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  Agenda
   

 
 

Development Permit Panel  
 

Council Chambers, City Hall 
6911 No. 3 Road 

Wednesday, November 28, 2018 
3:30 p.m. 

 
 
 MINUTES 

 Motion to adopt the minutes of the Development Permit Panel meeting held on 
November 14, 2018. 

  

 
1. DEVELOPMENT PERMIT 15-708092 

 (REDMS No. 6004857 v. 4) 

 APPLICANT: 1004732 B.C. Ltd. 

 PROPERTY LOCATION: 6840 & 6860 No. 3 Road and 8051 Anderson Road 

 
Director’s Recommendations 

 That a Development Permit be issued which would permit the construction of an 
11-storey mixed commercial and residential building, including 75 dwelling units and 
10,943 m2 (117,791 ft2) of commercial space, at 6840 & 6860 No. 3 Road and 8051 
Anderson Road on a site zoned “City Centre High Density Mixed Use with Office 
(ZMU31) – Brighouse Village”. 

  

 
2. DEVELOPMENT PERMIT 18-822484 

(REDMS No. 5973074 v. 2) 

 APPLICANT: Anthem Properties Group Ltd. 

 PROPERTY LOCATION: 5191, 5195, 5211, 5231, 5251, 5271, 5273, 5291, 5331 and 
5351 Steveston Highway 



Development Permit Panel – Wednesday, November 28, 2018 
ITEM   
 
 

2. 

 
Director’s Recommendations 

 That a Development Permit be issued which would permit the construction of 43 
townhouse units and four secondary suites at 5191, 5195, 5211, 5231, 5251, 5271, 5273, 
5291, 5331 and 5351 Steveston Highway on a site zoned “Town Housing – Steveston 
Highway (Steveston) (ZT85)”. 

  

 
3. New Business 

 
4. Date of Next Meeting: December 12, 2018 

 
 ADJOURNMENT 

 



Time: 

Place: 

City of 
Richmond 

Development Permit Panel 
Wednesday, November 14, 2018 

3:30p.m. 

Council Chambers 
Richmond City Hall 

Minutes 

Present: Jane Fernyhough, Chair 
Jim Young, Senior Manager, Capital Buildings Project Development 
Laurie Bachynski, Director, Administration and Compliance 

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

Minutes 

It was moved and seconded 
That the minutes of the meeting of the Development Permit Panel held on October 
24, 2018 be adopted. 

CARRIED 

1. DEVELOPMENT PERMIT 17-785944 
(REDMS No. 5720223) 

6033043 

APPLICANT: Zhao XD Architect Ltd. 

PROPERTY LOCATION: 9880 Granville Avenue and 7031 No.4 Road 

INTENT OF PERMIT: 

To permit the construction of seven three-storey townhouse units at 9880 Granville Avenue 
and 7031 No. 4 Road on a site zoned "Medium Density Townhouses (RTM2)". 

Applicant's Comments 

Xuedong Zhao, Zhao XD Architect Ltd. , provided background information on the 
proposed development, noting that (i) the development consists of seven townhouse units, 
and (ii) vehicle access to the site from Granville A venue is provided by the adjacent 
townhouse development to the west through a Statutory Right o: Way (SRW) registered 
on Title of the adjacent property. 
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In addition, Mr. Zhao reviewed the building's architectural design, proposed exterior 
building materials, and landscape buffer to the Agricultural Land Reserve (ALR) to the 
east of the site and noted that the subject development meets the City's Official 
Community Plan (OCP) guidelines. 

Denitsa Dimitrova, PMG Landscape Architects, briefed the Panel on the main landscaping 
features of the project, noting that (i) each unit will be provided with a private yard with 
landscaping, shade tree, lawn area and patio, (ii) low aluminum fencing will be installed 
along the street frontages, (iii) a trellis feature is proposed at the entry to the pedestrian 
walkway on No.4 Road, and (iv) a six-foot wood fence along the south property line will 
be installed to provide privacy. 

In addition, Ms. Dimitrova reviewed (i) the proposed landscaping between townhouse 
units, (ii) the programming of the outdoor amenity area, (iii) the surface paving treatment 
for the internal drive aisle and visitor parking stalls, and (iv) the proposed planting for the 
ALR buffer along the site's No.4 Road frontage. 

Staff Comments 

Wayne Craig, Director, Development, advised that (i) there is a Servicing Agreement 
associated with the project for frontage works along both street frontages as well as site 
service connections, (ii) the Servicing Agreement is a condition of building permit 
issuance, (iii) landscaping along No. 4 Road forms part of the buffer to the ALR on the 
east side ofNo. 4 Road, (iv) the ALR buffer planting plan was reviewed and endorsed by 
City's Agricultural Advisory Committee, (v) vehicle access to the subject site is through 
the adjacent townhouse development to the west currently under construction, (vi) shared 
garbage and recycling facility is located on the adjacent site to the west, (vii) the building 
has been designed to achieve the City's EnerGuide 82 standard for energy efficiency, and 
(viii) two convertible units are included in the project. 

Panel Discussion 

In reply to queries from the Panel, Mr. Zhao acknowledged that (i) proposed outdoor 
amenity area is not gated, (ii) the shared garbage and recycling facility at the adjacent 
development to the west which is currently under construction was designed to 
accommodate the needs of the subject development, (iii) electric vehicle charging is 
provided in townhouse units, and (iv) the two convertible units have been designed to 
meet the City's standard. 

Gallery Comments 

None. 

Correspondence 

None. 
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The Panel expressed support for the project, noting that it complements the existing 
townhouse development to the west and that the proposed landscaping provides year
round visual interest. 

Panel Decision 

It was moved and seconded 
That a Development Permit be issued which would permit the construction of seven 
three-storey townhouse units at 9880 Granville Avenue and 7031 No. 4 Road on a site 
zoned "Medium Density Townhouses (RTM2) ". 

2. DEVELOPMENT PERMIT 18-815966 
(REDMS No. 5977699) 

APPLICANT: I-Fly Vancouver 

PROPERTY LOCATION: 9151 Van Home Way 

INTENT OF PERMIT: 

CARRIED 

To permit the construction of an indoor recreational skydiving facility at 9151 Van Home 
Way with a maximum building height of 24.0 m (78.8 ft.) on a site zoned "Light Industrial 
(IL )". 

Applicant's Comments 

Bill Adams, Adams 1st Consultants, introduced the project with the aid of a video 
presentation showing how the proposed indoor recreational skydiving facility works. 

David Fey, Jensen Fey Architects, with the aid of another video presentation (copy on file, 
City Clerk's Office) briefed the Panel on the architectural form and character of the 
proposed facility and highlighted the following: 

• the proposed building can be viewed from multiple directions and the building 
design is intended to make the four sides of the building visually interesting; 

• the project will improve the pedestrian experience along Van Home Way; 

• the proposed siting of the building and setbacks provide a potential to further 
develop the site; 

• building materials include a combination of painted concrete, metal-like exterior 
insulation and finish system (EIFS) panels, and aluminum wood grain panel, among 
others; 
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• the proposed colour palette consists of warmer tones of gray, wood colours, and 
red; and 

• the existing badminton centre and the adjacent surface parking lot to the west of the 
proposed I-Fly building will be improved. 

• Oren Mizhari, Connect Landscape Architecture, briefed the Panel on the main 
landscaping features of the project, noting that (i) proposed landscaping along the 
perimeter of the site will provide screening to the parking lots, (ii) open pedestrian 
connections into the site are proposed, (iii) landscaping materials include drought
tolerant native plants, and (iv) low landscaping is proposed in the interior of the 
site, including limited areas in the parking lot. 

Staff Comments 
Mr. Craig noted that (i) there is a Servicing Agreement for frontage improvements along 
Van Home Way which includes the introduction of a four-meter wide multi-use pathway 
and City utility upgrades, (ii) the street tree selection will be determined through the 
Servicing Agreement process, (iii) the project was reviewed and endorsed by the City's 
Advisory Design Panel, and (iv) there will be two Level 2 electric vehicle charging 
stations incorporated into the parking lot. 

In addition, Mr. Craig clarified that there is no variance required for the proposed building 
height as the Zoning Bylaw allows a 25-meter building height in the area subject to an 
approved development permit. 

Panel Discussion 

In reply to queries from the Panel, the design team acknowledged that (i) a canopy is 
proposed above the building entrance fronting Van Home Way to define the entry, (ii) the 
proposed use of the building is not noise-sensitive and the proposed building height will 
not impact the flight path of aircrafts going to and coming from Vancouver International 
Airport, (iii) the mechanical yard is used for conditioning air in the flight chamber and the 
equipment is too large and head pressure too high to be accommodated inside the 
proposed building, (iv) the roof overhang is a large projected soffit which symbolizes the 
idea of flight and provides opportunities for downward lighting, and (iv) the proposed off
site multi-use pathway on Van Home Way fronting the site will be a significant 
improvement in the area. 

Gallery Comments 

None. 

Correspondence 

None. 
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Panel Discussion 

The Panel expressed support for the project, noting that the building is well-designed for 
its proposed use and the proposed landscaping for the parking lot is visually interesting. 

Panel Decision 

It was moved and seconded 
That a Development Permit be issued which would permit the construction of an indoor 
recreational skydiving facility at 9151 Van Horne Way with a maximum building height 
of 24.0 m (78. 8ft.) on a site zoned uLight Industrial (IL) ". 

CARRIED 

3. DEVELOPMENT PERMIT 18-820582 
(REDMS No. 5973337) 

APPLICANT: Greater Vancouver Sewerage and Drainage District 

PROPERTY LOCATION: 1000 Ferguson Road 

INTENT OF PERMIT: 

To permit the construction of temporary dewatering facilities on a site designated an 
Environmentally Sensitive Area. 

Applicant's Comments 

Trevor Jones, AECOM, accompanied by Keith Bell, AECOM, and Keith Ross, Urban 
Solutions, provided background information on the project and highlighted the following: 

• 

• 

• 

• 

• 

Metro Vancouver is initiating an upgrade of the existing Iona Island Wastewater 
Treatment Plant (IIWWTP) from primary to secondary level treatment plant by 
2030; 

the site's existing sludge lagoons and stockpiles will be decommissioned in 
preparation for the plant's upgrade and temporary mechanical dewatering facilities 
will be constructed adjacent to the existing plant; 

the applicant has applied for an Environmentally Sensitive Area (ESA) 
Development Permit to allow the construction of the temporary dewatering 
facilities as the subject site is designated by the City as an ESA; 

the applicant is proposing an ESA compensation and landscape restoration plan to 
offset the ESA impacted by the project, which would result in an overall net gain in 
ESA function; 

the project will be delivered through a design-build process where the selected 
building contractor finalizes the project design and receives the building and other 
necessary permits from the City; and 
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• the subject site is currently fenced and not accessible to the public. 

In response to a query from the Panel, Mr. Jones confirmed that the design-build contract 
will be awarded in early 2019 and the project is expected to be functional by 2020. 

Mr. Bell briefed the Panel on the existing on-site ESA conditions, noting that (i) the 
project site is not a freshwater wetland and consists mostly of gravel roads and a paved 
area, and (ii) the small vegetated portion of the site is dominated by invasive and non
native plant species. 

Mr. Ross reviewed the ESA compensation plan for the project, noting that (i) ESA 
compensation planting will be done off-site, on an area within Iona Island Park on Canfor 
Point which is owned by Metro Vancouver, (ii) invasive species will be removed and 
native plant species will be planted in the off-site ESA compensation area, (iii) on-site 
landscape restoration will be done in distinct areas, (iv) the proposed ESA enhancements 
will be monitored by a Qualified Environmental Professional (QEP) for a period of five 
years, 

In closing, Mr. Jones noted that (i) the subject application is part of a bigger project by 
Metro Vancouver, (ii) the proposed mechanical dewatering facilities are intended to be 
temporary and will be decommissioned and salvaged when the new secondary treatment 
facility is completed, and (iii) the project's landscape design team had previously done a 
similar ESA enhancement and landscaping approach at the Iona Regional Park area. 

Staff Comments 

Mr. Craig noted that (i) staff are satisfied that the proposed ESA compensation and 
landscape restoration will result in a net gain of the ecological function of the area, and (ii) 
the approach will support the City's ecological network objective. 

Panel Discussion 

In reply to queries from the Panel, Mr. Jones acknowledged that (i) the project area has 
been previously disturbed and the vegetated portion consists mostly of invasive species, 
(ii) no new fencing will be installed as part of the project, and (iii) the applicant worked 
with City staff in developing the ESA compensation and landscape restoration plan for the 
project. 

Gallery Comments 

None. 

Correspondence 

None. 
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Panel Discussion 

The Panel expressed support for the subject application, noting that (i) the proposed ESA 
compensation scheme will more than offset the extent of ESA that will be impacted by the 
project, (ii) the proposed landscaping will improve the site, and (iii) the applicant had 
previously done a successful on-site landscape restoration and the ESA rehabilitation plan 
will further benefit the area. 

Panel Decision 

It was moved and seconded 
That a Development Permit be issued at 1000 Ferguson Road in order to allow 
construction of temporary dewatering facilities on a site designated an Environmentally 
Sensitive Area. 

CARRIED 

4. Date of Next Meeting: November 28, 2018 

5. Adjournment 

It was moved and seconded 
That the meeting be adjourned at 4:25p.m. 

Jane Fernyhough 
Chair 

CARRIED 

Certified a true and correct copy of the 
Minutes of the meeting of the 
Development Permit Panel of the Council 
of the City of Richmond held on 
Wednesday, November 14,2018. 

Rustico Agawin 
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 6, 2018 

File: DP 15-708092 

Re: Development Permit for the Application by 1004732 B.C. Ltd. for a Development 
Permit at 6840 & 6860 No. 3 Road and 8051 Anderson Road 

Staff Recommendation 

That a Development Permit be issued which would permit the construction of an 11-storey 
mixed commercial and residential building, including 75 dwelling units and 10,943 m2 (117,791 
ft2

) of commercial space, at 6840 & 6860 No. 3 Road and 8051 Anderson Road on a site zoned 
"City Centre High Density Mixed Use with Office (ZMU31)- Brighouse Village". 

~ 
Way~g 
Director of 

WC:sds 
Art. 5 

6004857 



November 6, 2018 -2- DP 15-708092 

Staff Report 

Origin 

1004732 B.C. Ltd. has requested to revise the subject Development Permit application 
(DP 15-708092), which proposes to develop an 11-storey, 18,700 m2 (201,292 ft2

), mixed 
commercial and residential building at 6840 & 6860 No.3 Road and 8051 Anderson Road. The 
Development Permit application was previously endorsed by the Development Permit Panel on 
November 16, 2017. The original report to the Development Permit Panel, dated 
October 24, 2017, is provided in Attachment A (previously endorsed plans not attached). 

The proposed revisions to the development permit application are minor in nature and reflect 
amended rezoning considerations approved by Council on October 22,2018 for the associated 
rezoning (RZ 14-678448). 

The revised rezoning considerations approved by Council removed the consideration requiring 
off-site statutory rights of way (SR W s) and modified additional considerations consequential to 
this change. The original rezoning considerations required the applicant to acquire off-site SR W s 
on three properties to the north of the subject site in order to utilize the evolving east-west lane 
system for movement of trucks entering and exiting the development. Despite early discussions, 
the owners of the properties on which the SR W s would be located declined to provide them. 
Staff worked with the applicant to make minor modifications to the proposed development in 
order to provide for a turnaround on site with exit onto Anderson Road. Staff notes that, in the 
future, when the lane is fully secured through redevelopment of the adjacent properties, through 
movement between Anderson Road and Buswell Street will be feasible. 

Development Information 

Please refer to the original staff report dated October 24, 2017 (Attachment A) for detailed 
information regarding the Development Permit application (previously endorsed plans not 
attached). A red-lined version of the revised Development Application Data Sheet is also 
provided demonstrating the changes from the previously endorsed Development Permit 
application (Attachment B). 

Staff Comments 

The revised Development Permit application includes the changes outlined below. The areas 
where changes are being proposed from the previously endorsed plans are demonstrated with 
clouding in Attachment C and are described in detail below. The project Architect and 
Landscape Architect have also provided letters (Attachment D) confirming that the clouded areas 
are the only changes made to the original plans endorsed by the Panel. 

• A new turnaround area is proposed to be located in the northeast corner of the internal 
north-south lane, and requires that a portion of the building on the ground, mezzanine and 
second floors be recessed to provide adequate vehicle maneuvering area and clearance. 
The applicant has worked with the City's Transportation Department to ensure the 
turnaround area is functional and acceptable to staff. 

6004857 



November 6, 2018 - 3- DP 15-708092 

• The proposed removal of the building area noted above results in a reduction of 11 
vehicle parking spaces (two for commercial, seven for office and two for residential 
uses). The revised proposal still complies with the minimum required number of vehicle 
parking spaces as per Zoning Bylaw 8500, as the original proposal exceeded this 
requirement. Transportation demand management (TDM) measures that were secured as 
part of the original rezoning application, including end of trip facilities, car share spaces 
and pedestrian circulation improvements, will promote the use of alternative modes of 
travel to the site. 

• The impacts to the building fa<;ade are relatively minor (recessing of the building) and 
only impact the north elevation facing the future east-west lane. The elevations in the 
architectural plans have been revised to reflect this change (Attachment C). The finishing 
on the parkade wall along the lane is consistent with the rest of the favade facing the lane 
and includes architectural concrete, painted concrete and metal mesh panels to provide 
visual interest. 

• The design of the frontage improvements within the north-south lane and the new 
turnaround area will be determined through the Servicing Agreement. These will 
include: 

o Lighting, bollards, curb and gutter, pavement widening and decorative surface 
treatment for the expanded turnaround area in the interim condition. 

o Cash-in-lieu amount to restore the lane to the ultimate design. 

• Through the Servicing Agreement design, a temporary loading bay on Anderson Road 
will be pursued for large vehicles, and additional signage will be required to identify the 
location. Once the lane network adjacent to the site expands in the future, any temporary 
on street loading facility will be removed. 

Zoning ComplianceNariance 

No variances were proposed in the original Development Permit application, and no variances 
are being proposed in the revised plans. 

Conclusions 

1004732 B.C. Ltd. has requested to revise the endorsed Development Permit associated with 
DP 15-708092 in order to develop an 11-storey, 18,700 m2 (20 1,292 ft2), mixed commercial and 
residential building at 6840 & 6860 No.3 Road and 8051 Anderson Road. The applicant has 
made minor modifications to the design in order to address revised rezoning considerations 
resulting in the need for an on-site vehicle turnaround. The proposed revised design addresses 
functional requirements, meets the parking requirements of the Richmond Zoning Bylaw, is 
consistent with TDM objectives, and is consistent with the form and character of the 
development that was previously endorsed by the Development Permit Panel. 

The list of development permit considerations is included in Attachment E, which has remained 
unchanged from the previously endorsed Development Permit and has been agreed to by the 
applicant (signed concurrence on file). 
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On this basis, staff recommend endorsement of this revised Development Permit application. 

Steven De Sousa 
Planner 1 

SDS:cas 

Attachment A: Original Report to Development Permit Panel dated October 24, 2017 
Attachment B: Revised Development Application Data Sheet 
Attachment C: Revised Plans 
Attachment D: Letters from the Architect and Landscape Architect 
Attachment E: Development Permit Considerations 
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ATTACHMENT A 

City of 
Richmond Report to Development Permit Panel 

To: Development Permit Panel Date: October 24, 2017 

From: Wayne Craig File: DP 15-708092 
Director, Development 

Re: Application by 1004732 BC Ltd for a Development Permit at 6840, 
6860 No. 3 Road and 8051 Anderson Road 

Staff Recommendation 

That a Development Permit be issued which would: 

1. Permit the construction of an 11-storey, 18,700 m2 (20 1,292 ft2
), mixed commercial and 

residential building at 6840, 6860 No. 3 Road and 8051 Anderson Road on a site zoned "City 
Centre High Density Mixed Use with Office (ZMU31) ~ Brighouse Village". 

JD/SD 
Att. 7 

5053675 
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Staff Report 

Origin 

1004732 BC Ltd. has applied to the City of Richmond for a Development Permit in order to 
develop an 11-storey, 18,700 m2 (20 1 ,292 ft2

), mixed commercial and residential building at 
6840, 6860 No. 3 Road and 8051 Anderson Road. The site is being rezoned from "Downtown 
Commercial (CDT1)" to "City Centre High Density Mixed Use with Office (ZMU31)
Brighouse Village" under Bylaw 9510 (RZ 14-678448), which received third reading on 
February 20, 2017. 

Key components of the development proposal include: 
• A podium, mid-rise and tower form of development. 
• Floor area comprised of approximately: 

- 1,149 m2 (12,371 ft2) of retail space on the ground level. 
2 . 2 

- 9,794 m (105,420 ft) of office space in an 11-storey tower component. 
- 7,757 m2 (83,501 ft2

) of multi-family residential space in a 10-storey mid-rise 
component. 

• A total of 75 dwelling units including: 
- 67 one-storey apartment units (ranging from studio to three-bedroom units). 
- eight two-storey townhouse units. 

• 5% of the residential floor area allocated to five affordable housing units. 
• 158m2 (1,706 ft2

) of indoor and 1,470 m2 (15,826 ft2
) of outdoor common amenity space. 

Through the rezoning, the project requires a Servicing Agreement, a District Energy Utility 
Agreement and a Housing Agreement. The Servicing Agreement works will include watermain, 
storm sewer, sanitary sewer and drainage upgrades, on-site and off-site street and lane frontage 
improvements, and a variety of off-site Transportation Demand Management (TDM) measures. 

Background 

The subject site is located in the City Centre's Brighouse Village on the northeast corner of 
No.3 Road and Anderson Road. The site is currently being prepared for construction. 

Development surrounding the subject site is as follows: 

To the North: Three lots fronting No.3 Road developed with low scale commercial buildings 
and surface parking to the rear. In addition, two lots fronting Park Road 
developed with low-scale commercial buildings and surface parking facing the 
street. 

To the South: Across Anderson Road, four lots fronting No.3 Road developed with low scale 
commercial buildings and surface parking to the rear, and at 
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8080 Anderson Road, an affordable housing development that was approved with 
a floor area ratio (FAR) of 3.48 and a height of 43.5 m GSC (DP 12-605094). 



October 24, 2017 - 3- DP 15-708092 

To the East: An existing commercial and residential podium and tower development with 
internal parking. Further to the east, a recently approved mixed-use podium and 
tower development that is beginning construction (DP 13-645286). 

To the West: Across No.3 Road, the Richmond City Hall precinct with an eight-storey civic 
building, landscaped grounds and a combination of underground and surface 
parking. In addition, across No.3 Road, the Richmond Centre site, which is 
currently developed with a two-storey mall surrounded by surface parking and is 
under application for amendment of the OCP (CP 16-752923). 

In general, the surrounding area has been, or is likely to be, redeveloped with higher density 
commercial, residential and mixed used developments consistent with the City Centre Area Plan 
- Brighouse Village. 

Rezoning and Public Hearing Results 

The Public Hearing for the rezoning ofthis site was held on February 20, 2017, and following 
the Public Hearing the proposed Richmond Zoning Bylaw 8500, Amendment Bylaw 9510 
received second and third readings. There were no specific design issues identified by Council, 
staff or the public to be resolved through the Development Permit process. 

Staff Comments 

The proposed development scheme attached to this report complies with the provisions of the 
proposed "City Centre High Density Mixed Use with Office (ZMU31) - Brighouse Village" site
specific zone. The application has satisfactorily addressed the urban design and form and 
character objectives of the Official Community Plan Policies (General and City Centre Area 
Plan) and Development Permit Guidelines (General, High-rise Housing and City Centre Area 
Plan). 

Zoning ComplianceNariances 

Please refer to the attached Development Application Data Sheet (Attachment 2) for a 
comparison of the proposed development data with the relevant bylaw requirements. No 
variances are proposed. 

Affordable Housing Density Bonusing 

The proposed development complies with the affordable housing density bonusing provisions of 
the "ZMU31" zone. Five percent 'of the residential floor area, or approximately 396m2 

( 4,259 ft2), will be secured as low-end market rental dwelling units, meeting the basic 
requirements of Table 1. Although the proposed development is less than 80 units, the developer 
has chosen to provide the affordable housing on-site rather than provide cash-in-lieu, consistent 
with the Affordable Housing Strategy at the time. 

The proposed units are identified on the Development Permit plans. A Housing Agreement 
Bylaw and a Housing Covenant are required prior to final approval of the rezoning. The terms of 
the Housing Agreement will include requirements for integration of the affordable units with the 
market units, tenant access to the indoor and outdoor common amenity areas, and provision of 
parking spaces for the affordable housing units at no additional charge. 
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TABLE 1 

Affordable Housing Strategy Requirements Project Targets (2) 
Unit Type Minimum Maximum Monthly Total Maximum 

Unit Mix #of Units 
Unit Area Unit Rent (1) Household Income (1) 

Bachelor 37 m2 (400 ft2) $850 $34,000 or less 0% 0 

1-Bedroom 50 m2 (535 ft2) $950 $38,000 or less 40% 2 

2- Bedroom 80 m2 (860 ft2
) $1,162 $46,500 or less 60% 3 

3-Bedroom 91 m2 (980 ff) $1,437 $57,500 or less 0% 0 

TOTAL N/A N/A 100% 5 

(1) May be adjusted periodically, as provided for under adopted City policy. 
(2) 100% of affordable housing units shall meet Richmond Basic Universal Housing (BUH) standards or better. 

Advisory Design Panel Comments 

. The Advisory Design Panel was supportive of the proposed development. Members appreciated 
the reinterpretation of th.e more typical Richmond tower and podium form and the contributions 
to the surrounding public realm. A variety of small refinements to the landscape plans and 
fayade details were recommended. 

A copy of the relevant excerpt from the Panel Minutes, taken February 22, 2017, is attached for 
reference (Attachment 3). The design response from the applicant has been included in the 
minutes, identified in 'bold italics', immediately following each comment. 

Analysis 

Proposal Description 
The massing of the proposed development is arranged to reflect the allocation of uses on the site. 
Double height retail spaces line both street frontages at the ground level and screen the internal 
parking from adjacent streets. The office uses are located in a 46.9 m (GSC) high tower 
component that overlooks both No. 3 Road and the interior podium-level courtyard. The 
residential uses are located in a 33.6 m (GSC) high midrise component that overlooks Anderson 
Road and the interior podium-level courtyard. Both components are set into a podium base, 
which is sized to express a contin~ous five-storey streetwall along No.3 Road and a more 
residential two-storey scale along Anderson Road. Loading and five levels of parking are 
located within the podium. A two-storey high north-south lane runs through the podium from 
Anderson Road to the east-west lane and provides access to the parking entrances and loading 
bays. 

Conditions of Adjacency 
The proposed development is designed to respect both existing and future surrounding 
development as follows: 

• To the North- No. 3 Road: The proposed development addresses potential future 
development to the north by: 
- Providing for a zero-lot line continuous podium/streetwall where the parcels meet. 
- Providing for future tower separation by locating the proposed office tower away from 

the common property line. 
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Providing an attractive, mid-block landscaped podium that will be visible from the site to 
the north. 

- Providing interim visual interest for the temporarily exposed wall along the north 
property line with a combination of architectural concrete, painted concrete, and metal 
mesh panels. 

• To the North- Park Road: The proposed development addresses future development on 
these sites by: 
- Locating the bulk of the floor area toward the south and west areas of the subject site to 

support tower location flexibility on the sites to the north. 
- Providing an attractive, mid-block landscaped podium that will be visible from the site to 

the north. 
- Finishing the parkade wall along the lane with architectural concrete, painted concrete, 

and metal mesh panels to provide visual interest. 
• To the East- Anderson Road: There is an existing mixed commercial and residential 

podium and tower development immediately to the east of the subject site. The proposed 
development addresses the existing development by: 
- Locating most of the residential floor area in a mid-rise building with windows oriented 

to the street and lane rather than to the neighbouring development. 
- Providing landscape screening of podium- and roof-level common amenity areas where 

they may affect privacy for adjacent units. 
- Reducing the massing along the common property line, by stepping of the podium and 

provision of building setbacks in various areas above the podium. 
Treating areas of exposed common wall with architectural reveals to improve the outlook 
for the adjacent, primarily commercial uses. 

- Providing an attractive outlook for the residents to the multi-level landscaped podium. 
• To the South and West- Anderson Road and No.3 Road: The proposed development is 

separated from development to the south and west by City streets and is not expected to 
create significant impacts. 

Urban Design -Public Realm 
• Off-site Design- The site is located along a section of No.3 Road that is designated as an 

"art walk" in the City Centre Area Plan (CCAP). The frontage improvements for the 
development are proposed to be emiched in terms of the widths of the public realm 
components, the level of finishing and the inclusion of public art. 
• No. 3 Road- Specific measures include: 

- A wider streetside boulevard, intended to preserve the existing street trees and 
incorporate a bus pad. 

- A wider bike lane and sidewalk to accommodate cyclist and pedestrian connections to 
and from the Canada Line station. 

- Materials and street furnishing specifications to be determined through the Servicing 
Agreement process. 

• Anderson Road - Specific measures include: 

5053675 

- An interim frontage treatment that leaves the curb in its current location and provides 
for a 2.0 m wide sidewalk and a 1.85 m wide boulevard. 

- Boulevard to be finished with a combination of hard surfaces, soft landscape and 
trees. 
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• 

• 

• 

- Materials and .street furnishing specifications determined through the Servicing 
Agreement process. 

Anderson Road Adjacent Frontage- As part of the TDM measures, the developer will be 
undertaking improvements in front of the existing development to the east to both 
upgrade them and make them consistent with the block face. 
East-West Lane - Specific measures include: 
- Frontage improvements on the north side of the subject site that will be constructed to 

City standards. 
Public Art- Specific measures include: 
- A Public Art contribution, which has been secured as cash-in-lieu through the 

rezomng. 
- The contribution will be used in conjunction with contributions from other area 

developments to establish a comprehensive art installation program along No.3 Road 
between Granville A venue and the Brighouse Canada Line Station. 

• On-site Design- The on-site frontage components include the building setback areas along 
No.3 Road and Anderson Road and the north-south lane connection accessed from 
Anderson Road. 
• 

• 

Design of the ground level areas of the site include: 
- Gradually sloped transitions between the finished elevations of the sidewalk and the 

building's ground floor entries. 
- A 4.0 m building setback on both the No 3 Road and Anderson frontages that may be 

used to extend commercial spaces and activity into the outdoors. 
- Soft landscape set in planters combining trees, shrubs and perennials that are used to 

provide visual interest and define potential outdoor seating areas. 
- An enhanced north-south lane environment with decorative ground and wall 

finishing, including embedded lighting, to encourage pedestrian use and support 
public safety. 

Design features of the building that contribute to the ground level open space include: 
- Commercial uses, with extensive glass storefronts (minimum 70% vision glass), 

facing the two City streets. 
- Commercial and residential lobby entrances that are inset from the storefronts. 
- Continuous glass-canopy weather protection over the storefronts. 
- Discreet canopies over the commercial and residential lobby entries. 

Site and Functional Planning 
• Pedestrians - Pedestrian access is provided from the two streets including: to the ground 

level commercial units on both frontages; from No. 3 Road to the office lobby; and from 
Anderson Road to the residential lobby. Pedestrian access is provided to the ground level 
commercial parking area through a parking lobby located on No 3 Road, as well as from the 
north-south lane. · 

• Cyclists - Commercial and residential bicycle storage is located in secure rooms in the 
Level 1 parkade. These have good access to both the drive aisle system and the internal 
building circulation. Male and female bicycle facilities are provided for the commercial uses 
as a TDM measure. These were secured by legal agreement through the rezoning. 

5053675 
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• Vehicles- Vehicle access is p~ovided from Anderson Road and from the north-south lane. 
Commercial and residential parking are secured separately and are accessed from both sides 
ofthe lane. 

• Parking- The proposed parking meets the required parking as per the Zoning Bylaw. 
• Loading- Three medium-sized truck-loading spaces are provided and are accessed from the 

north-south internal lane. Two of the medium truck loading spaces may be combined to 
create a large-sized truck space, as per the Zoning Bylaw. 

• Waste Management- There are two waste storage areas (commercial and residential) at the 
south end of the developmenL Pickup will occur in the loading laybys adjacent to the 
north-south lane. 

• On-site Functional Plans- The applicant has provided various draft plans demonstrating the 
location and functionality of truck manoeuvring, waste management facilities and on-site 
utilities (Attachment 4). 

Architectural Form and Character 
• Massing: The proposed massing distinctly expresses the retail, office and residential 

components of the development, providing good legibility for the building and the public 
realm. Office i.Ises face No. 3 Road and residential uses face Anderson Road. The tower 
massing is concentrated toward the two street frontages, which will enhance streetscape 
definition and animate the streets with active uses. 

• Streetscape: The typical required CCAP street setback/build-to line is 3.0 m. Consistent 
with the site-specific zone, the proposed street-setback/build-to lines are: 
- On No. 3 Road, 3.8 m on the ground level and 0.84 m above the ground level; and 
- On Anderson Road, 3.8 m on the ground level and 1.52 m above the ground level (office 

tower only). This inverts the more characteristic podium forward and tower back 
relationship of City Centre development. 

These setbacks were supported by staff at rezoning because: 
- The proposed development already accommodates a deep back-of-curb public realm 

along No. 3 Road, established to align with the typical Canada Line guideway setback to 
the north. 

- The proposal provides deeper building setbacks (3.8 m) at the ground level, which add to 
the effective size of the public realm on both streets. 

- The office tower massing establishes hierarchy between the major and minor 
streetscapes. 

- In the context of the large treed open space in front of City Hall, a tower forward 
approach helps to spatially contain and define the street. 

- The alternate form of development adds visual and spatial variety to the overall City 
building fabric. 

• Podium: The internal rooftop podium is wrapped with both commercial and residential uses 
of different heights and architectural expression. Further, the podium itself is stepped. 
Together, these elements create a varied and active outdoor environment for the use of the 
commercial and residential building occupants, as well as for viewing from surrounding 
developments. 

• Skyline: The proposed development has different height massing components, which 
increases skyline interest. The office tower includes a strong frame element rising above the 
top floor. These elements define the building at the skyline, as well as masks the more 
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utilitarian mechanical equipment areas located toward the centre of the roof. The residential 
midrise includes stepped massing for visual interest, and is topped with the indoor amenity 
space and a landscaped common outdoor amenity area. 

• Facade Expression: The proposed building facades incorporate three different cladding 
languages. The podium is expressed as a glass box and faced with a simply patterned 
window wall. The main office and residential components are expressed as framed boxes set 
into the podium. Inside the fr<¥Ties, the window wall, sunshade and balcony treatments are 
varied to express the different uses and orientation conditions, as well as to provide visual 
interest. 
- For the office component, the north and south facades have curtain wall with randomly 

sized and spaced framing, plus sunshades on the south fa9ade, The east and west fa9ades 
include additional metal framing along with the random window spacing and sizing. The 
west fa9ade includes an inset balcony with mock wood grain finishing for added visual 
interest. 

- The framed portion of the residential component, which faces north and south, has 
regular window spacing along with mock wood grain finishing on some of the vertical 
spandrel panels and overhang soffits. The balconies are articulated with a random pattern 
of clear glass railings and glass railings combined with metal panel upstands. The east 
walls of the residential component are clad in metal panels with a limited number of 
window openings and mock wood grain finished metal panels. Horizontal and vertical 
expression is more or less balanced on the office component whilst the residential 
component emphasizes horizontal lines. 

- Basic materials used in the project include the metal panels, vision and spandrel glass, 
architectural concrete and decorative metal screens. Colours for the different materials 
range from white through grey to blue-grey with the mock wood grain metal panel 
highlights. 

Livability Features 
• Accessibility- The proposed development will provide a variety of accessible unit types to 

address different abilities needs, as identified in the following table and on the architectural 
floor plans. 

Type Affordable Market Intent Standard 

Aging in Place 0 66 - Support mobility and usability Refer to 

Adaptable+ 4 4 - Renovation potential for drawings. 

Basic Universal Housing wheelchair plus added floor area for 
manoeuvring 

Barrier Free 1 0 - Move in with wheelchair 
- Includes basic universal housing 

The features related to each accessible unit type are identified on the plans and in the 
Accessibility Checklist (Attachment 5). 

• Safety (CPTED)- The proposed development will include a variety of safety features 
consistent with the principles of Crime Prevention through Environmental Design as 
described in the Safety (CPTED) Checklist provided by the applicant (Attachment 6)., 

• Noise Mitigation- The proposed development will include a variety of features that address 
aircraft, traffic, land use and ambient urban noise as recommended in the acoustic consultant 
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report(s) provided by the applicant and subject to legal agreements required through the 
rezoning. Further to the legal agreements required through rezoning, a commercial noise 
covenant is required as a Dev~lopment Permit Consideration. 

• Amenity Space - Residential- A range of residential amenity spaces is provided, as follows: 
- Common Indoor Amenity Space- A fitness facility, with direct access to the podium

level outdoor amenity space, and a rooftop gathering space, with access to a rooftop 
outdoor common amenity space, are proposed. 

- Common Outdoor Amenity Space- Outdoor amenity areas include a large, podium-level 
open space on Level 5, with hard and soft landscaping and a variety of seating areas; an 
urban agriculture patio on Level 7; and, a large rooftop patio on Level 10, with a child's 
play area, a BBQ, seating ~d games areas. The proposed outdoor amenity areas provide 
for a good range of activity, sun access and outlook opportunities. All common outdoor 
areas will be provided with automatic irrigation and gas hookups. 

Private Outdoor Amenity Space -All residential units are provided with attached private 
open space in the form of balconies or patios. 

Residential Amenity Space Guideline Proposed 

Amenity Space - Common Outdoor: 938m2 1,470 m" 

Amenity Space- Common Child Play: 225m" 225m2 

Amenity Space- Common Indoor: 135m2 158m2 

Amenity Space - Private Outdoor: 450 m" 1,336 m" 

• Amenity Space - Commercial: A range of commercial amenity space will be provided, 
including outdoor patios at Levels 4 and 6 and a balcony at Level 9. These patios may or 
may not be common to the all the office uses, depending on final leasing arrangements. The 
Level 4 patio is sho\\'11 in association with a fitness facility for the commercial tenants. 

Landscape Form and Character 
• Ground Level- The ground level design includes potential for outdoor patio seating or 

display spaces on both street frontages, as well as an enhanced environment for the north
south lane that runs through the building. The finishing of the storefront patios is cast-in
place concrete paving with a large grid pattern. The patio areas are bordered along No. 3 
Road by the adjacent City sidewalk and along the Anderson Road property line by the 
sidewalk and intermittent raised planters with integrated seating. The planters include 
deciduous trees for summer shading of the storefront areas. The north-south lane includes 
special ground, wall and ceiling finishing in the section adjacent to Anderson Road. The 
finishing includes multi-coloured, irregularly patterned, rectangular strips with staggered 
embedded lighting. 

• Podium Levels - There are a variety of developed outdoor spaces for the commercial and 
residential podium levels. The proposed landscape design includes a range of paving, planter 
and trellis shapes, which are located on different levels, but are intended to be read as a 
whole when viewed from the higher levels of the subject development and from surrounding 
development. The associated seating areas, activity areas and circulation paths run on the 
diagonal and offer a geometric counterpoint to the more angular/orthogonal building design. 
The urban agricultural area has south and west sun exposure and includes raised planters and 
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small tables with seating. Where needed, landscape screening in the form of trees and 
hedging provide privacy and/or visual interest for the existing building to the east. 

• Rooftop Level- The main communal residential outdoor amenity space is located on the roof 
of the main residential building component and is directly associated with an indoor amenity 
space. There is a children play area with ball, Blokx and metal tube play equipment, as well 
as recreational, eating and lounging areas. 

• Letter of Credit- A landscape letter of credit for $705,008.70 is required prior to issuance of 
the Development Permit. 

Sustainability Features 
• Sustainability- The proposed development will include a variety of sustainability features, 

including LEED Silver equivalency, as described in Sustainability Checklist provided by the 
applicant (Attachment 8). 

• Green Roofs - In addition to the landscaped outdoor space, the proposed development 
includes extensive green roof on Office Level L6. 

• District Energy Utility- As a consideration of rezoning, the proposed development will be 
DEU-ready. 

Conclusions 

Staff recommends endorsement of the attached development application proposal. It generally 
conforms to the provisions of the ZMU31 zoning and addresses relevant OCP and CCAP DP 
Guidelines. The distribution of uses and of building masses provides a strong public realm 
interface and respects existing and future developments. A variety of off-site and on-site 
improvements will enhance the City's public realm, transportation and utilities infrastructure. 
The proposed design ofthe architecture and landscape architecture is attractive, functional and 
liveable. 

On this basis, staff recommend support of this Development Permit application. , 

Janet Digby, Architect 
Planner 3 
(604-247-4620) 

JD: big 
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City of 
Richmond 

Attachment 1 

Development Permit 
Considerations 

File No.: DP 15-708092 
Address: 6840,6860 No.3 Road & 8051 Anderson Road 

Prior to Development Permit issuance, the developer is required to address the following 
considerations and conditions. 

1. Receipt of a Letter-of-Credit for landscaping in the amount of $705,008.70. 

2. Registration of a commercial noise covenant on Title, to the satisfaction of the City, indicating that 
commercial uses are required to mitigate unwanted noise and demonstrate that the building envelope 
is designed to avoid noise generated by the internal use from penetrating into residential areas that 
exceed noise levels allowed in the City's Noise Bylaw and that noise generated from rooftop HV AC 
units will comply with the City's Noise Bylaw. 

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

3. Incorporate inforn1ation into the Building Permit plans (inclusive of architectural, landscape and other 
plans, sections, elevations, details, specifications, checklists and supporting consultant work), as well 
as any additional items referenced in "Schedule B: Assurance of Professional Design and 
Commitment for Field Review, including but not limited to: 

1. Statutory rights-of-way, easements, encroachments, no build areas, agreements and other 
legal restrictions. 

ii. Flood construction level(s). 
111. Use, density, height, siting, building form, landscaping, parking and loading and other 

zoning provision requirements. 
tv. Approved form and character (e.g. massing, building components, materials, detailing and 

colour). 
v. Signage size and location. 

vi. Site access and vehicular crossings. 
vii. The required end-of-trip facilities. 

viii. The required car share spaces and signage identification. 
tx. The required shared commercial/visitor parking stalls. 
x. The required EV -charging and EV -ready vehicle parking stalls. 

xi. The details of the truck manoeuvring plan including, but not limited to turning templates 
and clear height requirements. 

xu. The details of the waste management plan including, but not limited to storage and loading 
facilities. 

xiii. The location of areas reserved for DEU connection facilities and notations regarding DEU 
pre-ducting and acceptable in-unit mechanical equipment. 

xtv. The required affordable housing units, including their size and location. 
xv. The required aging in place, basic universal, accessible, adaptable and/or convertible 

dwelling units, as the case may be, including their associated design features. 
xvi. The identified site and building accessibility measures on the plans, where relevant. 

xvii. The identified safety measures (CPTED) checklist and identification of specific 
recommended measures on the plans, where relevant. 

xviii. A LEED Checklist with measures recommended by a LEED AP BD+C to achieve LEED 
Silver equivalency including specific measures to be incorporated into the Building Permit 
plans. 
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x1x. The additional sustainability measures identified in the sustainability checklist attached to 
the DP Panel report. 

xx. Measures to be incorporated into the Building Permit drawings to achieve the exterior and 
interior noise levels and other noise mitigation standards articulated in the aircraft, mixed
use, commercial or other noise-related covenants and bylaws, as recommended in acoustic 
and/or mechanical report submitted with the Development Permit application. 

xxi. The required residential common indoor, common outdoor and private outdoor amenity 
areas including their location, size, use and finishing. 

xxii. The location and specilications for landscaping including requirements for automatic 
irrigation and hose bibs. 

xxn1. The location and dimensions of any on-sire and off-site tree protection fencing illustrated in 
the Arborist Report and/or Tree Management Plan submitted with the DP application. 

xxiv. The location and details of any required replacement trees. 

4. Submission of fire flow calculations signed and sealed by a professional engineer based on the Fire 
Underwriter Survey to confirm that there is adequate available water flow. 

5. Submission of a Fire Safety Plan applicable for the duration of construction to the satisfaction of the 
Richmond Building & Fire Departments. 

6. Submission of a Construction Parking and Traffic Management Plan to the Transportation 
Department. The 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. (http://www.richmond.ca/services/ttp/special.htm). 

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

Notes: 

I. Some of the foregoing items may require a separate application. 

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

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

The legal 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. 
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3. 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, underpitming, 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. 

4. 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 contain 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 comply with all relevant legislation. 



Excerpt from the Minutes of the 

Advisory Design Panel Meeting 

Wednesday, February 22, 2017-4:00 p.m. 
Rm. M.1.003 I Richmond City Hall 

Attachment 3 

2. DP 15-708092- 12-STOREY HIGH-RISE, HIGH DENSITY MIXED USE RETAIL, 
OFFICE AND RESIDENTIAL WITH APPROXIMATELY 75 APARTMENTS, 
INCLUDING 5 AFFORDABLE HOUSING UNITS 

ARCHITECT: GBL Architects 

PROPERTY LOCATION: 6840 & 6860 No. 3 Road and 8051 Anderson Road 

Applicant's Presentation 

Daniel Eisenberg, GBL Architects, and Grant Brumpton, PWL Partnership, presented the 
project and answered queries from the Panel. 

Panel Discussion 

Comments from the Panel were as follows: 
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• consider introducing a green roof over the mechanical equipment on the lower 
office roof to improve its appearance as viewed from the upper floors; 

RESPONSE: The mechanical room has been removed and replaced with a 
smaller louvered/open-air enclosure for an air-handling unit and heat-rejection 
units. Please refer to A3. 07. The overall area of the green roof has increased. 

• consider a bigger tree species on the inside row of street trees along Anderson Road 
for a more formal landscape treatment and to provide significant canopies along the 
Anderson Road streetscape; will also provide a more appropriate landscaping 
treatment to a large south-facing building fa9ade with good sun exposure; 

RESPONSE: A larger tree species will be provided as recommended. 

• proposed rooftop amenity spaces are well organized; 

• consider introducing structures (e.g., storage shed and harvest table) and informal 
play space for children to support urban agriculture program area; 

RESPONSE: Storage has been integrated into one of the planters. We believe the 
area provides sufficient area for informal children's play including riding trikes. 
Outdoor food preparation and dining facilities are available at other shared 
amenity areas nearby. We considered adding a harvest table to this amenity area, 
but it would require the reduction of urban agriculture planter area. 
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• consider introducing more trees on the rooftop outdoor amenity area for the 
residential mid-rise to provide shading to the children's play area at the southwest 
comer; appreciate the indoor amenity area adjacent to the outdoor amenity space; 

RESPONSE: Shade trees have been added. 

• consider maximizing the green roof area and making it an intensive green roof in 
view of the significant sun exposure to the rooftop; 

RESPONSE: Extensive green area has been reduced and accessible roof area has 
been increased. Program elements have been adjusted to suit. 

• appreciate the public aspects of the proposed development, particularly the 
continuous use of glass fa9ade at ground level; hope that the future development to 
the north will have an appropriate interface with the subject development; 

• appreciate the materials package provided by the applicant which include the design 
rationale, diagrams, and previous and current proposals; helped the Panel better 
understand the project; 

• support the project in general; overall massing and urban character of the buildings 
are appropriate for the site context; residential mid-rise with horizontal expression 
complements the verticality of the office tower; the project will be a good addition 
to the neighbourhood; 

• appreciate the design of the ground level north-south lane under the residential mid
rise building; proposed lighting in the lane will enhance its visibility and visual 
appeal; 

• review the finer details in the materiality of the buildings, e.g., the way in which 
claddings are joined to each other; 

RESPONSE: Finer details are being developed and will be submitted at BP stage. 
Please refer toA5.11,A5.13, A5.I4, AS.OI, A8.02, A8.03, & A8.05. 

• consider larger glass panels on the curtain wall on the west facade as opposed to 
smaller glass panels; 

RESPONSE: Bigger glass panels will be considered (5 ft. modules where 
possible). Please refer to AI O.OI through AI 0.04. 

• patterning of the glazing on the north and south facades of the office tower are 
different; tie-in the patterning on the two facades of the office tower to enhance the 
overall visual appeal of the office tower; 

RESPONSE: Both patterns will be revised to tie-in the patterning. Please refer to 
AIO.OI andAI0.04. 

• consider longer and more elegant louvers on the southern fayade of the office tower 
to provide more shading; , 

RESPONSE: Louver details to be provided at BP stage. Please refer to detail #I 
on sheet A8.02. 
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• consider design development to the vertical dividers between the residential units 
along the continuous balconies in the mid-rise residential building to enhance the 
appearance ofthe building; 

RESPONSE: Balcony screen details to be provided at BP stage. 

• generally support the proposed cladding materials; however, ensure the proposed 
alucobond brushed metal finishes are not too reflective; 

RESPONSE: A material sample board has been submitted. Applicant will revise 
materials upon recommendations of Staff. 

• applicant has addressed all issues previously raised by the Panel and proposed 
responses are satisfactory; applicant made a clear presentation on the past and 
current versions of the proposed development; 

• the proposed development is well thought out and will provide a good precedent for 
other high-density projects in the neighbourhood; and 

• the proposed development is supported as it achieves (i) improvements in grade 
level relationships between the buildings and immediate context, (ii) urban street 
edges, (iii) appropriate building separations, and (iv) clearly defined spatial 
boundary. 

Panel Decision 

It was moved and seconded 
That DP 15-708092 be supported to move forward to the Development Permit Panel 
subject to the applicant giving consideration to the comments of the Advisory Design 
Panel. 

CARRIED 
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Attachment 5 

Accessibility Measures: 

Type Affordable Market Intent Standard 

Aging in Place 0 66 - Support mobility and usability PerOCP 

Adaptable+ 4 4 - Renovation potential for Per BCBC 
Basic Universal Housing wheelchair plus added floor area for and RZB 

manoeuvring 

Barrier Free 1 0 - Move in with wheelchair Per BCDH 
- Includes basic universal housing 

DEFINITION OF RESIDENTIAL UNIT TYPES: 

AGING IN PlACE: PER OCP, PAGE 3-17. UNITS WILL HAVE HANDRAILS ON BOTH SIDES OF STAIRWELLS. LEVER TYPE HANDLES 
FOR PLUMBING FIXTURES AND DOORS. AND SOLID BLOCKING IN BATHROOMS TO FACILITATE GRAB BAR INSTALLATION 
NF.AR TOILET. BATHTUB AND SHOWER. 

ADAPTABLE (OR "UNIVERSAL ACCESS": PER BCBC 2012 SECTION 3.8. UNITS WILL HAVE CLEARANCES IN FRONT OF DOORS. 
BATHTUBS. SHOWERS, TOILETS AND VANITIES. KITCHENS WILL HAVE CONTINUOUS COUNTERSPACE BETWEEN RANGE 
AND SINK. UNITS WILL BE PRE-WIRED FOR INSTALLATION OF VISUAL ALARM SYSTEMS. ALL OUTLETS WILL BE NO LESS THAN 
18" AFF AND NO MORE THAN 3' AFF. ALL CONTROLS AND SWITCHES WIU BE NO MORE THAN 48" AFF. SEE BCBC 2012 AND 
CFT CODE REPORT FOR FURTHER DETAILS. 

BARRIER FREE: PER OCP PAGE 3-18. UNIT WILL MEET ALL REQUIREMENTS OF ADAPTABLE. OR "UNIVERSAL ACCESS", AS WELL 
AS: GRAB BARS IN BATHROOMS AT TOILET AND SHOWER I TUB LOCATIONS, COUNTERTOPS NO MORE THAN 32" AFF. 
VANITIES AND KITCHEN CUPBOARDS WITH KNEE SPACE UNDERNEATH Sl NK AND RANGE LOCATIONS, ONE WHEEL-IN 
SHOWER STALL PER UNIT, ALL CORRIDORS AT LEAST 42" WIDE. All APPLIANCES TO BE ACCESSIBLE TO 413" AFF. 

5053675 



AT 
LEAST ONE BATHROOM AND ONE BEDROOM: 

CLEAR OPE!ItiG WIDTH OF NOT LESS TNAN 801! mm. 
WHEN DOOR SII'ING IS AWAY FROM THIS AREA. NOT LESS THAN 

1 220 mm LONG BY A WllTN EQUAL TO THE DOOR ASSEMaLY 
PUIS NOT LESS THAN 30011111 

WHEH 1HE DOOR SWING IS TOWARD lli1S AREA. NOT LESS THAN 
1 500 mm LONG BY A WIOlH OF Tl£ DOOR ASS£MSl Y PLUS NOT 
LESS THAN 600 11111 

ENTRY DOORS TO EVERY OWELUNG UNIT ARE EXEMPTED FROM 
lHE REQUJREMENT TO PROVIDETNE 12DC>nmLOIIG CLEAR AREA 
AND 3001nm OR 600mm ClEAR SPACE IF ROUGH IH WIRitiG IS 
PROVDED FOR FUl\JRE cotMRSION FOR AN AUTOMATIC DooR 
OPENER. 

ACCESS DOOR SHALL HAVE A MIN. ClEAR 
OPENING OF 600 mm. 
NIN.OOENSION OF 150011500mm 
'JULIET' OR 'fRENCH' STYLE 
PATIO. 

CONTINUOUS COUNTER BETWEEN STOVE 
AND S~K f---- - -ftt--
AOJUSTABLE SHELVES IN CABINETS 
PULI.-Ol/T\\'Ojij{BQAROS AT 810 mm 
HEIGI!T 
PUU.-Ol/TCABINET SHB.VES 
EASY TO GRASP HANDLES ON FAUCETS 
Nil CUPBOARDS 
TASI< LIGHTIIIG AT SINK. STOVE AND KEY 
WORK AREAS 
PLUMBING AND Unl.ITY PIPES LOCATED TO 

~ .16.12 CORRIDOR WIDnt 
ca!RIDORS AND PASSAGEWAYS SHAll 
BE NOT LESS THAN 12.2tl mm IN WIOlH 

4.16.24.13.4. BUILDING ACCESS : 
DWELLING UNITS AND AMENITIES TO BE 
ACCESStBLE FROM A ROAD AND PARKING 
ACCESS TO ELEVATOR SHAU. BE 
PROVIDED FROM BOlH TNE ROAD AND 
lHE ENTRY TO lHE ON-SITE PARKING 
M<9.. 
ANAUTOMATICOOOROPENERSHAU.BE 
PROVIDED FR0.\1 TNE !lAW ENTRY. 

4.16.19-4.16.22 OUTLETS AliO SWITCHES: 
UGHT SWITCHES AND ELECTRICAL 
PANELS SHAU. BE 900 TO 1200 mm FROM 
THEnOOR. 
ttmRCOMBUTIONSSHAI.LBE MAX. 
ll75mmFROMTNEnOOR . 
ELECTRICAL OUTLETS, CABLE OUTLETS 
AIID TElEPHONE JACKS SHAU. BE 
lOCATED455 TO 1200 rrm FROM lHE 
nOOR. 
THERMOSTAT SH,ti.J. BE LOCATED 
BETWEEN 900 TO 1200 mm FROM TNE 
nOOR. 
lHEOPERABLEPART OF THE CONTROLS 
SHAU. BE LOCATED W1lli1N REACH OF A 
CLEAR nooR AREA THAT HAS A WIOlH Of 
NOT LESS TNAN 75011\m 
ROCKER OR PADDLE- TYPE LIGHT 
SWITCHES. 

ol.1a16 .. .16.17WINIXII'IS: ---;----.1 
AT LEAST 01£ WINDOW IN Tl£ BEDROOI.I AND ONE WINDOW IN 

~=~~:~::~os:if=~~ooes I 
VIEwtlG. · 
'ACCESSIBLE' WINDOW HARDWARE ON TllE ACCESS ISLE I 
WINIXII'IS. . 

4.f6.23.(c)BATffiOOM: 

BEDROOM 
SUFFlCIENT SPACE TO PROWlE A TURNING 

, DIAIJETER Of 1;00nvn ON ONE SIDE Of A DOUBLE 
llEO IH AT LEAST ONE BEDROON 
CLOTHES CLOSET IN AT LEAST 01£ BEOOOOM TO 
HAVE CLEAR OPENING ()f 900 1M\ CLEAR FLOOR 
SPACE OF AT LEAST750x1200mm AND t:I.OTNES 
HANGER ROD THAT CAN BE LOWERED TO 1200 

4.16.2J.(a) BATHROON: 
HAVEATOILETPDSITIONEOWITH IH<=II<J<Utlt Ur ) 
lHE TOILET 420 IMl TO <ISO rm1 FROM~ SIDE WAlL ON 
WHICH GRAB BAR CAN BE INSTALLED ANOAT LEAST 
SfD IMl FROM ANY OBSTRUCTION ON TNE NQN:GAAB I 
BAR SIDE AND~T LEAST 800mm FROM ANY 
OBSTRUCTION IN FRONT OFT!£ TOJLET. 

4.16.23.(d) BAlHROON: 
HAVE STRUCl\JAAL REINFORCEMENT IN 
WAlLS BEHIND AND BESIDE THE TOILET 
AND THE WAlLS AROUND TNE TIJil AND/OR 
SHOWER TO FACILIT~TE TNE INSTALLATION 
OF GRAB BARS. 

A CLEAR FlOOR AREA AT TNE SINK OF NOT 
7801rm BY f220rm1 POSITlOI£0 FOR A 
PARALLEL APPROACH AND CENTERED ON TNE 
S!ll(. 

4.f6.~.16. 10000RSANODOORWAYS: 
MIN. CLEAR OPENINGS FOR ALL ENTRY 
ODORS TO EVERY OWEWNG UNIT AND 
DOORS IN COMMON AREAS SHAll BE NO 
LESS THAN 850mm. 
FLUSH TNRESHOlOS lHROUGH THE 
BUilDING SHALL NE !IAXJNUM 1:;,m IN 
HEIGHT. 

4.18. f2 CORRIDOR 1\!DlH: 
PROVIDE A CLEAR AREA NOT LESS lHAN 
1 500 1ro1 '1 SOO IM1 ADJACENT TO THE 
ELEVATCR ENTRANCE 

4.1&.134.16.15 FLOOR SURfACES : 
nOOR SURFACES THROUGHOUT lHE 
BUILDING, EXCEPT EXrfRIOR BALCONY, 
FA nO AND DECK DOORSILLS, SHAlL HAVE 
NO ABRUPT CHANGES IN LEVEL (BREAK OF 
THE R.USH lHRESHOLD OF f) mm HEIGHT) 

R~:::.ACES SHAlL BE SLIP j 

CFT E1gineeriug Inc. 
#800 ·1901 ROSSER AVENUE, 
BURNABY, BC V5C 6R6 

RICHMOND. ZONING BYLAW 8500 
BASIC UNIVERSAL DESIGN FEATURES 

PH : 604-684-2384 
FAX: 604-684-2402 

MAY28,2013 



Safety (CPTED) Measures: 

• Entrance to parking from the lane is protected by overhead gates. 
Additional gate between residential and commercial are provided 
to minimize theft. 

• Well lit parking areas with use of white paint throughout to enhance 
brightness and security. 

• Secured garbage/recycling, storage and bike rooms. 

• Electronic security features to lobby and other entries to limit and 
control access. 

• Maximized visibility avoiding end-end corridors. 

• Covered portion of the lane will be well lit and finished with high 
quality graffiti proof wall cladding, 

• Glazing in all vestibule doors and enclosed corridors. 

• Additional safety windows on side walls of vestibules in parkade 
for more view angles. 

• Continuous retail frontage at grade along both streets with access to 
parking from one main commercial lob 

5053675 
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ATTACHMENT 8 

City of 
Richmond 

Development Application 
Data Sheet 

DP 15-708092 

Address: 6840, 6860 No. 3 Road & 8051 Anderson Road 

Owner/Applicant: 1004732 BC Ltd. (c/o- Matt Stogryn, !Fortune Homes) 

DP 15-708092 (RZ 14-678448) I Rezoning Development Permit 

Land Uses: 
Downtown Downtown 

Commercial/Residential Commercial/Residential 

Zoning: ZMU31 ZMU31 

Site Area (before and after dedications): 5219.39 m2 I 4778.50 m2 5219.39 m2 I 4778.50 m2 

Net Development Site Area (for floor area 
4881.26 m2 4881 .26 m2 

calculation): 

Number of Residential Units Total: 75 (70 market + 5 LEMR) 75 (70 market + 5 LEMR) 

DP 15-708092 Required/Permitted Proposed Variance 

Residential FAR (max): 1.6 1.59 None 

Commercial FAR (max): 2.25 2.24 None 

Indoor Amenity Space: 0.1 0.03 None 

Total FAR (max: 3.85 3.83 None 

Floor Area (max): 18,796 m2 18,700.64 m2 None 

Lot Coverage (max): 90% 64% None 

Setback- Front Yard (min): 3.8/0.8 m 3.8/0.8 m None 

Setback- Exterior Side Yard (min): 3.8/1.5 m 3.8/1.5 m None 

Setback- Interior Side Yard (min): 0.0 m 0.0 m None 

Setback- Rear Yard (min): 0.0 m 0.0 m None 

Setback- Public Open Space at doorways (min): 1.5 m 1.5 m None 

Height Dimensional (GSC) (max): 47.0 m 46.94 m None 

Height Accessory (max): 12.0 m n/a None 

Subdivision/Lot Size (min): 4780 m2 4882 m2 None 

Off-street Parking -Commercial (incl. Accessible, 
158 n/a 

None 
EV) (min): 

WithiTDM Reduction (10% on commercial parking): 141 ~143 None 

Off-sreet Parking - Residential (incl. Accessible, EV) 
75 ~80 

None 
(min : 

With TOM Reduction (0% on residential parking): n/a n/a None 

Off-Street Parking -Car Share (min): 2 2 None 

Off-sreet Parking -Total (incl. Accessible, EV, CS) 
218 ~225 

None 
(min : 

6018028 



Off-Street Parking -Visitor Parking (shared) (min): 15 15 None 

Off-Street Parking- Disabled (Commerc'l + 
3+2 3+2 

None 
Resident'!) (min): 

Small Car Stalls (max): 50% 48% None 

Class 1 Bicycle Parking - Commercial (min): 25 27 None 

Class 2 B~cycle Parking - Commercial (min): 36 44 None 

Class 1 Bicycle Parking- Residential (min): 94 94 None 

Class 2 Bicycle Parking- Residential (min): 15 15 None 

Loading - Medium (min per rezoning): 3 3 None 

Loading - Large (min per rezoning): 2 2 None 

Amenity Space - Common Outdoor: 938m2 1,470 m2 None 

Amenity Space- Common Child Play: 225m2 225m2 None 

Amenity Space - Common Indoor: 488m2 158m2 None 

Amenity Space - Private Outdoor: 450m2 1,336 m2 None 

6018028 
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Project Name : iFortune Centre 

8051 Anderson Road, Richmond 

Date : October 17,2018 

No. of Pages: 1 

Attention: 

Steven De Sousa 

Policy Planning Department 

City of Richmond, 

6911 No.3 Road 
Richmond BC V6Y 2C1 

Re : Application for RZ 14-678448 

Architectural Summary 

No additional changes were made to the previously endorsed DP other than what is 

identified in the attached clouded sheets. 

Daniel Eisenberg 

ASSOCIATE PRINCIPAL 

ARCHITECT AIBC, MRAIC 

ATTACHMENT D 

(f) 
I-
u en w u 

N 

I- u; 
> -

I w<{ 

"'o u Z-o; 
wz 

0::: >-o; 
<iw 

<( I 
>-C: 
00 w 

_j e- > 

"'"' -o;O m w'-' z 
(9 "'-o: 

~> 

2 
0 
u 
V1 
>-:0 
u o 
w u 
>-- "' I>-
u u 
cx w 
<! >-
...J-
co I 
'-" u 
~) "' 
0 <( 
L.l. ...J 

z "' - "' 
wen 

~~ 
~"' 
w ~ 
m m 

" " ,.,. 
C>Cl 

'"'"' ...... 

w 
c: 
::J 
>
u 
w ... 
I 
u 
a 
<! 
t
z 
w 

"' a: 
w 
:;: 
w 



Steven De Sousa 
City of Richmond 
6911 No.3 Road 
Richmond, BC 
V6Y 2C1 

Oct 18,2018 

Re: 6840 & 6860 No.3 Road and 8051 Anderson Road (DP 15-708092) 

Dear Steven De Sousa, 

PWL partnership 

This letter is prepared to confirm that no additional changes were made to the previously endorsed DP other than 
what is identified in the cloud lines shown in the Landscape Revised RZ/DP package dated 18th September 2018, and 
the value of the revised landscaping is equivalent to the landscaping contained in the endorsed DP. 

Sincerely, 
PWL Partnership Landscape Architects Inc. 

Page 1 of 1 PWL Partnership landscape Architects Inc 

5th Roar. East Asiatic House 

1201 West Pender Street 
Vancouver BC Canada V6E 2V2 
www.pwlpartnership.com 

T 604.688.6111 
F 604.688.6112 



City of 
Richmond 

ATTACHMENT E 

Development Permit 
Considerations 

File No.: DP 15-708092 
Address: 6840, 6860 No. 3 Road & 8051 Anderson Road 

Prior to Development Permit issuance, the developer is required to address the following considerations and 
conditions. 

1. Receipt of a Letter-of-Credit for landscaping in the amount of $705,008.70. 

2. Registration of a commercial noise covenant on Title, to the satisfaction of the City, indicating that commercial uses 
are required to mitigate unwanted noise and demonstrate that the building envelope is designed to avoid noise 
generated by the intemal use from penetrating into residential areas that exceed noise levels allowed in the City's 
Noise Bylaw and that noise generated from rooftop HV AC units will comply with the City's Noise Bylaw. 

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

3. Incorporate information into the Building Penn it plans (inclusive of architectural, landscape and other plans, sections, 
elevations, details, specifications, checklists and supporting consultant work), as well as any additional items 
referenced in "Schedule B: Assurance of Professional Design and Commitment for Field Review, including but not 
limited to: 

1. Statutory rights-of-way, easements, encroachments, no build areas, agreements and other legal restrictions. 
u. Flood construction level(s). 

m. Use, density, height, siting, building fonn, landscaping, parking and loading and other zoning provision 
requirements. 

tv. Approved form and character (e.g. massing, building components, materials, detailing and colour). 
v. Signage size and location. 

Vl. Site access and vehicular crossings. 
v11. The required end-of-trip facilities. 

vm. The required car share spaces and signage identification. 
ix. The required shared commercial/visitor parking stalls. 
x. The required EV -charging and EV -ready vehicle parking stalls. 

XL The details of the truck manoeuvring plan including, but not limited to tuming templates and clear height 
requirements. 

xu. The details of the waste management plan including, but not limited to storage and loading facilities. 
xm. The location of areas reserved for DEU connection facilities and notations regarding DEU pre-ducting and 

acceptable in-unit mechanical equipment. 
xtv. The required affordable housing units, including their size and location. 
xv. The required aging in place, basic universal, accessible, adaptable and/or convertible dwelling units, as the 

case may be, including their associated design features. 
xv1. The identified site and building accessibility measures on the plans, where relevant. 

xv11. The identified safety measures (CPTED) checklist and identification of specific recommended measures on 
the plans, where relevant. 

xvu1. A LEED Checklist with measures recommended by a LEED AP BD+C to achieve LEED Silver 
equivalency including specific measures to be incorporated into the Building Permit plans. 

6004857 

xtx. The additional sustainability measures identified in the sustainability checklist attached to the DP Panel 
report. 

xx. Measures to be incorporated into the Building Permit drawings to achieve the exterior and interior noise 
levels and other noise mitigation standards articulated in the aircraft, mixed-use, commercial or other noise
related covenants and bylaws, as recommended in acoustic and/or mechanical report submitted with the 
Development Permit application. 



-2-

xx1. The required residential common indoor, common outdoor and private outdoor amenity areas including 
their location, size, use and finishing. 

xxu. The location and specifications for landscaping including requirements for automatic irrigation and hose 
bibs. 

xxm. The location and dimensions of any on-sire and off-site tree protection fencing illustrated in the Arborist 
Report and/or Tree Management Plan submitted with the DP application. 

XXIV. The location and details of any required replacement trees. 

4. Submission of fire flow calculations signed and sealed by a professional engineer based on the Fire Underwriter 
Survey to confirm that there is adequate available water flow. 

5. Submission of a Fire Safety Plan applicable for the duration of construction to the satisfaction of the Richmond 
Building & Fire Departments. 

6. Submission of a Construction Parking and Traffic Management Plan to the Transportation Department. The 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. (http://www.richmond.ca/services/ttp/special.htm). 

7. Issuance of 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 infonnation, contact the Building Approvals 
Department at 604-276-4285. 

Notes: 

1. Some of the foregoing items may require a separate application. 

2. Where the Director of Development deems it appropriate, required legal agreements are to be drawn as not only 
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 legal agreements shall provide security to the City including indemnities, warranties, equitable/rent charges, letters of 
credit and withholding Pennits, as deemed necessary or advisable by the Director of Development. All agreements shall 
be in a fonn and content satisfactory to the Director of Development. 

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

4. 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 contain 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 comply with all relevant 
legislation. 

6004857 



City of 
Richmond 

To the Holder: 1004732 B.C. Ltd. 

Development Permit 

No. DP 15-708092 

Property Address: 6840 & 6860 No.3 Road and 8051 Anderson Road 

Address: C/0 415-5811 COONEY ROAD 
RICHMOND, BC V6X 3M1 

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 #79 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 
$705,008.70 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. 

6004857 



No. DP 15-708092 

To the Holder: 1004732 B.C. Ltd. 

Property Address: 6840 & 6860 No.3 Road and 8051 Anderson Road 

Address: C/0 415-5811 COONEY ROAD 
RICHMOND, BC V6X 3M1 

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 

6004857 

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

To: Development Permit Panel Date: November 6, 2018 

From: Wayne Craig File: DP 18-822484 
Director, Development 

Re: Application by Anthem Properties Group Ltd. for a Development Permit at 5191, 
5195, 5211, 5231, 5251, 5271, 5273, 5291, 5331 and 5351 Steveston Highway 

Staff Recommendation 

That a Development Permit be issued which would permit the construction of 43 townhouse 
units and four secondary suites at 5191,5195,5211,5231,5251,5271,5273,5291,5331 and 
5351 Steveston Highway on a site zoned "Town Housing Steveston Highway (Steveston) 
(ZT85)". 

WC:el 
Att. 4 
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Staff Report 

Origin 

Anthem Properties Group Ltd. has applied to the City of Richmond for permission to develop 43 
townhouse units at 5191,5195,5211,5231,5251,5271,5273,5291,5331 and 
5351 Steveston Highway. Four of the 43 townhouse units are proposed to contain a ground-level 
secondary suite. The site is being rezoned from "Single Detached (RS 1/E)" and "Two-Unit 
Dwellings (RD 1) zones to "Town Housing- Steveston Highway (Steveston) (ZT85)" zone for 
this project under Bylaw 9841 (RZ 17-765557), which received Third Reading following the 
Public Hearing on April 16, 2018. The site is currently vacant but previously contained nine 
single family homes and one duplex. 

Frontage improvements including beautification works and storm sewer upgrades were secured 
through the rezoning process and will be constructed through a separate Servicing Agreement 
(SA 17 -788628). The Servicing Agreement must be entered into prior to final adoption of the 
rezoning bylaw. 

Development Information 

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

Background 

Development surrounding the subject site is as follows: 

• To the north, existing single-family dwellings on lots zoned "Single Detached (RS 1/B)". 

• To the east, existing single-family dwellings on lots zoned "Single Detached (RS 1/C)" and 
"Single Detached (RS 1/B)", which are identified for townhouse development under the 
Arterial Road Land Use Policy. 

• To the south, Across Steveston Highway, existing single-family dwellings on lots zoned 
"Single Detached (RS 1/B)" and "Single Detached (RS 1/D)". 

• To the west, a seven-unit two-storey townhouse complex on a lot zoned "Low Density 
Townhouses (RTL1)". 

Rezoning and Public Hearing Results 

On March 26, 2018, Council passed a resolution that the Public Hearing notification area for the 
rezoning application for this project (i.e., RZ 17-765557) be expanded beyond the usual 50 m to 
include the area outlined on the specified map (Attachment 2) to generally include properties 
fronting onto Swallow Drive, Wagtail Avenue, Warbler Avenue, Hummingbird Drive, 
Woodpecker Drive, and Chickadee Court. For consistency, the same notification area will be 
used for this Development Permit Panel meeting. 
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The Public Hearing for the rezoning ofthis site was held on April 16, 2018. At the Public 
Hearing, the following concerns about rezoning the property were expressed; the response to the 
concern is provided in italics. 

1. Proposed Traffic Signal at Swallow Drive 

As part of the rezoning a traffic signal was proposed to be installed at Swallow Drive. 
Due to the concerns raised by area residents regarding the proposed traffic signal, 
Council directed staff to remove this requirement. Council also directed staff to allow 
the proposed driveway location to remain but be restricted to right-in/right-out only (i.e., 
with a raised concrete island in the middle to channelize the right-in and right-out 
vehicle movements). Registration of a right in/right out only covenant on Title is 
required prior to Development Permit Issuance. In addition, Council directed staff to 
amend the rezoning considerations to have the developer's voluntary contribution of 
$15 0, 000 be directed towards upgrading the existing pedestrian signal at 
Steveston Highway and Lassam Road. 

2. Parking in the Neighbourhood 

The proposed development meets the offstreet parking requirement in the Zoning Bylaw,· 
with two residential parking spaces and 0.2 visitor parking spaces for each unit. Four 
additional parking spaces will also be provided for the four secondary suites proposed. 

Staff Comments 

The proposed scheme attached to this report has satisfactorily addressed the significant urban 
design issues and other staff comments identified as part of the review of the subject 
Development Permit application. In addition, it complies with the intent of the applicable 
sections of the Official Community Plan (OCP) and is in compliance with the "Town Housing
Steveston Highway (Steveston) (ZT85)" zone. 

Advisory Design Panel Comments 

The Advisory Design Panel (ADP) has reviewed the project and supports it. A copy of the 
relevant excerpt from the Advisory Design Panel Minutes from Wednesday August 22, 2018 is 
attached for reference (Attachment 3). The design response from the applicant has been included 
immediately following the specific Design Panel comments and is identified in 'bold italics'. 

Analysis 

Conditions of Adjacency 

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

• While three-storey units are proposed along Steveston Highway, the building height is 
stepped down to two storeys along the side property lines to provide appropriate transition to 
the adjacent single-family home to the east and two-storey townhouse development to the 
west. 

• Two-storey units in duplex form (seven buildings) and triplex form (one building), as well as 
the outdoor amenity area are proposed along the rear (north) property line to minimize 
privacy and overlook concerns. 
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• Typically, two units per cluster (i.e., duplex buildings) are preferred along the rear yard 
interface with single-family housing; however, in order to provide a larger outdoor amenity 
space, one three-unit cluster (i.e., a triplex building) is being considered for the development. 

• The existing site grade along the rear (north) property line (within the existing SRW) will be 
maintained to provide an appropriate transition to the adjacent single-family properties to the 
north. A 1.8 m tall wood fence will be installed along the rear property line to protect the 
privacy of the neighbouring single-family homes. A low retaining wall will be installed to 
the south of the existing SR W to raise the back yards to the ground level of the proposed 
townhouse units. 

• A low retaining wall (approximately 0.3 m high) will be installed along the side property 
lines with a 1.8 m tall wood fence on top. 

• A variety of trees will be planted along the rear and side property lines to enhance the 
interfaces between the proposed townhouse development and the existing adjacent residential 
developments. 

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

• Adjacent properties to the east have future potential for redevelopment as townhouses, and 
the proposed development will not reduce this potential. A statutory right-of-way (SRW) 
allowing access to/from the adjacent future development site through the subject site (over 
the internal drive aisle) has been secured at rezoning. 

Urban Design and Site Planning 

• The site layout includes 19 two-storey units and 24 three-storey units in 13 clusters. 

• The layout of the townhouse units is oriented around a single driveway, providing access to 
the site from Steveston Highway and an east-west internal manoeuvring aisle providing 
access to the unit garages. 

• Vehicle access will be limited to right-in/right-out only and will be provided in the western 
portion of the site, directly across from Swallow Drive; one separate pedestrian access will 
be provided in the eastern portion ofthe site. 

• Units along Steveston Highway are designed to have a strong street presence with individual 
front entrances and yards. Low planting and permeable fencing will create semi-private 
spaces for those units and a pedestrian-oriented streetscape along Steveston Highway. 

• The two-storey townhomes are arranged as duplexes and triplexes along the northern portion 
of the site to serve as a transition to the existing single-family homes. The low profile of the 
duplex and triplex form is complementary in scale and character to the single-family homes. 

• Four of the three-storey townhouse units in Buildings 4, 6 and 9 (i.e. B2 units) will each 
contain a 1-bedroom ground-level secondary suite of approximately 30m2 (320 ft2

) in size. 

• All units will have two vehicle parking spaces in a side-by-side double car garage. An 
additional surface parking stall will be assigned to each of the secondary dwelling units. 

• A total of nine visitor parking spaces, including two accessible visitor parking spaces, will be 
provided throughout the site. The number of visitor parking spaces proposed is in 
compliance with the minimum bylaw requirement. 
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• Both internal and external bicycle parking spaces have been incorporated into the proposal 
and are in compliance with the zoning bylaw requirements. 

• The indoor and outdoor amenity spaces are proposed opposite to the vehicle access to the 
site. The outdoor amenity area will be situated in a central open courtyard at the rear (north) 
of the site and the indoor amenity building will be located adjacent to the outdoor amenity 
area. 

• The proposed size of the outdoor amenity space exceeds the minimum area recommended by 
the Development Permit Guidelines. 

• The applicant is proposing to provide a portion of the required indoor amenity space on-site 
with a 65m2 (700 ft2

) building; a cash contribution in-lieu ($24,850.00) of providing the 
balance of the required indoor amenity space (i.e., 35m2 or 376 ft2

) has been secured at 
rezoning stage. 

• A mailbox kiosk will be provided in front of the indoor amenity building. 

• The required garbage, recycling and organic waste storage enclosure is proposed adjacent to 
the indoor amenity building. The enclosures have been incorporated into the design of the 
indoor amenity building to minimize their visual impact. The proposed location will also be 
convenient to all of the units. 

Architectural Form and Character 

• The design of this project follows the West Coast tradition of simple forms and clean lines. 
The style of architecture is characterized by planar and mass elements, use of natural 
materials and the use of glass to connect indoor and outdoor spaces. 

• Expansive roof overhang creates a sense of shelter and defines the entries to the townhouse 
units. 

• Stepping in building form is achieved by changes in roof plane and massing elements. The 
step back at the third floor ofthe three-storey units reduces the scale of the buildings along 
the street. 

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

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

• The proposed building materials (composite cement siding, hardie-plank and hardie-panel 
etc.) are generally consistent with the Official Community Plan (OCP) Guidelines. 

• A palette of warm earth tone colours is proposed, with black for the metal railing, 
gutters/downspouts, and silver for vinyl window frames. Cedar-toned fibre cement panels 
are used extensively at soffits to bring visual warmth to the exteriors. 

Tree Preservation 

• Tree preservation has been reviewed at rezoning stage, but was reviewed once again in 
September, 2018 due to changes in tree condition; a total of 45 bylaw-sized trees on-site (up 
from 42 trees) are now identified for removal as three additional trees are now assessed as 
being in poor condition. To compensate for the loss of three additional trees that were 
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identified for retention at the rezoning stage, three Pyramidal Norway Spruce trees at 4.0 m 
tall (which exceed the minimum replacement tree size requirement of3.5 m tall) are 
proposed to be planted in the outdoor amenity space. 

• Based on the 2:1 tree replacement ratio goal stated in the Official Community Plan (OCP), 
90 replacement trees are required. The applicant is proposing to plant 125 replacement trees 
on-site, which exceeds the bylaw requirements, including 28 conifers and 97 deciduous trees. 

• Parks Operations staff has authorized the removal of one 34 em caliper Western Red Cedar 
tree and a number of hedge rows located along the Steveston Highway frontage due to their 
poor condition and conflicts with proposed frontage improvements. Compensation of $1,300 
has been secured at rezoning. 

• One 60 em caliper Douglas Fir tree (tag# 942) located on the proposed development site, one 
40 em caliper Pear tree (tag# 979) located on shared property line with the neighbouring 
property to the north (10801 Hollymount Drive) and five trees (OS002, OS003, OS004, 
OS005 and OS006) located on neighbouring properties are identified for retention. 

• Prior to Development Permit issuance, submission to the City of a Tree Survival Security as 
part of the Landscape Letter of Credit is required. No Landscape Letter of Credit will be 
returned until the post-construction assessment report, prepared by the Arborist, confirming 
the protected trees located on-site survived the construction, is reviewed by staff. 

• To ensure the protected trees on-site and on neighbouring properties will not be damaged 
during construction, tree protection fencing must be installed to City standards prior to any 
construction activities occurring on-site. 

• The applicant has committed to relocate a 20 em caliper Red Oak tree (tag# 977) on-site to 
the proposed outdoor amenity area. Proof of a contract with a company specializing in tree 
relocation to undertake the transplant of this tree, and a Tree Survival Security to the City in 
the amount of $5,000, have been secured at rezoning. 

Landscape Design and Open Space Design 

• The street edge along Steveston Highway has been well defined with landscaping including 
various trees, shrubs and ground covers. Each block of building will have individual identity 
with the use of varying trees and shrub planting to allow distinction through colour, texture 
and form. Each unit will have a private front yard with an outdoor patio to generate 
animation along the streetscape. 

• All units along the rear (north) property line will have a private yard with a patio and a lawn 
area except for the two units at the northeast comer of the site. These two units will have a 
raised deck since the existing site grade is to be maintained for tree protection purposes. 
Construction of the deck will be monitored by the project arborist; a proof of contract with a 
Certified Arborist for the supervision of all works conducted within, or in close proximity, to 
tree protection zones have been secured at rezoning. 

• Landscaping will be provided along the main east-west internal drive aisle between blocks of 
buildings to provide vertical green to soften the internal streetscape. Trellis with landscaping 
and grasscrete in front will be provided at each of the dead ends of the internal drive aisle to 
provide visual interests at the terminuses. 
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• Outdoor amenity space is design to be contiguous with an indoor amenity space; a built-in 
gas barbecue and a harvest table are proposed in close proximity to the amenity building. 

• An outdoor ping-pong table is proposed to allow for physical play; and large open lawn areas 
are proposed for informal play and wellness activities for the residents. 

• Natural play elements; including stepping logs and balance logs, as well as vertical agility 
poles, are proposed within the children's play area for active and creative play. 

• Public Art and an interpretive heritage signage for the Spargo House (which was located on 
the development site) have been incorporated into the landscape design. The Public Art 
pieces to be installed on site will be arranged by the City's Public Art Program; a 
contribution of$52,895.42 has been secured at the rezoning stage. The interpretive heritage 
signage to be installed on site has been reviewed and approved by the City's Heritage 
Planner. To ensure the approved design ofthe interpretive heritage signage will be installed 
and maintained by the future strata, prior to the issuance of Development Permit, the 
applicant is required to register a legal agreement on Title to specify the design and the 
maintenance arrangement. 

• Permeable pavers with decorative pattern will be used at the vehicle entrance. 

• Pavers will be used at the dead ends of the internal drive aisle and at the intersection of the 
pedestrian walkway from Steveston Highway and the internal drive aisle to break up the long 
internal drive aisle. Pavers will also be used to highlight a pedestrian route along the main 
east-west drive aisle. 

• In order to ensure that the proposed landscaping works are completed, the applicant is 
required to provide a landscape security of $361,014.53 in association with the Development 
Permit. 

Crime Prevention Through Environmental Design 

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

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

• Expansive glazing for each unit increases the visual presence and surveillance along 
Steveston Highway, the amenity area as well as internal walkway and drive aisle. 

Sustainability 

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

o EnergyStar appliances and lighting. 

o EnergyStar windows. 

o Heat recovery ventilators. 

o Low flow fixtures . 

Accessible Housing 
• The proposed development includes five convertible units that are designed with the potential 

to be easily renovated to accommodate a future resident in a wheelchair (i.e ., the A6 units) . 
The potential conversion of these units will require installation of a chair lift (where the 
staircase has been dimensioned to accommodate this in Unit A6 ' s) in the future, if desired. 

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

bathtubs and showers. 

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. 

Edwin Lee 
Planner 1 
(604-276-4121) 

EL:blg 

Attachment 1 : Development Application Data Sheet 
Attachment 2: Notification Map 
Attachment 3: Excerpt from Advisory Design Panel Meeting Minutes (August 22, 2018) 
Attachment 4: Development Permit Considerations 
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City of 
Richmond 

Development Application Data Sheet 
Development Applications Department 

DP 18-822484 Attachment 1 

Address: 5191, 5195, 5211, 5231, 5251, 5271, 5273, 5291, 5331 and 5351 Steveston Highway 

Applicant: Anthem Properties Group Ltd. 

Planning Area(s): Steveston (Schedule 2.4) 

Owner: Anthem Steveston Developments Ltd. 

Floor Area Gross: 8137.3 m2 Floor Area Net: 5876.9 m2 

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

I Existing I Proposed 
Site Area: 8970 m2 8970 m2 

Land Uses: Single-Family Residential/Two-Family Residential Multiple-Family Residential 

OCP Designation: Low-Density Residential No Change 

Zoning: Single Detached (RS1/E) and Town Housing- Steveston Highway 
Two-Unit Dwellings (RD1) (Steveston) (ZT85) 

Number of Units: 9 single-family homes & 1 duplex 43 townhouse units + 
4 secondary suites 

Floor Area Ratio: Max 0.66 0.66 
none 

Lot Coverage - Building: Max. 40% 40% none 

Lot Coverage - Non-porous 
Max. 65% 65% none 

Surfaces: 

Lot Coverage- Landscaping: Min. 25% 34% none 

Setback- Front Yard (m): Min. 4.5 m 4.5 m none 

Setback- East Side Yard (m): Min. 3.0 m 3.36 m none 

Setback- West Side Yard (m): Min. 3.0 m 3.21 m none 

Setback- Rear Yard (m): Min. 6.0 m 6.0 m none 

Height (m): Max. 12.0 m (3 storeys) 9.66 m (3 storeys) none 

Lot Width: Min. 50.0 m 200.0 m none 

Lot Depth: none 

none 

90 (R) and 9 (V) 90 (R) and 9 (V) none 

5973074 
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Max. 50% of proposed 

Tandem Parking Spaces: residential spaces in 
0 none 

enclosed garages 
(86 x Max. 50% = 43) 
Max. 50% when 31 or 

Small Car Parking Spaces 
more spaces are provided 

48 none 
on site 

(99 x Max. 50% = 49) 
Min. 2% when 11 or more 

Handicap Parking Spaces: spaces are required 2 none 
(99 x 2% = 2 spaces) 

Bicycle Parking Spaces - Class 1 I 1.25 (Class 1) and 1.49 (Class 1) and 0.21 none 
Class 2: 0.2 (Class 2) per unit (Class 2) per unit 

Off-street Parking Spaces- Total: 54 (Class 1) and 64 (Class 1) and none 
9 (Class 2) 9 (Class 2) 

Amenity Space- Indoor: Min. 100 m2 or Cash-in-lieu 65 m2 + Cash-in-lieu none 

Amenity Space - Outdoor: 
Min. 6 m2 x 43 units 

372m2 

=258m2 none 

5973074 



City of 
Richmond 

RZ 17-765557 

ATTACHMENT 2 

Original Date: 03/26/18 

Revision Date: 

Noie: Dimensions are in METREOS 

i • ,, 
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Excerpt from the Minutes from 

The Design Panel Meeting 

Wednesday, August 22, 2018 - 4:00 p.m. 
Rm. M.1.003 

Richmond City Hall 

Attachment 3 

DP 18-822484- 43-UNIT TOWNHOUSE DEVELOPMENT 

ARCHITECT: Integra Architecture Inc. 

PROPERTY LOCATION: 5191,5195,5211,5231,5251,5271,5273,5291,5331 and 
5351 Steveston Highway 

Applicant's Presentation 

Nicholas Kasidoulis, Anthem Properties, Shamus Sachs, Integra Architecture Inc., and 
Mary Chan Yip, PMG Landscape Architects, presented the project and answered queries 
from the Panel on behalf of the applicant. 

Panel Discussion 

Comments from Panel members were as follows: 

• 
• 

• 

• 

• 

• 

• 

appreciate the comprehensive package and clear presentation of the project; 

interesting collection of buildings on a linear site; proposed single entry is 
appropriate for the length of the site; 

not concerned with the asymmetric arrangement of buildings along Steveston 
Highway; location of the driveway opposite Swallow Drive across Steveston 
Highway will avoid the possibility of headlights facing directly into townhouse 
units in the subject site; 

appreciate the arrangement of longer building forms and buffering along 
Steveston Highway; 

two-storey rear units (i.e., the duplexes and a triplex) provide an appropriate 
interface with the existing single-family homes to the north; 

appreciate the provision of a generous amenity area and the location of the 
indoor amenity adjacent to the outdoor amenity space; consolidating garbage 
and recycling and electrical room into one building form makes sense; 

consider replicating the paving treatment on the internal drive aisle adjacent to 
the amenity area to other parts of the long the internal drive aisle to break up the 
length of the asphalt; 
Pavers have been implemented intermittently and at the ends. 



• 

• 

• 

• 

• 
• 

• 

• 

• 

• 

• 

• 
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proposed vanatwn in building forms and heights and articulation of each 
building will not necessitate the addition of more colours to the proposed colour 
palette; 

consider the long-term maintenance of the colour of the cedar material; 
The developer feels this is a future liability for the strata corporation and will 
proceed with cementitious material for soffits . 

investigate opportunities for using real wood on the building, e.g. on the soffit; 
The developer feels this is a future liability for the strata corporation and will 
proceed with cementitious material for soffits . 

overall, the design of the project works well; 

appreciate the clear package; landscape plans are helpful; 

appreciate the large outdoor spaces in the development; 

units facing the adjacent single-family homes to the north have nice deep yards 
considering the City's requirements for these back units, i.e., limited to 2-storey 
duplexes and triplex; 

appreciate the applicant for providing an arborist report for trees to be removed; 
applicant could have included identifying species in the tag; 

nice to see generous outdoor spaces in this form of development; 

appreciate that the landscape planning reflects the overhangs m the 
contemporary buildings; 

proposed outdoor amenity space is nice and large; appreciate the mature 
existing tree at the back; scale of hard outdoor spaces works; 

consider moving the indoor amenity building closer to the street to make the 
mail kiosk more accessible to residents; will also provide more breathing room 
for the large Douglas Fir tree at the back and free up some spaces to enlarge the 
play area for children; 
The small outdoor area has been designed as an informal meeting place for 
residents when gathering mail each day. Furthermore, low hedges and 
planting protect this area from the internal drive aisle and entry . 

review the planting between the soft and hard areas in the outdoor amenity area 
as there is need for more contiguous, useful and active spaces; 
With the existing Picea not surviving, the grades in the outdoor amenity can 
be integrated with the amenity building and surrounding area. The 
replacement trees have been placed north of the amenity space to allow for 
more open space for the residents to interact and have a better indoor outdoor 
relationship. The grades from the amenity building to outdoor patio, to the 
play space, and to the lawn area are accessible; it allows people to flow from 
one use to the next. This spatial configuration allows interaction for large 
group use during social events or as individuals. 



• 

• 

• 
• 
• 

• 

• 

• 

• 

• 

• 

• 
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consider appropriate treatment for garbage and recycling in the indoor amenity 
building to make it a nice visual feature at the entry; 
From the outside, the garbage and recycling room will appear as part of the 
overall amenity building utilizing the same cladding material and windows 
facing the entry drive. Additional landscaping will be placed in front of the 
Garbage room to further soften the fat;ade . 

appreciate the package and the unit plans for the convertible units; would 
appreciate if the model number of the vertical lift that would fit into the space 
was indicated; 
Chair lift is proposed, specification is included in the DP package . 

appreciate the comprehensive package provided by the applicant; 

the project is on the right track to meet EnerGuide 82 rating; 

commend the project's design team for the highly insulated building envelope 
assemblies; 

the project's mechanical system needs to be clarified; 
The units will have electric heat, NG instant hot water heat, and HRV. 

consider introducing variation in accent colours for duplex units along the 
internal drive aisle where the unit door is side-by-side with the garage door to 
provide identity to individual units; 
As noted in other comments from the ADP panel, we feel there is enough 
variation in materials that additional variation is not necessary . 

consider introducing the pop-up roof feature of the two-storey duplex units to 
the three-storey units facing Steveston Highway to maintain a consistent 
character for the pop-up roofs; 
In our opinion, maintaining a third storey without pop-up sections helps to 
reduce the height of the third floor and allows the project to read more like a 
two storey structure along Steveston Hwy, which is more in keeping with the 
existing two storey homes across the street and on each side of the 
development . 

consider a permeable paving surface treatment for the handicapped parking 
stalls adjacent to the internal drive aisle; 
Permeable paving has been added to handicap parking . 

appreciate the presentation of the project; the smart-looking buildings will 
become a catalyst for improving the neighbourhood; 

appreciate the treatment of the street, the introduction of the boulevard, layered 
approach into the front yard, and street-facing townhouse units; 

agree with Panel comment that aligning the right-in, right out entry with 
Swallow Drive across Westminster Highway makes sense; 



• 

• 

• 

• 

• 

• 

• 

• 
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consider a lightly foliaged tree for the front yards of units to avoid shady yards; 
The tree species we have proposed in the front yards are 2 maple varieties 
Acer red rocket and Acer griseum and 1 dogwood variety Corn us 'starlight'. 
Acer red rocket is has a more columnar growth habit. The narrowness will 
allow light into the yards. Acer griseum has an open canopy with an upright 
branch pattern. This openness allows for light into the yards. Corn us 
'starlight' has an upright oval crown. This upright growth pattern allows for 
filter light into the yards. With the selection, we believe that we comply with 
the intent of the comment . 

appreciate the retention of the large Douglas Fir tree at the back of the indoor 
amenity building; applicant is advised to be careful in saving the tree; 

appreciate the large outdoor amenity space which is centrally located and not 
lined up right with the site entry; will enhance the safety of children using the 
amenity space; 

there is a high density of trees proposed to be planted on the site, except at the 
amenity area; consider relocating and grouping the conifers farther to the north 
to free up the lawn area; 
Tree will be located to insure a usable amenity area . 

not concerned with grade changes in the amenity area; however, minimize or 
eliminate steps from the hard area to the soft area; 
Steps have been removed . 

consider opening up the children's play area a bit more; could install a barrier to 
prevent children from crossing the street; also consider improving the 
surveillance of children using the play area; 
Amenity open space has been adjusted to allow the children's play and grass 
area to be opened up more. A low fence and landscaping have been added to 
prevent children from running onto the street. Seating areas are available for 
surveillance . 

consider planting a tree on either side of the visitor parking stall between 
Buildings 1 and 4 to provide some vegetation on the long stretch of drive aisle; 
also investigate opportunities for planting in other areas along the long internal 
drive aisle; look at the Polygon development on No. 2 Road as precedent; 
applicant is also advised to take necessary precautions to ensure survivability of 
trees, e.g. putting root barrier around the tree; 
Proximity of and location of landscape space beside the visitor stalls prohibit 
us from planting large trees. It would conflict with the envelope. A hibiscus 
has been added for a large scale shrub . 

not supportive of the proposal to move the trees on the outdoor amenity area 
farther to the north as the original location of trees add visual value to the long 
stretch of buildings and road; 



• 

• 

• 
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internal drive aisle ends could be paved to provide additional parking stalls; if 
not possible, consider planting shrubs; also consider bringing some trees closer 
into the access; 
Planting has been added . 

consider a completely cast-in-place concrete wall for buildings facing 
Steveston Highway; 
The wall is quite low (12" +/-)above grade and will be blocked by planting. 
CIP concrete is used as an architectural detail at the individual entries . 

proposed public art seems interesting; public artist is encouraged to locate the 
subject site on the Richmond plats (i.e., maps that show a parcel of land and 
how it is subdivided into individual lots); 

in general, a well-presented and exciting project; 

appreciate the proposed materials and colours; however, the applicant is advised 
to be consistent in showing colours of materials in all their presentation 
materials; 

consider a different treatment for the indoor amenity building to highlight its 
publicness; 
While the materials of the amenity building are similar to the remaining 
development, extensive use of glass is utilized to distinguish the building and 
make the building more open and connected to the surrounding amenity area . 

consider variation/differentiation in materials for the gateways and pedestrian 
paths into the development; will bring diversity to the pedestrian experience 
along Steveston Highway; 
Pavers have been integrated throughout the site within the vehicle areas. In 
contrast, the pedestrian walkway is finished in concrete to provide a distinct 
change to allow for a designated pedestrian zone . 

appreciate the applicant for integrating public art at an early stage of the project; 

architecture and landscaping could be framed and synergized with the proposed 
public art; also consider the interaction of the public with the proposed public 
art; 
Both Pieces of public art have been relocated to the West side of the entry 
along the pedestrian path for a more direct interaction . 

appreciate the package provided by the applicant; however, consider larger 
fonts for future packages; 

quality of architecture presents a benchmark for developments along arterial 
roads in Richmond; 

good layering in the proposed landscaping; 

appreciate the proposed amenity area; the applicant is advised to consider the 
Panel comments to improve the amenity area; 
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the internal drive aisle is very long; consider breaking them up intermittently 
with pavers; support Panel comments to introduce landscaping along the drive 
aisle and at the ends to provide visual interest and make them more pedestrian 
friendly; 
Pavers have been implemented intermittently and at the ends. Additional 
hibiscuses have been added to provide for large scale shrub plantings along 
the roadway . 

appreciate the provision of a variety of unit types; 

proposed public art piece and location is appropriate; 

variation in materials and colours may not be necessary due to the maturity of 
articulation and landscaping in the development; and 

no concern with the location of the proposed entry driveway. 

Panel Decision 

It was moved and seconded 
That 18-822484 be supported to move forward to the Development Permit Panel subject 
to the applicant giving consideration to the comments of the Advisory Design Panel. 

CARRIED 



City of 
Richmond 

ATTACHMENT 4 

Development Permit Considerations 
Development Applications Department 

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

Address: 5191,5195, 5211.5231, 5251,5271,5273,5291, 5331,5351 Steveston Hwy.File No.: DP 18-822484 

Prior to approval of the Development Permit, the developer is required to complete the following: 
I. Final adoption of the Zoning Amendment Bylaw 9841 

2. Registration of a legal agreement on title to restrict access to the property to right in/right out movements only. 

3. Registration of a legal agreement on title to ensure that the design of the interpretive heritage signage to be 
installed on site is consistent with the design approved by the city's heritage planner (as shown in the 
Development Permit package) and that the interpretive heritage signage will remain on site and will be maintained 
by the future strata. 

4. Receipt of a Letter-of-Credit for landscaping and tree survival security in the amount of$361,014.53. No 
Landscape Letter of Credit will be returned until the post-construction assessment report, confirming the protected 
trees survived the construction, prepared by the Arborist, is reviewed by staff. 

Prior to Building Permit Issuance, the developer must complete the following requirements: 
1. Installation of appropriate tree protection fencing around all hedges to be retained as part of the development prior 

to any construction activities, including building demolition, occurring on-site. 

Should the applicant wish to begin site preparation work after third reading of the rezoning bylaw, but prior to 
final adoption of the rezoning bylaw and issuance of the Development Permit, the applicant will be required to 
obtain a Tree Permit and submit landscaping security (i.e. $48,000 in total) to ensure the replacement planting 
will be provided. 

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

3. If applicable, payment of latecomer agreement charges associated with eligible latecomer works. 

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

5. Submission of a Construction Parking and Traffic Management Plan to the Transportation Department. 
Management Plan shall include location for parking for services, deliveries, workers, loading, application for any 
lane closures, and proper construction traffic controls as per Traffic Control Manual for works on Roadways (by 
Ministry ofTransportation) and MMCD Traffic Regulation Section 01570. 

Note: 

* 
• 

This requires a separate application. 

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

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

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

• 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 

Initial: ---
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investigation, testing, monitoring, site preparation, de-watering, drilling, underpinning, anchoring, shoring, piling, pre-loading, 
ground densification or other activities that may result in settlement, displacement, subsidence, damage or nuisance to City and 
private utility infrastructure. 

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

Signed Date 

6007102 



City of 
Richmond Development Permit 

To the Holder: 

Property Address: 

Address: 

No. DP 18-822484 

ANTHEM PROPERTIES GROUP L TO. 

5191, 5195, 5211, 5231, 5251, 5271, 5273, 5291, 5331 AND 
5351 STEVESTON HIGHWAY 

C/0 NICHOLAS KASIDOULIS 
#300 - 550 BURRARD STREET 
VANCOUVER, BC V6C 285 

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 #4 attached hereto. 

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

5. As a condition of the issuance of this Permit, the City is holding the security in the amount of 
$361,014.53 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. 

5973074 



To the Holder: 

Property Address: 

Address: 

Development Permit 
No. DP 18-822484 

ANTHEM PROPERTIES GROUP L TO. 

5191,5195,5211,5231,5251, 5271, 5273,5291,5331 
AND 5351 STEVESTON HIGHWAY 

C/0 NICHOLAS KASIDOULIS 
#300- 550 BURRARD STREET 
VANCOUVER, BC V6C 285 

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 

5973074 

ISSUED BY THE COUNCIL THE 
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933 20 
934 
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937 
938 
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940 
941 
942 
943 
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947 
948 
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951 
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953 
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20 
20 
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16 
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8 
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20 
20 
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4 

4 
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COl 2.5 
C02 1.2 

C03 2 
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cos 4 
C06 4 
C07 4 
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62 
41 
72 

57 
22 26 24 
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Est. 65 

52 
72 

32 
60 

20-32 
25 
20 

22 (Est.) 

35 
34 

22 (Est.) 

22 (Est.) 

20-22 
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34 
25 
40 

19 22 
22-45 
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8+10+11 
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29+39 
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40 
so 
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41 
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ON 

ON 

ON 

ON 

ON 

ON 

ON 

ON 

ON 

ON 

ON 

ON 

ON 

ON 

ON 

ON 

ON 

ON 

ON 

ON 

ON 

ON 

ON 

ON 

ON 

ON 

ON 

ON 

ON 

ON 

ON 

ON 

ON 

ON 

ON 

ON 

ON 

ON 

ON 

ON 

ON 

ON 

U ON 
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U SHARED 
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U OFF 

S OFF 

S OFF 

M OFF 
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U OFF 

M CITY 

U CITY 

S CITY 

S CITY 

S CITY 

S CITY 

S CITY 

Action 

Remove 

Remove 

Remove 

Remove 

Remove 

Remove 

Remove 

Remove 

Remove 

Remove 

RETAIN 

Remove 

Remove 

Remove 

Remove 

Remove 

Remove 

Remove 

Remove 

Remove 

Remove 

REMOVE 

Remove 

Remove 

Remove 

Remove 

Remove 

Remove 

Remove 

Remove 

Remove 

Remove 

Remove 

Remove 

Remove 

Remove 

Remove 

Remove 

Remove 

Remove 

Remove 

Remove 

Remove 

Remove 

Remove 

RETAIN 

Remove 

RETAIN 

Remove 

PROTECT 

PROTECT 

PROTECT 

PROTECT 

PROTECT 

PROTECT 

REMOVE 

REMOVE 

REMOVE 

REMOVE 

REMOVE 
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PROTECT 
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