
1. 

  Agenda 
   

 

 

Development Permit Panel  
 

Council Chambers, City Hall 
6911 No. 3 Road 

Wednesday, December 10, 2014 
3:30 p.m. 

 

 

 Minutes 

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

Wednesday, November 26, 2014. 

  

 

1. Development Variance 12-618411  
 (REDMS No. 4429250) 

 APPLICANT: Globalive Wireless Management Corp. 

 PROPERTY LOCATION: 13280 Mitchell Road 

 
Director’s Recommendations 

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

of Richmond Zoning Bylaw 8500 to increase the maximum accessory structure 

height in the “Industrial (I)” zoning district from 20 m (66 ft.) to 40 m (132 ft.) in 

order to permit the installation of a telecommunication antenna monopole at 

13280 Mitchell Road; and 

 2. That Richmond City Council grant concurrence to the proposed 

telecommunication monopole installation for the site located at 13280 Mitchell 

Road. 
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2. Development Permit 14-672823  
(REDMS No. 4405918) (File Ref No. Xr: HA 14-672825) 

 APPLICANT: Steveston Flats Development Corp. 

 PROPERTY LOCATION: 3471 Chatham Street 

 
Director’s Recommendations 

 1. That a Development Permit be issued which would: 

  (a) permit the construction of a three-storey mixed-use building at 3471 

Chatham Street on a site zoned “Commercial Mixed Use (ZMU26) – 

Steveston Village” including 10 apartment housing units in the upper floors 

and approximately 319 m
2
 (3,438 ft

2
) commercial space on the ground floor; 

and 

  (b) vary the provisions of Richmond Zoning Bylaw 8500 to increase the 

maximum permitted building height from 12.0 m to 15.4 m to allow elevator 

access to the roof deck level; and 

 2. That a Heritage Alteration Permit be issued for the site at 3471 Chatham Street in 

accordance with Development Permit 14-672823. 

  

 

3. Development Permit 14-663759  
(REDMS No. 4433177) 

 APPLICANT: Amar Sandhu 

 PROPERTY LOCATIONS: 7400, 7420 and 7440 Railway Avenue 

 
Director’s Recommendations 

 That a Development Permit be issued which would permit the construction of 14 

townhouse units at 7400, 7420 and 7440 Railway Avenue on a site zoned "Low Density 

Townhouses (RTL4)." 

  

 

4. Development Permit 13-637372  
(REDMS No. 4429358) 

 APPLICANT: Dava Developments Ltd. 

 PROPERTY LOCATIONS: 22560, 22600 and 22620 Gilley Road 
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Director’s Recommendations 

 That a Development Permit be issued which would: 

 1. permit the construction of thirty-five (35) three-storey townhouse units at 22560, 

22600 and 22620 Gilley Road on a site zoned “Town Housing (ZT11) – 

Hamilton;” and 

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

tandem parking spaces from 50% to 100% to allow a total of seventy (70) tandem 

parking spaces in thirty-five (35) three-storey townhouse units. 

  

 

5. Development Permit 14-667322  
(REDMS No. 4422072) 

 APPLICANT: Pinnacle Living (Capstan Village) Lands Inc. 

 PROPERTY LOCATIONS: 3291, 3331, and 3371 Sexsmith Road 

 
Director’s Recommendations 

 That a Development Permit be issued which would: 

 1. permit the construction of a one-phase, residential development containing 400 

dwelling units at 3291, 3331, and 3371 Sexsmith Road on a site zoned 

“Residential/Limited Commercial and Artist Residential Tenancy Studio Units 

(ZMU25) – Capstan Village (City Centre);” and 

 2. vary the provisions of Richmond Zoning Bylaw 8500, as amended by zoning 

amendment Bylaw No. 9135, to: 

  (a) reduce the minimum required number of on-site, loading spaces for large-

size vehicles from one (1) to nil; 

  (b) increase the maximum distance that balconies may project into the required 

road setback near the intersection of Sexsmith Road and Hazelbridge Way 

from 1.0 m (i.e. one third of the minimum required setback) to 1.31 m; 

  (c) increase the maximum distance that architectural features may project into 

the required road and park setback from 0.6 m to 2.24 m; and 

  (d) increase the maximum distance that canopies may project into the required 

road and park setback from 1.5 m (i.e. 50% of the required setback) to 2.92 

m. 
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6. New Business 

 

7. Date of Next Meeting: Wednesday, January 14, 2015 

 

8. Adjournment 

 



Time: 

Place: 

City of 
Richmond 

Development Permit Panel 
Wednesday, November 26, 2014 

3:30 p.m. 

Council Chambers 
Richmond City Hall 

Minutes 

Present: Robert Gonzalez, Chair 
Dave Semple, General Manager, Community Services 
John Irving, Director, Engineering 

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

Minutes 

It was moved and seconded 
That the minutes of the meeting of the Development Permit Panel held on Wednesday, 
November 12,2014, be adopted. 

1. Development Permit 13-645579 
(File Ref. No.: DP 13-645579) (REDMS No. 4377650) 

CARRIED 

APPLICANT: NSDA Architects on behalf of the Pacific Autism Family 
Centre Foundation 

PROPERTY LOCATION: 1001 Hudson Avenue 

INTENT OF PERMIT: 

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

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

1. 
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Development Permit Panel 
Wednesday, November 26,2014 

Applicant's Comments 

Garth Ramsey, NSDA Architects, briefed the Panel on proposed modifications to the 
proposed application and spoke on (i) urban design, (ii) architectural form and character, 
and (iii) landscape design. 

Mr. Ramsey spoke on the proposed modifications made to the proposed application and 
noted that (i) the number of elevators will be reduced from three to two, (ii) the building 
will have a reduced massing (iii) there will be a reduction in rooftop mechanical 
equipment, and (iv) the recreation centre will not be included in this phase of 
development. 

Staff Comments 

Wayne Craig, Director, Development, spoke of the proposed parking variances, noting 
that they remain consistent with the previous application that was presented to the 
Development Permit Panel. 

Panel Discussion 

Discussion ensued regarding the recreation centre and in reply to queries from the Panel, 
Mr. Ramsey advised that the recreation centre could be included in a future phase of 
development. 

Discussion then ensued with respect to the landscaping of the proposed development. Mr. 
Ramsey advised that as a result of the recreation centre being deferred to a future phase of 
development, changes in the landscaping would include the addition of trees and hedges 
and changes to the layout of the fencing. Also, Mr. Ramsey noted that a portion of the 
covering for the pedestrian walkway would be removed; however the pedestrian walkway 
is not affected by the proposed design changes. 

In reply to queries from the Panel; Mr. Ramsey noted that he anticipates the construction 
of the recreation centre would cost approximately $2 million. 

Correspondence 

None. 

Gallery Comments 

None. 

2. 



Panel Decision 

Development Permit Panel 
Wednesday, November 26,2014 

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

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

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

CARRIED 

2. Development Permit 14-665485 
(File Ref. No.: DP 14-665485) (REDMS No. 4388882) 

4447075 

APPLICANT: 

PROPERTY LOCATION: 

INTENT OF PERMIT: 

Yamamoto Architecture Inc. 

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

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

Applicant's Comments 

Taizo Yamamoto, Yamamoto Architecture Inc., and Mary Yip, PMG Landscape 
Architects, provided a brief overview of the proposed development with respect to (i) the 
road network in the area, (ii) the conditions of adjacency, (iii) the building'S massing and 
typology, (iv) the site's buffering, (v) architectural form and character, (vi) urban design, 
(vii) vehicle and pedestrian access, and (viii) sustainability features. 

Mr. Yamamoto noted that the proposed development is anticipated to meet EnerGuide 82 
standards and will have three convertible units. 

Ms. Yip spoke of the Agricultural Land Reserve (ALR) buffer along No.4 Road and the 
proposed development's amenities which include an amenity building, playground 
structure, patio areas and community garden spaces. She added that the pedestrian 
connections will use pavers. 
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Staff Comments 

Development Permit Panel 
Wednesday, November 26, 2014 

Mr. Craig commented on the proposed development, noting that (i) the site's ALR buffer 
plan has been reviewed by the City's Agricultural Advisory Committee, (ii) the proposed 
development will have a mixed typology, (iii) the majority of units will include side-by
side parking garages, and (iv) a servicing agreement is required for the new roads being 
introduced and site service connections. 

Panel Discussion 

Discussion ensued with respect to the proposed amenity building and in reply to queries 
from the Panel, Mr. Yamamoto advised that the proposed development's amenities would 
be clustered on the south-western side. 

Discussion then ensued regarding vehicle access within the site. Mr. Yamamoto noted that 
the width of the internal roads will be designed similar to a city-type street with a 
pedestrian area on the side and that pedestrian crossing points will be aligned. Mr. 
Yamamoto added that it is possible to add paving treatment on a section of Lechow Street 
for a pedestrian connection should this be acceptable to the City. 

Discussion continued with regard to outdoor and indoor amenities. In reply to queries 
from the Panel, Ms. Yip n()ted that the amenity area will be set amongst the retained trees 
and will include a patio area, an outdoor ping pong table, and a community garden. Also, 
she added that the amenity area offers activities for different age groups, and provides 
good visibility to the children's play areas. 

In reply to queries from the Panel, Ms. Yip spoke on the landscaping and outdoor play 
areas and noted that (i) natural play elements will include logs and could include boulders, 
(ii) the buffer along the perimeter of the site will have a variety of tree species including 
evergreens and conifers, and (iii) due to the sparse traffic and some dead-end roads, there 
will opportunity for street play on the internal roads. 

In reply to queries from the Panel, Mr. Yamamoto advised that the proposed development 
will be built to EnerGuide 82 standards. 

Discussion ensued with respect to the site's construction and concerns were expressed 
regarding the potential for empty lots as a result of prolonged construction. Mr. 
Yamamoto advised that the construction schedule is not available; however construction 
of the proposed development will begin on the eastern portion of the site. 

Discussion then ensued regarding the conditions of adjacency and Mr. Yamamoto noted 
that the development along the southern edge of the site is two storeys. Also, he noted that 
there will be a six foot fence along the south and west side of the site and that an access 
point provided for the adjacent development site along No.4 Road will be made should 
they redevelop in the future. 

In reply to queries from the Panel, Mr. Yamamoto advised that the site will remain close 
to an at-grade elevation and any retaining wall installed would be a few feet in height. 

4. 



Development Permit Panel 
Wednesday, November 26,2014 

Mr. Yamamoto spoke on the conditions of adjacency and elevation of the proposed 
development and noted that the development on the north-east edge of the site is not 
immediately adjacent to the site and would include a green strip between the new road and 
neighbouring property. 

Discussion ensued with regard to the architectural form and character of the proposed 
development and in reply to queries from the Panel, Mr. Yamamoto noted that the eastern 
and western portion of the proposed development will have different themes. 

Staff Comments 

In reply to queries from the Panel, Mr. Craig noted that given the significant programming 
offered, the large amenity area is sufficient for the proposed development. He added that 
there will be no vehicle connection to the southern portion of Lechow Street until the 
adjacent properties are redeveloped. 

Correspondence 

None. 

Gallery Comments 

None. 

Panel Decision 

It was moved and seconded 
That a Development Permit be issued which would permit the construction of seventy
eight (78) 2 and 3-storey townhouses on the eastern portion of 7120, 7140, 7160, 7180, 
7200, 7220, 7240 and 7260 Bridge Street and 7211, 7231 and 7271 No.4 Road on a site 
zoned "Town Housing (ZT70) - South McLennan." 

CARRIED 

3. Development Permit 14-672669 
(File Ref. No.: DP 14-672669) (REDMS No. 4402671) 

4447075 

APPLICANT: S-8135 Holdings Ltd. 

PROPERTY LOCATION: 9191 and 9231 Alexandra Road 

INTENT OF PERMIT: 

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

5. 
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Development Permit Panel 
Wednesday, November 26,2014 

Applicant's Comments 

Karen Smith, Robert Ciccozzi Architecture Inc., and Meredith Mitchell, M2 Landscape 
Architecture, gave a brief overview of the proposed application regarding (i) urban design, 
(ii) architectural form and character, (iii) vehicle parking and access, (iv) live/work units, 
and (v) sustainability features. 

Ms. Smith spoke of the proposed development's architectural form and character, noting 
that commercial side fronting Alexandra Road will utilize a different character. Also, she 
added that the proposed development will have one convertible unit. 

Ms. Mitchell commented on the landscape and open space design of the proposed 
development noting that (i) the internal driveway will be articulated with permeable 
pavers, (ii) the amenity area will include an open lawn, stepping stones, logs and benches, 
(iii) a dog wash and bicycle parking will be available, (iv) internal street trees will be 
planted, and (v) the live/work units will have yard space and access to the street. 

Staff Comments 

Mr. Craig advised that the proposed development will (i) connect to the Alexandra 
District Energy Utility, (ii) take measures to address the City's aircraft noise requirements, 
and (iii) make improvements to adjacent roads which will benefit the neighbourhood. 

Panel Discussion 

In reply to queries from the Panel, Ms. Smith advised that the live/work units would face 
Alexandra Road. She added that no live/work units are planned for the side facing 
Dubbert Street. 

Discussion ensued with regard to the amenities and opportunities for street play on the 
internal streets. Ms. Smith spoke of the pedestrian flow and anticipates that on-site traffic 
will have reduced speeds. 

Discussion then ensued with respect to the conditions of adjacency. Ms. Smith noted that 
the proposed development will be three storeys. Mr. Craig advised that properties to the 
north are four storeys and the proposed development to east of the site will also be four 
storeys .. 

Discussion continued regarding the elevation of the proposed development and the 
adjacent site. Ms. Smith noted that she anticipates that the proposed development will 
meet the grade of the higher adjacent site with raised rear yards along the shared property 
line. 

Correspondence 

Alvina Lee, 9299 Tomicki Avenue (Schedule 1) 
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Wednesday, November 26,2014 

In reply to queries from the Panel, Mr. Craig advised that the proposed development 
meets the City's guidelines for on-site amenity space. He added that the area is 
anticipating the development of parks and green space. Also, he added that the Garden 
City Lands is in close proximity to the site. 

In reply to queries from the Panel, Mr. Craig advised the proposed development will 
provide a ten metre road dedication for the widening of Tomicki Avenue. He added that 
once properties to the east of the site are developed, Tomicki Avenue will be fully 
developed between Dubbert Street and May Drive. 

Gallery Comments 

None. 

Panel Decision 

It was moved and seconded 
That a Development Permit be issued which would permit the construction of a 
development with forty (40) town housing units and nine (9) live/work dwelling units at 
9191 and 9231 Alexandra Road on a site zoned "ResidentiallLimited Commercial 
(ZMU28) - Alexandra Neighbourhood (West Cambie). " 

CARRIED 

4. Development Variance 14-676341 

4447075 

(File Ref. No.: DV 14-676341, Xr: TE 14-672413) (REDMS No. 4411201) 

APPLICANT: Rogers Communications Inc. 

PROPERTY LOCATION: 11771 Fentiman Place 

INTENT OF PERMIT: 

Vary the provisions of Richmond Zoning Bylaw 8500 to increase the maximum accessory 
structure height in the "Health Care (He)" zoning district from 12 m (39.3 ft.) to 21 m 
(68.9 ft.) in order to permit the installation of a temporary telecommunications antenna 
pole at 11771 Fentiman Place. 

Applicant's Comments 

Samuel Sugita, Rogers Communications Inc. and Kiersten Enemark, Standard Land, 
provided a brief overview of the proposed variance application for a temporary 
communications antenna pole and noted the following: 

• the current communications antenna is located atop Lions Manor, which is planned 
for demolition; 

7. 
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Development Permit Panel 
Wednesday, November 26,2014 

.. the temporary communications antenna pole would allow the continuation of 
communication service in the Steveston area once the current antenna atop of Lions 
~anorisremoved; 

.. other buildings in the area are only one storey and would not be suitable for an 
antenna installation; 

.. the proposed antenna would be temporary and will be designed to be a slim 
monopole with a minimum footprint on a temporary cement slab and painted green 
to blend with its surroundings; 

.. neighbours were notified of the proposed application for the temporary 
communications antenna pole and the applicants have not received any response; 

.. Rogers Communications Inc. has a three year agreement with Fraser Health to keep 
the communications antenna on the Lions ~anor site; and 

.. Fraser Health owns and operates the Lions Manor site, and requested that the 
current communications antenna be relocated so the planned demolition could 
proceed. 

Staff Comments 

~r. Craig commented on the proposed variance application and noted that community 
notification occurred in October 2014 and an enlarged notification area was used in 
keeping with Council's Telecom Antenna Policy. He added that Fraser Health is currently 
in the process of applying for a demolition permit. Also, he noted that the site is currently 
zoned for Health Care; however Fraser Health has not identified any future plans for the 
Lions ~anor site. 

Panel Discussion 

Discussion ensued with respect to the dimensions and location of the proposed 
communications antenna and the lack of information regarding the future plans for the 
Lions ~anor site. 

Discussion then ensued regarding the relocation of the communications antenna operated 
by Telus Corp. from the Lions Manor site to another site in the area. 

In reply to queries from the Panel, ~r. Craig noted that the relocated Telus Corp. 
communication antenna's height conforms with the zoning so a variance application is not 
required. 

Discussion continued regarding the communication service needs of the Steveston 
community and securing a long term solution for communication service in the area. 

8. 
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Wednesday, November 26, 2014 

In reply to queries from the Panel, Mr. Sugita noted that the applicant was working with 
Telus Corp. on a temporary location for the communications antenna. He added that the 
current communication antenna has been in the community for approximately 12 years 
and the applicant is working on a permanent solution. Also, he noted that removal of the 
communication antenna could potentially cause a loss of communications coverage in the 
area. 

Discussion ensued with respect to future plans for the Lions Manor site. The Chair 
recommended that the applicant liaise with Fraser Health to attain more information 
regarding the future plans for the Lions Manor site. Also, the Chair noted that the 
application for the demolition of Lions Manor is still pending so there is time to secure an 
alternative solution to the installation of a temporary communications antenna pole. 

Ms. Enemark advised that the proposed communications antenna pole would be a 
temporary installation and Rogers Communications Inc. has not received any information 
with regard to the future plans for the Lions Manor site. 

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

It was moved and seconded 
That staff report titled Application by Rogers Communications Inc. for a Development 
Variance Permit at 11771 Fentiman Place, from the Director, Development, dated 
November 6, 2014, be referred back to staff to examine: 

1. options to relocate the communications antenna on Lions Manor in the Steveston 
area; and 

2. the future plans for the Lions Manor site. 

CARRIED 

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

4447075 

APPLICANT: Zhao XD Architect Ltd. 

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

INTENT OF PERMIT: 

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

2. Vary the provisions of Richmond Zoning Bylaw 8500 to increase the rate of tandem 
parking spaces from 50% to 67% to allow a total of sixteen (16) tandem parking 
spaces in eight (8) three-storey townhouse units. 
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Development Permit Panel 
Wednesday, November 26,2014 

Applicant's Comments 

Xuedong Zhao, Zhao XD Architects Ltd. and Denitsa Dimitrova, PMG Landscape 
Architects, provided an overview of the proposed application regarding (i) conditions of 
adjacency, (ii) urban design, (iii) landscape and open space design, and (iv) architectural 
form and character. 

Mr. Zhao spoke of the proposed development's sustainability features and noted that the 
proposed development is anticipated to meet EnerGuide 82 standards. 

Ms. Dimitrova spoke of the landscape design and noted that (i) units will have private 
yards, (ii) cedar hedges and fencing will provide privacy from the adjacent properties, (iii) 
the development will have a children's play area, (iv) there will be a trail and pedestrian 
entrance, (v) permeable pavers will be used on the internal driveways, and (vi) a bike rack 
will be installed. 

Staff Comments 

Mr. Craig advised that a development variance is proposed to increase the total number of 
tandem parking spaces and the variance enables the site to increase the number of parking 
spaces provided, which will exceed zoning bylaw requirements. 

Panel Discussion 

Discussion then ensued with regard to installing a traditional playground and the 
applicants were directed to discuss with staff options to enhance the children's play area 
with natural play elements. 

Correspondence 

None. 

Gallery Comments 

None. 

Panel Discussion 

Discussion then ensued with regard to the proposed development's sustainability features 
and architectural form and character. 

10. 
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Wednesday, November 26, 2014 

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

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

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

CARRIED 

6. New Business 

It was moved and seconded 
That the Wednesday, December 24, 2014 Development Permit Panel meeting be 
cancelled. 

CARRIED 

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

8. Adjournment 

It was moved and seconded 
That the meeting be adjourned at 5:01 p.m. 

Robert Gonzalez 
Chair 

4447075 

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 26,2014. 

Evangel Biason 
Auxiliary Committee Clerk 
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CityClerk 

From: 
Sent: 
To: 
Subject: 
Attachments: 

Schedule 1 to the Minutes of the 
Development Permit . Panel I To Development ~t Panel 
meeting held on Wednesday, 1 Date: 1'40\1 ,2.to 2DIH: 
November 26, 2014.[ Item '- :3 

Alvina L [alvinapoly@hotmail.com] 
Tuesday, 25 November 201416:57 

Re:::-:::-:-:-:-____ _ 

.Dp \4 -107 2do.b::; 
CityClerk 
Submissions for Development Permit Panel D 14-672669 
Scan2.PDF; Letter from City of Richmond.PDF 

Date: November25,2014 

To: The Director, City Clerk's Office 

Dear Sir, 

This submission is in regards to the Development Permit panel meeting to be held tomorrow, November 26, 
2014 at 3:30 pm for Property Location 9191 and 9231 Alexandra Road. 

I attach previous correspondence relating to building projects in connection with the Cambie West area for 
your reference. 

I wish to raise a few points. Please ask the developer for the site of 9191 and 9231 Alexandra Road to also 
agree 'to double the width of Tomicki Avenue, to the extent of their property, by dedicating 10 meters 
along the northern end'. This promise was made by the developer of 9251 and 9291 Alexandra Road (please 
see the attached letter from Mr. Johnson to me dated March 4, 2013 DP 12-613923). The widening of only 
one section of Tomicki Avenue is not sufficient and this road should be widened from east to west. Please 
note that Tomicki Avenue is now serving residents from Meridian Gate (approx. 260 units), Omega Living (245 
units) and Cambridge Park (approx. 200 units). 

Permission has been given to developers (Polygon) for 9311,9331,9393,9431,9451 and 9471 Alexandra 
Road to increase the height from 4 storey to 5 and 6 storey buildings. I hope the City Council will have height 
restrictions for the future developments of 9191 and 9231 Alexandra Road together with 9251 and 9291 
Alexandra Road. This is to avoid the whole area being surrounded with humongous buildings, and further 
increasing the density of the area. Please make plans for more green space and recreation area for the fast 
growing West Cambie populations .. 

Thank you for your attention. 

Alvina Lee 
202-9299 Tomicki Ave. 
(604) 788-1816 
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February 27,20]3 

To: Director, City Clerk's Office 

From: Alvina Lee, #202-9299 Tomicki Avc., Richmond B.C., V6X OCS 

Re: Richmond Development Permit Panel 
Property LOl2ation: 9'51 & 9291 Alexandra Road 
For a Development Permit DP 12-613923 

I wish to raise a concern about the usage of the roads \-vhile the new apartment site is 
being constructed. While the Meridian Gate residents totaling 250 units are now using 
the Dubbert St1'c'2t and Tomicki Avenue to access t6 their parkadcs: thc construction 
company of the Omega building project is also using the same roads. The roads are 
narrow and is the only road leading into Merdian Gate residence. I hope the builders 
v,:ill only Llse the Alexandra Road and \von't share the Dubbcrt/Tomicki Avenue to 
access to their building site. 

Thank you for your attention. 

Yours truly, 

!l~./ 7) T)- 1 /1;v0- cx:-e.t_ 
Alvina Lee 
(604) 788-1816 



City of 
Richmond 

Notice of Application 
For a Development Permit 

DP 12-613923 
6911 No.3 Road, Richmond, Be V6Y 2C 1 

Phone 604-276-4007 Fax 604-278-5139 

Applicant: Jingon Development Group 

Property Location: 9251 and 9291 Alexandra Road 

Intent of Permit: 

To permit the const"uction ofa four (4) storey - 132 unit apartment building with a small 
commercial unit on the ground floor on a site zOi1cd ;·ResidentiaI.:Limited Commercial (Z\1t'20) 
- Alexandra neighbourhood (West Cambie)"; and 

To vary the provisions of Richmond Zoning Bylaw 8500 to reduce the side yard setback (west 
side) from 6.0 metres to 5.42 metres. 

The Richmond Development Permit Panel will meet to consider oral and written submissions on 
the proposed development noted above, on: 

Date: 
Time: 
Place: 

February 27, 2013 
3:30p.m. 
Council Chambers, Richmond City Hall 

If you are unable to attend the Develppment Permit Panel meeting, you may mail or otherwise 
deliver to the Director, City Clerk's Office, at the above address, a written submission, which 
will be entered into the meeting record if it is received prior to or at the meeting on the above 
date. 

How to obtain information: 

• By Phone: Tu r~v;l'\v supporting staffrepC111S, )lIen,;, contact Dayjc\ ,John.<;on. Planning j~ 
Development Department at (604-276-4193) 

On the City Website: Staff reports on the matter(s) identified above are available on the City 
\vebsite at http://www.richmond.ca/cityhall1council/agendas/dpp/2013.htl11 

• At City Hall: Staff reports are available for inspection at the first floor, City hall, between 8: 15 a.m. 
and 5:00 p.m., Monday through Friday, except statutory holidays, between February 14,2013 and 
the date of the Development Permit Panel Meeting. . 

David Weber 
Director, City Clerk's Office 

3800360 



March 4, 2013 

ICityof 
lRichmond 

. File: 08-4105-06-01/2013-VoI01 

Alvina Lee 
#202 - 9299 Tomicki Ave. 
Richmond, Be 
V6K 0(;5 

Attention: Alvina Lee 

Dear Alvina: 

Planning and Development Department 
Polic), Planning 

Fax 604-276-4052 

Re: Your submission to Development Permit Panel regarding the development of9251 
and 9291 Alexandra Road 
(DP 12 .. 613923) 

Thank you for your submission in regards to the above noted project that appeared before the 
Development Fermit Panel at their meeting of February 27, 2013. Your concern has been noted. 

Before the City issues a Building Permit for a project like this, the contractor submits a 
construction management plan that includes the locations of delivery vehicles and parking for its 
workers. Beca.lse this developrilent fronts onto both Alexandra Road and Tomicki Avenue, it is 
anticipated that both streets will be used during the construction period. 

As the Omega Jroject next door is to construct an extension of Tomicki Avenue to connect to May 
Drive to the ea:;t, we anticipate the traffic route will take advantage of this extension and take some 
pressure off of Dubbert Street by using May Drive. 

While no Building Permit has yet been submitted, we can inform you that the developer has agreed 
to double the width of Tomicki Avenue, to the extent of their property, by dedicating 10 meters -
along the northern end. This is so they can construct the road and sidewalk to the same standards 
of your complex along Tomicki Avenue upon completion. During the construction period, we 
anticipate the delivery area and site worker parking will take advantage of this additional space. 

Should you have any questions, please contact the undersigned at 604276-4193. 

Yours truly, 

~"""""7,,,,,-
r . / ... ;. --1' ~~ . 

;.~ . .,.-. ~ ........ 

..-.;," 
David 10hnson 
Planner 2 
DJ:dj 

:181299U 



City of 
Richmond 

To: Development Permit Panel 

From: Wayne Craig 
Director of Development 

Report to Development Permit Panel 

Date: November 17,2014 

File: DV 12-618411 

Re: Application by Globalive Wireless Management Corp. for a Development 
Variance Permit at 13280 Mitchell Road 

Staff Recommendation 

1. That a Development Variance Permit be issued which would vary the provisions of 
Richmond Zoning Bylaw 8500 to increase the maximum accessory structure height in the 
"Industrial (I)" zoning district from 20 m (66 ft.) to 40 m (132 ft.) in order to permit the 
installation of a telecommunication antenna monopole at 13280 Mitchell Road; and 

2. That Richmond City Council grant concurrence to the proposed telecommunication 
monopole installation for the site located at 13280 Mitchell Road. 

WC:ke 
Att. 

4429250 
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Staff Report 

Origin 

Globalive Wireless Management Corp. has applied to the City of Richmond for permission to 
vary the "Industrial (1)" zoning district in Richmond Zoning Bylaw 8500 to increase the 
maximum height for an accessory structure from 20 m (66 ft.) to 40 m (132 ft.) to allow for 
development of a telecommunication antenna monopole on an "Industrial (1)" zoned property at 
13280 Mitchell Road, on Mitchell Island. 

Proposed Development 

The proposed telecommunication antenna monopole is located at the north east portion of the 
subject site close to the driveway access to the site from Mitchell Road. The installation and all 
supporting equipment will be located in a fenced compound (100 sq. m or 1,076 sq. ft. in area). 
Telecommunication antenna equipment is proposed to be located within the top 5 m (16 ft.) of 
the installation. All antennas are proposed to be flush mounted to the monopole. The proponent 
has confirmed that the monopole is capable of co-locating additional telecommunication 
equipment for future installations. 

The subject site contains an industrial operation that utilizes a majority of the 7.8 acres (31,715 
sq. m) site for outdoor storage and staging. To minimize conflict between the existing industrial 
activities and the telecommunication installation, the north east corner of the site was selected. 

Background 

Development surrounding the subject site is as follows: 

To the north, Mitchell Road and the highway off-ramp to Knight Street corridor. 

To the east, an "Industrial (I)" zoned property. 

To the south, the foreshore and north arm of the Fraser River. 

To the west, an "Industrial (I)" zoned property. 

Staff Comments 

The subject site has an Environmentally Sensitive Area (ESA) designation on the southern 
portion associated with the shoreline and intertidal area of the Fraser River. The proposed 
telecommunication installation is located outside of the ESA and will not have any impacts to 
this area. 

Transportation and Engineering staff have no objections to the proposal. The proponents will 
need to obtain the appropriate Building Permit's from the City prior to the construction of any 
telecommunication related antenna, structures and/or buildings. 

Related City Policies 

Policy 5045 - Telecommunication Antenna Consultation and Siting Protocol 

Council Policy 5045 was approved on February 13,2012, which guides the City's review and 
consideration of telecommunication proposals (Attachment 1 - Policy 5045). The following is a 
summary of applicable provisions of the Policy that apply to this proposal: 

4429250 
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.. City Zoning - Richmond Zoning Bylaw 8500 permits telecommunication antenna 
installations and related infrastructure in all zones. Individual zoning provision 
(i.e. setback, height) apply to telecommunication installations. The subject site is zoned 
"Industrial (I)", which permits a maximum accessory structure height of20 m (66 ft.) that 
is applicable to telecommunication antenna towers. The proposed telecommunication 
monopole requires a Development Variance Permit to permit the 40 m (132 ft.) tall 
tower. 

.. Policy Exciusions/Exemptions - No exclusions or exemptions apply to the proposed 
installation. 

.. Locational Siting/Criteria - The subject site is designated Industrial in the 2041 Official 
Community Plan and is zoned "Industrial (I)". This land use and zoning are not defined 
as sensitive land uses based on Policy 5045 and the proposal does not require additional 
public consultation to be undertaken. 

.. General Location Parameters - The proposed installation complies with the general 
location parameters of Policy 5045 as it is located on Industrial OCP designated and 
zoned land with industrial activities in the surrounding area. 

.. Public Consultation - In accordance with the statutory notification requirements for 
Development Variance Permit applications, a notification sign has been posted on the 
subject site. To date, no public comments have been received as a result of the posted 
signage. The City's standard letter notifications and newspaper advertisements will be 
undertaken for the Development Permit Panel meeting. 

.. Design Guidelines: 

4429250 

.. Locating on other existing towers and structures - Based on the service providers 
coverage requirements for the area, the proponent undertook a review of existing 
towers and structures in the surrounding area to determine opportunities for co
location. Although there is an existing telecommunication tower (to the east) and 
structure (lattice structure for a former water tower) to the south west with 
telecommunication installations, the proponent has confirmed that the existing tower 
and structure is at capacity and cannot accommodate the equipment and/or provide 
the service coverage requirements of the service provider. The existing 
telecommunication tower (lattice structure) to the east is approximately 45 m (148 ft.) 
tall. The height of the former water tower is not known. 

.. Co-location for other telecommunication service providers - The proposed 40 m (132 
ft.) tall monopole is designed to accommodate additional telecommunication antenna 
to support future installations. The proponent has engaged other service providers for 
co-location opportunities on the proposed tower; however, at this time no 
arrangements have been finalized. 

.. Rationale for proposed monopole height - The proponent has identified that a 40 m 
tall monopole can provide substantially more service coverage when compared to a 
monopole tower that is 20 m (66 ft.) tall and that would be in compliance with zoning 
regulations. By providing a taller monopole structure with greater coverage area, the 
service provider potentially avoids having to construct other smaller towers in the 
surrounding area. 
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• Design integration - The proposed monopole was designed to provide a significant 
amount of service coverage and co-location opportunities in a structure with as slim a 
profile as possible to minimize visual disturbance and appearance. To achieve this, 
antennas and all supporting equipment are flush mounted to the surface of the 
monopole. A number of different colour schemes were examined and it was 
determined that the monopole and antenna equipment should be light grey in colour 
to blend in with the sky and surrounding developments. 

The proponent also explored the feasibility of enclosing the top portion of the 
monopole in a cylindrical shroud, which would provide an additional visual screen to 
the antennas. The option to shroud the antennas resulted in a number of technical 
challenges that would limit the ability to undertake maintenance. Furthermore, given 
the height of the antenna, a shroud required the profile of the monopole to increase. 
Staff recommend that no shroud be implemented as the flush mounted antennas and 
monopole are able to achieve a slim, less visible profile. 

• Equipment Enclosure - An 10m (33ft.) by 10m (33ft.) fenced enclosure (chain link 
with privacy slats) at the base of the monopole is proposed, which will contain all 
necessary supporting equipment for the telecommunication installation. The 
enclosure and location of the installation will minimize conflict with the activities of 
the existing industrial operation on the subject site. Landscaping proposed on the 
north and east perimeter of the fence (visible from the road) will provide additional 
screening of the compound. 

• Landscaping - Landscape (double layer of pyramidal hedging and shrubs) on the 
outside of the fence visible from the public road is proposed. 

• Photo simulations of the proposed monopole and telecommunication antenna from 
the west and east (along Mitchell Road) can be viewed in Attachment 2. 

Analysis 

The proposed 40 m tall telecommunication antenna monopole has been reviewed in coordination 
with Council Policy 5045 (Telecommunication Antenna Consultation and Siting Protocol) and is 
compliant with the following relevant components of the policy: 

• Located on "Industrial (1)" zoned land and on land designated Industrial in the 2041 
OCP. These land uses are not considered to be sensitive land uses in accordance with the 
policy and therefore no public consultation was required in addition to the normal 
notification requirements for Development Variance Permit applications. 

• No landscaping or sensitive environmental areas will be impacted by the proposal. 
• The monopole is designed as a slim profile structure, with antennas flush mounted to 

minimize visibility and tower bulk. 
• The monopole structure will be capable of accommodating additional cellular carriers 

through the co-location of antenna on the same structure or expansion of the proponent's 
equipment/antenna on the existing tower for additional service capacity. In accordance 
with the policy, the proponent has contacted other service providers about co-locating on 
this structure. To date, no agreement has yet been finalized. 

• The equipment enclosure at the base of the tower will be fenced and screened with 
appropriate landscaping. 

The proposed location of the telecommunication installation on the subject site will also ensure 
that the existing industrial activities can operate without any disturbance. 
4429250 
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Conclusions 

Staff support the proposed variance from 20 m (66 ft.) to 40 m (132 ft.) accessory structure 
height for the telecommunication antenna monopole. The proposal complies with and has 
addressed relevant aspects of Council Policy 5045 . 

On this basis, staff recommend that: 
1. Council grant concurrence to the proposed telecommunication antenna monopole 

installation for the subject site; and 
2. A Development Variance Permit be issued to vary the maximum accessory structure 

height from 20 m (66 ft.) to 40 m (132 ft.) to permit installation of the telecommunication 
monopole. 

Kevin Eng 
Planner 2 

KE:cas 

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

o Receipt of a landscape letter of credit or suitable bond in the amount of $7,262 

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

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

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

4429250 
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01-2012 

TelecommunicationAnt~nna Consultation.~nd Siting Protocol 

POLICY 5045 

The Federal Radiocommunications Act regulates the telecommunications network (e.g. antennas) and 
supersedes local zoning powers. Nevertheless, the Telecommunication Antenna Consultation and Siting 
Protocol (Protocol) identifies the City's interests in managing network elements, in order for network providers 
to know and follow them, as long as they do not impair the performance of the telecommunications network. 

The Protocol addresses: 

A. City zoning, acknowledging the authority of the Radiocommunication Act (Act), Industry Canada's role, 
policy and regulations under this Act, and that local zoning is not applied so as to impair the 
performance of the telecommunications network. 

B. Public consultation requirements associated with the placement of certain telecommunication antenna 
installations within the City of Richmond (City), including completing the consultation process within 
120 days of a Protocol application being received by the City. 

C. Siting design guidelines applicable to all telecommunication antenna installation proposals described 
under this Protocol. 

D. The City's process for Council and staff for providing recommendations of concurrence or non
concurrence under the authority of the Act as well as exemptions to this process. 

1. Federal Authority and City Regulations 

A. Zoning - Federal authority over telecommunication antenna installations provides that the City is not 
able to prohibit these uses under its zoning, and thus: 

a. Telecommunication antenna installations (Installations) are a permitted use in all zones. 
b. Zoning regulations apply to the zone in which the installation is located (i.e. siting, height, 

landscaping, etc.). 
c. Development Variance Permit applications to vary height or siting provisions under the zoning 

may be considered if necessary to the extent that they would not reasonably prohibit an Installation. 

B. Siting Design Guidelines are included in this Protocol with a preference for new tower Installations to 
be located outside of the Residential, Agriculture, Agriculture & Open Space and Public & Open 
Space OCP land-use de~ignations or associated zones. 

C. Building permits are required to be issued by the City for foundations for antennas and associated 
construction of new buildings and building additions to accommodate Installations. 

D. Municipal Access Agreements apply to any Installations within the City's roads, rights of way and 
other public places as defined and permitted in such Municipal Access Agreements. 

Notes: 

3510492 

a. For the purposes of this Protocol, "telecommunication antenna Installations" (Installations) 
can take the form of either antennas mounted on stand-alone towers or building-mounted antennas 
along with any supporting mechanical rooms, buildings and infrastructure of telephone and data 
networks that serve public subscribers. 
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b. "Residential" includes all Residential, Neighbourhood Residential, Mixed Use, High-Density Mixed
Use, and Neighbourhood Service Centre land use designations in the OCP and includes all zones 
consistent with these OCP designations. 

c. Subsequent OCP land use designations with similar uses to those described in this Protocol may be 
used in place of the current OCP land use designations. 

d. "Tower" includes monopoles, stand-alone towers, masts and similar structures to which antennas 
are attached, but does not include building-mounted antennas under 6.0m in height. 

2. Antennas Requiring Protocol Processing 

A. Situations Where Protocol Consultation Provisions Do not Apply 

3510492 

Sections 3 (Consultation), 4A(Co-Location) of this Protocol do not apply to: 

Industry Canada Exclusions 

a. Maintenance of existing radio apparatus including the antenna system, transmission line, mast, 
tower or other antenna-supporting structure. 

b. Addition or modification of an antenna system (including improving the structural integrity of 
its integral mast to facilitate sharing), the transmission line, antenna-supporting structure or other 
radio apparatus to existing infrastructure, a building, water tower, etc. provided the addition or 
modification does not result in an overall height increase above the existing structure of 25% of 
the original structure's height. 

c. Maintenance of an antenna system's painting or lighting in order to comply with Transport 
Canada's requirements; 

d. Installation, for a limited duration (typically not more than 3 months), of an antenna system 
that is used for a special event, o(one that is used to support local, provincial, territorial or 
national emergency operations during the emergency, and is removed within 3 months after 
the emergency or special event; and 

e. New antenna systems, including masts, tovyers or other antenna-supporting structure, with a 
height of less than 15 metres above ground level. 

City Exclusions 

f. New building-mounted Installations provided they do not extend more than 3.0m above highest 
point of the building and meet section 4B of the Design Guidelines. 

g. A new stand-alone tower that replaces an existing tower provided it does not exceed the height 
of the existing tower and that the new tower is located not more than 15m from the existing 
tower; the Proponent is required to remove the existing tower along with any unused associated 
foundations, buildings, fencing and other structures to the extent agreed by the landowner and the 
City. 
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h. Land that is designated in the OCP as Airport, Business and Industry and that is more than 300m 
(for new towers over 30m in height) or more than 150m (for new towers between 15m and 30m in 
height) from land with Residential OCP land-use designations. 

i. Local government Installations that are solely dedicated to operation of local government utilities 
and infrastructure. 

j. Private receiving antennas and closed telecommunication networks, neither of which serve public 
subscribers. 

B. Situations Where Both Protocol Consultation and Detailed Design Provisions AIm.!Y. 

Sections 3 (Consultation) and Section 4 (Design Guidelines) of this Protocol .illm!Y to all new stand
alone Installations on sites that are: 

a. Within the Agriculture and Agriculture & Open Space OCP land-use 
designations/associated zones 1; . 

b. Residential or Public & Open Space OCP land use designations /associated zones or are 
within 300m for (new towers over 30m in height) or more than 150m (for new towers 
between 15m and 30m in height) of such lands. 

Notes: 
a. Broadcasters require licensing approval from the Canadian Radio-Television and , 

Telecommunications (CRTC). Where a broadcaster constructs an installation, the broadcaster is 
required to provide documentation to the City confirming the initiation of the applicable (CRTC) 
licensing process and it's decision when made. 

b. Where an installation is located on a City property the proponent may be required to enter into a 
specific agreement related to that property, or in the case of a road or SROW the proponent may 
be required to enter into a Municipal Access Agreement with the City. 

c. Transport Canada and other federal transportation regulations and policies, including the 
current YVR maximum height zoning, is to be followed by the Proponent. 

3. Stepped Consultation Process 

A. For those new Installations to which this Protocol applies, the process will generally involve the 
following steps: 

a. Proponent should undertake initial pre-application consultation with the City to ascertain policy and 
technical issues as well as alternatives to locations that require consultation. 

b. Proponent submits the Protocol application along with a siting plan that addresses this Protocol's 
Design Guidelines (Section 4) and provides written confirmation of compliance with Industry 
Canada, Nav Canada and other federal regulations. The City confirms whether the consultation 
process under this Protocol applies and whether a Development Variance Permit (DVP) to relax 
zoning regulations is required. If neither of these are required for more minor applications, an 
application for Design Review: Staff Concurrence is made under Process Stream No.1 under 
Section 3B below. 

1 See Notes A and B on page 1. 
3510492 
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3510492 

c. City reviews the application based on the parameters established in this Protocol and provides 
initial comments 

d. Proponent undertakes initial public consultation, at hislher cost, that includes: 

i. Advertising in at least two consecutive weekly issues of a local newspaper and City Hall 
Bulletin Board to inform the public of a proposed installation over 30m in height; and 

ii. Written notification, via direct-addressed mail, to all property owners within a radius from the 
base of the proposed tower equal to 6 times the tower height or adjacent property owners if no 
other property is located within 6 times tower height (mailing address list is provided by the 
City). 

e. Proponent receives any public comments, within a 10-day public comment period 
commencing on the notice mailing date or second advertisement date (whichever is later), and 
addresses them with the public via correspondence through explanation or proposed changes to the 
proposal within a 10-day Proponent reply period commencing immediately after the public 
comment period. 

f. Proponent documents all aspects of the public consultation process and provides a summary 
report to the City not more than 10 days after the end of the Proponent reply period. In addition 
to highlighting the details of the consultation process, the report must contain all public 
correspondence received and responses by the proponent to address public concerns and 
comments. Examples of concerns that proponents are to address, as identified by Industry 
Canada, include, but are not limited, to issues similar to the following: 

• Why is the use of an existing antenna system or structure not possible? 

• Why is an alternate site not possible? 

• What is the proponent doing to ensure that the antenna system is not accessible to 
the general public? 

• How is the proponent trying to integrate the antenna into the local surroundings? 

• What options are available to satisfy aeronautical obstruction marking requirements 
at this site? 

• What are the steps the proponent took to ensure compliance with the general federal 
requirements including the Canadian Environmental Assessment Act (CEM), Safety 
Code 6, etc.? 

g. Proponent may be required to hold a first public meeting if there are any outstanding public 
concerns after responding to any public comments from the initial conSUltation and reporting them 
back to the City. This meeting may take the form of a general public open house or invitee meeting 
if there are relatively few people expressing issues of concern. The notification process will be the 
same of that of initial notification if there is to be a public meeting or notification of only interested 
parties to an invitee meeting.(As necessary - determined at the discretion of the City's Director of 
Development, based on public comments from initial mail-out conSUltation). 
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h. Proponent addresses public comments from the first public or invitee meeting on issues and 
repeats documentation process as outlined in (e) above. 

i. Proponent may need to make a DVP application if the proposal does not meet the applicable 
zoning setbacks, heights or landscaping/screening provisions. The DVP process is coordinated with 
the Protocol consultation process. If the Installation does not require public consultation as 
outlined above, but requires a DVP to relax zoning provisions, the Proponent will need to submit 
a standard DVP application following Process Stream 3 below; but with the regular SOm DVP 
consultation radius. 

j. If the proposed Installation is located within the ALR, the proposal will also be referred to the City's 
Agricultural Advisory Committee (MC) concurrently with the above Proponent consultation process. 

B. The application takes one of Three Process Streams depending on whether the above public consultation 
and a DVP are required. 

PROCESS STREAMS 
1. Staff Concurrence: 2. Council Concurrence: 3. Council Concurrence: Consultation 
Design Guidelines Only Regular Consultation Process Process With a DVP 
a. If there is no public a. City undertakes public notification for . a. City undertakes public notification for 
consultation required as set out formal consideration of application using formal consideration of a DVP following the 
above nor a DVP required to the consultation area as set out in this City DVP process, but using the 
relax zoning requirements, City Protocol. consultation area as set out in this 
staff will view an application for Protocol. 
siting and desiqn. 
b. Staff prepares a memo b. City staff prepares a report to b. City staff prepares a report to DP 
reviewing how the proposed Planning Committee that reviews how the Panel that reviews how the proposal 
Installation meets the Design proposal meets the Protocol Design requires a variance to zoning, meets the 
Guidelines under Section 4 Guidelines, addresses public comments Protocol Design Guidelines, addresses 

and provides a recommendation (i.e. public comments and provides a 
endorse; not endorse). recommendation (i.e. endorse; not 

endorse). 
c. The Director of Development c. City Planning Committee reviews the c. City Development Permit (DP) Panel 
considers the above memo and application and staff report. This will be reviews the application and staff report. 
either issues a letter with a the first meeting if no previous proponent- This will be the first meeting if no previous 
recommendation of held meeting was required by the City or a proponent-held meeting was required by 
concurrence or requests second meeting if there was an initial the City or a second meeting if there was 
changes to design and/or public meeting. an initial public meeting. 
siting. 

d. City Planning Committee makes a d. City DP Panel makes a 
recommendation of concurrence or non- recommendation of concurrence or non-
concurrence. concurrence. 

d. Proponent may undertake e. Proponent undertakes possible e. Proponent undertakes possible 
possible design or siting proposal modifications and commitments, proposal modifications and commitments, if 
modifications and/or provides if any, requested by Planning Committee. any, requested by DP Panel. 
additional documentation on 
desiqn rationale if required. 
e. The Director of Planning and f. Council considers Planning f. Council considers DP Panel 
Development issues a letter Committee's Recommendation of Recommendation of concurrence or 
with a recommendation of concurrence or non-concurrence that is non-concurrence that is then forwarded to 
concurrence or non- then forwarded to the proponent and the proponent and Industry Canada to 
concurrence for design and Industry Canada to conclude processing. conclude processing. 
siting. 

3510492 
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Policy 5045 

Note: The City's DVP notification area is expanded, at City cost, beyond the standard 50m-radius area to a 
radius of equal to 6 times the proposed tower/antenna height measured from the tower/antenna or 
includes adjacent properties (whichever is greater) to be consistent with the proponent notification area 
in this Protocol. 

4. Design Guidelines 

These design guidelines apply to all Installations - whether they involve new towers or are co-located on 
existing towers or erected on existing buildings. Proponents must also comply with Industry Canada design 
requirements, some of which are included in these guidelines (Please refer to CPC-2-0-03 -Issue 4 or 
subsequent Industry Canada Policies and Regulations). 

A. Co-Location: The First Choice for All New Installations 

a. Co-Locate on Existing Towers - Each proponent proposing a new tower Installation will need to 
explore opportunities for co-location on existing towers as required by Industry Canada, particularly to 
the extent that it does not significantly increase the visible bulk of antennas of the tower. Proponents 
should contact all other relevant telecommunication service providers to confirm opportunities for or 
agreements to co-locate on an existing tower installation. 

b. Planning for Co-Location - All new Installations should be designed and engineered to accommodate 
additional antennas and related supporting infrastructure (e.g., mechanical buildings) as required by 
Industry Canada, particularly to the extent that it does not significantly increase the visible bulk of 
antennas for stand-alone towers or that accommodates multiple antennas on a building consistent with 
these g~idelines. 

c. Confirming Support for Co-Location - The proponent is to document whether they will be co-locating 
on existing towers Installations or providing offers to share for future co-location opportunities if 
there are no current opportunities for co-location. Appropriate information from the Proponent's 
professional consultants, may be required to confirm the extent to which co-location is possible under 
the above sections. 

B. Specific Siting Criteria for All New Installations 

The following guidelines apply to all new Installations (whether completely new towers or co-located on 
existing towers or erected on existing structures/buildings): 

a. Comply with Existing Zoning - All applicable zoning regulations (height, setback, lot coverage and 
landscaping) apply to both stand-alone and building mounted Installations and supporting utility 
structures unless a DVP is obtained, while acknowledging the Radiocommunication Act. 

b. Integrate With Existing Adjacent Buildings and Landscape - Stand-alone Installations should be 
properly integrated with existing buildings/structures and landscape in a manner that does not unduly 
affect their technical performance and be located to minimize the visual impact of the Installation on 
surrounding land uses. 

c. Integrate Into Building Design - Building-mounted Installations should be architecturally integrated 
into the design of the building with appropriate screening (that does not unduly add the appearance of 
building mass) in a manner that does not unduly decrease their technical performance and colour 

3510492 
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applied to minimize and integrate their appearance to the building. The preference is to have antennas 
screened only when screening will: 

i. Not to increase mass unless appropriately integrated into the building mass; and 
ii. Reduce visibility from street level and other major nearby buildings. 

d. Coordinate With Current Building Rooflines - Building-mounted antennas should not extend beyond 
3 m above the highest point of a building nor 3 m above a parapet wall surrounding the main part of a 
flat-roofed building to which the antenna is affixed. In addition to this guideline, the installation must 
comply with the maximum permitted building height under the applicable zoning, unless a DVP to relax 
the height provision is issued by the City. 

e. Conform with Any Applicable Existing Development Permit (DP) and Development Permit Area 
(DPA) Design Guidelines -Installations affixed to existing buildings and structures should be 
consistent with or not defeat the intent of the applicable DP conditions or DPA design guidelines to the 
extent that conformity does not hamper the functionality of the Installation. 

C. General Location for New Stand-Alone Installations 

The following guidelines apply to new stand-alone Installations (where they can not be co-located on existing 
towers or erected on existing buildings/structures). . 

a. Preference to Locate in OCP Industry and Business and Airport Designations - A new stand
alone Installation should be located in the designated or zoned areas provided it is greater than 300m 
(for new towers over 30m in height), or more than 150m (for new towers between 15m and 30m in 
height), from lands with Residential or Public & Open Space land-use designations or associated 
zones. 

b. Minimize Environmental Impact - Do not locate Installations in a manner that would negatively 
impact designated OCP Conservation Areas, Riparian Management Areas, and other areas with 
ecological habitat. 

c. Minimize Impact to Public & Open Space lands - Do not locate installations in a manner that would 
negatively impact existing parkland and other public open spaces which include playgrounds, sports 
fields, trails and other similar recreational features. 

d. Protect and Utilize Existing Vegetation -Installations should be located to minimize disturbance of 
and maximize screening from existing trees and landscaping with the objective of minimizing the visual 
impact of the Installations. 

e. Minimize Agricultural Impact - Proponents should avoid locating Installations on land within the 
Agricultural Land Reserve (ALR) or in the OCP Agriculture and Agriculture & Open Space designations 
or associated zones. If it is deemed necessary for a proposed installation to be located in these areas, 
the following requirements apply: 

3510492 

i. Comply with ALR regulations, including requiring that all tower and related equipment/buildings 
not exceed a maximum footprint area of 100 sq. m. 

ii. If this maximum footprint area is exceeded, a "non-farm use" application to the City and 
Agricultural Land Commission will be required prior to going through the Protocol 
consultation and any applicable DVP application processes. 

iii. Installations should be located in a manner that maximizes land available for farming and 
minimize negative impacts to existing and future potential agricultural operations. 
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Telecommunication Antenna Consultation and Siting Protocol 

D. Screening and Landscaping For New Tower Installations 

Policy Manual 

Policy 5045 

Proponents are encouraged to construct any new tower Installations meeting the following screening 
guidelines: 

a. Fencing - Appropriate fencing is to be implemented to properly secure Installations. 
b. Screening Buffers- A contiguous, solid decorative fence or planted landscape buffer, consisting of a 

combination of hedging, trees and shrubs, is to be implemented to screen stand-alone tower 
Installations from Residential areas, adjacent buildings and public roads; A minimum height of 2.0 m, 
and sufficient thickness for vegetation screening to obscure view of the installation, constitutes a 
landscape buffer. 

c. Maintenance - Proponents should provide for long-term maintenance and upkeep of appropriate 
landscaping for its stand-alone telecommunication Installations. 

3510492 
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City of 
Richmond Development Variance Permit 

To the Holder: 

Property Address: 

Address: 

Globalive Wireless Management Corp. 

13280 Mitchell Road 

221 Esplanade Ave West Suite 209 
North Vancouver, Be V7M 3J3 

No. DV 12-618411 

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

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

3. The "Richmond Zoning Bylaw 8500" is hereby varied to increase the maximum accessory 
structure height of the "Industrial (I)" zoning district from 20 m (66 ft.) to 40 m (132 ft.) in 
order to permit the construction of a telecommunication antenna monopole as shown on the 
Plan #1 to #7 attached hereto. 

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

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

This Permit is not a Building Permit. 

AUTHORIZING RESOLUTION NO. 
DAY OF 

DELIVERED THIS DAY OF 

MAYOR 

4429250 

ISSUED BY THE COUNCIL THE 



City of 
Richmond 

DV 12-618411 
SCHEDULE "A" 

Original Date: 11/18/14 

Revision Date: 

Note: Dimensions are in METRES 
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To: 

City of 
Richmond 

Development Permit Panel 

Report to Development Permit Panel 

Date: November 17, 2014 

From: Wayne Craig File: DP 14-672823 
Director of Development HA 14-672825 

Re: Application by Steveston Flats Development Corp. for a Development Permit and 
a Heritage Alteration Permit at 3471 Chatham Street 

Staff Recommendation 

1. That a Development Permit be issued which would: 

a) Permit the construction of a three-storey mixed-use building at 3471 Chatham Street on a 
site zoned "Commercial Mixed Use (ZMU26) - Steveston Village" including 10 
apartment housing units in the upper floors and approximately 319 m2 (3,438 ft2) 
commercial space on the ground floor; 

b) Vary the provisions of Richmond Zoning Bylaw 8500 to: 

1. Increase the maximum permitted building height from 12.0 m to 15.4 m to allow 
elevator access to the roof deck level; and 

2. That a Heritage Alteration Permit be issued for the site at 3471 Chatham Street in accordance 
with Development Permit 14-672823. 

) 

/~~_/_';,/---;:/ 
Waiie C~aig//"·/ 
Dir~~~~r.()1 Devel pmen t 

SB(~l_~ ____ ~~// 
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November 17,2014 

Origin 

- 2 -

Staff Report 

DP 14-672823 
HA 14-672825 

Steveston Flats Development Corp. has applied to the City of Richmond for permission to 
develop a three-storey mixed-use building at 3471 Chatham Street on a site zoned "Commercial 
Mixed Use (ZMU26) - Steveston Village". The building proposal includes 10 apartment 
housing units in the upper floors, approximately 319 m2 (3,438 ft2) commercial space on the 
ground floor and parking for 28 cars provided on-site. The site is currently vacant as the 
building formerly occupying the site was demolished in accordance with an approved Heritage 
Alteration Permit (HA 13-641865). 

The site is being rezoned from the "Steveston Commercial (CS3)" zone to the "Commercial 
Mixed Use (ZMU26) - Steveston Village" zone for this project under Bylaw 9138 
(RZ 13-643436). Bylaw 9138 received Third Reading following the Public Hearing on 
July 21,2014 and the conditions associated with final adoption of the rezoning are being 
addressed by the owner. 

A Servicing Agreement is a condition of final adoption of Bylaw No. 9138 for road network 
improvements on Chatham Street, 3rd Avenue and the rear lane to the north and for utility 
improvements to the storm, sanitary and water systems. 

Development Information 

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

Background 

The site is located at the north-west corner of Chatham Street and 3rd Avenue in the Steveston 
Village Heritage Conservation Area. Under the Steveston Village Conservation Strategy (the 
Strategy) the site can be developed at a maximum density of 1.6 floor area ratio (FAR), and a 
height of three storeys. The proposed development is consistent with the provisions of the 
Strategy. 

The designation of the Steveston Village Heritage Conservation Area requires a Council-issued 
Heritage Alteration Permit for the development as well as a Development Permit. 

Development surrounding the subject site is as follows: 

" To the north and west, across the rear lane to the north and undeveloped lane to the west, 
are single detached homes, zoned "Single Detached (RS II A)". 

" To the east, across 3rdAvenue, are a number of three-storey mixed use buildings that are 
set back fro1;ll Chatham Street behind surface parking areas, consist of residential units 
above ground floor commercial space. The properties are zoned "Steveston Commercial 
(CS3)". . 
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III To the south-east, diagonally, across both 3rd Avenue and Chatham Street, is an outdoor 
storage yard for Rod's Building Supplies and a single-storey commercial building. All of 
these properties are zoned "Steveston Commercial (CS3)". 

III To the south, across Chatham Street, are a surface parking area and identified heritage 
resources which front onto 3rd Avenue. The resources include the vacant south-west 
corner of3rd Avenue and Chatham Street, the Steveston Courthouse, and the Sockeye 
Hotel (Steveston Hotel). The vacant south-west corner of3rd Avenue and Chatham Street 
is the symbolic civic precinct; formerly consisting ofthe Steveston Courthouse, the City 
jail and a former firehouse. All Qfthese properties are zoned "Steveston Commercial 
(CS2),'. 

III To the south-west, across Chatham Street, are lands owned by Crown Federal and the 
Steveston Harbour Authority that extend from Chatham Street to the Fraser River, zoned 
"Light Industrial (1L)". Existing land uses include surface parking areas fronting onto 
Chatham Street, a mix of buildings and storage areas, structures in the river for 
commercial boats, and the Gulf of Georgia Cawlery. 

Rezoning and Public Hearing Results 

The Public Hearing for the rezoning of this site was held on July 21,2014. At the Public 
Hearing, both support for the project and concerns regarding the project were expressed by 
members of the public. The majority of the concerns raised by members of the public and 
correspondence submitted to the Public Hearing were similar to other comments received by 
staff and were included and discussed in the rezoning staff reports dated April 29, 2014 and 
June 2, 2014. Two (2) new concerns raised in the correspondence include (staff comments are 
included in 'bold italics'): 

III The desire to locate the required accessible parking space in the secure residential parking 
area - There are more parking spaces provided on the site than Zoning Bylaw 8500 
requires. To maximize its availability, the one (1) required accessible parking space is 
located in the bank of parking to be shared by residential visitors and the commercial uses. 
Each apartment will be provided with two (2) resident parking spaces. One (1) of the 
resident parking spaces is located adjacent to a walkway, providing additional space for 
manoeuvring in and out of a vehicle. 

• The rooftop deck will not be usable due to wind and the rooftop access structure is 
unattractive - The rooftop deck is requested by the applicant to provide residents with an 
opportunity for shared semi-private outdoor amenity space. There are a number of roof 
decks in Steveston and excessive wind is not expected to interfere with use of the proposed 
roof deck. The rooftop access structure is located in a central location on the roof, away 
from the edge of the building to limit any potential overlook onto neighbouring properties 
and should not be significantly visible from the street. A height variance is required for 
the rooftop access structure as discussed later in this report. 
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The proposed scheme attached to this report has satisfactorily addressed the significant urban 
design issues and other staff comments identified as part of the review of the subj ect 
Development Permit application. In addition, it complies with the intent of the applicable 
sections of the Official Community Plan (OCP) and is generally in compliance with the 
"Commercial Mixed Use (ZMU26) - Steveston Village" zone except for the zoning variances 
noted below. 

Zoning ComplianceNariances (staff comments in bold) 

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

1) Increase the maximum permitted building height from 12.0 m to 15.4 m to allow elevator 
access to the roof deck level. 

(Staff supports the proposed variance as it accommodates elevator access to the roof deck for 
people in wheelchairs and for people who have diffiCUlty with stairs. The variance supports 
the intention of the project to support aging in place. All 10 of the proposed apartments will 
be Basic Universal Housing Features units. The height variance is limited to the elevator 
structure only which is pulled almost 10m away from the roof edge to a more central location 
in the roof massing, which includes a mix of flat roof, sloped roof and gable end treatments. 
All other aspects of the roof design meet the intent of Zoning Bylaw 8500. The variance was 
identified in the rezoning staff report along with sun shading diagrams illustrating that the 
proposed central rooftop structure would not cast shadows on neighbouring properties. The 
roof deck would provide residents with shared outdoor amenity space and the opportunity for 
some urban agriculture in their own small portable containers. To ensure that the deck is not 
visible from the street, larger planters, hedge or tree planting are not proposed). 

Richmond Heritage Commission Comments 

The Richmond Heritage Commission reviewed and supports the proposal. A copy of the 
relevant excerpt from the meeting minutes from October 15,2014 is attached for reference 
(Attachment 2). 

Advisory Design Panel Comments 

The Advisory Design Panel reviewed and supports the proposal and provided comments for the 
applicant to consider. A copy of the relevant excerpt from the Advisory Design Panel Minutes 
from October 8, 2014 is attached for reference (Attachment 3). The design response from the 
applicant has been included immediately following the specific Design Panel comments and is 
identified in 'bold italics '. 

Analysis 

Conditions of Adjacency 
• The subject site is located in the far north-west corner of the Steveston Village Heritage 

Conservation Area; the only property on the block zoned and designated for mixed-use and 
three-storey building height. The proposed building would introduce a strong urban retail 
frontage at the corner of the site, consistent with other recent developments in the Steveston 
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Village. Unique to the proposal, a more residential character would be provided for the 
remainder of the building as a transition to the residential character of the properties and 
neighbourhood to the west and north. 

s The proposed building is located along the south edge of the site, with a surface parking area 
adjacent to the existing rear City lane to the north. Building setbacks and the rear lane 
provide a generous separation between the proposed building and the back yards of existing 
residential homes north of the lane that front onto Broadway Street. 

III An existing undeveloped City lane along the west edge of the site as well as several large 
trees on the neighbouring residential property provide a generous separation between the 
proposed building and the existing residential home that fronts onto Chatham Street. At the 
request of the neighbours, sculptural artwork panels with lighting are proposed on the west 
elevation of the building. The undeveloped lane will be landscaped with low plants to 
discourage loitering. 

III The sun shading diagrams provided at rezoning are included as reference plans and illustrate 
that the elevator structure located centrally on the roof deck would not cast shadows on 
neighbouring properties. 

Urban Design and Site Planning 
@I The proposed development meets the intent of the Steveston Area Plan Design Guidelines for 

new development in the Steveston Village Heritage Conservation Area. The type, scale and 
character of the building is also compatible with the requirements and guidelines of the 
Steveston Village Conservation Strategy. 

• Pedestrian access to the proposed commercial units will be directly from Chatham Street. 
The 10 residential apartment housing units would be accessed through the residential lobby 
from the 3rd Avenue side of the site to the east. 

@I The exact configuration of off.:.site works including the location of the sidewalk and 
boulevard configuration will be determined by separate required Servicing Agreement. Any 
additional guidelines or policies resulting from the Steveston streetscape or conservation 
strategy reviews would be incorporated into the design of off-site works as part of the 
required Servicing Agreement. 

s The proPQsed landscaping design includes a planting area along 3rd Avenue to help screen 
views of parking in the rear of the site. 

• All 10 apartment units would have dedicated private outdoQr space in the form of deck space, 
and shared use of the rooftop deck outdoor amenity area. 

s Vehicle parking for residents is provided in a secure parking area in the building accessed 
from the rear lane. Vehicle parking for resident visitors and the commercial uses is provided 
along the rear edge of the building, accessed from the rear lane. A legal agreement to ensure 
shared use and to prohibit assignment to any specific unit was secured through the rezoning. 

If Resident visitor parking spaces are shared with the commercial uses, consistent with the 
. provisions of Zoning Bylaw 8500. The size and configuration of parking stalls meets the 
minimum requirements of Zoning Bylaw 8500. 

• Actual parking provided is: 
o 2 spaces per dwelling unit for a total of 20 residential parking spaces, which exceeds the 

Steveston Village Conservation Strategy by 10 parking spaces. 
o 8 commercial parking spaces, which exceeds the Steveston Village Conservation Strategy 

by 1 parking space. 
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• Long term bicycle storage is provided in a storage area in the parking structure. Short term 
bicycle storage (a bicycle rack) will also be provided in the boulevard south of the site, near 
the proposed commercial units. The number of bicycle parking spaces proposed would meet 
the requirements of Zoning Bylaw 8500. 

• The garbage and recycling area is provided within the parking level with door access directly 
to the lane. The number of containers needed for this development meets City requirements. 
Garbage and recycling will be collected from the lane. 

Architectural Form and Character 
• The overall height and massing of the proposal meets the Development Permit guidelines of 

the area plan and the Steveston Village Conservation Strategy. 
• A simple building massing is provided at the corner with heritage character and clear 

articulation of the building base differentiated from the upper floors. The building massing 
changes to a more residential character to transition to the neighbouring residential 
neighbourhood in a manner that is also complementary to the commercial character of the 
Village. Residential windows are proposed to have a design reminiscent of windows used in 
the past and overall high quality of materials is proposed. 

• Areas of weather protection are provided for commercial units and the residential lobby in 
the form of fabric awnings and projecting shed roofs, which are well integrated into the 
building design and meet the Development Permit guidelines for the area. 

CD The proposed building design references historic lot lines by breaking up the massing of the 
building to appear as three (3) separate buildings along 3rd Avenue and Chatham Street. 

• An articulated roof line is proposed and a functional rooftop deck outdoor amenity area 
would be provided, consistent with the Development Permit guidelines. 

• Commercial unit entrances are well articulated and are recessed from the front wall of the 
building, breaking up the facade and echoing a historical pattern of individual storefronts. 

It The Steveston Village Conservation Strategy identifies the fine grain of development as a 
key heritage feature of the Village. The proposed building reflects and reinforces this 
heritage character through massing and articulation of the building, colour and materials. 

• Proposed materials feature Hardie lap siding and Hardie board and batten, consistent with the 
Development Permit guidelines in the Steveston Area Plan. 

• Duroid shingles in a grey colour combination will finish the roof. 
It The exterior colours are drawn from the Benjamin Moore Historical Tru Colours Palette: 

Audobon Russet is proposed for lap siding for approximately 1/3 of the street fronting 
elevations. Knoxville Grey and Herbes de Provence are proposed for lap siding for 
approximately 1/3 of the street fronting elevations and approximately 112 of the rear and side 
elevations. Weston Flax is proposed for trim, board and batten, the rooftop access structure. 
and garage entry . 

., Windows frames are proposed to be charcoal grey, providing contrast in the facade and a 
variety of windows are proposed for the building. Commercial units feature anodized 
aluminum commercial windows in a traditional store front scale and size. Residential units 
feature high-quality vinyl windows with a metal veneer on the exterior. 
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III As noted in the original rezoning staff report, the three (3) existing trees on the site were 
identified for removal (1 Japanese Maple & 2 Crimson King Maples). 

(& As replacement for removal of the three (3) existing trees, the developer is proposing to plant 
five (5) new Bowhall Red Maple trees along the rear edge of the site, providing. greenery 
along the rear lane, shade and visually breaking up the surface parking area. To achieve the 
2: 1 compensation ratio identified in the OCP, the developer will also be providing a $500 
contribution towards tree planting elsewhere in the City. 

• The landscape design includes: extending the concrete sidewalk treatment to the building 
edge along Chatham Street and 3rd Avenue; providing planting beds along the rear edge of 
the site with raised protective curbs, shrubs and trees; and treating the undeveloped lane 
along the west edge of the site with a low fence and groundcover planting. 

• No permanent planters, hedge or tree planting are proposed for the rooftop deck. 
• The developer will provide a landscape security in the amount of $31 ,496.85 as a 

requirement of the Development Permit. 

Public Art 
• As noted in the original rezoning staff report, the proposal includes the installation of nine (9) 

artwork panels as a requirement of the rezoning. The sculptural concrete wall panels were 
removed from the Gulf & Fraser Credit Union that was previously on the site. 

• The Richmond Public Art Advisory Committee supports the proposal. The committee 
reviewed and supported the proposal as part of the rezoning application review process. 

Sustainability Measures 
As noted in the original rezoning staff report, the proposal includes: 
" Tankless on-demand water boiler systems with 99.9% efficiency. 
" Ultra insulated tripie glazed windows. 
• Icynene foam insulation with 35% higher insulation value than equivalent thickness batts. 
• Low flow dual flush toilets. 
• Energy efficient LED dimmable lighting; some with daylight sensors and/or timer switches. 
• Heat recovery ventilation units for residential units. 

Crime Prevention Through Environmental Design 
• There is good casual surveillance to the ground floor area and surrounding streets from the 

proposed residential units and the street to provide a sense of security. 
• Mailboxes are provided in a secure residential lobby fronting onto 3rd Avenue. 
• The resident parking area inside the building is secured. 
• There has been a history of loitering in the undeveloped lane on the west side of the site. In 

order to enhance security in this area, a low picket fence, groundcover planting and wall 
mounted heritage-style lighting is proposed to discourage pedestrian access and loitering. 

Accessible Housing 
III All 10 of the proposed apartment housing units are basic universal housing units that are 

designed to be easily renovated to accommodate a future resident in a wheelchair. These 
single-storey units are required to incorporate all of the accessibility provisions listed in the 
Basic Universal Housing Features section of Zoning Bylaw 8500. 
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lID The development site is located within the Steveston Village Heritage Conservation Area and 
all new development requires a Heritage Alteration Permit issued by Council. A Heritage 
Alteration Permit (HA 14-672825) has been drafted to require construction to be as per the 
Development Permit issued for the site. 

It The proposed building design meets the design guidelines for new development in the 
Village, and provides a transition between the Village and the existing character of the 
surrounding single-family area. 

Conclusions 

The proposed development is consistent with the Development Permit Guidelines for Steveston 
Village, as outlined in the Steveston Area Plan. The proposal also meets the guidelines, density 
provisions, and parking reductions of the Steveston Village Conservation Strategy. 

The proposed massing and scale of the building would be a good fit with the existing character 
of the surrounding area, and would contribute to the ongoing redevelopment of the 
Steveston Village as a high-quality mixed-use area. Staff support the proposed development. 

S {ct'7L t?::Ttt.t~ ~Q 
Sara Badyal 
Planner 2 
(604-276-4282) 

SB:blg 

Attachment 1: Development Application Data Sheet 
Attachment 2: Richmond Heritage Commission Meeting Minutes (October 15,2014) 
Attachment 3: Advisory Design Panel Meeting Minutes (October 8, 2014) 

The following are to be met prior to forwarding this application to Council for approval: 
.. Receipt of a Letter-of-Credit for landscaping in the amount of $31 ,496. 85 
.. Voluntary contribution of $500 toward tree planting elsewhere in the City. 

Prior to future Building Permit issuance, the developer is required to complete the following: 
.. Incorporate sustainability, accessibility and Public Art measures in Building Permit (BP) plans as determined 

via the Rezoning, Development Permit and/or Heritage Alteration Permit processes. 
.. Enter into an Encroachment Agreement* for canopies/awnings/signs that encroach into Chatham Street and 3rd 

A venue. Encroaching structures are required to be safe and easily removable. 
.. Submit fIre flow calculations signed and sealed by a professional engineer based on the Fire Underwriter 

Surveyor ISO to confIrm that there is adequate available flow for fIre-fIghting purposes. The required 
Servicing Agreement includes a new hydrant along 3rd Avenue. . . 

.. 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 any part of a street or air 
space above a street, additional City approvals and fees may be required. 
Submission ofa construction traffIc and parking management plan to the satisfaction of the City's 
Transportation Division (http://www.richmond.ca/services/ttp/speciaLhtm). 
If applicable, payment of latecomer agreement charges associated with eligible latecomer works. 

4405918 



City of 
Richmond 

Development Application Data Sheet 
Development Applications Division 

Address: 3471 Chatham Street 

Applicant: Steveston Flats Development Corp. Owner: Same --------------------------

Site Area: 

Land Uses: 

OCP Designation: 

Zoning: 

Number of Units: 

I 
Floor Area Ratio 

Lot Coverage 

Setbacks: 
3rd Avenue 
Chatham Street 
Rear Lane 
West Yard 

Building Height 

Parking Spaces: 

CommercialNisitor 
Resident 
Accessible 
Total 

Small Car Parking Spaces: 

Tandem Parking Spaces 

Amenity Space - Indoor: 

Amenity Space - Outdoor: 

4405918 

Previously 1,473 m2 

Vacant 

Heritage Mixed-Use (Commercial
Industrial with Residential & Office 

Commercial Mixed Use (ZMU26) -
Steveston Villa e 

None 

BMlaw Requirement 
Max. 1.6 

Max. 100% 

Mixed-Use 
Commercial and Residential 

Complies 

Complies 

10 apartment housing units 
And 319.4 m2 commercial area 

RroposeCi I ~" Xlariance ~~ ~ 

1.6 None permitted 

78% None 

Max. 0 m at first two storeys 0.5 m to 2.4 m (0 m to 2.4 m 
except for limited recesses to cornice/overhang) None 

None 6.3 m 
None 0.5 m (0 m to overhang) 

Three Storey & Max. 12 m 
Three Storey & 15.4 m for 3.4 m Increase for 

elevator structure elevator structure 
As per the Steveston Village 

Conservation Strategy: 
7 8 

None 
10 20 
(1 ) (1 ) 
19 28 

Not permitted None None 

Permitted None None 

Min. 70 m2 Cash-in-lieu None 

Min. 60 m2 139 m2 None 



Attachment 2 

Excerpt from the Minutes from 

The Richmond Heritage Commission Meeting 

Wednesday, October 15, 2014 

4. BUSINESS ARISING 
a. Development Permit and Heritage Alteration Permit - 3471 Chatham Street 

Members of ZGF Cotter Developments joined the Commission to present on the latest 
information on the development at 3471 Chatham Street. It was noted that this building has gone 
through several changes since the last presentation to the Commission and discussion ensued on 
historical design elements, the design of the doors, the Sakamoto guidelines, lot lines with 
respect to the Official Community Plan, heritage features, materials, accessibility, retail bays, 
Universal Housing Policy, and colour palette. It was noted that the bas relief panels salvaged 
from the old GF Financial building are being incorporated and lit in the new design with a 
plaque. 

In response to a question from the Commission, it was noted that some of the colours used are in 
compliance with the Vancouver Heritage Foundation's heritage colour palette, as well as some 
selected from Benjamin Moore's Heritage Series as well as a few others. 

Discussion ensued on the parking situation, it was noted that 8 stalls will be available off the lane 
and the parking lot will be discrete, visible from 3rd Ave with some street parking available. 
Discussion further ensued on accessible stalls, signage, and stalls being used as both visitor 
parking and commercial parking. 

Discussion also ensued on the [undeveloped] laneway which will be closed-off, landscaped, lit, 
City-owned, but likely maintained by these units. 

It was noted that the developer and owner are not to the point of pricing yet, but will likely 
charge between $450 - $600 a square foot depending on many factors. 

It was noted that this project will go to the Development Permit Panel next, and then to Council. 

It was moved and seconded 

That the Richmond Heritage Commission support the project at 3471 Chatham Street as 
presented at tonight's meeting. 

CARRIED 

4405918 
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Attachment 3 

Advisory Design Panel Meeting 

Wednesday, October 8, 2014 

Annotated Excerpt from Meeting Minutes (with design response comments inserted in 'bold 
italic ' text) 

3. DP 14-672823 3-STOREY MIXED USE DEVELOPMENT WITH 10 
APARTMENTS OVER 324 SQ.M. OF COMMERCIAL 

PROPERTY LOCATION: 3471 Chatham Street 

Applicant's Presentation 

Architect Rob Whetter, ZGF Cotter Architects Inc., and Landscape Architect Johnny Zhang, 
Maruyama and Associates, presented the project and answered queries from the Panel on behalf 
of the applicant. 

Panel Discussion 

Comments from the Panel were as follows: 

• • appreciate the sustainability features of the project, e.g. the ultra insulated triple glazing 
of the windows, foam insulation, and low-flow dual flush toilets; good approach from an 
energy point of view; hope that other projects will follow the direction of the subject 
development - Noted. 

• • good project; like the successful design which reflects the commercial developments 
being rebuilt in the central part of the Steveston Village Area; appreciate the project's dark 
grey and cream corner feature; blends well with adjacent residential areas - Noted. 

commend the applicant for including Basic Universal Housing Features; floor plans are 
suitable; consider using pocket doors for washroom entries to provide extra floor space and 
enhance accessibility - Considered, but not included due to maintenance concerns. 

• • project is handled well; scale of the proposed development is broken down through 
colour differentiation and breaking down of volumes; the colour palette, roof line and street 
edge treatment are well handled - Noted. 

• • appreciate the use of salvaged sculptural relief panels; however, almost half of them are 
hidden and not visible to the public; look at other possible locations where the hidden panels 
could be better utilized - To ensure compliance with rezoning considerations and 
commitments made to the public and Council, the re-use of the sculptural panels is 
supported by staff. The relocation of one (1) panelfrom the rear lane elevation into the 
lobby is supported by staff. 

• • design is suitable for the Steveston Village Area in terms of colour, scale and style; 
appreciate the preservation of the sculptural relief panels - Noted. 

the applicant provided a clear and succinct presentation; intent is clear; appreciate how 
the project transitions from the neighbouring sites to the building block; adds quality to the 
project; projects fits well with the neighbourhood; fully support the project - Noted. 



- 3 -

e project is nicely designed and well handled; appreciate the drawings submitted by the 
applicant - Noted. 

look at using the sculptural relief panels in other locations of the proposed development, e.g. 
at the lobby and at the northeast section of the building to provide screening for garbage and 
recycling; awnings above the panels have an uncomfortable feel - See previous comments 
regarding the sculptural panels. Awnings have been removed. 

shadowing works well - Noted. 

.. white square at the parking entry could be handled better; consider introducing a trellis to 
tidy up the parking entry - Board and batten detailing added to area above parking entry. 

e architecture is well thought out - Noted. 

use of the salvaged sculptural relief panels is not appropriate for the subject development; too 
strong for a soft building; no need for trellises as the building architecture is already strong -
See previous comments regarding the sculptural panels. 

• consider improving the storefront doors, consider wood trim doors with smaller glazing 
panels in lieu of the proposed door material- Awnings have been removed. 

.. consider further articulation to the ground plane; look at the proposed planting panels; 
suggest finer grain detail or modules in lieu of the monolithic one piece trellises in between 
the windows - Further detailing added to trellises. 

.. the frequency set up for the awnings in concert with the storefront windows becomes an issue 
at the sculptural relief panels - Awnings have been removed. 

consider moving the bike locker to front face of the building; also consider louvers or 
windows on the inside of the garbage and recycling area to allow sunlight penetration -
Bicycle lockers consolidated and located at sauthwest corner of parking area, which has 
internal corridor access to Chatham Street. Window added to north elevation to allow 
sunlight penetration into garbage and recycling area. 

.. consider a pathway and some seating on the laneway to enhance the public experience - This 
has been considered and is not supported by staff due to concerns discussed at Planning 
Committee relating to site history. 

.. sun exposure to the sculptural panels on the south side of the building provide a good 
contrast; if located on the north side, this effect would be lost - Awnings have been removed 
which will improve light effect. 

Panel Decision 

It was moved and seconded that DP 14-672823 be supported to move forward to the 
Development Permit Panel subject to the applicant giving consideration to the comments ofthe 
Panel. CARRIED 



City of 
Richmond Development Permit 

To the Holder: 

No. DP 14-672823 

STEVESTON FLATS DEVELOPMENT CORP. 

Property Address: 

Address: 

3471 CHATHAM STREET 

CIO REINER SIPERKO 
6800 GAMBA DRIVE 
RICHMOND, BC V7C 2G5 

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

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

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

a) Increase the maximum permitted building height from 12.0 m to 15.4 m to allow 
elevator access to the roof deck level. 

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 #11 attached hereto. 

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

6. As a condition of the issuance of this Permit, the City is holding the security in the amount of 
$31,496.85. to ensure that development is carried out in accordance with the terms and 
conditions of this Permit. Should any interest be earned upon the security, it shall accrue to 
the Holder if the security is returned. The condition of the posting of the security is that 
should the Holder fail to carry out the development hereby authorized, according to the terms 
and conditions of this Permit within the time provided, the City may use the security to carry 
out the work by its servants, agents or contractors, and any surplus shall be paid over to the 
Holder. Should the Holder carry out the development permitted by this permit within the 
time set out herein, the security shall be returned to the Holder. The City may retain the 
security for up to one year after inspection of the completed landscaping in order to ensure 
that plant material has survived. 

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

4405918 



Development Permit 
No. DP 14-612823 

To the Holder: STEVESTON FLATS DEVELOPMENT CORP. 

Property Address: 

Address: 

3471 CHATHAM STREET 

CIO REINER SIPERKO 
6800 GAMBA DRIVE 
RICHMOND, BC V7C 2G5 

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

This Permit is not a Building Permit. 

AUTHORIZING RESOLUTION NO. 
DAY OF 

DELIVERED THIS DAY OF 

MAYOR 

4405918 

ISSUED BY THE COUNCIL THE 
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City of 
Richmond 

Heritage Alteration Permit 
Development Applications Division 

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

File No.: HA 14-672825 

To the Holder: Steveston Flats Development Corp. 

Property Address: 3471 Chatham Street 

Legal Description: P.I.D.029-139-741 
Lot 1 Section 20 Block 3 North Range 7 West 
New Westminster District Plan EPP30378 

(s.972, Local Government Act) 

1. (Reason for Permit) D Designated Heritage Property (s.967) 
o Property Subject to Temporary Protection (s.965) 
o Property Subject to Heritage Revitalization Agreement (s.972) 
0' Property in Heritage Conservation Area (s.971) 
o Property Subject to s.219 Heritage Covenant 

2. This Heritage Alteration Permit is issued in accordance with Development Permit DP 14-672823. 

4. This Heritage Alteration Permit is issued subject to compliance with all oftheBylaws of the City 
applicable thereto, except as specifically varied or supplemented by this Permit. 

5. If the alterations authorized by this Heritage Alteration Permit are not completed within 24 months 
of the date of this Permit, this Permit lapses. 

AUTHORIZING RESOLUTION NO. ISSUED BY THE COUNCIL THE DAY OF ,2015. 

DELIVERED THIS DAY OF ,2015. 

MAYOR CORPORATE OFFICER 

IT IS AN OFFENCE UNDER THE LOCAL GOVERNMENT ACT, PUNISHABLE BY A FINE OF UP TO $50,000 IN THE CASE OF AN 
INDIVIDUAL AND $1,000,000 IN THE CASE OF A CORPORATION, FOR THE HOLDER OF THIS PERMIT TO FAIL TO COMPLY WITH 
THE REQUIREMENTS AND CONDITIONS OF THE PERMIT. 

4406476 
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City of 
Richmond 

To: Development Permit Panel 

From: Wayne Craig 
Director of Development 

Report to Development Permit Panel 

Date: November21,2014 

File: DP 14-663759 

Re: Application by Amar Sandhu for a Development Permit at 7400,7420 and 7440 
Railway Avenue 

Staff Recommendation 

That a Development Permit be issued which would permit the construction of 14 townhouse 
units at 7400, 7420 and 7440 Railway Avenue on a site zoned "Low Density Townhouses 
(RTL4)". 

4433177 
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Staff Report 

Origin 

Amar Sandhu has applied to the City of Richmond for permission to develop fourteen (14) two
storey townhouse units at 7400, 7420 and 7440 Railway Avenue (Attachment 1). The subject 
site is being rezoned from "Single Detached (RS liE)" to "Low Density Townhouses (RTL4)" 
for this project under Bylaw 9015 (RZ 12-619835), which received third reading following the 
Public Hearing on April 22, 2014. The properties currently contain three (3) single-family 
dwellings, which will be demolished. 

Frontage improvements were secured through the rezoning process and will be constructed 
through a separate Servicing Agreement (SA 14- 667212), which must be entered into prior to 
final adoption of the rezoning bylaw. Works include, but are not limited to: removal of the 
existing sidewalk, construction of a new 1.5 m wide sidewalk and a 2.0 m grass and treed 
boulevard between the new sidewalk and the existing curb along the site frontage and extended 
south to the north property line 7488 Railway A venue, installation of street lighting to replace 
the existing Hydro lease lights, and upgrade of the existing 450 mm diameter storm sewer along 
Railway Avenue frontage to 600 mm diameter. A sanitary sewer statutory right-of-way is 
located along the entire east property line of the subject site, no upgrades to the sanitary sewer is 
required. 

Development Information 

Please refer to attached Development Application Data Sheet (Attachment 2) for a comparison of 
the proposed development data with the relevant Bylaw requirements. 

Background 

Development surrounding the subject site is as follows: 

To the North: Three (3) "Single Detached (RS1/E)" lots with a mix of newer and older homes 
fronting Railway Avenue; and single-family lots zoned "Single Detached 
(RS liE)" and "Single Detached (RS liB)" further north fronting Linfield Gate. 

To the South: Two (2) deeper "Single Detached (RS lIE)" lots with older homes; and then two 
(2) "Single Detached (RS liB)" lots with newer homes and a temporary shared 
access from Railway Avenue to the unopened back lane; further south are six (6) 
more "Single Detached (RS liE)" lots fronting Railway Avenue. 

To the East: Three (3) "Single Detached (RSlIB)" lots with newer homes and one (1) "Single 
Detached (RS lIH)" lot, all fronting Lindsey Road. 

To the West: Across Railway Avenue, Railway Corridor Greenway, then McCaHan Road with 
a mix of newer and older, larger single-family dwellings on "Single Detached 
(RS liE)" lots. 

4433177 
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Rezoning and Public Hearing Results 

The Public Hearing for the rezoning of this site was held on April 22, 2014. The following 
concerns were expressed during the Public Hearing. The response to the concern is provided in 
italics. 

1. Traffic on Railway Avenue. 

Transportation staffhave reviewed the proposed townhouse development and confirmed 
that the proposed fourteen (14) unit townhouse development should result in a 
manageable increase in traffic over the existing three (3) single-family houses. This 
marginal increase is expected to have minimal impact to the surrounding road system 
and can be accommodated within the capacity and geometry of Railway Avenue 
including southbound movements into the site. 

It is noted that the Railway Avenue corridor is designedfor all road users including 
transit and pedestrians, as well as bicycle lanes in both directions. Transportation 
supports a direct access from Railway Avenue which will be full movement north and 
south. The townhouse proposal reduces the number of access points on Railway Avenue 
from three (3) to a single driveway. 

2. Parking in the neighbourhood. 

The proposed development meets the off-street parking requirement in the Zoning Bylaw 
with two (2) parking spaces for each unit and exceeds the bylaw parking rate for visitor 
spaces by providing one additional visitor stall on site. This should minimize potential 
parking impacts on adjacent streets. 

3. Neighbourhood character. 

Two-storey ground oriented duplexes and detached units with traditional residential 
character are proposed to compliment surrounding single-family houses and help 
integrate the project into the existing neighbourhood. High building quality details, 
materials and landscaping are proposed to enhance the streetscape. 

4. Privacy. 

4433177 

The development is designed to minimize overlook on adjacent lots. All proposed units 
are limited to two- storeys. The proposed 5.5 m (ground floor) to 6.0 m (second floor) 
rear yard setback exceeds the minimum rear yard requirement in the Zoning Bylaw and 
will comply with the Townhouse Development Requirements under the Arterial Road 
Policy. Proposed side yard setbacks along the north and south property lines meet the 
bylaw required 3. 0 m setback, which exceeds the typical minimum setback for single
family dwellings. A solid 1.8 m high woodfence is proposed along all property lines 
abutting residential lots. 
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Staff Comments 

The proposed scheme attached to this report has satisfactorily addressed the significant urban 
design issues and other staff comments identified as part of the review of the subject 
Development Permit application. In addition, it complies with the intent of the applicable 
sections of the Official Community Plan and is generally in compliance with the "Low Density 
Townhouses (RTL4)" zone. 

Advisory Design Panel Comments 

The Advisory Design Panel has reviewed and supported the project. A copy of the relevant 
excerpt from the Advisory Design Panel Minutes from Wednesday, October 8, 2014 is attached 
for reference (Attachment 3). The design response from the applicant has been included 
immediately following the specific Design Panel comments and is identified in 'bold italics '. 

Analysis 

Conditions of Adjacency 

• The proposed height, siting and orientation of the buildings generally address the massing of 
the surrounding residential developments. Two-storey detached and duplex units are 
proposed to respect the adjacent existing single-family developments, and to minimize 
privacy and overlook concerns. 

• The detached units along the rear property line provide a good transition between the duplex 
units along Railway Avenue and the single-family homes to the east. The proposed roofline 
has been minimized to diminish the impact of shadowing to the neighbours. 

• The increased rear yard setback (minimum 5.5 m on the ground floor and 6.0 m on the 
second floor, compared to 3.0 m as required under the Low Density Townhouse zones) 
provides appropriate private outdoor open space for the units at the back of the site and 
further minimizes the impact of the proposed development on existing single-family houses 
to the east. 

• The existing site grade within the backyards is to be maintained. Perimeter drainage will be 
required as part of the Building Permit to ensure storm water is managed and addressed 
through the development and will not impact the neighbouring properties. 

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

• Adjacent properties to the north and south have future potential for redevelopment as 
townhouses, and the proposed development does not reduce this potential. A public right-of
passage (PROP) statutory right-of-way (SRW) on-site allowing access to/from the adjacent 
future development sites via the subject site has been secured at rezoning. 

4433177 
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Urban Design and Site Planning 

• The site layout includes eight (8) duplex units and six (6) detached units. 

• The proposed site layout provides for a pedestrian-oriented streetscape of townhouses 
fronting Railway Avenue, with a landscaped edge treatment, low wood picket fencing, and 
gates to individual townhouse unit front doors. 

• The internal road layout is aT-shape with future cross-access connections to the 
neighbouring properties to the north and south, secured by SRW. 

• All units have two (2) vehicle parking spaces in a side-by-side double car garage. A total of 
four (4) visitor parking spaces, including one (1) accessible visitor parking space, are 
provided throughout the site. The number of visitor parking spaces proposed exceeds the 
minimum bylaw requirement (i.e., 3 spaces). 

• Both inside and external bicycle parking is provided and is also in compliance with the 
zoning bylaw requirements. 

• Outdoor amenity space is proposed opposite to the site entry for maximum casual 
surveillance opportunity and sun exposure. The size and location of the outdoor amenity 
space is appropriate in providing open landscape and amenity convenient to all of the units. 
A covered mailbox kiosk and short-term bicycle parking spaces are provided within the 
outdoor amenity area. 

• The required garbage, recycling and organic waste storage enclosures are proposed off the 
north-south driveway adjacent to the site entry, and have been incorporated into the design of 
Building No.1 and Building No. 10 to minimize their visual impact. 

Architectural Form and Character 

• A pedestrian scale is achieved along the public street and internal drive aisle with the 
inclusion of variation in building height, building projections, recesses, entry porches, 
varying material combinations, and landscape features. All units along Railway Avenue 
have direct individual access from the street. 

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

• Two (2) colour schemes are proposed to increase visual diversity through the use of materials 
and natural color options. Scheme One consists of deeper tones such as brick red and 
mustard olive to develop visual diversity. Scheme Two provides a flatter natural tone to 
maintain context with adjacent neighbours. Both schemes are proposed with a light trim to 
unify the project. 

• The proposed building materials (asphalt roof shingles, hardi-plank siding, wood 
trim/post/band/bracket, stone base and metal clad doors) are generally consistent with the 
Official Community Plan (OCP) Guidelines and compatible with the existing single-family 
character of the neighbourhood. 

Tree Preservation and Replacement 

• Tree preservation was reviewed at rezoning stage. The developer is proposing to retain and 
protect seven (7) trees located along the Railway Avenue frontage and one (1) tree on the 
adjacent property to the east at 7373 Lindsay Road. To ensure the protected trees will not be 

4433177 
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damaged during construction, tree protection fencing must be installed to City standards prior 
to any construction activities occurring on-site. 

• A contract with a Certified Arborist to monitor all works to be done near or within the tree 
protection zone is required prior to Development Permit issuance. The footings for all of the 
porch posts to be installed close to or within the tree protection area will be hand dug and 
limited to 2 feet by 2 feet. Within the Tree Preservation Zone (TPZ), the planned patio and 
walkways will be in paving stone construction with the underlying roadbase and sand placed 
overtop the original grade with no excavation will be undertaken. The proposed walkways 
will be located a minimum of 1.0 m from any retained tree. 

• No Landscaping Security will be returned until the post-construction assessment report, 
prepared by the Arborist, confirming the protected trees have survived the construction, is 
reviewed by staff. 

• 26 bylaw-sized trees on-site were identified for removal due to general poor condition and a 
total of 45 replacement trees were secured at rezoning stage (7 replacement trees were 
exempted considering the effort made by the applicant to retain the 7 existing bylaw trees on 
site). The applicant is proposing to plant 17 replacement trees on-site, including 5 conifers 
and 12 deciduous trees. Contribution to the City's Tree Compensation Fund for planting of 
the balance of replacement trees within the City was secured at Rezoning stage. 

• Two (2) city trees located within the city boulevard in front of the site will be impacted by 
the required storm sewer upgrades and frontage improvements. Parks Operations staff 
agreed to the removal of these two (2) trees based on the health and condition of the trees, as 
well as the required frontage improvement works along Railway Avenue. A cash 
compensation for the street tree removal in the amount of $3,250 will be required. 

Landscape Design and Open Space Design 

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

• Hedges, an assortment of shrubs and ground covers, and perennials and grasses have been 
selected to ensure the landscape treatment remains interesting throughout the year. 

• The street side landscape defines the private yard boundaries with low metal fences along the 
property line and low shrubs inside the yards. The front yards are internally separated by 
fencing and hedging to create privacy. 

• A children's play area designed for children aged 2 to 5 years old is proposed for the outdoor 
amenity area. The play equipment includes a playhouse, counter, and a tunnel; it was chosen 
to fit into the provided space and to allow multiple children to play at the same time. The 
equipment provides social, active, and imagination play opportunities. 

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

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

• In order to ensure that the proposed landscaping works are completed, the applicant is 
required to provide a landscape security of$132,740.30 in association with the Development 
Permit. 

4433177 
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• Indoor amenity space is not proposed on-site. A $14,000 cash-in-lieu contribution has been 
secured as a condition of rezoning approval, consistent with the OCP. 

Crime Prevention Through Environmental Design 

• The architect advised that the following CPIED design/features are incorporated into the 
proposal: 

o additional windows provided to Buildings 5 & 6 facing the outdoor amenity area to increase 
surveillance opportunity; 

o low metal fence with gates along the frontage and low planting on either side of the fence to 
provide for visual porosity into the site; 

o the play area located at the centre of site for maximum surveillance opportunity; and 

o low planting between the play area and the internal road for better surveillance. 

Sustainability 

• At rezoning stage, the applicant committed to achieving an EnerGuide rating of 82 for the 
proposed town houses and to pre-ducting all units for solar hot water heating. 

• A Certified Energy Advisor has confirmed that the proposed townhouse units will be 
designed to achieve an EnerGuide rating of 82. The report prepared by the Energy Advisor 
is on file and will be utilized through the Building Permit review process to ensure these 
measures are incorporated in the permit drawings. 

• A legal agreement is required to be registered on-title prior to issuance of the Development 
Permit to ensure that all units are designed to achieve an EnerGuide rating of 82 (as detailed 
by the Certified Energy Advisor), and to include pre-ducting for solar hot water heating. 

• The developer also advises that the following sustainability features will be incorporated into 
the development: 

o seven (7) existing trees along the street and one (1) existing tree at the rear of the site are to 
be retained and protected onsite; 

o permeable paving proposed for visitor parking stalls and key areas of the internal driveway to 
increase permeability; 

o energy efficient appliances in all units; 

o large operable windows provide natural light and ventilation; 

o large gable roofs for improved envelope performance; 

o locally sourced materials with low V.O.C. emissions; and 

o native planting proposed for longevity within the area. 

Accessible Housing 
• The proposed development includes one (1) convertible unit that is designed with the 

potential to be easily renovated to accommodate a future resident in a wheelchair. The 
potential conversion of these units will require installation of a chair lift (where the staircase 
has been dimensioned to accommodate this in unit Ab) in the future, if needed. 

4433177 



November 21,2014 - 8 - DP 14-663759 

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

bathtubs and showers. 

Conclusions 

The applicant has satisfactorily addressed staffs comments regarding conditions of adjacency, 
site planning and urban design, architectural form and character, and landscape design. The 
applicant has presented a development that fits into the existing context. On this basis, staff 
recommend support of this Development Permit application. 

Edwin Lee 
Planner 1 

EL:rg 

Attachment 1: Location Map 
Attachment 2: Development Application Data Sheet 
Attachment 3: Excerpt from the Minutes of the Advisory Design Panel Meeting-October 8, 2014 

The following are to be met prior to forwarding this application to Council for approval: 
Final adoption of the Zoning Amendment Bylaw 9015. 
Registration of a legal agreement on title identifying that the proposed development must be designed and 
constructed to meet or exceed EnerGuide 82 criteria for energy efficiency and that all dwellings are pre-ducted 
for solar hot water heating. 
Receipt of a Letter-of-Credit for landscaping and tree survival in the amount of $132,740.30; Letter-of-Credit 
will not be released until the Letter of Assurance that landscaping installed from Landscape Architect as well as 
the Post Construction Impact Assessment Report confirming the protected trees survived the construction from 
Arborist are reviewed by staff. 
Submission of a proof of contract with a Certified Arborist to monitor all works to be done near or within the 
tree protection zone. 
City acceptance of the developer's offer to voluntarily contribute $3,250.00 to Parks Division's Tree 
Compensation Fund for the removal of two (2) trees located on the City boulevard in front of the site. 
Note: Developer/contractor must contact the Parks Division (604-244-1208 ext. 1342) four (4) business days 
prior to the removal to allow proper signage to be posted. All costs ofremoval and compensation are the 
responsibility borne by the applicant. 

Prior to future Building Pennit issuance, the developer is required to complete the following: 
Incorporation of accessibility, CPTED, and sustainability features/measures in Building Permit (BP) plans as 
detennined via the Rezoning and/or Development Pennit processes. 
Submission of DCC's (City & GVS&DD), School site acquisition charges, and Utility charges etc. 
The applicant is required to obtain a Building Permit for any construction hoarding associated with the proposed 
development. If construction hoarding is required to temporarily occupy a street, or any part thereof, or occupy 
the air space above a street or any part thereof, additional City approvals and associated fees may be required as 
part of the Building Permit. For further information on the Building Permit, please contact Building Approvals 
Division at 604-276-4285. 

4433177 
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Submission of a construction traffic and parking management plan to the satisfaction of the City's 
Transportation Division (http://www.richmond.ca/services/ttp/special.htm). 
If applicable, payment of latecomer agreement charges associated with eligible latecomer works. 

4433177 
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City of 
Richmond 

Development Application Data Sheet 
Development Applications Division 

DP 14-663759 Attachment 2 

Address: 7400,7420 and 7440 Railway Avenue 

Owner: SSB Homes Ltd. Applicant: Amar Sandhu 

Planning Area(s): Blundell ---------------------------------------------------------------

Floor Area Gross: 2,378 m2 Floor Area Net: 1,803 m2 

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

I Existing I Proposed 

Site Area: 3,025.7 m2 No Change 

Land Uses: Single-Family Residential Multiple-Family Residential 

OCP Designation: Neighbourhood Residential No Change 

Zoning: Single Detached (RS1/E) 
Low Density Townhouses 
(RTL4) 

Number of Units: 3 14 

1 

- -

1 

-

1- - Variance Bylaw Requirement Proposed 

Floor Area Ratio: Max. 0.60 0.60 none permitted 

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

Lot Coverage - Non-porous 
Max. 65% 58% none 

Surfaces: 

Lot Coverage - Landscaping: Min. 25% 28% none 

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

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

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

Setback - Rear Yard (m): Min. 3.0 m 5.5 m Min. none 

Height (m): Max. 12.0 m (3 storeys) 9.77 m Max. none 

Lot Width: Min. 50.0 m 66.08 m none 

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

2 (R) and 0.28 (V) 
none 

Regular (R) I Visitor (V): per unit 

Off-street Parking Spaces - Total: 31 32 none 

Tandem Parking Spaces: 
Max. 50% of proposed residential 

0 none 
spaces (28 x Max. 50% = 14) 

4433177 
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Max. 50% when 31 or more spaces 
Small Car Parking Spaces are provided on site 2 none 

(32 x Max. 50% = 16) 
Min. 2% when 3 or more visitor 

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

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

Amenity Space - Outdoor: Min. 6 m2 x 14 units = 84 m2 84 m2 none 

4433177 
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4433177 

Excerpt from the Minutes from 

The Design Panel Meeting 

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

Richmond City Hall 

DP 14-663759 - 14-UNIT TOWNHOUSE DEVELOPMENT 

APPLICANT: Amar Sandhu 

PROPERTY LOCATION: 7400, 7420 and 7440 Railway Avenue 

Applicant's Presentation 

Attachment 3 

Architect Taizo Yamamoto, Yamamoto Architecture Inc., and Landscape Architect 
Patricia Campbell, PMG Landscape Architects, presented the project and answered 
queries from the Panel on behalf of the applicant. 

Panel Discussion 

Comments from the Panel were as follows: 

• note the lack of transition from the drive aisle to the front doors of the rear 
units; look at slightly setting back the front door to create some transition from 
the drive aisle; 

As per discussions with the planner, the rear entry units have been located 
close to the drive aisle to ensure prominence and visibility to pedestrians. 

• separating the back units to appease the neighbours to the east may not be a 
successful move as it reduces the outdoor amenity space; the amenity space is a 
tight zone between two residential units; 

For a small townhouse development, this was extremely controversial and 
underwent an extensive public consultation process. Several public 
information meetings were arranged showing different options for the site. 
The public was strongly opposed to the idea of townhouses and was very 
concerned about privacy and overlook of units into their rear yards. One of 
the justifications we presented to the Public, both at the Public Information 
meetings and at Public Hearing was that we were proposing single units 
facing their homes. This means that from their yards they will be looking at 
smaller scale buildings, and the widths of the buildings facing them will be 
broken up. As a result of these smaller buildings, the roof line will be lower 
and will provide more access to daylight. In light of the extent of public 
opposition and to maintain a transparent public process, we would like to 
keep the layout of single unit buildings that was shown at Public Hearing. 
We are concerned that the neighbours will feel that their opposition was not 
heard, and that in the end we did not do what was promised to them. 
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III appreciate the overall form, character and scale of the project; variation of the 
facades, roof lines and colours work nicely; 

Noted. 

III project is well designed; however, the outdoor amenity space is small; consider 
lowering the roof lines of adjacent units to allow more sunlight exposure to the 
amenity space; 

Additional sunlight exposure in outdoor amenity area provided by minimizing 
the slopes of the gables to Unit A2 (Bldg. 5) and removing the double gable to 
Unit Ai (Bldg. 6). Overhang of these roofs have also already been minimized 
to meet building code and maintain sun exposure. 

III consider public art for the project; 

Owner has agreed to make a cash contribution in lieu of public art. 

III project is well handled; form and character is good and relates well to the site 
context; 

Noted. 

III concern on the narrow separation between rear units as the spaces don't appear 
functional; rear units could be paired up to increase the size of the outdoor 
amenity space and make it functional; 

See response above. 

III appreciate the provision of a convertible unit in the project; ensure that the size 
of the bottom stair lift platform is adequate; 

Minimum clearance space of 750mm x 600mm platform shown at the bottom 
of the stairs of convertible unit. 

III appreciate the applicant's submission of predicted Energuide rating; however, 
the proposed use of electric baseboards for space heating is not advisable; 
consider alternative heating systems for heating space; 

Client would like to propose electric base boards for space heating but will 
meet Energuide 82 requirements. 

III consider parti-walls in lieu of spaces between the rear units for better energy 
efficiency; 

See response above. 

III building elevations and colours are interesting; 

Noted. 

III like the character of the proposed buildings; consider design development to 
gables for units facing the internal drive aisle; 

Additional design development of gables for units facing internal roadway 
was studied. Incorporating these changes largely compromise the 
functionality and flow of the floor plan. Unit and elevation proposed to 
remain the same. 
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&I agree with comments that the rear buildings should be paired to better utilize 
the site; spaces between rear units may not necessary as trees along the east 
property line provide screening from the neighbouring property to the east; 

See response above. 

II visual porosity in the eastern fa<;ade has been achieved at the expense of the 
reduced size of the outdoor amenity area; agree with suggestions from the Panel 
to pair the rear buildings together and provide further articulation to the eastern 
fa<;ade; and 

See response above. 

&I if the rear buildings are joined together to enhance energy efficiency and 
increase the size of the outdoor amenity area, consider cricket roofs to maintain 
a break between the roofs of each pair of units. 

See response above. 

II (In addition) the Chair also read the following comments of Panel member 
Grant Brumpton) 

&I review the suitability of the proposed naturalized/recycled play equipment for 
rainy weather; 

PMG have amended the play area to be a mix of natural and structured play 
and have eliminated the natural wood components that were an issue with the 
design panel. 

&I agree with the staff recommendation to plant a tree at the east end of the 
amenity space to enhance the natural element of the play area design and 
provide a focal point; 

PMG has amended the landscape plan to include two small fruit trees at the 
east side as part of the amenity area experience. 

&I applicant needs to work with an arborist; and 

An arborist is part of the consultant team and will ask that Sandhill 
Developments have them advise the team on tree issues during the course of 
construction. 

&I look at the feasibility of planting underneath the large coniferous trees. 

We believe that the planting scheme will work in the area of the existing 
conifers. PMG has added note to advise the arborist to be on site when 
undertaking any construction within their tree protection area. 

Panel Decision 

It was moved and seconded 
That DP 14-663759 be supported to move forward to the Development Permit Panel 
subject to the applicant giving consideration to the comments of the Panel. 

CARRIED 

Opposed: Matthew Thomson and Kai Chen 



City of 
Richmond Development Permit 

To the Holder: 

Property Address: 

Address: 

AMAR SANDHU 

7400,7420 AND 7440 RAILWAY AVENUE 

C/O SANDHILL DEVELOPMENT LTD. 
228-11020 NO 5 ROAD 
RICHMOND, BC V7 A 4E7 

No. DP 14-663759 

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

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

3. 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 #16 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 
$132,740.30 to ensure that development is carried out in accordance with the terms and 
conditions of this Permit. Should any interest be earned upon the security, it shall accrue to 
the Holder if the security is returned. The condition of the posting of the security is that 
should the Holder fail to carry out the development hereby authorized, according to the terms 
and conditions of this Permit within the time provided, the City may use the security to carry 
out the work by its servants, agents or contractors, and any surplus shall be paid over to the 
Holder. Should the Holder carry out the development permitted by this permit within the 
time set out herein, the security shall be returned to the Holder. The City may retain the 
security for up to one year after inspection of the completed landscaping in order to ensure 
that plant material has survived. 

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

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. 

4433177 



To the Holder: 

Property Address: 

Address: 

AMAR SANDHU 

Development Permit 
No. DP 14-663759 

7400,7420 AND 7440 RAILWAY AVENUE 

C/O SANDHILL DEVELOPMENT LTD. 
228-11020 NO 5 ROAD 
RICHMOND, BC V7 A 4E7 

AUTHORIZING RESOLUTION NO. 
DAY OF 

ISSUED BY THE COUNCIL THE 

DELIVERED THIS DAY OF 

MAYOR 

4433177 
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City of 
Richmond 

To: Development Permit Panel 

From: Wayne Craig 
Director of Development 

Report to Development Permit Panel 

Date: November 19,2014 

File: DP 13-637372 

Re: Application by Dava Developments Ltd. for a Development Permit at 22560, 
22600 and 22620 Gilley Road 

Staff Recommendation 

That a Development Permit be issued which would: 

1. Permit the construction of thirty-five (35) three-storey townhouse units at 22560, 22600 and 
22620 Gilley Road on a site zoned "Town Housing (ZT11) - Hamilton". 

2. Vary the provisions of Richrnond Zoning Bylaw 8500 to increase the rate of tandem parking 
spaces from 50% to 100% to allow a total of seventy (70) tandem parking spaces in 
thirty-five (35) three-storey townhouse units. 

:J~". /~.? , tv <.--'/ 
Waynl raig I 
Director of Devel{)pment 

WC:ke ~ 
Att. 
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Staff Report 

Origin 

Dava Developments Ltd. has applied to the City of Richmond for permission to develop 
thirty-five (35) three-storey townhouse units at 22560,22600 and 22620 Gilley Road on a site 
zoned "Town Housing (ZT11) Hamilton". The site is vacant and contains preload materials. 

The site is being rezoned from "Single-Detached (RS liB)" to "Town Housing (ZT11)
Hamilton" for this project under Richmond Zoning Amendment Bylaw 8750 (RZ 06-344606). 
3rd Reading was granted on June 18,2012. 

A Servicing Agreement application (SA 13-650377) has been submitted and is being reviewed 
by staff for off-site road upgrades and an on-site public pathway. Approval of the Servicing 
Agreement application is a rezoning consideration of Richmond Zoning Amendment Bylaw 
8750. 

Development Information 

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

Background 

Development surrounding the subject site is as follows: 

To the north, properties zoned "Agricultural (AG1)" in the ALR to the west and properties zoned 
"Single-Detached (RS liB)" to the east on the north side of Gilley Road; 

To the east, a low density townhouse development zoned "Town Housing (ZT11) - Hamilton" 
and properties zoned "Single-Detached (RS liB)"; 

To the south, properties zoned "Single-Detached (RS liB)"; and 

To the west, properties zoned "Single-Detached (RS liB)". The lot fronting onto Gilley Road 
contains an existing single-family dwelling. The lot fronting onto Rathburn Drive is currently 
vacant. 

The subject site is located in the Hamilton Area Plan and designated Neighbourhood Residential 
(Townhouse 0.75 FAR). On either side of the site, lots along the south side of Gilley Road are 
designated Neighbourhood Residential (Townhouse 0.55 F AR)(west) and Neighbourhood 
Residential (Townhouse 0.75 FAR)(east). The single-family lots to the south are designated 
Neighbourhood Residential (Single Family 0.55 FAR). The proposed townhouse project 
complies with the Hamilton Area Plan (Attachment 2). 

Rezoning and Public Hearing Results 

The Public Hearing for the rezoning of this site was held on June 18,2012. At the Public 
Hearing, the following concerns about rezoning the property were expressed. The response to 
the concerns and comments is in italics: 

4429358 
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1. Use of Gilley Road as the access to the proposed development and related traffic 
concerns (instead of access via the Turner/Rathburn Road connection through the single
family residential subdivision to the south) and concerns about limited pedestrian 
infrastructure and safety along Gilley Road. 

The access to the development from Gilley Road with the driveway access at the north 
east corner of the site has been approved through the rezoning (3 rd Reading granted on 
June 18, 2012). Through the rezoning, the developer's traffic and engineering 
consultant and City's Transportation staff reviewed and confirmed the suitability of 
Gilley Road to be utilized as an access road to the development and required the 
following Gilley Road upgrades to be completed by this project from the access to the site 
to the Gilley Road/Westminster Highway intersection: 

• 6.1 m (20 fl.) wide asphalt driving surface; 
• 1.5 m (4.9 fl.) wide asphalt pedestrian walkway on the south side of the road and 

north of the existing water course (Riparian Management Area - 5 m) with 
appropriate pavement markings. 

• Appropriate tie-in and transition to the existing Riparian Management Area 
watercourses located on the north and south side of Gilley Road. 

• Road works along Gilley Road will be completed by a Servicing Agreement with 
all works to be completed by the developer at their sole cost. 

The upgrades to Gilley Road will ensure safe use of Gilley Road by vehicles and 
pedestrians and will result in enhanced pedestrian safety both on Gilley Road and 
through the development site (via a secured public walkway). This project also 
facilitates: 

• Implementation of a secured public walkway off Gilley Road on the north side of 
the subject site (through a 4.5 m (14.8 fl.) statutory right-of-way (SRW) for public 
passage. A similar SRW and walkway would be secured to the east if and when 
these properties redevelop, as noted in the previously referenced Hamilton Area 
Plan. 

• Implementation of a pedestrian connection from the residential subdivision to the 
south, through the subject site (through the above referenced SRW) to Gilley 
Road. 

2. Potential impacts on neighbouring properties resulting from preload and construction 
activity and construction related traffic concerns along Gilley Road. 

4429358 

The developer is pre loading the subject site in accordance with the recommendations of 
their consulting geotechnical engineer. The developer's geotechnical consultant has 
been monitoring the subject site and properties in the surrounding area and has not 
identified any adverse impacts to any surrounding properties in relation to the preload. 

In response to concerns about preload related truck traffic on Gilley Road, the developer 
was required to submit a construction parking and traffic management plan for the site. 
This plan included provisions for management of truck traffic to the area to avoid 
stopping or queuing of trucks on Gilley Road, construction signage and temporary cone 
delineators for local traffic and pedestrian safety and employing a traffic control person 
to assist in the running and management of the plan. The developer and their consultants 
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were responsible for implementing the plan in accordance with the terms and parameters 
identified by City staff. After City approval of the first construction parking and traffic 
management plan and commencement of preload activities, City staff received concerns 
from neighbours about construction traffic related activities and issues along Gilley 
Road. City Transportation staff examined each concern, monitored the situation and 
advised the developer and their traffic control company to adjust their activities and 
management plan accordingly. 

To ensure construction related traffic issues continue to be addressed, the developer will 
be required to submit an additional (second) construction parking and traffic 
management plan for removal of existing preload activities and other site preparation 
activities needing completion in the near future. A third plan will need to be approved 
prior to issuance of a Building Permit for construction activities on the subject site. The 
parameters of all plans will include, but not be limited to the following: 

• No construction related parking or staging of trucks on Gilley Road or in the 
surrounding neighbourhood. 

• Dedicated areas of construction staff parking on-site. 
• Dedicated construction loading/staging areas on the subject site. 
• Construction vehicle access/egress is prohibited from utiliZing Rathburn Drive or 

Turner Street. 
• Construction vehicles will be required to travel at reduced speed on Gilley Road. 
• Provisions for safe pedestrian and cyclist passage at all times, with inclusion of 

appropriate delineator posts. 
• Traffic control persons as deemed necessary by Transportation staff. 

City Transportation staff will continue to monitor construction related traffic and parking 
activities for this project and liaise with the developer as required. Staff feel that the 
above approach will address the concerns identified by the residents. 

Staff Comments 

The proposed scheme attached to this report has satisfactorily addressed the significant urban 
design issues and other staff comments identified as part of the review of the subject 
Development Permit application. In addition, it complies with the intent of the applicable 
sections of the Official Community Plan (OCP) and is generally in compliance with the "Town 
Housing (ZT11) - Hamilton" zoning except for the variance noted below. 

Zoning ComplianceNariances (staff comments in bold) 

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

1) Increase the rate of tandem parking spaces from 50% to 100% to allow a total of seventy (70) 
tandem parking spaces in thirty-five (35) three-storey townhouse units. 

Staffsupports the proposed variance as the related rezoning application was submitted 
prior to the Bylaw Amendment related to tandem parking being approved by Council in 
March 2013. 

4429358 
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The incorporation of 1 00% tandem parking has a number of advantages on this site 
including: 

• Supporting a townhouse typology that meets the minimum required Flood 
Construction Level (FCL)(3.5 m) applicable in the Hamilton Sub Area by 
providing for all the habitable residential spaces to be on the second and third 
levels; 

• Limiting the need to permanently raise thefinished grade of the subject site, which 
improves the grade relationship with adjacent properties; and 

• Allowing for a more compact form of development that results in increased site 
planningjlexibility, more landscaping and a reduced amount of pave mentl hard 
surfacing. The proposal's lot coverage is 35%, which meets Richmond Zoning 
Bylaw 8500 requirements for this zone. 35% is also a lower lot coverage than 
other low density townhouses in the City that allow for a higher 40% lot coverage. 

• The application for rezoning was in-stream long before the zoning amendments 
were approved (March 2013) identifying the 50% tandem parking rate. 

Transportation staff have reviewed the proposed tandem parking configuration of the 
development and have no concerns. A restrictive covenant preventing the conversion of 
tandem parking areas to habitable space has been secured through the rezoning. 

Advisory Design Panel Comments 

The Advisory Design Panel reviewed and supported the project on April 9, 2014. A copy of the 
relevant excerpt from the Advisory Design Panel Minutes is attached for reference 
(Attachment 3). The design response from the applicant has been included immediately 
following the specific Design Panel comments and is identified in 'bold italics '. 

Analysis 

Conditions of Adjacency 
• The proposed site design incorporates three-storey townhouse clusters along the Gilley Road 

frontage. These are interspersed with various pedestrian and vehicular pathways. The 
townhouses will be setback 7.5 m (24.6 ft.) from Gilley Road and this area will accommodate 
a public walkway parallel to Gilley Road and small front yards for the townhouses. Although 
larger in scale than existing adjacent development, the proposed development will fit into the 
anticipated future context of low-density townhouse development as per the Hamilton Area 
Plan (Attachment 2). In the interim, the townhouse blocks are well setback from adjacent 
properties which will minimize the scale, shadowing and overlook impacts. 

• The proposed site design incorporates duplex and triplex townhouse units along the south 
edge of the property. Because of north-south grade changes across the site, the parking 
garages are located partially below-grade. This gives the units an apparent scale of two
storeys along Rathburn Drive. Combined with the clustering of units into duplexes, the 
result is a visible massing that is consistent with the single-family residential subdivision to 
the west and south. 

• The proposed development locates the drive aisle along the east property line along with a 
pedestrian pathway connecting to a pedestrian circulation path along the south edge of the 
site. Combined with landscaping, this arrangement mitigates the potential for shadowing and 
overlook impacts for developments to the east. 

4429358 
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• The proposed development incorporates a public, north south walkway along the west 
property line 4.5 m (14.8 ft.) in width. Combined with various additional setbacks to the 
buildings, the walkway and associated landscaping will serve to reduce the potential shadow 
and overlook impacts of the proposed development. Additionally, one townhouse block with 
three units has been located with "front door" access from the walkway which will both 
animate it and enhance safety. 

• Based on the existing elevation of the site being much higher at the south end (Rathburn 
Drive/Turner Street) compared to the north end (Gilley Road), gradual grade transitions are 
proposed. To address elevation differences between the subject site and neighbouring 
properties on the western edge, a concrete lock block retaining wall is proposed (varying 
from approximately 1 m (3.3 ft.) to 2 m (6.6 ft.) in height). The highest grade difference of 
2 m (6.6 ft.) is only applicable to a portion of the retaining wall on the west side of the public 
pathway adjacent to Building 4. To mitigate the impact of the concrete lock block retaining 
wall, a reduced height 1.2 m (4 ft.) tall wooden panel perimeter fence is proposed along the 
west edge of the site to be mounted on top of the retaining wall. Landscape buffer planting is 
proposed to be located on both the west and east sides of the public pathway along the entire 
west edge of the site next to the existing single-family houses. A higher level retaining wall 
is required on a portion of the west edge ofthe site for the following reasons: 

o The north south public pathway is required to be fully accessible. Due to the 
existing natural grade transitions (higher elevation to the south and lower 
elevation to the north), the public pathway must be designed with an appropriate 
slope. Although the implementation of steps or stepped terraced pathway may 
reduce some of the height of the retaining wall, this option cannot be looked at as 
this public pathway is required to be fully accessible and meet the slope 
requirements to address the existing grade change. 

o The minimum Flood Construction Level (3.5 m) requirements applicable to this 
project is being complied with by utilizing the existing grade and elevation 
transitions of the subject site and with townhouse unit habitable space being 
constructed above parking. This approach minimizes the amount of external fill 
remaining on the developments site and need for larger more extensive retaining 
walls. 

• Along a majority of the eastern edge of the site, a wooden timber retaining wall is proposed 
with a height ranging from approximately 0.74 m (2.5 ft.) to 1 m (3 ft.), also topped by a 1.8 
m (6 ft.) tall wooden privacy fence. Because the drive aisle is immediately adjacent to the 
east property line, staff believe the fence height is important for screening, light control and 
noise reduction for the adjacent properties. At the south east corner of the site, the increase 
in elevation in order to meet existing grades requires implementation of a terraced retaining 
wall system. The project minimizes the impacts of the retaining walls in the south east 
corner of the site by: 

4429358 

o Reducing the elevation of the walkway along the east side of building 12 as much 
as possible to reduce the height of any required retaining wall. 

o Implementing a wooden stepped/terraced retaining wall system on the east side of 
building 12. The lower tier retaining wall, adjacent to the neighbouring property 
to the east, contains a maximum grade difference of 1.4 m (4.6 ft.). Due to safety 
reasons and code requirements, aIm (3.5 ft.) metal guardrail fence is proposed to 
be mounted on top of the retaining wall. This metal guardrail fence is designed to 
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not add any additional mass or height to the existing retaining wall and to be 
transparent and enable the landscaping implemented behind (in the elevated 
terrace area) to be visible from neighbouring properties. 

o A smaller 0.7 m (2.3 ft.) wood retaining wall is proposed on the upper terrace. 
• If and when properties to the immediate east and west develop in accordance with the 

provisions of the Hamilton Area Plan (low-density townhouses and/or single-family), grade 
differences and retaining wall height between these sites should be minimal as a similar 
grading approach will likely be implemented resulting in a slight increase in elevation on 
redevelopment sites. 

• The northwest portion of the subject site is across the road (Gilley Road) from land contained 
in the Agricultural Land Reserve (ALR). In addition, the entire Gilley Road frontage of the 
subject site contains a 5 m Riparian Management Area (RMA). The development has 
responded to these designations as follows: 

o All works (buildings, fencing and pathways) are located outside of the RMA. No 
further disturbance is proposed. 

o The proposed setback of7.5 m (24.6 ft.) from Gilley Road is sufficient space to 
implement a landscape buffer to address the minimal adjacency this site has to the 
ALR. The ALR buffer will consist of plantings (trees and shrubs) in the front 
yards of the units. The natural growth and development of habitat in the existing 
RMA will provide an additional buffer. 

o A public pathway is proposed along the north edge of the site solely located on 
the development site. The pathway is also separated from the agricultural lands 
by Gilley Road and a ditch on either side. 

o A legal agreement secured through the rezoning application will secure the ALR 
buffer so it cannot be removed and must be maintained. It will also identify that 
the buffer is to assist in the mitigation of typical farm activities related to noise, 
odour and dust. 

o The City's Agricultural Advisory Committee reviewed and endorsed the proposed 
ALR buffer at rezoning. 

• An environmental consultant has prepared a report with recommendations on proposed 
plantings and compensation/mitigation works required to enhance the habitat of the RMA 
and off-set required work (i.e., culvert removal and culvert installation as a result of the 
proposed development. Environmental Sustainability staff have reviewed and support the 
proposed RMA enhancement plan along the site's Gilley Road frontage. For portions of the 
RMA beyond the subject site to the west impacted by the proposed minor road upgrades to 
Gilley Road - these will be addressed through the Servicing Agreement for these works. 

Urban Design and Site Planning 
• Access to the development site will be at the north east corner from Gilley Road. Drive-aisle 

and traffic circulation is provided by two east-west running drive-aisles that are connected 
with smaller north-south running drive-aisles. All townhouse units have direct garage access 
from the internal drive-aisle network. Previously, access to the original townhouse proposal 
was at the south west corner of the subject site (via Rathburn Drive/Turner Street 
connection); however, this was referred back to staff at the May 16,2011 Public Hearing 
with direction to achieve access to the development site from Gilley Road. 

4429358 
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• Units are oriented to maximize the number fronting directly on the streets, which enhances 
the continuity of the streetscape on Gilley Road and Rathburn Drive/Turner Street and 
provides for street animation, safety and good outlook. Front doors and entrance features are 
also included for the units that front onto the north-south public walkway to similar effect. 

• Grade transitions for the units fronting onto the road or walkway are mitigated by 
implementing a stepped/terraced front yard approach, thereby avoiding a long run of stairs to 
each unit entry from the sidewalk/walkway. 

• For the two (2) internal triplex building typologies (Building 5 and 6), entrances are setback 
sufficiently from the drive-aisle to facilitate separation space and implementation of 
landscaping. These units also have private outdoor spaces that back onto the outdoor 
amenity area. 

• The outdoor amenity space is located in a central and highly visible location within the 
development. It complies with the minimum size requirements and is designed to include a 
variety of children's play equipment and structures (play structure house, seesaw and 
climbing apparatus) in accordance with OCP guidelines. The outdoor amenity also includes 
a durable surface that can be utilized in all weather conditions and benches and 
healthlwellness equipment. 

Architectural Form and Character 
• Gabled enclosed roof elements enhance the pedestrian scale of the development, which will 

have the benefit of a public walkway along three of the site's edges (south, west and north). 
• Varied building massing is provided throughout the development in response to the 

surrounding context. Long building blocks are avoided as fourplex building types are limited 
to the Gilley Road frontage and are broken up further by various architectural detailing and 
features (gabled roof elements above the entrances and bay windows). 

• Along the units fronting the roads, external cladding accents are alternated between building 
types to provide enhanced variation, patterning and differentiation between individual 
building blocks. 

• Proposed external cladding materials and treatments consisting of charcoal asphalt shingles, 
hardi-panel siding/shingles, vinyl siding, wood detailing (board and batten, brackets and 
accent panels), painted metal garage and entrance doors are consistent with 2041 OCP 
guidelines and existing surrounding residential development. 

• External cladding materials (hardi-panel shingles, wooden board and batten, wood accent 
trim and brackets) are proposed to highlight gable-end dormers and bay window elements. 

Landscape Design and Open Space Design 
• At rezoning, a minimum of 34 replacement trees were identified to be incorporated into the 

landscape plan. The proposed landscaping exceeds and nearly doubles the minimum 
replacement trees required (with 64 evergreen and deciduous trees proposed). 

• Townhouse units that front onto the roads on the north and south side of the site and the 
public walkway on the west edge will have individual open spaces consisting of a patio 
(pavers) and defined by low-level wood picket fencing, shrubs and trees. Internal townhouse 
units have individual defined open spaces that abut the outdoor amenity space for the project 
and contain a similar combination of low-level fencing, patio (pavers), low-level shrubs and 
trees. 
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• A variety of permeable concrete paving treatments are proposed throughout the project in the 
drive-aisles, visitor parking stalls and parking aprons, which will differentiate the functional 
areas and help to provide visual interest to the large hard surface areas. 

• 1-1.2 m (3.3 to 4 ft.) tall wood picket and panel fencing is proposed within individual unit 
outdoor spaces and surrounding the outdoor amenity area. 

• Wooden bracket and trellis features are used to further enhance the north entrance area to the 
outdoor amenity area, the drive-aisle ends and project signage. 

Crime Prevention Through Environmental Design 
• The north-south and east-west public pathways through the development site are designed to 

minimize blind corners and maximize visibility. Casual surveillance of the public pathway is 
also possible from the units with direct frontage. 

• The outdoor amenity and mailbox collection area are in a central and highly visible and open 
location. Secondary surveillance of this space is also possible as two (2) building blocks 
(Buildings 5 and 6) back onto the outdoor amenity and have their own unit open spaces 
abutting the amenity area to maximize surveillance of the area. 

• Low landscaping and fencing to minimize blind spots and improve visibility with clearly 
defined unit entrances is also improved in the development. 

Sustainability Measures 
• The developer has engaged a Certified Energy Advisor, who has submitted a report 

confirming that the project will be able to achieve an EnerGuide rating of 82. A legal 
agreement will be secured on the subject site as a Development Permit consideration to 
ensure that the proposed development complies with the Certified Energy Advisor's 
recommendations to achieve a minimum EnerGuide rating of 82. 

• Additional sustainability measures incorporated into the project include: 
o Drought tolerant and native plant materials. 
o Permeable pavers proposed in the internal drive aisle and patios of the development 

to increase the site's permeability and reduce storm water discharge. 
o Large operable windows for natural light and ventilation. 
o Locally sourced building materials to reduce green house gas emissions. 
o Light coloured building materials to reduce heat island effect. 

Accessible Housing 
• The proposed development includes one convertible unit that is designed with the potential to 

be easily renovated to accommodate a future resident in a wheelchair. The potential 
conversion of this unit will require installation of an elevator. The architect has confirmed 
that the future space for an elevator will be occupied by a storage area that includes the 
necessary framing and depressed slab area to accommodate a future lift in accordance with 
the manufacturer's specifications. 

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

bathtubs and showers. 
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Conclusions 

The proposal has addressed all conditions of adjacency, site planning and design, architectural 
form/character and landscaping design, including responding to Advisory Design Panel and staff 
comments for the project. The Development Permit application submission complies with 
applicable Development Permit guidelines and integrates well with the surrounding residential 
land uses. Staff recommend support of this Development Permit application. 

Kevin Eng 
Planner 2 

KE:cas 

The following are to be met prior to forwarding this application to Council for approval: 
• Registration of a legal agreement on title of the consolidated site identifying that the proposed development 

must be designed and constructed to meet or exceed EnerGuide 82 criteria for energy efficiency; 
• Receipt of a Letter-of-Credit or suitable cash bond for landscaping in the amount of $252,533; and 
• Submission and approval of construction traffic and parking management plan to the satisfaction of the City's 

Transportation Division (based on the parameters required by City staff) associated with any remaining site 
preparation activities (i.e., preload removal) to be undertaken prior to Building Permit issuance. 

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

proposed development. If construction hoarding is required to temporarily occupy a street, or any part thereof, 
or occupy the air space above a street or any part thereof, additional City approvals and associated fees may be 
required as part of the Building Permit. For further information on the Building Permit, please contact 
Building Approvals Division at 604-276-4285. 
Submission of a construction traffic and parking management plan to the satisfaction of the City'S 
Transportation Division (based on the parameters required by City staff) 
(http://www.richmond.ca/services/ttp/speciaI.htm) for construction related activities. 
Incorporation of accessibility measures in the Building Permit (BP) plans as determined via the Rezoning 
and/or Development Permit processes. 
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City of 
Richmond 

Development Application Data Sheet 
Development Applications Division 

DP 13-637372 Attachment 1 

Address: 22560, 22600 and 22620 Gilley Road 

Owner: Parc Gilley Project Inc. Applicant: Dava Developments Ltd. 

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

Floor Area Gross: 5,486 m2 Floor Area Net: 3,467 m2 

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

Site Area: 

Land Uses: 

OCP Area Plan Designation: 

Zoning: 

Number of Units: 

I 
Floor Area Ratio: 

Lot Coverage: 

Setback - Front Yard (north): 

Setback - Front Yard (south): 

Setback - Side Yard (west): 

Setback - Side Yard (east): 

Height (m): 

Off-street Parking Spaces -
Resident and Visitor 

Total off-street Spaces: 

Tandem ·Parking Spaces 

Amenity Space -Indoor: 

Amenity Space - Outdoor: 

4429358 

Vacant - Currently preloaded 

Neighbourhood Residential 

Single-Detached (RS 1 18) 

NIA 

Bylaw Requirement I 
0.60 

Max. 35% 

Min.6m 

Min.6m 

No minimum setback 

No minimum setback 

Max. 10.6 m 

70 resident spaces 
7 visitor spaces 

77 spaces 

50% of spaces (35 

Low density townhouses 

Neighbourhood Residential 

Town Housing (ZT11) -
Hamilton 

35 townhouse units 

Proposed I Variance 
0.60 none permitted 

35% None 

7.5 m None 

6.0 m None 

5.4 m None 

3m None 

9.95 m None 

70 resident spaces 
None 7 visitor spaces 

77 spaces None 

100% of spaces (70 Variance 
spaces) may be parked in spaces) proposed to be required 

tandem parked in tandem 

Min. 70 m2 Cash-in-lieu None 

Min. 210 m2 210 m2 None 



Land Use Map 

_ Area Plan Boundary 

__ I ALR Boundary 

II1I1I Agriculture 

l:Y/) Community Institutional 

_ Conservation Area 

_ Industrial 

_ Marine Residential/Industrial 

_ Mixed Employment 

Hamilton Area Plan 

Neighbourhood Residential (Single Family 0.55 FAR) 

~ Neighbourhood Residential (Single Family 0.60 FAR) 

~ Neighbourhood Residential (Sin9le Family with 
Coach Houses 0.60 FAR) 

ATTACHMENT 2 

... 
Q) 
+' 
en 
s::: -'-o E 

»+' .... en 
.- Q) 

u~ 

3: 
Q) 

z 

The densities (in FAR) for each land 
use designation below are the 
maximums permitted based on the 
net parcel area and including any 
density bonus that may be permitted 
under the Plan's policies . 

.. Neighbourhood Residential (Single Family or Duplex 0.75 FAR) 

tX.;:;:<-d Neighbourhood Residential (Townhouse 0.55 FAR) 

:::<V3 Neighbourhood Residential (Townhouse 0.75 FAR) 

_ Neighbourhood Residential (Stacked Townhouse 1.00 FAR) 

t.:.: .. ~ Neighbourhood Village Centre (Residential 4 Storey 1.50 FAR) 

_ Neighbourhood Village Centre (Retail and Office with 
Residential above 4 Storey1.50 FAR) 

_ Park and Major Trail/Greenway Corridors 

_ Proposed Streets 

School 

Original Adoption: June 19. 1995/ Plan Adoption : February 25. 2014 12-4 



Excerpt from the Minutes from 

The Design Panel Meeting 

Wednesday, April 9, 2014 - 4:00 p.m. 
Rm. M.1.003 

Richmond City Hall 

Attachment 3 

DP 13-637372 
HAMILTON 

35-UNIT LOW DENSITY TOWNHOUSE DEVELOPMENT IN 

APPLICANT: Dava Developments Ltd (Yamamoto Architecture Inc.) 

PROPERTY LOCATION: 22560/22600/22620 Gilley Road 

Applicant's Presentation 

Architect Taizo Yamamoto, Yamamoto Architecture Inc., and Landscape Architect 
Patricia Campbell, PMG Landscape Architects, presented the project and answered 
queries from the Panel on behalf of the applicant. 

Panel Discussion 

Comments from the Panel were as/ollows: 

• 

• 

• 

• 

4429358 

the project is a straightforward townhouse development; overall aesthetics and 
architectural character could be further enhanced; 

Architectural character and materials further enhanced throughout the development by 
strengthening one 0/ the two material! colour schemes. Colour scheme 2 (Style 2) maintains 
the same cool colour properties but enhances with richer hue's. An alternating colour / 
material scheme per building strengthens visual diversity within the development. See 
Streetscape and elevation drawings. (Sheet A4.0-4.4) 

review the location and manoeuvrability of the visitor parking stalls; 

Relocation of visitor parking stalls were studied. No opportunity to relocate visitor parking 
stalls without negatively impacting the outdoor amenity area. Proposed visitor parkings stalls 
proposed at same locations. See site plan. (Sheet A1.0) 

supportive of the proposed development; 

Noted 

good access on all three levels of the convertible unit; the master bedroom has 
good accessibility; however, the second and third bedroom doors are too narrow 
for occupants needing accessibility; consider replacing with angled doorways at 
the corner of the room as seen in the type A units; 

Angled doorways similar to Unit A is not viable. Incorporating an angled entrance with 
larger doors to the secondary bedrooms drastically conflicts with the livable space and closets. 
Proposed layout remains ideal. See Convertible Unit Plan. (Sheet A6.0) 



• 

• 

• 

• 

• 

• 

• 

• 

• 
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consider an additional convertible unit in the proposed development; 

Consideration of additional convertible unit was undertaken. Proposed development consists 
of all 3 storey units which is not ideal for a potential accessible occupant. All units are 
designed to have age-in-place features such as lever type handles to accommodate an older 
demographic. We feel that proposing one convertible unit is adequate. 

look at pedestrian permeability/connectivity at the south end of the driveway 
access/egress to Gilley Road; consider opportunity for a sidewalk; 

Opportunity for sidewalk at the south end of the drive access/egress to Gilley Road is 
unattainable. Tight quarters between building and main entry drive aisle limits the allowance 
for access to garbage/recycling, sidewalk while maintaining landscaping features at the entry 
point. A 2.0m wide pedestrian pathway has already been proposed between building 1 & 2 via 
sidewalk from Gilley Rd. See site plan. (Sheet A1.0) 

support the planting scheme; location of planting is appropriate; addresses 
privacy concerns and grade changes; 

Noted. 

concern on the functionality of the permeable concrete pavers on the proposed 
development with regard to their permeability; regular concrete pavers and 
catch basin may work better from a geotechnical standpoint; 

Noted. 

consider turning the post saddles on the trellis at the play area to the other 
direction to hide the bolts in an active space; 

Post saddles proposed at same orientation. Exposed bolts to be painted to match trellis color 
and the rest of development. 

landscaping and architectural lay-out is good; design is efficient; responds well 
to the environment, e.g. the ditch; 

Noted. 

consider more tandem parking as it will free up space for more duplexes in lieu 
of six-plexes; will also create more opportunities for landscaping; 

All units already proposed with tandem parking. Additional units to proposed development is 
not viable. 

identify public art opportunities at this stage of the project; consult with City 
staff and public art planner regarding the process and requirements for public 
art; 

Owner agreed with the city during the Rezoning stage for contribution in-lieu of public art. 

disagree with rezoning applications for townhouse developments; the 
townhouse building form has a lot of pavement and lacks outdoor space; 
appreciate efforts made but not supportive of the project; 

Noted. 



• 

• 

• 

• 

• 

• 

- 3 -

reduce the barrenness of the subject site and address the lack of landscaping; 
would like to see more concrete pavers and less asphalt on the proposed 
development; 

Permeable concrete pavers enlarged at key points throughout the subject site. Permeable 
pavers proposed at main entry drive aisle, adjacent to outdoor amenity area, and adjacent to 
unit entrances from the internal roadway. Buildings 1-3, and 7-12 are now also proposed 
with pavers at the drive way aprons. Additional trees proposed along internal driveway near 
the entries to building 5 & 6. See landscape plan. (Sheet L1) 

consider opportunities for planting more big trees on the site, e.g. between 
Buildings 4 and 5 and on the east side of Building 6; 

Additional trees proposed along internal driveway near the entries to building 5 & 6. 
Opportunity for additional trees near building 4 is restricted due to limited space. See 
landscape plan. (Sheet L1) 

appreciate the details and articulation in the model presented by the applicant; 

Noted. 

a lot of vehicular circulation could be expected inside the proposed 
development; applicant has done a good job in breaking up the paving 
treatments; paved areas could be useful as social/gathering space and play area 
for children; 

Noted. 

appreciate the additional augmentation of the ditch; and 

Noted 

note the lack of public connection on the east side of the proposed development. 

Additional pedestrian connection provided at the south east corner of site near Bldg. 12. See 
site plan. (Sheet Al.O) 

Panel Decision 

It was moved and seconded 

That 13-637372 be supported to move forward to the Development Permit Panel subject 
to the applicant giving consideration to the comments of the Panel. 
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CARRIED 

Opposed: Jim Hancock 



City of 
Richmond 

To the Holder: Dava Developments Ltd. 

Development Permit 

No. DP 13-637372 

Property Address: 22560,22600 and 22620 Gilley Road 

Address: c/o Nelson Chung 
228 - 2680 Shell Road 
Richmond, BC V6X 4C9 

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

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

3. The "Richmond Zoning Bylaw 8500" is hereby varied to increase the rate of tandem parking 
spaces from 50% to 100% to allow a total of seventy (70) tandem parking spaces in 
thirty-five (35) three-storey townhouse units. 

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

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

6. As a condition of the issuance of this Permit, the City is holding the security in the amount of 
$252,533 to ensure that development is carried out in accordance with the terms and 
conditions of this Permit. Should any interest be earned upon the security, it shall accrue to 
the Holder if the security is returned. The condition of the posting of the security is that 
should the Holder fail to carry out the development hereby authorized, according to the terms 
and conditions of this Permit within the time provided, the City may use the security to carry 
out the work by its servants, agents or contractors, and any surplus shall be paid over to the 
Holder. Should the Holder carry out the development permitted by this permit within the 
time set out herein, the security shall be returned to the Holder. The City may retain the 
security for up to one year after inspection of the completed landscaping in order to ensure 
that plant material has survived. 

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

Development Permit 
No. DP 13-637372 

Property Address: 22560, 22600 and 22620 Gilley Road 

Address: c/o Nelson Chung 
228 - 2680 Shell Road 
Richmond, BC V6X 4C9 

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

This Permit is not a Building Permit. 

AUTHORIZING RESOLUTION NO. 
DAY OF 

DELIVERED THIS DAY OF 

MAYOR 

4429358 

ISSUED BY THE COUNCIL THE 
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City of 
Richmond 

SITE--
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To: 

City of 
Richmond 

Development Permit Panel 

Report to Development Permit Panel 

Date: November 19, 2014 

From: Wayne Craig File: DP 14-667322 
Director of Development 

Re: Application by Pinnacle Living (Capstan Village) Lands Inc. for a Development 
Permit at 3291, 3331, and 3371 Sexsmith Road 

Staff Recommendation 

That a Development Permit be issued which would: 

1. Permit the construction of a one-phase, residential development containing 400 dwelling 
units at 3291, 3331, and 3371 Sexsmith Road on a site zoned "Residential/Limited 
Commercial and Artist Residential Tenancy Studio Units (ZMU25) - Capstan Village (City 
Centre)"; and 

2. Vary the provisions of Richmond Zoning Bylaw 8500, as amended by zoning amendment 
Bylaw No. 9135, to: 

a) Reduce the minimum required number of on-site, loading spaces for large-size vehicles 
from one (1) to nil; 

b) Increase the maximum distance that balconies may project into the required road setback 
near the intersection of Sexsmith Road and Hazelbridge Way from 1.0 m (i.e. one third of 
the minimum required setback) to 1.31 m; 

c) Increase the maximum distance that architectural features may project into the required road 
and park setback from 0.6 m to 2.24 m; and 

d) Increase the maximum distance that canopies may project into the required road and park 
setback from 1.5 m (i.e. 50% of the required setback) to 2.92 m. 

IJl17 ,u 

WaYJll CrClig/ 
Directoy'of Deve opment 

WC!'sp~c. 
Att. 



November 19,2014 - 2 - DP 14-667322 

Staff Report 

Origin 

Pinnacle Living (Capstan Village) Lands Inc. has applied to the City of Richmond for permission 
to construct Phase 1 of a 4-phase, 126,575 m2 (1,362,491 ft2), high-rise, mixed use development 
adjacent to the designated future location of the Capstan Canada Line Station. The site will be 
zoned "Residential/Limited Commercial and Artist Residential Tenancy Studio Units (ZMU25) 
- Capstan Village (City Centre)" and "School & Institution Use (SI)" (i.e. park). The subject 
application for Phase 1 proposes a 35,144.1 m2 (378,287.9 ft2), 400-dwelling, multi-family 
residential project at the southeast corner of the development, including: 

• Three mid/high-rise apartment buildings containing 372 market units, 11 affordable housing 
units, and 17 Artist Residential Tenancy Studio (ARTS) units (i.e. affordable housing 
secured by a Housing Agreement for professional artists); 

• A 326-space Public Parking Facility, including 6 car-share spaces equipped with electric 
vehicle "quick charge" stations (i.e. 240V); and 

• On-site, publicly-accessible open space, including a "terrace" along the frontages of the 
ARTS units and a broad, landscaped walkway along the site's west side linking the future 
Capstan Canada Line Station and neighbourhood park with existing and future shops, 
services, and amenities south of the development. 

The site is being rezoned for this project from "Single Detached (RS l/F)" to "Residential / 
Limited Commercial and Artist Residential Tenancy Studio Units (ZMU25) - Capstan Village 
(City Centre)" and "School & Institution Use (SI)" under Bylaw No. 9135 (RZ 12-610011). The 
bylaw received third reading of Council on May 20,2014. 

All Engineering, Transportation, and Parks off-site requirements in respect to the subject 
development have been resolved via the rezoning. As per legal agreements registered on title, 
the developer is responsible for the design and construction, at the developer's sole cost, of 
upgrades across the subject site's street frontages, together with various other road, utility, and 
park-related works. These off-site works will be managed in four stages through the City'S 
standard City Servicing Agreement processes whereby, on a lot-by-Iot basis, the developer will 
enter into a Servicing Agreement prior to each Development Permit issuance. Works to be 
constructed by the developer, at the developer's sole cost, prior to the occupancy of Phase 1 shall 
include: 

• Engineering and road works (SA 14-671776), including the extension of Hazelbridge Way, 
widening of Sexsmith Road, water, storm, and sanitary service upgrades, and related 
improvements; and 

• Neighbourhood park construction (SA 14-671777), including a children's playground, plaza, 
seating, tree protection, invasive species removal, and public art. 

No additional Servicing Agreement works are required in respect to the subject Development 
Permit application for Phase 1. 

4422072 
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Development Information 

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

Background 

The subject site, which is currently vacant, is situated in Capstan Village: a transitional area 
designated for medium- and high-density, mixed-use development under the City Centre Area 
Plan (CCAP). Existing development surrounding the subject site includes: 

North: Future phases of Pinnacle Living's 4-phase development, beyond which is Sea Island 
Way and highway-oriented commercial properties zoned "Auto-Oriented Commercial 
(CA)" and designated under the CCAP for future development with high-rise, high 
density, commercial uses; 

East: Sexsmith Road and a largely vacant area, which is designated under the CCAP for 
higher-density residential uses and currently occupied by a church, a former TransLink 
park-and-ride site zoned "School & Institution Use (SI)", two single-family homes on 
lots zoned "Single Detached (RS lIF)", and "Concord Gardens", a 5-phase, high density, 
residential development zoned "High Rise Apartment and Artist Residential Tenancy 
Studio Units - ZHR10 (Capstan Village City Centre" (RZ 06-349722); 

South: 8677 Capstan Way, a 200-unit, high-rise, residential development zoned "Residential / 
Limited Commercial (RCLl4)" that is currently under construction by Pinnacle Living 
(RZ 10-544729/ DP 12-604012) and will share use of parking, loading, and podium
level residential (indoor and outdoor) amenity spaces with the subject Phase 1 
development; and 

West: Lands designated under the CCAP for future, high density, mixed use development (by 
others) and the future Capstan Canada Line Station. 

Rezoning and Public Hearing Results 

During the rezoning process, staff identified a number of design issues requiring attention on a 
phase-by-phase basis at Development Permit stage. For Phase 1, further design development was 
encouraged in particular with respect to three things: 

1) ARTS Units: The proposed ARTS units and related public outdoor spaces (i.e. ARTS 
Terraces) must provide for an attractive, arts-related, "home-based business-type" 
environment and contribute to an engaging public realm that helps to foster Capstan 
Village's growth as an "arts district". 

• Staff support the applicant's design development of the ARTS units and related features 

4422072 

as set out in this report, which include: 
1- and 2-storey, street-fronting, loft-style units with living and work spaces on the 
first floor, bedrooms and private balconies on the second floor, double height studios, 
with glazed, garage-type doors, and special features aimed to support arts activities 
(e.g., durable finishes, daylight controls, noise attenuation); 
Locating the units along Phase l' s Hazelbridge Way and Sexsmith Road frontages to 
enhance Capstan Village's emerging network of ARTS units and linkages with 
nearby public art, transit, and amenities; 
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In coordination with the Servicing Agreement with respect to rezoning of the subject 
site (SA 14-671776), raising the grade of Hazelbridge Way to provide for convenient, 
barrier-free public access to the ARTS units and informal, outdoor, arts-related 
activity space; and 
A contemporary aesthetic expressed through the use of industrial-type materials 
(e.g., concrete, metal panels), garage-type doors, and bold colours. 

2) Public Parking Facility: The proposed Public Parking Facility satisfies the requirements of 
Zoning Bylaw No. 8500, as amended by Zoning Amendment Bylaw No. 9135, for a 
transitional, multi-phase parking strategy, whereby 250 "surplus" parking spaces are 
constructed as part of Phase 1 and, in tum, a 250-space parking reduction is permitted in the 
development's final phase. The accommodation of this increased parking on Phase 1 presents 
a design challenge that must be sensitively addressed if streetscape and public open space 
impacts are to be minimized. 

• Staff support the applicant's design development of the Public Parking Facility as set out 
in this report, which proposes to integrate Phase 1 with the applicant's adjacent 
development at 8677 Capstan Way (as per legal agreements registered on the titles of the 
two lots through their rezoning processes) and provides for: 

Reduced building bulk by the avoiding the duplication of vertical circulation; 
Ease of public use by locating all short-term, public spaces on one level with direct 
access from Hazelbridge Way and managing the visitor parking for Phase 1 and 8677 
Capstan Way as part of the Facility's short-term parking; and 
Reduced streetscape impacts by limiting driveways (i.e. two locations serve all of 
Phase 1 and 8677 Capstan Way) and incorporating special signage, lighting, weather 
protection, decorative paving, and related landscape features. 

3) Towers: As a result of the Public Parking Facility and the design of various public open 
space features (as approved through the rezoning), the buildable "footprint" of Phase 1 was 
reduced, which increases the challenge of creating attractive tower forms and skyline interest. 

• Staff support the applicant's design development of Phase l' s towers and related features 
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as set out in this report. While Phase 1 's three towers have simple forms with flat roofs: 
All three towers generally comply with CCAP Development Permit (DP) Guidelines 
for 650 m2 (6,997 ft2) maximum floorplate sizes (i.e. 656 m2 - 665 m2 / 7,061 fe -
7,158 ft2); 
Subtle variations in tower height (i.e. two at 14 storeys and one at 13 storeys) are 
enhanced by variations in tower orientation and, along Hazelbridge Way, a 
landscaped break in the podium streetwall that provides for a significant shift in scale 
between the west and north towers; 
The towers are sited to maximize sunlight to outdoor amenity spaces at the podium 
and mid-rise levels; 
The shape, orientation, and colour palette for each tower is distinct, which enhances 
visual interest and identity; and 
All roofs, including the tower roofs, are treated as some combination of extensive 
green roof and usable (private and/or shared) amenity space. 
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The Public Hearing for the rezoning of this site was held on May 20, 2014. At the Public 
Hearing, Council requested that the developer consider providing transit passes to residents, 
particularly those occupying the affordable housing units. 

• Staff worked with the applicant to address this issue and concluded that the provision of transit 
passes would be best considered at future phases of the development because: (i) through the 
rezoning, a comprehensive parking strategy was approved for the development (secured 
through zoning and legal agreements); (ii) as part of the parking strategy, in Phase 1 the 
developer is committed to the construction of a large Public Parking Facility, including 6 car
share spaces equipped with electric vehicle "quick charge" stations (i.e. 240V); and, (iii) the 
completion of future phases will more closely coincide with the construction of the Capstan 
Canada Line Station, thus, making them more attractive options for transit pass initiatives. 

Staff Comments 

The proposed scheme attached to this report has satisfactorily addressed the significant urban 
design issues and other staff comments identified as part of the review of the subject 
Development Permit application. In addition, it complies with the intent of the applicable 
sections of the Official Community Plan and CCAP, and is in compliance with the proposed 
"Residential/Limited Commercial and Artist Residential Tenancy Studio Units (ZMU25) -
Capstan Village (City Centre)" zone except for the zoning variances noted below. 

Legal agreements to be registered on title prior to rezoning adoption secure the implementation of 
on-site community amenities on a phase-by-phase basis. No additional on-site community 
amenities are being sought through the subject Phase 1 Development Permit application. The on
site community amenities that will be provided by the developer as part of Phase 1 (exclusive of 
off-site works and cash-in-lieu contributions secured through the rezoning) include the following: 

Phase 1 Committed Voluntary Developer Contributions, 
Amenities as per RZ 12-610011 

Affordable • 11 units (843.8 m2 
/ 9,082.6 ft\ secured with a Housing Agreement and 1. Housing Housing Covenant 

• 17 units (1,393.5 m2 
/ 15,000.0 fe), secured with a Housing Agreement and 

2. ARTS Units 
Housing Covenant 

• 326-space, comprehensively managed, Public Parking Facility, co-located on 
Phase 1 and the developer's interconnected development at 8677 Capstan 
Way. (NOTE: Through DP 12-604012 for 8677 Capstan Way, 99 surplus 
spaces were secured on that site for the future use of Phase 1. Of those 
spaces, 29 will be used for the Public Parking Facility and 70 will be used for 
Phase 1 resident parking.) 

• The proposed Public Parking Facility will be managed comprehensively by 

3. 
Public Parking the developer and includes: 
Facility i. 125 "assigned" spaces that may be leased (e.g., daily, weekly, monthly, 

or annual use); and 
ii. 201 "unassigned" spaces, pooled together for the short-term (i.e. hourly) 

use of the general public (at rates not greater than nearby on-street 
parking), including: 
- 125 public spaces required with respect to RZ 12-610011; 
- 36 visitor spaces required with respect to Phase 1; and 
- 40 visitor spaces required with respect to 8677 Capstan Way. 
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Phase 1 Committed Voluntary Developer Contributions, 
Amenities as per RZ 12-610011 

Car-Share • 6 car-share spaces (located within the Public Parking Facility) equipped with 
4. Parking electric vehicle "quick charge" stations (i.e. 240V) 

• "ARTS Terrace" (403.2 m2 
/ 0.10 ac) provided in association with the ARTS 

units to enhance public access and opportunities for art displays, art 

5. 
Public Open openings, and similar activities; and 
Space • "Mid-Block Trail" (637.0 m2 

/ 0.16 ac) for pedestrians and bikes along Phase 
1 's west side, including a plaza, paths, seating, rain-garden, landscape 
features, and public art. 

• A Detailed Public Art Plan for Phase 1, providing for public art on-site and 
6. Public Art 

within the Neighbourhood Park and secured with a $272,468 Letter of Credit. 

Tree • 158 replacement trees (based on 2 trees for each on-site tree removed), as 7. 
Replacement per the development's multi-phase Tree Protection and Replacement Plan 

Public Art: 
The Richmond Public Art Advisory Committee considered the Phase 1 Detailed Public Art Plan 
on November 18,2014. The Plan proposes two projects on-site and one in the Neighbourhood 
Park ( off-site) with a combined total budget of $272,468 (as per legal agreements registered on 
title through the rezoning). The Committee voted in support of the Plan and recommended that, 
with respect to the park: (i) a larger portion of the total budget be allocated to this location; (ii) 
the call be opened to artists across Canada; (iii) staff help the art consultant identify community 
representatives for the panel; and, (iv) a design team member act as an advisor on the panel. 

The Phase 1 Plan has been updated to address the Committee's recommendations. A voluntary 
developer contribution of $272,468 will be secured with a Letter of Credit prior to issuance of 
the subject Phase 1 Development Permit. 

Aircraft Noise Sensitive Development (ANSD): 
Phase 1 is situated within ANSD "Area 3", which permits all ANSD uses (i.e. residential, child 
care, hospital, and school) provided that a restrictive covenant is registered on title, acoustics 
reports are prepared at Building Permit stage identifying appropriate noise attenuation measures, 
and various building design features are incorporated (e.g., air conditioning or equivalent). The 
required covenant will be registered on the subject site prior to rezoning adoption, and other 
requirements will be satisfied prior to Building Permit issuance, as required. 

Zoning ComplianceNariances (staff comments in bold) 

The applicant requests to vary the provisions of Richmond Zoning Bylaw 8500, as amended by 
zoning amendment Bylaw No. 9135 (RZ 12-610011), to: 

1) Reduce the minimum required number of on-site, loading spaces for large-size vehicles 
from one (1) to nil. 

• 
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Staffsupport the requested variance on the basis that: (i) a comprehensive loading 
analysis was undertaken at rezoning stage, which concluded that the subject site did 
not require on-site loading for large trucks; and, (ii) the on-street parking lane along 
Phase 1 's Hazelbridge Way frontage will be sized in anticipation of intermittent use by 
large trucks, as per SA 14-671776. 
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2) Increase the maximum distance that balconies may project into the required road setback near 
the intersection of Sexsmith Road and Hazelbridge Way from 1.0 m (i.e. one third of the 
minimum required setback) to 1.31 m. 

II Staff support the requested variance on the basis that: (i) the dedicated (road) corner
cut at the Hazelbridge WaylSexsmith Road intersection effectively requires Phase 1 to 
be setback further from the street in this location than elsewhere on-site; (ii) the 
proposed balconies add prominence and visual interest to the building without adding 
bulk; and, (iii) no sightline issues are created. 

3) Increase the maximum distance that architectural features may project into the required road and 
park setback from 0.6 m to 2.24 m. 

II Staff support the requested variance on the basis that the features are projecting 
frame-like elements that: (i) serve to enhance the building's prominence at two key 
neighbourhood crossroads (i.e. the intersection of Hazelbridge Way with Sexsmith Road 
on the east and with the Mid-Block Trail on the west); (ii) are a part of a coordinated 
series of projecting "frames" used to impart a "human-scale", provide visual interest, 
and break up Phase 1 's facades into smaller, identifiable "buildings"; and (iii) do not add 
bulk or create sightline issues. 

4) Increase the maximum distance that canopies may project into the required road and park 
setback from 1.5 m (i.e. 50% of the required setback) to 2.92 m. 

II Staffsupport the requested variance on the basis that the canopies: (i) enhance 
streetscape variety, amenity, and visual interest; (ii) enhance wayfinding with respect to 
the Public Parking Facility and tower entrances; (iii) provide streetscape continuity 
with the applicant's adjacent development under construction at 8677 Capstan Way; 
and, (iv) do not create sightline issues or negatively impact the public realm. 

Advisory Design Panel (ADP) Comments 

The Design Panel considered the subject Phase 1 development on November 5, 2014, and voted 
in favour of it moving forward to the Development Permit Panel, subject to the applicant giving 
consideration to the Panel's comments (e.g., improvements to the treatment of the building's 
north elevation, use of colour, ground plane features, and energy performance). Minutes of the 
meeting are attached for reference. (Attachment 2) The design response from the applicant has 
been included immediately following the specific Design Panel comments and is identified in 
'bold italics '. Staff believe the applicant's revised design satisfactorily addresses the 
recommendations of the Panel. 

Analysis 

The proposed development is the first phase of a 4-phase, comprehensively planned, high 
density, mixed use development in the Capstan Village area of Richmond's City Centre. The 
site will be zoned "Residential/Limited Commercial and Artist Residential Tenancy Studio Units 
(ZMU25) - Capstan Village (City Centre)" and is subject to OCP and CCAP policies and 
DP Guidelines aimed at encouraging the development of a high-amenity, pedestrian-oriented, 
urban community supportive of City objectives for the future construction of a Canada Line 
station in Capstan Village and the area's establishment as part of a vibrant "arts district". In 
support of this, current City policies and zoning: 
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II Require the subject site to be developed with a combination of high-density, high- and mid
rise residential uses and public open spaces; 

II Provide for density bonusing to encourage voluntary developer contributions towards the 
Capstan Station Reserve fund, the provision of publicly-accessible open space, and the 
construction of affordable housing and subsidized rental housing for professional artists; and 

II Encourage the development of an attractive, high-amenity environment that will set a 
benchmark for subsequent development in and around Capstan Village and the City Centre's 
emerging "arts district". 

The subject Phase 1 development proposes a 35,144.1 m2 (378,287.9 ft2
), 400-unit, multi-family 

residential project (adjacent to and interconnected with the developer's previously approved 200-
dwelling project at 8677 Capstan Way), including three high-rise apartment buildings containing 
372 market units, 11 affordable housing units, and 17 ARTS units (i.e. affordable housing for 
professional artists), publicly-accessible open space, and a multi-storey parkade containing a 
326-space Public Parking Facility. Staffs review indicates that the subject development 
proposal is a well-considered and attractive design that is consistent with the intent of the OCP, 
CCAP, and Zoning Bylaw and warrants favourable consideration as follows: 

Conditions of Adjacency 
The subject residential development presents few adjacency concerns because it is bounded by 
City streets on its east and north sides, a broad, landscaped walkway (on-site) on its west side 
that will be widened by future development, and the developer's previously approved, 
interconnected project at 8677 Capstan Way on the south. Furthermore: 

II The project's towers appear to be well located because: (i) Phase 1 provides for a minimum 
tower spacing of24 m (79 ft) , which is consistent with most high density, CCAP locations; 
(ii) Phase 1 's towers are located to minimize potential impacts on future development (by 
others) to the west and the subject developer's Phase 2 site to the north; (iii) tower overlook 
of 8677 Capstan Way is minimized through an increased tower setback along Phase 1 's west 
side; (iv) primary living spaces in adjacent towers are oriented away from each other; and, 
(v) opportunities for sunny, rooftop amenity spaces and tower views of broad, landscaped 
rooftops have been maximized; 

II Potential overlook issues at interior corners have been resolved through: (i) minimizing the 
number of such units by breaking the mid-rise portion of the development into two separate 
buildings; and, (ii) wrapping the project's few interior corners with large, 2- and 3-bedroom 
units; and 

II Potential public/private interface issues along the street frontages of the ARTS units have 
been resolved by: (i) locating bedrooms and private outdoor spaces at the second storey of 
the units; (ii) providing for a landscaped setback and terrace along the frontages of the units; 
and (iii) incorporating a combination of solid wall, translucent glazing, clerestory windows, 
movable window coverings, and outdoor art display opportunities to ensure adequate interior 
daylight and an attractive streetscape, without compromising the ability of residents to 
control their openness to the street. 

Urban Design and Site Planning 
In compliance with the CCAP, through the rezoning, the developer has agreed to provide for new 
parks and roads including, among other things, the developer's voluntary contribution ofland 
with respect to the CCAP's Capstan Station Bonus and "minor street" policies. Those policies 
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allow the net site area of a development, for density calculation purposes, to include land 
transferred to the City for park and road. In addition, as described previously, Phase 1 includes 
250 "extra" parking spaces (to satisfy Zoning Bylaw requirements) as part of the proposed Public 
Parking Facility. The developer's design of Phase 1 aims to resolve the challenge of 
accommodating the permitted density on the subject site by, among other things: 

• Raising the grades of Sexsmith Road and Hazelbridge Way, which helps to: (i) reduce the 
bulk of parking located above grade and conceal it from view; and, (ii) minimize the change 
in grade between the public realm and interior habitable spaces, which could otherwise 
impair the attractiveness and accessibility of Phase 1 's streetscapes (due to a minimum flood 
construction level of2.9 m GSC); 

• Proposing an articulated, 8- storey streetwall form around the perimeter of Phase 1, which 
helps to: (i) define the fronting streets and Mid-Block Trail in an attractive, urban manner; 
(ii) visually break up the development into a series of smaller, more human-scaled 
"buildings"; and (iii) provide visual interest through an interruption in the podium massing 
along Hazelbridge Way, a series of architectural "frames" that mark key comers and add 
texture to the facades, and variations in colours, materials, and setbacks; and 

• Providing for pedestrian-oriented streetscapes, enhanced with: (i) street-oriented ARTS units 
along two frontages and townhouse units with direct access to fronting streets and public 
open space elsewhere; (ii) special public open space features along all three frontages, 
including the Mid-Block Trail, ARTS Terraces, and Sexsmith Road greenway and off-street 
bike path; (iii) high quality architectural and landscape features and finishes; and, (iv) public 
art at two prominent locations (i.e. Hazelbridge Way at Sexsmith Road and at the Mid-Block 
Trail). 

Architectural Form and Character 
The CCAP encourages the City Centre to be developed as a mosaic of distinctive, yet cohesive, 
urban villages. The contemporary style of the subject development, its playful use of colour and 
architectural features, and its complementary character to 8677 Capstan Way are all consistent 
with this objective. Moreover, the development is comprised of three distinct "layers" that 
contribute to visual interest, pedestrian scale, and a distinct identity, as follows: 

• Base: The lower two floors of the building, which contain street-fronting ARTS and 
townhouse units, tower lobbies, and the entrances to the Public Parking Facility, are strongly 
articulated with projecting canopies and balconies, studio garage doors, changes in grade, 
colour, and landscaping to make a strong visual statement and provide for a variety of 
engaging pedestrian-oriented experiences - ranging from arts to residential to park - around 
the perimeter of Phase 1. 

• Mid-Rise: The 8-storey, mid-rise portion of Phase 1 conveys a strong, urban character and is 
the key element defining the street edge. Articulated by an interruption in the Hazelbridge 
Way streetwall and a bold, vertical "frame" at the Hazelbridge Way/Sexsmith Road comer, 
the development is effectively split into three distinct buildings, each of which is further 
articulated with smaller "frames", projecting and recessed balconies, and variations in 
colours and materials that impart a human scale and contribute towards a highly textured and 
engaging streetscape experience. 

• Towers: The development's high-rise forms, which vary in design, while being simple in 
massing, are strategically used to break up the length of Phase 1 's streetwall and provide for 
a more varied, interesting streetscape. At the east and north towers, this is achieved in a 
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conventional manner by bringing the towers to the ground at their lobbies and reinforcing 
this with vertical stripes of colour that enhance the towers' apparent height. More 
dramatically, to the east of Phase 1 's west tower the height of the streetwall is dropped to two 
storeys, the tower is oriented with its narrow side facing Hazelbridge Way, and its height is 
slightly reduced. The effect this gives, in combination with the adjacent, landscaped Mid
Block Trail, is one of a boutique-type "tower on the park" whose unique identity will 
contribute towards Capstan Village's open space experience and provide visual cues that 
enhance wayfinding. 

Landscape Design and Open Space Design 
The development's landscape has been designed with the aim of providing for a highly livable, 
urban-residential environment. In addition to providing every dwelling with private outdoor space in 
the form of a balcony or patio, the development incorporates five key open space areas as follows: 

• Mid-Block Trail: The trail, which is 10 m wide and located along the west side of Phase 1, is 
intended as a privately-owned/publicly-accessible, pedestrian/bike linkage between Hazelbridge 
Way and Capstan Way. The first phase of the Trail will be built as part of the developer's 
adjacent, approved development under construction at 8677 Capstan Way. Phase 1 will extend 
the Trail north to Hazelbridge Way; and, future development (by others) will widen it to the 
west. The design of the Trail will be fully accessible and include a paved walkway/bike path, 
lawn, seating, rain gardens, indigenous planting, and a mix of deciduous and evergreen trees. A 
small seating plaza at the north end of the Trail (at Hazelbridge Way) is identified for public art. 

• ARTS Terraces: The Terraces, which are approximately 3.1 m wide and located long the north 
and east sides of Phase 1, are intended as privately-owned/publicly-accessible, pedestrian 
areas that enhance public and private enjoyment of arts-related activities arising through the 
development of the project's proposed ARTS units. The design of the Terraces is level with 
the sidewalk on the north, along Hazelbridge Way, and elevated on the east, along Sexsmith 
Road, with stair access and a designated public art location at the comer. Barrier-free access 
along the north, together with street trees, decorative planting, and seating, will make this area 
an inviting place to stop and look at artworks on display and in process in the fronting studios; 
while, the elevation of the east terrace, will make it a place to explore and enjoy the view. 
Concrete retaining walls and metal guardrails, together with studio garage doors and bold 
punches of colour on the building, will lend the Terraces an industrial-like character, 
complementary to outdoor formal and informal art displays and events; while, granite sets, 
planting, trees, and seating speak to the high quality of the development and will contribute to 
the Terrace's "fit" will the project's residential uses. 

• Podium Rooftop Indoor/Outdoor Amenity Space: Phase 1 's indoor amenity space and primary 
outdoor amenity space are located at the development's podium rooflevel and are designed to 
appear and function as a seamless extension of the indoor and outdoor spaces constructed by 
the developer at 8677 Capstan Way (as per legal agreements registered on the titles of both 
properties). Phase 1 's indoor amenity space, which is accessible from its residential buildings 
via covered walkways, includes a gymnasium (large enough to accommodate two badminton 
courts) and rooms for parties, play, theatre, golf, relaxing, and dining; plus, residents will have 
direct indoor access to the swimming pool, change rooms, and other facilities provided at 
8677 Capstan Way. Phase 1 's podium-level outdoor amenities include children's play space, 
lawn, edible gardens, seating and dining areas, walkways, decorative planting, and shade 
trees; and, residents will also have unrestricted access to complementary outdoor spaces/uses 
at 8677 Capstan Way. 
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.. Mid-Rise Rooftop Outdoor Amenity Space: Phase 1 's mid-rise rooftops are designed as more 
intimate, outdoor amenity spaces for the exclusive use of Phase 1 residents. These spaces 
include garden plots (equipped with hose bibs, potting benches, and tool storage), children's 
play spaces, seating, decorative planting, walkways, lawns, and shade trees. 

.. Green Roofs: The roofs of the development's podium, mid-rise, and high-rise buildings are 
treated as a combination of extensive green roofs and shared/private outdoor spaces for the 
enjoyment of residents. The roof of the amenity building is entirely treated as a green roof 
to, among other things, enhance rooftop views from surrounding residential units. Extensive 
green roofs are separated from high foot-traffic areas by various landscape features 
(e.g., changes in grade, curbs, shrubs, hedges) to minimize wear and maintenance 
requirements are included in the landscape drawings. 

Crime Prevention through Environmental Design (CPTED) 
The Phase 1 development incorporates CPTED strategies including, among other things: 

.. The development's site planning and building design provide for passive surveillance of 
fronting streets and public open spaces; 

.. Lobbies are placed in prominent locations and have clear sightlines to fronting streets and 
publicly-accessible open spaces; 

.. The parking structure and lobbies are designed to minimize alcoves and hidden corners; 

.. The parking structure will be well lit, its interior will be painted white, public pay stations 
will be situated in highly-visible locations, and security gates will be installed between public 
and resident-only areas; 

.. Elevator lobbies and vestibules will include glazing as per Building Code requirements; and 

.. Outdoor amenity spaces will be visually open, well lit, and offer multiple egress options. 

Affordable Housing 
In accordance with Richmond's Affordable Housing Strategy, through the rezoning process, the 
developer agreed to the phased construction, at the developer's sole cost, of 5% of the 4-phase 
development's total residential floor area as low-end market rental units. As per affordable 
housing phasing covenants registered on title, the subject Phase 1 development shall provide for 
11 units (843.8 m2 /9,082.6 ft2), which will be: 

.. Secured with a Housing Agreement and Housing Covenant registered on title to the lot; 

.. Dispersed throughout Phase 1 (i.e. Levels 3, 4, 5, and 6); 

.. 100% Basic Universal Housing compliant; and 

.. Comprised of two I-bedroom, seven 2-bedroom, and two 3-bedroom units. 

Artist Residential Tenancy Studio (ARTS) Units 
In addition to complying with Richmond's Affordable Housing Strategy, through the rezoning 
process, the developer agreed to construct, at the developer's sole cost, 1,393.5 m2 (15,000.0 ft2) 
of ARTS units (i.e. low-end market rental units secured for occupancy by professional artists and 
their households). Legal agreements registered on title require that 17 ARTS units are 
constructed, all of which shall be located in Phase 1 and will be: 

.. Secured with a Housing Agreement and Housing Covenant registered on title to the lot; 

.. Located at grade fronting Hazelbridge Way and Sexsmith Road in order to allow for easy 
public access and displays of artworks; 
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.. 100% equipped with aging-in-place features and include one unit that is Basic Universal 
Housing compliant; and 

.. Comprised of five bachelor, seven I-bedroom, and five 2-bedroom units. 

Accessible Housing 
Richmond's OCP seeks to meet the needs of the city's aging population and people facing 
mobility challenges by encouraging the development of accessible housing that can be 
approached, entered, used, and occupied by persons with physical or sensory disabilities. To 
address the City's policy, the developer proposes to provide: 

.. Barrier-free access to all residential lobbies from the fronting street. 

.. Barrier-free access to all indoor and outdoor amenity spaces. 

.. 49 Basic Universal Housing (BUH) units (i.e. 12% of total units) designed to Zoning Bylaw 
standards to provide for their ready renovation to accommodate wheelchair users, including: 

37 market units (10%); 
11 affordable housing units (100%); and 
1 ARTS unit (6%). 
iliote: The developer does not plan to take advantage ofthe Zoning Bylaw's permitted 
density exclusion of 1.86 m2 per BUH unit.) 

.. Aging in place features in all dwellings, including: 
Stairwell hand rails; 
Lever-type handles for plumbing fixtures and door handles; and 
Solid blocking in washroom walls to facilitate future grab bar installation (by others) 
beside toilets, bathtubs, and showers. 

Sustainability 
The project's sustainability goal is to provide a cost-effective, high-value development that 
meets or exceeds CCAP standards (i.e. LEED "Silver" equivalent), as per the attached LEED 
Checklist. (Attachment 3) Highlights of Phase 1 's sustainability strategy include: 
.. A District Energy Utility (DEU) ready design providing for the hook-up of Phase 1 to a City 

DEU utility when it comes available (as per legal agreements registered on title); 
.. At least a 20% reduction in the project's design energy cost compared to the energy cost of 

the ASHRAE/IESNA Standard 90 1-2007 reference building through the use of an efficient 
mechanical system and passive design elements (e.g., optimal window glazing, high
performance insulation, operable windows); 

.. Reductions in the Heat Island Effect and the rate and quantity of storm water runoff through 
the use of vegetation over at least 43.2% of the site, including: 

17.5% traditional landscape areas; 
7.2% lawn; 
0.9% urban agriculture plots; and 
17.6% extensive green roofs; 

.. A 50% reduction in potable water consumption for irrigation through appropriate plant 
selection and maintenance; 

.. The installation of electric vehicle charging infrastructure, including (i) "quick charge" 
(240V) stations within the Public Parking Facility for the 6 car-share vehicles; (ii) 120V 
stations for 20% of resident parking and pre-ducting for future stations for 25% of resident 
parking; and (iii) one charging station for every ten Class 1 bike storage spaces; 

.. The use of Energy Star rated appliances throughout the project; and 
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.. An emphasis on the recycling of construction waste, using locally manufactured building 
materials with high recycled content, and measures aimed at minimizing construction 
impacts on the surrounding environment. 

Conclusions 

The proposed development is consistent with Richmond's objectives for the subject property 
and Capstan Village as set out in the OCP, City Centre Area Plan (CCAP), and Zoning Bylaw. 
The project's distinctive form, pedestrian-oriented streetscapes, publicly-accessible open space, 
ARTS units and affordable and accessible housing, public art, and sustainable development 
measures (e.g., electric vehicle charging facilities, green roofs, LEED Silver), together with 
voluntary developer contributions secured at the project's rezoning stage (e.g., roads, parks, 
Capstan Station Reserve funding), will enhance the establishment of Capstan Village as a high
amenity, transit-oriented, urban community. On this basis, staff recommend support for the 
subject Development Permit application. 

Suzanne Carter-Huffman 
Senior Planner/Urban Design 

SPC:cas 

Attachments: 
1. Development Application Data Sheet 
2. Advisory Design Panel Minutes 
3. LEED Checklist 
4. Development Permit Considerations 
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City of 
Richmond 

Development Application Data Sheet 
Development Applications Division 

DP 14-667322 Attachment 1 

Address: 3291,3331, and 3371 Sexsmith Road 

Applicant: Pinnacle Living (Capstan Village) Lands Inc. Owner: Pinnacle Living (Capstan Village) Lands Inc 

Planning Area(s): City Centre (Capstan Village) 
Floor 

Floor Area Gross: 37,222.1 m2 Area Net: 35,144.1 m2 

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

I Existing I Proposed 
• . m . ac , Inc u Ing: 

9,131.0 m2 (2.26 ac) 
, 

Site Area • - Public Open Space: 882.9 m2 (0.22 ac) 
- Building Footprint: 8,248.1 m2 (2.04 acl 

9 131 0 (2 26 I d 

Land Uses • Vacant • Multi-family residential 

OCP Designation • Mixed Use • No change 

• Residential/Limited 
Commercial & Artist 

Zoning Residential Tenancy Studio • No change 
(ARTS) Units (ZMU25) -
Capstan Village (City Centre) 

• Market units: 372 
• Affordable Housing Units: 11 Number of Units • Nil • ARTS Units: 17 
• TOTAL: 400 
• Basic Universal Housing (BUH) Units: 12% 

(49 units) 

Accessible Housing Nil 
- 10% Market units (37 units) • - 100% Affordable Housing Units (11 units) 
- 6% ARTS Units (1 unit) 

• Aging in Place Features: 100% of units 

I Bylaw Requirement I Proposed I Variance 

Floor Area (Max.) • 35,144.1 m2 • 35,144.1 m2 • None permitted 

Lot Size (Min.) • 9,000.0 m2 • 9,131.0 m2 • None 

Lot Coverage (Max.) • Max. 90% • 81% • None 

• 6.0 m, but may be reduced Setback - Road & Park 
to 3.0 m based on approved • 3.0 m • None (Min.) 
DP 

Setback - Interior Side Yard • 6.0 m, but may be reduced • 3.0 m • None (Min.) to nil based on approved DP 

• Balconies: 1.0 m • Balconies: 1.31 m • 0.31 m increase 

Permitted Projections into • Architectural features: • Architectural features: 0.6 m • 1.64 m increase 
Road Setbacks (Max.) 2.24 m 

• Canopies: 1.5 m • Canopies: 2.92 m • 1.42 increase 

• 35.0 m, but may be 
Height (Max.) increased to 47.0 m based • 47.0 m • None 

on approved DP 
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I Bylaw Requirement I Proposed I Variance 
• 681 spaces, including 

TOTAL Off-Street 
Resident & Public 681 spaces 

- 582 on-site 
None • • 

Parking Spaces 
- 99 on 8677 Capstan 

Way (existing SRW) 
Off-Street Resident Parking -
- Market units @ 1.0/unit 
- Affordable Housing @ 

0.81/unit • 431 spaces, including: • 431 spaces, including: 
- ARTS units @ 0.81/unit - 372 - Market units - 372 - Market units 
- Visitors @ 0.09/unit - 9 - Affordable Housing - 9 - Affordable Housing • None 
NOTE: Rates assume 10% - 14 - ARTS units - 14 - ARTS units 
TOM reduction & 50% visitor - 36 - Visitors - 36 - Visitors 
parking reduction for the 
provision of Public Parking, 
asper RZ 12-610011 

• 250 spaces, as per RZ 

250 spaces, as per RZ 12-
12-610011 • PLUS, co-location with: 

Off-Street Public Parking 610011, including: • 36 - Phase 1 visitor 
Facility - 6 car-share • None 

- 119 general public 
spaces (as above) 

• 40 - 8677 Capstan Way - 125 assignable visitor spaces (existing) 
TOTAL FACILITY: 326 

Off-Street Parking Spaces - • 2% min. (14 spaces) • 2% (14 spaces) • None 
Accessible 
Off-Street Parking Spaces - • 50% max. (340 spaces) • 11 % (74 spaces) • None 
Small Car 
Off-Street Parking Spaces - • Permitted • Nil • None 
Tandem 
Bike Storage (Min.) • 500 - Class 1 • 500 - Class 1 - Class 1 @ 1.25/unit • None 

Class 2 @ 0.2/unit • 80 - Class 2 • 80 - Class 2 -
• Off-Street Parking • Off-Street Parking Spaces: Spaces: 

Electrical Vehicle (120-V) - 20% Stations (87) - 20% Stations (87) 
Charging Stations for - 25% Pre-ducted (108) • None - 25% Pre-ducted (108) 
Residents (Min.) • Bike Storage (Class 1): • Bike Storage (Class 1): - 10% stations (50) - 10% stations (50) 
Electrical Vehicle (240-V) 
Charging Stations for the • 2 stations for the 6 car-share • 2 stations for the 6 car- • None 
Public (Min.), spaces share spaces 
as per RZ 12-610011 

• 2 - Medium-size • Large loading • 1 - Large-size NOTE: Large-size loading to 
Off-Street Loading reduced from • 2 - Medium-size be accommodated on-street 

on Hazelbridge Way 
1 space to nil 

Amenity Space - Indoor 
- 2 m2/unit min. • 800 m2 • 800 m2 • None 

• 3,313 m", including: • 3,452 m~, including: 
Amenity Space - Outdoor - OCP: 2,400 m2, including - OCP: 2,539 m2, 
- OCP: 6.0 m2/unit min. 600 m2 children's play including 604 m2 • None 
- CCAP: 10% net site space children's play space 

- CCAP: 913 m2 - CCAP: 913 m2 

Tree Replacement - On-Site • 158 replacement trees • 181 replacement trees • None - 2: 1 replacement planting 
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Excerpt from the Minutes from the 

Advisory Design Panel Meeting 
November 5, 2014, Richmond City Hall 

Attachment 2 

DP- 14-667322 - 400 DUS HIGH-RISE (3 TOWERS) AND PUBLIC PARKING STRUCTURE 

APPLICANT: Pinnacle Living (Capstan Village) Lands Inc. 

PROPERTY LOCATION: 3291,3331 & 3371 Sexsmith Road, Capstan Village (Phase 1 of 4 phases) 

Applicant's Presentation 

John Bingham, Bingham Hill Architects, and Peter Kreuk, 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: 

• well-designed project; appreciate the [rooftop] community gardens; 

• understand the City's requirement, however, the project's objective to achieve LEED Silver 
equivalency is not a high standard; applicant is encouraged to achieve at least six energy 
points (i.e., one energy point above the current proposal for five) because the net effect will 
be significant given the size of the subject development and the developer's future phases; 
• The Phase 1 LEED Checklist has been revised as recommended. 

• well-thought out project; would have liked to see detailed drawings of lay-out of units but 
confident that the applicant is following disability guidelines; 
• Detailed unit layouts are included in the permit drawings and comply with City 

requirements. 

• overall form and development is well-handled; placement of density on the parcel is done 
well; 

• towers are well-handled; however, concerned regarding the large scale of the north elevation 
facing Hazelbridge Way; elements introduced to break down the north fayade are not 
sufficient; look at opportunities to further articulate the north fayade, break down its mass, 
and possibly carve away a portion of the podium; 
• Design development has been undertaken to reduce the bulk of the Hazelbridge Way 

facade, including: 
i. Setting back of a portion of the tower's upper floors; 
ii. Relocating and re-sizing balconies to reduce the visual breadth of the tower; and 

iii. Introducing coloured metal panels running up the tower (from grade to top) to create a 
strong vertical element that attracts the eye, interrupts the length of the facade, marks 
the tower's entrance, and enhances the tower's apparent height. 

• introduction of accent colours is a positive approach; however, it needs to go further to 
further visually break down the project; 
• The use of colour has been made bolder including, along Hazelbridge Way (as above), the 

introduction of a bold, vertical stripe that enhances the identity and apparent height of the 
tower, while breaking down the scale of the facade, and, elsewhere, the removal of 
coloured glass spandrel "ribbons" in favour of larger areas of coloured metal panels. 
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III ground plane is well-handled; however, look at the interface of the ARTS units with the 
public sidewalk to further enhance public engagement; 
• The proposed grade of Hazelbridge Way has been raised to provide direct, level access 

(i.e. no ramp or stairs required) to the ARTS Terraces along Phase 1 's Hazelbridge Way 
and Sexsmith Road frontages from the north. 

III investigate handling of details; e.g. long-term maintenance of the garage doors [proposed as 
part of the ARTS units]; 

As per legal agreements registered on title, prior to Building Permit issuance for Phase 1, 
the ARTS units will be the subject of detailed design review and approval, to the 
satisfaction of the Director of Development, Manager of Community Social Development, 
and Director of Arts, Culture, and Heritage Services. 

III look at the spacing between the [lower five floors of the] west and north towers to mitigate 
shadowing and overlook and create more open space; 
• The applicant proposes to maintain the original spacing between the lower floors of the 

west and north towers on the basis that no primary residential living spaces are oriented 
to this area and its widening would result in increased bulk at upper levels, which could 
be visually unattractive and have shadowing impacts on- and off-site. 

III the project is well handled given its context; 

III use of window wall is unrelenting; would be nice to see different materials on the building 
fayades; 
• The applicant has increased the use of colour and metal panels. More significant 

variations in materials are proposed for future phases of the development. 

III the indoor amenity building appears lacking, e.g. the roof is uninteresting; consider a green 
roof and a more interesting roof form in view of the overlook from residential units above; 
• An extensive green roof is proposed over the entirety of the amenity building. 

III look at opportunities to reduce heat gain at the west elevation, e.g. reducing aperture and 
glazing; 
• Significant deciduous and evergreen tree planting has been added to the Mid-Block Trail 

that, together with future development west of the Trail, will help to mitigate heat gain 
issues along the building's west elevation. In addition, glazing performance measures will 
be reviewed in detail at Building Permit stage. 

III agree with comments that the project is well-designed; however, consider design 
development with regard to the frame elements, e.g. introduce more colours and materials to 
provide more visual interest; 
• As noted above, a bolder use of colour and changes to the building's massing and 

balconies have been introduced to, among other things, enhance visual interest. 

III landscaping is well resolved and organized; has strong series of program elements; 

III pleased to see better than average materials palette; 

III extensive green roofs is a positive approach; however, consider the foot traffic aspect as 
green roof plants are delicate for foot traffic; 

4422072 

III Extensive green roofs are separated from high foot-traffic areas by various landscape 
features (e.g., changes in grade, curbs, shrubs, hedges). Green roof maintenance 
requirements are included in the landscape drawings. 
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II appreciate the proposed mid-block walkway along the west side of Phase I and the Arbutus 
Walk example provided by the applicant; however, consider further design development to 
tie in with the richness and intricate details of the rest of the project; 
II The landscape treatment of the Mid-Block Trail has been further developed and now 

includes, in addition to pathways and lawns, seating, decorative lighting, public art, rain
gardens, indigenous planting, and a mix of deciduous and coniferous trees. 

II understand the ARTS units challenge on the streetscape; concern on the resolution of ramps; 
look at the slope of the ramps whether it meets the Building Code requirement; look at how 
to better integrate the ramp and consider the safety aspect in view of its proximity to the 
garage entry; 
II As noted above, the proposed grade of Hazelbridge Way has been raised to provide direct, 

level access to the ARTS Terraces from Hazelbridge Way. Public safety will be further 
enhanced through the introduction of changes in paving treatments, bol/ards, and signage 
signalling the locations of the proposed parking garage entrances. 

II look at the corner treatment of the ARTS unit and public terrace at the Hazelbridge Way and 
Sexsmith Road corner; and 
II As a result, in part, of the proposed changes to the grade of Hazelbridge Way, it has been 

possible to open up the comer of the ARTS Terrace with a broad stair oriented towards 
the intersection, complemented by planting, refinements to the building facade, and public 
art (as per the Detailed Public Art Plan for Phase 1). 

II look at the placement of trees and changes in grade on the landscaped podium along the 
primary walkways to ensure adequate privacy to private patios. 
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II Additional trees and shrubs have been added to enhance privacy at the patios. 

Panel Decision 

It was moved and seconded 
That DP 14-667322 be supported to move forward to the Development Permit Panel 
subject to the applicant giving consideration to the comments of the Panel. 

CARRIED 



'(w !><s., 

II 
5 

6 

2 

'2 

'1 

Warking Draft of 
LEED Canada-NC 
21}1}9 Project 

Checklist 

ProJ~t P!tsae: UP Le.'<l ~.s&~'TIe1t 
Dllba: 2·3-<:1,*14 

Amreas: "rasa 1 E! Capstan Vllag€:. Ricf-enooll Be 

SU$t(l~a,b[~;!iit~ . _~bi!! Leila:.' . 
PTI!f>eq 1 Eroslon 8. S&!fJmsilUlIion Re"~"e!! CM 

co.ntrol' 
Credtt1 Site $eoteciloo t S~t1abillty 

Ccn.uJ1anl 
Credtf:2 D>9'16I'lp/l'f&flt [)smlty 5Arc!1 

C;n;,!f1t3 R>MIiI'i&kiprl1 .. nt e>f 10"'l'lEf 
eoi1l!lImlnai&d tHIs 

Great J"t Idternatl'(1t t, D:UStJl1atiltty 
nllll~ttoo, POOle ConSUII .. ,t 
TranspOOXf:m A~"''SS 

,Crean 4 .. :2 AJlemllU."a 1,0,;0,; 

Tran~.Bre)'CJe. 

:;;wrage & CtI:ID;llng f.X!lYT\€· 

C;rejli 4,3 A.lternatIVe 3<O&ner 
Tran&jXlf1lIttoo, Lov.'-
Emlitlng &Foel-Em<~m: 
V>&1k>es 

Crear. 4.4 A.II:ernlltl"'1l 2 AId'! 
Tfllll~loo. P3:tng 
GacaCl:y 

C"redt! 5,t !lilts DSY9lOPIl1&nt, Protect t LJ!Y.Ilic.a::E 
Cf RM-ioo? HatJlta'l 

C:e1ri 5~2· Site D>9~'<Ilopllli-nl, ,: LJr!dSca~ 
MaXml2:e open &pa.ce 

-C!?:I~ 6.l Storm Wata; Mlnag>S!mMlI, t t:amsC.""~fS 
Rate <!OJ CfJaIT.tj' \J01a:l131l1tt)' 

Coosul1ant 

Gted~ 62: $torrn Wa!e-r Mlnagsmenl, ·i·~ 

Tr"'il'n~nt 

CreaM 7,·~ li&a! &sland ElTOOt Nor- !,o,;cr. 

R<OOI 
Ct~jh 7.2 li&a! [Sland ElTOOt R>:;d 1 P.J>;:;1 

Attachment 3 
LEED Checklist 

creatl! Er05i(1<'1 a1!li S>ed1ment Go.rrirOj Ran r~ a005lrucOO1 pilose 01 
!fe>,.iCj:I'TNlJrt 
D:l mt ru?,ebp pro~ 0<' pflme'Fam"laOO' or P,.1",'\:lL1ely t.T>~~p;;," or 
graded tard. 
CWt'orn 0\'«11 .l! rnirimurn oeveioprnern oeooty o! 1 :"WQmzrn.:s am] 
~ c.ommu:;iy =;,;!MI,. ;equ:reme"llO. 
D:lje~? 00 a ~umjfl,.a1ed sts" ,and ~\fI)V~ ~aatcdl by Pro,,11ro3 
Contilwnatel1 Snes ~am 

C:'O¥Ered storage 'adlt'e& !'or S&:liiEir>;J !:iCo/Cle.·tor, 1 S% Dr !1mre r.I 
oo::U»ams. TnlS lla'l1rn:lutR sJ):rage roJ!!% M~ !lit? radi:5, 

ma.t! aliemaUI,e-fael ret<lell~ ~1JtiC>B!i 'br 3% rJl t,:.tai "ION'*' p.arkh" 
C3F8Glty oc )l1D',jife I'JeH!mCle-rt .. 'EIl'::le,S amJ, parting for tIl$!? verJ~~&, 

M ll!ll.!l!bllai o"tii:\~ 15 tQ pra.m ~1l' 1lOO€6S 1D M!l-elfIe~rt 

yehClSC sl1JWtr.g program aoo proildlng e3'S,: ""~ to palkir.g. 

SIZE partlngc.apadly to meect llUl I»)t eX,-,ee:!, mInimum 10031 zoor.g 
rei!UfB'l1ents and pr()',i::Ii? <!asy access tQ mali'S tran&!. P'rl:l<ecl dcoes r.:rt 
E:,ce:ll 3.5p>a11Jr.g sqa.:o?S per 9:3 eqm r.lnoor area. 
R>e51or~ Of protect mlnl1l'lw'Il of 5J% c>r 'ile ~ti< area {8XI)jWjIr>;J Wllllrg 
fOOtP.1Ni >:if 2D% C!f ~:ita: &'ta area 'A<11h IlJtive oc aC3~1Eli VegetJlJOi"i, 
V€g",tateni !!'.>':I! 6Lriaoe can ttl< in'-'lJ>jeJli 11 mE ·QlCllf",ton !1 it 10 rait,,. Of 

ad3l:tve, 
Excee!f \OC4J ZlY1&1-~ l!eq,Ul'cerl1ents .fer· Cope1 space by 25% ..... tallKl 
roOf Sri'lIS ard ~rian ~lefltalEo:l h3i1:1SC,'\:lE"arEaS 0..'l11 contrtb!£e 00 
C'Pl!l'~. 

Implement $lCfTl'l water m;;nlgement plan mal rE<&ll!s In '.l 25% 
.oo:nase (oornpareo to pre-!fe>'sopmm:) m tre r;;tie aNi vOililre Qf 
SlOm1w.ter I'JnOlf ~ Ihe :?-year l4-n::w OOiig1 srorms, 

S'tomt '/later m<f1aganent p!3n mal promc>lEG IIlI1.l!ratlrn and 
cap1UTs!trl<~. 00% Of Glt1fm watl!r mnOlf. Tile pl<!l1lo OieslgnEo:l to 
rEml;>l€ W% Of t!l!; ;,weraJe mma! pOlSt~'{e:-Dllrne-rt 1m wspEncE!i 
sOIb6 (T(:o$). 

PI.l!D\? mntnum.5O% IX' parl:t~ I.l1f.Iergi!DU!1d·" wtnln a co,'erro 
5lf11ctUre. 

J5% {j! gre-xEr Of r::.,"! area \1J!i .. dar r~I.~ Index (.sRI) rJln Fow- ~n· 

Sl~~",a: ror.lf) or 29 (S!e~jl>-Slopeii1 rlJrJl~ Items s~ as ·~tl*= ~mm: !lie, 
~ffie ooateni gra\r~ en iJlti! Lr,! n:;C!f Il;m, !lJgll S'RI ',\3lues (9I1f3lEHla.n 
781 Or 1~.taH 'l€gelJted w<:ilfW 8m .. ·Cj' roof area. C·O\>erl!'j parl:~ 
siructtJres do mt 'cDUfl! I:>J\IianlS ttls Cfror,. 

ReC.'-1O!! "gt~ tl'epas-s 1'r::rn t,uJk!hll! an:l .Ile. rmts-rtor l~Jh!lng.- F:te:itDe C~n.irucMn 

the tnpl.ll p:JW!!f (tj. autDmatJc oevj~1 of at mr.-9>"11ergl<ncy \,'",,1Gf 
rornlh:mes ,\tth 3 IiIf"'CI: In" c~ sigi!1i to a1Y C\OE!1!r.gs In lr,e EIT,'ebpe 
l~ran61IlOern' (If lra'1Sparertt) t'I' aliaJiS.l :jJ\Ii, t>et>.t';$ In., ru.."'U"S·01 1 ~;m'l 
ard sam, "tter illllU"S. o>'e'Ttce ma:r t>e provljej by a ma1ua" or OOCUpa'lt 
sEf!;!rg OE'.lce pnw\(:I!lilthe 0\>B11llii! lillSt6 ~·o min It,an 3iJ mIJ1l,'*s, OR 
,.\I! apelllr!gs In t*= e11\>'EJ~ (tranEl'ooenl Gf trxisparent) ~jth a. dlrE¢l111;; 
rt sfglt to any l'1on-em",rgelCY ILl'llmarlils 1Tl1l611'm>e 5111efclng 
f¢entroil€dide<>eni!ly aU!!k:na!iCu\eilbe 'I:lr a res Lila rtt lra%rnltlam:e. r.I 
leSS man to% t>e1wEel t*= iI:lLn of 113m and ~m). Ert6ffJ\l1T Lighting: 
Pait:a1ly oc My S!1lef:! ail &:er1Dr lurnnarlell 'Attn 1 (IX· ifit:a1 camo Illrnem 
Dr me'fe. to rr;eej thi! fUl CkwrrIE$XA (;'3S6mc.at;C,1 so they tiC nO'i €'!!lit 
19n1 dlrectly 10 Ire n!gnl ~y, 



(3GB( 

4422072 

- 2-

i. Engagr !~n::Iat C;)f\lrnfS$,~lng )\.IJ1OC4ty to, Ci,efSS<e 
oomm~kmfng ac"J,'teS;, 

, ,;':1Ildoot oomm\icSiool1!f design re,''fw ;;n:ll'E'llew coostru:;:oo 
tIt>OOmerr.s Wl1El1 clll6e to oom~\euoo, 
o,c;€iBJil.'e neWell' of GOrlractor SIa:ii'l'lllt3llS or DOOlml .. ,11lflOO' 8J;'\lJp'rTI'!11 

lly mcepe'l!l$1l alliIDrt!J'i 
, ?rl)'llce nerorrm15SlIll'iNj ma'lua!. 

5, Ii&;-e a Cllf"Jact in ~{aci 10 [!?'.rtew Ilps.. i.!\ti O&M 5,:al'f l"1CrJl:!tng: 
rejlO!'i and !l~~ planl'Or lAC: ~~ plan roc ! ••. 1IeS IBSDM!C>1 

Of)!! yer rt ronstr<l!:tloo camplell::n. 



- 3 -

C;;JGBC 

4422072 



4422072 

lAO 
Manag_mt PI'an: Testng 
Ee"t;'fe Oc~,mJ)' 

or syailHl;;a: 
TIler1Thll1 Cornrort 

- 4 -

malritfn ~~~n minimum rsqUl1im1ms. Il1sJ:.lt ceQ (I?iefj' !lNt) a"ltt 
WIDOOf nlalf ak!!D'N mor.~or!ng _ystetr (fl!C!1 St+'F4y l!lJc':). ,AlJ11ow 

deviC€1; c;m 00.t$1 ,e,:m 10 :$5)JC'J ?12r mmtar and C02 
cost s.eOO-$j ,llOO per llIH hc!:mlr.g Infitai,atf:)~" 

r:;'i!sf311 venWatl:m. olole!11& 'rt a=rdarr::::e \IIl11l; ,'ISHR.'IE 5.2.1-21))7 .nj 
.fD\!\de o!l!olcle air ttlrougtl a ce'ltrJl Oil in:lMd:J;jJ E)'rtem, Iju:ted d!r€-~U~ 

tile sllte W111l a:r d!61r{ttJlE,j b aU reglltarly WAlpied areas lfl1he Sl.Itl? 

15 LISing ar at WI.f'Oe VRF (Va!la!lle REl'IIgeran1 FfJW) [,)'!item 
and O)llihg, S},&le!11 'In ihl& ~,:o:e.:t 

.Y1 1i1llbor Air o:ms.1ru,aHcn 
J:"","~<Jr;;;y !;¢a>es. Tru! 31\'11 1X11hl. projeo:t Is te, pi\:Mde a f)gn 

~el!QrlMno:, nmctlonai bUldif'>J end[)6U'Cl!. T'lls Is aoIlleqBtl ttlJugn 
care1iJ1 mats;a S8E<.1:'DI1 aM 11<1allng for WJ'JllIlt)' J5 'Mi!{I as cc\'1,;ls-:~ 
cles.'gn \l.1!n Silirol'lC alt",ntioo :;; COO!lml!!y (If lte air, 'iilPOO.J:, mOisture, 
an:! !helmal t'ilm",~ Tte e.1Ert:~ cladd1flg system. :~ ·3 ILratle 
ral1SCfee1 tmck '.;eneer. Tru! target <:fI'ectiw R-'>ial* fOf It\e mme1 
waf'Sard rOOfs Is R:22 ('JJ.D"5}'M'1idl ex_Ire ~(lf1p1t.e 
~rE-'11errtE c{ tile Er12rgy G1ilooatd, AriHRAEf[I.1-1i:L 

De~e{op a'\ 1\11lbor AJrQualty {lAO) M."ag12mert Plan .00 1rt'1?IErne"11 n 
ariar ailr,rfsnes h3ve I1een :ns1alli!!li arc It .. D1J~dtll!J !las l)€im 

:rorn~EtI' cl;;a,e1 ti:'1'ore !»)i'Jp""(Y. Tn.·can he ®Ile il'f oong air 10 
bh-olll t>lli:CIi'y,ll,rncsi COmrrKm) IX il:£tng air fOf a nll111ti:'r or 

=UP3~y. 

Prolfltr" Irntt\!lilU31 00l1t:WI c(m!n)!; \t'fmpaat!Ie!~abie #l1j!)\~.) Tor 
eao!1 regll1ar1)' ~IBtl .pac.e 10 fr"at,le attjus:mems III mset In6,l/ctJaJ 
~. 0J:12rabieWlr-.:loW!; can be llSed J;!; oomron ro~1re<5 .. Tife. JfEaS DI 
q:<8fatle ',Mrd!:Wi1i I11LI&I meet Itlf requ:rem€'1iE. Qf ... "Hft ... .E;;1:anZlrd 
c2.l-2or;7-Ventl.~oo fa; k:~tme 10000f .AJrauany, pa!Ta~r.ph S.l 

Vem!.a:IOO. T~!):' reC<4l';mts 1!l1B;uaty OOCtl,'e:I Ej:lJ';es 
. ar" 'IlImI9i,s.Srr!2 or a Wnl1Ol'\'. 



CilG6C 

4422072 

Cre>:Ht 7.2 Tlllirmal Comfort: 
"'&001:0.111100 

Innovation,&', De~i'gn 
Prc6eeS$ 

Cre:lli 1.5 InI'lO'l'31100 In 0<&&1Q!l 

Croon:;; LEEJ:)!! AL'.criidt~ 
Prof%!loooal 

C"E':lIt \ [}llTable BlHlOlng 

Cr"d!t2 R;;glooal: PrtMlty Cn;.t11t 

Cre>:lU2 ft9gTooal' Prtooty Cr&Olt 

·Credtt2 R<!ilIloollt Prtc>i1ty Cn;.dIt 

- 5 -

Coo'tply '\\\ttl ~.sHRJo;E standarJii SV£iD4, Tlnamal Cornrol1 c.."fI.j!l10r;:; c(}~OO 

fOr Human 0001ll'3Pll'f. 

Prrl';\O!e a p31'!1arlml miXi1Dr''''~ Syolffi1 to e!1l5l.1'e tUil1llng P'€lCcrI1'lim::e Con5trlli:!loo 
lD 1M O!eowed romfort ~liier!3 ao ilele,'T'~he:! by 'lEO Cre<:ll1 T.!., TI'em1.:;l 
Commi: - C>elilgn, Wrae ire' ~'P3 ni Ilaf; ~0I1ln::4 O'.'Er ire mll 
reroperal'ilfe, tt IS a.et-ept3t!1i 10 I\;!;.". wrdalDne dsp!a\'S 01 
tBmpE!ralure. 

75% Oil' more of ail rEgU1Mtj ()~O spac~ (It,'I", I(:.ern.) ~*\'e 
&}11!jl1t IIL!!!!.lna'\ce t<:vels .:If .3 rnl1!mtrrl ,25D l.:iIX a"lIT a rn<n::rnllfl1 Of 
5,OC<J LLfJ: ::0 Sept 2t Of MJfer: 2'~ at ·aarn 3nd ;·prrL 

Actfff;t!2' dtre::ti 1M!; Of s,~1rt 10 oLtd-OOf Eff\li~rOOl1"e!1t va !.r~~too ~rg CO!l:structfQ, 
lle"veen [).7€m aru:l2,.Jm aOOfe irefnifi'e:! ~Jar fOr bUidrq ooct.pal'ilS 
I~ 90% .:if «I rEgL1a!'l)' tlCCWle:I,iiRaf (",(r9 roc'Im), 

'. .. ' . 

1 SL£tlhatdity 
Coo5lltla''lt 

1 Lm:l5~ OVH 90% Wld':rgTC<'Jrd'OOllWe:I parlilrg 

Nell 

,,' 

t ArCll Pr--«i!Thty it.lranst (loom to l'tytraln; biJS r()rt~ ott lrom~ .. \all:t~ 
ttlst:l:1ce tc; 600ipP/ng. 

1 WA 

t .s~tah1;;b'll!I' At ,-=:m·one pjPClp'31 pal!k>pal1.t 1:1 ihe prcl<.!Ct lean tl'llllllaf; 
Co,1sjJltant' SOOC",SSftHy 1l:)'IT1='",te:! thl:' tEED A=lidtell prore'SSiooa 6(;):'11. 

'.4~ 

" •••.. l.ead . 

!,1\.rctI 

\ NiA 

1 WA 

~p'lI!InI!D~m~. 

NiA 

P:-ge :; 



Attachment 4 

City of 
Richmond 

Development Permit Considerations 
Development Applications Division 

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

Address: 3291, 3331, and 3371 Sexsmith Road File No.: DP 14-667322 

Prior to approval of the Development Permit, the developer is required to complete the following: 

1. Rezoning (RZ 12-610011): Final adoption of the Zoning Amendment Bylaw No. 9135, including the 
developer's compliance with the terms of the Rezoning Considerations, as approved by Council, which 
include: 

l.l. Provincial Ministry of Transportation and Infrastructure approval; [Complete. REDMS #4261072] 

1.2. Subdivision plan registration, which requires that the developer satisfies road dedication, land 
transfer (park), right-of-way (public passage and utilities), and related requirements; 

1.3. Driveway crossing agreements registration; 

104. Cross access (vehicle) agreements registration; 

l.5. Cross access (shared indoor and outdoor amenity) agreements registration; 

1.6. Flood indemnity covenant registration; 

1.7. Aircraft Noise Sensitive Development (ANSD) covenant registration; 

1.8. View blockage, Canada Line, and other development impacts covenants registration; 

1.9. District Energy Utility (DEU) covenant registration; 

1.10. Capstan Station Bonus covenant registration; 

1.11. Transition parking and transportation demand management requirements, including: 

1.11.1. Public parking agreement registration; 

1.11.2. Car-share parking agreement registration; 

1.11.3. Transit shelter voluntary cash-in-lieu developer contribution ($60,000); 

1.1104. Pedestrian mobility enhancements voluntary cash-in-lieu developer contribution ($220,000); 

1.1l.5. Electric vehicle (on-street) charging stations, secured via SA 14-671776 and a voluntary 
cash-in-lieu developer contribution ($15,000); and 

1.11.6. Park frontage works, secured via SA 14-671777 and phasing covenant registration for 
future off-site works; 

1.12. Tandem parking covenant registration; 

1.13. Affordable housing, including: 

1.13.1. For Lot 1, Housing Agreement Bylaw adoption and Housing Covenant registration; and 

1.13.2. For Lots 2-4, phasing covenant registration for future, lot-by-lot, Housing Agreement Bylaw 
adoption and Housing Covenant registration; 

1.14. Artist Residential Tenancy Studio (ARTS) units (Lot 1 only), including Housing Agreement Bylaw 
adoption and Housing Covenant registration; 

1.15. Early Childhood Development (ECD) Hub agreement registration for the developer's future 
construction of the facility on Lot 2 and its transfer to the City; 

1.16. Public art covenant registration, including a plan for phased (lot-by-Iot) implementation; 

1.17. Tree protection and replacement covenant registration; 

1.18. Phasing covenant registration; 
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1.19. Community planning voluntary developer contribution ($323,873); 

1.20. Development Permit processing for the subject site (Lot 1) to the satisfaction of the Director of 
Development (DP 14-667322); and 

1.21. Servicing Agreement registration, secured with Letters of Credit, including: 

1.21 .1. Engineering and road design and construction (SA 14-671776); and 

1.21.2. Park design and construction (SA 14-671777). 

2. Landscape Security: Receipt ofa Letter of Credit for landscaping in the amount of$I,574,807.30, the value of 
which is based on 100% of the sealed cost estimate provided by the Landscape Architect, including labour 
and 10% contingency. (For the sealed cost estimate, see: REDMS #4439513) 

3. "No Development": Compliance with the terms of the restrictive covenants registered on title to Lot 1 prior to 
rezoning adoption of RZ 12-610011, which include: 

3.1. View Blockage and Other Development Impacts: Submission of a Letter of Assurance from a 
certified professional confirming that the subject development has been designed in accordance with 
the covenant, including the reports for the acoustic, mechanical, and architectural professionals 
attached as a schedule to the covenant. 

3.2. Public Parking Facility: Completion of the parking design to the satisfaction of the Director of 
Development and Director of Transportation. 

3.3. Car-Share Parking Spaces: Completion of the parking design to the satisfaction ofthe Director of 
Development and Director of Transportation. 

3.4. Affordable Housing: Compliance with the terms of the Housing Agreement and Housing Covenant 
with respect to affordable housing units on Lot 1, which indicate that they apply in perpetuity and 
provide for, but are not limited to, 11 affordable rental units as per the following: 

Unit Type Number of Minimum Unit Maximum Monthly Total Household Annual 
Units Sizes Rent Income 

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

2 Bedroom 7 80 m2 (860 ft2) $1,162 $46,500 or less 

3 Bedroom 2 91 m2 (980 ft2) $1,437 $57,500 or less 

NOTE: "Maximum Monthly Rent" and "Total Household Annual Income" may be adjusted periodically as 
provided for under adopted City policy. "Total Household Annual Income" may be increased annually by 
the Consumer Price Index. 

3.5. Artist Residential Tenancy Studio (ARTS) Units: Compliance with the terms ofthe Housing 
Agreement and Housing Covenant with respect to ARTS units on Lot 1, which indicate that they 
apply in perpetuity and provide for, but are not limited to, 17 affordable rental units for professional 
artists as per the following: 

Unit Type Number of Minimum Unit Maximum Monthly Total Household Annual 
Units Sizes Rent Income 

ARTS bachelor 5 74m2 (797 ft2) $850 $34,000 or less 

ARTS 1-bedroom 7 74m2 (797 ft2) $850 $34,000 or less 

ARTS 2-bedroom 5 91 m2 (980 ft2) $850 $34,000 or less 

NOTE: "Maximum Monthly Rent" and "Total Household Annual Income" may be adjusted periodically as 
provided for under adopted City policy. "Total Household Annual Income" may be increased annually by 
the Consumer Price Index. 

3.6. Public Art: 

4422072 

3.6.1. Submission of a Detailed Public Art Plan for Lot 1, to the satisfaction of the Director of 
Arts, Culture, and Heritage Services and Director of Development (which may include 
consideration by the Richmond Public Art Committee), which provides for public art off-site 
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at the Neighbourhood Park and on-site at two locations on Lot 1 and has a combined total 
value equal to or greater than $272,468. 

3.6.2. City acceptance of a Letter of Credit for Lot 1 public art in the amount of $272,468. 

3.7. Tree Protection and Compensation: 

3.7.1. Enter into a Servicing Agreement for the design and construction of the City-owned 
Neighbourhood Park (SA 14-671777), which agreement shall include, among other things, 
the retention of existing trees within the park, to the satisfaction of the Senior Manager of 
Parks. 

3.7.2. City acceptance of the developer's offer to voluntarily contribute $6,500 to the City's Tree 
Compensation Fund for the planting of replacement trees within the city in lieu of replacing 
City-owned trees removed by the developer from existing or proposed dedicated roads. 

3.7.3. Submission of a Contract entered into between the applicant and a Certified Arborist for 
supervision of anyon-site works conducted within the tree protection zone of the trees to be 
retained. The Contract should include the scope of work to be undertaken, including: the 
proposed number of site monitoring inspections, and a provision for the Arborist to submit a 
post-construction assessment report to the City for review. (Complete. REDMS #4429526) 

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

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

1. "No Build": Compliance with the terms of the restrictive covenants registered on title to Lot 1 prior to 
rezoning adoption ofRZ 12-610011, which include, but may not be limited to, the following: 

1.l. Capstan Station Bonus: City acceptance of the developer's offer to voluntarily contribute funds to the 
Capstan Station Reserve as required by the provisions of the Zoning Bylaw. 

1.2. District Energy Utility (DEU): Submission of a Letter of Assurance from a certified professional 
confirming that the building is designed with the capability to connect to and be serviced by a DEU 
and the owner has provided an energy modelling report satisfactory to the Director of Engineering. 

l.3. Mid-Block Trail: The design must be to the satisfaction ofthe Senior Manager of Parks and Director 
of Development. 

104. Aircraft Noise Sensitive Development (ANSD): Submission of a report and recommendations 
prepared by an appropriate registered professional(s), which demonstrate that the interior noise levels 
and thermal conditions comply with the City's Official Community Plan requirements for Aircraft 
Noise Sensitive Development. The standard required for air conditioning systems and their 
alternatives (e.g. ground source heat pumps, heat exchangers and acoustic ducting) is the ASHRAE 
55-2004 "Thermal Environmental Conditions for Human Occupancy" standard and subsequent 
updates as they may occur. Maximum interior noise levels (decibels) within the dwelling units must 
achieve CMHC standards as follows: 

Portions of Dwelling Units Noise Levels (decibels) 

Bedrooms 35 decibels 

Living, dining, recreation rooms 40 decibels 

1.5. View Blockage and Other Development Impacts: Submission of a Letter of Assurance from a 
certified professional confirming that the subject development has been designed in accordance with 
the covenant and attached report. 

4422072 
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1.6. Canada Line: Submission of a report and recommendations prepared by an appropriate registered 
professional(s), to the satisfaction of the Director of Development and Senior Manager of Building 
Approvals, which demonstrate that: 

a) Maximum interior noise levels (decibels) within the dwelling units and other noise sensitive 
uses will achieve CMHC standards as follows, taking into consideration, among other things, 
existing and future rail operation-specific noise (e.g., squealing rails; station announcements; 
night-time operations; voices, especially at peak periods, early mornings, and late nights): 

Portions of Building Noise Levels (decibels) 

Bedrooms 35 decibels 

Living, dining, recreation rooms 40 decibels 

b) With respect to achieving the required CHMC interior noise standards, the standard required 
for air conditioning systems and their alternatives (e.g. ground source heat pumps, heat 
exchangers and acoustic ducting) shall comply with the ASHRAE 55-2004 "Thermal 
Environmental Conditions for Human Occupancy" standard and subsequent updates as they 
may occur. 

c) Other potential livability impacts arising through the proximity of the subject development to 
existing and future Canada Line infrastructure and operations will be effectively mitigated, 
which include, but may not be limited to, issues of overlook and reduced privacy due to the 
elevation of the trains and station platforms; light impacts caused by the trains, station, 
platforms, and associated public spaces; and, vibration. 

For the purpose of the report, recommendations, and required mitigation measures, affected 
developments shall include all developments situated, in whole or in part, within 100 m ofthe Canada 
Line right-of-way, or as otherwise determined to the satisfaction of the Director of Development and 
Senior Manager of Building Approvals, that include Canada Line sensitive uses, which shall be 
defined as the following: 

a) Residential, meaning all residential uses, including multiple-family dwellings, live/work 
units, work/live units, and nursing homes; 

b) School, meaning all public and private places where K-12 education is offered, as per 
provincial requirements; 

c) Child care, meaning all licensed child care uses; and 

d) Hospital, meaning all places that provide medical services, as per provincial requirements, 
where patients may stay overnight or for longer periods of time. 

1.7. Public Parking Facility: Inclusion of the parking in the Lot 1 Building Permit as required by the 
Development Permit. 

1.8. Car-Share Parking Spaces: Inclusion of the parking in the Lot 1 Building Permit as required by the 
Development Permit. 

1.9. Affordable Housing: Inclusion of the units in the Lot 1 Building Permit as required by the 
Development Permit 

1.10. ARTS Units: Completion ofthe design to the satisfaction of the Director of Development, Manager 
of Community Social Development, and Director of Arts, Culture, and Heritage Services and the 
inclusion of the units in the Lot 1 Building Permit. 

1.11. Additional Legal Agreements: Registration of all necessary additional legal agreements identified 
through the Building Permit approval processes for Lot 1 to the satisfaction ofthe Director of 
Development, Director of Engineering, Director of Transportation, Senior Manager of Park, and 
Senior Manager of Building Approvals 

4422072 
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2. Construction Parking and Traffic Management Plan: Submission of a Plan to the Transportation Division. 
The Management Plan shall include locations for parking for services, deliveries, workers, and loading, 
application for any lane closures, and proper construction traffic controls as per Traffic Control Manual for 
works on Roadways (by Ministry of Transportation) and MMCD Traffic Regulation Section 01570. 

3. Accessibility: Incorporation of accessibility measures in the Building Permit as required by the Development 
Permit (e.g., aging in place features and Basic Universal Housing units). 

4. Landscape: Submission of a Letter of Assurance from a registered professional confirming that the following 
features are appropriately provided for in the Building Permit as required by the Development Permit: 

4.1. Hose bibs and related features; and 

4.2. Green roofs. 

5. Sustainability: 

5.1. LEED: Submission of a Letter of Assurance from a registered professional confirming that the site 
specific measures identified at Development Permit stage are appropriately provided for in the 
Building Permit to achieve LEED Silver or better (equivalency). 

5.2. Electric Vehicle (EV) Charging Stations: Incorporation of on-site EV charging requirements in the 
Lot 1 Building Permit for resident parking (i.e.l20V duplex outlets and pre-ducting for future 
service), Class 1 bike parking, and the Public Parking Facility (i.e. 240V quick-charge stations 
serving the designated Car-Share Parking Spaces) as required by the Development Permit. 

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

Note: 

* 
• 

This requires a separate application. 

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

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

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

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

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

SIGNED COpy ON FILE (REDMS #4440687) 

Signed Date 

4422072 



City of 
Richmond Development Permit 

No. DP 14-667322 

To the Holder: Pinnacle Living (Capstan Village) Lands Inc. 

Property Address: 3291, 3331, and 3371 Sexsmith Road 

Address: 300 - 911 Homer Street, Vancouver, BC V6B 2W6 

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", as amended by zoning amendment Bylaw No. 9135, is 
hereby varied to: 

a) Reduce the minimum required number of on-site, loading spaces for large-size 
vehicles from one (1) to nil; 

b) Increase the maximum distance that balconies may project into the required road setback 
near the intersection of Sexsmith Road and Hazelbridge Way from 1.0 m (i.e. one third 
of the minimum required setback) to 1.31 m; 

c) Increase the maximum distance that architectural features may project into the required 
road and park setback from 0.6 m to 2.24 m; and 

d) Increase the maximum distance that canopies may project into the required road and 
park setback from 1.5 m (i.e. 50% of the required setback) to 2.92 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 #24c attached hereto. 

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

6. As a condition of the issuance of this Permit, the City is holding the security in the amount of 
$1,574,807.30 to ensure that development is carried out in accordance with the terms and 
conditions of this Permit. Should any interest be earned upon the security, it shall accrue to 
the Holder if the security is returned. The condition of the posting of the security is that 
should the Holder fail to carry out the development hereby authorized, according to the terms 
and conditions of this Permit within the time provided, the City may use the security to carry 
out the work by its servants, agents or contractors, and any surplus shall be paid over to the 
Holder. Should the Holder carry out the development permitted by this permit within the 
time set out herein, the security shall be returned to the Holder. The City may retain the 
security for up to one year after inspection of the completed landscaping in order to ensure 
that plant material has survived. 



To the Holder: 

Property Address: 

Address: 

Development Permit 
No. DP 14-667322 

Pinnacle Living (Capstan Village) Lands Inc. 

3291, 3331, and 3371 Sexsmith Road 

300 - 911 Homer Street, Vancouver, BC V6B 2W6 

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

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

This Permit is not a Building Permit. 

AUTHORIZING RESOLUTION NO. 
DAY OF 

DELIVERED THIS DAY OF 

MAYOR 

4422072 

ISSUED BY THE COUNCIL THE 



Schedule "A" attached to and forming part of DP 14-667322 

DP 14-667322 
SCHEDULE HA" 

Oligin~1 Date: 07/'1'1/'1-4 

Revision D1:ltt'l: 
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