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  Agenda 
   

 

 

Development Permit Panel  
 

Council Chambers, City Hall 
6911 No. 3 Road 

Wednesday, February 11, 2015 
3:30 p.m. 

 

 

 Minutes 

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

Wednesday, January 14, 2015. 

  

 

1. Development Permit 12-624180  
 (REDMS No. 4458316) 

 APPLICANT: GBL Architects Group Inc. 

 PROPERTY LOCATION: 8451 Bridgeport Road 

 
Director’s Recommendations 

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

rise commercial, hotel and office development at 8451 Bridgeport Road on a site zoned 

“High Rise Office Commercial (ZC33) – (City Centre).” 

  

 

2. New Business 

 

3. Date of Next Meeting: Wednesday, February 25, 2015 

 

4. Adjournment 

 



Time: 

Place: 

City of 
Richmond 

Development Permit Panel 
Wednesday, January 14,2015 

3:30 p.m. 

Council Chambers 
Richmond City Hall 

Minutes 

Present: Joe Erceg, Chair 
Robert Gonzalez, General Manager, Engineering and Public Works 
John Irving, Director, Engineering 

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

The Chair advised that the order of the agenda would be varied to consider Item No. 2 
first. 

Minutes 

It was moved and seconded 
That the minutes of the meeting of the Development Permit Panel held on Wednesday, 
December 10,2014, be adopted. 

CARRIED 

2. Development Permit 14-672823 
(File Ref. No.: DP 14-672823, Xr: HA 14-672825) (REDMS No. 4473123) 

APPLICANT: Steveston Flats Development Corp. 

PROPERTY LOCATION: 3471 Chatham Street 

INTENT OF PERMIT: 

1. 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; and 
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2. Vary the provisions of Richmond Zoning Bylaw 8500 to increase the maximum 
permitted building height from 12.0 m to 14.75 m to allow elevator access to the 
roof deck level. 

Applicant's Comments 

Rob Whetter, ZGF Cotter Architects Inc., with the aid of a visual presentation (attached to 
and forming part of these minutes as Schedule 1) gave a brief overview of the proposed 
development with regard to (i) alternative options for rooftop accessibility, (ii) measures 
incorporated into the proposed development to address potential privacy overlook 
concerns from west facing balconies, (iii) long term options for the laneway network 
adjacent to the site, and (iv) the options to enhance the site's landscaping to improve 
pedestrian flow. 

Mr. Whetter commented on alternatives to elevator access to the rooftop of the proposed 
development, noting that other options such as incline and vertical lifts are less convenient 
and are usually restricted to single occupant use. Also, he noted that the installation of 
incline or vertical lifts would potentially require the redesign of the upper floors. He added 
that he was of the opinion that an elevator installation is the best option for universal 
access to the rooftop. 

Mr. Whetter then spoke of the proposed elevator access and noted that a different elevator 
design will lower the overrun by two feet compared to the original design. As a result, the 
proposed height variance will be reduced to 2.75 metres. Also, he noted that the overrun 
will have a better design integration with the building. 

Discussion ensued regarding the overlook and setback associated with the proposed 
development. Mr. Whetter advised that in order to address privacy concerns, no cantilever 
balconies will be installed. Instead, balconies will be set into the building. 

Mr. Whetter commented on the proposed development's west-facing balconies and noted 
that (i) three out of four corners of the building will have identical design treatment with a 
standardized kitchen and living and dining areas are flanked by an eight-foot deep patio, 
(ii) the west-facing balcony will be setback seven feet from the property line and adjacent 
living spaces will be pushed approximately 15 feet from the property line, (iii) the closest 
distance between the building's balconies and a neighbouring balcony will be 100 feet, 
(iv) evergreen trees along the property line and an upstand wall on the patios will restrict 
views to the neighbouring property. 

Mr. Whetter noted that the proposed development will include recessed bays, which break 
up the building into house sized elements, reducing apparent mass and shadowing effects. 

Discussion ensued with regard to enhancing landscaping to improve pedestrian flow 
throughout the site. Mr. Whetter noted that the rear lane adjacent to the proposed 
development is a dead-end lane with little traffic, making it friendly for pedestrians. He 
added that the removal of curbs is proposed for the rear lane parking area. Also, he noted 
that greenery will be maintained and bollards and wheel stops installed in the rear lane 
parking area. 
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Mr. Whetter noted that he believes that the proposed development is the only market 
housing in the area with all universal design suites. 

Panel Discussion 

Discussion ensued with regard to alternative elevator designs. In reply to queries from the 
Panel, Mr. Whetter advised that the applicant worked with Richmond Elevator and 
consulted with other elevator companies on options for the lowest elevator profile 
possible. He noted that to achieve a lower profile, the elevator design used overhead 
hooks instead of a hoist beam. 

In reply to queries from the Panel, Mr. Whetter noted that the applicant examined other 
elevator options available such as an in-ground elevator, but found it was unsuitable for 
the site. He added that elevator alternatives such as stair lifts would require a redesign of 
the upper floors and are not universally accessible. 

Discussion ensued with respect to privacy concerns associated with the proposed 
development and changes to balcony design during the phases of the approval process. 
Mr. Whetter commented on the orientation of the balconies and the reduction of the 
number of balconies from the original design. He noted that currently three balconies face 
west and that the living spaces are significantly setback to provide a breakdown in the 
building massing. 

Staff Comments 

Wayne Craig, Director, Development, commented on the adjacent lane, west of the 
proposed development, noting that there is significant City infrastructure under the lane. 
He advised that staff recommends that no changes be made to the lane and that the lane 
remain as City property. 

Correspondence 

None. 

Gallery Comments 

Ralph Turner, 3411 Chatham Street, made an inquiry with regard to the adjacent laneway 
and the proposed development's elevator. 

Vince Miele, Richmond Centre for Disability, spoke in favour of the proposed 
development and its accessible features. He was of the opinion that there is insufficient 
universally designed structures in the Lower Mainland and that an elevator is the best 
option for access throughout the proposed development. 

In reply to queries from the Panel, Mr. Miele noted that he has used other lift systems and 
was of the opinion that the alternatives to the elevator, such as stair lift systems, were less 
efficient and convenient. 
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Charmis Deboer, 10351 Springhill Crescent, commented on the challenges of access for 
paraplegic individuals and spoke in favour of the proposed development's accessible 
design. Also, she spoke of the various challenges associated with other lift systems. 

Tony Beatty, 8311 Saunders Road, spoke in favour of using an elevator for rooftop access. 
He commented on the inefficiencies of switching between two lift systems when 
accessing the roof, especially during emergency situations. 

Tom Parker, 8520 Granville Avenue, spoke in favour of the proposed development and 
supports the use of an elevator design for rooftop access. 

Panel Discussion 

Discussion ensued with regard to (i) design changes to address rooftop access and privacy 
concerns, (ii) universal access, (iii) design changes to balcony design, and (iv) the lowest 
elevator technology available. 

Staff were then directed to confirm that the proposed elevator access for the proposed 
development uses the lowest elevator technology possible before the proposed application 
is presented to Council. 

Panel Decision 

It was moved and seconded 
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 jloors 
and approximately 319 m2 (3,438fr) commercial space on the groundjloor; 
and 

(b) vary the provisions of Richmond Zoning Bylaw 8500 to increase the 
maximum permitted building height from 12.0 m to 14.75 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. 

CARRIED 

1. Development Permit 14-657872 
(File Ref. No.: DP 14-657872) (REDMS No. 4423108) 

APPLICANT: Yamamoto Architecture Inc. 

PROPERTY LOCATION: 9051 and 9055 Dayton Avenue 

4. 
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INTENT OF PERMIT: 

Permit the construction of 23 two-storey townhouse units and a two-storey amenity 
building at 9051 and 9055 Dayton Avenue on a site zoned "Low Density Townhouses 
(RTL2)." 

Applicant's Comments 

Taizo Yamamoto, Yamamoto Architecture, gave a brief overview of the proposed 
development regarding (i) urban design, (ii) conditions of adjacency, (iii) architectural 
form and character, and (iv) vehicle access to the site. 

Mr. Yamamoto advised that the applicant is proposing the removal and replacement of the 
remaining portions of the perimeter hedging due to overgrowth pruning requirements and 
site pre-loading impacts. He noted that the applicant has spoken with adjacent neighbours 
regarding options for the replacement of the perimeter hedges. 

Denitsa Dimitrova, PMG Landscape Architects, gave a brief overview of the landscape 
and open space design, noting the following: 

II 

II 

II 

II 

II 

II 

the applicant is proposing to remove and replace the remaining portions of the 
existing perimeter hedging; 

two types of fencing options were offered to adjacent neighbours; 

each unit will have a patio; 

the amenity space will have programming for adults and children; 

the play areas will include playground equipment and natural play elements to 
provide different play opportunities; and 

permeable pavers will be used on the driveway. 

Panel Discussion 

In reply to queries from the Panel, Mr. Yamamoto advised that the amenity space will be a 
clubhouse-type of building. 

Discussion ensued with regard to the commitment made by the applicant to retain portions 
of the perimeter hedges during the rezoning process. 

In reply to queries from the Panel, Mr. Yamamoto advised that portions of the perimeter 
hedging would have to be removed for maintenance and servicing upgrade purposes, 
noting that if portions of the perimeter hedging are trimmed, the hedge would become 
asymmetrical. He added that a different species of hedges are proposed to replace the 
original hedges. The proposed new hedges would use less space on-site and be easier to 
maintain. 
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Discussion then ensued with respect to (i) presenting the proposal to replace the current 
perimeter hedges after the rezoning process, (ii) the support received for the proposed 
replacement of the perimeter hedging and installation of fencing from the adjacent 
properties, and (iii) justification for the removal of the perimeter hedging. 

Staff Comments 

Mr. Craig advised that public correspondence received is included in the staff report and 
that no additional public correspondence have since been received. 

Mr. Craig noted that the proposed development will be built to EnerGuide 82 standards 
and will include an indoor amenity building. 

Gallery Comments 

Wilson Leung, 9111 Dayton Avenue, expressed concern with regard to potential flooding 
on his property as a result of pre-loading the subj ect site. In reply to Mr. Lam, the Chair 
advised that City regulations require that storm water is managed on-site and that 
perimeter drainage is designed to capture runoff. 

Panel Discussion 

Discussion ensued with regard to the effect of the proposed hedge removal and 
replacement on the adjacent properties. 

In reply to queries from the Panel, Mr. Yamamoto noted that sections of the existing 
hedges have been removed and sections have been pruned. The Chair cautioned the 
applicant on making significant alterations to the existing hedges prior to City approval. 

Jackson Lee, Jacken Homes, advised that the trimming of the hedges were done by 
landscape professionals and were completed without damaging the hedges. 

Discussion ensued regarding the consultation done with respect to the proposed hedge 
removal and replacement. 

Mr. Lee advised that door-to-door consulting of adjacent properties was done to propose 
the replacement of the perimeter hedging and installation of perimeter fencing. Mr. Lee 
added that the proposed perimeter hedging and fence installation is intended to retain the 
privacy of the adjacent properties. 

In reply to queries from the Panel, Eric Sze, Jacken Homes, advised perimeter drainage is 
required because of the grade changes to the site. 

With regard to the neighbourhood consultation done, Mr. Lee noted that neighbouring 
properties were provided with letters and landscape plans detailing the proposed 
replacement of the existing hedges. He added that approximately 14 properties are 
potentially affected by the proposal. 
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Mr. Sze advised that the applicant received no expressed opposition to the proposed 
removal of the existing hedges on the condition that replacement hedges and fencing are 
installed. He added that the replacement hedges will be approximately eight to ten feet 
high. 

In reply to queries from the Panel, Mr. Sze noted that existing hedges were not uniformly 
planted, and in some areas were planted too far in from the property line. The Chair stated 
that the hedges were planted in the same location during the rezoning process when the 
applicant committed to retain them. In response, Mr. Sze advised that the applicant 
underestimated the effect of the existing hedges on the proposed development. 

Mr. Lee noted that the species of the replacement hedging will be tall and narrow and will 
be specifically for perimeter hedging. 

Correspondence 

Mr. Craig highlighted correspondence received from Kathy Stephens and Raymond 
Luetzen, which expressed concern regarding the proposed removal of sections of the 
perimeter hedging. He added that the townhouse properties adjacent to the proposed 
development have consented to the installation of new fencing and replacement of the 
perimeter hedging. 

In reply to queries from the Panel, Sara Badyal, Planner 2, noted that there are letters from 
four adjacent property owners who are opposed to the proposed removal of the existing 
perimeter hedging. 

Panel Discussion 

Discussion ensued with regard to (i) presenting the proposal to replace the existing hedges 
after the rezoning process, (ii) the consultation done with adjacent neighbours, (ii) the 
opposition expressed by adjacent neighbours, (iv) the installation of new fencing, and (v) 
the architectural form and character of the proposed development. 

The Chair expressed concern with regard to the lack of information associated with the 
proposed replacement of perimeter hedging and installation of new fencing. 

Panel Decision 

It was moved and seconded 
That the staff report titled Application by Yamamoto Architecture Inc. for a 
Development Permit at 9051 and 9055 Dayton Avenue, dated December 8, 2014, from 
the Director, Development, be referred back to staff to examine the proposal to replace 
existing perimeter hedging and install fencing along the property line and report back. 

CARRIED 
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Wednesday, January 14,2015 

3. New Business 

It was moved and seconded 
That the Wednesday, January 28, 2015 Development Permit Panel meeting be 
cancelled. 

CARRIED 

4. Date of Next Meeting: Wednesday, February 11, 2015 

5. Adjournment 

It was moved and seconded 
That the meeting be adjourned at 4:52 p.m. 

Joe Erceg 
Chair 

4479568 

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, January 14,2015. 

Evangel Biason 
Auxiliary Committee Clerk 

8. 



Schedule 1 to the Minutes of the 
Development Permit Panel 
meeting held on Wednesday, 
January 1~, 2015. 
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City of 
Richmond 

To: Development Permit Panel 

From: Wayne Craig 
Director of Development 

Report to Development Permit Panel 

Date: January 20, 2015 

File: DP 12-624180 

Re: Application by GBl Architects Group Inc. for a Development Permit at 
8451 Bridgeport Road 

Staff Recommendation 

That a Development Permit be issued which would: 

1. Permit the construction of a high rise commercial, hotel and office development at 
8451 Bridgeport Road on a site zoned "High Rise Office Commercial (ZC3 3) -
(City Centre)". 

/l ~ U 7 l 
~ arye Craig ~ 
Dlre.ctor of Deyelopment 

SB~rg 
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January 20,2015 - 2- DP 12-624180 

Staff Report 

Origin 

GBL Architects Group Inc. has applied to the City of Richmond for permission to develop a 
high rise commercial development at 8451 Bridgeport Road. The proposed uses include general 
retail, restaurant, hotel and office. The proposed FAR is 3.0 (19,882 m2

) and the proposed 
building height is 47 m geodetic maximum. The proposed form of development includes three 
(3) towers of 9, 12, and 14-storey building height with a common five-storey podium. There 
would be approximately 100 hotel rooms. 

The site is being rezoned from the "Light Industrial (IL)" zone to a new site specific zone, "High 
Rise Office Commercial (ZC33) - (City Centre)" for this project under Bylaw 9066 
(RZ 12-605272). The bylaw received third reading on December 16, 20l3. 

All Engineering and Transportation requirements for the subject development were secured 
through the rezoning and the developer is responsible for the design and construction of off-site 
upgrades across the subject site's three street frontages, including road and utility works. 

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 is situated in Bridgeport Village: an area designated for medium-density, mid 
and high-rise, business, entertainment, hospitality and arts uses under the City Centre Area Plan. 
The subject site is currently vacant. Development in the vicinity includes: 

To the north, west and east: Across West Road, River Road and the future River Road 
extension, are vacant properties zoned "Light Industrial (IL)", including 9.29 ha of land and 
approximately 6.0 ha of foreshore area that is currently under application for a large multi-phase 
development with retail, entertainment, office, hotel, conference centre and park uses, commonly 
known as "Duck Island" (RZ 12-598104). 

To the east: Across West Road, is a two-storey industrial building zoned "Light Industrial (IL)". 

To the south: Across Bridgeport Road, are a number of properties under Land Use Contract 126, 
containing a vacant one-storey building, a one-storey restaurant building, a two-storey 
strata-titled office building, and a number of surface parking lots. A rezoning application is 
currently under staff consideration for a high-rise development on the lands between 
Bridgeport Road, No.3 Road and Sea Island Way (RZ l3-628557). 

Rezoning and Public Hearing Results 

The Public Hearing for the rezoning bylaw for this site was held on December 16, 2013. 
Through the rezoning and at the Public Hearing, no concerns about rezoning the property were 
expressed. 
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Staff Comments 

The proposed scheme attached to this report has satisfactorily addressed the urban design issues 
and other staff comments identified through the review of the proposed Development Permit. 
The proposed Development Permit complies with the Official Community Plan (OCP) and City 
Centre Area Plan (CCAP) designations and policies. 

Community amenity contributions and registered legal agreements were secured through the 
rezoning. No additional community amenities are being sought through the subject 
Development Permit application. 

Advisory Design Panel Comments 

The Advisory Design Panel considered the subject development on April 9, 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. A copy of the relevant excerpt from the Advisory 
Design Panel Minutes is attached for reference (Attachment 2). The design response from the 
applicant has been included immediately following the specific Design Panel comments and is 
identified in 'bold italics'. Staff believe the applicant's revised design satisfactorily addresses 
the recommendations of the Panel. 

Analysis 

Proposal Description 
The subject site is triangular, abutting Bridgeport Road, River Road and West Road. The 
proposed development includes a five-storey podium with a "tower" form at each vertex of the 
triangle. The podium includes street-fronting commercial uses at ground level along with parking 
and loading access and the tower entrances. There is parking in the other four levels of the 
podium. The podium is intersected by the three towers including a 14-storey eastern tower with 
hotel uses, a 9-storey western tower with office uses and a 12-storey northern tower with office 
uses. At the ground level, a secondary "service" road runs parallel to Bridgeport Road to provide 
access and drop off opportunities not available from Bridgeport Road (a provincial highway). 
The proposal addresses the CCAP Development Permit General Guidelines and Sub-Area 
Guidelines applicable to this site, generally as discussed in the following sections. 

Conditions of Adjacency 
• The proposed development is situated in a non-residential area of the City Centre and is 

anticipated to be surrounded by development with similar uses, scales and forms of 
development. 

• Further, the proposed development is bounded by City streets on all three (3) sides, which 
reduces any potential for shadowing, overlook and outlook impacts on surrounding 
properties. 

• The proposed location of towers on the subj ect site addresses the challenges of incorporating 
higher densities on a small, triangular property. Staff have assessed the surrounding 
development sites (particularly those under the current RZ applications), and all are 
considered large enough to offer the flexibility in tower siting necessary to meet the 
objectives of the tower spacing provision. 
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Public Realm 
.. In compliance with the CCAP, through the rezoning, the developer has agreed to provide for 

new road works including, among other things, the developer's contribution of land to widen 
West Road, extend River Road and improve and create two (2) new intersections along 
Bridgeport Road. Boulevard improvements, discussed below, further enhance the 
contributions to the public realm. 

• The location of the proposed development on a heavily used provincial highway (Bridgeport 
Road) creates challenges for the design of the public realm, particularly in terms of providing 
the attractive pedestrian-activated environment envisioned by the CCAP. 

.. The proposed development addresses the CCAP objective on Bridgeport Road by: providing 
a substantial boulevard with a sidewalk and double row of trees along the street; creating a 
secondary private "service" road separated from Bridgeport by the boulevard; and by 
providing an enhanced alternate pedestrian route along the service road including building 
entries and restaurant and retail uses as well as articulated, patterned paving. 

.. The proposed development addresses the CCAP objectives along West Road by providing 
street-animating commercial uses, minimizing vehicular crossings and lining the boulevards 
with street trees. 

.. On River Road, where there is less ground level commercial frontage, plazas are provided at 
the corners and a double row of trees is provided to screen walls and enhance the pedestrian 
expenence. 

• The massing of the proposed development is intended to enhance the public realm with a 
well articulated, five- storey street wall around the perimeter of the site interspersed with 
higher building elements. This street wall helps to define the fronting streets spatially in a 
more urban manner whilst visually breaking up the overall development into a series of 
smaller, building forms. 

Site and Functional Planning 
• The design appropriately addresses the significant functional planning challenges of the site, 

including its triangular shape, small size, location on a highway and three street frontages. 
Parking and loading is accommodated onsite, upper level parking is screened, streetscapes 
are animated with commercial uses, vehicular access is provided to the longest frontages and 
"back of house" loading and waste management functions are accommodated. 

.. Loading bays are accessed directly from West and River Roads. To enhance pedestrian 
safety, deep outdoor aprons will improve visibility and view angles. To enhance pedestrian 
amenity, overhead doors will screen the loading from view. 
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Architectural Form and Character 
The CCAP encourages development that will result in a mosaic of distinctive, yet cohesive, 
urban villages. The contemporary and unique style of the subject office and hotel development 
is consistent with this objective. The development is comprised of three (3) distinct "layers" that 
contribute to visual interest, pedestrian scale, and a distinct identity, as follows: 
1& Base: The ground floor ofthe towers and podium building, which contain street-fronting 

commercial units, tower lobbies, and hotel lobby, are strongly articulated with storefront 
glazing, projecting canopies and cantilevered upper floors, to make a strong visual statement 
around the perimeter of the site. The massing of the upper floors of the five-storey podium is 
broken down with a series of floating architectural "frames" surrounding decorative metal 
screening and vertical landscape strips that add texture to the facades and variations in 
colours and materials. 

1& Hotel Tower: The 14-storey hotel tower at the southeast corner of the site conveys a strong 
unique character facing south and west with a punched window expression and vertical lines 
created with white and charcoal coloured metal panels and terracotta panels enhancing 
recessed areas. Facing north and east, the hotel tower opens up with window wall glazing to 
take advantage of north light. The design contributes towards a highly textured and engaging 
streetscape experience. 

1& Office Towers: The development's high-rise forms vary in design and building height, are 
relatively simple in massing, break up the street wall and provide for a more varied, 
interesting streetscape. The 12- storey north tower provides texture along River Road with 
curtain wall glazing behind horizontal aluminum louvers for the west elevation and animates 
West Road with curtain wall glazing for the north elevation and glazed stairwell facing 
West Road. The nine-storey west tower provides the same louver texture along both 
River Road and Bridgeport Road west and south elevations. As a result of cantilevered upper 
floors, the towers appear to "float", white and diffused panels mark floor lines, and terracotta 
panels enhance recesses and add interest to both towers. 

Landscape Design and Open Space Design 
The development's landscape has been designed to provide a high quality commercial, office and 
hotel environment. In addition to providing streetscape frontage improvements along all 
three (3) frontages, the development incorporates four (4) key landscape design elements as 
follows: 
1& Private internal drive aisle: The drive aisle, which is approximately 9 m wide and located 

along the south edge of the site, is intended as a privately-owned/publicly-accessible, hotel 
and commercial access, loading and servicing area and linkage between River Road and 
West Road. The design includes high quality split stone paving in contrasting sizes and 
colours, and stainless steel light bollards to provide a dedicated pedestrian route along the 
building frontage. 

1& Podium Rooftop Outdoor Amenity Space: The podium roof provides shared outdoor 
passive amenity area for all three (3) towers and a designated amenity area for the hotel 
tower, including a swimming pool. The outdoor amenity design includes flexible textured 
stone paver areas, oiled teak timber benches, shallow water features, and raised planters with 
concrete upstand walls and planted with columnar Aspen trees, and a variety of shrubs and 
lawn. Movable picnic tables with shade umbrellas and seating will also be provided. 
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• Green Screen: Vertical columns of 3-inch deep green screen is provided to support vine 
growth in front of the decorative screening "frames" around the perimeter of the five-storey 
podium building. 

• West Tower Green Roof: The roof of the lower nine-storey west office tower contains a 
large central screened mechanical area surrounded with extensive green roof, which is 
proposed to be a tile system planted with drought and heat tolerant sedum plants. This 
treatment will, among other things, improve views down onto the roof, contribute towards 
mitigating the development's urban heat island effect and air and storm water filtering. 

Crime Prevention Through Environmental Design 
The development incorporates CPTED strategies including, among other things: 
• The development's site planning and building design provide for passive surveillance of most 

of the fronting street areas. 
• Lobbies are placed in prominent locations and have clear sightlines to fronting streets. 
• 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. 
• Elevator lobbies and vestibules will include glazing as per Building Code requirements. 

S ustainability 
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 the sustainability strategy include: 
• A District Energy Utility (DEU) ready design providing for the hook-up of the three (3) 

towers to a City DEU utility when it comes available (as per legal agreements registered on 
Title). 

• High efficiency building mechanical systems, lighting systems and passive design elements 
(e.g., punched wall expression with smaller window openings, horizontal louvers with 
curtain wall glazing, operable windows, 50% open screening for natural ventilation of 
parking levels). 

• Reductions in the Heat Island Effect and the rate and quantity of storm water run-off through 
the use of vegetation on extensive green systems over at least 20% of the site. 

• At least 50% reduction in potable water consumption for irrigation through appropriate plant 
selection and a high efficiency irrigation system including moisture sensors and pressure 
reducing spray heads. 

• An emphasis on the recycling of construction waste, using regionally manufactured building 
materials with recycled content, and measures aimed at minimizing construction impacts on 
the surrounding environment. 

Public Art 
• The developer has agreed to participate in the City's Public Art Program. A voluntary 

contribution of$87,756 towards public art was secured through the rezoning. The developer 
intends to install public art onsite and has identified the framed screened areas on the upper 
floors of the podium as a potential opportunity for artistic design enhancement. Public Art 
details will be finalized through the City's Public Art program process. 
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Conclusion 

The proposed development is consistent with Richmond's objectives for the subject property and 
Bridgeport Village as set out in the City Centre Area Plan (CCAP), OCP and Zoning Bylaws. 
The project's distinctive form, pedestrian-oriented streetscapes, private open space, Public Art, 
and sustainable development measures (e.g., green roofs, LEED Silver), together with voluntary 
developer contributions secured at the project's rezoning stage (e.g. roads, City Centre arts and 
culture facilities funding), will enhance the establishment of Bridgeport Village as a business, 
entertainment, hospitality and arts area. On this basis, staff recommend support for the subject 
Development Permit application. 

Sara Badyal 
Planner 2 
(604-276-4282) 

SB:blg 

A tttachments: 
Attachment 1: Development Data Sheet 
Attachment 2: Advisory Design Panel Minutes Annotated Excerpt 
Attachment 3: Sustainability Strategy 

The following is to be met prior to forwarding this application to Council for approval: 
• Receipt ofa Letter-of-Credit for landscaping in the amount of$ 2,304,234.38. 

Prior to future Building Permit issuance, the developer is required to complete the following: 
• Incorporation offeatures in Building Permit (BP) plans as determined via the Rezoning and/or Development 

Permit processes. 
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. 
• 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. 
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City of 
Richmond 

Development Application Data Sheet 
Development Applications Division 

DP 12-624180 Attachment 1 

Address: 8451 Bridgeport Road 
International Trade Center Properties Ltd. 

Applicant: GBl Architects Group Inc. Owner: I ncorp. #BC0909412 

Site Area 6628.3 m2 Same 

Land Uses Vacant Hotel, Office, Commercial 

OCP Designation Commercial Complies 

Area Plan Designation Urban Centre T5 (45 m) Complies 

Area 1 a Restricted Area Complies 

Zoning High Rise I (ZC33)-
Complies 

19,882 development including: 
7,593 m2 100-room hotel 
9,066 m2 office space 
3,223 m2 commercial space 

Number of Units Vacant 

I Bylaw Requirement I Proposed I Variance 
Max. 3.0 including 3.0, including 

Floor Area Ratio Village Centre bonus: 1.37 office None permitted 
Min. 1.0 office 

Lot Coverage Max. 90% 50% None 

Setbacks: Bridgeport Rd Min. 1.7 m at grade Min.9.1m 
Min. 0.1 m above Min. 5.8 m 

West Rd Min. 1.7 m at grade Min. 1.7 m 
None 

Min. 0.1 m above Min. 0.1 m 
River Rd Min. 1.7 m at grade Min. 3.9 m 

Min. 0.1 m above Min. 1.5 m 

Height Max. 47 m geodetic Max. 47 m geodetic None 

Off-street Parking Spaces: 
Hotel 115 139 

Office 122 122 None 
Commercial 73 73 

Total 310 334 

Accessible Parking Spaces Min. 2% (7 spaces) 2% (7 spaces) , None 

Small Car Parking Spaces Max. 50% (167 spaces) 49.4% (165 spaces) None 

Bicycle Storage: 
Class 1 (long term) 36 39 None 

Class 2 (short term) 52 52 
Loading Spaces: May be shared, or separate: Shared 

Medium size (SU-9) 5 1 None 
Large size (WB-17) 4 4 
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Annotated excerpt from the Minutes from 

The Advisory Design Panel Meeting 

Wednesday, April 9, 2014 

(Design response inserted in 'bold italics') 

Attachment 2 

4. DP 12-624180 - MIXED USE, HIGH-DENSITY, 3-TOWER DEVELOPMENT IN 
BRIDGEPORT VILLAGE (HOTEL, OFFICE & RETAIL/RESTAURANT) 
APPLICANT: GBL Architects Group Inc. 
PROPERTY LOCATION: 8451 Bridgeport Road 

Applicant's Presentation 

Architects Amela Brudar and Andrew Emmerson, GBL Architects, and Landscape Architect 
Julian Pattison, Considered Design, Inc., presented the project and answered queries from the 
Panel on behalf of the applicant. 

Panel Discussion 

Comments from the Panel were as follows: 

• The project is well done; a subtle piece of architecture; appreciate the fact that the planes are 
subtlety changing along the street; like the box expression of the podium - Noted. 

• Question the necessity of the V structure - Design improved, V structure removed. 

• Consider pulling back the floor to float the tower - Design improved, floating effect 
reinforced. 

• Design is good; like the concept of a combination of several volumes which fit well into the 
site; appreciate the different textures and accents; colours are powerful- Noted. 

• Design of the project responds well to the triangle-shaped site Noted. 

• The V sign at the southeast corner of the site corresponds to the bigger V figure on the facade 
of Phase 1 office building - Design improved, V structures removed. 

• The applicant is advised to discuss with staff and public art planner regarding the process of 
incorporating public art in the early stage of the development of the project - Noted. 

• Support the idea of a service road parallel to Bridgeport Road; good public realm resolution 
along a busy street - Noted. 

• Spacing between trees is maximized at six meters; soil volume may be inadequate; look at 
Vancouver Courthouse precedent; review technical details - Technical details reviewed. 

• Series of forms at the podium level work well and complement the building architecture; 
understand the vertical definition of trees; consider further design development to increase 
the number oftrees, increase canopy or tensile structures which provide enclosure as the 
podium is expected to get a lot of attention and sense of enclosure is important, particularly 
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at the pool- Reviewed. Glass fencing is provided around the pool to meet safety 
requirements and maximize views and sunlight exposure. Movable tensile structures will 
be considered in the future. 

• Appreciate the "premium" materials being proposed; hope that the proposed materials will be 
maintained as the project moves forward - Noted. High quality materials will be provided 
for the development. 

• Proposed vine planting is a nice touch and a bold gesture; review technical details, e.g. soil 
volume, to ensure survivability - Technical details reviewed. 

• Appreciate the use of waterfalls to help integrate the swimming pool into the amenity area; 
explore further ways to better integrate the swimming pool to the interior amenity space -
Operable sliding walls will be provided at the fitness room connecting the two spaces. 

• Look at pedestrian access to the proposed development for people using public transport, e.g. 
bus, Skytrain, taxis, etc. - Reviewed. Commercial spaces at grade and the three tower 
lobbies front onto the sidewalks and the three tower lobbies are announced with special 
architectural and landscaping treatments. 

• Varying lengths of the terracotta vertical accents on building facades need to be linked 
geometrically; also, provide a sense of balance or feeling of movement - Reviewed. 

• Overall proposal is very well done as shown in the model - Noted. 

• The three towers are well done; the south fayade of the hotel tower is very interesting and 
dynamic; however, its north facade reads like an office tower; consider further design 
development to the north fayade to make the hotel tower truly iconic - The contrasting 
treatments on the southwest and northeastfacades emphasize the sustainability strategy 
for the project and provide visual interest. 

• Appreciate the loading bays on the proposed service road, however, they may not be able to 
effectively service the commercial components of the proposed development located at the 
northern tip of the site - The loading bay design has been reviewed and approved by the 
project transportation engineer and accepted by City Transportation staff. All of the 
loading areas are accessible through the internal the parking structure. 

• Parking is difficult to lay-out on a triangular site; appreciate the proposed parkade screening 
on the south side; however, consider further buffering/screening on the West Road side­
Design improved with translucent perforated metal screens to add interest to the building 
facades and will also serve to avoid visibility of parked cars from the three streets. 

• Concur with all the comments of the Panel Noted. 

• Appreciate the level of dialogue between the applicant and City staff regarding the proposal­
Noted. 

Panel Decision 

It was moved and seconded 
That 12-624180 be supported to move forward to the Development Permit Panel subject to the 
applicant giving consideration to the comments of the Panel. 

CARRIED 

4458316 



ATTACHMENT 3 
KANECONS ULTING 

October 9, 2014 

Project: 8451 Bridgeport Road , Richmond (International Trade Centre) 

Re: Sustainability Memo 

SUSTAINABILITY GOALS 
The project sustainability goals are to provide a cost-effective high value development that meets or 
exceeds the City of Richmond's sustainability requirements. As illustrated in the attached scorecard, 
the project is targeting an equivalent level of LEED Silver in accordance with the City of Richmond 
requirements, with a minimum of 53 points. Throughout design development, the possible credits 
have been and continue to be evaluated for suitability and environmental benefit and selected as 
appropriate. The attached draft scorecard represents a living document and pending design 
development, the final selection of targeted credits may be different than those indicated. 

CREDIT CATEGORIES 
Strategies are summarized below, grouped by LEED credit categories. 

Sustainable Sites 
Dense development with access to a variety of amenities for building occupants in the local 
community. 
Choice of transportation options including public transit stops adjacent to the site-Canada 
Line station within 800m of the development. 
Provision of secured, indoor bicycle storage for occupants and outdoor bicycle racks for 
visitors. 
Extensive green roof systems on the Podium and South Tower roof utilizing native and 
adaptive landscaping for more than 20% of the site area, providing stormwater detention to 
slow down the stormwater runoff from the site and reducing urban heat island effect. 
An erosion and sedimentation control plan will be implemented to minimize erosion and 
sedimentation throughout construction. 

Water Efficiency 
A high efficiency irrigation system including moisture sensors, pressure reducing spray heads 
and drought tolerant native and non-invasive species will reduce water consumption for 
irrigation by more than 50%. 
Dual Flush water closet for hotel rooms (3L j 6L per flush) 
Low Flow water closet for commercial areas (4.2 L per flush) 
Low Flow Showers (5.7 Ljmin) 
Low Flow kitchen faucet (5.7 Ljmin) 
Low Flow lavatory faucet for hotel rooms (1.9 Ljmin) 
Low Flow lavatory faucet with auto sensor for commercial area and club washrooms 
(1.9Ljmin) 
Pint flush urinals for commercial and club male washrooms (0.5 L per flush) 

1353B Pemberton Avenue, North Vancouver, Be V7P 2R6 

604-924-0094 



KANECONS ULTING 

Energy and Atmosphere 
The project is in discussion with BC Hydro to participate their New Construction Program, 
which requires at least a 50,000kWh energy reduction as confirmed by an energy model and 
confirmation of installed systems. Building system features include: 

o Chilled and heating water 4-pipe fan coil system; 
o High efficiency air cooled chillers; 
o High efficiency heat recovery air cooled chillers; 
o High efficiency gas-fired condensing boilers; 
o Demand controlled heat recovery ventilation system; 
o High efficiency fluorescent/LED parkade lighting. 

The project is "DEU" ready, that is the project is capable to be connected to the City's "District 
Energy Utility" system when they are available. 
All refrigerant will be free from CFCs, and will meet LEED Lifecycle analysis requirements to 
minimize ozone depletion and global warming potential. 
Independent commissioning authority will be engaged on this project. 

Materials and Resources 
Storage and collection of paper, cardboard, glass, plastic and metals and household organics 
Management of construction waste with a minimum diversion goal of 80% 
Preference given to materials with recycled / regional content 

Indoor Environmental Quality 
Compliance with ASHRAE 62.1 - 2007 for outdoor air delivery. 
Indoor air quality will be managed through construction and prior to occupancy. 
Interior design to use low-emitting adhesives, sealants, paints and coatings. 
Interior design to use low-emitting Floorscore certified hard surface flooring and Green Label 
Plus certified carpets. 
Indoor pollutants to be controlled through use of entryway systems, MERV 13 filtration and 
appropriate physical separation of spaces. 
Connection to outdoor environments through the provision of views for 90% of occupied 
areas. 
Compliance with ASHRAE 55 - 2004 for thermal comfort. 

Innovation in Design 
100% of parking will be provided underground. 
Access to public transit with a frequency of more than 200 trips per day. 
Low mercury lighting design. 
LEED Accredited Professional as a team member 

Regional Priority 
Building Durability 
Community Connectivity 
Solid Waste Management 

1353B Pemberton Avenue, North Vancouver, Be V7P 2R6 

604-924-0094 



KANE CONSULTI NG 

International Trade Centre, 8451 Bridgeport Road 
Preliminary Sustainability Scorecard 

October 9, 2014 

Y Y? N? N mmB.. Total Project Score &. Rating: SILVER Possible Points 110 

Credit 3 -f . .......::::......j 
~.-.-..... ~.-.. -.~.~ ..... , ... ~ .... ........ ~ 

-.f.~.--.... ,.j 
'-'''~'''-'''-'' ... <i 

"'-"··0·",,-,,,,--1 

Credit 4 .1 

Credit 4.2 

Credit 4.3 

Credit 4,4 

Credit 5.1 

Credit 5.2 

Credit 6.1 
--l''''''-''-l credit 6.2 

Credit 7 .1 _.+" ... " ...... .. -\ 
Credit 7. 2 

-+----..; 
Credit 8 

~ ___ ~ __ -L~~~ __ ~ 

5 

Construction Activity Pollution Prevention 
Site Selection 1 
Development Density and Community Connectivity 3,5 
Brownfield Redevelopment 1 
Alternative Transportation, Public Transportation Access 3,6 
Alternative Transportation, Bicycle Storage & Changing Rooms 1 

Alternative Transportation, Low-Emitting and Fuel-Efficient Vehicles 3 

Alternative Transportation, Parking Capacity 2 

Site Development, Protect and Restore Habitat 1 

Site Development, Maximize Open Space 1 

Stormwater Design, Quantity Control. 1 

Stormwater Design, Quality Control. 1 

Heat Island Effect, Non-Roof 1 

Heat Island Effect, Roof 1 

Light Pollution Reduction 1 

.. . -». 
Water Use Reduction 
Water Efficient Landscaping, Reduce by 50% , No Potable Water Use. 

Innovative Wastewater Technologies 
Water Use Reduction, 30%, 35%, 40% Reduction. 

Fundamental Commissioning of Building Energy Systems 
Minimum Energy Performance 
Fundamental Refrigerant Management 
Optimize Energy Performance 
On-site Renewable Energy 
Enhanced Commissioning 
Enhanced Refrigerant Management 
Measurement & Verification 
Green Power 

2,4 
2 

2-4 

1-19 
1-7 

2 
2 
3 
2 

Sustianability Analysis by: Kane Consulting 



KANE CONSULTING 

Storage and Collection of Recyclables 

Building Reuse, Maintain Existing Walls, Floor and Roof 

Building Reuse, Maintain Interior Non-Structural Elements 

Construction Waste Management, Divert 50% , 75% 

Materials Reuse, 5%, 10% 

Recycled Content, 10%, 20% 

Regional Materials, 20%, 30% 

Rapidly Renewable Materials 
Certified Wood 

Minimum IAQ Performance 
Environmental Tobacco Smoke (ETS) Control 
Outdoor Air Delivery Monitoring 
Increased Ventilation 
Construction IAQ Management Plan, During Construction 

Construction IAQ Management Plan, Before Occupancy 

Low-Emitting Materials, Adhesives & Sealants 

Low-Emitting Materials, Paints and Coatings 

Low-Emitting Materials, Flooring Systems 

Low-Emitting Materials, Composite Wood and Agrifiber 

Indoor Chemical & Pollutant Source Control 
Controllability of Systems, Lighting 

Controllability of Systems, Thermal Comfort 

Thermal Comfort, Design 

Thermal Comfort, Verification 

Daylight & Views, Daylight 75% of Spaces 

Daylight & Views, Views for 90% of Spaces 

Innovation in Design: Exemp SSc7.1 - 1000/0 U/G Parking 
Innovation in Design: Exemp SSc4.1 - Public Transportation 
Innovation in Design: Low Mercury in Lighting 
Innovation in Design: Green Cleaning or MRcS or Other 
Innovation in Design: Exemp EAc6 - Green Power 
LEEDTM Accredited Professional 

Credit 1 Durable Building 
Credit 2.1 Regional Priority: 
Cred it 2 .2 Regional Priority: 
Credit 2 .3 Regional Priority: 

-+_.-I,-_+-__ -! Cred it Targeted 

"'7.>"""b7;r:r;r.r.! Not Attempting 
Prerequisite (Must Achieve) 

Sustianability Analysis by: Kane Consulting 

RPcl 
MRc2 
SSc2 

-. 

. - -. 

• * a. 

1-3 
1 

1-2 

1-2 
1-2 
1-2 

1 
1 

1 
1 
1 
1 
1 
1 
1 

1 

1 
1 
1 
1 
1 
1 
1 

1 
1 
1 
1 
1 
1 

1 
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1 
1 



City of 
Richmond 

To the Holder: 

Property Address: 

Address: 

GBL ARCHITECTS GROUP INC. 

8451 BRIDGEPORT ROAD 

C/O ANDREW EMMERSON 
139 EAST 8TH AVENUE 
VANCOUVER, BC V5T 1 R8 

Development Permit 

No. DP 12-624180 

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

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

3. Subject to Section 692 of the Local Government Act, R.S.B.C.: buildings and structures; 
off-street parking and loading facilities; roads and parking areas; and landscaping and 
screening shall be constructed generally in accordance with Plans #1 to #26 attached hereto. 

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

5. As a condition of the issuance ofthis Permit, the City is holding the security in the amount of 
$ 2,304,234.38 to ensure that development is carried out in accordance with the terms and 
conditions of this Permit. Should any interest be earned upon the security, it shall accrue to 
the Holder if the security is returned. The condition of the posting of the security is that 
should the Holder fail to carry out the development hereby authorized, according to the terms 
and conditions of this Permit within the time provided, the City may use the 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. 

4458316 



To the Holder: 

Property Address: 

Address: 

GBL ARCHITECTS GROUP INC. 

8451 BRIDGEPORT ROAD 

C/O ANDREW EMMERSON 
139 EAST 8TH AVENUE 
VANCOUVER, BC V5T 1 R8 

Development Permit 
No. DP 12-624180 

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

This Permit is not a Building Permit. 

AUTHORIZING RESOLUTION NO. 
DAY OF 

DELIVERED THIS DAY OF 

MAYOR 

4458316 

ISSUED BY THE COUNCIL THE 
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