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  Agenda
   

 
 

Development Permit Panel  
 

Council Chambers, City Hall 
6911 No. 3 Road 

Wednesday, November 30, 2016 
3:30 p.m. 

 
 
 Minutes 

 Motion to adopt the minutes of the Development Permit Panel meeting held on 
November 16, 2016. 

  

 
1. Development Permit 16-727168 

 (REDMS No. 5124252) 

 APPLICANT: Pritam Samra 

 PROPERTY LOCATION: 7311 No. 5 Road 

 
Director’s Recommendations 

 That a Development Permit be issued which would permit the construction of a single-
family dwelling with an attached garage on a site with an Environmentally Sensitive 
Area (ESA) designation at 7311 No. 5 Road, and zoned Agriculture (AG1). 

  

 
2. Development Permit 16-741981 

(REDMS No. 5217500) 

 APPLICANT: Townline Gardens Inc. 

 PROPERTY LOCATION: 10780 No. 5 Road 

 
Director’s Recommendations 

 That a Development Permit be issued which would: 
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 1. Permit the construction of one (1) 10-storey residential building and three (3) 3-
storey residential buildings at 10780 No. 5 Road on a site zoned “Commercial 
Mixed Use (ZMU18) – The Gardens (Shellmont)”; and 

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

  (a) For the most westerly building (Building E1), increase the maximum height 
over a parkade structure from six (6) storeys and 25.0 m, to ten (10) storeys 
and 33.6 m; and 

  (b) For the most westerly building (Building E1), increase the allowable 
projection of unenclosed balconies into a side yard setback abutting the 
Agricultural Land Reserve, from a maximum of 0.9 m to 1.8 m. 

  

 
3. New Business 

 
4. Date of Next Meeting: December 14, 2016 

 
5. Adjournment 

 



Time: 

Place: 

City of 
Richmond 

Development Permit Panel 
Wednesday, November 16, 2016 

3:30p.m. 

Council Chambers 
Richmond City Hall 

Minutes 

Present: Joe Erceg, Chair 
Cathryn Volkering Carlile, General Manager, Community Services 
Peter Russell, Senior Manager, Sustainability and District Energy 

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 26, 
2016, be adopted. 

CARRIED 

1. Development Permit 15-695475 
(REDMS No. 4836052) 

5223234 

APPLICANT: 0884100 BC Ltd. 

PROPERTY LOCATION: 9611, 9631 and 9651 Blundell Road 

INTENT OF PERMIT: 

To permit the construction of 14 townhouse units at 9611, 9631 and 9651 Blundell Road 
on a site zoned "Town Housing (ZT-60)- North McLennan (City Centre)". 

1. 



5223234 

Development Permit Panel 
Wednesday, November 16, 2016 

Applicant's Comments 

Piyush Sanghadia, Y arnamoto Architecture Inc., provided background information on the 
proposed development, noting that (i) the subject site is a consolidation of three lots and 
the last site to be developed in the block, (ii) the proposed development is comprised of 14 
townhouse units clustered in five buildings, (iii) buildings fronting the street have two
storey end units, (iv) the original proposal for a triplex along the north property line has 
been broken down into a duplex and one detached unit, (v) street fronting units have direct 
access to the sidewalk and are provided with separate entry porches and gates and fencing 
along the sidewalk, (vi) rear buildings are setback 4.5 meters from the north property line, 
(vii) the outdoor amenity area is proposed to be located opposite the site entry, (viii) the 
development is designed to achieve an EnerGuide rating of 82 and pre-ducted for solar hot 
water heating, (ix) each building includes vertical components with changes in material, 
and (x) there are two proposed colour schemes for the building blocks. 

In response to queries from the Panel, Mr. Sanghadia advised that the proposed 
sustainability features for the project including the use of energy star appliances and 
double glazing are part of meeting the target ofEnerGuide 82 rating for the project. 

Denitsa Dimitrova, PMG Landscape Architects, briefed the Panel on the main landscaping 
features of the project and highlighted the following: 

• each townhouse unit will have a private yard with landscaping, a patio and lawn 
area; 

• 

• 

• 

• 

• 

• 

• 

a 42-inch height transparent wood fence and gates to individual townhouse front 
entries provide a pedestrian-oriented streetscape character along Blundell Road and 
Bridge Street; 

a six-foot high solid wood fence provides separation from adjacent properties to the 
north and east; 

an arbour with vines is proposed at each walkway connecting to the sidewalk; 

a trellis with vines on the east property line provides an end treatment to the east
west internal drive aisle; 

the outdoor amenity area includes a children's play area with play equipment for 
children aged 2 to 5 years, mail kiosks and a bench for caregivers; 

short-term bicycle parking stalls are located next to Building 4 and adjacent to the 
east property line; and 

the entry driveway, visitor parking stalls, walkways and a portion of the internal 
drive aisle will be treated with permeable pavers. 

In response to queries from the Panel, Ms. Dimitrova stated that (i) a strip of shrub 
planting provides screening to the visitor parking stalls from the adjacent children's play 
area, (ii) wood fiber ground surface treatment is proposed for the children's play area, and 
(iii) a 42-inch high picket fence and shrub planting provide separation to the children's 
play area from the internal drive aisle. 

2. 
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Staff Comments 

Development Permit Panel 
Wednesday, November 16, 2016 

Wayne Craig, Director, Development, advised that (i) one convertible unit will be 
provided for the proposed development, (ii) no variances are being proposed for the 
subject application, and (iii) there will be a Servicing Agreement for frontage 
improvements on Blundell Road and Bridge Street. 

Panel Discussion 

In response to a query from the Panel, Mr. Sanghadia advised that the proposed pre
ducting for solar hot water heating will be done for all individual units in preparation for 
future installation of a solar water heating system. 

In response to a query from the Panel whether it is possible to fully install the solar water 
heating system at the outset rather than pre-ducting the townhouse units, Jackson Lee, 
0884100 BC Ltd., advised that (i) the cost of installing a solar water heating system will 
have to be determined first, (ii) more research needs to be done regarding the efficiency of 
harnessing solar energy in Richmond's weather, and (iii) a high efficiency water heating 
system using gas powered boilers is currently being proposed for the townhouse units. 

In response to a query from the Panel whether the applicant has considered incorporating 
high voltage electric vehicle charging in indoor car garages, Mr. Lee noted that (i) from a 
market demand perspective, provision for electric car charging in the subject development 
was not considered by the applicant, and (ii) the applicant will investigate the feasibility of 
installing a 240-volt receptacle for electric vehicle charging in individual indoor car 
garages. 

Discussion ensued regarding the need for the applicant to enhance the project's proposed 
sustainability features prior to the development application moving forward to Council. 
Staff was then directed to work with the applicant to investigate the possibility of 
enhancing the project's sustainability features including installation of a solar water 
heating system during project construction or provision for electric vehicle charging. 

Correspondence 

None. 

Gallery Comments 

None. 

Panel Decision 

It was moved and seconded 
That a Development Permit be issued which would permit the construction of 14 
townhouse units at 9611, 9631 and 9651 Blundell Road on a site zoned "Town Housing 
(ZT-60) -North McLennan (City Centre)". 

CARRIED 

3. 



Development Perm it Panel 
Wednesday, November 16, 2016 

2. Date of Next Meeting: November 30, 2016 

3. Adjournment 

It was moved and seconded 
That the meeting be adjourned at 3:50p.m. 

Joe Erceg 
Chair 

5223234 

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 16,2016. 

Rustico Agawin 
Auxiliary Committee Clerk 
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City of 
Richmond 

To: Development Permit Panel 

From: Wayne Craig 
Director, Development 

Report to Development Permit Panel 

Date: November 9, 2016 

File: DP 16-727168 

Re: Application by Pritam Samra for a Development Permit at 7311 No. 5 Road 
(Referral from July 13, 2016 Development Permit Panel Meeting) 

Staff Recommendation 

That a Development Permit be issued which would permit the construction of a single-family 
dwelling with an attached garage on a site with an Environmentally Sensitive Area (ESA) 
designation at 7311 No. 5 Road, and zoned Agriculture (AG 1 ). 

/.1c 1~, M~. 
Way/ Craig ·"/ . :; / 

Director, Develop 

DCB:blg 

Att. 2 

5124252 
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Staff Report 

Origin 

Pritam Samra has applied to the City of Richmond for permission to develop a single-family 
dwelling with a detached garage at 7311 No.5 Road on a 2,023 m2 (21,776 ft2

) site with an 
Environmentally Sensitive Area (ESA) designation at 7311 No. 5 Road. The site is zoned 
"Agriculture (AG1)", and is currently vacant as the previous dwelling was removed. 

The site will not require a rezoning as the proposed use conforms to the existing "Agriculture 
(AG 1 )"zoning. 

A Staff Report was reviewed by Development Permit Panel at the meeting on July 13, 2016 
(Attachment 2) and the application was referred back to staff. In response to the referral, the 
applicant has revised the proposal to relocate the septic field, house and garage, and has reduced 
the paved area to lessen the impact to the ESA. The revised site plan and landscape plans are 
provided in the Development Permit plans that accompany this report. 

Background 

The following referral motion was carried at the July 13, 2016 Development Permit Panel 
meeting: 

"That DP I 6-727168 be referred back to staff to work with the applicant to consider redesigning 
the proposed development in order to lessen its impact to the Environmentally Sensitive 
Area (ESA) within the subject site." 

This supplemental Staff Report provides the response to the referral, a summary of the revisions 
made to the development proposal, and presents the revised Development Permit that staff are 
recommending for issuance. 

Development Information 

Please refer to this Staff Report and the revised Development Permit plans that accompany this 
report for information regarding the modifications made to the proposal in order to address the 
Development Permit Panel's referral motion. 

Please refer to the original Staff Report dated June 21, 2016 (Attachment 2) for information 
pertaining to surrounding development, zoning compliance, site planning issues, and the analysis 
of the arborist report. 

The revised landscaping submission takes into account a revised biologist report and landscaping 
plan (Keystone Environmental report dated November 7, 20 16). 
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Analysis 

Revisions to the House and Garage Siting 

In response to the Panel's recommendation to redesign the proposed development in order to 
lessen its impact to the ESA, the applicant has modified the design as follows: 

• The port cochere has been removed from the front of the house. 
• The septic field has relocated out of the ESA to the maximum extent possible leaving an 

encroachment into the ESA of 9.7 m2
. 

• Septic tanks in the front yard setback will be buried entirely below ground. These tanks 
are integral to the system allowing the sewage material to begin breaking down before 
being pumped out to the septic field. 

• The relocated septic field and septic tanks have been reviewed and approved by 
Vancouver Coastal Health. 

• The garage, which was previously located at the rear of the house, has now been reduced 
in size and relocated to the front of the house. 

• The area of paving stones reduced at the rear of the house to avoid encroachment into the 
ESA. 

• The house will be pulled slightly westward to accommodate the new garage location at 
the front of the house. 

• The house and permeable surfaces now encroach into the ESA by 30.6 m2
• 

These modifications will reduce the encroachment into the ESA from 300m2 (3,229 ft2
) as 

originally proposed to 40.3 m2 (434 ft2
) reducing the encroachment into the ESA by 

approximately 259.7 m2 (2,795.4 ft2
) from the initial proposal. 

Landscape Modifications 

The revised landscaping and enhancement plans provide for: 
• Installation of a protective fence and sediment control measures around the entire edge of 

the ESA during construction. 
• No storm water discharges into the ESA unless approved by the City. 
• Removal of invasive species; (i.e. Himalayan Blackberry and Japanese Knotweed). 
• Landscaping at the side and front of the house is excluded from the ESA compensation 

required. 
• Total compensation/enhancement planting of 80.6 m2 (867.57 ft2

); with a selection of 
native plants and trees for an enhancement planting ratio of 2:1. 

Modifications to the Development Permit Considerations 

Given the significant reduction to the ESA encroachment the Development Permit 
Considerations have also been revised as follows: 

• Receipt of a Letter of Credit for landscaping and monitoring by the owner over a one-year 
period in the amount of $2,080.38 inclusive of a 10% contingency. The original monitoring 
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requirement was for a three-year period but is reduced as the amount of compensation is now 
much smaller and does not warrant the extra monitoring. 

• Submission of an acceptable tree removal permit and replacement securities for removal and 
replacement of four ( 4) off-site trees on the neighbouring lot as identified in the Arbourtech 
Consulting report dated February 16, 2016. (No change from the original requirement). 

• Submission of proof that protective fencing has been installed to protect the remaining ESA. 
(No change from the original requirement). 

• Registration of an agreement on Title ensuring that the environmental enhancements will be 
maintained and not removed. (No change from the original requirement). 

Conclusions 

In response to the Development Permit Panel's referral, the design and location of the house, 
garage, paving stones and septic tank have been adjusted; resulting in a much reduced 
encroachment into the Environmentally Sensitive Area on this property. 

The proposed single-family dwelling development conforms with the intent of the Development 
Permit Guidelines of the Official Community Plan (OCP) and meets the zoning requirements 
under the "Agriculture (AG1)" zone. Staff recommend that the Development Permit be issued. 

David Brownlee 
Planner 2 
(604-276-4200) 

DCB:blg 

The following are to be met prior to forwarding this application to Council for approval: 
• Receipt of a Letter of Credit for landscaping and monitoring over a one-year period in the amount of $2,080.3 8 

inclusive of a 10% contingency. 

• Submission of an acceptable tree removal permit and replacement securities for removal and replacement of 
four (4) off-site trees on the neighbouring lot as identified in the Arbourtech Consulting report dated 
February 16, 2016. 

• Submission of proof that protective fencing has been installed to protect the remaining ESA. 

• Registration of an agreement on Title ensuring that the environmental enhancements will be maintained and not 
removed. 
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Prior to future Building Permit issuance, the developer is required to complete the following: 
• The applicant is required to obtain a Building Permit for any construction hoarding associated with the 

proposed development. If construction hoarding is required to temporarily occupy a street, or any part thereof, 
or occupy the air space above a street, or any part thereof, additional City approvals and associated fees may be 
required as part of the Building Permit. For further information on the Building Permit, please contact 
Building Approvals Department at 604-276-4285. 
If applicable, submission of a construction traffic and parking management plan to the satisfaction of the City's 
Transportation Department (http://www.richmond.ca/services/ttp/special.htm). 
If applicable, payment of latecomer agreement charges associated with eligible latecomer works. 



City of 
Richmond 

Development Application Data Sheet 
Development Applications Department 

DP 16-727168 Attachment 1 

Address: 7311 No. 5 Road 

Applicant: Pritam Samra Owner: Pritam Samra and Baljit Samra 

Planning Area(s): East Richmond --------------------------------------------------------------
Floor Area Gross: 590.34 m2 (6,352.2 ff) 

Existing I Proposed 

Site Area: 2,023 m2 Same 

Land Uses: Agriculture Same 

OCP Designation: Agriculture Same 

Zoning: Agriculture (AG 1) Same 

Number of Units: 0 (previous SFD removed) 1 

I Bylaw Requirement Proposed I Variance 

Floor Area Ratio: Max. 0.6 FAR 0.3 none permitted 

Lot Coverage: No Maximum 34.1% None 

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

Setback- Side Yard: Min. 1.2 m 1.2 m None 

Setback- Side Yard: Min. 3.0 m 3.65 m None 

Setback- Rear Yard: Min. 6.0 m More than 6.0 m None 

Height (m): 
Max. 10.5 m and 

9.2 m None 
2.5 storeys 

Lot Size: 820m2 2,023 m2 None 

Flood Construction Elevation 2.9 m GSC 2.475 m GSC None 

Total off-street Spaces: 2.0 4.0 None 

5124252 



City of 
Richmond 

To: Development Permit Panel 

From: Wayne Craig 
Director of Development 

,. 

ATTACHMENT 2 

Report to Development Permit Panel 

Date: June 21,2016 

File: DP 16-727168 

Re: Application by Pritam Samra for a Development Permit at 7311 No. 5 Road 

Staff Recommendation 

That a Development Permit be issued which would permit the construction of a single-family 
dwelling with a detached garage on a site with an Environmentally Sensitive Area designation at 
7311 No. 5 Road, on a site zoned Agriculture (AG 1). 

5007440 
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Staff Report 

Origin 

Pritam Samra has applied to the City of Richmond for permission to develop a single-family 
dwelling with a detached garage at 7311 No. 5 Road on a 2,023 m2 (21, 776 ft2

) site with an 
Environmentally Sensitive Area (ESA) designation at 7311 No.5 Road. The site is zoned 
"Agriculture (AG1)", and is currently vacant as the previous dwelling was removed. 

The site will not require a rezoning as the proposed use conforms to the existing "Agriculture 
(AG1)" zoning. 

Development Information 

The development proposal involves the construction of a single-family dwelling with a detached 
garage and anew driveway. The front 50 m ofthe site are proposed to be filled to accommodate 
the 590.34 m2 (6,352.2 ft2) house and to address the flood construction elevation requirements. A 
separate soil fill application is not required where the area of fill is less than 0.2 ha. The rear 
portion of the lot will be retained at the existing grades, but replacement and upgrading of the 
existing septic field will encroach into the Environmentally Sensitive Area (ESA) which 
currently covers approximately half of the site (985m2

). 

A detailed report by Keystone Environmental (report dated Jun 8, 2016) indicates that the 
development project will result in identifiable negative impacts to the environmentally sensitive 
features on the site over an area of approximately 300 m2

. A mitigation/compensation plan to 
address the proposed encroachment is outlined later in this report. 

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 and south: Lots of similar size (approximately 1,656 m2 to 2,023 m2
) all 

zoned Agriculture (AGl) and containing single-family dwellings. 

• On the east side ofNo. 5 Road: are large (typically 13,100 m2 to 30,400 m2 sized lots) 
zoned Agriculture (AG1). These lots are either farmed or tree covered. 

• To the west: A heavily treed, 20m wide, un-opened roadway designated as an 
Environmentally Sensitive Area (ESA). West of that are large farmed lots (typically 
2.73 ha [6.74] in size) zoned "Agriculture (AGl)". 

Rezoning and Public Hearing Results 

Rezoning is not required for this application as the use conforms to both the Official Community 
Plan and the existing Agricultural (AGl) zoning. 

5007440 
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Staff Comments 

The proposed scheme attached to this report has satisfactorily addressed the Environmentally 
Sensitive Area issues and other staff comments identified as part of the review of the subject 
Development Permit application. 

Zoning ComplianceNariances 

The application is in compliance with both the "Agriculture" land use designation in the Official 
Community Plan (OCP) and to the site's "Agriculture (AG 1)" zoning designation. No variances 
are being requested through this application. 

Analysis 

Site Planning Issues 
The applicant proposes to raise the front of the property slightly above the grade of the adjacent 
properties to the north and south and a retaining wall system and storm drainage will be required 
as part of the Building Permit plan submission. 

The house, detached garage and driveway are all accommodated within the 50 m maximum 
setback from No. 5 Road as per the Agriculture (AG 1) zone. Compensation planting will be 
provided. 

Arborist Report 
An Arborist Report prepared by Arbortech Consulting (report dated February 16, 20 16) indicates 
the presence of 10 bylaw-sized trees on the site and in the vicinity of the proposed residential 
construction. All of these trees are European Birch species. The report notes that nine (9) of the 
10 bylaw-sized trees have pre-existing defects, health constraints, or are considered hazardous 
and the Arborist has recommended that all nine (9) trees be removed and replacement trees be 
provided. The City's Tree Preservation Coordinator has concurred with the Arborist's 
assessment and has noted that the Birch trees have bronze birch borer infestations which have 
made these trees unsuited for retention. 

The Arborist Report also notes that four (4) European Birch trees on the adjacent site to the south 
are within "influencing distance of the project". These trees have been assessed as in "poor 
condition". The report recommends that these trees also be removed, subject to the adjacent 
owner's permission. The applicant has indicated that the adjacent owner has agreed to have 
these trees removed and the applicant will make an application for tree removal and 
replacements. A requirement is included in the Development Permit Considerations for 
submission of an acceptable tree removal permit and replacement securities. The trees must be 
retained if authorization is not obtained from the adjacent owners. 

Biologist Report 
An Environmentally Sensitive Area assessment and planting plan was prepared by Keystone 
Environmental for the site (report dated June 8, 2016). 

The report indicates that approximately 49% (985m2
) ~fthe site is currently designated as an 

Environmentally Sensitive Area (ESA). Detailed ground-truthing by Keystone Environmental 
indicates that the actual area of sensitive habitat on site (after accounting for invasive species 

5007440 
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encroachment and prior impacts from the single family use) is approximately 746m2
. The 

proposed development will encroach into this remaining ESA by approximately 300m2 in order 
to accommodate the placement of the house, driveway and the septic field. The total ESA area 
to be retained will be approximately 440m2

. 

The required compensation planting plan includes approximately 295 native shrubs and 22 trees. 
The replacement trees include four (4) Paper Birch, two (2) Shore Pine, three (3) Black 
Hawthorn, and 13 Western Red Cedar. The proposed replacement planting will exceed the 
Official Community Plan 2 for 1 ratio and will also address a prior tree removal permit 
replacement requirement of three trees. 

The proposed landscaping plan shows that the majority ofthe planting will occur at the rear of 
the site supplemented by new planting along the northern property line and the property frontage 
adjacent to No. 5 Road-. Removal of invasive species such as Himalayan Blackberry and 
Japanese Knotweed are also contemplated in the enhancement plan. The planting report 
indicates that the total area proposed for planting will be 31 0 m2 exceeding the area of 
encroachment by approximately 10 m2

• The proposed ESA response aims to improve the quality 
of the habitat at this site by retaining higher value vegetation, removing undesirable invasive 
vegetation and planting enhancement aimed at diversifying the mix of native plants and making 
the habitat better suited to a wider variety of birds and animals. 

The biologist's report outlines a monitoring and maintenance package for both the construction 
period and post construction that will allow the owner to properly maintain and allow the new 
plantings to establish. The report recommends an ongoing environmental monitoring period of 
three years; with annual reporting to the City during that period. Keystone reports that the cost 
for the plant materials, installation and three years of monitoring will amount to $5,713.75 
The Development Permit Considerations include requirements submission of a landscape 
security in the amount of $6,285.13 (including a 10% contingency), submission of a contract 
with a Qualified Environmental Professional to undertake the three years of monitoring and 
registration of a legal agreement to ensure that the ESA planting is not removed. 

Conclusion 

Staff recommend support for the Development Permit application as the proposed planting 
compensation and enhancement plan adequately addresses and offsets the anticipated impacts to 
the Environmentally Sensitive Area (ESA) features on the subject site. 

David Brownlee 
Planner 2 
(604-276-4200) 

DCB:blg 

The following are to be met prior to forwarding this application to Council for approval: 
• Receipt of a Letter-of-Credit for landscaping and monitoring over a 3 year period in the amount of$6,285.13. 

5007440 
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• Receipt of a contract with a Qualified Environmental Professional to undertake the 3 year monitoring as 
outlined in the report by Keystone Environmental dated June 8, 2016. 

• Submission of an acceptable tree removal permit and replacement securities for removal and replacement of 
four (4) off-site trees on the neighbouring lot as identified in the Arbourtech Consulting report dated · 
February 16, 2016. 

• Submission of proof that protective fencing has been installed to protect the ESA as indicated on the Planting 
Plan (Plan #2). 

• Registration of an agreement on Title ensuring that the Environmental enhancements will be maintained and not 
removed. 

NOTE: staff to ensure that landscape estimates include a 10% contingency cost. 

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

proposed development. If construction hoarding is required to temporarily occupy a street, or any part thereof, 
or occupy the air space above a street or any part thereof, additional City approvals and associated fees may be 
required as part of the Building Pennit. For further information on the Building Permit, please contact 
Building Approvals Department at 604-276-4285. 
Submission of a construction traffic and parking management plan to the satisfaction of the City's 
Transportation Department (http://www.richmond.ca/services/ttp/special.htm). 
If applicable, payment of latecomer agreement charges associated with eligible latecomer works. 

5007440 



City of 
Richmond 

Development Application Data Sheet 
Development Applications Department 

DP 16-727168 Attachment 1 

Address: 7311 No. 5 Road 

Applicant: Pritam Samra Owner: Pritam Samra and Baljit Samra 

Planning Area(s): East Richmond 
--~~~~--------------------------------------------------

Floor Area Gross: 590.34 m2 (6,352.2 ft2) 

I Existing I Proposed 
Site Area: 2,023 m2 Same 

Land Uses: Agriculture Same 

OCP Designation: Agriculture Same 

Zoning: Agriculture (AG1) Same 

Number of Units: 0 (previous SFD removed) 1 

Bylaw Requirement Proposed I Variance 
Floor Area Ratio: Max. 0.6 FAR 0.3 none permitted 

Lot Coverage: No Maximum 34.1% None 

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

Setback- Side Yard: Min. 1.2 m 1.2 m None 

Setback- Side Yard: Min. 3.0 m 3.65 m None 

Setback- Rear Yard: Min. 6.0 m More than 6.0 m None 

Height (m): Max. 10.5 m and 
9.2 m None 2.5 storeys 

Lot Size: 820m2 2,023 m2 None 

Flood Construction Elevation 2.9 m GSC 2.475 m GSC None 

Total off-street Spaces: 2.0 r 4.0 None 

5007440 



City of 
Richmond 

To the Holder: 

Property Address: 

Address: 

PRITAM SAMRA 

7311 NO. 5 ROAD 

7311 NO. 5 ROAD 
RICHMOND, BC V6Y 2V2 

Development Permit 

No. DP 16-727168 

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 #2 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 
$6,285.13 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 ofthe posting of the security is that 
should the Holder fail to carry out the development hereby authorized, according to the terms 
and conditions of this Permit within the time provided, the City may use the security to carry 
out the work by its servants, agents or contractors, and any surplus shall be paid over to the 
Holder. Should the Holder carry out the development permitted by this permit within the 
time set out herein, the security shall be returned to the Holder. The City may retain the 
security for up to three years 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. 

5007440 



To the Holder: 

Property Address: 

Address: 

PRITAM SAMRA 

7311 NO. 5 ROAD 

7311 NO.5 ROAD 
RICHMOND, BC V6Y 2V2 

Development Permit 
No. DP 16-727168 

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 

5007440 

ISSUED BY THE COUNCIL THE 
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City of 
Richmond 

To the Holder: 

Property Address: 

Address: 

PRITAM SAMRA 

7311 NO.5 ROAD 

C/0 7311 NO.5 ROAD 
RICHMOND, BC V6Y 2V2 

Development Permit 

No. DP 16-727168 

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 ort 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 #2 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 ofthis Permit, the City is holding the security in the amount of 
$2,080.38 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 secur'ity 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 three years 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. 

5124252 



To the Holder: 

Property Address: 

Address: 

PRITAM SAMRA 

7311 NO.5 ROAD 

C/0 7311 NO.5 ROAD 
RICHMOND, BC V6Y 2V2 

Development Permit 
No. DP 16-727168 

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 nota Building Permit. 

AUTHORIZING RESOLUTION NO. 
DAY OF 

DELIVERED THIS DAY OF 

MAYOR 

ISSUED BY THE COUNCIL THE 
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DATE I DESCRIPTION 
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I • 
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BY 

Ob I~ RE-I:a!ED FOR DP 

05 OIC£1' IS9JED FOR DP 2016 

04 11~ RE-159JED FOR REVIEW 

03 """' RE-IS9JED FOR REVIEii 2016 

02 03~ IS9JED FOR REVIEI'i 

01 16 ?of.: l:BJED FOR DP 

REV DATE DESCRIPTION 

TRE£5 TO BE REf'tJ\IID 

.J6 

.J6 

.J6 

J6 

.J6 

J6 

BY 

0 

z 

.:::;:----·----

A'/ERJ>ff 
FINISHED 
6AADE~ 250 

L EGAL D ESCR IPTION 
LOT 139, SEC. 13 ,BLOCK 4 NORHI RANGE {:. HEST 

NWD PLAN 32652 

PID-OOf,-6~0- 11 4 

C IV IC ADDR ESS 
7311 NO. 5 ROAD, RIO-IMOND, BC 

SI TE R ECONC ILI A T ION 
S ITE AREA : 2023 SQ.M 

ZONING : . .t..Gl 

FAR PROPOSED: 5 1 970.00 SQ.FT. (504.65 SQ.MT.) 

EXTERIOR COVERS: 633.00 SQ.FT. 

GARAGE ACTUAL: "-30 SQ.FT. (SB.52 SQ.MT.) 

BUILDING HEIGHT = MAX. IO.Sm OR 2.5 STOREYS 

PROPOSED C! .63m OR 3! 1-6%,ft 

LOT COVERAGE = MAX. 35% PROPOSED 34.10% 

CLIMATE ZONE: 4 

6ENERAL NOTES: 

PRPOSED AVERAGE GRADE Al'iAL'rSIS: 

FINISI-IED LOT GRADE CALCULATIONS: 

NW CORNER OF PRoPERTY: EL.:2.11M 

NE CORNER OF PROPERT'f: El•2.11M 
5H CORNER Of PROPERTY: B.:2.11H 

5E CORNER Of F'ROPt:R.Tl': B..:2.11M 

TotAl , fLe.44M 
AY'ER.A6E 6RADE EL FOR PROPER.Tl': B.:2.HH 

FINISHED HaJ5E 6R.ADE GAI...GU.ATION5: 
NH GORNER OF PROPERTY: 8.:2,qoM 

HE CORNER Of PROPERTY: El:2.qoH 

5H c:.oRNER OF PIWPERTY: B.:2.'10H 
5E CORNER OF PROPERTY: a:2.qoH 

~ 
AYERA6E GRADE B. FOR PROPERTY:El:2qOH 

AVERA6E GRADE EL FOR BOTH ' EL:2.11Ht2.'=!0H/2 
= 2505M 

ALL CONSTRIJC,TION TO BE IN ACCORDANCE l"'ITH THE CURRENT ED ITION OF THE B.C.. BUILDING CODE AND ALL 
0111ER LOC.AL CODES A ND BYLAY-6 OF THE Gill OF RICHl'10ND 

2. THE CONTRACTOR AND ALL SUB TRADES ARE RESPONSIBLE FOR THE REVJEH OF ALL DRAHIN65 AND SITE 
CONDITIONS PRIOR TO START OF ANY H0RK OR ORDERING OF MATERIA LS, AND SHALL REPORT ANY 
PROPOSED REVISIONS, OR ANY ERRORS OR DI5GREPANCI ES, TO MS0 DESI6N IMI-1EDIATELY. 

3. ALL CONCRETE TO BE PLACED ON FIRM, UNDISTURBED SOIL, FREE OF ANY LOOSE, OR6ANIC OR FROSll 
MATERIAL. 

4. SITIH6 OF BUILDIN6S MUST BE VERIFIED BY A LE6AL LAND SURVEYOR PRIOR TO PLACIN6 ANT CO!'-t:.RETE. 
AND 1"1JST 6E IN ACCORDANCE H ITH A LL LOCAL B Y-LAHS AND RE6VLATION5. 

5. ALL TRI.J55ES TO BE PRE-ENGINEERED, AND SPANS AND DETAILS VERIF IED Bl' THE TR\.155 SUPPLIER ON SITE 
PRIOR TO ANY FABRICATION. 

6. DRAY'41N65 ARE NOT INTENDED TO BE 5GALED, AND LAR6E SCALE DRAH IN6S TAKE FREC.EDENCE OVER 
SMALLER SCALE DRAHIN6S. 

1. MS0 DE516N MJS T BE 6 1VEN FULL Aec..ESS TO ALL THE HORK IN PROGRESS 
8. THE CONTRACTOR SHALL SUPPLY THREE COPIES OF ALL SHOP DRAHIN65 TO THE ARCHITECTURAL 

CONSULTANT FOR REVIEH 
o;, ALL ROOF SPACES SHALL BE VENTILATED H ITH SOFFIT AND ROOF VENTS. SEE THE ROOF PLAN AND THE 

2012 BIJILDIN6 CODE SECTION 'l lq .J THE VENTILATION HJST BE D ISTRIBUTED H ITH A MINIMJM 25 5I) A T THE TOP 
OH THE ROOF, AND 25% A T THE EAVES 

·to. DOOR FRAMES TO OPENIN55 FOR ENTRANCE AND EXTERIOR DOORS TO D)'IIELLIN5 UNITS AND DOORS 
BETI"lEEN DY-!ELLIN6 UNITS AND ATTACHED 6ARA6ES SHALL BE SOLIDLY BLOCKED BETHEEN THE DOOR 
FRAME AND THE FRAMING< AT THE HEI6HT OF THE DEADBOLT AS TO RESIST SPREADIN6 BY THE HAl' ' OF 
FORCE 

II. ALL 6LASS IN DOORS, OR SIDELIGHTS TO HELDED HIRE 6LA5S OR SAFETY 6 LA55. 
12. ALL EXTERIOR HIN6ED DOORS SHALL HAVE HIN6ES AND PINS SUCH THAT THE DOORS CANNOT BE REMOVED 

FROM THE OUTSIDE IN THE CLOSED POSIT!ON. 
13. EXTERIOR HALL D IMENSIONS IN PLAN ARE TO THE OUTSIDE FACE OF PL l'Y>IOOD SHEATHING< OR TO THE 

OUTSIDE FACE OF FOUNDATION HALLS. 
14. PROVIDE A MINIMUM OF THO HOSE BIBS PER UNIT, LOC.ATION TO BE DETERMINED BT THE DEVELOPER. 
15. RAINYiATER LEADERS ARE NOT SHOHN ON THE ELEVATIONS OR THE PLANS, LOCATION TO BE DETERMINED Bl' 

THE DEVELOPER. 
16. THE DIMENSIONS FOR U.P.O. CALCULATIONS ARE 2" SMALLER IN EAC.H DIRECTION FROM THE SIZES 6IVEN ON 

PLAN. 
11. APPROVED SMOKE ALARMS TO BE INSTALL ED 
18. THESE DRAV>IIN6S COMPLY HITH 2012 Be. BUILDIN6 CODE INC.LUDIN6 2014 REVISIONS. 
1'1. O.H. 6 ARA6E DOOR TO BE H EA THER STRIPPED AROUND ENTIRE PERIMETER, IF HEATED, DOOR REQUIRED TO 

HAVE MIN. R VALUE OF &.2 
20. A LL DUCTIN6 RUNNIN6 THROli6H UNCONDITIONED SPACE, TO BE INSULATED TO MIN. R ib. 
21. A LL NON- 6A5KET DEV ICES INSTALLED IN INSULATED ASSEMBLIES ARE PROVIDED H ITH BACKIN6 TO ALLO~ 

SEALIN6 OF SHEET POLY TO POL'( 
22. A TTIG ACCESS HATCH TO BE INSULATED H ITH RI6 1D INSULA TION! HAVE MIN. R l5 VALUE. 
23. A LL HINDOJAIS f DOORS SHALL CONFORM TO AAM 4/ WOM 4/ GSA 101/ 1.5.2/ A440 

NAFS FOR HINDOHS, SKYLIGHTS AND DOORS AND A44051 -oq CANADIAN SUPPLEMENTS TO AAMA1 HDMAI 
C. SA 
10!/1.5.2/ A"140. 

24. ALL AIR BARRIER JOINTS ARE TO BE OVERLAPPED, SEALED f SECURED OVER STRUCTURAL. MEMBERS. 
2 5. /"'INDOHS ARE TO HAVE A MAXIMUM U VALUE OF LB. • 
2&. SKYLI6HTS NEED TO MEET THE NEI"' ENER6Y RATlN6 OF U 2.o;. 5KYLI6HT SHAFTS ARE TO MEET THE NEH 

EFFECTIVE INSULATION LEVELS FOR THE WALL ASSEMBLIES. 
21. THE A TTIC INSlA..ATION LEVEL CAN BE TAPERED FOR A MAX. OF 1.2M FROM THE ED6E OF THE OUTSIDE 

Y'!ALLS. HOHEVER THERE MU5T BE A MIN. R20 VALUE AT THE JOINT OF THE TOP FLOOR l"l.ALL PLATES AND 
THE TRuSSES. TRUSS HEAL IS TO BE A MIN. OF 1.5" TO ALLOY'! FOR THE INSULATION AND VENTILATION 
BAFFLES. 
DIJC.TS LOGATED OUTSIDE OF THE IN5ULATED AREA ARE TO BE SEALED AND INSULATED TO THE ViALL 
IN5ULATION LEVELS. 

28. r!ATER PIPING< KIJST BE INSULATED FOR 2.0M ON EITHER SIDE OF THE HOT HATER TANK TO A MIN. OF AT 
LEAST 12MM THICK. . 

2q. PIPIN6 OUTSIDE THE HEATED ENVELOPE MUST BE INSULATED TO NOT LESS THAN THE EFFEC..TIVE R-VALVE OF 
THE EXTERIOR HALLS. 
HEATED 6ARA6E REQIJIRES HEAlrlER STRIPPED 6ARA6E DOOR. 
6ASKETED ELECTRICAL BOXES REQUIRE THE ~<'!IRES INTO THE BOX BE SEALED. 

30. METAL CHIMNEYS ARE TO BE SEALED H JTH HI6H TEMPERA lURE SEALANT AT THE VAPOR BARRIER LOC.ATION. 
31. HEATIN6 AND A IR CONDITIONIN6 EQUIPMENT HJ5T BE LOCATED IN THE GONDITIONED SPACE l...t-ILE55 IT 15 

DE516NED TO BE LOGATED OUTSIDE. DOGUMENTATION HILL BE REQUIRED IF IT IS PROPOSED TO BE OUTSIDE. 
32. HEATING< AND COOLIN(So THERMOSTATS MlJST BE ACClJRATE TO ~ 0.5~G. 
33. THE PRINCIPAL VENTI LATION FAN IS TO RlJN CONTINUOUSLY. IT 15 PREFERRED THA T THE 5/"'ITGH FOR THE LOH 

SPEED 15 LOCATED IN THE MECHANICAL ROOM AND IS LABELED 'PRINCIPAL VENTILATION EXH.AJJST FAN'. 
34. BED ROOMS ARE REGUIRED TO BE V ENTILATED C.ONTINlJOUSLY 
35. A 4 • ~ OR A 6 • FLEX DUCT IS TO BE TIED INTO THE RETURN A IR F'LENUH A MIN. OF 10'-0" AND A MAX. OF 

15'-0" FROH THE FURNACE. 
36. THE FURN.A.C.E FAA IS TO RUN CONTINlJOVSLY. 
31. M IN.~ OF HALL R VALUE IS REQUIRED BEHIND BEAMS IF THEY LAND ON AN OUTSIDE HALL. 
38. ALL PLUMB IN6 FIXTURES ON EXTERIOR WALL TO HAVE H.A. TER AND DRAIN LINES IN FLOOR. 
3 '!'. A IR BARRIER SYSTEM ON INTERIOR OF HALL. 

SINGLE FAMILY Df"HLING 
7311· NO.5 ROAD RichmDnd, B.C. 
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06 11/0311 6 lssu•dlorCr~~~ntRevl...., HL WA 

04 10124116 lssued lorC!IootR~evr A.B. J.M.T. 
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02 4/2&16 lssuedlorCJienlRevlew A.B. J.M.T. 
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00 3117116 lnuedlotCIIentRevtew A.B. J.M.T. 
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I Project Name 

SINGLE FAMILY DNELL 
06 14S£P RE-ISSUED FOR DP JG 7311- NO.5 ROAD Richmond, B.C. 2016 
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05 OlSEP ISSUED FOR DP JG 
Owner 

2016 PRITAM 9.MRA 
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City of 
Richmond Report to Development Permit Panel 

To: Development Permit Panel Date: November 14, 2016 

From: Wayne Craig File: DP 16-741981 
Director of Development 

Re: Application by Townline Gardens Inc. for a Development Permit at 
1 0780 No. 5 Road 

Staff Recommendation 

That a Development Permit be issued which would: 

1. Permit the construction of one (1) 1 0-storey residential building and three (3) 3-storey 
residential buildings at 10780 No.5 Road on a site zoned "Commercial Mixed Use 
(ZMU18)- The Gardens (Shellmont)"; and 

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

WC:hc 
Att. 

5217500 

(a) For the most westerly building (Building E1), increase the maximum height over 
a parkade structure from six (6) storeys and 25.0 m, to ten (10) storeys and 33.6 
m;and 

(b) For the most westerly building (Building E 1 ), increase the allowable projection of 
unenclosed balconies into a side yard setback abutting the Agricultural Land 
Reserve, from a maximum of 0.9 m to 1.8 m. 
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Staff Report 
Origin 

Townline Gardens Inc. has applied to the City of Richmond for permission to develop one (1) 
10-storey residential building (Building E1- 'The Dahlia') and three (3) 3-storey residential 
buildings (Building Fl/F2/F3- 'The Jasmine') all above an underground parkade. The 
development would have 180 housing units in total: Building E1 would have 157 apartment 
units; and Buildings Fl/F2/F3 would have 23 townhouse units. 

'The Gardens' is a mixed-use development located at the northeast comer of Steveston Highway 
and No.5 Road that has occurred in Phases 1-3 (Attachment 1). Council approved the rezoning 
(RZ 08-0450659) for the overall development on July 25, 2011. 'The Gardens' site was rezoned 
from "Service Station District ( G2)", "Botanical Garden District 1 (BG 1 )" and "Botanical 
Garden District 2 (BG2)" to "Commercial Mixed Use (ZMU18)- The Gardens (Shellmont)" 
through Zoning Bylaw 8500 Amendment Bylaw 8532. The vision is a 'Garden City' with 
compact, transit-oriented development, pedestrian-friendly streetscapes and small shops and 
restaurants within a landscaped setting of common gardens including urban agriculture areas. 

Significant requirements and contributions were secured at the time of rezoning that included: 
• 12.2 acre 'Agricultural-Park' dedication and the park design; 
• 5 % of total residential floor area as affordable housing units; 
• A City-owned 37 space child. care facility in an upgraded existing building; 
• Agricultural Land Reserve (ALR) setback and landscape buffer; 
• Enhancement of an existing Riparian Management Area (RMA); 
• On-site public art; 
• Construction of a north-south and an east-west internal road; and 
• Upgrades to the No.5 Road frontage and existing infrastructure. 

The "Commercial Mixed Use (ZMU18)- The Gardens (Shellmont)" Zone permits development 
of the overall site up to a maximum density of 1.43 FAR, provided that commercial use does not 
exceed 9,000 m2 and that residential use does not exceed 53,511 m2

. 

The Development Permit (DP-10-544504) for Phase 1 was issued in 2011 and Buildings A and B 
along Steveston Highway are built. The Development Permit (DP-13-641796) for Phase 2 was 
issued in 2014 and Building D along No.5 Road is under construction. 

In June 2016, Council approved a Development Permit (DP 15-708397) for Phase 3 for two (2) 
eight-storey residential buildings (Building E1- 'The Dahlia' and Building E2- 'The Calla') 
and one (1) four-storey residential building (Building F- 'The Jasmine). This Development 
Permit includes two variances: one for building height and the other for projection of balconies 
into a side yard setback abutting an agricultural landscape buffer. Construction of Building E2 
('The Calla') will occur under DP 15-708397 and the issuance of a Building Permit is pending. 

The applicant has applied for a new Development Permit (DP 16-741981) for the remainder of 
the site development (Building E1 -'Dahlia' and Building F- 'Jasmine') through a revised 
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November 14,2016 - 3 - DP 16-741981 

scheme that minimizes the number of housing units adjacent to the future Highway 99 road 
interchange. This would be achieved through replacing one (1) four-storey apartment building 
(Building F- 'Jasmine') with a cluster of three (3) three-storey townhouse buildings (Buildings 
F1/F2/F3- 'Jasmine'). Additionally, the surplus floor area would be redistributed to Building 
E1 ('Dahlia') through an increase in height from eight storeys and 26.9 m to ten storeys and 
33.53 m. A new variance is required to permit the proposed increased height, which exceeds the 
maximum six-storey (25m) in the "Commercial Mixed Use (ZMU18)- The Gardens 
(Shellmont)" Zone. A second variance is required for the projection of balconies into the 
agricultural landscape buffer, which is identical to the previously approved variance for Building 
E2 ('Calla') (DP 15-708397). 

This proposal for Phase 3 is the fourth Development Permit for the overall development project. . 

Surrounding Development 

North: 

South: 

East: 

West: 

A 12.2 acre dedicated 'Agricultural Park' zoned "Agriculture and Botanical Show 
Garden (ZA3)- Fantasy Gardens (Ironwood)". 

Building A and Building Bin Phase 1 of 'The Gardens' are immediately south of 
proposed Building E1, Building E2 and Building F across the traffic end point at 
the east end of the internal east-west shopping high street. 

Beyond the development site is Highway 99, separated from the development site 
by a tall, evergreen hedge (within the subject site) and a large drainage ditch 
(within the highway right-of-way). Properties to the east of Highway 99 are 
agricultural. 

Across No.5 Road is an established, single-family neighbourhood with lots 
fronting No. 5 Road zoned "Single Detached (RS 1/E)" and a townhouse project 
zoned "Low Density Townhouse (RTL4)" that fronts onto No.5 Road. 

Development Information 

The proposal to develop one (1) mid-rise (1 0-storey) apartment building and three (3) low-rise 
(three-storey) townhouse buildings, is generally consistent with 'The Gardens' master plan that 
was presented to Council at the time of the rezoning (RZ 08-0450659). Vehicle access was 
provided to the site in Phase 1 of the overall development and includes a right-in only access 
from Steveston Highway, and a two-way access from the signalized intersection at No.5 Road. 
Pedestrians enter the site from points along No. 5 Road and Steveston Highway and two (2) 
public paths which will eventually connect the overall subject site to the 'Agricultural Park'. 

The attached Development Application Data Sheet (Attachment 2) provides a comparison of the 
proposed development data with the relevant Bylaw requirements. 

5217500 



November 14,2016 -4- DP 16-741981 

Related Policies and Bylaws 

Official Community Plan (OCP) 

The subject site is designated as "Limited Mixed Use" in the Official Community Plan (OCP), 
and the proposal is consistent with the vision for the area as medium-density, mid-rise housing 
with limited commercial, industrial, office, institutional or community uses. This application 
also complies with Shellmont Area Plan "Ironwood Sub-Area" policies and design guidelines. 

Flood Plain Designation and Protection (Bylaw 8204) 

In accordance with the Flood Management Strategy, registration of a Flood Indemnity Covenant 
has been secured as a condition of the rezoning. 

Affordable Housing Strategy 

In accordance with the Affordable Housing Strategy, the applicant is required to provide 5% of 
total residential floor area as affordable housing units which for Phase 3 are 16 units in total. In 
the previously approved Development Permit application (DP 15-708397) for Phase 3, the 
applicant's proposal had the distribution of 16 units as follows: 

• Buildings E1 and E2 together would have one (1) studio; one (1) accessible one
bedroom; five (5) two-bedrooms: and six (6) three-bedrooms; 

• Building F would have one (1) two-bedroom and two (2) three-bedrooms. 

The current proposal is to redistribute the affordable housing units previously located in Building 
F as follows: 

• Building E1 will have have one (1) accessible one-bedroom; six (6) two
bedrooms; and five (5) three-bedrooms; 

• Building E2 would have four (4) three-bedrooms (approved in DP 15-708397); 
• Building F would have no affordable housing units. 

The following is a chart that compares the current Housing Covenant and the proposed changes. 

Previous DP 15-708397 Current DP 16-741981 

Studio 
.) 

1 0 

Accessible 1-Bedroom 1 1 (Building E1) 

1-Bedroom 0 0 

2-Bedroom 6 6 (Building E1 = 6) 

3 Bedroom 8 9 (Building E2 = 4, Building 
E1 = 5), 

Total area of units (fr) 14,260 ft2 14,716 ft2 
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November 14, 2016 - 5- DP 16-741981 

The affordable housing units in Building E2 ('Calla') are unaffected by this proposal and the 
affordable housing units in Building El ('Dahlia') are identified in the interior plans for the 
current proposal (DP 16-741981). The existing Housing Covenant must be amended to 
redistribute the 16 units and this amendment is included in the Development Permit conditions. 
As the Housing Agreement would remain the same, it is not necessary to amend the Housing 
Agreement Bylaw. 

OCP Accessibility Policy 

The proposal includes 15 out of 16 affordable housing units that would meet basic universal 
access design requirements to be easily adaptable to accommodate a resident in a wheelchair. 
These single-storey units are required to incorporate all accessibility provisions in the Basic 
Universal Housing Features section of Richmond Zoning Bylaw 8500. 

The proposed development includes one (1) barrier-free unit in Building El to be designed to be 
fully accessible at the time of construction for a resident in a wheelchair. 

OCP Crime Prevention Through Environmental Design (CPTED) 

The development proposal will include standard CPTED features as articulated by the applicant 
in the Development Permit plans. For example, the size of the apartment buildings will ensure 
there are many sets of 'eyes on the street', and access to the underground parkade is restricted. 

Public Art Program (Policy 8703) 

Rezoning conditions for The Gardens included the provision of public art for all phases. Artist 
Joel Berman delivered two pieces for Phases 1 and 2. The remaining amount for Phase 3 was 
$143,419, which was secured prior to the issuance of the previous Development Permit 
(DP 15-708397) through a Letter of Credit with a letter from the applicant that commits to the 
time frame for the production and installation of public art. 

Childcare Facility 

In accordance with the rezoning conditions, registration of a legal agreement for the City-owned 
childcare facility was required prior to zoning bylaw adoption. The conditions of the earlier 
Phase 3 Development Permit (DP 15-708397) included the release and replacement ofthis 
agreement with a Restrictive Covenant (RC) to secure a construction agreement. The 
construction agreement has since been registered on title and includes plans, a budget and the 
completion and occupancy of the childcare facility, which must occur prior to occupancy of any 
Phase 3 building (DP 15-708397/ DP 16-741981). 

Agricultural Landscape Buffer Zone and Maintenance Plan 

The applicant is proposes no changes to the agricultural landscape buffer from the earlier Phase 3 
application (DP 15-708397). Registration of a legal agreement for an Agricultural Landscape 
Buffer Zone and Maintenance Plan was also required as a condition of the rezoning. The legal 
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agreement terms required that the applicant provide a plan with the appropriate details for the 
buffer zone between the north property line of the subject site and the 'Agricultural Park'. Prior 
to the issuance ofthe previous Development Permit (DP 15-708397), the agreement was released 
and simultaneously replaced with aRC with the landscape plan and maintenance provisions and 
a Statutory Right-of-Way to allow for the City to maintain the buffer area in the event that the 
strata corporation does not fulfill legal obligations for maintenance. Costs for the landscaping 
plan were included in the landscaping estimate for the subject site and were a component of the 
landscaping security. 

Riparian Management Area Landscape and Maintenance Plan 

The current proposal does not include any changes to the Riparian Management Area (RMA) 
along the east edge of the subject site. At the time of rezoning, the conditions included the 
registration of a legal agreement for a RMA Landscape and Maintenance Plan, prior to the bylaw 
adoption. This required that the applicant engage a qualified environmental professional (QEP) 
to prepare a plan to enhance the RMA in the short-term and preserve and maintain the RMA over 
the long-term. The RMA is partially located along the east edge of the subject site and partially 
on the Ministry of Transportation and Infrastructure (MoTI) lands along the Highway 99 
corridor. The applicant's QEP prepared the RMA plan, including the MoTI portion, and the 
applicant agreed to cover all costs for the works through security for the off-site improvements. 
Prior to the issuance of the previous Development Permit (DP 15-708397), the agreement was 
released and replaced with a registered RC with the RMA plan and a Statutory Right -of-Way to 
allow for the City to maintain the RMA should the strata corporation not fulfill the legal 
obligations for long-term maintenance. 

Noise and CHMC Standards 

Registration of a legal agreement for noise attenuation was required as a condition of the 
rezoning. As per its requirements, the applicant has provided an acoustical engineering report 
which assesses that the proposed apartment and townhouse designs for Phase 3 (DP 15-708397/ 
DP 16-741981) will meet all of the applicable CMHC standards for mitigation of traffic-related 
noise. It should be noted that this report was based on the most recent available data for future 
conditions for Highway 99 as part of the George Massey Tunnel Replacement (GMTR) project. 

Rezoning and Public Hearing Results 

The Public Hearing for the rezoning application was held on October 19, 2009. While no 
objections to the proposed development were raised, some concerns were expressed about the 
traffic impact in the immediate vicinity. As a result, improvements were made in Phase 1 of 
'The Gardens' to the Steveston Highway and No.5 Road intersection and a new signalized 
intersection was introduced along No.5 Road at the entry to the subject site. 

Public Consultation 

As The Gardens master plan vision at the time of rezoning was mid-rise buildings between four 
and six storeys, the applicant held an Open House on September 13, 2016, to gather feedback on 
the proposal primarily with respect to the height variance for the ten-storey apartment building. 
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The applicant has provided a report that summarizes the steps taken in the public consultation 
(Attachment 3) and the feedback results. As stated in this report, a Public Notice was sent to 
households within an identified mail-out area, and a survey was available at the event. There 
were 43 public participants at the Open House and six (6) individuals completed the survey: four 
(4) respondents indicated support and two (2) had concerns related to traffic circulation at the 
intersections of Highway 99 and Steveston Highway and Steveston Highway and No.5 Road. 
Verbal comments included similar concerns about traffic conditions and noise impacts. Other 
feedback focused on the ten-storey apartment and ranged from support for creation of a dense 
urban environment to the visual prominence of the building as seen from the neighbourhood to 
the north and west, and the future park to the north. 

Zoning ComplianceNariances 

The proposed scheme attached to this report has satisfactorily addressed urban design issues and 
responded to staff comments in the review process for this Development Permit application. The 
proposal is generally consistent with applicable sections of the Official Community Plan (OCP) 
Bylaw 9000 and Schedule 2.8A- Shellmont Area- Ironwood Sub-Area Plan in the OCP Bylaw 
7100 including site-specific design guidelines. Two (1) zoning variances are required as below. 

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

(a) For the most westerly building (Building E1), increase the maximum height over a 
parkade structure from six (6) storeys and 25.0 m, to ten (10) storeys and 33.6 m. 

Staff support the variance for building height because the relocation of residential floor area 
away from the future Highway 99 road interchange would significantly improve liveability for the 
more residents than the previous proposaL Additionally, the form and massing of Building El 
('Dahlia J has been designed to minimize the visual impact of the increased height as seen from 
the internal high-street, the future park to the north, and the neighbourhood to northwest. 

(b) For the most westerly building (Building E1), increase the allowable projection of 
unenclosed balconies into a side yard setback abutting the Agricultural Land Reserve, 
from a maximum of0.9 m to 1.8 m. 

This regulation is part of the zone to protect farm uses in the ALR. The adjacent lands are 
located within the ALR but are not farmed as the property is dedicated to the City as a park. 
Staff support the proposed variance because the projection of unenclosed balconies further 
into the north (side) setback would help to connect the occupants of the apartment units to the 
people and activities in the park, and thereby promote animation. The balcony projections 
into the side setback would have no adjacency or other negative impacts, given the dwelling 
units would be facing a park and not sensitive land uses (e.g. adjacent residential buildings). 
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Urban Design Response 

Advisory Design Panel Comments 

The Advisory Design Panel recommended support for this Development Permit application. A 
copy of the relevant excerpt from the Advisory Design Panel Minutes from October 19, 2016 is 
attached (Attachment 3). The design response from the applicant is included immediately 
following the specific Design Panel comments and is identified in 'bold italics'. 

Analysis 

Conditions of Adjacency and Streetscape 

The proposed design of Building El and Buildings Fl/F2/F3 respect adjacent properties and 
neighbouring land uses to ensure urban design is well-suited to the site in the following ways. 

• Buildings El would have some shadow impacts on the 'Agricultural-Park' and nearby 
neighbourhood to the northwest but these are limited to the winter months. 

• The proposed development would not have a negative impact on public views from the 
'Agricultural Park', looking south: 
• The increased height for Building E 1 would not change the appearance of the 

building at eye level as seen from the future park. Also the larger step backs in 
building form of the north elevation and the choice of white for exterior finishes 
would serve to lighten the building's appearance. 

• Though the above-grade exterior of the parking roof deck would be visible along 
the north edges of the subject site, the 'blank wall' appearance would be softened 
through plantings in the Agricultural Buffer and trees in the front of Building Fl. 

• The views of Buildings Fl/F2/F3 from Highway 99 would be somewhat screened from 
view due to the existing tall, evergreen hedge. 

• The relationships between Buildings E 1, E2 and F2/F3 would form a north streetscape: 
• Building El would complete the sense of enclosure with Building D along the 

internal road and the L-shaped mirroring of Buildings E 1 and E2 would create the 
edges of an enclosed plaza between the two buildings. 

• The creation of three-storey brick veneer 'frame' along the south elevations of 
Buildings El and E2 would be complementary to the height of the commercial 
storeys along the north elevations of Buildings A and B. Together these four 
buildings would form the streetscape along an internal east-west retail street. 

• The three-storey height of Buildings F2 would complement the three-storey podium 
of Building E2 and their respective east/west elevations would add a sense of 
enclosure around the 'pedestrian mews'. 

Site and Functional Planning 

• This site is located at an important southern gateway to Richmond from Highway 99 
where the vision for multi-storey (above a parkade structure) mixed-use commercial and 
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residential built forms spread throughout the site was intended to provide the genesis for 
a new neighbourhood along the north side of Steveston Highway. 

• The original development vision included seven buildings all located on an internal east
west 'high street' on top of the parking roof deck with apartments above ground-level 
commercial spaces. This pedestrian-scale retail street incorporates a variety of store 
frontages, a limited amount of surface parking, wide sidewalks, raised crosswalks, 
decorative paving and other special features intended to create an enjoyable pedestrian 
experience and to contribute to a vibrant 'urban village'. 

• The proposed site plan for Buildings El, E2 and Fl/F2/F3 is generally consistent with the 
overall vision to create a vibrant, mixed-use, 'urban village'. 
• The public realm between Buildings El and E2 and between Building E2 and 

Building F2 would consist ofhigh-quality gardens, courtyards, plazas, and the 
'pedestrian mews' connecting to the 'Agricultural Park' with trees, shrubs, 
plantings, outdoor seating and viewing areas that are appropriately detailed. 

• The site orientation of Building F2 in relation to Building E2 would create a 
generous 'mouth' at the south edge of the pedestrian mews and the 'funnel' effect 
would encourage pedestrians to move toward the plaza at the north end of the mews 
and to cross over the 'grand staircase' and Agricultural Landscape Buffer and into 
the 'Agricultural Park'. 

• Interruption of the public realm at the vehicle entry point to the underground 
parkade, along the west elevation of Building El, would be softened through 
extensive plantings along the road and the private patios. 

• Pedestrian connectivity would be further achieved through the completion of the 
sidewalk along the north side of the road between Buildings E 1, E2 and F2/F3. 

Parking and Loading 

• In Phase 1, the applicant provided a parking study and proposed a suite of transportation 
demand management (TDM) measures that Transportation staff accepted as sufficient to 
support a 10% reduction in the on-site parking requirements for the overall development. 

• All required commercial spaces for the overall development were provided in Phase 1, 
and these stalls are shared as unassigned residential visitor parking for Phases 1 and 2. 

• Vehicle parking stalls for Phase 3 (DP 15-708397/DP 16-741981) are based on the 10% 
reduction in ratios for apartment, townhome and affordable housing spaces, small car 
stalls, accessible and visitor spaces and loading spaces. 
• It should be noted that ten (10) surface parking stalls to the north ofBuilding F3 

will be dedicated for the exclusive use of townhouse residents. Registration of a 
legal agreement on title for this purpose is required prior to Development Permit 
Issuance. 

• Class 1 and Class 2 bicycle parking facilities also comply with the Bylaw requirements: 

5217500 

• All required visitor bicycle racks were provided in Phase 1; 

• Phase 3 bicycle storage units would be located in the bike pavilion/parking 
structure that will be reserved for the use of residents in Building E2 ('Calla') and 
Building El ('Dahlia'). A legal agreement to secure the proposed cross-access is 
required, prior to the subdivision of the subject site ('Lot 2') into separate parcels. 
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• Phase 3 vehicle parking stalls would be provided partly in the underground 
parkade, and partly in the above-ground bicycle pavilion/parking structure to the 
east of Building F3. 

Architectural Form and Character 

• One central principle in the design guidelines for Shellmont Area- Ironwood Sub-Area 
is the 'pedestrian-first orientation' that would be achieved through the design as follows: 
• Buildings E1: 

• This ten-storey building would mirror the L-shaped Building E2, which 
together would form an enclosed plaza and gardens as described above. 

• Some units would have individual entrances and others would have patios 
that would connect the private and public realms. 

• The form and massing would be stepped back at the sixth storey on all 
elevations where the building would terrace back at the ih -1oth storeys. 
The six-storey base would create a sense of human-scale and progressively 
stepping back would further help to reduce the pedestrians' experience of 
the bulk, size and scale through the creation of a 'bottom, middle and top'. 

• Buildings F1/F2/F3: 
• Building F2 is sited at an angle to frame the 'pedestrian mews' and each 

unit has an angled fas;ade which would connect the residents to the 'street' 
and complements the angled balconies along the east side of Building E2. 

• Garage entrances are blended with upper storeys through the continuity of 
materials, texture and colours. 

• Although the architectural features and expression of Buildings E1 and E2 are distinct 
from Buildings F1/F2/F3, they are well-integrated with the overall development. The 
podium along the south elevation of Buildings E1 and E2 takes cues from the datum line 
of the commercial storey ofBuildings A and Band the finishes and palettes on both sides 
of the retail street would be complementary. 

Landscape Design and Open Space Design 

• As part of the rezoning, the applicant was required to dedicate approximately 12.2 acres 
as an 'Agricultural Park' that will include trails, play areas, ponds, community gardens, 
horticultural and agricultural interpretive facilities in the various garden areas. 

• Phase 1 and 2 provided a high quality of hard and soft landscape design, materials, 
detailing and furnishings. All soft landscape areas have an automatic irrigation system. 
Landscaping the internal road between Building D and E1 included 1.5 m wide boulevard 
planting strips with street trees and grass and 2.0 m wide sidewalks on both sides, which 
will also provide future pedestrian access to the 'Agricultural-Park'. 

• Phase 3 landscaping would include the following: 
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• The courtyard between Buildings E1 and E2 would have five zones: a large 
amenity garden with a simple sheet of lawn and water feature; a summer flower 
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garden; a children's play area; a covered outdoor dining area and large semi
private patios for the units facing the common spaces. 

• The pedestrian mews would have a linear path with textured concrete pavers in a 
charcoal colour alongside grasses and other plantings that would visually and 
physically connect the mews to the semi-private patios of Buildings E2 and 
F1/F2. Its south end would have a trellis structure with seating oriented to north, 
and way-finding to the staircase and ramp to provide universal access to the park. 

• The bike pavilion has a green roof that would be accessible to townhouse 
residents as a common garden area. 

• The Agricultural Landscape Buffer Area would have cedar hedging and a variety 
of thorny plantings that would serve as an effective barrier between the ALR 
buffer and the development site, while providing an attractive landscape strip 
when seen from the park and Buildings E1, E2 and Fl/F2/F3. 

It should be noted that the landscape architecture remains the same from the earlier Phase 3 
application (DP 15-708397) except for the removal of the dog park in the northeast section of the 
site plan. This was removed to anticipate the future land expropriation tied to the GMTR project. 
However, the proposal remains consistent with the site-specific design guidelines to provide a 
'garden setting' with extensive outdoor amenity spaces. 

Conclusions 

The proposed design is responsive to the City of Richmond's urban design objectives within the 
Ironwood Sub-Area of the Shellmont neighbourhood, and is generally consistent with the master 
plan that was presented to Council at the time of rezoning. The siting of the proposed buildings 
and their respective forms, massing and heights would complete the envisioned streetscapes and 
urban design pattern of the central spine (i.e. retail street) courtyards, gardens, a large plaza 
(i.e. the south end ofthe mews) and pedestrian connections to the 'Agricultural Park'. The 
proposed architectural styles, features and exterior finishes are also complementary to the mixed
use buildings on Steveston Highway, and the apartment building which faces No.5 Road. 

As the proposal would meet the design guidelines, staff recommend that the Development Permit 
be endorsed and issuance by Council is recommended . . 
+lele.r1 Ca.~ 
Helen Cain 
Planner 2 
(604-276-4193) 

HC:cas 

Attachment 1 : Context Plan for Phases of The Gardens Development 
Attachment 2: Data Sheet 
Attachment 3: Report for Public Open House on Phase 3 Development Permit with Variances, 

September 13, 2016, prepared by Townline Gardens Inc. 
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Attachment 4: Advisory Design Panel Minutes & Applicant Responses (inserted in bold italics) 

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

I. Amendment of the existing CA5244228 and CA5244229 on Lot 2 in the Land Title Office, to provide the 
number of affordable housing units, together with their types, sizes (averages in Table I; minimums in Table 2), 
and unit mix, to the satisfaction of the City according the following schedule: 

Phase 3 (Lot 2) 

Buildings E1 

Phase 3 (Lot 2) 

Building E2 

Studio 

1 Bedroom 
Accessible 1 Bedroom 

2 Bedroom 

3 Bedroom 

Sub-Total 

Studio 

1 Bedroom 

Accessible 1 Bedroom 

2 Bedroom 

3 Bedroom 

Sub-Total 

0 0% 

0 0% 

8% 

6 50% 

5 42% 

12 100% 

0 0% 

0 0% 

0 0% 

0 0% 
4 100% 

4 100% 

':;:;~~~~y~· .. ::· •. ••••••.·\.: Tot~iX • 
· ::Amopnt(ft2

) 

n/a n/a 

n/a n/a 

600 600 

871 5,226 

982 4,910 

10,736 

n/a n/a 

n/a n/a 

n/a n/a 

n/a n/a 

995 3,980 

3,980 

• rental rates and occupant income restrictions shall be in accordance with the City's Affordable 
Housing Strategy and guidelines for Low End Market Rental housing, according to the following 
schedule: 

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

One bedroom 50 m2 (535 ft2) $950 $38,000 or less 

Two bedroom 80 m2 (860 ft2) $1 '162 $46,500 or less 

Three bedroom 91 m2 (980 ft2) $1,437 $57,500 or less 

Notes: 
1 Denotes 2013 amounts adopted by Council on March 11, 2013 . 
2 Household income may be increased annually by the Consumer Price Index. 

2. Registration of a legal agreement on Lot 2 to secure the dedication of ten (1 0) surface parking stalls to the north 
of Building F3 for exclusive use of townhouse residents in perpetuity, to the satisfaction of the City. 

*Prior to Building Permit Issuance, the developer must complete the following requirement 

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

2. Obtain a Building Permit (BP) for any construction hoarding. If construction hoarding is required to 
temporarily occupy a public street, the air space above a public street, or any part thereof, additional City 
approvals and associated fees may be required as part of the Building Permit. For additional information, 
contact the Building Approvals Division at 604-276-4285. 
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*Prior to Subdivision, the developer must complete the following requirement 

1. Registration of a legal agreement on Lot 2 to secure the access to the 'bike pavilion' for the exclusive use of 
residents of Building E1 and Building E2 in perpetuity, to the satisfaction of the City. 

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 the issuance of the Development Permit. 

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. 

Signed Date 

5217500 



n """'"'n31 ., '··15~ ; 

ATTAC.HMENT 1 ' 
~ 

cl!~u.,; , __ -

r:m AREA OF PERMIT 

NO T FOR 

" THE If 
GARDENS 
THE GAROENS PHASE THREE 
BUILDING E1: DAHLIA, 
BUILDING E2: CALLA, & 
BUILDING F: JASMINE, 

ril TO WN LINE 

~ 
~ 
CONTEXT PLAN 

A-102 r 

.• 



City of 
Richmond 

Development Application Data Sheet 
Development Applications Department 

--- ----------- ------ -- --- - - - ---- -- - - --- -

DP 15-708397 Attachment 2 

Address: 10780 and 10788 No 5 Road and 12733 Steveston Highway 

Applicant: Townline Gardens Inc. 

Planning Area(s): Shellmont Ironwood Sub-Area 
Floor Area 

Owner: Townline Gardens Inc. 

Gross: 18,010 m2 Floor Area Net: 15,345 m2 

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

I Existing I Proposed 

Site Area: 17, 088 m2 17, 088 m2 

Land Uses: Vacant Residential apartment 

OCP Designation: Limited Mixed Use No change 

Zoning: 
"Commercial Mixed Use (ZMU18)- The 

No change 
Gardens (Shellmont)" 

Number of Units: 180 180 

I Bylaw Requirement I Proposed I Variance 

Floor Area Ratio: 1.43 1.41 none permitted 

Lot Coverage: Max. 50% 25.0% n/a 

Setback- Front Yard (west): Min. 6.0 m 8.40 m (Building E 1) n/a 

Setback- Rear Yard (east): Min. 6.0 m 11.60 m (Building E1) n/a 

Min. 6.0 m 6.10 m (Building E1) 
Variance 

Setback- Side Yard (north): No projection into Projection of 1.80 m for 
required 

setback abutting ALR unenclosed balconies 
' 

Setback- Side Yard (south): Min. 3.0 m 7.60 m (Building E1) n/a 

Height (m): 
Max. 25.0 m 33.53 m Variance 

6 storeys 10storeys required 

Lot Size: Min. 3,000 m2 17, 088 m2 n/a 

Off-street Parking Spaces - 424 residential 431 residential 
n/a 

Regular/Commercial: No commercial No commercial 
Off-street Parking Spaces-

8 8 n/a 
Accessible: 

Total off-street Spaces: 424 431 n/a 

Tandem Parking Spaces 50% for townhouses 48% for townhouses n/a 

Amenity Space- Indoor: Min. 70m2 Provided in Phase 1 n/a 
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TOWN LINE 120-13575 Commerce Parkway 
Richmond, BC, Canada V6V 2Ll 

Main 604 27 6 8823 
Fax 604 270 0854 

A. TTACHMENT 3 

www.townllne.ca 

November 14, 2016 
Dear Helen, 

RE: Public Information Consultation Report 

Due to the potential impact of the proposed Massey Bridge and Highway 99 improvements, Townline 

Gardens Inc_ submitted a new Development Permit Application (DP-741981) to the City of Richmond, 

which furthe r improves the overall design in line with the vision of 'T\he Gardens' Master Planned 

Community. In order to address any concerns the public may have, Townline held a public information 

session on September 13th, 2016. The purpose of this report is to provide a summary of this session and 

the data obtained. Basic information on the session: 

• South Arm Community Centre - 6:00 to 8:00 pm 

• 600 invitations sent out 

o see appendix A for map of notice area, appendix B for copy of letter 

• 2 half page advertisements were put in the Richmond News on Wednesday, September 7 

and Friday, September 9 (see appendix C) 

• 43 attendees 

• 7 feedback forms handed in during the session (see appendix D) 

• 1 feedback form emailed to Townline directly after the session (see appendix D) 

Public feedback received both verbally during the informat ion session and on the feedback forms was 

generally positive and supportive. A copy of these feedback forms are provided at the end of this report 

(see appendix D). Verbal comments were received on: 

• Appreciation of design of Phase 3 
• Appreciation for removing density away from the highway towards the centre of the 

Gardens Master Planned Community 
• Appreciation for the Townhome Design 
• One attendee, currently residing at phase 1 ofthe Gardens, shared a concern regarding the 

existing and future traffic congestion on Steveston Hwy and No. 5 Road 
• General support for the proposed new development including the ten-storey building and 

t he townhouses. 
• No shadow concerns considering the very minor additional impact of shadowing on the park 
• Numerous concerns regarding the George Massey Tunnel Replacement project were voiced 
• Councillor Day indicated the very positive public consultation process which was undertaken 

by Townline for the original rezon ing of the Gardens Master Planned Community. Councillor 
Day expressed concerns regarding the proposed building height of one ofthe buildings and 
how it might impact the views from the single family community to the West of the 
Gardens. Councillor Day expressed severe concerns regarding the George Massey Tunnel 
Replacement Project and indicated that it was very unfort unate for Townline that the 
Ministry of Transportation was needing to expropriate a portion of the Phase 3 
development 

,, . 



• Several comments were received from attendees who would like more information on 
purchasing one of the phase 3 homes. 

Summary of responses to the questions in the feedback forms: 

Question #1 -The Open House boards illustrate the views of the proposed development from five 
different points within the future park. Do you have any concerns about how the proposed additional 
height of one of the buildings would look and feel from inside the park? 

• Response summary: No concerns were indicated by 7 respondents. One respondent 
commented: "The original plans were exciting this is not" 

Question #2- The proposed revisions will create increased shadowing on parks lands in winter time 
between the hours of 12 noon and 3 pm as identified in blue on the Shadow Studies Board. Do you 
have any concerns regarding the increased shadowing within the future park? 

• Response summary: No concerns were indicated by 7 respondents. Some of the comments 
were "not a big difference"- "minor additional impact". One respondent indicated a concern 

Question #3- One of the proposed buildings will be higher than currently allowed in the zone for The 
Gardens. Based on the public views of the building from different locations in nearby areas, as shown 
in the Open House boards, do you have any concerns about this increase in building height? 

• Response summary: No concerns were indicated by 7 respondents. Some of the comments 
were "No it's minor"- "No problem with increase"- "Increasing building height and density will 
be trend in Richmond" . One respondent indicated a concern. 

Question #4- As shown in the Open House Boards, the proposed townhouses would have tandem 
(front and back) parking for 21 of 23 units. Do you have any comments about parking arrangements? 

. • Response summary: No concerns were indicated by 6 respondents. Some of the comments 
were "Parking space enough should be ok"- "Parking should be fine"- "No I think it's reasonable 
I live in one like that myself! Design is nice" . Two respondents left the question blank. 

Question #5- Do you support the proposed new development including the ten-storey building and 
the townhouses? 

• Response summary: Support was indicated by 6 respondents. Some of the comments were 

"Townline has done a great job on the project so far I am sure it will finish off nicely" - "One 

respondent does not support the new development considering they live in existing Gardens 

Phase 1" One respondent supports the townhomes but commented the 10 storey building is 

high. 

Stefan Slot 

Development Manager- Townline 

604-276-8823, ext 205 
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Appendix B: Copy of notice letter 

TOWN LINE 120-1 3575 Commerce Parkway 
Richmond, BC. Canada V6V 2Ll 

Main 604 276 8823 
Fax 604 270 0854 www.townline.ca 

August 29, 2016 
Dear Neighbor, 

RE: Public Information Session - Final Phase of 'The Gardens' Master Planned 
Community 10780, 10788 No.5 Road and 12733 Steveston Highway 

Earlier this year, Council approved the Townline Gardens Inc. Development Permit Application 
(DP-15-708397) for the final phase of 'The Gardens' Master Planned Community - former 
'Fantasy Gardens', located on the corner of No. 5 Road and Steveston Highway. 

Due to the potential impact of the proposed Massey Bridge and Highway 99 improvements, 
Townline Gardens Inc. has submitted a new Development Permit Application (DP-741981) to 
the City of Richmond, which further improves the overall design in line with the vision of 'The 
Gardens' Master Planned Community. 

'The Gardens' Master Planned Community 
is located on the corner of Steveston Hwy 
and No. 5 Road. 

Townline is cordially inviting you to a public 
information session to present the 
proposed design and seeks your feedback. 

Where: South Arm Community Centre 
8880 Williams Rd, Richmond 

When: September 13, 2016 
Time: 6:00- 8:00 pm 

ada 

• 

Final Phase Area 

:! l obbl"fSCiltMII.Ut 

'The .Garderts' Master Planned 
Community. 

. .' 

South Arm Community Centre 
Sept ember 13, 2016 
6:00-S:OOpm 
Wil li <~ms Rd 

__ Community Centre 
29 min drive · home 

''! ; 

Wll li ~ 1 

Please note that this is not a City of Richmond event however there will be a city planner 
present at the information session to answer general zoning and city process related questions. 

For questions in advance of the public information session, please contact: 
Stefan Slot 
Development Manager- Townline 
604-276-8823, ext 205 

~ 
I 
I 
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Public Information Session 
Townline is cordially inviting you and 

seeks your feedback. 
Earlierl11is year, Council approved the Townllne Gardens Inc. 
Development Permit Application (DP-15-708397) for the final phase of 
'The Gardens' Master Planned Community- former 'Fantasy Gardens', 
located on the corner of No. 5 Road and Staveston Highway_ 
Due to tha potential impact of the proposed Massey Bridge and 
Highway 99 improvements, Town line Gardens I ric. has submitted a new 
Development Permit Application 
(DP-741981) to the City of 
Richmond, which further Improves 
the overall design in line with the 
vision of 'The Gardens' Master 
Planned Community. 

'The Gardens'.Master Planned 
Community is located on the corner 
of Steveston Hwy and No. 5 Road. 

Town line is cordially inviting you 
. to a public information session to 
present the proposed design and 
seeks your feedback. 

Where: South Arm 

When: 

Time: 

Community Centre 
8880 Williams Rd, 
Richmond 

September 13, 2016 

6:00- 8:00 pni 

South AflTI Comm•i"lty c.;,i,. 
s.i;tam~iitil; 2at5 · 
&:iJo:.a:cioltm · 

·~1·' ' !tll i 1 '~i l · h ~ 

• 
S01...ihAmt 
C<Yrim~.:l!i"tJ C:•nlro 
: ..• ·~· , io ~ I '"'"": 

Please note that this is not a City of Richmond event however there will 
be a city planner present at the Information session to answer general 
zoning and city process related questions. 

l. 

For questions in advance of public information session, please contact: 
Stefan Slot 

Development Manager ~ Townline 
604~276-8823, ext 205 
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STEVESTON GIRL SURVIVES 
65 YEARS. OF MARRIAGE! 

CONGRATULATIONS 
mom and dad; Well done! 

UwE;. yDJr fJ11~ty. Edt & M~f1dy& L:..weu & 
liirnnw& H.nnah&Trevor •I'd lan&Anne·U'". 
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Public Information Sessic.,n 
T0,wnline is eordially inviting you and 

seeks your feedback. 
Earlier this year, Cou11cil approved the Town line Gardens Inc. 
Development Permit Application (DP-15-708397) for the final phase of 
'The Gardens' Master Planned Community- former 'Fantasy Gardens', 
located on the corner of No. 5 Road and Steveston Highway. 

Due to the potential impact of the proposed Massey Bridge and 
HighWay 99 improvements, Town line Gardens Inc. has submitted a new 
Development Permit Application 
(DP-741981) tQ.the City of 
Richmond, which further improves 
the overall design in line with the 
vision of 'The Gardens' Master 
Planned Community. 
'The Gardens' Master Planned 
Community is located on the corner 
of Steveston HvJy and No. 5 Road. 

Townline is cordially inviting you 
to a public information sess!on to 
present the proposed design and 
seeks your feedback. 
Where: 

When: 

Time; 

South Arm 
Community Centre. 
88~0 Williams fld, 
Richmond 
September 13, 2016 
6:00 - 8:00 pm 

so~u. t..n> toJ!Liii~~~~.,. eoot"' 
Septom~r u, 101& 
S:OII-Il;OOpm . 

~)· J \''·71~ F' i 

• Sciid1Atrfi 
r!'Qffi~II)'C-rill,_ 

- ro:)p..:t' • flt 

'{idll 

Please note that this is not a City of Richmond event however there will 
be a city planner present' at tlie information session to answer general 
zoning and city process related questions. 

For questions in advance of public information session, please contact: 
Stefan Slot 

Development Manager- Town line 
604-276-8823,ext205 
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Appendix D: Fe~dback forms recieved 
i. 

rl roWNLINE 

The Gardens Phase 3: Public Open House, September 13, 2016 

Feedback Form 

Town line thanks you for coming. Please review our presentation materials before you complete this 

form. You a~e welcome to approach our staff with any questions. All comments are anonymous and 

will be shared with the City of Richmond. 
I 

Question #1 t The Open House boards illustrate the views of the pr0 posed development from five 

different poirts within the future park. Do you have any concerns about how the proposed additional 

heigh of one of the buildings would look and feel from Inside the park? 
J.:, r . - f 
~ v I J 

( I 

~ I 
u I 

Question #21
1 

The proposed revisions will create increased shadowing on parks lands in winter time 

between the hours of 12 noon and 3 pm as identified in blue on the Shadow Studies Board. Do you 

have any concerns regarding the increased shadowing within the future park? 

;wlt= 7& 1Li4 Lt-t.l~ ;.;G J_j._)J:.i-"- Uo~ 
- ~ I . - IL ,utJ " 

I . 

Question #3 tOne of the proposed buildings will be higher than currently allowed in the zone for The 

Gardens. Based on the public views of the building from different locations in nearby areas, as shown 

in the Ope; J touse boards, do you have any concerns about this increase in building height? 

.At!JJ A/n hnhflv q I 1J & ( ~ · 
I I I - ! I . 

5159781 



Question #4- As shown in the Open House Boards, the proposed townhouses would have tandem 

(front and back) parking for 21 of 23 units. Do you have any comments about parking arrangements? 

~ 
I ' ;j 

c. day ;t/Lv<..£.-- .e-l"t- tt~,..-f t.... , 
' (f I I . -

Question #5- Do you support the proposed new development including the ten-storey building and 

the townhouses? 

Please provide other comments th;:~t you would like to share. 

,J LJj\. I) tJ--t~ )JLIM f i·c;L 
!/ 

5159781 



:I T O WNLIN E 

The Gardens Phase 3: Public Open House, September 13, 2016 

Feedback Form 

Townline thanks you for coming. Please review our presentation materials before you complete this 

form. You are welcome to approach our staff with any questions. All comments are anonymous and 

will be shared with the City of Richmond. 

Question #1- The Open House boards illustrate the views of the proposed development from five 

different points within the future park. Do you have any concerns about how the proposed additional 

height of one of the buildings would look and feel from inside the park? 

Question #2- The proposed revisions will create increased shadowing on parks lands in winter time 

between the hours of 12 noon and 3 pm as identified in blue on the Shadow Studies Board. Do you 
have any concerns regarding the increased shadowing within the future park? 

Question #3- One of the proposed buildings will be higher than currently allowed in the zone for The 

Gardens. Based on the public views of the building from different locations in nearby areas, as shown 

in the Open House boards, do you have any concerns about this increase in building height? 

5159781 



Question #4- As shown in the Open House Boards, the proposed townhouses would have tandem 

(front and back) parking for 21 of 23 units. Do you have any comments about parking arrangements? 

Question #5- Do you support the proposed new development including the ten-storey building and 

the townhouses? 

Please provide other comments that you would like to share. 

5159781 



rl TOWNLINE 

The Gardens Phase 3: Public Open House, September 13, 2016 

Feedback Form 

Townline thanks you for coming. Please review our presentation materials before you complete this 

form. You are welcome to approach our staff with any questions. All comments are anonymous and 

will be shared with the City of Richmond. 

Question #1- The Open House boards illustrate the views of the proposed development from five 

different points within the future park. Do you have any concerns about how the proposed additional 

height of one of the buildings would look and feel from inside the park? 

No. ·J- '~ N ~ , 1 L--oDit-s hm. A"c \r~t&> ,, KE 

Question #2- The proposed revisions will create increased shadowing on parks lands in winter time 

between the hours of 12 noon and 3 pm as identified in blue on the Shadow Studies Board. Do you 

have any concerns regarding the increased shadowing within the future park? 

NO. 

Question #3- One of the proposed buildings will be higher than currently allowed in the zone for The 

Gardens. Based on the public views of the building from different locations in nearby areas, as shown 

in the Open House boards, do you have any concerns about this increase in building height? 

5159781 



Question #4- As shown in the Open House Boards, the proposed townhouses would have tandem 

(front and back) parking for 21 of 23 units. Do you have any comments about parking arrangements? 

Question #5- Do you support the proposed new development including the ten-storey building and 

the townhouses? 

'(~' 

Please provide other comments that you would like to share. 

5159781 



rl TOWNLINE 

The Gardens Phase 3: Public Open House, September 13, 2016 

Feedback Form 

Townline thanks you for coming. Please review our presentation materials before you complete this 

form. You are welcome to approach our staff with any questions. All comments are anonymous and 

will be shared with the City of Richmond. 

Question #1 - The Open House boards illustrate the views of the proposed development from five 

different points within the future parlc. Do you have any concerns about how the proposed additional 

height of one oft e buildings would loolc a~d fe~l from inside the parlc? 

e,cJ\.5 ~ o,-e_ S"tt\1 vvvu\d V\ " , .f~efeV\l\: . 
_./ ~ - I 

Question #2- The proposed revisions will create increased shadowing on paries lands in winter time 

between the hours of 12 noon and 3 pm as identified in blue on the Shadow Studies Board. Do you 

have any concerns regarding the increased shadowing within the future parlc? 

f~ 11 p\ t J\)11 )± , P ' e ~c:i''<' ~s v"'"'"c.\\ 

Question #3- One of the proposed buildings will be higher than currently allowed in the zone for The 

Gardens. Based on the public views of the building from different locations in nearby areas, as shown 

in the Open House boards, do you have any concerns about this increase in building height? 

'5~ du:\ o . ..J \ 'f\ cd ~ ·kz-~1 ec\ ~ M (}, ':( v\ \) \ \.q_ 

5159781 

l 
·I 
I 
I 
i 



Question #4- As shown in the Open House Boards, the proposed townhouses would have tandem 

(front and back) parking for 21 of 23 units. Do you have any comments about parking arrangements? 

1&". {"\o\'j l J IC ; J~feY\d ~ l\Y\ -f1 ~ l (\{ e · 

Question #5- Do you support the proposed new development including the ten-storey building and 

the townhouses? 

5159781 



rl TOWN L INE 

The Gardens Phase 3: Public Open House, September 13, 2016 

Feedback Form 

Townline thanks you for coming. Please review our presentation materials before you complete this 

form. You are welcome to approach our staff with any questions. All comments are anonymous and 

will be shared with the City of Richmond. 

Question #1- The Open House boards illustrate the views of the proposed development from five 

different points within the future park. Do you have any concerns about how the proposed additional 

height of one of the buildings would look and feel from inside the pa~k?1 . 17 
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Question #2- The proposed revisions will create increased shadowing on parks lands in winter time 

between the hours of 12 noon and 3 pm as identified in blue on the Shadow Studies Board. Do you 

have any concerns regarding the increased shadowing within the future park? 

Question #3- One of the proposed buildings will be higher than currently allowed in the zone for The 

Gardens. Based on the public views of the building from different locations in nearby areas, as shown 
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Question #4- As shown in the Open House Boards, the proposed townhouses would have tandem 

(front and back) parking for 21 of 23 units. Do you have any comments about parking arrangements? 
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Question #5- Do you support the proposed new development including the ten-storey building and 

the townhouses? 

rl · 
v 

5159781 



fl TOWNLINE 

The Gardens Phase 3: Public Open House, September 13, 2016 

Feedback Form 

Townline thanks you for coming. Please review our presentation materials before you complete this 

form. You are welcome to approach our staff with any questions. All comments are anonymous and 

will be shared with the City of Richmond. 

Question #1- The Open House boards illustrate the views of the proposed development from five 

different points within the future park. Do you have any concerns about how the proposed additional 

height of one of the buildings would look and feel from inside the park? 

O ! 

Question #2- The proposed revisions will create increased shadowing on parks lands in winter time 

between the hours of 12 noon and 3 pm as identified in blue on the Shadow Studies Board. Do you 

have any concerns regarding the increased shadowing within the future park? 

N O 

Question #3- One of the proposed buildings will be higher than currently allowed in the zone for The 

Gardens. Based on the public views of the building from different locations in nearby areas, as shown 

in the Open House boards, do you have any concerns about this increase in building height? 

N U 4) \.,~h,k-rv\., w \l vv\. 1-v-iX-,JJ~- lt-c, Q. 3 lt l.t~t · h~ -
V I 

5159781 



Question #4- As shown in the Open House Boards, the proposed townhouses would have tandem 

(front and back) parking for 21 of 23 units. Do you have any comments about parking arrangements? 

Question #5- Do you support the proposed new development including the ten-storey building and 

the townhouses? 
1 
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Please provide other comments that you would like to share. 
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Excerpt from the Minutes from 

The Design Panel Meeting 

Wednesday, October 19, 2016-4:00 p.m. 
Rm. M.1.003 

Richmond City Hall 

ATTACHMENT 4 

3. DP 16-741981- SECOND APPLICATION FOR THIRD PHASE MIXED USE 
DEVELOPMENT COMPRISED OF 1 0-STOREY AND 3-STOREY RESIDENTIAL 
BUILDINGS (168 MARKET UNITS & 12 LOW END MARKET RENTAL UNITS) 

5217500 

APPLICANT: Townline Gardens Inc. 

PROPERTY LOCATION: 10780 and 10788 No.5 Road and 12733 Steveston Highway 

Applicant's Presentation 

Stephen Slot, Development Manager, Townline, Architect Joseph Lau, ZGF Cotter 
Architects, and Landscape Architect Jennifer Stamp, Durante Kreuk Ltd., presented the 
project and answered queries from the Panel on behalf of the applicant. 

Panel Discussion 

Comments from the Panel were as follows: 

• the north fa<;ade of the project is not as successful at reading like a miniature 
cityscape as viewed from the park; buildings look disjointed and some building 
elements appear pasted on; 
As noted at panel, the model was damaged during transportation. Due to the 
"frame" not being on the model when it was presented, we believe that this 
de-emphasized the miniature cityscape concept of our design. The panel did 
note that the concept was clear on the renderings and other presentation 
material. Also in response to panel comments, we have lifted the northwest 
frame up one level to create a clearer read on the north volume and 
eliminated the 'tacked-on' feel of the expression. 

• lower portions of the proposed ten-storey building appear tall; many floors look 
the same; the building massing appears more prominent when viewed from the 
park; 

We have taken steps to break up the faf:ade on the courtyard side on Building 
El. We have set up a more gradual/progressive shift inform and texture on 
this faf:ade that we believe has broken up the mass and improved the 
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proportions of the building. By adding the 'zig-zag' balconies from level8 to 
levels 6 and 7, there is a cleaner read in the shift of the massing as it runs up 
the building. Both the "base" of the building and the transition to the upper, 
recessed tier is also more clearly read. 

• consider a more continuous design for the lower portions of the ten-storey 
building; carefully designed townhouse buildings work but the design of the 
ten-storey building is not as successful; 

As noted, we have made changes to the fafade to improve on the continuity 
and clarity of our design. 

• consider a larger setback at the 4th or 5th level of the ten-storey building; the low 
datum line and multiple storeys above it makes the ten-storey building appear 
heavy; 
As noted, the introduction of the level 8 expression onto level 6 and 7 has 
made the read of the lower base levels read more clearly. The brick frame of 
the will be lifted on the north and west corners to visually bring up the datum. 

• appreciate the overall scheme for the proposed development; "neighbourly" 
moves, e.g. creating interesting comers, introducing setbacks to the buildings 
behind the guardrails, and introducing bandings reduce the massing of the ten
storey building; 

• the cluster of three 3-storey townhouse buildings are an improvement over the 
original proposal for a 4-storey apartment building; 

• concerned about thermal bridging; thermal breaks for projections are difficult 
and expensive; concrete projections and fins act like "radiators"; 

• increasing the height of the building from eight to ten-storeys is not a concern; 
however, diminishing the height and massing of the additional upper floors is 
challenging; the applicant's approach to lighten the two uppermost floors 
appears more successful in the renderings than in the model; consider alternate 
ways to lighten the two uppermost floors, e.g. changing the proposed window 
specifications and wall systems; also consider design development and change 
materials for the wood soffit to visually reduce the apparent height of the ten
storey building; 

The wood soffit of the roof overhang has been deleted to eliminate the 
cornice/cap effect as noted by panel. The transition up to the uppermost tier 
is more gradual as noted above. 

• appreciate the proposed roof terraces in townhouse building "F2"; consider 
introducing skylights or glazing at the stairs to introduce natural lighting inside 
the townhouse units; 

Glazing into the stair well has been added to the stair pop up to introduce 
natural light into the stairwell. 

• nice project; provides beautiful views of the park to the north; 
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• the project is on the right track from a sustainability perspective; 

• proposed window design of buildings create an opportunity for good views to 
the park; however, it is also a thermal comfort concern; applicant needs to 
address this issue; 

• extensive use of spandrel glass is also a concern from a thermal performance 
sustainability perspective; 

• 

• 

All spandrel panel is backed by an insulated drywall, back-up wall. While the 
exterior of the building reads as large field of window wall, from the interior, 
the wall reads more like punched openings. An energy model was already 
performed for Building E2. Due to the insulated, drywall backup wall being 
implemented on the window wall system, we are actually surpassing the 
required performance values. The same exercise will be performed for 
Building El. 

the project's target of four energy points with residential heat pumps may not be 
achievable; 
This is a target only. The LEED certification is not being pursued. 

use of LED lighting and low-flow fixtures will enable the project to gain more 
energy points; 

All common area lights will be LED and all fzxtures will be low-flow. 

• appreciate the applicant doing enhanced commissioning for energy credits; 
applicant needs to engage the commissioning agent as soon as possible; also 
appreciate the applicant doing measurement and verification to gain energy 
credits; not normally done in projects due to the additional costs involved; 

The panelist was reading from an older DP submission. We are not pursuing 
points for either enhanced commissioning or verified measurements for this 
application as we currently have enough to satisfy the requirements. 

• proposed use of compact fluorescent lighting is outdated and not currently 
considered a sustainable energy strategy; consider instead using LED lighting 
which is a more recent approach; 
All common area lighting will be LED 

• appreciate the affordable units will include universal design features; applicant 
needs to include detailed unit lay-outs in future presentations of the project; 
Boards with larger scale unit layouts were available at panel but were not 
viewed. 

• consider replacing swing doors in bathrooms of apartment and townhouse units 
with sliding doors (i.e., bam door type or pocket doors) to enhance accessibility 
and provide more floor space; 
Where possible, sliding doors will be implemented. 

• agree with the comment that the proposed townhouse buildings are an 
improvement over the previous proposal; 



5217500 

-4-

• consider design development to the two uppermost floors of the ten-storey 
building as they currently appear "placed on"; 
As noted above. 

• appreciate the height of buildings stepping down towards the highway; 

• reconsider the reveal at the comer of building "E2" and consider a continuous 
treatment to read more as a fac;ade that wraps instead of having a notch at the 
comer; 

The break in the roof is to follow the inside corner condition below. The cut 
corner of the roof will be maintained to mimic the massing below it. This also 
helps to break up the massiveness of the roof plane as viewed from the street 
level. 

• townhouse residents should have access to the green roof to get views to the 
park; 
The space above the bike pavilion has been made accessible to the Building 
F3 townhome units, providing residents with additional outdoor space. The 
green roof material has been replaced with artificial tuif to enhance its 
usability for residents and raised planters provide a space for gardening for 
the residents. 

• the proposed development is an improvement over the previous proposal; 

• proposed increase in the height of building "El" is not a concern; views of 
buildings from the park works well and gives the park a feeling of enclosure; 

• appreciate the proposed cluster of townhouse buildings; hope that the future 
development of the park will achieve its fullest potential and commensurate 
with the quality of development facing the park;D 

• appreciate the wider walkway in the pedestrian mews; 

• consider design development to the north end of the pedestrian mews to 
enhance the sense of openness from and to the park; look at the proposed 
structures and planting at the north end of the mews; 
The feature trellis at the north end of the mews will be designed as a tall, open 
cantilevered structure as demonstrated in Section G on sheet L-2.1. This 
structure will mark the plaza as the focal point of the mews and establish a 
strong visual connection with the public park to the north and the urban 
village to the south. The cantilevered design minimizes the number of posts at 
the ground plane allowing for various site furnishing opportunities, while the 
angled roof structure opens to the north and south further enhancing visual 
connectivity and openness through the structure. 

• consider introducing interesting paving materials for the internal roads in the 
cluster of townhouse buildings; look at precedence in the Olympic Village; 

Concrete banding has been introduced in the internal roads in the cluster of 
townhome buildings to break up the asphalt. 
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• planting plan symbols in the plans provided by the applicant are hard to read; 

Planting Plans on sheets L1.1 - 1.3 are at 118" scale. Tree fills have been 
turned off to improve the readability of the plant symbols. 

• support the project and look forward to the City developing the park to match 
the quality of the proposed development; 

• in relation to a previous comment, consider shifting up the brick frame on the 
south comer in building "E 1" so the setback will be above it; will raise up the 
outlines of the ten-storey buildings when viewed from the park; and 

• agree with the comment that residents of the proposed cluster of townhouse 
buildings should have access to the extensive green roof over the bicycle 
pavilion to access views to the park. 

Townhouse F3 will have access to the roof above the bike pavilion in lieu of 
having access to the park views to the north. The extensive green roof will be 
replaced with artificial turf to enhance usability. Raised planters will be 
placed to allow for gardening opportunities for residents. 

Panel Decision 

It was moved and seconded 
That DP 16-741981 be supported to move forward to the Development Permit Panel 
subject to the applicant giving consideration to the comments of the Advisory Design 
Panel. 

CARRIED 



City of 
Richmond Development Permit 

To the Holder: 

Property Address: 

Address: 

No. DP 16-741981 

TOWNLINE GARDENS INC. 

10780 NO.5 ROAD, 10788 NO.5 ROAD AND 
12733 STEVESTON HIGHWAY 

C/0 JOSEPH LAU, ZGF COTTER ARCHITECTS 
901-838 WEST HASTINGS STREET 
VANCOUVER, BC V6C OA6 

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

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

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

(a) For the most westerly building (Building E1), increase the maximum height over a 
parkade structure from six (6) storeys and 25.0 m, to ten (10) storeys and 33.6 m; and 

(b) For the most westerly building (Building E 1 ), increase the allowable projection of 
unenclosed balconies into a side yard setback abutting the Agricultural Land Reserve, 
from a maximum of 0.9 m to 1.8 m. 

4. Subject to Section 692 of the Local Government Act, R.S.B.C.: buildings and structures; 
off-street parking and loading facilities; roads and parking areas; and landscaping and 
screening shall be constructed generally in accordance with Plans 1 to 28 attached hereto. 

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

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

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

This Permit is not a Building Permit. 
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To the Holder: 

Property Address: 

Address: 

TOWNLINE GARDENS INC. 

Development Permit 
No. DP 16-741981 

10780 NO. 5 ROAD, 10788 NO. 5 ROAD AND 
12733 STEVESTON HIGHWAY 

C/0 JOSEPH LAU, ZGF COTTER ARCHITECTS 
901 - 838 WEST HASTINGS STREET 
VANCOUVER, BC V6C OA6 

AUTHORIZING RESOLUTION NO. 
DAYOF' 

ISSUED BY THE COUNCIL THE 

DELIVERED THIS DAY OF 

MAYOR 
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BUILDING F: JASMINE 
MATERIAL LEGEND 

B1 -BRICK TEXTURED RNISH (REDONDO 
GREY)·· 

G1 -VINYL WINDOWS (WHITE TRIM) 
G2- GLASS GUARDRAIL 

M1- METAL SCREENING/DETAILING 
M2- GARAGE DOOR 

H1 - ~~~~DNT FIBR~E BOARD SHIPLA~P SID~IN~G 
H2 - CEME F R RD (WHIT 
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Landscape Rationale: 
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Magnolia 
Building B 

Buildings E and Fare residential and provide a transition from the mixed use development to the south {The Urban 
V!llogejto the fuftJre pubffc port to the north. The street oriented units at Building E ore more urban In character os 
a response to the development across the street. Raised planters, metal polio gates, and address piers embellish 
the entry sequence to these street oriented units. 

Building E Amenity Gorden 
Two "l~ shape buildings (Building El and E2) endose a large semi-privole courtyard. This amenity garden 
con loins a water feature. o simple sheet of !own, o summer flower garden. o idd's play area. and a dining area that 
affords residents the opportunity to be outside and meet their neighbours. Lorge semi-private patios adjacent the 
building perimeter also encourage outdoor living. 

Pedestrian Mews 
located between Buildings E2 and Fa J0'/3m wide public pathway connects the Urban Village and surrounding 
neighbourhood to the future public por1c. to the north. A trellis structure wi th seotng and way finding ollhe south end 

Rood 8 

at the Mews guides pedestrians north to a petit over1ook with a trelis and seating. From here a series of stairs and romps 
comects the Mews to the future pork to the north. Generous patios on the east side of Bunding E2 and the west side of 
Building F provide good oversight of the Pedestrian Mews. 

Northern Property llne 
There ore several differing conditions along the north property ~ne of bulldlngs E end F as a means to provide 
some variation to the property edge. In front of bu~cfWJg El the landscape steps at the edge of the por1Qng 
garage. and then slopes down to the future pubffc pork. In front of building E2 the landscape again steps at the 
edge of the por1c.ing. 

A 3m Agricultural land Reserve has been protected and enchanced along the entire North edge of the site. Public 
access !s discouraged using o variety of lhamy. attractive and hardy trespass inhibiting plants. A retaining wall along 
the pro pertly line also discourages access, whne o row of cotoneaster planting will cascade over the wall, softening 
the edge. Where possibite on pork property the landscape con also stope up to meet the property line and reduce 
the height of the wol. A 3.5' ht metal fence set behind the ALR boundary Will further discourage pedestrian 
encroochmenl into this space. 

Along the property nne north of building F there Is a 4'/ 1.2m wide access path (to the townhouse entries) with planting 
either side. 

Eastem Property llne Riparian Zone 
Along the eastem property Qne there is a riparian setback.. This area will be planted as per the recommendation at 
the envirorvnental consultant. The existing hedge wll be proteded and retained. and on existing gop in the hedge 
will be planted with a simnor species. l arge native conilerous trees ore o!so proposed to be planted in the riparian 
zone as o means to buffer the highway. 

,, ,, 

ll 
0 

Pc lh Connection 
to P~blic Pork 

Building C 

Sustainobility 
The landscape wm uf~!ze o high efficiency drip irrigation system and planls that ore drought 
tolerant in order to reduce the use of potable water. Shade trees and planting have been 
maximized to reduce the amount of constructive surfaces that heat up and contribute to the heat 
Island effed. Soil depths of 12- 30" over the suspended Slob will slow storm water runoff. 

Pion! Material 
Plant material wiB vary ttvoughout lhe project. Along the street perimeter evergreen shrubs and 
hedging, as well as small trees wiD buffer the sidewall:: from the ground floor units. Similarly 
evergreen hedging and medium sized shade trees ore proposed to buffer ground floor units from 
the pedestrian mews. 

Plantings In the ripolfan zone ~I be predominantly native plants. where as plantings in the amenity 
coortyord and along the pedestrian mews will have colour and seasonal variation I perennials and 
omomental grosses). 

,, 

/ 

/ 
/ 

/ 
./ ''1' 
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Thimblebenv (Rubl.n pavl!lotus). and 
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&elm rising up from Ripaion SeltKlck Ule 

if---------""""JL_ ___ ,I-------J'---- 8Juebunchfescue{FeshJcc!dohoansls), 
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I 

Stonecrop (Sedum spothuOioOum). 
Stonecrop {Sedum ~eflellum) and 
Indian Paintbrush (Castilleja minlcto) 

I 

I 
Acer polmatvm 

/ 
l.Shi.Spjll!aifencll 
wllhPo9ewt'eR~ 
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o.vort' ReQ.Oslef Oogwood {Comus s. 'Kelyseii'). and 
Sna.vberry (Symphoricapos atbus) 
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Plant List Sym Qly Botanical NorM 

Acer joponicum 'Avreum' 

Pinvs flelll1is Vondefwolr's Pyramid' 

Prvnus serrulate 'Snow Goose' 

Pte~I'Upldo 

12 Stawortlo pseudocomeno 

Styroxjopooicc 

Paving Legend 

Resilient Wood Rber 
Play Surface 

Landscape Lighting Legend 

¥ Wall Light 

+ light Bollard 

-$- Trellis Down Ughtlng 

li. Up Lighting 

0 Poollfght 

Common Nome Slze/Spaclng/Commenls 

Golden fulmoon Maple Scmcoi. B&.II 

.klponeseMople Scmcol. e&S 

Red Maple 7cmcol,II&B 

Japanese Cypress 2.5mH1.8&8 

Aowerlng oo;wood Scmcal. e&.B 

Japanese Wlch Horol Scm coi,B&B 

llullerfllesMog~oia 7cmcoJ, 8&8 

Coefhoy's 8el e Mogno&o 6cmcoi,B&B 

B'tzobelh Mognor10 7cmcol, B&B 

Umber Pine 2SmHI. e&8 

White Flowering Cherry 6cmcoi,B&8 

frogrOt'II EpouletteTree 5cmco1. 8&.8 

Japanese Stewart! a 7cmcol,!!&8 

Jopcmese Snowbell 7cmcol, B&.8 

Precedent Images 

Common Space with Water Feciture 

Cammon Space Paths and Planting 

Summer Rower Garden 

Pavilion Trellis at Park Overlook 

Sym Qty Botanical Name 

....... 
AI 107 Amleo'N"&' 

" 823 AroiOo Hklo White 
A2 '" Azoleojoponk::a 'Esle Lee' 
8 217 r.uxus microphytlo "Green Beauty' 

• 212 llefberis X chenoiJhi 
en 191) OloefiOmeles x Superbo 'Pink: Lady' 

"' 
., Comus seoceo 'ICelseyl' 

0 135 Daphne cneONm 
L ., Loniceropileato 
p 198 Ph"odelphus 'Minloture Sr.owflobf 

" 82 Rhododetld"on 
Ro "' Roso'JPConnell' 
Sp .. SOI:iii)UipureQ'Nona' 
So 21 Sarcococca h. humlflS 
s 73 Spioeo 101" 
Si 107 Spitoeo Joponico 'liHie Princess' 
G 1305 Thu]o occldentalis 'Smoragd' 
v 159 Vibl.milmdovldD 

VI.,.. 
v3 -4 Clemo tis montcma 'Rubra' 
v2 .t Porlhenodssus tricuspido to 

Seasona! Pion tingo!FroniEnlry 

CommonNt~me 

Dwarf Azoleo 
OWorf White AZOieo 
Japanese Azalea 
llo><Wood 
Chenoul i Beotberfy 
Joponese Aowering Quince 
Dwaf Red-Osier Dogwood 
Rock.Dophne 
Boxleol Honeysvckle 
Maclt.Ot:ange 
Rhododendron 
YenowRose 
Dwarf Arctic Wilow 
OWorf HimJoyon lklK 
WhileSph!c 
Pink: Spirea 
Cedar Hedge 
Davld'sVibumum 

Anemone C!emolis 
Boston Ivy 

~ <40sq.fl. 
Iilliillill e17sq.tt. Summer Garden Mixed Perenrio!s + Grasses • rftlr. 1 

Ullill688sq.ll. Svnvner Gorden Mixed Perennials+ Grosses· mbr: 2 

~ 1 70sq. ll. UrbonAgricuiNre HerbMiK 

NotfvePiantlngAtecs 

~ :~~ 
m: 

Rubus spectobii'IS 
RubuspaMnorus 
comussericeo 

GouUherioshollon 
Comuss.l:etysei" 
Syrnphoricorposolbus 

11 340 Fesluco ldohoeruh 
3.40 Sedum spothulifolium 
~ S~Jdumreflexum 
_.. Cos!IPfl!a mlniolo 

Salmonberry 
Thlmbleberry 
Red-asler Dogwood 

So" 
Oworf Red-Osier Dog.yood 

Soo""'"' 

Bluebunch fescue 
Stonecrop 
Stonecrop 
JndlonPclntbMh 

Common Space with Water Feature 

Street Level Unit Entries 

Public Zig-zag Acessibte Ramp to Park 

Cantilevered Trems 

Size /Spacing I Camments 

112pol 
lt2pol 
i2pot 
1#2pot 
f2pol 
12pol 
f2 pol 
12pot 
~2pol 
12pot 
-4' ht .. confirm coiOU'S with LA 
12pol 
1#2pol 
12pot 
12pol 
ll2pol 
-4'hi .. II&.B 
ll2pot 

Upoi, Uoked 
li3pot.stok:ed 

II pot 

f 2pot. l8"0.C. 

12 pot. ur o.c. 

# I pol. 17'0.C. 

fl pot, 18' 0.C. 
#I pot, 18'0.C. 
It pot. IS"O.C. 

Il l poi.1 8'0.C. 
Il l pot, 18"0.C. 
# I pot.J8" 0.C. 

# I pol, 1Z' O.C. 
It! po t. 12 '0.C. 
IJI pot, ITO.C. 
11 poi, I TO.C. 

Water Feature Spigots 

Sym Qty l otc:mlcal Name 

h fennlol$ L Gtoundcoven 

I 8 Sopl!51o 'Purple Smoke' 
1020 Corexoshimensis'E¥"ergold' 
395 Colona<uter dammeni 
110 fesll.!co 'Slue G loW 

g 88 Gvoltherloshollon 
ho 35 HokOI"IecNoo m. 'AUreola' 
h 41? Hevchero 'Obsld'.on' 
he 21 Hcslc'SumcndSubs!Ot'lce' 
1 168 !Oeris semp ervirem 'Snowftoke' 
0 92 ~llbHc:o 
Ia 605 lCJ'Icndukl'HldcoteBiue' 
1 568 ~ 'Stllerv sunproor 

-448 MONSreptau'Aibus' ~ 

m2 
ml 
m3 
p cr 

1-« Mlsconthus\11!1el011ef1' 
147 Misconlhus 'Morning Ughf 
49 Mlscot11hus 'SIIberple ll' 
486 PochV5(1Jldro'QeenSh.een· 
207 Pennisetum 'Ho meln' 
835 ThymUs 'pseudol~us· 

26 Polvsffchummvnltum 
628 Woldttelnlc temolo 

P lclnll~~gHotet: 

Common Name 

Folse Indigo 
EvergoldSedge 
Cotonewle!' 
BlueFe!cue 

"'"' Jopanese Woodland Gross 
ObsicfocmCorcl8eb 
Kosta 
E\lergmen Condytuft 
Slbertcnrts 
English Lavender 
Vodegotedlilytulf 
CnlepingMazus 
DwctfMoiden Gros.s 
Moiden Gros.s 
S~"e!' Arrow Molden Gtou 
Jopanese Spurge 
FounkJinGmu 
Wooty lhyme 
Westem Swoo::l Fem 
Borren Strawberry 

"••!Spac<•• ' comm•o p 
N2pot 
I; I pOl 
11 pol 
#1 pot 
12pol 
12 pot 
#1 pol 
#2pot 
112pol 
If: I pol 
#2pol 
11 pol 

lf:3pol 
ff3pol 
#3pot 
#2pol 
112pol 
.of'pot,ff'O.C. 
12 pot 
#1 pot 

1. AI woR::$hOII mnr oruc:eed thereqvl"emenls of !he Cl.lrretll edllionollh•II.C. LO~capeStCII'ldoiU. Plant fll~ ono related 
eontoinef doues ore s.peci6ec:l oec:on:lng lo h landiCOpe StondOfd. For eon!Ciinef dcmes 13 ond smeller. p!Qnl $iles shal be os 
U\owrl in me ~nl kl ond !he Stondad: tor oe olherp!Qnts, bolt\ plant dze ond conto~ctou shall be cuhoW!'I t-I the p!Ont i st. 
Spedllcdly. when rna ptanlli$T col lor I S clew contoinetl, these shall b• os defined In the Lo~eape Slan4o"d. 

2. AU trees ~al be stoked in cccordonce WiltiS.C. Lonthcope Stondon::l CUrren! Edillon. 

3. AII 'Sofl LcndK:QPe Ala~ ore lo be iltgoted With o t'igh efficiency de~ bl.lid i'rigotion Vf,llem. Omlgrl olfligoliorl system to be 
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nigollon Industry ol BC Slarldatl!i ond GuldaW!os. 
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" · Obtain Ccruultonl review and oa:eplance ol growing rnecfurn samples Ot\d test A:!$lJ)~ prior to drilivery to site as per londK:ope 
specirocations. 

S. AI ALL STREETTl!EES IN!oll « x 18"0eep Root aomercentted 01"1 each tree between tree pi! and slclewoBr. {,;®of tree adjacent to 
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6. Refer to ALR lloundory drawing lor pOnt quonililes within All! area. 
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