficient 
information to consider the proposed recommendation. 
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Discussion then ensued regarding the conditions of adjacency and the Panel requested that 
the applicant provide more information regarding the adjacent properties and the potential 
impact of the proposed development in the area. 

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

It was moved and seconded 
That the staff report titled Application by Zhao XD Architect Ltd. for a Development 
Permit at 8400 General Currie Road and 741117431 St. Albans Road, dated November 
4, 2014, from the Director, Development, be referred to the November 26, 2014 
Development Permit Panel meeting. 

2. Development Permit 14-663402 
(File Ref. No.: DP 14-663402) (REDMS No. 4371832) 

APPLICANT: 

PROPERTY LOCATION: 

INTENT OF PERMIT: 

Christopher Bozyk Architects Ltd. 

3200 Sweden Way 

CARRIED 

1. Permit the construction of 1,765.16 m2 (19,000 ft2) one-storey building consisting of 
one (1) commercial retail unit (CRU) for a furniture showroom located at 3200 
Sweden Way on a site zoned Industrial Retail (IR1); and 

2. Vary the provisions of Richmond Zoning Bylaw 8500 to reduce the required 
number of parking spaces from 61 to 46. 

Applicant's Comments 

Sinead Hugh, Christopher Bozyk Architects Ltd., gave an overview of the proposed 
development regarding (i) the showroom design, (ii) the proposed reduction in parking 
spaces, (iii) the shared vehicle access with the Ikea store, (iv) the pedestrian access to the 
site, (v) the totem pole feature, (vi) architectural form and character, (vii) water features, 
and (viii) landscape design. 

Panel Discussion 

Discussion ensued with respect to the proposed parking variance to decrease the number 
of parking spaces from 61 to 46. In reply to queries from the Panel, Ms. Hugh advised that 
the store would primarily be a showroom and the number of proposed parking spaces was 
based on anticipated customer behaviour. She added that three stores sites similar to the 
proposed development were studied to assess the anticipated parking demand. 

In reply to queries from the Panel, Ms. Hugh noted that the north-south walkway on the 
eastern edge of the site will not have any vegetation planted. She added that the portion of 
the walkway within the property will be 1.2 metres in width. 
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Staff Comments 

Development Permit Panel 
Wednesday, November 12, 2014 

In reply to queries from the Panel, Mr. Craig noted that the zoning bylaw would only 
allow warehouse sales, not general retail uses to be on the site. 

Discussion ensued regarding the shared access to the site. In reply to queries from the 
Panel, Mr. Craig advised that staff reviewed the access to the site when the Ikea 
application was brought forward. He added that the primary customer vehicle access will 
be the same as the Ikea store. The access located near the Sweden Way intersection will 
be restricted for loading vehicles and will be a controlled exit. Also, he noted that some 
modifications to the site access may be required to ensure clearance for emergency 
vehicles. 

In reply to queries from the Panel, Mr. Craig advised that vehicles coming from Knight 
Street would have to exit onto Bridgeport Road and turn left on Sweden Way to access the 
site's main entrance. He added that another vehicle access option would be through 
lacombs Road via the new connector road to Knight Street, Mannini Way. 

Panel Discussion 

Discussion ensued with regard to the totem pole feature. In reply to queries from the 
Panel, Ms. Hugh noted that the totem pole feature can be used as a landmark and will be 
located on the plaza. 

Discussion then ensued regarding the proposed development's access and landscaping. 
Ms. Hugh noted that pedestrians can access the building from the north or south and that 
the landscaping was coordinated with the adjacent development. 

Staff Comments 

Mr. Craig advised that frontage improvements will be completed through a servicing 
agreement. 

Correspondence 

None. 

Gallery Comments 

None. 

Panel Discussion 

Discussion ensued with regard to (i) the proposed frontage improvements, (ii) the totem 
pole feature, and (iii) the development's design. 
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Panel Decision 

Development Permit Panel 
Wednesday, November 12,2014 

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

1. permit the construction of 1,765.16 m 2 (19,000 ftZ; one-storey building consisting 
of one (1) commercial retail unit (eRU) for afurniture showroom located at 3200 
Sweden Way on a site zoned Industrial Retail (IR1); and 

2. vary the provisions of Richmond Zoning Bylaw 8500 to reduce the required 
number of parking spacesfrom 61 to 46. 

3. Development Permit 14-666057 
(File Ref. No.: DP 14-666057) (REDMS No. 4376137) 

APPLICANT: Madison Pacific Properties Inc. 

PROPERTY LOCATION: 3200 Sweden Way 

INTENT OF PERMIT: 

CARRIED 

Permit the construction of 866 m2 (9,320 fe) gross leasable floor space in a I-storey 
building consisting of three (3) commercial retail units (CRU) including a White Spot 
restaurant located at 3200 Sweden Way on a site zoned Industrial Retail (IRI). 

Applicant's Comments 

Glen Bury, Madison Pacific Properties Inc., Aaron Vombrock, Urban Design Group 
Architects Ltd., and Landscape Architect, Cheryl Bouwmeester, ETA Landscape 
Architecture, gave a brief overview of the proposed development with respect to (i) 
rezoning and subdividing the site, (ii) urban design, (iii) architectural form and character, 
and (iv) landscape design. 

Mr. Vombrock spoke of the proposed development and noted the following: 

• 

• 
• 

• 

• 

• 

vehicle access to the site will be through the Ikea parking lot; 

tenants for the proposed development will primarily be restaurants; 

the proposed building is positioned along Bridgeport Road and will act as a screen 
to the parking lot; 

the applicant anticipates low pedestrian traffic on the north side of the site and the 
proposed north-south walkway would direct pedestrian flow onto the site; 

building height and setbacks all meet bylaw requirements; 

the proposed building is elevated approximately one metre from the Bridgeport 
Road elevation; 
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iii patios are proposed along the wide section of sidewalk on the south side of the site; 
and 

iii exterior features would include, building articulation, glazing and metal siding. 

Ms. Bouwmeester spoke of the landscape design and noted the following: 

iii similar plant species used in the adjacent properties will be used on-site; 

II signs and landscaping will direct pedestrians to the proposed north-south walkway; 

II trees will be planted along the Bridgeport Road frontage; 

iii the open area in front of the proposed building will include planters; 

II landscaping within the parking lot is limited due to turning radius requirements for 
large loading vehicles; 

II the parking lot will include stamped paving features; and 

II the east side of the site will include a staggered row of trees. 

Panel Discussion 

In reply to queries from the Panel, Ms. Bouwmeester commented on the proposed north
south walkway and noted that (i) a vehicle overhang will occur on a limited portion of the 
walkway but will not impact the function, (ii) trees will be planted in between parking 
stalls, (iii) pedestrian lamps will be installed, (iv) the total width of the walkway is three 
metres, (v) a marked crossing will be installed from the north-south walkway to the 
proposed building, and (vi) the north side of the CRUs will have service access. 

Mr. V ornbrock spoke of the building's fayade along the north side of the site and noted 
that there will be a landscaped berm with trees and that the CRU section will include some 
glazing. 

In reply to queries from the Panel, Mr. Vombrock advised that there are no pedestrian 
connections on the eastern edge of the site. He added that the proposed north-south 
walkway aligns with the walkway to the Ikea store. Also, Mr. Vornbrock noted that signs 
will be installed advising pedestrians of the ending northern sidewalk and directing 
pedestrian traffic to the north-south walkway. 

Discussion ensued with regard to the installation of lights and trees along the proposed 
north-south walkway. Mr. Vornbrock and Mr. Bury noted that the trees will be offset and 
vehicle wheel stops will be installed. 

Discussion then ensued regarding the turning radius and addition of landscaping in the 
parking lot. In reply to queries from the Panel, Mr. Bury advised that adding a landscaped 
median on the parking lot is not possible due to turning radius requirements for large 
loading vehicles. 
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Discussion continued regarding the potential extension of the northern sidewalk along 
Bridgeport Road until the Knight Street on-ramp. In reply to queries from the Panel, Mr. 
Bury noted that a reconfiguration of the building's entrance to face the north side in order 
to connect to an extended northern sidewalk would not be advisable due to the potential 
loss of patio space for the tenant and a lack of pedestrian connections along Knight Street. 

Staff were then directed to examine options to finish the extension of the sidewalk along 
Bridgeport Road to the Knight Street on-ramp as part of the servicing agreement process. 

Correspondence 

None. 

Gallery Comments 

None. 

Panel Decision 

It was moved and seconded 
That a Development Permit be issued which would permit the construction of 866 m 2 

(9,320 ftZ; gross leasable floor space in a i-storey building consisting of three (3) 
commercial retail units (CRU) including a White Spot restaurant located at 3200 
Sweden Way on a site zoned Industrial Retail (IRi). 

CARRIED 

4. New Business 

5. Date Of Next Meeting: Wednesday, November 26, 2014 

6. Adjournment 

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

CARRIED 

7. 



Joe Erceg 
Chair 

Development Permit Panel 
Wednesday, November 12, 2014 

Certified a true and correct copy of the 
Minutes of the meeting of the 
Development Permit Panel of the Council 
of the City of Richmond held on 
Wednesday, November 12, 2014. 

Evangel Biason 
Auxiliary Committee Clerk 
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City of 
Richmond 

To: Development Permit Panel 

From: Wayne Craig 
Director of Development 

Report to Development Permit Panel 

Date: November 5,2014 

File: DP 13-645579 

Re: Revised Development Permit Application by NSDA Architects on behalf of the 
Pacific Autism Family Centre Foundation for a Development Permit at 
1001 Hudson Avenue 

Staff Recommendation 

That a Development Permit be issued which would: 

1. Permit the construction of a 5,752 m2 (gross floor area) building for treatment of, and 
education about, Autism Spectrum Disorder at 1001 Hudson Avenue on a site zoned 
"Auto-Oriented Commercial (ZC10» - Airport and Aberdeen Village"; and 

2. Vary the provisions of Richmond Zoning Bylaw 8500 to reduce the minimum commercial 
parking spaces setback (Zoning Bylaw S. 7.5.17) from 1.5 metres to zero metres along the 
northern lot line. 

~ ~~ 
!~ Wayn~Craig ~-7 ' 

Director of De~opment 

WC:dcb / 
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November 5, 2014 - 2 - DP 13-645579 

Staff Report 

Origin 

NSDA Architects, on behalf of The Pacific Autism Family Centre Foundation, has applied to the 
City of Richmond for permission to develop 1001 Hudson Avenue in order to construct a 
4,917 m2 (52,931 ft2 net floor area) building for treatment of, and education about, Autism 
Spectrum Disorder. The site is currently zoned "Auto-Oriented Commercial (ZC 10) - Airport 
and Aberdeen Village". The development site is currently vacant. 

A previous version of this Development Permit was reviewed and endorsed by Development 
Permit Panel on May 14,2014, but has not yet been reviewed by Council. A copy of the original 
staff report from the Director of Development (dated April 28, 2014) is provided in 
Attachment 2. The site plan and building elevation plans from the previously reviewed 
submission are included in Attachment 2 for your reference. 

Subsequent to the Development Permit Panel's review, funding issues have arisen for the 
applicant and they have undertaken a value engineering assessment of the project. As a result of 
their analysis, the proponents have reworked their design so that it is now proposed to be 
constructed in two phases, with only Phase 1 proceeding at this time. In addition to the phasing 
changes, a number of substantive changes to the site and building designs are being proposed, 
and the revised proposal is being brought forward for the Development Permit Panel's review. 

Development Information 

The applicant has provided the following information on the two proposed construction phases. 

Phase 1 ofthe project (the current application) is proposed to include the following components: 
• Knowledge Centre; 
• Information Centre; 
• Lifespan Centre; 
• Clinic and Research Centre; 
• Treatment Centre; and 
• Province-wide Satellite Centres enabling communications with facilities located 

elsewhere in the Province. 
Phase 1 of the facility will total approximately 4,917 m2 (52,931 ft2). 

Phase 2 of the project is proposed for completion an undetermined date and will require a 
separate Development Permit in order to proceed. Phase 2 is anticipated to include the following 
components: 

• Recreation Centre (gymnasium, fitness area, changing facilities and an exterior open 
space); and 

• Additional province-wide Satellite Centres. 
These components were included in the original plan submission reviewed by Development 
Permit Panel and would be 490 m2 (5,274 ft2 ) in floor area. 
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Adjustments have been made to the Phase 1 plans in the locations where the recreation centre 
and other facilities were originally designed to be placed but have now been removed. The new 
facades will be finished in the a similar manner to the rest of the building. The space previously 
occupied by the recreation and satellite centres is now proposed to be outdoor space surrounded 
by vegetation (shrubs and trees). 

Specific Site and Building Design Changes 
In addition to the above changes, the applicant has identified the following modifications from 
the original plans: 

Massing and Fenestration 
• The original submission had three elevators. One of the elevators adjacent to the entry 

lobby has been eliminated. 
• Two portions of the covering over the main courtyard (east and north sides) walkway 

have been removed. 
• A lamp standard is shown on P AFC property close to the new concrete access stairs from 

Cessna Drive to the dyke. This is to temporarily provide the desired lighting originally 
intended to be mounted on the south wall of the Recreation Centre. 

• The rooftop mechanical equipment screening enclosure has been reduced in size and the 
mechanical/electrical rooms have been modified. 

• The articulation on the west facade has been simplified. 
• A portion of the retaining wall between rows of parking on the north side of the site has 

been removed. 
• The east projection of the third floor boardroom has been removed. 
• The exterior balcony off the executive director's office on the third floor has been 

removed and replaced by a window. 
• All the third floor windows that had been shown to continue up to the roof parapet have 

been changed to windows with their head at 2,135 mm above the finished floor. 
• Bands of metal panels have been introduced in the west facing glazing of the corridors on 

all three levels to provide opportunities for fastening the supports for vertical sun shades. 
• The multi-purpose room glazing facing north has been reduced and the east and west side 

glazing has been increased. 
• Previously continuous areas of glazing have been divided into smaller portions using a 

200 mm wide metal connector. 
• The interior double height volume over the open area next to the cafeteria has been 

eliminated and the roof lowered to the third floor level. 
• An exterior deck has been added from the boardroom onto the roof. 
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Mechanical and Electrical Systems 
• The gas meter location has changed to the south end of the building subject to Fortis 

approval. 

Garbage and Recycling Facility 
• The internal organization of the garbage and recycling carts have been rearranged and a 

new garden shed feature added to the area. 

Landscape Design 
• The space to be occupied by Phase 2 will be temporarily landscaped for use as an outdoor 

supervised play area. It will be partially enclosed by a hedge. 
• The number of proposed trees will be increased to 62 from the original 56 trees. 
• The overall quantity of shrub and ground cover plants will be reduced by 510 plants with 

the 4,183 plants being redistributed. The species mix has also been revised. 
• Seven bollard lights have been removed from the site plan. 
• A dry creek swale originally planned along the perimeter fence adjacent to the east dike 

has been replaced with a grass swale. 
• Model changes for garbage receptacles. 

A revised Development Application Data Sheet is provided in Attachment 1, with Phase 1 
construction statistics. 

Analysis 

Design Intent 
The changes outlined in this report are significant but necessitated by funding concerns 
experienced by the proponents of the PAFC facility. In making the changes the proponents have 
made efforts to retain many aspects of the original design intent of the project. Specifically: 

• Accessibility and Orientation; 
• Flexibility and Adaptability; 
• Expression and Materials; 
• Opportunities and support for chance meeting/discussion; 
• Energy, Sustainability and Environmental goals; and 
• Durability and Maintenance. 

The Architect has advised that the range of exterior materials originally selected will remain 
unchanged. The overall layout of the project in terms of building orientation, parking layout, 
general massing and operation will remain generally the same, with the noted exception that the 
recreation centre's construction will be undertaken at an as yet undetermined date and a separate 
Development Permit application will be required. 

The proposed revisions, which include the elimination of the recreation centre, will be addressed, 
with extensions of wood siding on the exposed facade that will blend in with the rest of the 
building. Additional perimeter landscaping will be planted to create a more defined edge to the 
interim space. 
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Development Permit Considerations 
The Development Permit Considerations originally agreed to by the applicant through the 
original staff report dated April 28, 2014 remain unchanged and the proponent has completed 
and registered the required legal agreements for landscaping requirements, aircraft noise 
indemnification, and provision of Transportation Demand Measures with the Provincial Land 
Titles Office. A legal agreement has been registered on title to ensure that no final Building 
Permit inspection is granted until the required landscaping has been installed or a $226,193.00 
landscape security has been submitted. 

No additional Development Permit requirements will be required as a result of the changes 
outlined in this report and the accompanying plans. 

Conclusions 

Staff recommend support for the amended Development Permit to allow the construction of the 
Pacific Autism Family Centre as outlined in the accompanying plan submission. 

David Brownlee 
Planner 2 

DCB:cas 
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City of 
Richmond 

Development Application Data Sheet 
Development Applications Division 

DP 13-645579 Attachment 1 

Address: 1001 Hudson Avenue 
NSDA Architects on behalf of the Pacific Autism 

Applicant: Family Centre Foundation 
Pacific Autism Family Centre 

Owner: Foundation 

Planning Area(s): Sea Island 
~~----------------------------------------------------------

Floor Area Gross: 5,262 m2 (56,642 fe) Floor Area Net: 4917.4 m2 (52,931.1 fe Ph 1 only) 

I Existing I Proposed 

Site Area: 9,310 m2 9,310 m2 

Land Uses: Office Parking Health Service, Minor 

OCP Designation: Commercial No change 

Zoning: 
Auto-Oriented Commercial (ZC 1 0) -

No change 
Airport and Aberdeen Village 

Bylaw Requirement Proposed Variance 

Floor Area Ratio: 0.85 0.53 (net Phase 1 only) none permitted 

Lot Coverage: Max. 55% 24.3% None 

Setback - West Property Line: 
(no other building setbacks are Min. 7.0 m 7.0 m None 
required) 
Parking Setback from a lot line 

Min. 1.5 m 
o m along a portion of the Variance from 

(Zoning Bylaw sec. 7.5.17) northern property line. 1.5 m to 0 m 

Building Height (m): Max. 20.0 m 17.9 m None 

Lot Size: No minimums 9,310 m2 None 

Off-street Parking Spaces -
2 spaces (2% of 95) 2 spaces None 

Accessible: 
None since 

95 plus Transportation 
supply is within 

Off-street Parking Spaces -
101 spaces Demand Measures 

10% and TOM 
Regular/Commercial: measures will 

(TOM) 
be applied per 
Zoning Bylaw 

Medium: 2 
Medium: 2 in shared 

Loading Stalls 
Large: 1 

config u ration None 
Large: 1 

Bicycle Stalls 
Class 1: 14 Class 1: 14 

None 
Class 2: 10 Class 2: 16 

4377650 



City of 
Richmond 

ATTACHMENT 2 

Report to Development Permit Panel 

To: Development Permit Panel Date: April 28, 2014 

From: Wayne Craig File: DP 13-645579 
Director of Development 

Re: Application by NSDA Architects on behalf of the Pacific Autism Family Centre 
Foundation for a Development Permit at 1001 Hudson Avenue (formerly part of 
3600 Lysander Lane) 

Staff Recommendation 

That a Development Permit be issued which would: 

1. Permit the construction of a 5,553m2 building for treatment of, and education about, Autism 
Spectrum Disorder at 1001 Hudson Avenue on a site zoned "Auto-Oriented Commercial 
(ZC 1 0) ) - Airport and Aberdeen Village"; and 

2. Vary the provisions of Richmond Zoning Bylaw 8500 to reduce the minimum commercial 
parking spaces setback (Zoning Bylaw s 7.5.17) from 1.5 metres to zero metres along the 
northern lot line. 

d, ~ / 
wayn!c:: // 
Director of ~velo 

1 

WC:dcb 
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April 28, 2014 -2- DP 13-645579 

Staff Report 

Origin 

NSDA Architects, on behalf of The Pacific Autism Family Centre Foundation, has applied to the 
City of Richmond for permission to develop 1001 Hudson A venue in order to construct a 
5,553 m2 building for treatment of and education about Autism Spectrum Disorder. The site is 
currently zoned "Auto-Oriented Commercial (ZCl 0) - Airport and Aberdeen Village". The 
development site is currently vacant of any structures. 

The proposed development will be a purpose built facility that seeks to address the significant 
needs of their clients. 

"The Pacific Autism Family Centre (PAFC) is designed to respond to the challenge of Autism 
Spectrum Disorder (ASD) in British Columbia. Its core purpose is to be a provincial knowledge 
centre that incorporates state of the art resources for research, information, learning 
assessment, treatment and support in order to build capacity for addressing the lifespan needs of 
individuals with ASD and their families across British Columbia. The concept for this centre 
involves both a new building in Richmond and services in regions across the province through a 
'hub, spoke and satellite' framework." (NSDA, Advisory Design Panel Submission Oct 16, 
2013). 

The Richmond facility will include: 

• 

• 

• 
• 
• 

• 

Knowledge centre 

Information centre 

Lifespace centre 
Recreation centre 
Clinic & research centre 

Treatment centre 

Training, meeting and counselling rooms, video conference 
facilities etc.; 
Counselor and advisor work spaces, education programs, 
information resources, etc.; 
Skills classrooms, computer training lab for youths and adults, etc.; 
A half court gym, fitness area, changing facilities, etc.; 
Medical and psychological assessment, observation rooms, a 
laboratory and other research resources, family meeting rooms, 
etc.; and 
Space for 30 children ages 3 to 10 for assessment, motor training, 
music/art, observation, etc. 

The facility will also contain a cafeteria, staff facilities, administration areas, partner agency 
rooms and a multipurpose room that will facilitate evening lectures or events. 

The PAFC proponents have funding commitments totalling approximately $28 million dollars 
from private and government sources for this project. The PAFC concept was presented by a 
delegation to General Purposes Committee on June 3,2013. 
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Development Information 

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

The 9,310 m2 development site was recently subdivided (SD 13-634340) from the parent 
property (3600 Lysander Lane) and is located between Cessna Drive and the middle arm ofthe 
Fraser River and between Hudson Avenue to the north and Boeing A venue to the south. The 
subject site is now owned by the Pacific Autism Family Centre (P AFC) Foundation- a non-profit 
organization. The development site had previously been used as a parking lot. 

The site's existing grade varies from approximately 2.6 m GSC to 4.42 m GSC. As the 
minimum habitable floor elevation at the subject location is 4.35 m GSC the applicant proposes 
to raise the site's grade to bring the main floor ofthe new facility up to 4.7 m GSC. This will 
also create a better transition between the proposed building and the adjacent outdoor courtyards, 
play areas and a future dike that will be built along the foreshore area ofthe property. 

The wood frame building will be oriented in a north-south direction and will have somewhat of a 
stepped massing appearance with the two ends of the structure more closely representing two 
storeys in height, while the central portion of the building will be a full three storeys in height. 
The building'S appearance will be visually broken up through articulation and variations in the 
facade materials and glazing. 

Secure vegetated court yards and play areas will be located only on the eastern side of the 
building to reduce traffic and aircraft noise to these areas. 

The proposed 5,553 m2 building is being designed to LEED silver equivalency and incorporates 
numerous sustainability features to maximize heating and water use efficiencies, conserve 
electrical energy, provide a high quality interior air supply and ensure a good indoor 
environmental quality. 

Two primary pedestrian entrances to the building are proposed; 
One oriented toward Hudson Avenue closest to temporary parking and a covered drop off 
area provided by a second floor building proj ection; and 
One off the main parking area between the building and Cessna Drive that provides more 
direct access to treatment and education areas. 

Two vehicle access entrances are provided to the site, both connecting to Hudson Avenue. A 
large loading space, shared with two medium loading spaces, is located at the north-eastern 
corner of the building. 

The first two floors of the building will be oriented to the needs of the autism clients while the 
third floor will be designed for administration and staff facility uses. Interior spaces will be 
child-friendly with features such as reduced risers on steps and lower height handrails, soft 
rounded corners on furnishings in play areas, etc. Extensive use of various glazing materials will 
serve to provide soft, non-glare natural lighting complimenting more neutral colors to create 
calming, inviting interior spaces. 
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As a principle source of funding stems from the Provincial Government, the building is being 
designed to pay close attention to the requirements of the Province's Wood First program. 
Exterior materials will use combinations of stained wood, laminate panels, metal panels and 
various forms of translucent and clear glazing. Interior spaces will also make extensive use of 
wood in structures such as laminated beams and wood columns. 

The key structural components and the exterior building envelope will be designed for a 60 year 
service life. 

The proposed Pacific Autism Family Centre (PAFC) is classified as a "minor health service" use 
which is permitted under the site's existing "Auto-Oriented Commercial (ZC10) - Airport and 
Aberdeen Village" zoning - consequently a Rezoning is not required. 

Background 

Development surrounding the subject site is as follows: 

• To the north, a 19.28 m high office building at 3600 Lysander Lane on a 20,555 m2 site 
zoned "Auto-Oriented Commercial (ZC10)". North of Lysander Lane is the Delta 
Vancouver Airport Hotel on a 3.04 ha. site zoned "Auto-Oriented Commercial (CA),'; 

• To the east, Fraser River - middle arm; 

• To the south, Boeing Avenue and the 4.94 ha. BC Institute of Technology Sea Island 
aerospace campus (zoned "Education (ZIS6 -:- BClT at Airport)" and; 

• To the west is Cessna Drive, Russ Baker Way then the Burkeville residential area 
(typically large lot single family residential zoned "Single Detached (RS lIE)"). 

Parent Property Subdivision and Offsite Requirements 
As previously noted, the PAFC site was subdivided off the parent property (3600 Lysander 
Lane) under a separate Subdivision application (SD 13-634340) by PC Urban Properties Corp. 
on behalf of the original land owner, Lysander Holdings Ltd. Through that Subdivision all the 
off-site improvements and on-site dike right of way and dike construction provisions were 
addressed. 

The improvements resulting from the Subdivision include: 
• A new 1.5 m asphalt walkway and grass boulevard along the entire parent property 

frontage with Cessna Drive with a step connection to the dike trail at Boeing Avenue; 
• Storm, sanitary and water connection installations for the P AFC site; 
• Registration of public passage to extend access from Hudson Avenue eastward up to the 

proposed dike right of way; 
• The existing 10m wide dike right of way along the Fraser River foreshore has been 

increase to approximately 17.5 m between Boeing Avenue and Lysander Lane allowing 
for future dike expansion; 

• A new 10m wide dike right of way placed in parallel with Boeing Avenue to create a 
link between the foreshore dike and an existing dike that runs through the BClT 
Aerospace campus to the south; 
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• New dike construction is to be undertaken on the PAFC site within both the foreshore 
dike and the 10m wide dike SR W paralleling Boeing Avenue; and 

• A new public trail will run the entire length of the dike right of way between Cessna 
Drive and Lysander Lane. 

Impacts to the perimeter foreshore trees resulting from the proposed dike construction have been 
addressed through a separate Environmentally Sensitive Area (ESA) Development Permit 
(DP 13-637525 - approved by Council November 12,2013). Compensation planting for ESA 
impacts related to the proposed dike construction has been secured through that application. 

Dike Setback and Construction Requirements 
Having considered the addition of the two proposed dike SRWs, the raising of the development 
site behind the dike and the PAFC's proposed building placement, the Provincial Diking 
Authority has agreed to waive the standard 7.5m building setback required under the Province's 
"Flood Hazard Area Land Use Management Guidelines" (correspondence January 24,2014). 

A site specific exemption under Part Five of the City's "Flood Plain Designation and Protection 
Bylaw 8204" has also been granted by the Senior Manager, Building Approvals under the 
Bylaw's site specific exemption provisions reducing the required dike setback from the two new 
SRWs from 7.5m to zero metres. Both these actions were undertaken as part of the Subdivision 
approval process and are reflected in the proponent's current Development Permit submission. 

On March 12,2014, the Provincial Deputy Inspector of Dikes with the Ministry of Forests, 
Lands and Natural Resource Operations issued an approval of the dike design for this site under 
the Dike Maintenance Act. 

Rezoning and Public Hearing Results 

As the proposed use conforms to the existing "Auto-Oriented Commercial (ZCl 0) - Airport and 
Aberdeen Village" zoning, neither a Rezoning nor a Public Hearing are required for this project. 

Staff Comments 

The proposed scheme attached to this report has satisfactorily addressed the urban design issues 
and other staff design comments identified as part of the review of the subject Development 
Permit application. In addition, it complies with the intent of the applicable sections of the 
Official Community Plan and is generally in compliance with the "Auto-Oriented Commercial 
(ZC 1 0) - Airport and Aberdeen Village" zoning schedule except for the zoning variances noted 
below. 

Zoning ComplianceNariances (staff comments in bold) 

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

1) Reduce the minimum commercial parking spaces setback (Zoning Bylaw s 7.5.17) from 
1.5 metres to zero metres along the property's northern lot line. 

Staffsupports the variance to reduce the minimum parking spaces setback/rom the 
northern lot line as this allows perpendicular parking off the public access drive aisle 
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provided by the property to the north. The resulting parking layout allows for the entire 
building to be shifted northward away from the lot's southern property boundary and the 
10 m wide dike right of way required by the City. Staffnote that the public access drive 
aisle is not a through road since it terminates at the dike and therefore the only traffic 
using the drive aisle will be vehicles accessing the Pacific Autism Family Centre facility. 
Transportation staff have reviewed and agreed to the site design. 

Advisory Design Panel Comments 

The Advisory Design Panel supported moving the application to the Development Permit Panel 
subject to the applicant giving consideration to the comments of the Panel. A copy ofthe 
relevant excerpt from the Advisory Design Panel Minutes from October 23,2013 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 
• As proposed, the general building form and massing will comply with OCP form and 

character guidelines. 
• The overall appearance of the building will complement the office building to the north 

(Lysander Holdings Ltd. office building) and the aerospace educational facility the south 
(BCIT Aerospace facility). Representatives from both Lysander Holdings and BCIT have 
advised City staff that they support the proposed design and use. 

• With respect to the dike to the east, the facility's main floor and the assorted open space areas 
will be set at the same level of the dike. This provides a friendlier interface with the dike. 

• With respect to the development to the south, there is a significant distance between the two 
developments and includes a dike trail connection as well as a thick forest along Boeing 
Avenue. 

• To the west, neither Russ Baker Way nor Cessna Drive will be impacted by the proposed 
development. Landscape screening using tall evergreen shrubs and trees (i.e. Russian Laurel 
and Red Sunset Maples) will be provided. 

• Sensitive natural habitat located between the subject site and the Middle Arm of the Fraser 
River will be retained and enhanced under a separate Development Permit (DP l3-637525)
approved by Council November 12, 20l3. Protective fencing has been required prior the 
undertaking of dike works as part of that Development Permit. 

• The building has been setback from Cessna Drive by 7 m addressing Zoning Bylaw 
requirements. It will also be setback 7 m from the northern property line, 10m from the 
southern property line and generally respects a 17.5 m dike right of way along its eastern 
side. 

Urban Design and Site Planning 
• The layout of the site in terms of pedestrian and vehicular access, building placement, open 

space, parking and loading locations and the overall relationship to the dike is supported by 
staff. Although the design guidelines suggest that parking should be located at the rear of the 
property, in this case, it is preferable to locate the parking as proposed because: 
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o The proposed building is being used to screen the adjacent open spaces from the 
noise of the airport operations and Russ Baker Way - this is a more desirable 
situation from the perspective of the facility's clients; and 

o Parking is the site use that is least impacted by noise from the airport and Russ 
Baker Way. 

• Vehicle access will be provided directly from Hudson Avenue and secondarily through a 
public access area shared with the property to the north (3600 Lysander Lane). The two 
vehicle accesses will provide an alternative access in the event of an emergency. 

• A pedestrian walkway will link the P AFC building to the frontage sidewalk along Cessna 
Drive allowing safe and convenient access to the nearby bus stop. 

Parking and Loading 
• Off-street parking rates relevant to the specific and unique uses proposed for the subject site 

are not covered by the Zoning Bylaw (Bylaw 8500). To facilitate an understanding of the 
parking rates that would appropriately apply to this project the applicant retained Bunt and 
Associates to conduct a parking study for this development. Transportation staff reviewed 
the study and support it findings and the associated Transportation Demand Management 
(TDM) measures outlined below. 

• The site's parking requirements will be met through provision of 95 parking stalls plus 
implementation of Traffic Demand Measures (TDM). 

• The Transportation Demand Measures (TDM) package is being provided to include the 
following: 
• An electrical outlet in the Class 1 (employee) bike storage for electric bicycle/scooter 

charging. 
• End of trip cycling facilities for employees - lockers, changing room and shower. 
• Installation of 120 volt receptacles for electric vehicle charging equipment will be 

provided in 5 parking spaces (approximately 5% of parking spaces). 
• Four handicapped stalls will be located in close proximity to the building entrances. 
• Fourteen Class 1 and sixteen Class 2 bike stalls are proposed meeting Zoning Bylaw 8500 

requirements. The long term (Class 1) bicycle parking will be accommodated in secure 
storage rooms within the building while the short term (Class 2) bicycle parking will be 
accommodated with bicycle racks - typically outside. 

• The proposed site plan will meet the City's Zoning Bylaw (No. 8500) requirements for a 
minimum of fifty percent standard parking spaces. 

• A single large sized loading space will be provided on site that can be shared by two medium 
sized loading spaces. During the site's normal operations the large loading stall would only 
occasionally be used with the majority of the loading needs being met by the medium stalls. 

• A consolidated trash and recycling area has been located in the vicinity of the facility's 
loading bay. Containers will be pulled out from the covered roof when being picked up for 
disposal. 

• The proposed overall parking and loading configuration and vehicle stall numbers are 
supported by Bunt's transportation assessment of the proposed uses within the facility. 

Architectural Form and Character 
The building massing, formed from a number of stacked and colliding boxes, articulates the 
different building functions and provides visual interest when viewed from all angles. These 
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"boxes" will be clad and detailed using a variety of materials and colours further enhancing the 
visual interest of the building. 

The extensive use of wood as cladding material will also provide a facade that is more 
appropriate for the use of the proposed building. In addition it will provide a pleasant 
counterpoint to the adjacent developments which are primarily clad in glass and metal. 

Additional features that contribute to the building'S form and character include the following: 
• The building will be oriented in a north-south orientation with the main mass reaching17.5 m 

in height and the gymnasium section dropping to approximately 6.75 m in height. 
• Low building extensions are to be placed to enhance three court yards / outdoor play spaces. 
• Two multimedia rooms on the second floor of the north end of the building have been 

extended over the internal drive aisle creating a covered drop off area near the main entrance. 
• The building will be well articulated incorporating projections, varying setbacks and 

variations in height and materials to create a distinctive character and form. 
• The exterior materials palate is proposed to include several shades of stained wood cladding, 

metal siding, five different types of glass (both clear and translucent) and engineered wood 
panels. Metal and wood sunshades will be employed at key locations around the building 
and prefinished metal louvers are used to screen rooftop mechanical structures when viewed 
from all sides. 

• Demountable sunshades project 1.2 m into the western side yard setback along a portion of 
gymnasium and along the eastern side of the building. These projections are permitted under 
the Zoning Bylaw (sec 4.12.3) and have been accommodated within the registered dike Right 
Of Way agreement. 

• Considerable attention has been paid to orient the design to its client's needs. Interior design 
will be kept free of patterns and ornamental detail preferring instead to calming neutral 
colours, sound absorbing finishes, and an abundance of natural, non-glare lighting. Child 
friendly features such as low height hand rails on stairs with reduced height risers and 
contained play areas are all incorporated into the design. Play areas will be furnished with 
soft rounded corners and the building and the exterior areas will be secured to ensure that 
children cannot leave the facility unattended. 

Landscape Design and Open Space Design 
An Arborist's report was prepared by Diamond Head Consulting Ltd. (updated August 29,2013) 
and is on file. Forty-nine onsite trees were identified through the site survey. The species mix 
included Black Cottonwood (36), Black Pine (5), Cherry (1), Norway maple (3), Paper birch (1) 
and Red Alder (3). Of these, 17 trees were non-Bylaw sized trees and 2 Bylaw sized trees were 
classed as hazard trees. All of the trees were identified as needing to be removed due to conflicts 
with the proposed building, parking area or the dikes. 

A variety of landscape measures are proposed to both enhance the development and contribute to 
the surrounding area. Included are: 
• Twenty six bylaw sized trees will be removed from the subject site. Fifty two replacement 

trees are proposed - the majority of the replacements are to be 6 cm calliper or greater for 
deciduous and 3.5m high or greater for coniferous - the only exceptions being 3 Fireglow 
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Japanese Maples and 2 Colorado Blue Spruce which will both be 2.5 m high. The OCP tree 
replacement requirement ratio of 2: 1 will be met. 

• A detailed landscaping plan is provided incorporating trees, shrubs groundcovers perennials 
and grasses. The landscaping scheme will line the site perimeter, break up extended parking 
areas and accentuate the three outdoor sitting/play areas along the south side of the building. 

Open space for the facility will be provided as outdoor gardens: 
• The outdoor gardens will be arranged to accommodate different uses including; 
• A family courtyard inclusive of a raised agricultural garden, benches and tables, deciduous 

trees, etc. as a quiet space for all users; 
• An outdoor courtyard for tots ages 3-5 inclusive of an active play structure, resilient rubber 

surfacing safe play areas, shade trees and quiet zones; 
• An outdoor courtyard for children ages 5 -10 inclusive of active play equipment, activity 

panels, plant materials selected for colour, texture, fragrance and seasonal change; 
• An outdoor gym court providing gym and fitness activities outside when weather permits; 
• An outdoor rooftop cafeteria patio with views to the Fraser River foreshore. 

Perimeter fencing along the east side of the property is proposed to have articulated sections to 
avoid long runs. This will be enhanced with vegetation strips along both sides of the fence. 
Visual breaks into the site will be incorporated at key locations along the perimeter fence. This 
perimeter fencing is necessary for both security and safety reasons. 

Sustain ability Features 
The applicant has prepared the following sustainability measures which address the sustainability 
objectives ofthe OCP: 
• The building is proposed to be built to LEED silver equivalent standards and will include 

features such as a high efficiency boiler plant, electrical energy conservation measures, a 
central heat recovery ventilation system, radiant floor heating/cooling, low flow faucets, low 
flush toilets, etc. 

• A storm water management plan will be developed for the site (still under development). 
• Plumbing fixtures will be selected to reduce indoor potable water use by at least 30%. 
• Drought tolerant plant materials and a water efficient landscaping design will aim to reduce 

outdoor water use by 50%. 
• A high-performance building envelope will be incorporated to assist in achieving energy 

efficiency 40% better than the ASHRAE 90.1 (2007) standard. 
• The proponent has committed to diverting at least 75% of the demolition, land-clearing and 

construction waste from the landfill. 
• Five parking stalls are proposed to be equipped with 120 volt electric vehicle charging plug

ins (this is a TDM measure). 
• An electrical outlet is proposed in the Class 1 (employee) bike storage for electric 

bicycle/scooter charging (this is a TDM measure). 

Crime Prevention Through Environmental Design (CPTED) 
Staff believe CPTED objectives are being met by the following measures: 
• Secured entry doors will be used around the building. 
• All parking areas will be visible from within the building and the main entrance ways. 
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• A combination of solid wood and metal fencing will be installed adjacent to the dike right of 
way along the east side of the bUilding. This will allow some open space areas to be 
selectively screened from passersby while other areas will have view lines through. The 
fencing will afford secure areas for autistic children to play and interact with others. 

• A mixture of post top lighting, bollard lighting and soffit lighting will be used to illuminate 
the parking areas. Cut-offs may be employed to prevent glare to the adjacent roadway if 
required. 

• The main entrances to the building will be highly visible to the adjacent parking areas. 

Aircraft Noise 
• Richmond's Official Community Plan does not identify the subject property as being subject 

to the City'S aircraft noise policies. Irrespective, the proponent's have had an analysis 
undertaken by an acoustics specialist who has assessed the site and determined that the 
aircraft noise levels are acceptable for the proposed use. 

• Sound absorbing finishes will be incorporated into the building to attenuate a variety of 
extraneous noise. 

• Mechanical systems will be separated from structures and will be acoustically lined. 
• Acoustic insulation will be used in the building to address exterior aircraft noise. 
• Registration of a aircraft noise covenant on title is included in the Development Permit 

considerations. 

Flood Construction Level 
• A flood construction level of 4.35m GSC is required for habitable areas on the subject site. 

The proposed plans indicate that the minimum floor elevation ofthe buildings will be 4.7 m 
GSC in order to match the proposed dike construction elevation. 

Conclusions 

Considerable effort has been made by the proponent to design a facility that will address the 
specific needs of their future clients and provide an attractive addition to the area. The design 
has been well received by Richmond's Advisory Design Panel and specific concerns identified 
through the review process have all been appropriately addressed. 

The variance being sought allowing an elimination of the parking spaces setback along the 
northern lot line has been reviewed by Transportation staff specifically and has been determined 
to be acceptable given the road end scenario and the limited number of vehicles that will access 
that location. 

Staff recommend support for the Development Permit to allow construction of a new Autism 
care facility as outlined in this report and the accompanying plan submission. 

/'/J/7 4 
!v--l(~i~~··"···· 

m{vid Brownlee 
Planner 2 
DCB:cas 
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The following are to be met prior to forwarding this application to Council for approval: 
• Registration of a legal agreement on Title to ensure that no fmal Building Permit inspection is granted until the 

required landscaping as outlined in DP 13-645579 has been installed to the satisfaction of the Director of 
Development or a landscape security in the amount of $226, 193 .00 inclusive of a 10% contingency cost based 
on the Landscape Architect's estimate dated January 29,2014, has been submitted to the City. 

• Registration of an aircraft noise indemnity covenant on title. 
• Registration of a legal agreement for the provision of TDM measures as outlined in the staff report for DP 13-

645579 and identified below: 
An electrical outlet in the Class 1 (employee) bike storage for electric bicycle/scooter charging. 
End oftrip cycling facilities for employees - lockers, changing room and shower. 
Installation of 120 volt receptacles for electric vehicle charging equipment will be provided in 5 parking 
spaces (approximately 5% of parking spaces). 

Prior to future Building Permit issuance, the developer is required to complete the following: 
• The applicant is to provide a letter of assurance that the site specific sustainability measures as identified at 

Development Permit will be incorporated! provided. A LEED silver equivalent checklist is to be submitted. 

• The applicant is to provide a letter of assurance that the Transportation Demand Measures as identified below 
will be incorporated! provided: 

An electrical outlet in the Class 1 (employee) bike storage for electric bicycle/scooter charging. 
End of trip cycling facilities for employees - lockers, changing room and shower. 
Installation of 120 volt receptacles for electric vehicle charging equipment will be provided in 5 parking 
spaces (approximately 5% of parking spaces). 

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

• Installation of appropriate tree protection fencing around all trees to be retained as part ofthe development prior 
to any construction activities, including building demolition, occurring on-site. 

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

Development Application Data Sheet 
Development Applications Division 

DP 13-645579 Attachment 1 

Address: 1001 Hudson Avenue 
NSDA Architects on behalf of the Pacific Autism 

Applicant: Family Centre Foundation 
Pacific Autism Family Centre 

Owner: Foundation 

Planning Area(s): _S=-:e:::..::a=---.:..=Is-'-=Ia:::..:n:..::d __________________________ _ 

Floor Area Gross: 5,553 m2 

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

I Existing I Proposed 

Site Area: 9,310 m2 9,310 m2 

Land Uses: Office Parking Health Service, Minor 

OCP DeSignation: Commercial Same 

Zoning: 
Auto-Oriented Commercial (ZCIO) -

Same 
Airport and Aberdeen Village 

I Bylaw Requirement I Proposed I Variance 

Floor Area Ratio: 0.85 0.58 none permitted 

Lot Coverage: Max. 55% 29.2% None 

Setback - West Property Line: 
(no other building setbacks are Min. 7.0 m 7.0 m None 
required) 
Parking Setback from a lot line Min. 1.5 m 

o m along a portion of the Variance from 
(Zoning Bylaw sec. 7.5.17) northern property line. 1.5m to Om 

Building Height (m): Max. 20.0 m 17.9 m None 

Lot Size: No minimums 9,310 m 2 None 

Off-street Parking Spaces - 2 spaces (2% of 95) 2 spaces None 
Accessible: 

None since 

95 plus Transportation 
supply is within 

Off-street Parking Spaces - 101 spaces Demand Measures 
10% and TOM 

Regular/Commercial: measures will 
(TOM) 

be applied per 
Zoning Bylaw 

Medium: 2 
Medium: 2 in shared 

Loading Stalls 
Large: 1 

configuration None 
Large: 1 

Bicycle Stalls 
Class 1: 14 Class 1: 14 

None 
Class 2: 10 Class 2: 16 
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Excerpt from the Minutes from 

The Design Panel Meeting 

Wednesday, October 23,2013 - 4:00 p.m. 
Rm. M.1.003 

Richmond City Hall 

Attachment 2 

4. DP 13-645579 - THE PACIFIC AUTISM FAMILY CENTRE FOUNDATION PROPOSES 
TO CONSTRUCT A 61,270 SQ.FT. BUILDING FOR TREATMENT AND EDUCATION 
OF AUTISM 

4089087 

APPLICANT: NSDA Architects 

PROPERTY 
LOCATION: 
Applicant's Presentation 

3600 Lysander Lane 

Larry Adams and Garth Ramsey, NSDA Architects, and Rob Barnes presented the project 
and answered queries from the Panel on behalf of the applicant. 

Panel Discussion 

Comments from the Panel were as follows: 

• very clever plan; like the massing, articulation and materials; concern on how 
the facility will operate; 

• appreciate the details provided on the electrical and mechanical aspect of the 
project; 

• applicant has incorporated sustainable features in the building; building is 
energy efficient and has a good passive design; LEED Silver standard objective 
may be too conservative; 

• good architecture; challenging program of the centre has been addressed well 
by the architecture of the building; the building would be a welcome addition 
to the neighbourhood; 

• challenges facing the proposed development are handled well; 

• great addition to the area; hope that the actual development will reflect the 
renderings more than the model; 

• like the use of diffuse lighting and different types of glazing to create a softer 
lighting; 

• good view of the Fraser River makes the location of the building suitable for its 
intended use; 
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- 2-

III the proposed development is close to the airport and fire hall; however, it fits 
well into the neighbourhood; 

.. the landscape is well resolved; 

III good architecture; hope that the building will function well; appreciate the 
energy efficiency of the building; 

.. concern on the back roof and the parkade in front; consider screening to isolate 
the building from the asphalt; and 

II good use of the site; would be a good addition to the area; hope that the 
proposed development functions well. 

Panel Decision 

It was moved and seconded 
That DP 13-645579 be supported to move forward to the Development Permit Panel 
subject to the applicant giving consideration to the comments of the Panel. 

CARRIED 

NSDA response to Design Panel comments: 

The project use and overall design characteristics seem to have been well received by 
the panel. Screening of parking and the adjacent Russ Baker Way has been 
incorporated as mentioned. 
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City of 
Richmond Development Permit 

To the Holder: 

No. DP 13-645579 

NSDA ARCHITECTS ON BEHALF OF THE PACIFIC AUTISM 
FAMILY CENTRE FOUNDATION 

Property Address: 

Address: 

1001 HUDSON AVENUE 

C/O NSDA ARCHITECTS 
201-134 ABBOTT STREET 
VANCOUVER, BC V6B 2K4 

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

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

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

a) Reduce the minimum commercial parking spaces setback (per Zoning Bylaw 
s.7.5.17) from 1.5 metres to zero metres along the northern lot line. 

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

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

6. As a condition of the issuance of this Permit, a legal agreement is to be registered on Title to 
ensure that no final Building Permit inspection is granted until the required landscaping as 
outlined in DP 13-645579 has been installed to the satisfaction of the Director of 
Development or a landscape security in the amount of $226,193.00 has been submitted to the 
City. Once received, the security is held to ensure that development is carried out in 
accordance with the terms and conditions of this Permit. Should any interest be earned upon 
the security, it shall accrue to the Holder if the security is returned. The condition of the 
posting of the security is that should the Holder fail to carry out the development hereby 
authorized, according to the terms and conditions of this Permit within the time provided, the 
City may use the security to carry out the work by its servants, agents or contractors, and any 
surplus shall be paid over to the Holder. Should the Holder carry out the development 
permitted by this permit within the time set out herein, the security shall be returned to the 
Holder. The City may retain the security for up to one year after inspection of the completed 
landscaping in order to ensure that plant material has survived. 

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

4377650 



To the Holder: 

Property Address: 

Address: 

Development Permit 
No. DP 13-645579 

NSDA ARCHITECTS ON BEHALF OF THE PACIFIC AUTISM 
FAMILY CENTRE FOUNDATION 

1001 HUDSON AVENUE 

C/O NSDA ARCHITECTS 
201-134 ABBOTT STREET 
VANCOUVER, BC V6B 2K4 

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 

4377650 

ISSUED BY THE COUNCIL THE 
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City of 
Richmond 

To: Development Permit Panel 

From: Wayne Craig 
Director of Development 

Report to Development Permit Panel 

Date: October 31,2014 

File: DP 14-665485 

Re: Application by Yamamoto Architecture Inc., for a Development Permit on the 
eastern portion of 7120,7140, 7160, 7180, 7200, 7220, 7240 and 7260 Bridge 
Street and 7211, 7231 and 7271 No.4 Road 

Staff Recommendation 

That a Development Permit be issued which would: 

1. Permit the construction of seventy-eight (78) 2 and 3-storey townhouses on the eastern 
portion of 7120, 7140, 7160, 7180, 7200, 7220, 7240 and 7260 Bridge Street and 7211, 7231 
and 7271 No.4 Road on a site zoned "Town Housing (ZT70) - South McLennan". 

;J~ ~-"/ 
Wayne Craig/····· 
Director of;)evel ment 

J
{ 

/ 
WC:bg \. 
Att. 
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Staff Report 

Origin 

Yamamoto Architecture Inc., has applied to the City of Richmond for permission to develop 
seventy-eight (78) 2 and 3-storey townhouses on the eastern portion of 7120, 7140, 7160, 7180, 
7200, 7220, 7240 and 7260 Bridge Street and 7211, 7231 and 7271 No.4 Road on a site zoned 
"Town Housing (ZT70) - South McLennan". While this overall development proposal would 
also result in the creation of seven (7) single detached residential lots fronting on Bridge Street, 
this Development Permit application deals solely with the townhouse portion of the development 
site. The proposed development site is currently vacant with the exception of two (2) single 
detached residential dwellings remaining from the original eleven (11) residential lots. The 
subject site also includes remnant trees and shrubs from the former residential use. 

Prior to issuance of the Building Permit the owner/developer is required to enter into a Servicing 
Agreement, which would require the following: 

• Extend Sills Avenue and Lechow Street; 

• Construct a new East -West Connector Road; 

• Install frontage improvements along Bridge Street; and 

• Improve various City infrastructure; and 

• Make site servicing connections. 

Development Information 

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

Background 

Development surrounding the subject site is as follows: 

To the north: - across Sills Avenue along the west half of the north property is a 45 unit 
2-storey townhouse complex located at 9699 Sills Avenue zoned "Low Density 
Townhouses (RTL3)"; and 

- immediately adjacent along the east half of the north property line are 2 single 
detached dwellings located at 7195 and 7191 No.4 Road zoned "Single 
Detached (RS I/F)"; 

To the east: - across No.4 Road at 7220, 7240, 7260 and 7280 No.4 Road are single 
detached dwellings zoned Agriculture (AG 1). 

To the south: - at 7280 and 7300 Bridge Street, 2-storey single detached dwellings, zoned 
"Single Detached (RS 1/F)"; 

- at 7311 and 7315 No.4 Road, single detached dwellings zoned "Single 
Detached (RS lIF)"; and 

- at 7331 No.4 Road, a 22-unit, 2-storey townhouse complex, zoned "Town 
Housing (ZTI6) - South McLennan and St. Albans Sub-Area (City Centre)". 

To the west: - across Bridge Street at 7171, 7191, 7211, 7231 and 7251 No.4 Road are single 
detached dwellings zoned "Single Detached (RSl/F)". 
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Rezoning and Public Hearing Results 

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

.. Overall appropriateness to the form and character of the proposed townhouse units and the 
indoor amenity building: 

The architectural style for the amenity building would be different from the design of the 
proposed townhouse units to better separate and distinguish this facility. 

• Detailed architectural, landscaping and open space design. 

The applicant has advanced the design of the each townhouse character type 
incorporating details consistent with the intent of each architectural style. 

• Detailed design of road cross sections, including alignment of sidewalks, curbs, and 
boulevards. 

The applicant has submitted the layout of both the interim and ultimate road design 
(Attachment 2A and 2B)for fronting streets. The revised site plan and landscape design 
would extend the boulevard sidewalk along the west side of Lechow Street to create a 
continuous pedestrian connection. 

• Referral of the landscape design to the City's Agricultural Advisory Committee for review of 
the No. 4 landscape scheme and buffering oflots in the Agricultural Land Reserve (ALR) on 
the east side of No. 4 Road. 

This development proposal was presented to the Agricultural Advisory Committee (AAC) 
on July17, 2014 regarding the proposed landscape buffer to the Agricultural Land Reserve 
(ALR) on the east side of No.4 Road. The ACC recommended that: "That the 
development permit application at 7211 No.4 Road be supported subject to meeting all the 
conditions outlined in the materials attached to the July 17,2014 AAC meeting agenda." 
See Attachments 3A and 3B for the details. 

The Public Hearing for the rezoning ofthis site was held on April 22, 2014. At the Public 
Hearing, the following concerns about rezoning the property were expressed: 

• The owner and resident of 9682 Shields Avenue objected to the rezoning application in an 
online submission based on increased traffic congestion, lack of parking and increased noise 
impacts. 

.. The owner of the single detached dwelling at 7191 No.4 Road expressed a concern that their 
property would become an 'orphaned lot' and difficult to redevelop as a result of the 
proposed development and that Shields Avenue is too narrow. 

.. The owner of the single detached dwelling at 7280 Bridge Street voiced privacy concerns 
regarding the proximity of the proposed townhouses and the 'ring road' had been moved. 

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

.. Transportation, Engineering and Planning staff have carefully reviewed the proposed 
interim and ultimate road pattern as part of this development proposal. The currently 
proposed road network would provide an interim connection between Bridge Street and 
No.4 Road via Sills Avenue, Lechow Street and the new East-West Connector Road but 
there would only be a pedestrian connection linking Shields Avenue with Lechow Street. 
Ultimately there would be a road connection linking Shields Avenue and Lechow Street as 
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envisioned in the McLennan South Sub-Area Plan, however this road cannot be 
constructed until the adjacent lands to the south of the land assembly redevelop. 

• The applicant has submitted potential redevelopment scenarios for the 3 separate pairs of 
residential lots including 7195 and 7191 No.4 Road, 7311 and 7315 No.4 Road as well as 
7280 and 7300 Bridge Street. The scenarios demonstrate that the remaining residential 
lots can be redeveloped as townhouses in the future. Copies of these scenarios are located 
in theftle. 

• The applicant proposes to retain 3 existing spruce trees (28 to 55 em in caliper size) 
approximately 15 m tall located adjacent to the north property line of 7280 Bridge Street. 
The proposed I-storey amenity building would be located behind these spruce trees 
approximately 7 m (23ft) north of the 7280 Bridge Street property line. The proposed 2-
storey townhouses (Building 18) immediately east of 7280 Bridge Street would have a 4.5 
m (15 ft) side yard setback with a 22 m (72ft) separation between the existing and 
proposed dwellings. The proposed landscape design of this side yard setback includes 
raised (0.3 m) garden plots adjacent to the rear property line of 7280 Bridge Street. 

Staff Comments 

The proposed scheme attached to this report has satisfactorily addressed the significant urban 
design issues and other staff comments identified as part of the review of the subject 
Development Permit application. In addition, it complies with the intent of the applicable 
sections of the Official Community Plan and is generally in compliance with the Richmond 
Zoning Bylaw 8500. 

Land, Legal and Financial Requirements 

The land and legal requirement prior to Council consideration of Development Permit issuance 
include: 

1. Adoption of the rezoning (RZ 12-605038 including all required land dedications/transfers. 

2. Provision of a legal agreement for an agricultural landscape buffer along the entire No.4 
Road property line. The landscape buffer will ensure the landscape is maintained and 
provide notification that the site is adjacent to the Agricultural Land Reserve (ALR). 

3. Provision of a variable width Statutory Right -of-Way along the west side of Lechow Street 
extending from the south property line of the west townhouse parcel to the south side of the 
new East-West Connector Road for road and boulevard purposes that ensures a continuous 
1.5 m wide landscape boulevard strip and 1.5 m wide concrete sidewalk. 

4. Provision of an easement over the west parcel for the benefit ofthe east parcel residents to 
permit access and use of the proposed amenity building and related facilities on the west 
parcel, if two (2) separate lots are created (i.e., separated by Lechow Street). 

5. Provision of an easement over the east parcel for the benefit of7311 and 7315 No.4 Road to 
permit vehicle and pedestrian access to these two (2) lots in the future, if they are 
redeveloped as townhouses in the future. 

6. Provision of an easement over the west parcel for the benefit of 7280 and 7300 Bridge Street 
to permit vehicle and pedestrian access to these two (2) lots in the future, if they are 
redeveloped as townhouses. 
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7. Submission of a Contract between the applicant and a Certified Arborist for supervision of 
anyon-site works conducted within the tree protection zone ofthe trees to be retained. 

8. Registration of a legal agreement(s) regarding the developer's commitment to construct all 
townhouse units in accordance with EnerGuide 82 including the pre-ducting of all townhouse 
unit for future solar hot water heating. 

9. Receipt of a Letter of Credit in the amount of $422,350.00 for landscape and on-site 
improvements. 

Advisory Design Panel Comments 

The Advisory Design Panel (ADP) was conditionally supportive of this development proposal 
subject to the applicant taking in consideration the ADP comments. A copy of the relevant 
excerpt from the Advisory Design Panel Minutes from October 8, 2014 is attached for reference 
(Attachment 4). 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 

1. The proposed development responds to the surrounding context in the following ways: 

• The overall proposed development would also include 7 residential lots fronting Bridge 
Street with maximum 2 liz storey future building heights. While not part of this 
Development Permit application, these single family lots would create an appropriate 
interface between the existing neighbourhood and the proposed townhouses. 

• The proposed townhouses along the west property line ofthe west parcel would be 2l1z 
storey buildings to create a height transition with the proposed residential lots. 

• The proposed townhouses in the west development parcel are primarily duplex units with 
smaller building footprints that more closely resemble the size of single detached 
dwellings and townhouses that surround this portion of the development site. 

• The proposed townhouses along the west side of No. 4 Road would be 2-storeys, which 
approximate the height of existing residential dwellings on the east side of No. 4 Road. 

• The proposed townhouses along the south property line of the east parcel would be 
2-storey buildings, which approximate the height of existing houses and townhouses 
along this property line. 

• This proposal includes smaller building forms to better fit with the smaller size of 
surrounding single family residential dwellings. In addition, all the proposed townhouse 
units adjacent to the existing and newly created single family lots would be 2-storeys 
units. 

• The proposed development would have existing or new road frontages along Bridge 
Street, Sills Avenue, Lechow Street, the East-West Connector Road and No.4 Road 
representing more than 75% of the site perimeter and these roads would increase the 
separation of the proposed development from the existing surrounding residential 
development. 

2. The applicant has submitted cross-sections that illustrate the proximity of immediately 
adjacent residential development surrounding the proposed development (see Attachment 5A 
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and 5B). The separation between existing and proposed dwellings would range between 5 
and 22 m. Retaining walls would be minimized to the following 2 locations: 

• A 0.6 m high retaining wall with a 1.5 m high fence is proposed along the south property 
line ofthe subject site adjacent to the side yard of the existing dwelling at 7300 Bridge 
Street. This would allow for the future construction of townhouse garages on the 
adjacent property at the appropriate flood plain elevation and eliminate the need for stairs 
between the garages and the future townhouses on the adjacent lot; and 

• A 0.6 m high retaining wall with a 1.5 m high fence is proposed along the south property 
line ofthe subject site adjacent to the existing dwelling at 7311 No.4 Road. This retain 
wall would be approximately 7 m long adjacent to the end of the north-south driveway on 
the east townhouse parcel. This would allow for the proposed driveway on the subject 
site to be extended onto the adjacent lot (7311 No.4 Road) at the appropriate elevation, if 
this adjacent lot was redeveloped for townhouses in the future. 

3. The 1.5 m wide landscape buffer consisting of tree and shrub planting is proposed along the 
west side of No. 4 Road which would be secured by a legal agreement to ensure the 
landscape is maintained and to provide notice that the site is adjacent to the Agricultural 
Land Reserve (ALR). 

Urban Design and Site Planning 

1. Design Character: This development proposal would create 3 separate architectural 
character areas including the: 

• Georgian-style units on the west townhouse parcel with shallow roof slopes, 'Juliette' 
balconies and decorative roof vents along fronting streets and brick cladding at the base 
of these buildings and extending up the box-out window projections; 

• Craftsman-style units on the east townhouse parcel with steeply pitched roofs and 
extended height curving gable elements, hardie-plank shiplap-like cladding on the base of 
buildings with hardie-panel shake-like cladding on the upper floors; and 

• Alpine resort-type architectural character for the amenity building at the southwest comer 
of the west townhouse parcel including a big pitched roof, stone-like cladding, an 
extended roofline with support columns and gable-end brackets. 

2. Site Planning: The proposed site plan would: 

• Locate the 3-storey multi-unit buildings along new roads (Lechow Street and the East-West 
Connector Road) or internally within the development site which will provide greater 
separation and better buffering for adjacent existing residential development; 

• Situate the majority of proposed duplex townhouses on the western portion of the site, 
which better resemble approximate size of single family dwellings in the surrounding 
neighbourhood; 

• Provide all but 6 townhouse units with side by side parking garages resulting in only 12 
tandem parking spaces; and 

• Shift perimeter fencing approximately 1.5 m inside the property lines along fronting 
streets to increase the apparent boulevard width along public roads. 
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Transportation and Parking 

1. Site Access: Vehicle access for both townhouse parcels would be from Lechow Street. The 
applicant has adjusted the site plan to ensure the access driveways for both parcels are 
aligned and has shifted visitor parking and the garbage/recycling enclosure away from the 
respective entry areas. A separate emergency vehicle access/egress location for each 
townhouse parcel, which would be gated to screen views into the development and preclude 
the use by general traffic. 

2. Vehicle Parking: A total of 172 parking spaces are required and will be provided including 
156 (2 spaces x 78 units) resident spaces and 16 (0.2 spaces x 78 units) visitor spaces. 
Seventy-two (72) of proposed units would provide side-by-side parking spaces in garages 
while 6 proposed units would incorporate tandem garage parking. Tandem parking would be 
approximately 8% of the total proposed residential parking spaces. 

3. Bike Parking: The applicant proposes 121 bike parking spaces including 105 resident spaces 
and 16 (0.2 spaces x 78 units) visitor spaces, which is 7 more than the required 114 bike 
parking spaces including 98 (1.25 x 78) resident spaces and 16 (0.2 spaces x 78 units) visitor 
spaces. 

Architectural Form and Character 

1. Built Form: The proposed built form massing would create 2 distinct areas including: 

a) West Townhouse Parcel: The applicant proposes 2 and 3-storey units on with west 
townhouse parcel. These townhouse units would generally increase in height from west 
to east with the 3-storey units generally located along Lechow Street; and 

b) East Townhouse Parcel: The applicant proposes 2 and 3 storey units on the east 
townhouse parcel. These townhouse units would generally decrease in height from west 
to east and from north to south with the 3-storey units generally located along the East
West Connector Road or within the interior of the site. 

2. Building Articulation: Additional architectural variety and visual interest are introduced by: 

a) Breaks in building walls that front public or private roads, since the majority of the 
proposed townhouses are duplex units; 

b) Jogs in the longer 3 and 4-unit townhouse buildings, which would interrupt long building 
wall views along streets and internal driveways; 

c) Separations between the duplex buildings, which would create multiple slot views 
through the site for the units located within the interior of the site; and 

d) Facade articulations such as box projections that extend from the ground floor to the roof 
that would create additional visual interest. 

3. Facade Design: Key features of the facade designs include: 

a) Individually designed single detached units, which should introduce some architectural 
design variety and visual interest to the Bridge Street streetscape; 

b) Different building types in the 2 townhouse parcels, typically duplex units in the west 
parcel and row housing in the east parcel; 

c) Low-pitched roofs in the west parcel and high steep-pitched roofs in the east parcel; 

d) Unique facade features in the 2 townhouse parcels, such as the bay window or box-out 
panels in the west parcel and the exaggerated gable end in the west parcel; and 
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e) Variations in cladding materials and colours would include: 

• West Parcel: Brick or cultured-stone along the base of buildings and extending up the 
vertical box-out elements, with hardie-shake and hardie-panel accents plus hardie
plank siding and asphalt shingle roofs; 

• East Parcel: Brick or hardie-plank siding at the base of the buildings and hardie
shake or hardie-plank siding on the upper floors with the hardie-shake on the large 
gable ends that extend the full height of the buildings and asphalt shingle roofs; and 

• Additional subtle colour variations to the building facades as suggested by the ADP 
including the following colours 'Gray Mirage', 'Cotton Balls White' 'Monterey 
Taupe' and 'Dry Sage' with white trim, black metal doors and a charcoal roof. 

Landscape Design and Open Space Design 

1. Existing Tree Retention and Compensation: The arborist report indicates that there are a 
total of254 existing trees on or adjacent to the subject site (i.e., 242 on-site and 12 off-site). 
The applicant proposes to retain 9 existing on-site trees and incorporate them into the design 
ofthe outdoor amenity space (i.e., southwest comer of west parcel). Therefore, the applicant 
proposes to remove 233 existing on-site trees however 57 trees are located within proposed 
road dedications thus 176 existing on-site trees would be removed and require replacement. 
The replacement ratio of 2 new trees planted for every 1 tree proposed for tree removal 
results in the requirement for 352 (176 x 2) replacement trees. The landscape plan proposes 
215 replacement trees on-site or along adjacent boulevards (192 on the proposed townhouse 
site and 23 on the proposed single detached lots). The 137 shortfall in the number of 
replacement trees would be provided as a contribution to the street tree planting reserve fund 
and would require a cash contribution in the amount of$68,500.00 (137 trees x 
$500.00/tree). This is less than the $75,000.00 indicated during the rezoning application 
since the applicant is now proposing to locate more trees on site now than anticipated at the 
rezoning stage. 

2. Boulevard Enhancements: In general, the applicant proposes to set back perimeter fences 
along fronting streets to create more apparent space along public boulevards as indicated 
below: 

a) 1.5 m wide boulevard landscape strip with large (minimum 10 em caliper) street trees and 
grass below behind the curb; 

b) 1.75 m and 1.8 m wide concrete sidewalks behind the boulevard landscape strip; 

c) An additional 1.5 m wide landscape strip with street trees and shrub planting that would 
straddle property lines extending onto private property with a low (1.2 m high) wood 
fence behind; 

d) Where possible, entry gates to private yards would be set back 1.0 m from the fence line; 

e) 1.5 m wide ALR landscape buffer strip would be provided along No.4 Road; and 

1) Views into the site from the emergency vehicle access driveway along Sills Avenue 
would be partially screened with a low wood gate designed to be compatible with the 
perimeter fences to partially screen the adjacent long garage door lined driveway. 

3. Pedestrian Circulation: The proposed on-site pedestrian circulation would consist of: 

a) 1.5 m wide band of concrete unit pavers along 1 side of all on-site driveways/roads; and 

b) 1.5 m wide walkways with CIP concrete or unit paver walkways through landscape areas. 
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4. Shared Indoor and Outdoor Amenities: The amenity building and outdoor amenity area are 
proposed at the southwest comer of the site to retain and incorporate existing trees into the 
landscape design of the communal open space. This location would also take best advantage 
of solar exposure for the outdoor amenity space. The amenity area would offer multiple 
activity options for a variety of age groups including a child's play area, a community garden 
area, outdoor patio area and a ping pong table. Seating areas would be provided for 
surveillance and community interaction. A 1.5 m high "good neighbour" wood fence is 
proposed to buffer the existing residential development along the south property line. 

5. Private Outdoor Amenity Space: All the proposed dwellings along the fronting roads and the 
internal walkway mews corridors would have semi-private yards with their front door and 
amenity area facing the mews or the street. The front yards of these dwellings would be 
defined with a combination of low (1.2 m high) wood fences and low hedges to better 
separate and define the public and private realms. 

Accessibility 

1. The site is generally flat and all on-site walkways are accessible. 

2. The proposed development includes three (3) convertible units that would be designed to be 
easily renovated to accommodate a future resident in a wheelchair (Buildings 6, 25 and 26). 
The potential conversion of these units will require installation of an elevator but the design 
incorporates a vertically stacked space for this purpose temporarily used as closet space. 

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

Stairwell hand rails; 
Lever-type handles for plumbing fixtures and door handles; and 
Solid blocking in washroom walls to facilitate future grab bar installation beside toilets, 
bathtubs and showers. 

Sustain ability 

1. The proposed development would meet the EnerGuide 82 standards (see Attachment 6-
EnerGuide Summary Report). 

2. In addition, the applicant has committed to high efficiency combination gas boilers for space 
heating and hot water which will reduce dependency on the electrical grid. 

3. The indoor amenity facility would be heated with geo-thermal energy according to the 
rezonmg. 

4. The proposed cladding materials would include long-life and low maintenance properties 
such as brick and stone. 

5. Construction materials such as the following are proposed to reduce energy consumption: 

a) High performance doors (solid wood and steel with polyurethane insulation core); 

b) Walls (2" x 6" studs at 16" on-centre with R40 batt insulation); and 

c) Upgraded windows (double glazed, soft coat low-e, argon filled, insulated spacer, slider 
windows with vinyl frames). 
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Crime Prevention Through Environmental Design (CPTED) 

The proposed CPTED features include: 

DP 14-665485 

a) A logical and legible site organization with clear sightlines to most areas within the site; 

b) Passive surveillance from the residential units of all pedestrian and amenity areas; 

c) A well defined hierarchy of open space on-site between public areas and private yards; 

d) Informal surveillance of public boulevards from inside the units and private yards; 

e) Surface wall mounted lighting on buildings to illuminate pedestrian areas and drive aisles; 

f) Bollard lighting to be provided in landscaped areas but. 

Garbage and Recycling 

There would be separate garbage andlor recycling areas for both the townhouse parcels. The 
enclosures would not be located along property lines with existing, adjacent development. The 
design of the enclosures would be coordinated with the architectural design and large enough to 
accommodate the appropriate number of garbage and recycling containers. 

Conclusion 

The proposed built form and architectural character of this proposed development would fit 
within the surrounding neighbourhood and provide adequate separation and buffering to the 
adjacent existing residential development. The proposed development would also permit the 
completion of the local road network as envisioned in the McLennan South Sub-Area Plan. 

F end support for this Development Pennit application. 

Bnan GUZZI, RPP, BCSLA 
Senior PlannerlUrban Design 

BG:cas 

Attachment 1: 
Attachment 2: 
Attachment 3: 
Attachment 4: 
Attachment 5: 
Attachment 6: 

Development Application Data Sheet 
Interim and Ultimate Road Alignment 
Agricultural Advisory Committee (AAC) Submission Package 
Advisory Design Panel Comments and Applicant Responses 
Cross-Sections - Separation between Existing and Proposed Development 
EnerGuide 82 Summary Report 

Prior to forwarding this Development Permit application to Council for issuance consideration, the 
owner/developer is required to complete the following requirements: 

1. Adoption ofthe rezoning (RZ 12-605038) including all required land dedications/transfers. 

2. Provision of an appropriate legal agreement for an agricultural landscape buffer along the entire NO.4 
Road property line to ensure the landscape buffer is maintained and to provide notification that the 
site is adjacent to the Agricultural Land Reserve (ALR). The design, construction and maintenance of 
the ALR landscape buffer will be the sole responsibility ofthe owner/developer subject to the 
approval of Richmond's Director of Development. 
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3. Provision of a variable width Statutory Right-of-Way along the west side of Lechow Street 
extending from the south property line of the west townhouse parcel to the south side of the 
new East-West Connector Road for road and boulevard purposes that ensures a continuous 
1.5 m wide landscape boulevard strip and 1.5 m wide concrete sidewalk. The final width and 
alignment of the landscape boulevard strip and the sidewalk shall be determined by a Functional Plan 
prepared by the owner/developer to the approval of the Director of Development, the Director of 
Transportation and the Director of Engineering. The design and construction of this road and 
sidewalk SRW shall be the sole responsibility of the owner/developer subject to the approval ofthe 
Director of Development, Director of Transportation and the Director of Engineering. The 
maintenance for this road and sidewalk SRW shall be the sole responsibility of the City, after final 
acceptance by the City. 

4. Registration ofthe appropriate legal agreement (i.e., cross access easement) on title in the Land Title 
Office over the west parcel for the benefit of the east parcel residents to permit access and use of the 
proposed amenity building and related facilities on the west parcel, if two (2) separate lots are created 
(i.e., separated by Lechow Street). 

5. Registration of the appropriate legal agreement (i.e., Statutory Right-of-Way) on title in the Land Title 
Office over the east parcel driveway for the benefit of73l1 and 7315 No.4 Road to permit vehicle and 
pedestrian access to these two (2) lots in the future, if they are redeveloped as townhouses in the future. 

6. Registration of the appropriate legal agreement (i.e., Statutory Right-of-Way) on title in the Land 
Title Office over the southern west parcel driveway for the benefit of7300 Bridge Street to permit 
vehicle and pedestrian access to this lot in the future, if it is redeveloped as townhouses. 

7. Submission of a Contract entered into between the applicant and a Certified Arborist for supervision 
of anyon-site works conducted within the tree protection zone ofthe trees to be retained. The 
Contract should include the scope of work to be undertaken, including: the proposed number of site 
monitoring inspections, and a provision for the Arborist to submit a post-construction assessment 
report to the City for review. 

8. Registration of a legal agreement(s) regarding the developer's commitment to construct all townhouse 
units in accordance with EnerGuide 82 including the pre-ducting of all townhouse unit for future solar 
hot water heating. 

9. Receipt of a Letter of Credit in the amount of $422,350.00 for landscape and on-site improvements. 
The value of the landscape Letter of Credit is to be based on the landscape cost estimate prepared by a 
BC registered landscape architect and acceptable to the Director of Development. 

Prior to Building Permit Issuance, the owner/developer must complete the following requirements: 

1. Enter into a Servicing Agreement* for the design and construction of works on the Bridge Street, 
No.4 Road frontage, Sills Avenue frontage, and Lechow Street. Any items under the Servicing 
Agreement (SA) which may be eligible for DCC credits will be determined through the SA review 
and approval process. Should a subdivision of the single family lots fronting onto Bridge Street be 
submitted prior to a building permit for the townhouse site, a separate Servicing Agreement (SA) 
application will be required for servicing of those lots and the works required on Bridge Street. Works 
include, but may not limited to: 

A. Transportation Requirements: Prior to issuance of a Building Permit the developer is responsible 
for the following: 

4388882 

1. New Traffic Signal at No.4 Road and New East-West Collector Road: Upgrade the 
intersection of No. 4 Road and the new collector road (min.l1.2 m pavement width) with 
traffic signals to include but not limited to the following: 
a) Signal pole, controller, base and hardware; 
a) Pole base (City Centre decorative pole and street light fixture); 
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b) Video Detection, conduits (Electrical and Communications) and signal indications, and 
communications cable, electrical wiring and service conductors; and 

c) APS (Accessible Pedestrian Signals). 

2. Sills Avenue: Roadworks include, but not limited to the design and construction of the 
following: 
a) Curb extension at the intersection with Bridge Street on the north side of Sills Avenue; 
b) Removal of the existing north curb and gutter with possible sidewalk alteration; and 
c) Dedicate 10m along the entire north edge of7120 Bridge Street to complete Sills Avenue 

with 4m x 4m comer cuts at Bridge Street and Lechow Street. Also a proper comer 
radius curve (approx. 14m to be confinned by Servicing Agreement design connecting 
Sills Avenue to Lechow Street); 

d) 1.5m wide grass and tree boulevard (north side); 
e) 11.2 m pavement width; 
f) Concrete curb and gutter (south side); 
g) 1.5 m wide grass and treed boulevard (south side); and 
h) 1.8 m concrete sidewalk (south side). 

NOTE: Works may also include upgrade of street lighting to Sills Avenue frontage 

3. Bridge Street: Along the entire site frontage from Sills Avenue to Shields Avenue, widen 
Bridge Street pavement to 8.5 m, construct new curb and gutter with 1.75 m concrete 
sidewalk at property line and remaining to new curb to be grass and treed boulevard. 
Frontage works to extend past site to south property line of 7300 Bridge Street. 

4. No.4 Road: Restore No.4 Road frontage to standard 1.5 m concrete sidewalk at property 
line with min. 1.5 m grass and treed boulevard, where existing driveways are to be closed 
and/or substandard cross section exists. Upgrade street lighting as part of signal work and 
may also be required as part of frontage works along No.4 Road. 

5. Lechow Street (north): based on the functional plan, dedicate 10.65m (to be confinned at SA 
stage) across the entire east edge of the development sites abutting Lechow Street from Sills 
Avenue to the new East-West Collector road on the north end and at the south from Shields 
Avenue along the east property lines of 7260/7300 Bridge Street. Roadworks include but not 
limited to the following, for the ultimate cross section (from Sills Avenue to north property 
line of7191 No.4 Road: 

From East property line: 
a) 1.75 m concrete sidewalk; 
b) 1.5 m wide grass and treed boulevard; 
c) Concrete curb and gutter; 
d) Minimum 11.2 m wide pavement; 
e) Concrete curb and gutter; 
f) 1.5 m wide grass and treed boulevard; and 
g) 1.75 m concrete sidewalk. 

From this point South, Interim Lechow Street works to include: 

From west property lines of7191 and 7195 No.4 Rd: 
a) 1 m gravel shoulder; 
b) minimum 6 m asphalt pavement; 
c) Temporary curb and gutter; and 
d) 1.5 m clear and unobstructed temporary asphalt walkway. 

Note re 7180/7200 Bridge Street: Additional road dedication will be required along the 
east property lines for the proper curve radius required to connect Lechow Street to the 
future East-West Collector road. See 'bulge' area on functional plan. The additional 
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dedication is required to make the road functional for two-way vehicular traffic turning 
movements. 

6. Lechow Street (south): Dedicate 7.5 m along the entire east property line of the development 
properties fronting Lechow Street (southern end connecting to Shields Avenue) 

7. To accommodate vehicular and pedestrian connectivity, the interim design for the south end 
of Lechow Street will be constructed as a pedestrian facility and once 7300 Bridge Street is 
redeveloped, the ultimate design will allow for vehicles. The interim works from Shields 
Avenue to the site entry include: 

From the west property line of 7331 No.4 Road: 
a) 1.5 m concrete sidewalk at property line, not in ROW; 
b) 1.5 m grass and treed boulevard; 
c) curb and gutter; 
d) 8.5 m pavement width or interim pavement width south of 7300 Bridge Street; 
e) new curb and gutter; 
f) 1.5 m grass and treed boulevard; and 
g) 1.5 m concrete sidewalk. 

As much as possible of the above works are required to be constructed from Shields Avenue 
to the site entry, to facilitate pedestrian access. 

8. East-West Collector Road: Road dedication varies from 16.95 m to 20 m based on functional 
plan, along north edge of development sites fronting the new East-West Collector Road 

9. Provision of a 4 m x 4 m comer cut at the intersection of No. 4 Road. Roadworks include, 
but not limited to the following: 

From the north property line: 
a) minimum 1 m gravel shoulder; 
b) 11.2 m pavement width; 
c) curb and gutter (south side); 
d) 1.5 m grass and treed boulevard; and 
e) 1.75 m concrete sidewalk. 

10. Lechow Street (within site): Dedicate 12m of road between the proposed East-West Collector 
Road and the proposed development's south property line. Roadworks include, but not 
limited to the following: 

Install street name signs at the comer of Lechow Street and the East -West Connector Road 

From the East property line of the road: 
a) 1.5 m concrete sidewalk; 
b) 1.5 m grassed and treed boulevard; 
c) 0.l5 m curb and gutter; 
d) 7.7 m pavement width; 
e) 0.15 curb and gutter; and 
f) variable width tree and grass boulevard 
g) 1.5 m concrete sidewalk. 

B. Transportation Requirements: Prior to issuance of a Building Permit the developer is responsible 
for the following: 

4388882 

1. Storm: The developer is responsible for the following frontage works: 

a) Bridge Street - Upgrade existing storm sewer from existing manhole STMH5174 (south 
property line of 7280 Bridge Street) to existing manhole STMHl13666 (Sills Ave) with a 
length of approximately 174 m to a min. 600 mm. 
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a) "East -West Connector" - Construct a min. 600 mm storm sewer from Lechow Street to 
No.4 Road and connect to new system on Lechow Street and existing system on No.4 
Road. 

b) Lechow Street - Construct a min. 600 mm storm sewer from Sills Avenue to Shields 
Avenue and connect to existing system on Sills Avenue at existing manhole STMH 
113669 and Shields Avenue with a manhole and new system on "East-West Connector" 
with a manhole. Approximately 15 m of existing 300 mm storm sewer from existing 
manhole STMH 113669 to existing manhole STMH 113671 is to be removed. 

Note: the pipe size may be reduced along Lechow Street between "East-West Connector" 
and Shields Avenue to due to design parameters and site constraints; to be determined 
during the review of the Servicing Agreement design. 

2. Sanitary: The developer is responsible for the following: 

a) The developer is responsible for constructing sanitary sewers as required to service the 
development site within the dedicated roads (Sills Avenue, Lechow Street and "East
West Connector") and connect to the existing sanitary sewer system. Sizing is to be 
based on the greater of a) 200 mm and b) OCP size, as per City requirements. 
Calculations for sizing the proposed sanitary sewers are to be included in the Servicing 
Agreement design. 

a) The east half ofthe development site (Le. east of Lechow Street) is to connect to the 
sanitary sewer along the No.4 Road frontage. 

b) Existing 3.0 m wide R.O.W along No.4 Road frontage to be discharged and replaced 
with a 5.0 m wide R.O.W along the entire No.4 Road frontage. 

3. Water: The developer is responsible for the following: 

a) Using the OCP Model, there is 577 Lis available at 20 psi residual on No.4 Road and 
294 Lis available at 20 psi residual on Bridge Street Based on your proposed rezoning, 
your site requires a minimum fire flow of220 Lis. 

a) The developer is responsible for constructing a "looped" water system consisting of200 
mm diameter watermains within the dedicated roads (Sills Avenue, Lechow Street and 
"East-West Connector") and connection to the existing watermains on No.4 Road, 
Bridge Street and Shields Avenue will be required. 

b) Once you have confirmed your building design at the Building Permit stage, you must 
submit fire flow calculations signed and sealed by a professional engineer based on the 
Fire Underwriter Survey to confinn that there is adequate available flow. 

4. Additional Engineering Requirements: The developer is also responsible for the following: 

a) Additional legal agreements, as detennined via the subject development's Servicing 
Agreement(s) and/or Development Permit(s), and/or Building Pennit(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. 

b) The developer is responsible for the under-grounding of the existing private utility pole 
line and/or the installation of pre-ducting for private utilities, subject to concurrence from 
the Private Utility Companies. Thru the Servicing Agreement and detail design, Private 
Utility Companies may require additional space for their infrastructure (kiosks, vista, 
transformers, LPTs. PMTs); this may include rights-of-ways on the development site to 
minimize impact on public space. 

c) Given the soil conditions in the area, the following is required: 
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d) Geotechnical assessment for all Servicing Agreement works; and 

e) A minimum 2 year maintenance period for Servicing Agreement. 

£) Proposed City infrastructure (road, curb and gutter, boulevard, sidewalk, street lighting 
and utilities) to be located within road dedications. 

g) Street lighting is required for all interim and permanent road and sidewalk works, the 
extent of which is to be assessed by the developer's consultants during the service 
agreement process. 

h) The configuration for the "Ultimate" layout of Lechow Street, "East-West Connector" 
and Shields Avenue to be shown on the key plan of the Servicing Agreement drawings. 

i) The developer is required to provide cash in lieu for the removal of the "Interim" works 
and construction of the "Ultimate" works along the development site frontage ofLechow 
Street and "East-West Connector". 

j) The developer is required to design and construct works within the existing Lechow 
Street road dedication, just north of Shields Avenue. 

Note: Alterations maybe required to existing curb and gutter on Shields Avenue 

2. Submission of a Construction Parking and Traffic Management Plan to the Transportation Division. 
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. 

3. Incorporation of accessibility measures in Building Permit (BP) plans as determined via the Rezoning 
and/or Development Permit processes. 

4. 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 Division 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 ofthe 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. 

• 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. 

4388882 
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I» 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. 

An executed copy ofthe DP considerations is located in the DP file. 

Signed Date 

4388882 



City of 
. Richmond 

Development Application Data Sheet 
Development Applications Division 

DP 14-665485 Attachment 1 
Address: 7120,7140,7160,7180,7200,7220,7240 and 7260 Bridge Street, and 7211,7231 and 7271 NO.4 Road 

Applicant: Yamamoto Architecture Inc. Owner: Hui Yuan Investments (Canada) Ltd. and Mao Hua Chen 

Planning Area(s): City Centre - McLennan South 

Floor Area: Gross: 11,017 m2 (118,586 ft2) Net: 10,114 m2 (108,862.2 ft2) 

I Existing I Proposed 

Gross/Net Site Area Gross 18,293 m2 (196,904.2 ft2) 
Net: 14,400 m2 (155,000.3 ft2) for 2 townhouse lots 

and 3,906 m2 (42,043.8 ft2) for 7 detached lots 

Land Uses Single Family Residential Single Detached and Townhouse Residential 

OCP Designation Mixed Employment no change 

Zoning: "Single Detached (RS1/F)" 
"Single Detached (ZS14) - South McLennan (City Centre)" 

and "Town Housing (ZT70) - South McLennan" 

I Bylaw Requirement I Proposed I Variance 

Floor Area Ratio (FAR) Max. 0.72 FAR 0.70 FAR None 

Lot Coverage Max. 40% 39% None 

Setback - NO.4 Road Min. 6.0 m (9.84 ft) Min. 6.0 m (9.84 ft) None 

Setback - East-West Connector Min. 3.0 m (9.84 ft) Min. 4.5 m (9.84 ft) None 

Setback - Lechow Street Min. 3.0 m (9.84 ft) Min. 3.0 m (9.84 ft) None 

Setback - Shields Avenue Min. 3.0 m (9.84 ft) Min. 3.0 m (9.84 ft) None 

Setback - Sills Avenue Min. 4.5 m (9.84 ft) Min. 4.5 m (9.84 ft) None 

Setback - Exterior Side Yard Min. 3.0 m (9.84 ft) Min. 3.0 m (9.84 ft) None 

Setback -Interior Side Yard Min. 3.0 m (9.84 ft) Min. 3.0 m (9.84 ft) None 

Setback - Rear Yard Min. 3.0 m (9.84 ft) Min. 3.0 m (9.84 ft) None 

Height (m) 12.0 m2 (39.37 ft2) 12.0 m2 (39.37 ft2) None 

Height (storeys) Max. 3 storeys 2 and 3 storeys None 

Residential (2.0 x 78) 156 Residential (2.0 x 78) 156 
Off-street Parking Spaces Visitor (0.2 x 78) 16 Visitor (0.2 x 78) 16 None 

Total Parking Spaces 172 Total Parking Spaces 172 

Small Car Parking Spaces Max. 50% 43 spaces or 25% None 

Tandem Parking Spaces Max. 50% 12 spaces (6 units) or 7% None 

Accessible Parking Spaces Min. 4 spaces 4 spaces None 

Loading Spaces 1 medium size (SU9) 1 medium size (SU9) None 

Bike Parking Spaces - Class 1 & 2 (C1 = 98 + C2 = 16) Total 114 (C1 = 103 + C2 = 16) Total 119 None 

Convertible Units Min.2 Units 2 Units None 

Aging-in-Place Units Min. 78 Units Min. 78 Units None 

Indoor Amenity Space Min. 100 m2 (1,076.4 ft2) 100 m2 (1,076.4 ft2) None 

Private Outdoor Space 30 m2/unit (322.9 ft2/unit) minimum 38.2 m2/unit (411.2 ft2/unit) average None 

Children's Play Area Min. 3 m2
/ unit (32.3 ft2/ unit) 3 m2 / unit (32.3 ft2 / unit) None 

4388882 
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Excerpt from the Minutes from 

The Design Panel Meeting 

Wednesday, October 8,2014 - 4:00 p.m. 
Rm. M.1.003 

Richmond City Hall 

Attachment 4 

This Development Permit application was presented to the Advisory Design Panel (ADP) on 
Wednesday, October 8, 2014. The Advisory Design Panel indicated conditional support for this 
Development Permit application subject to the applicant giving consideration to the ADP 
comments. The design response from the applicant has been included immediately following the 
specific Design Panel comments and is identified in 'bold italics'. 

DP 14-665485 -78-UNIT TOWNHOUSE COMPLEX 10,113.63 m2 (108,862.2 ft2) 

APPLICANT: Yamamoto Architecture Inc. 

PROPERTY 
LOCATION: 

Applicant's Presentation 

7120, 7140, 7160, 7180, 7200, 7220, 7240 and 7260 Bridge St.; 
7211; 7231 and 7271 No.4 Road 

Taizo Yamamoto, Yamamoto Architecture Inc~, and Landscape Architect Mary Chan Yip, PMG 
Landscape Architects Inc., presented the project and answered queries from the Panel on behalf of 
the applicant. 

Panel Discussion 

Comments from the Panel were as follows: 

II site is handled well considering that several roadways need to be taken into 
consideration; roadways and drive aisles limit the potential for green spaces in the 
proposed development; we appreciate the Panel's comment ... 

II massing and site planning is- well handled; the applicant's approach to create two 
parcels with slightly different character is a positive step; we appreciate the Panel's 
comment 

II variation of colours is good; however, also consider varying the materials; further 
material variation introduced in west portion of the site. Hardie-panel replaced in 
upper level box outs and gables to add more variety of texture and colour. 
Additional stone type introduced to create more variation in colour. Brick added to 
Sills and Lechow fronting units. Juliette balconies and decorative roof vents added 
on streetscape buildings to add more visual interest and depth to the facades. 

4388882 



-2-

I! eastern parcel is generally more successful than the three-storey elements in the 
western parcel, e.g. roof lines are better in the eastern parcel than in the western 
parcel; look at opportunities to bring these characteristics to the western parcel; per 
comments from the panel, a gable form has been introduced to replace the hip roof 
presented at Advisory Design Panel. Hardie-panel within the gable and at the top 
of the box-out to add more variety in texture and colour. Brick and additional 
colour schemes introduced to create more variety within the palette of the western 
parcel. 

I! proposed indoor amenity space is successful in terms of placement and orientation; 
outdoor amenity space is nicely located, well-lit and functional; we appreciate the 
Panel's comment 

I! concern on the pedestrian flow through the development especially in the western 
parcel; clusters of buildings are accessed from the drive aisle; consider realigning 
some of the buildings to create a more direct alignment of mews directly to the street 
in order to provide a safer approach for visitors and pedestrians; Of the 46 units 
provided on tlte western portion of the site, only 16 units require pedestrians to 
walk on the pedestrian walkway shared with the drive aisle. The remaining units 
have access directly from the sidewalk or from the walkways in the amenity area 
cluster. Walkway crossings from these two clusters of 8 duplexes are located in the 
middle of the cluster and as far as possible from the intersection of tlte drive aisles. 
In this way, there is good visibility at the crossings of the pedestrian walkways with 
the drive aisles. These crossings are also marked with pavers as a visual indication 
for drivers. 

I! stamped asphalt walkway on the drive aisle at the eastern parcel is better suited at the 
southern edge of the drive aisle where the front doors of units are being accessed; not 
suitable at the northern edge of the drive aisle which is adjacent to the garage; 
Walkway shifted to the south side as suggested 

I! agree that the character of the eastern parcel is nicer than the western parcel; consider 
design development to the building roofs in the western parcel; As mentioned above, 
the roofs of the western portion have been modified to be gables that are more 
consistent with the rooflines of the eastern portion. Decorative roof vents added to 
create more texture and visual interest. 

I! roadways consume a lot of the site, can the patios be larger; agree with the comment 
that the indoor and outdoor amenity spaces are well handled; Patio sizes are 
balanced with the requirement for planted boulevards and green space. 

I! agree with the previous comments of the Panel; applicant made a good presentation 
of the project; we appreciate the Panel's comment 

I! consider more variation in the colours for the proposed development; Further 
material and colour variation introduced in west portion of the site. Hardie-panel 
replaced in upper level box outs and gables to add more variety of texture and 
colour. Brick added in addition to stone to introduce another variation in colour 
and texture. Juliette balconies added on streetscape buildings to add more visual 
interest and depth to the facades. Increased variation in colour added for a total of 
3 main colour schemes with 3 variations. 

4388882 
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III cluster of homes around the indoor and outdoor amenity spaces are well done and 
could be repeated throughout the development; consider reorganizing other clusters 
of homes to allow more pockets of shared space; Layout of internal drive aisles and 
the substantial roadway dedications require an efficiently laid out site. Pockets of 
space are provided in the form of pedestrian mews located between the rows of 
duplex buildings where the grouping of private yards and public walkways 
maximizes the size of the open space. 

.. pleased to know that the applicant has a public art plan; applicant needs to identifY 
the location of public art and ensure that it will be functional and experienced by the 
public; look forward to seeing the public art plan; The team is considering different 
options and locations for the public art 

.. commend the applicant for the design of the convertible unit; appreciate the use of 
pocket doors; look at the potential for pocket doors in Unit-O washrooms opposite 
the den; Pocket door incorporated into the Unit-O washroom opposite the den 

III appreciate the amenity spaces and community garden plots; consider raising the level 
of soil plots up to 12 inches to facilitate the planting activities of people with 
disabilities; Plots will be raised to provide more accessibility 

.. pleased to see the wheelchair accessible ping-pong table; we appreciate the Panel's 
comment 

.. could not support the project as only two convertible units are being proposed for the 
78-unit development; look at precedent in other projects reviewed by the Panel, e.g. a 
63-unit townhouse development providing 20 convertible units; look at the potential 
for convertible units in the two-storey units of the subject development to enhance 
their usability; One additional "0" type convertible unit has been added. 

.. appreciate the applicant's energy study; concur that a geothermal system is not viable 
in view of the scale of the project; however, the applicant could still consider a 
central power plant to maintain energy efficiency throughout the development in the 
long-run; The team has determined that central power is not viable for this project. 
There are several reasons why it is not advisable in incorporate centralized boilers in a townhome 
development. There is no room on the site to house mechanical rooms for such boilers. Especially 
since multiple boilers would be required, since one large central boiler would require an easement 
across LeChow Street for distribution pipes. Furthermore, since the distribution network would 
running outdoors, all of the pipes would need to be insulated (unpractical and costTy),furthermore 
the distances traveled for the distribution network are very far (townhomes having less density and 
thus are more spread out than apartment units). Finally, townhome buyers expect certain features 
when they invest in this type of dwelling, individual metering is one example. With centralized 
boilers, people wouldn't have individual metering, instead they would likely pay pro rata portions of 
strata fees for their utilities based on their unit area (not consumption) which is incongruous with 
buyer expectations. The fact that centralized boilers are instead used in low-rise apartments is 
indicative of these considerations. 

.. support the recommendation of City staff to extend the proposed walkway along the 
east side of Building 19 to the north to connect with the main entry road of the west 
development parcel; The sidewalk east of building 19 has been extended north 
along the west side of Lechow Street 

4388882 
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II stamped asphalt is not advisable; consider unit pavers to announce the clarity of 
pedestrian circulation; and pavers have been incorporated to replace stamped 
asphalt 

III the applicant has done a good job in a challenging site. We appreciate the Panel's 
comment 

III (In addition, the Chair read the following comments submitted by Panel member 
Grant Brumpton) 

II consider increased safety and clarity in the definition of the internal pedestrian routes, 
e.g. the pedestrian link off No.4 Road which is in conflict with the visitor parking; 
and Pedestrian link shifted to the south of building 25. 

.. appreciate the planting in the parking areas; however, review the proposed plant 
species. Our Landscape Architect Mary Chan Yip clarified this question with the 
Panel Chair. She had proposed the Prunus lusitanica because we could not fit any 
trees in the auto court and the Prunus lusitanica is an evergreen shrub to give 
some greenery. This plant can withstand pruning to allow the Strata to control the 
height and shape. The Chair said he understood and said it was acceptable. 

4388882 

Panel Decision 

It was moved and seconded 
That DP 14-665485 be supported to move forward to the Development Permit Panel 
subject to the applicant giving consideration to the comments of the Panel. 

CARRIED 

Opposed: Tom Parker 
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ATTACHMENT\6 - ENERGUIDE SUMMARY REPORT 

E3 Eco Group Inc. 

Report for Hui Yuan 

Investments (Canada) Inc. 
Revised Energy Evaluation Review and 

Recommendations for Unit A, Bldg 5, Bridge 

Street townhouses, Richmond, Be 

10 April 2014 

2014 



Report for Hui Yuan Investments (Canada) Inc. 

Introduction: 

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

addressed as Unit A, Bldg 5, Bridge Street townhouses, Richmond, BC. The modeling 

was carried out according to the format defined by the EnerGuide Rating System for 

New Homes evaluation procedures. 

Weather location: Vancouver 

Base Case Review: Townhouse, end unit 

Foundation R12 insulation under entire slab 
Above Grade Wall Construction 2x6 @ 16"0.c. R20 batt insulation & R20 headers 
Roof Construction Engineered truss @ 24"0.c with R 40 batt insulation 
Window Specification Double glazed, soft coat low-e, metal spacer, slider 

windows with vinyl frames 
Door Specification Solid Wood (front) & Steel with polyurethane insulation 

core (garage & storage rm) 
Ventilation Specification BC Building Code minimum: bathroom fans 
Air Tightness 5.5 ACH@50Pa; an estimate based on typical local 

construction 
Space Heating System Natural Gas Combi system, AFUE 95% 
Domestic Hot Water Indirect fired storage tank supplied by space heating boiler, 

30 US gal. tank 
Energy Credits: 

Drainwater Heat Recovery 0 
low energy lighting 0 

.. Energy Star appliances 95kWh/yr (dishwasher, clothes washer & fridge) 
Predicted EnerGuide Rating 79 
(ERS) 
Design Heat Loss: Bl'U/hr 21159 BTU/hr 
Estimated Annual Space 13315 kWh 
Heating + DHW Energy 
Consumption (kWh) 

Bridge St th - Yamamoto - basecase.hse 

E3 ECO GROUP Inc. 10 April 2014 



Report for Hui Yuan Investments (Canada) Inc. 

Upgrade Recommendations: 

The Base Case model was reviewed and the following upgrades have been 

recommended to increase the predicted EnerGuide rating to 82: 

Upgrade 1: 

Foundation R12 insulation under entire slab 
Above Grade Wall Construction 2x6 @ 16" O.c. R20 batt insulation & R20 headers 

Roof Construction Engineered truss @ 24"0.c with R 40 batt insulation 

Window Specification Double glazed, soft coat low-e, argon til" insulated spacer, 
slider windows with vinyl frames 

Door Specification Solid Wood (front) & Steel with polyurethane insulation 
core (garage & storage rm) 

Ventilation Specification BC Building Code minimum : bathroom fans 

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

Space Heating System Natural Gas Combi system, AFUE 95% 

Domestic Hot Water Indirect fired storage tank supplied by space heating boiler, 
30 US gal. tank 

Energy Credits: 

Drainwater Heat Recovery 0 

EnergyStar lighting 1450kWh/yr 

Energy Star appliances 95kWh/yr (dishwasher, clothes washer & fridge) 

Predicted EnerGuide Rating 82 
(ERS) 
Design Heat Loss: BTU/hr 19663 BTU /hr 

Estimated Annual Space 12232 kWh 
Heating + DHW Energy 
Consumption (kWh) 

E3 ECO GROUP Inc. 10 April 2014 



Report for Hui Yuan Investments (Canada) Inc. 

Notes: 

1. Design Heat loss calculation is based on design conditions assumed. This figure can 

be used to size the heating system, although unit size will have to take into account 

system efficien.cy, operating conditions and provide a margin for qUick recovery. 

2. The calculated energy consumption estimates are based on data entered and 

assumptions made within the computer program based on standard user profiles. 

The estimates may not reflect actual energy requirements of this house due to 

variations in weather, actual construction details used, performance of equipment, 

lifestyle and number of occupants. 

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

Kristi Owens,CEA,SBA,AT 

E3 ECO GROUP INC. 

e: kristi@e3ecogroup.com 

END 

E3 ECO GROUP Inc. 10 April 2014 



City of 
Richmond Development Permit 

To the Holder: 

Property Address: 

Address: 

No. DP 14-665485 

Yamamoto Architecture Inc., 

7120,7140,7160,7180,7200,7220,7240 and 7260 Bridge 
Street and 7211, 7231 and 7271 No.4 Road 

2386 Oak Street 
Vancouver Be V6H 4J 1 

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

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

3. Subject to Section 692 of the Local Government Act, R.S.B.c.: buildings and structures; 
off-street parking and loading facilities; roads and parking areas; and landscaping and 
screening shall be constructed generally in accordance with Plans #1 to #35 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 
$422,350.00 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. 

4388882 



To the Holder: 

Property Address: 

Address: 

Yamamoto Architecture Inc., 

Development Permit 
No. DP 14-665485 

7120,7140,7160,7180,7200,7220,7240 and 7260 Bridge 
Street and 7211, 7231 and 7271 No.4 Road 

2386 Oak Street 
Vancouver Be V6H 4J1 

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

This Permit is not a Building Permit. 

AUTHORIZING RESOLUTION NO. 
DAY OF 

DELIVERED THIS DAY OF 

MAYOR 

4388882 

ISSUED BY THE COUNCIL THE 
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City of 
Richmond 

To: Development Permit Panel 

From: Wayne Craig 
Director of Development 

Report to Development Permit Panel 
Planning and Development Department 

Date: November 4,2014 

File: DP 14-672669 

Re: Application by S-8135 Holdings ltd. for a Development Permit at 9191 and 
9231 Alexandra Road 

Staff Recommendation 

That a Development Permit be issued which would: 

1. Permit the construction of a development with forty (40) town housing units and nine (9) 
live/work dwelling units at 9191 and 9231 Alexandra Road on a site zoned 
"Residential/Limited Commercial (ZMU28) - Alexandra Neighbourhood (West Cambie)". 

JD:blg 
Att. 
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November 4,2014 - 2 - DP 14-672669 

Staff Report 

Origin 

S-8135 Holdings Ltd. has applied to the City of Richmond for permission to develop a 
townhouse project at 9191 and 9231 Alexandra Road on a site zoned "Residential/Limited 
Commercial (ZMU28) - Alexandra Neighbourhood (West Cambie)". The site is currently 
vacant. 

The site is being rezoned from "Single-Detached (RS 1/F)" to "Residential/Limited Commercial 
(ZMU28) Alexandra Neighbourhood (West Cambie)" by Richmond Zoning Bylaw 8500, 
Amendment Bylaw 9163 (RZ 14-656219). The rezoning bylaw was given third reading 
following the Public Hearing on September 2,2014. The rezoning was supported with Official 
Community Plan (OCP) amendments (Amendment Bylaw 9164) to accommodate low and 
medium density residential uses in addition to medium density mixed retail and residential uses 
on this site. 

Frontage improvements are required on all three (3) street frontages (Alexandra Road, Dubbert 
Street and Tomicki Avenue) as part of the rezoning. A Service Agreement for the improvements 
is required prior to Building Permit issuance. As well, the project is required to connect to the 
Alexandra District Energy Utility (ADEU). Registration of a legal agreement regarding the DEU 
connection is a condition of rezoning. 

Development Information 

The site is located in the Alexandra Neighbourhood, just north of the proposed Smart Centres. It 
will be bordered by three roads: Alexandra Road to the south; the southward extension of 
Dubbert Street to the west; and Tomicki Avenue to the north. 

The application proposes forty-nine (49) residential units, forty (40) of which will be townhouses 
and nine (9) of which are townhouses designated for live/work dwelling use. The proposed floor 
area ratio (FAR) is 0.891, resulting in a floor area of 5,466.2 m2 (58,839.6 sq.ft.), and the 
proposed height is 10.74 m (35.2 ft.) and three (3) storeys. 

The townhouses are grouped in six (6) buildings; with four (4) buildings fronting the streets to 
the south, west and north and two (2) buildings aligned with the east property line. Resident and 
visitor parking are accessed from an internal drive aisle, which is accessed from two locations on 
Dubbert Street. Common open space is provided toward the centre of the proposed development 
and private open space is provided with each unit in the form of yards and balconies or a 
combination of the two. 

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

4402671 
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Background 

Development surrounding the subject site is as follows: 

To the north, across Tomicki Avenue, is a recently constructed, three-storey and four-storey, 
259-unit, apartment-residential development. 

To the east, currently under application (DP 12-613923), a four-storey development, with ground 
level retail fronting Alexandra Road and 132 apartments, is proposed. 

To the south, across Alexandra Road, is the recently approved commercial development (Smart 
Centres), with approximately 35,952 m2 (386,997 sq.ft.) of retail space. 

To the west is an existing undeveloped lot, a part of which is expected to complete the extension 
of Dubbert Street. The remainder of the lot is likely to be consolidated with other properties and 
developed, per the West Cambie Area Plan, with a combination of retail, restaurant, office, 
education and recreational uses. 

Rezoning and Public Hearing Results 

During the rezoning process, staff identified the following technical requirements to be 
addressed at the Development Permit stage: 

1. Submission of an acoustical and thermal report by an appropriately registered professional 
that addresses the requirements of the City's Aircraft Noise Sensitive Development Policy. 
(An acoustical report has been submitted and the proponent has committed to 
incorporating the recommendations into the development.) 

2. Submission of a Landscape Plan and deposit of a Landscaping Security. 
(The plan and a security of $117,004.36 have been provided by the applicant.) 

The Public Hearing for the rezoning was held on September 2, 2014. At the Public Hearing, no 
concerns about the proposed rezoning were expressed. 

Staff Comments 

The proposed scheme attached to this report has satisfactorily addressed the design issues and 
other staff concerns 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 with the provisions of the pending zoning, "Residential/Limited 
Commercial (ZMU28) - Alexandra Neighbourhood (West Cambie)". 

Advisory Design Panel Comments 

The Advisory Design Panel (ADP) reviewed the project on October 22,2014 and expressed 
support for the proposal. A copy of the relevant excerpt from the Advisory Design Panel 
Minutes is attached for reference (Attachment 2). The applicant's response to each Panel issue is 
included and identified in 'bold italics'. The applicant has addressed the Panel comments to the 
extent recommended by staff. 

4402671 
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Analysis 

Conditions of Adjacency 
• The proposed development is bound by streets on three of its four sides. Staff have not 

identified any significant adjacency impacts on these streets or on the current and anticipated 
developments along these streets. 

• The proposed development to the east of the subject site will be higher in density and height 
than the proposed development on the subj ect site. Staff have not identified any significant 
adjacency impacts. A potential grade transition issue along the common property line will be 
resolved by raising the rear yards of the subject site townhouses to meet the adjacent 
proposed grade. (This also provides more easily accessible outdoor space for the units.) 
Trees and fencing provide screening and visual interest between the proposed developments. 

Urban Design and Site Planning 
• This part of the Alexandra Neighbourhood is intended to have a "High Street" character and 

the proposal includes two measures that contribute to this objective. It will provide street
animating live/work uses along Alexandra Road and it will use a more urban form of 
townhouse development, with small front yards, a consistent build-to line and simple, 
repetitive townhouse forms. 

• The townhouse buildings lining the shorter frontages along Tomicki Avenue and 
Alexandra Road will span most of the site width and create a consistent street presence. 

• The townhouse buildings lining the longer Dubbert Street frontage (approximately 142 m) 
will be interspersed with open spaces (site entries and the common amenity space). This will 
provide rhythm and visual interest for pedestrians and those viewing it from the anticipated 
small floor plate retail, restaurant and other commercial uses across the street to the west. 

• The proposed north/south internal driveway also benefits from the alternating placement of 
buildings and open spaces. To further reduce the potential "bowling alley" effect, the 
developer has agreed to meander the internal driveway, articulate the surface with pavers in 
key locations and provide staggered trees and soft landscape. 

• The proposed mid-block open spaces are oriented in an east/west direction and have been 
situated to align visually with the proposed east/west walkway in the proposed development 
to the east. This central open space location also supports reasonably equitable access to and 
from all units in the development. 

• Parking, loading and waste services have been provided in accordance with regulatory 
requirements. Visitor parking is located at the north and south ends of the site. A covenant 
limiting the use of the visitor parking areas to visitors and to the five (5) supplementary 
live/work parking spaces is required as a condition of Development Permit issuance. 

Architectural Form and Character 
• The three-storey townhouses are clustered in buildings of from seven (7) to nine (9) units. A 

common "kit of parts" (building shapes, roof shapes, fenestration, materials, detailing and 
colour) is used to bring cohesiveness to the project while allowing for differentiation 
depending on sub-context of each building. For example, the live/work dwellings along 
Alexandra Road use a flat, two-storey "base", with large windows on the ground floor, to 
signify a more commercial role. 

4402671 
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• The front facades of each townhouse building have been well articulated using a variety of 
form, material, detailing and colour techniques. The developer has also improved the rear 
facades ofthe townhouse buildings in order to provide adequate visual interest on the interior 
of the project and facing the property to the east. 

• The proposed "kit of parts" has been created with a semi-traditional character appropriate to 
the existing and anticipated contexts. 

• The proposed materials include Hardie Board panelling, vinyl horizontal siding and shakes, 
brick and asphalt shingles. The proposed colour scheme includes white, light and dark greys, 
brick red and black. 

Landscape Design and Open Space Design 
• The proposed development offers a combination of soft landscaping and fencing of various 

heights. The design establishes public, semi-private and private open space areas. 
• The common open spaces total 289 m2 (3,111 sq.ft.) and are designed to include children's 

play, dog washing, grassed recreation, mail and quiet seating areas. 
• Private open space varies from 13 m2 to 66 m2 per unit (140 sq.ft. to 710 sq.ft./unit). 

Although, in some cases, this is less than specified by the OCP Multi-Family Residential 
Guidelines for town housing (30 m2 or 323 sq.ft. lunit), it is substantially more than the 
requirement for apartment units (6 m2 or 65 sq. ft. lunit). Given the inner city location of this 
development and the plans for nearby high-quality open spaces (Central Park, the North and 
South Park greenways and the Garden City Lands), staff believe the proposed private open 
space is adequate. 

• Infrastructure equipment, such as electrical closets, hydro kiosks and the District Energy 
Utility (DEU) transfer station, have been located unobtrusively and screened where possible. 

• As noted in the rezoning report, ten (10) replacement trees are required. Seventy-seven (77) 
news trees have been indicated on the landscape drawings. 

• A cash-in-lieu contribution of $80,000.00 is being provided with respect to indoor amenity 
space as part of the rezoning considerations. 

Sustain ability 
• The application proposes to address sustainability objectives and criteria by providing the 

following: 

Energy Efficiency 

o 6 mm outboard glazing, 4 mm inboard glazing with airspace dimension between. 
o The development will be connecting the Alexandra District Energy Utility, a renewable 

geothermic energy system. The DEU connection will allow for 70%+ of the space and 
water heating requirements to be heated by the DEU system itself. 

o Daylight + views from 90% of spaces. 
o Design allowing for controllability of lighting and thermal comfort. 
o Use of low-emission adhesives and sealants, paints and coatings, flooring systems, 

composite wood products. 

Water Conservation 
o Water efficient landscaping. 

4402671 
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Rainwater Management 
o Use of swales throughout to enhance water harvesting. 
o Varying grades of gravel/soil around outdoor amenity to provide water filtration. 

Health and Air Quality 
o Use of low-emission: adhesives and sealants, paints and coatings, flooring systems, 

composite wood products. 
o Providing minimum of one (1) tree planted/private amenity area (49 units). 
o Seventy-seven (77) trees total provided on plan. 

Urban Agriculture 
o Units all provided with back or front yard space, which can accommodate vegetable 

gardens. 

Accessible Housing 
• The application proposes to address accessibility objectives and criteria by providing the 

following: 

o One (1) convertible dwelling unit (Unit E, Building 2) that is designed with the potential 
to be easily renovated to accommodate a future resident with mobility challenges. 

o All of the proposed units incorporate aging in place features to accommodate mobility 
constraints associated with aging, as delineated by the OCP. 

Crime Prevention through Environmental Design (CPTED) 
• The application proposes to address CPTED objectives and criteria by providing: 

o Private yards, with low fences, up to the sidewalk along all frontages. 
o Direct access between units and sidewalk. 
o Direct overlook onto the street from residential spaces and live/work spaces at grade level 

on Tomicki Street and Alexandra Road. 
o Well-lit common amenity space with direct vision lines to both the street and numerous 

surrounding units. 
o Well-lit internal drive aisle, directly visible from within the units. 
o Limited to two (2) site access points that front the same street. 

Aircraft Noise Attenuation 
• The application will address noise attenuation objectives and criteria (Aircraft Noise 

Sensitive Development Policy) by providing, consistent with the advice of the consulting 
professional, features such as the following: 

o 6 mm outboard glazing, 4 mm inboard glazing with airspace dimension between. 
o Bedrooms will meet a minimum acoustical rating of29 - OITC - some units may be 

higher. 
o Wall and ceiling upgrades will be completed as required to meet standards. 
o Project is being designed to meet the OCP design criteria. 

4402671 
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Affordable Housing 
• An affordable housing contribution of approximately $303,091.00 is being provided in 

conjunction with rezoning. 

Development Permit Considerations 
• A list of Development Permit considerations is provided (Attachment 3). 

Conclusions 

The 49-unit townhousing and live/work dwelling development proposed by S-813 Holdings Ltd. 
at 9191 and 9231 Alexandra Road complies with the provisions of the "Residential/Limited 
Commercial (ZMU28) Alexandra Neighbourhood (West Cambie)" zoning, which received 
third reading on September 3, 2014. The proposed design also satisfactorily addresses the 
relevant OCP Development Permit Guidelines and other Council Policy. 

Staff support this Development Permit application and recommend its approval. 

'" 

~7~ 
Janet Digby 
Senior Planner 3-Urban Design 
(604-247-4620) 

JD:blg 
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Attachment 1 

City of 
Richmond 

Development Application Data Sheet 
Development Applications Division 

DP 14-672669 

Address: 9191 and 9231 Alexandra Road 

Applicant: S-8135 Holdings Ltd. Owner: S-8135 Holdings Ltd. 

Planning Area(s): West Cambie - Alexandra 

Floor Area Gross: 5,956.0 m2 Floor Area Net: 
--~------------------------

5,466.2m2 

Existing Proposed 

Site Area: 8,103.7 m2 6,137.7 m2 (net of road dedication) 

Land Uses: Single Detached Housing Townhousing 1 LiveIWork Dwelling 

OCP Designation: Mixed-Use (Alexandra) Residential Mixed-Use (Alexandra) 

Zoning: RS1/F 
Residential/Limited Commercial (ZMU28)-
Alexandra Neighbourhood (West Cambie) 

Number of Units: 0 49 Total (40 TH + 9 LWD) 

Required I Proposed I Variance 

Floor Area Ratio: 0.90 0.891 none permitted 

Lot Coverage: Max. 45/70/20% 45/70/20% none 

Setback - Front Yard: Min. 3 m 3m none 

Setback - Side Yard: Min. 3 m 3m none 

Setback - Side Yard: Min. 3 m 3m none 

Setback - Rear Yard: Min. 3 m 3m none 

Height (m): 
Lesser of 12.0 m or 3 

10.74 m /3 storeys 
none 

storeys 

Lot Size: Min. 0.60 ha 0.81 ha none 

Off Street Parking Spaces -
74 and 10+5 (shared) 74 and 10+5 (shared) 

none 
Residential and LiveIWork 1 Visitor: 

Accessible Spaces Provided: 2 2 none 

Total Off-Street Spaces: 84 84 none 

Tandem Parking Spaces: 55% of the total units 55% of total units none 

Amenity Space -Indoor: Min. 70 m2 Cash-in Lieu none 

Amenity Space - Outdoor: Min. 294 m2 289 m2 (guideline only) 

4402671 



Excerpt from the Minutes from 

The Design Panel Meeting 
Wednesday, October 22, 2014 - 4:00 p.m. 

Rm. M.1.003 
Richmond City Hall 

Attachment 2 

2. DP- 14-672669 - 3-STOREY 49-UNIT TOWNHOUSE DEVELOPMENT 

4402671 

APPLICANT: Townline 

PROPERTY LOCATION: 9191 and 9231 Alexandra Road 

Applicant's Presentation 

Architect Robert Ciccozzi, Robert Ciccozzi Architecture Inc., and Landscape Architect 
Meredith Mitchell, M2 Landscape Architecture, presented the project and answered 
queries from the Panel on behalf of the applicant. 

Panel Discussion 

Comments from the Panel were as follows: 

• 

• 

• 

• 

• 

• 

site planning is good; appreciate the live-work units facing the proposed Smart 
Centres commercial development to the south; commend the attention to detail 
at the rear elevation; We agree 

building architecture is nice; appreciate the contrast in colours and breaking 
down of the favade with vertical elements; We agree 

like the lower building form which is unique in the neighbourhood; appreciate 
the transition from the six-storey residential development to the east to the 
proposed four-storey residential mixed use development to the three-storey 
subject site; We agree 

appreciate the simplicity of the roofs; consider matching the roof form of the 
north building to the south building to create a bookend effect; We agree 

consider Hardie materials in lieu of vinyl; Hardie material is the main 
component enveloping the 1st level of each building. 

aluminum railings appear relentless; consider further design development; 
Noted 
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II landscaping is well resolved; planting is strong; look at how the raised 
individual backyards relate to each other; consider additional planting materials 
to help soften the overlook; Noted 

II appreciate the curvature in the internal drive aisle; consider introducing traffic 
calming measures around the outdoor amenity area; consider banding across the 
street to announce the arrival to the outdoor amenity area; Pavers are being 
introduced between the two common areas at the middle of the complex, and 
will act as a calming measure 

II investigate the feasibility of birch tree planting on the inside curve near the 
vehicular entry/exit; precedents in other projects have not been successful; 
Noted 

II the project is well designed; applicant is encouraged to incorporate public art in 
the project; We have gone out to a consultant/or initial consultation/proposal. 
Will be providing public art on site if it is deemed feasible. Regardless funds 
will be provided to city prior to rezoning approval. 

II project is successful; site planning works well; building forms are broken up to 
appropriate scale; nice transition in the area from six to four storeys; We agree 

II architectural character is interesting and unique; proposed colours, materials 
and details add to the overall character of the proposed development; We agree 

II appreciate Building No. 6 which is fronting Alexandra Road; appreciate its 
simple gable form; the most successful building in the proposed development; 
We agree 

II live-work units relate well to the proposed development across Alexandra Road; 
We agree 

II appreciate the detailed unit design drawings; pleased to see angled walls in 
small rooms being used to create corridors; look at the possibility of using the 
angled wall as a door opening to provide more manoeuvring space; Noted 

II consider pocket doors in lieu of a swinging doors in the powder rooms of 
townhouse units and in the bathrooms of other residential units; Based on 
previous projects we have found pocket doors often result in significant 
maintenance/warranty issues. Therefore, we are hesitant to provide. 

II agree with previous comments that the project design is successful; appreciate 
the site lay-out and the siting of the outdoor amenity area and visitor parking; 
We agree 

II look at opportunity to introduce unit pavers in lieu of asphalt paving around the 
base of the buildings to break up the large expanse of asphalt paving on the 
internal drive aisle; and Noted 

II pleased to see the provision of one convertible unit and the potential addition of 
three convertible units. We will be providing one convertible unit. 
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Panel Decision 

It was moved and seconded 
That DP 14-672669 be supported to move forward to the Development Permit Panel 
subject to the applicant giving consideration to the comments of the Panel. 

CARRIED 



f: 
.. City of 

Richmond 

Address: 

Attachment 3 

Development Permit Considerations 
Development Applications Division 

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

File No.: DP 14-672669 

In addition to the rezoning, development permit and building permit requirements included in the 
considerations attached to the rezoning report for this property (RZ 14-656219): 

Prior to approval of the Development Permit, the developer is required to complete the following: 
1. Final adoption ofthe Zoning Amendment Bylaw 9163. 

2. Registration of a legal agreement to prohibit the developer and future strata council from selling, leasing, 
assigning, or designating any of the shared visitor and supplementary I ive/work dwelling parking spaces to 
indivi~ual Llni~own~rs, renter occupants, or any other persons and requiring that the visitor parking spaces remain 
availab'~ fo' the common and use of residential and live/work dwelling visitors to this development. 

\ . 



City of 
Richmond Development Permit 

To the Holder: 

Property Address: 

Holder Address: 

S-8135 HOLDINGS LTD. 

9191 AND 9231 ALEXANDRA ROAD 

CIO MR. ROSS MOORE 
# 120 -13575 COMMERCE PARKWAY 
RICHMOND, BC V6V 2L 1 

No. DP 14-672669 

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

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

3. Subject to Section 692 ofthe 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 Plan # 1a to Plan # 3g 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 
$117,004.36 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. A 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. lfthe 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. 

4402671 



To the Holder: 

Property Address: 

Holder Address: 

S-8135 HOLDINGS LTD. 

Development Permit 
No. DP 14-672669 

9191 AND 9231 ALEXANDRA ROAD 

C/O MR. ROSS MOORE 
# 120 -13575 COMMERCE PARKWAY 
RICHMOND, BC V6V 2L 1 

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 

4402671 

ISSUED BY THE COUNCIL THE 
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City of 
Richmond 

To: Development Permit Panel 

From: Wayne Craig 
Director of Development 

Report to Development Permit Panel 

Date: November 6,2014 

File: DV14-676341 
TE 14-672413 

Re: Application by Rogers Communications Inc. for a Development Variance Permit 
at 11771 Fentiman Place 

Staff Recommendations 

1. That a Development Variance Permit be issued which would vary the provisions of 
"Richmond Zoning Bylaw 8500" to increase the maximum accessory structure height in the 
"Health Care (HC)" zoning district from 12 m (39.3 ft.) to 21 m (68.9 ft.) in order to permit 
the installation of a temporary telecommunications antenna pole at 11771 Fentiman Place; 
and 

2. That Richmond City Council grant concurrence to the proposed temporary 
telecommunications antenna pole installation for the site located at 11771 Fentiman Place for 
period of time extending up until December 31, 2017. 

;Jare (7 
Wa)'pt Craig' ~--'~) 
Director ofDevelopn:¢nt 

// 

MM:glg ///., .. " .... 
Att. (4;-' 

4411201 
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Staff Report 

Origin 

Rogers Communications Inc. has applied to the City of Richmond for permission to vary 
Richmond Zoning Bylaw 8500 to increase the maximum height for an accessory structure in the 
Health Care (HC)" zone from 12 m (39.3 ft.) to 21 m (68.9 ft.) in order to permit the construction 
of a temporary cellular telecommunications antenna pole for the site located at 
11771 Fentiman Place. 

The proposed temporary antenna installation will consist of the 21 m (68.9 ft.) antenna pole 
within a fenced compound with a site area of 41 m2 (441 sq ft.) containing related telecom 
equipment to be located near the south (rear) part of the site. 

The applicant has been operating antennas on the rooftop of the seven (7) storey Richmond 
Lions Manor on the site for approximately 12 years. The original building was built in 1972, 
serving as a residential care facility. Vancouver Coastal Health (VCH) has determined the 
building was no longer adequate to meet the care needs of residents, and thus have vacated the 
building which is planned to be demolished this December (Attachment 2). 

The temporary antenna pole will accommodate cellular antenna infrastructure to provide cellular 
communications service in the surrounding area for up to three (3) years as the site is 
redeveloped by VCH. Staff have requested further information about the future redevelopment 
of the site from VCH but have not received any more information from VCH than the above
noted letter from VCH. Staff will continue to try and work with VCH staff to determine the 
future plans for the site and inform Council accordingly. 

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, single-family homes zoned "Single Detached (RS 1 I A and RS 1 IE)". 
• To the east, single-family homes zoned "Single Detached (RSI/A and RSlIE)". 
• To the south, Steveston Park zoned "School and Institution Use (SI)". 
• To the west, three (3) storey apartments zoned "Medium Density Low Rise Apartments 

(RAMI)". 

Staff Comments 

As VCH works on the long-term re-development of the site, VCH has agreed to allow the 
applicant to relocate their antennas from the existing building and onto the temporary antenna 
pole within the same property. 

4411201 
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The proposed temporary pole is a mobile structure that will be towed onto the site, with the pole 
then extended to 21 m (68.9 ft.). Concrete blocks will be placed at the base of the structure to 
anchor it. As noted above, there will be a fenced compound with an area of 41 m2 (441 ft2) at the 
base containing the supporting equipment. 

Zoning ComplianceNariances (staff comments in bold) 

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

1) To increase the maximum accessory structure height of the "Health Care (HC)" zoning 
district from 12 m (39.3 ft.) to 21 m (68.9 ft.). 

Staff do not object to the proposed height variance as discussed in the analysis below. 

Analysis 

Temporary Antenna Pole Options 
The applicant has reviewed the impact of the removal the current roof-top antenna and found 
there will be a significant loss of cellular services that needs to be addressed with a replacement 
antenna pole (Attachment 3). The applicant also examined the option of installing a 12 m 
(39.3 ft.) temporary antenna pole in conformance with the accessory structure height limit within 
the Healthcare (HC) zone, but found that it did not provide the necessary coverage, given the 
location of this site and their nearby related antennas. 

Public Consultation 
In addition to the standard 50 m (164 ft.) notification radius from sites with Development 
Variance Permit (DVP) applications, the City's Telecommunication Antenna Consultation and 
Siting Protocol (Protocol) requires additional consultation. Applications for telecommunications 
antennas over 15 m (49.2 ft.) require that the applicant mail notices to owners and occupants of 
properties within a radius of six (6) times the tower height from the base of the antenna pole 
prior to the City's DVP application notices being mailed (Attachment 5). Given the proposed 
antenna pole height is 21 m (68.9 ft.), notices were direct-mailed to owners and occupiers within 
a 126 m (413.4 ft.) radius of the proposed antenna location from a mailing list provided by the 
City. 

Under the Protocol notification process, the applicant was required to provide a 10-day reply 
period (ending October 31,2014) for those receiving notices. During this period, neither the 
applicant nor City staff received any calls or correspondence from the public on the application. 
Further to applicant's consultation, the City is also required to send the standard DVP notice to 
all owners and occupiers with this larger 126 m (413.4 ft.) radius from the pole, in addition to the 
standard DVP notice of 50 m (164 ft.) from the subject property. 

Siting and Design Considerations Under the Protocol 
The proposed temporary antenna pole will have relatively minor design and siting considerations 
under the Protocol as follows: 

• The pole is proposed to be located at the rear of the relatively large 7,484 m2 (1.85 acre) 
site at a minimum of 45 m (148 ft.) from any road frontage. 

4411201 
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.. There are a number of nearby large trees located to the south in Steveston Park and on the 
west of the site which provide screening of the temporary installation. 

.. The proposed antenna is to be painted forest green to blend-in visually with the adjacent 
trees. 

Given the above location considerations and the three (3) year maximum time period for the 
antenna pole to be in place, no significant design changes are recommended. 

Conclusions 

The proposed scheme attached to this report has satisfactorily addressed the siting and 
consultation requirements of the City's Protocol identified as part of the review of the subject 
Development Variance Permit application. In addition, it complies with the "Health Care (HC)" 
zone except for the subject zoning height variance. 

Staff recommends that the proposed Development Variance Permit be supported and forwarded 
to Council for consideration of issuance. 

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

MM:blg 

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

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

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

4411201 
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Richmond 

Development Application Data Sheet 
Development Applications Division 

DV 14-676341/TE 14-672413 Attachment 1 

Address: 11771 Fentiman Place 
Vancouver Coastal Health 

Owner: Authority Applicant: Rogers Communications Inc. 

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

Floor Area Gross: Not applicable Floor Area Net: Not applicable 
----~------------------- -~~~==~--------------

I Existing I Proposed 
Site Area: 7,484 m2 7,484 m2 

Land Uses: Congregate Housing Congregate Housing 

OCP Designation: Apartment Residential Apartment Residential 

Zoning: Health Care (HC) Health Care (HC) 

Number of Units: Not applicable Not applicable 

On Future Subdivided Lots I Bylaw Requirement I Proposed I Variance 

Floor Area Ratio: 1.0 N/A none permitted 

Lot Coverage: Max. 45% N/A none 

Setback - Front Yard: Min.6m 6m none 

Setback - Side Yard: Min.6m 19 m none 

Setback - Side Yard: Min. 6 m >6 m none 

Setback - Rear Yard: Min. 6 m 14.5 m none 

Height (m): Max. 12 m 21 m 
9 m (from 12 m 

to 21 m) 

Lot Size: N/A 7484 m2 

4411201 



City of 
Richmond Development Variance Permit 

To the Holder: 

Property Address: 

Address: 

ROGERS COMMUNICATIONS INC. 

11771 FENTIMAN PLACE 

C/O SAMUEL SUGITH 
1600 - 4710 KINGSWAY 
VANCOUVER, BC V4H 4W4 

No. DV14-676341 

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

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

3. The "Richmond Zoning Bylaw 8500" is hereby varied to increase the maximum accessory 
structure height of the "Health Care (HC)" zoning district from 12 m (39.3 ft.) to 21 m 
(68.9 ft.) in order to permit the construction of a temporary cellular antenna pole as shown on 
Plans #14-672413-1 to #14-672413-3 attached hereto. 

4. 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. 

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

This Permit is not a Building Permit. 

AUTHORIZING RESOLUTION NO. 
DAY OF 

DELIVERED THIS DAY OF 

MAYOR 

4411201 

ISSUED BY THE COUNCIL THE 
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October 10, 2014 

Ms. Tracy Robinson 
Team Leader 
Property Management 
ROGERS COMMUNICATIONS INC. 
1600 - 4710 Kingsway 
Burnaby, BC 
VSH 4W4 

Vancouver __ 
Health 

\l~ Provincial Health 
, I Services Authority 

\. Plovinoe ..... ide 1OM1OfIS. .. 
~ Ilette,hHlth, 

ATTACHMENT 2 

VCI009/W1459/W3948 

Re: Temporary Occupancy Richmond Lions Manor past November 28,2014 

Dear Tracy, 

As you know, Vancouver Coastal Health (VCH) intends to demolish the building known as Richmond Lions 
Manor at 11771 Fentiman Place, Richmond. The demolition is planned to start sometime in December 
2014. As such, we have terminated your antenna rooftop license at this site, effective November 28, 
2014. 

We received your request for ROGERS to remain on site, transferring your existing rooftop antennas onto 
a temporary structure on our site while the existing building is being demolished and re-planned I re
developed. VCHA confirms that it will enter into a license agreement for ROGERS to install a temporary 
structure, which would remain on site until a new building is developed or until the license, to be entered 
into between the parties, is otherwise terminated. 

VCH confirms that it is agreeable to the above and approves the proposed location of the temporary 
structure. However, ROGERS is fully responsible for obtaining all necessary municipal approvals for the 
installation of its proposed temporary structure. 

Please do not hesitate to contact me should you or the City of Richmond require any further clarification 
to the above. 

sin;21;~ II . 
vfiYJ~----'-- - ------
Nicholas Bodie 
Manager, Real Estate & Leasing 
Lower Mainland Facilities Management 
(604) 614-2864 
Nicholas.bodie@fraserhealth.ca 
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Attn: Wayne Craig, Mark McMullen 
Director of Development 
City of Richmond 
6911 No.3 Road 
Richmond, BC V7C SB2 

October 6, 2014 

ATTACHMENT 3 

Rogers Communications Inc. 
1600 - 471 0 Kingsway 
Burnaby, British Columbia 
V5H 4W4 
rogers.com 

RE: Temporary Use Permit for a Telecommunications Facility in Steveston (11771 Fentiman 
Place/Richmond Lions Manor) 

Background 
Rogers Communications Inc. (Rogers) has been operating on the rooftop of a seven story concrete 
building called Richmond Lions Manor at 11771 Fentiman Place for approximately 12 years 
(December 11, 2002). The original building was built in 1972 and renovated in 2009, serving as a 
residential care facility for people who require assisted living services. Vancouver Coastal Health 
(VCH) determined in 2012, that the 40-year old building was no longer adequate to meet the complex 
care and needs of residents. Approximately 100 residents of this facility was relocated to a temporary 
site, which was the former Executive Inn Hotel at 9020 Bridgeport road. 

VCH has been working on a long-term solution with the Ministry of Health. At this time, VCH intends 
to demolish and re-develop the existing building at 11771 Fentiman Place. They have agreed to allow 
Rogers to relocate their antennas off the seven storey (~26m) building and onto a temporary pole 
structure within the same property. VCH has also agreed to allow Rogers to relocate the antennas 
from the temporary pole onto the rooftop of the new building. 

Emergency Situation - the effect of cellular site loss 
The proposed temporary site services a large population of the Steveston Park neighborhood of the 
Steveston Area Plan . The existing cellular coverage in the Steveston Park neighborhood provides 
voice and data service for personal and local businesses in the area. The approximate coverage 
boundary for this site is as follows : east to Garry Point Park, north to Williams Road, west to No.2 
Road, and south towards the shipyards and some parts of Westham Island. The site today supports 
over 3,000 user interactions (i.e., calls and text messages) per day and exchange data volumes in 
excess of 120 gigabytes per day. Considering over 60% of 9-1-1 calls today are made from a mobile 
device, the loss of this site temporarily will be Significant and its effect in loss of coverage will be felt 
in the Steveston Park neighborhood. 

WIRELESS· DIGITAL CABLE· INTERNET· HOME PHONE· VIDEO· PUBLISHING· BROADCASTING 
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Current Coverage Plot/Loss in Coverage 

STEVESTON 
VILLAGE - V64G 
RSRP 

Coverage today 

WITHOUT 
STEVESTON 
VILLAGE - V64G 
RSRP 

Coverage loss if site is down 

Proposed Temporary Installation 

• Poor coverage 

Average coverage 

Good coverage 

• Poor coverage 

Average coverage 

Good coverage 

Rogers is proposing to move antennas from the rooftop of 11771 Fentiman Place onto a 21m 
temporary pole structure within the same property during demolishment and redevelopment of the 
health care facility. 
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Height Requirement 
The existing height of the current installation is approximately 26m in height and sees onto another 
cellular site. A clear line of site is required between cellular sites to ensure it is connected to the 
network and calls/data services for users can be transferred from one site to another as they travel 
between two given cellular sites. In this situation, the proposed temporary pole has a minimum 
height requirement of 21m as that height is required to have clear line of site from the temporary 
pole to another cellular site. A temporary pole at 12m or 15m would not be able to communicate 
(transmit data) from this site to another site. 

Temporary Pole Design 
The proposed is a temporary pole design with no concrete pour for its foundation. The 21m pole 
would be similar to rooftop antenna installations where it would be secured down by multiple thick 
concrete blocks. The monopole design was chosen for its small footprint and thin design (at 18" in 
width). The antenna equipment at ground level that powered the existing antennas would also need 
to be relocated from its current location adjacent to building, to a location next to the temporary 
pole structure . Please find attached a brochure from the manufacturer (Trylon) regarding this 
temporary pole structure. 

Duration of Temporary Pole 
It is understood that Fraser Health Authority will commence demolishment of their building -
Richmond Lions Manor mid-November/December of 2014. Therefore the existing rooftop on Lions 
Manor will need to be relocated onto the temporary pole structure the end of October. To ensure 
ease of transition and minimal service disruption, the temporary pole will be setup (without antenna 
equipment) in the last week of October. After which, the equipment from the rooftop can be moved 
down to the temporary pole structure for the duration of the redevelopment (approximately 3 years). 

Land Use 
The site is zoned for Health Care (He) for the provision of health care and assisted living housing. 
Within the Official Community Plan, the site is zoned Apartment Residential (APT) for mUltiple family 
housing in the form of townhouses and apartments including congregate care, intermediated care 
and assisted living. It is our knowledge that this site will maintain existing zoning and land use over 
the next 10 years. 

Next Steps 
Rogers is required by VCH to remove and relocate their antennas from the rooftop onto a temporary 
structure by the end of October for them to commence site clearance/demolishment. Rogers is 
applying to the City of Richmond for temporary use permit to allow the proposed temporary pole 
structure to sustain existing wireless coverage service in Steveston. Rogers understands that this 
installation is unique and do not fall under the existing Telecommunications Protocol. Rogers is 
committed to working with the City in ensuring proper transition of this telecommunication 
infrastructure to sustain network coverage in this neighborhood. 

WIRELESS·DIGITAL CABLE· INTERNET · HOME PHONE· VIDEO· PUBLISHING · BROADCASTING 



o ROGERsrn 

This installation is an urgent request to ensure uninterrupted cellular coverage in this community. 
Please let me know if I could provide additional information. 

Thank you for your assistance with this request. 

Regards, 

Yf? 
Samuel Sugita 
Municipal Project Manager, MClP, RPP 
Rogers Communications Inc. 



ATTACHMENT 4 o ROGERS" 
Notice for Temporary Telecommunications Installation 

Communities across Canada rely on high quality wireless service in their day to day lives for personal, 

business and emergency use. To maintain service in your neighbourhood, Rogers is proposing to place a 

temporary 21m (69 tt) high antenna pole installation next to the Richmond Lions Manor at 11771 

Fentiman Place. This installation will sustain wireless service to your neighbourhood for up to three years 

until new small roof-top antenna can be placed after construction work on Lion's Manor site is completed . 

Thus, Rogers has applied to the City of Richmond for a Telecommunications Antenna Protocol Concurrence 

and Development Variance Permit for the installation of this temporary antenna pole in order to maintain 

service in the Steveston area. As part of this permitting process, Rogers is notifying the community, 

ensuring residents are well informed about this project. 

Included in this notice is information you may find helpful. If you have any questions, please contact 

Kiersten Enemark, Standard Land Company Inc., Agents to Rogers Communications Inc., before October 31, 

2014 via e-mail at commentsBC@standardland.com or by telephone at (604) 687-1119. 

Why does Rogers need a temporary antenna pole? 

Rogers is currently servicing your neighbourhood with 

antennas placed on the rooftop of Richmond Lions 

Manor at 11771 Fentiman Place, which is a residential 

care facility managed by Vancouver Coastal Health 

(VCH). VCH has determined that the building is no 

longer adequate to provide the best care for its 

residents, and will re-develop the site over the next 

three years. Consequently, Rogers' existing rooftop 

antennas can no longer be accommodated until after 

major renovations are complete. Without antennas 

operating in the area, all wireless service dependent on 

the Rogers network will be lost. Rogers needs a 

temporary antenna pole in order to sustain existing 

service to the community. 

Aerial View 

Why is a temporary antenna installation needed at 

this specific location? 

The current antenna location is providing high quality 

and dependable wireless service to residents and 

businesses in Steveston. Today, the rooftop antennas 

are servicing 3,000 user interactions (Le., calls and 

text messages) per day and exchange data volumes in 

excess of 120 gigabytes per day. Dependable 

coverage from home is also critical to personal safety, 

with over 60% of all calls to 9-1-1 being made made 

from a wireless device. The loss of this antenna site 

will be significant to the neighbourhood without a 

temporary solution in place. Rogers is proposing to 

use the same property for a temporary antenna pole 

in order to maintain a high quality service. 

How long will this temporary antenna pole be 

required? 

We understand that building demolition will start in 

November/December 2014. To maintain service, 

Rogers is proposing to relocate the existing rooftop 

antennas to the temporary antenna pole in the first 

week of December 2014. Once construction on the site 

is completed, Rogers will relocate the antennas back 

onto the new building rooftop in approximatley three 

years time, and remove the temporary antenna pole. 



o ROGERS'" 
What will the temporary antenna pole look like? 

Similar to a hydro or a telephone pole, the temporary pole will be a slim pole design, approximately 18 inches in 

diametre, and 21 metres in height. Rogers proposes to place the pole on the southwest side of the property. To 

reduce the visibility of the structure, Rogers is painting the pole green to better blend in with the surrounding 

trees. The pole will be supported at the base with multiple thick concrete blocks and will occupy a ground space 

of approximately 4.5 metres by 9.0 metres. Below are photo-simulations that show the proposed pole design 

and location. 

Is the installation safe? 

View from Fentiman Place, 

looking west at proposed 

temporary antenna pole. 

Fentiman Place, looking 

northwest towards proposed 

antenna pole. 

The health of residents is our top concern - antenna installations are safe. All of our sites operate well below 

Health Canada's safety regulations, which limit the public's exposure to radiofrequency electromagnetic fields and 

ensure public safety for all Canadians. Rogers confirms that the temporary antenna pole will comply with Health 

Canada's Safety Code 6. This code is based on current, accepted scientific data. More information on health and 

safety can be found online at Health Canada Safety Code 6 Fact Sheet: www.hc-sc.gc.ca/ahc-asc/media/ft r

atiC2014/2014-023fs-eng.php 
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City of 
Richmond Development Variance Permit 

To the Holder: 

Property Address: 

Address: 

ROGERS COMMUNICATIONS INC. 

11771 FENTIMAN PLACE 

C/O SAMUEL SUGITH 
1600 - 4710 KINGSWAY 
VANCOUVER, BC V4H 4W4 

No. DV14-676341 

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

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

3. The "Richmond Zoning Bylaw 8500" is hereby varied to increase the maximum accessory 
structure height of the "Health Care (HC)" zoning district from 12 m (39.3 ft.) to 21 m 
(68.9 ft.) in order to permit the construction of a temporary cellular antenna pole as shown on 
Plans #14-672413-1 to #14-672413-3 attached hereto. 

4. 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. 

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

This Permit is not a Building Permit. 

AUTHORIZING RESOLUTION NO. 
DAY OF 

DELIVERED THIS DAY OF 

MAYOR 

4411201 

ISSUED BY THE COUNCIL THE 
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To: 

City of 
Richmond 

Development Permit Panel 

Report to Development Permit Panel 

Date: November 4, 2014 

From: Wayne Craig File: DP 13-652010 
Director of Development 

Re: Application by Zhao XD Architect Ltd. for a Development Permit at 8400 General 
Currie Road and 7411/7431 St. Albans Road 

Staff Recommendation 

That a Development Permit be issued which would: 

1. Permit the construction of 12 three-storey townhouse units at 8400 General Currie Road and 
741117431 St. Albans Road on a site zoned "High Density Townhouses (RTH2)". 

2. Vary the provisions of Richmond Zoning Bylaw 8500 to increase the rate of tandem parking 
spaces from 50% to 67% to allow a total of sixteen (16) tandem parking spaces in eight (8) 
three-storey townhouse units. 

4308100 



November 4, 2014 - 2 - DP 13-652010 

Staff Report 

Origin 

Zhao XD Architect Ltd. has applied to the City of Richmond for permission to develop 12 three
storey townhouse units at 8400 General Currie Road and 741117431 St. Albans Road. The site is 
being rezoned from "Single Detached (RS liE)" to "High Density Townhouses (RTH2)" for this 
project under Bylaw 9111 (RZ 13-643346), which received Third Reading following the Public 
Hearing on April 22, 2014. The site currently contains a single-family home on one lot and a 
duplex on another lot, both of which will be demolished. 

Frontage improvements were secured through the rezoning process and will be constructed 
through a separate Servicing Agreement (SA 13- 651696), which must be entered into prior to 
final adoption of the rezoning bylaw. Works include, but are not limited to: removal of the 
existing sidewalk on both frontages, construction of a new 1.5 m wide sidewalk at property line 
and a grass and treed boulevard between the new sidewalk and the existing curb along both 
frontages, removal of an existing power pole on General Currie Road, and upgrade of the storm 
main along the General Currie Road frontage to a minimum of 600mm. 

Development Information 

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

Background 

Development surrounding the subject site is as follows: 

To the north, across General Currie Road, a four-storey apartment building on a lot zoned 
"Medium Density Low Rise Apartments (RAMI)"; 

To the south, a 7-unit townhouse development on a lot zoned "Medium Density Low Rise 
Apartments (RAMI)" ; 

To the east, across St. Albans Road, a four-storey condominium (three-storeys over parking) on a 
lot zoned "Medium Density Low Rise Apartments (RAMI)"; and 

To the west, a four-storey condominium on a lot zoned "Medium Density Low Rise Apartments 
(RAMI)". 

Rezoning and Public Hearing Results 

The Public Hearing for the rezoning ofthis site was held on April 22, 2014. No concerns 
regarding the rezoning were expressed at the Public Hearing. 

Staff Comments 

The proposed scheme attached to this report has satisfactorily addressed the significant urban 
design issues and other staff comments identified as part of the review of the subject 
Development Permit application. In addition, it complies with the intent of the applicable 
sections of the Official Community Plan and is generally in compliance with the "High Density 
Townhouses (RTH2)" zone except for the zoning variances noted below. 
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Zoning ComplianceNariances (staff comments in bold) 

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

1) Increase the rate of tandem parking spaces from 50% to 67% to allow a total of sixteen (16) 
tandem parking spaces in eight (8) three-storey townhouse units; 

(Based on the City Centre location, 17 residential parking spaces are required for this 
12-unit development, with a maximum of 8 parking spaces permitted in a tandem 
arrangement. By permitting an extra two (2) residential parking spaces as tandem parking 
spaces, the applicant is able to provide seven (7) extra residential parking spaces on-site. 

Tandem parking is generally supported as it can reduce pavement area on-site and 
facilitate a more flexible site layout. With the extra residential parking spaces provided on 
site and on-street parking available on both sides of both General Currie Road and St. 
Albans Road, staff do not envision any noticeable impact to parking in the immediate 
neighbourhood due to the proposed tandem parking variance. 

This variance was identified in the Report to Committee and a restrictive covenant to 
prohibit the conversion of the tandem garage area into habitable space has been secured at 
the Rezoning stage.) 

Advisory Design Panel Comments 

The Advisory Design Panel supported the design of the project and the Design Panel's suggested 
design changes have been incorporated in the proposal. A copy of the relevant excerpt from the 
Advisory Design Panel Minutes from Wednesday, May 7,2014 is attached for reference 
(Attachment 2). The design response from the applicant has been included immediately 
following the specific Design Panel comments and is identified in 'bold italics '. 

Analysis 

Conditions of Adjacency 

• The proposed height, siting and orientation of the buildings respect the massing of the 
surrounding residential developments and would be consistent with the form and character of 
existing multiple residential projects in the area. 

• While no tree planting is permitted within the SR W along the west property line, various 
shrubs are proposed along the west property line to form a landscape buffer; a row of cedar 
hedge and 1.8 m solid wood fence are also proposed to increase privacy of the adjacent 
apartment units to the west as well as privacy in the yard spaces of the proposed 
development. 

• A natural screen with a mix of hedging materials and Aspen trees, and a 6 ft. wood fence is 
proposed between the subject site and adjacent townhouse development to the south for 
added privacy on both sites. 

Urban Design and Site Planning 

• The proposed site layout includes 12 townhouses in three (3) townhouse clusters. Nine (9) 
units have direct access from the street and three (3) units have access from the internal drive 
aisle. 
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• Vehicular access is from General Currie Road. A pedestrian walkway is provided to St. 
Albans Road to the east. 

• All units have two (2) vehicle parking spaces. Tandem parking spaces are proposed in eight 
(8) of the twelve units only. A Restrictive Covenant prohibiting the conversion of tandem 
parking area into habitable area has been secured at rezoning. 

• A total of three (3) visitor parking spaces, including one (1) accessible visitor parking space, 
are provided at the entrance of the site. The number of visitor parking spaces proposed 
complies with the bylaw requirement. Bicycle parking is provided and is also in compliance 
with the zoning bylaw requirements. 

• All units have private outdoor spaces consisting of front or rear yard and balconies on the 
second and third floors. All private outdoor space can be accessed directly from the main 
living space. 

• Outdoor amenity space is proposed at the entrance of the site. The size and location of the 
outdoor amenity space is appropriate in providing open landscape and amenity convenient to 
all of the units. The central location provides for casual surveillance opportunity from most 
units. 

• A covered mailbox kiosk is provided adjacent to the outdoor amenity area. 
• The garbage, recycling and organic storage enclosures have been incorporated into the design 

of Building 3 to minimize their visual impact. 

Architectural Form and Character 

• A pedestrian scale is generally achieved along the public streets and internal drive aisle 
through the inclusion of variation in building projections, recesses, entry porches, varying 
material/colour combinations, landscape features, and the use of individual unit entrances. 

• The existing site context has a variety of architectural massing and styles. The architectural 
language used for the design is generally reflective of the traditional residential building 
styles found in the surrounding neighbourhood. Architectural elements proposed in this 
project (such as pitched roof, staggered massing, framed windows and doors, canopies and 
balconies, materials and colour mix, etc.) are intended to adopt the characters found in the 
immediate neighbourhood. 

• The impact of blank garage doors has been mitigated with panel patterned doors, transom 
windows, main/secondary unit entrances, and planting islands/window planters along the 
internal drive aisle. 

• Natural colours have been used for all siding materials to fit with the context of the 
neighbourhood. Strong contrasting colours and culture stone veneer are used on the accent 
walls to provide visual interest. 

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

Landscape Design and Open Space Design 

• Tree preservation was reviewed at rezoning stage and all three (3) bylaw-sized trees noted 
on-site were identified for removal due to general poor condition; six (6) replacement trees 
are required. 
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• The applicant is proposing to plant 19 replacement trees on-site, including 4 conifers and 15 
deciduous trees. Hedges, an assortment of shrubs and ground covers, and perennials and 
grasses have been selected to ensure the landscape treatment remains interesting throughout 
the year. 

• The street side landscape defines the private yard boundaries with low fences along the back 
of sidewalk and low hedges inside the yards. The front yards are internally separated by 
fencing and hedging to create privacy. 

• Each street fronting unit will have a private yard with a shade tree, shrub/groundcover 
planting, patio, and lawn area. 

• A children's play area designed for children aged 2 to 5 years old is proposed for the outdoor 
amenity area. The play equipment includes a curved slide, a tree climber, and a steering 
wheel for pretend plan; it was chosen to fit into the provided space and to allow multiple 
children to play at the same time. The equipment provides different play opportunities such 
as social, imagination, balance, and motor skills. 

• A bench is also provided for caregivers. 
• Feature paving will highlight road transitions at the site entrance and the drive aisle ends, as 

well as at the intersection of the internal drive aisle. Permeable pavers will be used to 
identity a pedestrian route from the site entrance to the internal units, and to provide a break 
in the asphalt internal driveway. 

• In order to ensure that the proposed landscaping works are completed, the applicant is 
required to provide a landscape security of $78,253.89 in association with the Development 
Permit. 

• Indoor amenity space is not proposed on-site. A $12,000 cash-in-lieu contribution has been 
secured as a condition of rezoning approval, consistent with the OCP. 

Crime Prevention Through Environmental Design 

• The applicant advises that the following design principles are incorporated into the 
development: 
• Real or perceived barriers created by landscape design; 
• Clearly-defined pedestrian entries; 
• Edges and corners with low landscaping and low permeable fencing; 
• Visual access without loss of privacy; 
• Semi-private open spaces designed to maximize resident access and enhance neighbour

to-neighbour surveillance; 
• Natural Surveillance opportunities for easy viewing activities around of public and semi

private spaces; 
• "Eyes on the street" with windows, front doors, playgrounds and seating, visible from 

street and not hidden by vegetation; and 
• Lighting will be installed at main entry for each unit as well as the secondary entry at the 

internal driveway. 

Sustainability 

• At 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. 
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• 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. 

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

• The developer also advises that the following sustainability features will be incorporated into 
the development: 
• Energy efficient lighting; 
• Plumbing fixtures that conserve water; 
• High efficiency irrigation and drought tolerant plants for landscape areas; 
• Permeable paver for patios and driveway allows maximum storm water infiltration 

potential; 
• Sustainable materials such as Hardie sidings as primary cladding material for buildings 

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

• Planting are generally selected for lower water usage and year-round interest. 
• The construction techniques will encourage sub-trades to use recycled materials such as 

recycled steel, concrete, and other materials, wherever feasible. 

Accessible Housing 
• The proposed development includes one (1) convertible unit that i~ designed with the 

potential to be easily renovated to accommodate a future resident in a wheelchair. The 
potential conversion of this unit will require installation of a vertical lift in the stacked 
storage space (which has been dimensioned to allow for this in Unit F) 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: 
• stairwell hand rails; 
• lever-type handles for plumbing fixtures and door handles; and 
• solid blocking in washroom walls to facilitate future grab bar installation beside toilets, 

bathtubs and showers. 

Conclusions 

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

~ •• Ep m e U mg Technician-Design 

EL:cas 
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The following are to be met prior to forwarding this application to Council for approval: 
• Receipt of a Letter-of-Credit for landscaping in the amount of $78,253.89; and 
• Registration of a legal agreement on title identitying that the proposed development must be designed and 

constructed to meet or exceed EnerGuide 82 criteria for energy efficiency and that all dwellings are pre-ducted 
for solar hot water heating. 

Prior to future Building Permit issuance, the developer is required to complete the following: 
• Submission of fire flow calculations signed and sealed by a professional engineer, based on the Fire 

Underwriters Survey to confirm that there is adequate available water flow. 
• Submission ofDCC's (City & GVS&DD), School site acquisition charges, and Utility charges etc. 
• Submission of a Construction Parking and Traffic Management Plan to the Transportation Division. 

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. 

• Incorporation of accessibility measures in Building Permit (BP) plans as determined via the Rezoning and/or 
Development Permit processes. 

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

Development Application Data Sheet 
Development Applications Division 

De 13-652010 Attachment 1 

Address: 8400 General Currie Road and 7411/7431 St. Albans Road 

Applicant: Zhao XD Architect Ltd. Owner: Benest Real Estate Development Ltd. 

Planning Area(s): _C---"itY'-C_e_n_t_re __________________________ _ 

Floor Area Gross: 2,298.8 m2 Floor Area Net: 1,530.6 m2 

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

I Existing I eroposed 
Site Area: 1,953 m2 1,946.1 m2 

Land Uses: Single-Family Residential & Duplex Multiple-Family Residential 

OCP Designation: Neighbourhood Residential No Change 

Zoning: Single Detached (RS1/E) 
High Density Townhouses 
(RTH2) 

Number of Units: 3 12 

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

1 
--- ~--

1 
- ~- - -1---- - ~~ -~ -

- Bylaw Requirement eroposed Variance 
Floor Area Ratio: Max. 0.80 0.79 none permitted 

Lot Coverage - Building: Max. 45% 43.3% none 

Lot Coverage - Non-porous 
Max. 70% 69.2% none 

Surfaces: 

Lot Coverage - Landscaping: Min. 20% 23.6% none 

Setback - Front Yard (North) (m): Min. 4.5 m 4.50 m none 

Setback - Exterior Side Yard 
Min. 2.0 m 4.50 m 

(East) (m): none 

Setback - West Side Yard (m): Min. 2.0 m 3.00 m none 

Setback - Rear Yard (South) (m): Min. 2.0 m 2.00 m none 

Height (m): 12.0 m (3-storeys) 12.0 m (3-storeys) none 

600 m2 1,946.1 m2 

Lot Size: (min. 20 m wide (37.97 m wide none 
x 30 m deep) x 51.06 m deep) 

Off-street Parking Spaces - 1.4 (R) and 0.2 (V) 2.0 (R) and 0.25 (V) 
none Regular (R) 1 Visitor (V): per unit per unit 

Off-street Parking Spaces - Total: 20 27 none 
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Max. 50% of proposed Variance 
Tandem Parking Spaces: residential spaces 16 

Requested 
(24 x Max. 50% = 12) 
None on the required 2 (parking stalls provided 

Small Car Parking Spaces 
parking stalls (when fewer in excess of bylaw none 

than 31 spaces are requirement may be small 
provided on site) car parking stalls) 

Min. 2% when 3 or more 
Handicap Parking Spaces: visitor parking spaces are 1 none 

required (3 x Min. 2% = 1) 

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

Amenity Space - Outdoor: 
Min. 6 m2 x 12 units 72 m2 

= 72 m2 none 
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Excerpt from the Minutes from 

The Design Panel Meeting 

Wednesday, May 7, 2014 - 4:00 p.m. 
Rm. M.1.003 

Richmond City Hall 

Attachment 2 

Panel Discussion 

Comments from the Panel were as follows: 

• balconies in the model appear bigger than what is presented in the floor plan 
submitted by the applicant, i.e. as per Plan A-3; consider reducing the size of 
the nook on the second floor and bedroom number 3 above it to increase the 
size of the balconies; 

Balconies in model are in scale that is consistent to the drawings. The size of the 
nook is reduced for balcony size increase (see drawings A-3 to A-8). 

• agree with staff comment regarding the visitor parking stall (Stall VI) along the 
south property line; consider relocating to the visitor parking area near the 
driveway entrance; consider reducing the size of the adjacent landscaped area to 
the north and the outdoor amenity area to the south to provide additional 
parking space; north-south drive aisle need not extend up to the south property 
line; consider planting a large tree at the end of the drive aisle; 

The suggestions are taken to relocate visitor parking stall (VI) to the other visitor 
parking area near the driveway entrance by shifting Building 1 southward. The drive 
aisle can also be shortened to leave more space for landscaping (see site plan on 
drawing A-I). 

• there is a huge piece of asphalt at the driveway intersection in the middle of 
project; consider introducing another tree/landscaping; 

Due to requirements for minimum drive aisle width and maneuvering space for 
truck, extra landscaping appears not possible at the intersection. Feature paving is 
proposed at the intersection of internal drive aisle. 

• bay window on the turrets appear awkward; consider further design 
development; 

• 

The design of turrets has been improved, which are closer and more integrated to the 
principal building massing (see revised drawings A-3, A-ll & 12 and perspectives). 

consider introducing permeable pavers on the driveway intersection and 
maintain the continuity of the asphalt area elsewhere in the project as it could 
function as children's outdoor play area; 

See updated site plan (A-I) and landscape architectural plans. An introduction of 
permeable area also enriches surface pattern of the ground. 



4308100 

II 
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site is very tight; nice curve on the street; 

agree with the proposed location of the balconies; however, consider increasing 
their size to make them more usable; 

The balcony/deck design has been revised. The balcony/deck depth has been 
increased to be 1. 8m (5'-11'') (see Drawing A-3 to A-8). 

II turrets appear awkward but can add a "fun" character to the proposed 
development; 

II bay windows on the turret are projecting out too much; large amount of glazing 
on the bay windows is the weak spot on the thermal performance of the 
building; ensure good quality thermally broken windows and reduce the thermal 
massing on the windows; 

One window panel on turret in Building J is removed by shifting the turret more into 
the building. Turrets in Building 2 & 3 have been also revised with the amount oj 
glazing areas reduced as suggested (see drawings A-3). 

II turrets are not an uncommon feature in the Craftsman sty Ie homes in Richmond; 
support the feature as it will add interest to the proposed development; 

II the proposed convertible unit is well designed; consider a sliding door in the 
powder room on the main floor to provide more usable space for residents; 

Sliding door is introduced to powder room replacing the swing door (see drawings A-
3 &A- 8). 

II garbage and recycling area is located adjacent to the convertible unit; relocate 
garbage and recycling to another area to ensure the marketability of the 
convertible unit; 

The garbage and recycling closet is physically near the convertible unit jor 
convenient usejor the unit while it is visually still quite separatedjrom the unit. 

II overall planning of the small and tight site is appropriate and workable; 

II concern on the location, safety and manoeuvrability of the visitor parking stall 
adjacent to the neighbouring property to the south; might become a parking 
stall for the adjacent townhouse unit; support the proposal to relocate the visitor 
parking stall close to the driveway entrance; 

The visitor parking (VJ) has been relocated (See drawing A-i). 

II review the size and shape of the balconies facing the street to improve their 
functionality; concern the space will become an outdoor storage space; 

The balconies are redesigned (see drawings A-3 to A-8). 
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Ii concern on the architectural character of the proposed development; a lot of 
things happening in the proposal, e.g. turrets, gables, hip roofs, etc.; turret form 
appears disconnected with the other elements of the project; review and 
simplify the character of the proposal; 

The turrets have been redesigned with consideration of more integration to the 
building massing. One turret is shifted more into the main building for Building 1. 
The turrets on Building 2 & 3 are also redesigned to be more merged into other parts 
of the building (see drawings A-3, A-IO to A-I2 and perspectives). Hip roof is 
introduced to south portion of Building I for more balanced cross-references of 
different compositional elements within the same building and also to the same in 
other buildings. Communication utility closet for Building I has relocated in to the 
building south end to simplify the north far;ade facing the driveway entrance. 

Ii agree with the comment to introduce permeable paving on the internal driveway 
intersection to break up the huge area of asphalt; 

See updated site plan (A-I) and landscape arcltitectural plans as mentioned earlier. 
An introduction of permeable area also enriches surface pattern of the ground. 

Ii agree with the proposal to relocate the visitor parking stall at the south end of 
the property; 

The stall is relocated as mentioned above. 

Ii concern on the dark space that might be created underneath the L-shaped 
balconies and the overlook on neighbouring developments; and 

The porch is open and an ideal private outdoor area in raining seasons. As shown on 
Context Plan in drawing A-I, overlook on neighboring residential units would not be 
an issue. An existing emergency vehicle route on west of the west property line and a 
drive way on south of the south property line. 

Ii consider further design development to the turrets to integrate them better with 
other elements in the project. 

As mentioned earlier, the turrets have been redesigned with consideration of more 
integration to the building massing. One turret is shifted more into the main building 
for Building 1. The turrets on Building 2 & 3 are also redesigned to be more merged 
into other parts of the building (see drawings A-3, A-IO to A-12 and perspectives). 

Panel Decision 

It was moved and seconded 
That DP 13-652010 be supported to move forward to the Development Permit Panel 
subject to the applicant giving consideration to the comments of the PaneL 

CARRIED 



City of 
Richmond 

To the Holder: Zhao XD Architect Ltd. 

Development Permit 

No. DP 13-652010 

Property Address: 8400 General Currie Road and 7411/7431 8t. Albans Road 

Address: 255 - 11181 Voyageur Way 
Richmond, BC V6X 3N9 

1. This Development Permit is issued subject to compliance with all of the Bylaws ofthe 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 8500 to increase the rate oftandem 
parking spaces from 50% to 67% to allow a total of sixteen (16) tandem parking spaces in 
eight (8) three-storey townhouse units. 

4. Subject to Section 692 of the Local Government Act, R.S.B.C.: buildings and structures; 
off-street parking and loading facilities; roads and parking areas; and landscaping and 
screening shall be constructed generally in accordance with Plans #1 to #4 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 
$78,253.89 to ensure that development is carried out in accordance with the terms and 
conditions of this Permit. Should any interest be earned upon the security, it shall accrue to 
the Holder if the security is returned. The condition of the posting of the security is that 
should the Holder fail to carry out the development hereby authorized, according to the terms 
and conditions of this Permit within the time provided, the City may use the security to carry 
out the work by its servants, agents or contractors, and any surplus shall be paid over to the 
Holder. Should the Holder carry out the development permitted by this permit within the 
time set out herein, the security shall be returned to the Holder. The City may retain the 
security for up to one year after inspection of the completed landscaping in order to ensure 
that plant material has survived. 

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

Development Permit 
No. DP 13-652010 

Property Address: 8400 General Currie Road and 7411/7431 St. Albans Road 

Address: 255 - 11181 Voyageur Way 
Richmond, BC V6X 3N9 

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 
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