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  Agenda
   

 
 

Development Permit Panel  
 

Council Chambers 

Wednesday, February 27, 2013 
3:30 p.m. 

 
 
1. Minutes 

 Motion to adopt the minutes of the meeting of the Development Permit Panel held on 
Wednesday, February 13, 2013. 

 

 
2. Development Permit DP 11-584817 

(File Ref. No.:  DP 11-584817)  (REDMS No. 3744443) 

 TO VIEW ePLANS CLICK HERE 

 APPLICANT: Yamamoto Architecture Inc. 

 PROPERTY LOCATION: 9980 Gilbert Road, 7011 and 7031 Williams Road 

 INTENT OF PERMIT:  

 1. Permit the construction of nine (9) townhouse units at 9980 Gilbert Road, 7011 and 
7031 Williams Road on a site zoned Low Density Townhouses (RTL4); and  

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

  (a) reduce the minimum front yard and exterior side yard setbacks to Gilbert Road 
and Williams Road from 6.0 m to 4.5 m; 

  (b) reduce the minimum lot width on major arterial roads (Gilbert Road) from 50.0 m 
to 37.6 m; 

  (c) allow a total of four (4) tandem parking spaces in two (2) townhouse units; and 

  (d) allow a total of seven (7) small car parking spaces in seven (7) side-by-side 
garages. 

 
Manager’s Recommendations 
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 That a Development Permit be issued which would: 

 1. Permit the construction of nine (9) townhouse units at 9980 Gilbert Road, 7011 
and 7031 Williams Road on a site zoned Low Density Townhouses (RTL4); and 

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

  (a) reduce the minimum front yard and exterior side yard setbacks to Gilbert Road 
and Williams Road from 6.0 m to 4.5 m; 

  (b) reduce the minimum lot width on major arterial roads (Gilbert Road) from 50.0 
m to 37.6 m; 

  (c) allow a total of four (4) tandem parking spaces in two (2) townhouse units; and 

  (d) allow a total of seven (7) small car parking spaces in seven (7) side-by-side 
garages. 

 

 
3. Development Permit DP 12-613923 

(File Ref. No.:  DP 12-613923)  (REDMS No. 3792457) 

 TO VIEW ePLANS CLICK HERE 

 APPLICANT: Jingon Development Group 

 PROPERTY LOCATION: 9251 and 9291 Alexandra Road 

 INTENT OF PERMIT:  

 1. Permit the construction of a four (4) storey – 132 unit apartment building with a 
small commercial unit on the ground floor at 9251 and 9291 Alexandra Road on a 
site zoned “Residential/Limited Commercial (ZMU20) – Alexandra neighbourhood 
(West Cambie)”; and 

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

 
Manager’s Recommendations 

 That a Development Permit be issued which would: 

 1. Permit the construction of a four (4) storey – 132 unit apartment building with a 
small commercial unit on the ground floor at 9251 and 9291 Alexandra Road on 
a site zoned “Residential/Limited Commercial (ZMU20) – Alexandra 
neighbourhood (West Cambie)”; and 

 2. Vary the provisions of Richmond Zoning Bylaw 8500 to reduce the side yard 
setback (west side) from 6.0 metres to 5.42 metres. 
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4. Development Permit DP 12-616074 

(File Ref. No.:  DP 12-616074)  (REDMS No. 3669367 v.3) 

 TO VIEW ePLANS CLICK HERE 

 APPLICANT: Urban Design Group Architects Inc. 

 PROPERTY LOCATION: 6020 Blundell Road and 8120 No. 2 Road 

 INTENT OF PERMIT:  

 1. Permit the construction of a freestanding 1-storey commercial replacement building 
within the Blundell Shopping Centre located at 6020 Blundell Road on a site zoned 
Community Commercial – Blundell Road (ZC14); and 

 2. Permit construction of façade renovations to three existing 1-storey commercial 
buildings within the Blundell Centre located on two lots located at 6020 Blundell 
Road zoned Community Commercial – Blundell Road (ZC14) and 8120 No. 2 Road 
on a site zoned Auto-Oriented Commercial (CC). 

 
Manager’s Recommendations 

 That a Development Permit be issued which would: 

 1. permit the construction of a freestanding 1-storey commercial replacement 
building within the Blundell Shopping Centre located at 6020 Blundell Road on a 
site zoned Community Commercial – Blundell Road (ZC14); and 

 2. permit construction of façade renovations to three existing 1-storey commercial 
buildings within the Blundell Centre located on two lots located at 6020 Blundell 
Road zoned Community Commercial – Blundell Road (ZC14) and 8120 No. 2 
Road on a site zoned Auto-Oriented Commercial (CC). 

 

 
5. Development Permit DP 12-617639 

(File Ref. No.:  DP 12-617639)  (REDMS No. 3799086) 

 TO VIEW ePLANS CLICK HERE 

 APPLICANT: Hollybridge Limited Partnership 

 PROPERTY LOCATION: 5440 Hollybridge Way 

 INTENT OF PERMIT: To permit the construction of the first phase of a three-phase, 
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high-rise, mixed use development at 5440 Hollybridge Way 
on a site zoned “Residential/Limited Commercial (RCL3)”, 
which phase incorporates 219 dwelling units and 
approximately 1,157.5 m2 (12,459 ft2) of ground floor retail. 

 
Manager’s Recommendations 

 That a Development Permit be issued which would permit the construction of the first 
phase of a three-phase, high-rise, mixed use development at 5440 Hollybridge Way on a 
site zoned “Residential/Limited Commercial (RCL3)”, which phase incorporates 219 
dwelling units and approximately 1,157.5 m2 (12,459 ft2) of ground floor retail. 

 

 
6. Development Permit DP 12-626361 

(File Ref. No.:  DP 12-626361)  (REDMS No. 3750713 v.2) 

 TO VIEW ePLANS CLICK HERE 

 APPLICANT: Townline Ventures Granville Avenue Ltd. 

 PROPERTY LOCATION: 8280 and 8300 Granville Avenue 

 INTENT OF PERMIT: To permit the construction of 16-storey residential tower 
with a gross floor area of 10,163.2 m² (109,396 ft²) 
containing 126 residential units including seven (7) 
affordable housing units and 162 parking stalls at 8280 and 
8300 Granville Avenue on a site zoned “High Rise 
Apartment (ZHR13) - St Albans (City Centre)”. 

 
Manager’s Recommendations 

 That a Development Permit be issued which would permit the construction of 16-storey 
residential tower with a gross floor area of 10,163.2 m² (109,396 ft²) containing 126 
residential units including seven (7) affordable housing units and 162 parking stalls at 
8280 and 8300 Granville Avenue on a site zoned “High Rise Apartment (ZHR13) - St 
Albans (City Centre)”. 

 

 
7. New Business 

 
8. Date Of Next Meeting: Wednesday, March 13, 2013 
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9. Adjournment 

 

























City of 
Richmond 

To: Development Permit Panel 

From: Wayne Craig 
Director of Development 

Report to Development Permit Panel 
Planning and Development Department 

Date: February 6, 2013 

File: DP 11 -584817 

Re: Application by Yamamoto Architecture Inc. for a Development Permit at 
9980 Gilbert Road, 7011 and 7031 Williams Road 

Staff Recommendation 

That a Development Permit be issued which would: 

1. Permit the construction of nine (9) townhouse units at 9980 Gilbert Road, 7011 and 
7031 Williams Road on a site zoned Low Density Townhouses (RTL4); and 

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

a) Reduce the minimum front yard and exterior side yard setbacks to Gilbert Road and 
Williams Road from 6.0 m to 4.5 m. 

b) Reduce the minimum lot width on major arterial roads (Gilbert Road) from 50.0 m to 
37.6m. 

c) Allow a total of four (4) tandem parking spaces in two (2) townhouse units. 

d) Allow a total of seven (7) small car parking spaces in seven (7) side-by-side garages. 

we: 
Alt. 

3744443 
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Staff Report 

Origin 

Yamamoto Architecture Lnc. has applied to the City of Richmond for permission to develop 
nine (9) townhouse units at 9980 Gilbert Road, 7011 and 7031 Williams Road on a site zoned 
Low Density Townhouses (RTL4). The site currently contains a duplex and a single~detached 
house. 

The site is being rezoned fTOm Two-Unit Dwellings (RDI) and Single Detached (RS 1 IE) to 
Low Density Townhouses (RTU) for this project under Bylaw 8942 (RZ 10-540839). 

A Servicing Agreement was secured as a condition of rezoning for the design and construction of 
a storm sewer upgrade and frontage improvements along the subject site's Gilbert Road and 
Williams Road frontages. 

Development Infonnation 

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 in the Central West (Broadmoor) neighbourhood is as 
fo llows: 

• To the north, are existing single-detached homes fronting onto Gilbert Road and 
Gilhurst Crescent. 

• To the east, are existing single-detached homes fronting onto Williams Road. These lots are 
in an area identified in the OCP as having arterial road townhouse development potential. 

• To the south and southeast, across Williams Road, are a duplex , a single-detached home, and 
a 34-unit townhouse complex. These lots are in an area identified in the OCP as having 
arterial road townhouse development potential. 

• To the west, across Gilbert Road, are existing single-detached homes fronting onto frontage 
road Gilbert Crescent. 

Rezoning and Public Hearing Results 

The Public Hearing for the rezoning of this site was held on October 15, 2012. At the Public 
Hearing, no concerns about rezoning the property were expressed. 

Informational signage has been installed on the property and no correspondence has been 
received regarding the subject rezoning application. 
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Staff Comments 

The proposed scheme attached to this report has satisfactorily addressed the significant urban 
design issues and other staff conunents identiJied as part of the review of the subject 
Development Pennit application. In addition, it complies with the intent of the applicable 
sections of the Official Community Plan and is generally in compliance with Richmond Zoning 
Bylaw 8500, including the Low Density Townhouses (RTL4) zone, except for the zoning 
variances notcd below. 

Zoning ComplianceNariances (staff comments in bold) 

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

1) Reduce the mjnimum front yard and exterior side yard setbacks to Gilbert Road and Williams 
Road from 6.0 m to 4.5 m. 

(Staff supports the proposed variance as the reduced setbacks to Gilbert Road and 
Williams Road are a direct result of the required road dedication and are consistent with 
arterial road redevelopment elsewhere in the City. The variance was identified during at 
rezoning ami no concems were expressed by the Public.) 

2) Reduce the minimum lot width on major arterial roads (Gilbert Road) from 50.0 m to 37.6 m. 

(Staff supports the proposed variance as it is a result of the corner lot configuratioll. After the 
required road dedications, the site configuratioll provides 45.3 m along local arterial 
Williams Road 011(137.6 m along major arterial Gilbert Road. Although the project has been 
designed to primarily front onto WillinJ1JS Road, technically the lot width is measured along 
the narrower side of a corner lot, which is Gilbert Roadfor this site. The site meets tlte 
minimum 40 m widtlt requirement for tlte local arterial Williams Road, but does not meet tlt e 
minimum 50 m widtlt requirement for the major arterial Gilbert Road. The variance was 
identified during at rezoning and 110 concems were expressed by the Public.) 

3) Allow a total of four (4) tandem parking spaces in two (2) townhouse units. 

(Staff supports the proposed variance (IS it is limited to a very S11lallnllmher of ullits, and a 
restrictive covenant to prohibit the conversion oftlte t(lndem garage area into habitable space 
was secured througlt tlte rezoning. Transportation Division staff have reviewed the variance 
and Itave 110 concerns. The variance was identified during at rezoning alllillo cOllcems were 
expressed by tlte Public.) 

4) Allow a total of seven (7) small car parking spaces in seven (7) side-by-side garages. 

(Staff supports the proposed vari(lllce as it results ill a more compact building footprillt allIllot 
coverage for tltis small development. Transportation Division staff Itave reviewed tlte variance 
alii/ Itave 110 concems. The variance was identified during (It rezoning and 110 concerns were 
expressed by tlte Public.) 

Advisory Design Panel Comments 

The development proposal was not presented to the Advisory Design Panel due to the small size 
of the development proposal and an architectural design that responds well to its corner location. 
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Analysis 

Conditiolls of A djacency 
• The development provides appropriate interfaces to Gilbert Road and Williams Road 

consisting of street fronting townhouses with direct pedestrian access through individual 
gated front yards, and a communal pedestrian entry to the development. The parking is 
located inside the site and is screened from street views with landscape planting and trellis 
screening. 

• The development provides a sensitive interface to the adjacent single detached homes to the 
north and east. Building height is lowered to two-storey along the north edge ofthe site, and 
the location of the outdoor amenity space and vehicle access result in a greater building 
setback being provided along the west edge of the site. Privacy screening is provided along 
these interfaces with hedge retention, tree retention, tree planting, shrub planting, and 1.8 m 
solid wood privacy fcncing. 

Urban Design lIml Site Planning 
• The subject comer site is located at the southwest edge of the CentTal West Sub-Area Plan 

(Broadmoor Planning Area). The proposal is generally in compliance with the development 
guidelines for multiple family residential developments under the Arterial Road 
Redevelopment Policy. The proposed height, location and orientation of the buildings 
respect the massing of neighbouring existing single detached homes. All units immediately 
adjacent to the neighbouring single detached homes to the north have been reduced in height 
to two (2) storeys. The building along Williams Road has been stepped down from three (3) 
storeys to 2Y2 storeys at the corner and the entry driveway. The neighbouring properties along 
Williams Road may redevelop in the future to townhouses with similar density. 

• The site plan includes three (3) buildings on the comer site, which fronts onto Gi lbert Road 
and Williams Road. The rear buildings house two (2) townhouse units and the Williams 
Road building houses five (5) townhouse units. The buildings surround a central and drive 
aisle spine with an outdoor amenity space and vehicle access along the east edge of the site. 
The outdoor amenity space is a dominant feature of the site, providing the entry view to 
vehicles entering the site from Williams Road. 

• The buildings incorporate tradi tional design elements such as gable end pitch roof, gable end 
dormers, and a mix of horizontal siding and board and batten treatment. 

• The proposed outdoor amenity space size significantly exceeds the Official Conununity Plan 
(OCP) guidelines. The proposed location supports tree retention and provides a buffer to the 
existing neighbouring single detached home to the cast. The design includes planting beds, a 
retained existing tree, new trees, a bicycle rack, seating, and children's play equipment. 

• The applicant is providing a contribution in-lieu of on-site indoor amenity space for the 
nine (9) townhouse units in the amount of$9,000 as per the Official Community Plan (OCP) 
and Council Policy. The contribution was secured through the rezoning. 

• Two (2) convertible units are provided. The two-storey units are centrally located and 
designed with conversion for universal accessibility in mind. Conversion would require 
installation of an elevator, which has been facilitated with the provision of an alternate floor 
plan and floor framing to accommodate the elevator area on both floors. 



February 6, 2013 - 5 - DP 11-584817 

• Aging in place features are provided in all units (e.g. solid blocking in washroom walls to 
accommodate future grab bar installation, and lever-type handles for plumbing and doors). 

• Garbage and recycling needs have been accommodated onsite in a roofed enclosure attached 
to the side of the building at the vehicle entry to the site. 

Architectural Form and Character 
• The architectural design has a traditional character to fit into the neighbourhood and provides 

attractive townhouse front facades along the Gilbert Road and Williams Road slreetscapes. 
Although the corner unit fronts onto Williams Road, architectural detail provides a visually 
interesting side facade to Gilbert Road as well. 

• The building forms are well articulated. Visual interest is provided with pedestrian-oriented 
front entries, a variety of gable, hip and shed sloped roofs, projections, recesses, a variety of 
materials and a complementary colour palette. 

• Parking is provided in enclosed garages, in a mix of single wide and double wide garages 
with garage door transom windows. Permeable paving treatment is provided in surface 
parking spaces. Parking is located internally on the site and views from the street are 
screened with landscaping combined with trellis screening. 

• The proposed materials (Cementitious board horizontal siding and board and batten cladding, 
painted trim, low-e vinyl windows, and asphalt roof shingles) are generally consistent with 
the OCP guidelines and are considered a good fit in the immediate built context. 

• The project features a taupe, grey and medium brown colour palette with red, dark brown and 
black accents, brick, and white framed vinyl windows. 

Lalldscape Design and Opell Space Design 
• The landscape design provides an attractive outdoor amenity space for residents and a focal 

point for the development, attractive and pedestrian oriented streetscapes, and an appropriate 
transition to the neighbouring single detached homes. 

• The landscape design palette includes: ground covers, ornamental grass, shrubs, trees, wood 
chip play surface, and special paving. In addition to asphalt, special paving is provided, 
including: patio concrete pavers, permeable pavers, and broom fmish concrete. 

• The outdoor amenity space features: a gateway structure, special pavement, seating, 
children's play area, planting, tree retention, and fencing. The planting includes a mix of 
shrubs, hedging, two (2) new trees, and the retention of a mature Big Leaf Maple tree. 

• The children's play area is enclosed with fencing and includes a small imaginative play 
climbing structure, small lawn area for flexible play, and seating for supervision. 

• The Gilbert Road and Williams Road streetscapes are treated with pedestrian-oriented front 
entries and a communal pedestrian entry gateway structure. The fenced townhouse front 
yards feature gated entries, paved paths to front doors, open lawn, shrubs, hedging between 
the yards, two (2) retained mature trees, and at least one (1) tree in each yard. 

• The landscape design for the remaining edges of the site is a soft transition to the 
neighbouring single detached homes. The setbacks to the property lines vary from 3.75 m to 
7.5 m for the driveway at the east property line. The grades of the site slope down from the 
proposed buildings to meet the existing grades and to protect the identified retention trees. 
Landscaping in the interface area to adjacent properties includes concrete paver patios, open 
lawn, shrubs, 1.8 m height solid wood privacy fencing, new trees, a retained hedge along the 
east property line, retained and protected trees along the north edge of the site. 
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• A mix of metal and wood fencing is provided throughout the site. A 0.9 m high open metal 
fence with stone clad fence posts is provided along the Gilbert Road and Williams Road 
streetscapes. A 0.9 m high wood picket fence is provided at the outdoor amenity area. A 1.8 
m high solid wood privacy fence is provided between townhouse back yards and along the 
north and east edges of the site. 

• The Gilbert Road and Williams Road frontages will be improved through the required 
Servicing Agreement with new sidewalk, grass boulevard, street trees, and a new bus stop 
pad at the existing Gilbert Road bus stop. 

T M. t ree mw;::emell 

Existing To be Retained Compensation 

On-site 42 trees 3 trees 22 new trees and $25,000 compensation 
for the removal of 39 existing trees, 
retention of 3 trees and signHicant hedge 

Off-site on 6 trees 6 trees To be protected with tree protection 
neighbouring l hedge l hedge barriers through construction 
properties 

• Tree retention and replacement was addressed in the rezoning staff report and is summarized 
in the table above and bullets below. The plan is acceptable to Tree Preservation staff and 
the table above includes the findings of the Arborist Report and compensation sought by 
staff. 

• Unfortunately, tree retention opportunities on the subject site are limited due to the health of 
the existing trees. As noted in the rezoning Staff Report, 39 on-site trees were identified for 
removal , including: 
o 34 trees that have all been previously topped. 
o 12 trees that have all been previously significantly pruned for BC Hydro clearance, 

including some that have also been previously topped. 
o One (1) fruit tree in poor condition with decay. 
o Two (2) trees that lean over. 
o Two (2) trees in conflict with the proposed site layout. 

• Six (6) neighbouring trees on the adjacent properties to the north and south and a significant 
hedge at the southeast corner of the site were identified to be retained and protected. 

• Three (3) on-site trees were identified to be retained and protected: a Big Leaf Maple (#6705) 
in the amenity area at northeast corner of the site; a Golden Western Red Cedar (#6721) at 
the southwest corner of the site; and a western Red Cedar (#6700) in the northwest corner of 
the site. All three (3) trees are significant and will enhance the Gi lbert Road and Williams 
Road streetscapes. 

• 22 replacement trees were identified to be planted on site to supplement the three (3) 
retention trees and are shown in the landscape design. 

• A cash contribution in the amount of $25,000 to the City'S Tree Compensation Fund for off
site planting was secured through the rezoning. This contribution was identified as the site is 
not large enough to support a 2: 1 replacement ratio, but is making efforts to retain significant 
trees and hedge planting. 
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• The applicant has agreed to plant new street trees along their Gilbert Road and Williams 
Road frontages through the required Servicing Agreement. 

• The requirement for tree retention, protection, and a contract with a Certified Arborist was 
secured through the rezoning. The applicant is required to protect the trees on the 
neighbouring properties with tree protection barriers before construction activities 
commence, the rezoning is approved, or a Demolition Pennit is issued. 

Crime Prevention Through Envirollmental Design (CPTED) 
• The proposed design incorporates CPTED design principles. 
• Secure resident parking is provided in individual townhouse garages. 
• Individual townhouse unit front yards and pedestrian-oriented front entries along 

Williams Road and Gilbert Road frontages provide passive surveillance opportunities. 
• There is passive surveillance overlook from adjacent townhouse into outdoor amenity space 

and mai lboxes. 
• Incorporation of low-level lighting along the internal drive-aisle to maximize safety while 

minimizing the effect of light po llution. 
• Boundaries between public, semi-public and private spaces have been clearly defined. 

Transportation 
• One (1) driveway off Williams Road at the eastern edge of the development site is proposed 

for this small development. 
• Road dedication and frontage improvements were secured through the rezoning. 2.0 m wide 

road dedication will be provided along both frontages, along with a 4.0 m by 4.0 m corner 
cut. The required Servicing Agreement includes Williams Road and Gilbert Road frontage 
improvements, including: new 1.5 m wide concrete sidewalk, grass boulevards with street 
trees behind existing curbs, and a new pad at the existing Gilbert Road bus stop. 

• A contribution of $12,000 was secured through the rezoning towards upgrading the traffic 
signal at Williams Road and Gilbert Road to an enhanced accessible signal. 

Servicing Capacity 
• Servicing requirements were addressed through the rezoning. 
• An upgrade to the existing stonn sewer along Wii!iams Road was secured through the 

rezoning. Approximately 50 m of existing pipe will be upgraded from 600 mm to 900 mm 
diameter from Gilbert Road (STMH 2258) to the east property line of the subject site (STMH 
2301), including a new 1500 mrn diameter manhole at the east property line. 

Sustainability 
The development proposal will include the following sustainability features: 
• Energy efficient Energy Star appliances and low E windows. 
• Water efficient low flow fixtures and drought tolerant plants. 
• Indoor air quality low emitting sealants, paints, adhesives, carpet and composite wood. 
• Site penneability enhanced with penneable pavers . 
• Urban agriculture enhanced with edible plants. 
• Construction waste will be reduced where possible. 
• Local and/or recycled materials wii! be used where possible. 
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Affordable Housing/Density Bonus 
• The proposal complies with the City's Affordable Housing Strategy and the density bonus 

provision of the Low Density Townhouses (RTL4) zone. A cash contribution to the 
affordable housing reserve fund was secured through the rezoning at a rate of $2.00 per 
buildable square foot (e.g. $21,946). 

Flood Plai" Management 
• The proposal complies with the Flood Plain Designation and Protection Bylaw (No. 8204). 

In accordance with the Flood Management Strategy, a flood plain covenant specifying the 
minimum flood construction level (Area A - 0.3 m above the highest crown of road) was 
secured through the rezoning. 

Public Art 
• The City's Public Art Policy does not apply to residential development consisting of less than 

ten (10) dwelling units. The proposed nine (9) unit development will not participate in the 
City's Public Art Program. 

Conclusions 

The proposed development responds to the urban design objectives for arterial road 
redevelopment, proposes tree retention to enhance the neighbourhood, provides a sensitive 
interface with existing single-family homes to the north and east, and has successfully addressed 
a comer arterial road site. Staff recommends approval for the subject development. 

Sara Badyal 
Planner 2 

SB:kt 

The following are to be met prior to forwarding this application 10 Council for approval: 
• Receipt of a Letter-of-Credit for landscaping in the amount of $3 1,181. 

Prior to future Building Permit issuance, the developer is required to complete the fol1owing: 
• Incorporation of measures in Building Permit (BP) plans as determined via the Rezoning and Development 

Permit processes, including: 
o Tree Protection measures for three (3) existing on-site trees, six (6) existing off-site neighboring trees, and 

one (I) existing off-site neighboring hedge; 
o Accessibility features in two (2) Convertible units; 
o Aging in place features in al1 units; and 
o Sustainability features. 

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

• Ifapplicable, 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 Bui/ding Permit, please contact 
Building Approvals Division at 604-276-4285. 



City of 
Richmond 

Development Application Data Sheet 
Development Applications Division 

DP 11-584817 Attachment 1 

Address: 9980 Gilbert Road , 7011 and 7031 Wi lliams Road 

Applicant: Yamamoto Architecture Inc. Owner: Max World Enterprises Ltd. & Vuen Ching Wu 

Planning Area(s): Central West Sub-Area (Broadmoor) 

I Existing I Proposed 
ve opmen 51 e , m 

Site Area: Road dedication 172 m2 Complies 
De l tt1699 

Total 1 ,871 m' 

Land Uses: Single detached and Two-family dwelling Townhouses residential 

OCP Designation: Low Density Residential Complies 

Zoning: Formerly Two-Unit Dwellings (RD1 ) and Low Density Townhouses (RTL4) Single Detached (RS1 /E) 

Number of Units : 3 dwelling units 9 dwelling units 

I Bylaw Requirement I Proposed I Variance 

Floor Area Ratio: Max. 0.6 0.6 None permitted 

Lot Coverage: Max. 40% 35% None 

Min. 40 m width (Williams) 45.3m None 
Lot Size: Min. 50 m width (Gilbert) 37.6 m 12.4 m reduction 

Min. 35 m depth 45.3m None 
Setback: Gilbert Rd Min. 6 m Min. 4.5.m 1.5.m reduction 

Williams Rd Min. 6 m Min. 4.5 m 1.5 m reduction 
Side Yard (north) Min. 3 m Min. 3.75 m None 
Rear Yard ' (easti Min. 3 m Min. 7.5 m None 

Height: Max. 12 m (3 storeys) 11 m (3 storeys) None 

Off-street Parking Spaces: 
Resident 18 18 None Visitor 2 2 

Total 20 20 

Tandem Parking Spaces: Not permitted 4 spaces in 2 units 
tandem spaces in 

22% of units 
Small Car Parking Not permitted 7 spaces in 7 units 35% small car spaces Spaces: 

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

Amenity Space - Outdoor: Min. 54 m2 87 m2 None 

3744443 



City of 
Richmond Development Permit 

No. DP 11 ·584817 

To the Holder: YAMAMOTO ARCHITECTURE INC. 

Property Address: 9980 GILBERT ROAD, 7011 and 7031 WILLIAMS ROAD 

c/o TAIZO YAMAMOTO Address: 
YAMAMOTO ARCHITECTURE INC. 
2386 OAK STREET 
VANCOUVER, BC V6H 4Jl 

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

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

3. The "Richmond Zoning Bylaw 8500" is hereby varied to: 
a) Reduce the minimum front yard and exterior side yard setbacks to Gilbert Road and 

Williams Road from 6.0 m to 4.5 m. 
b) Reduce the minimum lot width on major arterial roads (Gilbert Road) from 50.0 m to 

37.6 m. " 

c) Allow a total of four (4) tandem parking spaces in two (2) townhouse units. 
d) Allow a total of seven (7) small car parking spaces in seven (7) side-by-side garages. 

4. Subject to Section 692 of the Local Government Act, R.S .B.C.: bui ldings 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 #8 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 
$31,181. 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 pennitted 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 Pennit within 24 months 
of the date of this Permit, this Permit shall lapse and the security shall be returned in fu ll. 

3744443 



To the Holder: 

Property Address: 

Address: 

Development Permit 

No. DP 11 ·584817 

YAMAMOTO ARCHITECTURE INC. 

9980 GILBERT ROAD. 7011 and 7031 WI LLIAMS ROAD 

c/o TAIZO YAMAMOTO 
YAMAMOTO ARCHITECTURE INC. 
2386 OAK STREET 
VANCOUVER. BC V6H 4J1 

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 sha ll form a part hereof. 

This Permit is not a Building Permit. 

AUTHORIZ ING RESOLUTION NO. 
DAYOF 

DELIVERED THIS DAY OF 

MAYOR 

ISSUED BY THE COUNCIL THE 
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City of 
Richmond 

To: Development Penn it Panel 

From: Wayne Craig 
Director of Development 

Report to Development Permit Panel 
Planning and Development Department 

Date: February 4, 2013 

File: DP 12-613923 

Re: Application by Jingo" Development Group for a Development Permit at 9251 and 
9291 Alexandra Road 

Staff Recommendation 

That a Development Pemlit be issued which would: 

I. Permit the construction of a four (4) storey - t 32 unit apartment building with a small 
commercial unit on the ground floor at 925 1 and 929 1 Alexandra Road on a site zoned 
"Residential/Limited Commercial (ZMU20) - Alexandra neighbourhood (West Cambic)"; 
and 

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

/1 ~ 
W~ig 
Director of Develo ment 

(we]! 
At!. 

37924S1 



February 4,2013 - 2 - DP 12-613923 

Staff Report 

Origin 

Jingon Development Group has applied to the City of Richmond for permission to develop a four 
(4) storey apartment building with a small commercial area on the ground floor fronting onto 
Alexandra Road, over one level of underground parking at 9251 and 9291 Alexandra Road. The 
site currently contains a single detached dwelling on 9291 Alexandra Road, while 9251 
Alexandra Road sits vacant. 

The site is being rezoned from "Single Detached (RSIF)" to "ResidentiallLimited Commercial 
(ZMU20) - Alexandra neighbourhood (West Cambie)" for this project under Bylaw 8748 
(RZ 10-534751) and has received third reading. 

As a condition of rezoning, a Servicing Agreement (SA 12-602639) for utility upgrades as 
determined by the approved capacity analysis, road construction and frontage improvements to 
Alexandra Road and Tomicki Avenue, and an interim public use path for Alexandra Way multi 
use corridor. The ultimate construction oJthis public use corridor to the final design will take 
place when the adjacent properties to the east develop. This ultimate development will also 
include improvements and completion of Alexandra Way from its intersection with Alexandra 
Road and Tomicki Avenue to the closest crosswalk. 

Development Information 

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

Background 

Development surrounding the subject site is as follows : 

To the North: Across Tomicki Avenue. a 259 unit four storey apartment complex over one level 
of parking by Polygon Meridian Gate Homes Ltd. zoned "Low Rise Apartment -
Alexandra Neighbourhood (West Cambie) (ZLR20)"; 

To the East: Single Detached Dwellings at 9311 and 9331 Alexandra Road zoned "Single 
Detached (RS I IF)". These properties are a part of a larger land assembly 
intended for the construction of a 5 and 6 storey apartment complex (RZ 12-
598503) that is currently under review; 

To the South: Across Alexandra Road, several Single Detached Dwellings zoned "Single 
Detached (RS lIF)". These lots are a part of a larger assembly of lots with an 
application for a commercial shopping centre development by Smart Centres Ltd. 
(RZ 10-528877); and 

To the West: Single Detached Dwelling at 9231 and 9191 Alexandra Road zoned "Single 
Detached (RSI /F)", with the same OCP land use designation as the subject site. 

3792457 



February 4, 20 13 - 3 - DP 12-613923 

Rezoning and Public Hearing Results 

During the rezoning process, staff identified design issues that were to be reso lved at the 
Development Permit stage. Staff worked with the appl icant to address these issues, which has 
resulted in the current proposal. The written response from staff to the way the subject proposal 
has addressed these design issues are indicated below in bold italics: 

1. The interim and final design of the Alexandra Way thoroughfare. These designs are to 
include: 
a) Connection with the units fronting the throughway; 

• Witlt the projection of the underground parkude above tlte existing grade, there afe 
limited opportunities to provide direct access to each ,mit/ronting fhe greenway. 
Tlt e applicant !tas orientated tlte units so tltey have good sight lines and visual 
access to the perimeter of the complex, and Itas proposed a/ew common access 
points to tlte Greenway adjacenllo Building 1 and at tlte midpoint oftlte greenway 
that Iinkl' to tlte common outdoor amenity area oftlte complex. 

b) Connection with the access to the central courtyard; 
• Tlte connection has been improved wilh the grading of the Greenway matching lite 

grade oflhe courtyard at its midpoint for the purpose of better wheelchair access. 
Tlte grade of tlte greenway gradually slopes down to both street levels. 

c) Design development at ending Greenway at the intersection at both Alexandra Road and 
Tomicki Avenue; 
• Tlte intersection at eaclt street will reflect the accepted design already established 

witlt otlter developments tltat have begun implemenling tltefinal design of the 
greeuway. 

2. The overall appropriateness of the landscaping plan - in particular the central ameruty area 
and courtyard; 

• Tlte applicant Itas provided all acceptable desigll oftlte olltdoor central amenity of 
wltich is also tlte courtyard of Building 2. Tlte revised layolltltas incorporated nice 
design/eatures tltat Itelp easily identify differellt IIses suclt as tlte cltild's play area 
ami seating areas to ellcourage social illteraction. 

3. An illustration to show the manoeuvrability of single unit truck (SU9) vehicles to and from 
the loading bays; 

• The applicant Itas provided a wnrillg radius iIlustratioll at the elltry off of 
Alexandra Road that is satisfilctory 10 Tmnsportatioll Ellgineering. 

4. The design ofa child's play area within the outdoor amenity area; 
• A cltildren play area is proposed wilh a structure sllitable for cltildren from lite 

ages of 2 to 6. Details are provided in lite submitted landscape plan. 
5. The overall appropriateness to the form and character of the bui ldings and the interaction to 

the street; 
• Tlte overall cltaracter amlfllnctioll meels tlte illtent oftlte Urban Design 

Guidelines within tlte West Cambie Area Plan. The groundjloor IInits are 
orientated to lite slreet witlt shared access points directly connecting 10 Tomicki 
Avenue ami tlte Greenway. 

6. The submission of a noise mitigation report for the proposed buildings; 
• Tlte reports Itave been submitted amI COliform 10 the design requirements. 

J7924S7 
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7. The finish of the exposed parkade wall along the western edge of the site; and 
• To avoid having a blank and elongated appearance along the west elevation of the 

parkade, the wall will include a s lir/ace pattern that m ixes standard smooth finish 
and a rotigh slirface finislt, 

8. The inclusion of direct pedestrian access to the ground floor units fronting Tomicki A venue. 
• As tltere are only two units f ronting Tomicki A venue, having direct access to lite 

street would break lip tire landscaping terracing too m ilch on litis narrow f rolltage. 
Tlte applicant " as proposed one access point to ,lte street, sharing fh e same 
stairwell to the grolllldfloor level wit ere users can lltell separate to Ilreir individual 
units. 

The Public Hearing for the rezoning of this site was held on June 20, 2011. At the Public 
Hearing, the following concerns about rezoning the property were expressed: 

Zhe Wang of9299 Tomicki Avenue (Meridian Gate) expressed concern about the proposed 
development and wondered if the City takes into account the community benefits of the 
neighbourhood before approving higher density developments (Attachment 3). 

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

Staff responded to this resident with a letter outlining that the City took into account the demands 
of public spaces, open spaces and community centres during the creation of the West Cambie 
Area Plan. The City is purchasing property in the neighbourhood for the purpose of open park 
space, and a Community Centre, as identified within the City Centre Area Plan, that will 
improve recreational opportunities in the area. 

No further reply was received. 

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 Zoning Bylaw 
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: 

Reduce the side yard setback (west side) from 6.0 metres to 5.42 metres. 
(Staff supports tlte proposed variance as tlt e proj ection in to the side yard is minor alld affects 
only tltree bays o/the building along the west side. These projections tu/d value to tlt e vertical 
articulation o/the west side o/the building in giving strong support to tlte structure.) 

Advisory Design Panel Comments 

The Advisory Design Panel reviewed the proposal at their meeting on November 21, 2012 . A 
copy of the relevant excerpt from the Advisory Design Panel Minutes from that meeting is 
attached for reference (Attachment 2). The design response from the applicant has been 

3792457 
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included immediately following the specific Design Panel comments and is identified in ' bold 
italics', 

Analysis 

Conditiolls of A djacency 
• The West Cambie Area Plan - Alexandra Neighbourhood Development Permit Guidelines 

identifies the subject site as Character Area 3 - The High Street, which includes Low-Rise 
Apartments (4 storeys typical) over small plate commercial. The form and massing of the 
proposed development expresses this arrangement and is also characterized by the inclusion 
of Alexandra Way Greenway, the multi-use corridor that runs through the neighbourhood. 

• Recent redevelopment projects (and those currently under construction) are also four (4) 
storey residential apartments and are of similar massing to what is being proposed on the 
subject site. 

• The City has received a rezoning application for a five to six storey apartment complex 
directly to the east of the subject site that is currently under review (RZ 12~598903). These 
two proposals will be separated by the Alexandra Way Greenway, which will provide a 
wider separation between the apartment structures than most other buildings in the area. This 
proposal will complete the Greenway to its ultimate form. 

• The intent of the High Street is to be a focal point of the Alexandra Neighbourhood by 
providing a variety of commercial uses for people to shop, work and socialize. The proposed 
development has responded to this expected urban context with the provision of small retail 
commercial uses fronting Alexandra Road that establishes a continuous presence of 
commercial usdes along that street. 

• In keeping with the animated street frontage of the High Street, the zoning allows for the 
orientation of the commercial space to be located at the zero lot line along the Alexandra 
Road frontage. 

• In accordance with the West Cambie Area Plan - Alexandra Neighbourhood, the ground 
level units along Tomicki Avenue establish a continuous, uninterrupted, outward orientated 
interface with the street frontages. However, it becomes difficult to provide direct pedestrian 
access from each of the ground floor residential units to the street due to: 

o The existing grade elevation being so close to the water table results in an underground 
parkade structure that protrudes above the existing grade. 

o The floor elevation of the ground floor units on top of the parkade allows opportunities to 
orientate the ground floor units to face the perimeter of the site, providing opportunities 
to visually connect with the street and the greenway. 

o The number of stairwells required for each unit to have their own direct access to the 
street would create several breaks in the landscaped street frontage. The applicant 
recognized this early on and proposes units fronting Tomicki Avenue and Alexandra Way 
Greenway have access by shared stairways that connects to Tomicki Avenue sidewalk to 
the north, and tn Alexandra Way via the central node between Alexandra Road and 
Tomicki Avenue. 

• To mitigate the visual impact of the protrusion of the underground parkade, the applicant is 
proposing: 
o A sloped landscape area from the edge of the parkade to the Alexandra Way pathway. 

The Greenway pathway matches the grade of the sidewalk at both street ends and 
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gradually slopes up to the central node rest area where it is flush with the access point to 
the outdoor amenity area of the complex. 

o A terraced landscape interface with the sidewalk along Tomicki A venue frontage. 
o A patterned combination of a rough surface and a smooth surface finish along the 

exposed western face of the parkade. 
• The commercial area fronting Alexandra Road has direct pedestrian access to the street level 

as it does not sit on top of the underground parkade. 
• As reviewed during the rezoning stage, the applicant was not able to acquire the adjacent 

properties to the west, but has provided a conceptual design of the two sites to the west to 
demonstrate that they could develop at the same density and meet the required land uses as 
what is being proposed on the subject site. 

Urban Design alld Site Plallning 
• The proposal is a four level residential/commercial complex consisting of 132 units of 

residential apartments and a 18S.8m2 (2,000f12) of commercial space on the ground floor, 
fronting on to Alexandra Road. 

• The complex is divided into two separate buildings over a single-level parkade, which works 
well given the narrow constraints of the site. Building I, to the south, fronts Alexandra Road 
and contains the commercial component of the project fronting the street with residential 
units above and in behind. Building 2, to the north, contains the remaining residential units 
that fronts on Tomicki Avenue and also the central organizing courtyard. Many of these 
units will also overlook the outdoor amenity area adjacent to the Alexandra Way Greenway. 

• Vehicular access is provided from the south, off Alexandra Road to the visitor/commercial 
parking and from Tomicki Avenue to the north, for the residents parking level. As a 
condition ofrezoning, the applicant is to dedicate 10 meters off the northern part of the 
subject property to facilitate the ultimate width ofTomicki Avenue. 

• Parking for the commercial space is in behind the commercial frontage, in the area between 
the commercial units and the indoor amenity space of Building 1. Parking for the 
commercial area is to be shared with the visitor parking to the residential units. 

• The Alexandra Road access is along the western edge of the subject site, allowing access to 
the commercial parking to the rear of the unit as well as a leading to the circular drop off 
loop for Building 1. 

• Vehicular access offTomicki Avenue is located towards the eastern part of the site, and is 
well separated from the intersection of the Alexandra Way Greenway. The Tomicki Avenue 
access is to the underground parkade that serves the parking requirements for both residents 
and visitors to the residential building. 

• To meet the parking requirements, the applicant will be providing 13 tandem parking stalls 
(26 parking stalls). A tandem parking covenant will need to be registered prior to the 
issuance of the Development Permit to ensure the tandem stalls are assigned to the same unit. 

• Recycling and garbage storage room for the residential units is located within the parkade, 
where the bins will need to be transferred to a holding area off of the Tomicki Avenue 
parkade ramp for easy pick-up. The commercial storage for recycling and garbage is located 
at the rear of the commercial area where a holding area on the western edge of the site will 
provide access for trucks to access them off Alexandra Road. 

• A loading area off Alexandra Road is provided adjacent to the garbage holding area. 
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• The lndoor Amenity Area is located on the ground level of Building I,just off the main 
lobby fronting the courtyard containing the drop-off area for this building. It allows for 
multiple uses and has access to its own outdoor patio fronting the drop off loop. 

• The outdoor amenity space is located in the central courtyard surrounded by Building 2, and 
faces the Alexandra Way Greenway. The area is to house a water feature, lawn and seating 
area, as well as a children play area which includes a play structure intended for children 
from the ages of2-6. The location is slightly north of the midpoint of the greenway, which 
allows for easy access from both buildings. 

• Pedestrian access to the lobby of Building 1 off Alexandra Road is located along the west 
side of the commercial building. Pedestrians are led to the main lobby of the building, past 
the short tenn bike parking and up a sloping incline, around the drive/drop-off loop. 

• Pedestrian access to the lobby of Building 2 is provided directly off Tomicki Avenue with 
easy and direct access off of the street level to the lobby. Short Term bike parking is 
available adjacent to the lobby entrance. 

• Long tenn bike parking is supplied in the underground parkade in secure areas. The number 
of parking spaces provided meets the Bylaw requirements. 

A rchitectural Form lIlld Chllracter 
• Overall, the proposal reflects the massing and architectural fonns outlined in the Design 

Guidelines of the Neighbourhood Plan and will be a welcome addition to the area. 
• The design of the two buildings provides good articulation in both its form, and in the 

application of the fayade materials and colour choices. The choice and application of the 
brick finishing and glazing combination along the commercial frontage complement the 
whole frontage of the building, yet identify itself as separate from the residential uses above. 

• Brick is well used along the bottom of all sides of the building and provides a good visual 
base for the structure. It is also used to accent the vertical articulation of the building facade 
by providing structure and anchoring the comers of building, and at midpoints along the long 
side elevations. 

• Along with the use of brick, hardi-board siding is primarily used as the main facade materia1. 
The application is proportionally applied to balance the vertical expression of the brick 
components on the buildings ' facades. 

• The roof design is reflective of the commerciaUresidential mixed-uses in Building 1, 
consisting ofa flat and sloping hip design, whereas the design of Building 2 displaying a low 
hip roof design that is reflective of the dominant residential use of this building. 

• Colour choices respond well to the area design guidelines and consist of warm and natural 
tones, providing a positive and cheerful image on dark, grey days. The combination of 
colours includes the use of darker and heavier tones closer to the base of the building with 
the lighter tones toward the top. 

Landscape Design and Opell Splice Design 
• The applicant has addressed the landscaping comments made by the Advisory Design Panel 

(ADP) contained in Attachment 2. Improvements have been made to expand the central 
node of the Alexandra Way Greenway to generate a better connection to the complex and as 
a rest area for pathway users . 

• As the underground parkade protrudes above the finished street grade, the interface area 
between thi s structure and the street and Alexandra Way will be fully landscaped and 
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terraced to cover the edges of the parkade on the two (2) main frontages of the site. This 
treatment will soften the grade transition toward the street and the greenway. 

Alexandra Way 
• The applicant will be providing an interim asphalt pathway along the western edge of the 

subject site in order to introduce and make immediately useable this section of Alexandra 
Way to the neighbourhood. To achieve the final condition and completion of this section of 
the Greenway, the applicant has provided the final design for this corridor for the future 
developer of the site to the east constructing and completing this important pedestrian 
neighbourhood spine. 

• The interim hard surfacing of the path will be asphalt and will run along the western edge of 
the site, and will be bordered by a transparent fence along the property line. As indicated in 
the rezoning report, a five meter wide Public Right of Passage is to be registered on title to 
ensure public use of the corridor as we ll as additional corner cuts at the north and south 
intersections. A bulb out feature will assist with way~finding, enhancing the intersection 
with the streets, open sight angles and invite its use as a public pathway. In addition, signage 
at each end of the block will announce the public use of this corridor to the neighbourhood. 

• To provide a place of rest for users, an additional PROP ROW has been defined at the mid~ 
point of Alexandra Way. This paved area/node contains benches that will provide a place for 
people to gather, relax and contemplate. This mid-point also provides residents of the 
complex with direct access from the Greenway to their private central courtyard/outdoor 
amenity area. 

• Benches are also integrated into the low retaining walls at a few points along the terraced 
landscaping along the west side of the corridor. 

• The elevation of the greenway will gradually slope upward from the street level to match the 
grade of the courtyard at the central node. The difference of elevation between these spaces 
and abutting units is softened through the use of a gradual slope change from the path of the 
greenway. up to the ground floor units through the use of intensive plantings within the 
Alexandra Way ROW to the paved path. Benches are to be integrated along the path to 
provide subtle visual breaks. 

• The submitted landscaping plan provides infonnation on the types and arrangement of 
planting as well as identifying the desirable lintended pedestrian movement within the site. 
Overall, the landscaping proposal meets the intent of the neighbourhood plan and will fit in 
well with recent developments in the area. 

Tree mallagement 
• The applicant submitted an Arborist Report and tree plan as part of the rezoning process and 

has been reviewed by the City's Tree Preservation Coordinator and the Parks Department. 
The following chart outlines the synopsis of the report: 
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Tree Location # of 
Retention/Removal Compensation trees 

On-site 3 Removal as two of the trees at the south end Replacement planting al a ratio of 2:1 
of the site is located within the development for the removal of on-site trees in 
footprint. The third is located althe north end accordance wi th the OCP. 
of the site, within the 10 metre land The tree located within the 10 meter 
dedication requirement for Tomlcki Avenue. dedication for the Tomicki Avenue road 

righl-of-way is exempt for replacement 
due to the road configuration is part of 
the NeiQhbourhood Plan. 

Neighbouring 1 Retention of an existing tree to the east to be none 
I property in accordance wi th Cily policy. 

City property 2 The City's Parks Department recommends A voluntary contribution towards the 
removal of these trees due to their poor replacement of these two street trees 
condition. in the amount of $1 ,300.00 has been 
Street Trees will be planted as part of the secured at the rezoning stage. 
frontage improvements of Alexandra Road 
contained within the Servicina Aareement. 

• The submitted landscape plans identified the number of new tree plantings to be done on-site. 
The following chart identifies the numbers provided compared to the required in accordance 
with policy. 

Number af on-site Trees located Required number af Prapased number 
trees to be within a planned trees ta be replaced of trees to be 

Surplus/Deficit removed road right-of- planted 
way 

3 1 4 60 56 

Public Art 
• The applicant has decided to make a voluntary contribution to the City's Public Art Fund in 

the amount 0[$75,807.09. This contribution has been secured through the rezoning process. 

Affordable HOllsing 
• The applicant has supplied eight (8) units to be secured for affordable housing. The 

aft"ordab le housing units were secured through a Housing Agreement as a condition of 
rezoning. 

• Crime Preve"tion Through Ell virollmental DesigltThe proposed plan provides good edge 
features along the site and identify public and private spaces, giving the site a good sense of 
territoriality to residents and visitors. 

• The submitted lighting plan should provide good illumination for night time viewing while 
ensuring that no unwanted light spills onto adjacent properties. 

• The location and orientation of the Building 2 courtyard creates good opportunity for passive 
survei llance of the outdoor amenity area. 

• The commercial space along the Alexandra Road frontage is designed to establish visual 
interest at the pedestrian scale and to encourage pedestrian activity along the street. 

• The doors leading to the parkade elevators are to have glass side panels fo r easy viewing. 
• The walls and ceiling within the parkade are to be painted white for better light reflection. 
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A ircraft Noise Mitigation 
• As per the Aircraft Noise Sensitive Development policy (ANSD), an acoustical report was 

submitted which provided information to achieve the policy standard no ise levels (with 
windows and doors closed): 

• Bedrooms 35 dB 
• Living, dining, and recreation rooms 40 dB 
• Kitchen, bath, hallways and utility rooms 45 dB 

• The report provides an outline to help the architect design and select appropriate building 
materials and methods of installation that would achieve the required noise levels listed 
above. The applicant has achieved this through the application of the facade materials as 
well as door and window choices. 

• As a condition of rezoning, the applicant is to connect to the neighbourhood District Energy 
Uti lity (DEU) service which will aid in the heating and cooling of the bui lding. 

• A mechanical report concludes that the use of mechanical ventilation be incorporated in the 
building to aid with the cooling system of the DEU. 

Barrier Free A ccess and Agillg-in-Place f eatures. 
• The proposed development has taken advantage of the provisions of the Zoning Bylaw that 

allows for the exemption of 1.86m2 (20ft2) per dwelling unit, provided the unit incorporates 
all the basic universal housing features described in Section 4. 16 of Zoning Bylaw 8500 
(Basic Universal Housing Features). The intent is to facil itate easy provision or conversion 
to allow occupancy ofa dwelling unit by a person with a disability. 

• The location of the units that incorporate these basic features are identified on the submitted 
architectural floor plans by the unit type followed by a "He". 

• Out of the 132 residential units in this proposal, 104 of these units are identified as meeting 
the basic universal housing features as per the Zoning Bylaw. 

• Aging-in-place features of the development proposal include, such items as additional backer 
blocks for the future installation of grab bars and lever door handles, that are to be applied in 
all units. 

Sllslaillability 
• The application is supporting a connection to the Alexandra District Energy Utility. 
• The applicant is proposing a pedestrian scale streetscape along Alexandra Road, Tomicki 

Avenue and the Alexandra Way Greenway, which not only adds animation to the streetscape 
but adds value to the neighbourhood. 

• The residential units will provide energy and water saving appliances, as well as water saving 
faucets. 

• The site is close to bus stops along a major transit corridor for convenient use. 

Floodplain Management 
• The applicant is required to comply with the Flood Plain Designation and Protection Bylaw 

8204. In accordance with the Flood Management Strategy, a Flood Plain restrictive 
covenant, specifying the minimum flood construction level is secured through a condition of 
rezonmg. 
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Conclusions 

The proposed development responds well to the West Carnbie Area plan - Alexandra 
Neighbourhood guidelines and the Character Area Neighbourhood Guideline in particular. The 
proposal responds well to creating a strong, street orientated frontage, particularly along the 
conunercial High Street. The app licant has adequately resolved staff comments identified during 
the rezoning phase as well as the staff and Advisory Design Panel comments. Staff recommend 
approval of this Development Pennit application. 

~~~·5··:·~~~~~--
Davi chnson 
Planner 2 

DJ:cas 

The following are to be met prior to fonvarding this application to Council for approval: 
• Receipt ofa Letter-or-Credit for landscaping in the amount of$264,762.00 (based on total fl oor area of 

132,366 ft2). 
• Registration of a tandem parking covenant for the purpose of ensuring the tandem stal ls are allocated to the 

same residential unit. 
• Registration of an encroachment agreement for the canopy extending from the commercial unit fronting 

Alexandra Road. 
• Registration ofa legal agreement ensuring that none of the visitor parking stalls are exclusively allocated to a 

commercial tenant. 

Prior to future Building Pennit 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 Penn it. For further information on the Building Permit, please contact 
Building Approvals Division at 604-276-4285. 
Submission ofa construction traffic and parking management plan to the satisfaction of the City's 
Transportation Division (http://www.richmond.calservices/ttp/special.htm). 
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City of 
Richmond 

Development Application Data Sheet 
Development Applications Division 

DP 12·613923 Attachment 1 

Address: 9251 and 9291 Alexandra Road 

Applicant: Jingon Development Group Owner: 091 1243 BC Ltd. 

Planning Area(s): West Cambie Area Plan (OCP Schedule 2.11A) 

I 

Site Area: 

land Uses: 

OCP Designation: 

Zoning : 

Number of Units: 

Lot Coverage: 

Setback - Alexandra Road (min.): 

Setback - T omicki Avenue (min.): 

Setback - Alexandra Way (min.): 

Setback - West side yard (min.): 

Height (m): 

Lot Size: 

3792457 

Existing I 

8,106. 16 m2 

Single Detached 

Mixed Use -1 .25 base FAR 
(Max. 1.5 FAR with density bonusing for 

affordable housing) 
Medium Densitv over Retail 

Single Detached 

1 Single Detached Dwell ing per lot 

Max. 45% 

m 
1.5 m for residential 

i t 

m 
1.83 m 

m 

44% 

Proposed 
7575 B , m 

(after land dedication klr Tomk:k1 Road) 

Apartment Residential over 
Small Plate Commercial 

No Change 

"Residential/limited Commercial 
(ZMU20) - Alexandra 

Neighbourhood (West Cambie) 

Permits Apartments at 1.55 FAR 
with Density Bonusing if 

Affordable Housing Units are 
provided as well as a connection 
to the Alexandra District Energy 

Utilitv 
132 Apartment Units plus 

l8S,8m2 of commercial on a 
consolidated lot. 

none permitted 

none 

none 

none 

i I m (residential) 
none 

i t 

Max. 20.0 m 17.3 m none 

No lot size requirements N/A N/A 
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Resident 194 Resident - 174 
(includes 8 stalls for (includes 8 stalls for 

affordable housing units) affordable housing units) 

Visitor- 27 22 parking spaces 
Visitor - 24 (9.7%) 

Off-street Parking Requirements: Commercial - 6 
(shared amongst visitor Commercial - 6 TOM report 

slalls) 
(shared amongst visitor submitted 

stalls) 

221 spaces required 
199 spaces provided 

Imin.j 

Off-street Parking Spaces -
2% of required number of 
spaces (221 x 0.02 = 4.42) 5 accessible spaces none 

Accessible: 5 accessible spaces 

Small Car Ratio: 
50% minimum to be 52.6% standard size spaces standard size soaces none 

Tandem Parking Spaces Residents only 13 tandem spaces none (26 oarkina stalls! 

Amenity Space - Indoor: Min. 100.0 m2 100.7m2 none 

6m per unit 
Amenity Space - Outdoor: x 132 units 797.8 m2 none 

= 792.0m2 
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Excerpt from the Minutes from 

The Design Panel Meeting 

Wednesday, November 21, 2012 - 4:00 p.m. 
Rm. M.l.003 

Richmond City Hall 

No concern from a CPTED perspective; 

Noted 

Attachment 2 

Pleased to see so many convertible type units in the proposed development (i.e. , the 8 affordable 

units plus 104 market units); 

Noted 

The overall planning concept is good; the project is successfully located in a long and narrow 
site; appreciate the different treatment of the two cores having separate identities; 

Noted 

Concern with building image; the colour palette of the building is very dark and feels heavy; it is 
not consistent with the intention of the project to become a pleasant addition to the 
neighbourhood; colour palette needs to be lightened; the vertical elements conflict with the 
heavy horizontal fascia; 

Tile c% llrs have been revised to reflect the character of the area expressed ill warmer tOiles 
already presell1 in existing cOllstructiollS. The vertical elements have been articulated to follow 
the rhythm of the horizontal fascia. 

The south building has successfully broken up its roof elements; however, the roof of the north 
building appears heavy; roof of the north building needs to be articulated, broken up, lightened 
to mitigate its heavy feel and become more visually appealing; 

rhe roof is articil/ated ill its overall appearallce. 

Agree with comments regarding the dark colour treatment of the buildings and the heaviness of 
the architecture; 

rhe colollrs have been changed and substitllted with lighter colollrs (see also comments 
above). 
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Good landscaping in a tricky site; however, the central connection needs further design 
development; consider consolidating the courtyard space into the central space to provide a 
bigger amenity space; 

Tlte intent of the fam/scoping is to provide smaller (Illd diversified areas Ilral elm respond to 
different, various and ever changing needs of lit e residents for different types of outdoor 
spaces. 

Applicant needs to fine tune the interface between the street and the patio on the north side of 
the deve lopment; look at wall heights in the terracing; 

rhe wall height for each step is only three/eet and the depth of the planters allow for dense 
vegetation that is ill/ended 10 soften the transition hetween the patios allli the street/evel. 

The site lay-out provides a good solution to a long and narrow site; good strategy to break up the 
development into two halves facing opposite directions; 

Noted 

The flat roof on the commercial side of the subject development along Alexandra Road might 
be blocked by the gable roofs in future adjacent developments; southern face of the 
development need not match its northern face; 

The architectural character o/ tlre two buildings responds to hvo different surrounding 
environments: tlte prellominmrtly commercial uses alollg A lexandra Roall alld the more 
residelltiallleighbourhoot! alollg Tomiki. COllsequently tlte roof oftheJwo different 
cOllstructions (theftat being more urban alld used more ill commercial huildings alld tlte 
sloped roof more characteristic of residential buildings) conforms to these premises. 

Like the black muntins; more muntins will provide a commercial and classic look; will work 
well with the architectural style of the buildings; 

Noted 

Review the top floor colour accent of the buildings; a suggested strategy to lighten the horizontal 
mass of the buildings is to provide a distinct definition of the base, middle and top; the top 
should have a lighter colour; 

The colollrs have been revisedj a lighter colollr has been introducedfor the/ollrthjloor. rhe 
articulatioll ofthefarade defines tlte three sectiolls 0/ the bllilding. which is especially 
h;g ft/ighted by the shapes of the column. 
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Consider changing the colours and articulation of the building mass to reduce the overall height 
and volume of the buildings in the subject development and not overwhelm the remaining 
single-storey houses in the area; 

The fafade has been articlilaled and lite single/amity houses should "of he a reference since 
these COllstrllctiollS will be demolished to allow more dense developments. 

Roof colour should be lighter to avoid heat island effect; 

rite colour a/tile roof "as been changed amilireflat roof will be coverel/ witlt a light colour 
waterproofing membrane. 

Use of two different materials in the balconies does not work well; balconies could be articulated 
well with just one material ; consider using glass as it is more transparent and lighter; and 

The balcony railings have bee" challged and tlrey are IroW all glass witlr alumimllnframe. 

Upper east- fac ing units in the comers of Buj lding 2 appear dark and shaded and do not seem to 
receive enough exposure to sunlight; privacy could also be a concern fo r these units. 

Tire writs are conrer ullits tlrat represellt always a clrallenge. Ttl tlris case tire layouts lrave 
been successfully used ill other developmellts. 
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Send a Submission Online (response #557) 
ATTACHMENT 3 

Page 1 of 1 

MayorandCounclllors ---_ .. _-----

To Public Hoaring 
Dot.: CJW"g W (20\1, 

Item ~ 6' 
R.,- L",.p% %-1f1- --

-t 'il1f'i? From: City of Richmond Website Iwebgraphlcs@rlchmond,caj , 
Sent: June 14, 201110:20 AM Schedule 4 to the Minutes of the 

I Regular Council Meeting for Public 
Hearings held on Monday. June 20, 
2011. 

To: MayorandCounclllors 

Subject: Send a Submission Online (response #557) 

Send a Submission Online (response #557) 

Survey Information 
Site: City Website 

Page Title: Send a Submission Online -----'-------_. ----- -_._--" .. _---------.-.-------
______ -'U:..R.c:L: http://cms.city.richmond.bc.caJPage1793.aspx 

Submission TlmefOale: 6/14/2011 10:19:28 AM ---. -------' 
Survey Response 

Your Name: ZheWang -----------
Your Address : #408-9299 Tomicki Ave ------ ---------_._--_._._---------_. 
Subject Property Address OR 8757,8748 
Bylaw Number: ---------------1--- -------

Comments; 

06114120 11 

I disagree about this plan. There are so much 
propety In this area. I don't know if the city 
planning and development department have 
ever do any research and analysis before the 
decision. Do you know, when all of Ih~ 
existing building Is completed, what the 
community's population de,nsity would be? if 
you use 90091e map on Richmond, you could 
find here is the only community without park 
and community ceQ!er. The children and 
seniors have to go to other community to do 
exercise. In order to build new propety plenty 
of trees were cut down. Now here looks like a 
big construction site. Of course I hope our 
community can be developed, but only 
supporting facilities are complete, the future 
development should be suitable for people to 
live. Thanks a lot. 

, JUN 1 4 2011 

So", KECEIVED / 
' I- c, · '<~ 

(J:RK'S 0 



City of 
Richmond Development Permit 

No. DP 12·613923 

To the Holder: Jingon Development Group Alexandra LLP 

Property Address: 

Address: 

9251 and 9291 Alexandra Road 

cIa Mary Lan 
12900 Gilbert Avenue 
Richmond, Be V7E 2H6 

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 Pennit. 

2. This Development Penn it 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 reduce the side yard setback (west 
side) from 6.0 metres to 5.42 metres. 

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 #25 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 
$264,762.00 to ensure that development is carried out in accordance with the terms and 
conditions of this Permit. Should any interest be earned upon the security, it shall accrue to 
the Holder if the security is returned. The condition of the posting of the security is that 
should the Holder fail to carry out the development hereby authorized, according to the terms 
and conditions of this Permit within the time provided, the City may use the security to carry 
out the work by its servants, agents or contractors, and any surplus shaH 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. As a condition of the issuance of this Permit, the registration of an encroaclunent agreement 
for the canopy extending from the commercial unit fronting Alexandra Road. 

8. As a condition of the issuance of this Permit, the registration ofa tandem parking covenant 
for the purpose of ensuring the tandem stalls are allocated to the same residential unit. 

9. As a condition of the issuance of this Permit, the registration ofa legal agreement ensuring 
that none of the visitor parking stalls are exclusively allocated to a commercial tenant. 

10. 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. 

3792457 



Development Permit 

No. DP 12-613923 

To the Holder: Jingon Development Group Alexandra LLP 

Property Address: 

Address: 

9251 and 9291 Alexandra Road 

clo Mary Lan 
12900 Gilbert Avenue 
Richmond. Be V7E 2H6 

11. 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. 
DAYOF 

DELIVERED THfS DAY OF 

MAYOR 

3792H7 

ISSUED BY THE COUNCIL THE 
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To: 

From: 

City of 
Richmond 

Development Permit Panel 

Wayne Craig 
D irector of Development 

Report to Development Permit Panel 
Plann ing and Development Department 

Date: 

File: 

February 5, 2013 

DP 12-616074 

Re: Application by Urban Design Group Architects Inc., for a Development Permit 
at 6020 Blundell Road and 8120 No, 2 Road 

Staff Recommendation 

That a Development Permit be issued which would: 

1. Permit the construction ofa freestanding I-storey commercial replacement building within 
the Blundell Shopping Centre located a~ 6020 Blundell Road on a site zoned Community 
Commercial - Blundell Road (ZCI4); 

2. Permit construction of fayade renovations to three existing 1-storey commercial buildings 
within the Blundell Centre located on two lots located at 6020 Blundell Road zoned 
Community Commercial ~ Blundell Road (ZC14) and 8120 No.2 Road otl a site zoned 
Auto-Oriented Commercial (CC). 

/J~ . w:;Je Craig 
Director of D70 

,/ 

WC:bg /" 
AU. 4 /'" 

3669367 
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February 5, 2013 - 2 - DP 12-616074 

Staff Report 

Origin 

Urban Design Group Architects Inc., on behalf of Blundell Centre has applied to the City of 
Richmond for pennission to construct: 
• Building A, a freestanding I-storey commercial replacement building with a gross floor area 

0[676.6 m' (7,280 ft') within the Blundell Shopping Centre at 6020 Blundell Road on a site 
zoned Community Commcrcial- Blundell Road (ZC14); 

• Fayade renovations to Buildings B within the Blundell Shopping Centre at 6020 Blundell 
Road on a site zoned Community Commercial- Blundell Road (ZC14); 

• Fayade renovations to Buildings C and E within the Blundell Shopping Centre located at 
8120 No.2 Road on a site zoned Community Commercial (CC); and 

This redevelopment proposal also involves 
• Improved pedestrian connections within the site; 
• Additional tTee planting within the surface parking lot; 
• Perimeter landscape upgrades along the north, east and south property lines; and 
• Replacement pylon sign at the Blundell Road and No.2 Road intersection. A separate sign 

permit will also be required for the signage associated with the proposed r~novations. 

No falYade renovations are proposed for Building D, an existing McDonald's restaurant located 
within the Blundell Centre at 8120 No.2 Road. 

There is no current rezoning associated with this Development Permit application and there are 
no variances are required or requested. 

A Servicing Agreement (SA) is a requirement of this Development Permit to address Blundell 
Road and No. 2 Road frontage upgrades as well as infrastructure upgrades related to the site 
service connections. The owner has agreed to the scope of work descriptions contained within 
the Development Permit Conditions included at the end of this staff report. 

Development Information 

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

Background 

Development surrounding the subject site is as follows: 

To the north, across Blundell Road and adjacent to No.2 Road is a 1-2 storey commercial 
building (fmancial institution) with Community Commercial (CC) zoning and farther east is 
another I-storey commercial building (pub and gri ll) subject to Land Use Contract 128. Still 
farther east is a mix of residential building types with Two Unit Dwelling (RDl) and Single 
Detached (RS l lE) zoning. 

To the east, adjacent to the subject site along the south side of Blundell Road' is a I-storey 
conunercial building (food store) subject to Land Use Contract 087 and beyond is a I-storey strip 
commercial building subject to Lands Use Contract 010. Farther east is a ser(es of2 to 3-storey 
intermediate care facility buildings (Rosewood Manor) with Health Care (HC) zoning. Also 
adjacent to the subject site but south of Blundell Road (with no section line road frontage) are 
two 7-storey residential buildings subject to Land Use Contract 010. 

3669361 
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To the south, across a private access road/driveway are older 2-storey cluster townhouses subject 
to Land Use Contract a I O. 

To the west, across No.2 Road is a mix of residential single family residential dwellings, 
duplexes, and townhouses with Single Detached (RS liE), Two Unit Dwelling (RD2) and 
Medium Density Townhouses (RMTl) zoning. 

Staff Comments 

TIle proposed scheme attached to this report has satisfactorily addressed the ~Ignificant 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 Corrununity Plan and is generally in compliance with the Community 
Commercial - Blundell Road (ZCI4) and Auto-Oriented Commercial (CC) zoning for these 2 
properties. 

Advisory Des ign Panel (ADP) 

This Development Pemlit application was presented to and supported by the ADP on January 23, 
2013. See Attachment 2 for the ADP comments and tbe applicant responses that are highlighted 
in hold italics immediately following each ADP comment. 

Analysis 

COllditiOlls of A(ljacency 

• To the north: Slrcetscape improvements are proposed along the north property line including 
a small pedestrian plaza at the comer of Blundell Road and No.2 Road as well as other 
boulevard upgrades including tree, shrub and groundcover planting. The existing sidewalk is 
to remain but a Statutory Right of Way (SR W) will be granted for a future bus shelter to be 
provided by the City. 

• To the east: Landscape upgrades and improvements are proposed along the east property line 
including supplemental tree planting, overhead trellis structures and new garbage enclosures 
that create an appropriate balance between visibility for security and screening for aesthetics. 

• To the south: Retention of an existing hedgerow of trees together with supplemental infill 
tree planting and new garbage enclosures will provide improvements along the south 
property line. 

• To the west: The existing sidewalk and the row of 16 large street trees witl be retained along 
No.2 Road including the selective removal and replacement of shrub planting between the 
sidewalk and surface parking lot. 

Trallsportatioll alld Trctffic 

1. No.2 Road· South Access/Egress: The Blundell Centre owner has agreed to a lump sum 
contribution of $50,000 for traffic signal upgrades. See the Development Permit conditions 
for a detailed description of the required traffic signal improvement. A legal agreement will 
be granted by the owner providing the City with access to the development lands in order to 
maintain traffic signal equipment located on the development lands. 
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2. No. 2 Road - North AccesslEgress: Based in input from the Transportation consultant and 
subsequent discussions with Transportation staff this existing right-in and ··out driveway wi ll 
remain as is with no other changes required within the road right-of-way. at this time. 
However as traffic volumes increase, staff will monitor the operation of this access and 
determine if additional vehicle turning restrictions are required. The traffic signal at the 
south entry along No.2 Road will provide sufficient breaks in the traffic flow for exiting 
vehicle traffic. 

3 . Blundell Road - West Driveway: The owner has agreed to install improvements to this 
driveway location including a raised traffic island within the driveway crossing to restrict left 
turn egress from the site and the associated re·stripping in the centre of Blundell Road that 
will include the insertion of a short left turn slot on Blundell Road (westbound to 
southbound), separated from the left turn stacking lane at the intersection of B lundell Road 
and No.2 Road. 

4. Transit SRW: The owner will also grant an approximate 1.3 m wide x 5.7 m long statutory 
right-of-way for transit purposes along the north property line of 6020 Blundell Road in order 
to allow for the installation of a bus shelter by the City at a future date. 

5. Parking: The current site plan includes the provision of parking as follows: 

Buildings 
Total Gross Total,Leasable . Requi red Provided 
Floor Area Floor Area Parking Parking 

Sile 1 - 6020 Blundell Road . 
Building A 676.3 m 2 (7,280 f(2) 676.3 m 2 (7.280 f(1) 23 

Buildin9 B 1,3S9.9 m 2 (14,637 f(2) 1,321 .3 m2 (14,222 ft~ 66 

Sub-Totals 2.036.2 m2 (21 ,917 ft2) 1,997 .6 m' (21 ,S02 ft~ 90 144 

Site 2 - 8120 No. 2 Road 

Building C 1,699.6 m 2 (18,294 ft' ) 1 ,S67.3 m2 (16,870 ft") 67 

Building D (McDonalds no change) 474.S m2 (S, 1 08 fP) 474.S m' (S,108 f(2) 41 

Building E 3,861.8 m 2 (41,568 ft") 3,861.8 m2 (41 ,S68 f(2) 159 

Sub-Tolals 6,03S,9 m2 (64.970 f(2) S.903,6 m2 (63,S46 ft·) 267 288 

Totals 8,072 .1 m' (86,887 f(2) 7,901.2 m' (8S.048 fF) 357 432 

The current deve lopment data summary on the architectural site plan indicates a surplus of 76 
parking stalls. The revised parking layout associated with the repiacemep..t Bui lding A 
complies with the existing parking standards (ais le width and parking staE sizes) according to 
the current Richmond Zoning Bylaw. 

6. Loading and Bike Facilities: The Richmond Zoning Bylaw requires a minimum of 1 
designated on-site medium size (SU9) loading bay for the new Building A, which has been 
provided and the remaining loading bays remain unchanged throughout H:e remainder of the 
existing Blundell Centre. According to City standards the new Building A requires two (2) 
Class 1 bicycle parking spaces as lockers. This proposal for Building A includes six (6) 
Class 2 bike parking spaces in 2 bike rack and two (2) Class I bike lockers within the 
building as tenant improvements. 
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Engineering alld Servicing 

1. Full engineering and servicing conditions are identified in the Development Permit conditions. 

2. Service Connections: Water analysis is not required. Sanitary analysis and upgrades are not 
required. The owner has incorporated innovative storm water management measures into the 
design including additional permeable paving, morc tree planting and additional ab.sorbent 
landscape areas. All future storm drainage from the site will be directed t') the No.2 Road 
box culvert via the existing tie-in for this service cOJrncction. 

Fire Prevention, Detectioll ami Protection 

1. The Blundell Centre owner is required to confirm that adequate fire-flow is available from 
existing mains at the Building Permit stage. 

2. The spacing of fire hydrants will be assessed during the Servicing Agreement phase, which 
may result in the need for additional fire hydrants. 

3. The owner has provided a separate site plan to demonstrate adequate eme;-gency vehicle 
access and manoeuvrabi lity on-site. 

Urban Design allli Site Planning 

1. Design Guidelines: The applicant has submitted an appropriately detailed response to the 
re levant design guidelines identified below (see Attachment 3): 

• Official Community Plan (OCP) Schedule I ~ Section 9.2 - General Guidel ines (i.e. , in 
particular give consideration to the following specific sections, 9.2.2.B Weather 
Protection, 9.2.3.A Tree Preservation, 9.2.4.B Surface Parking, 9.2.5.A Comer Sites, 
9.2.7 Refuse, Recycling and Service Areas), and 

• Offi cial Community Plan (OCP) Schedule I - Section 9.4 - Commercial Guidelines. 

The app licant responses to the design guidelines are acceptable, thus the proposed 
development is generally in compliance with the applicable design guidelines. 

2. Site Planning - Building A: The proposed replacement Building A is sited in a similar 
location to the existing freestanding building in order to respect a view refltrictive covenant 
easement for existing the McDonald's restaurant however improvements are proposed at the 
intersection including the provision of a small pedestrian plaza, new planting, bike racks, 
pedestrian connections into the Blundell Centre retail frontages plus a new pylon sign similar 
in character to the building facade improvements proposed to the new and existing buildings 
within the Blundell Centre. 

Architectural Form and Character 

I. Building A: The proposed replacement Building A (676.3 m2 or 7,280 ff) is approximately 
190.4 m2 1arger than the existing Building A (485.9 m2 or 5,230 ftz) but there is sufficient 
under-utilized floor area within the existing to accommodate the slightly larger replacement 
Building. The proposed design of Building A includes the use of high qm1ity building 
material such as metal and concrete panels, a metal canopy and accent ledger stone cladding. 
The proposed cladding materials for Building A have been repeated for the proposed facade 
upgrades on Buildings B, C and E. 
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2. Other Facade Improvements: The proposed Building B, C and E proposd facade 
renovations incorporate similar high quality building materials including metal panels, 
corrugated metal siding, ELF stucco, culture stone, storefront pre finished 2:luminurn frames 
and clear double glazing. These proposed facade improvements will be compatible with the 
architectural design of the proposed new Building A. 

3. Design Coordination: The architectural design of the replacement Building A has been to 
achieve a balance between a distinctive character for the intended tenant incorporating some 
corporate identity elements yet retaining sufficient similarities in design (i.e., materials and 
colour) to be compatible with the proposed facade upgrades proposed for Buildings B, C and 
E. The McDonald' s restaurant (Building D) is not subject to the proposed facade upgrades. 

3. Weather Protection: This proposal incorporates a new and continuous 1.8 m wide canopy 
along all on-site retail frontages of Buildings Band C. Building E also has a continuous 
canopy along the entire retail frontage but it is reduced in width to approximately 1 ·m wide 
in several locations. 

4. Signagc: The existing signage above the individual storefronts is proposd to be replaced by 
a new sign band at the front of the built-up canopy on a raceway for the installation of high 
quality channel letter signs. The existing pylon at the intersection of Blur.d.ell and No.2 road 
will be replaced with new pylon at the same height as the existing pylon b'.lt designed in a 
matter to be compatible with the proposed new facade upgrades. The archtect has submitted 
documentation and drawings substantiating that the proposed signage for 3 uildings A, B, C 
and E complies with the Sign Bylaw. A separate sign permit will also be :·cquired for the 
signage associated with the proposed renovations. 

Lalldscape Design (lltd Opell Sp(lce Design 

I. Landscape Plans: The landscape planting plans have been revised and improved to show the 
specific location and exact quantities of proposed planting. 

2. Blundell Road Boulevard: The owner proposes landscape boulevard improvements 
including additional tree, shrub and groundcover planting along the Blundell Road frontage 
consistent with streetscape improvements along the adjacent Safeway StO!"e to the east. 

3. No. 2 Road Boulevard: Landscape improvements are proposed at the Blundell Road and No. 
2 Road intersection in the form of a new and enlarged pedestrian plaza and the existing large 
street trees along the narrow No.2 Road boulevard strip will be maintained. 

4. On-Site Tree Planting: The landscape plan proposes 20 new trees and 670 new shrubs on
site including 3 new planting islands within the surface parking area alon~ No.2 Road and 
the refurbishment of 6 existing planting islands on-site. 

5. Pedestrian Walkways: Additional decorative paving is proposed on-site v:ithin the expanded 
pedestrian plaza near the Blundell Road and No.2 Road intersections and within the surface 
parking lot to better recognize and accommodate the major pedestrian de~,·:re lines with 
separately delineated walkways. 

6. Perimeter Landscape Treatment: The owner has agreed to landscape improvements along the 
east and south property lines to achieve a more appropriate balance betwe~n security and 
screening objectives including new enclosures to contain and screen garbage and recycling 
containers, retention of the existing chain link fencing but supplemental tree and shrub 
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planting to provide better screening to adjacent properties but still pennit infonnal 
surveillance from the neighbouring properties. 

Refuse alld Recyclillg 

1. Garbage Enclosures: New garbage and recycling enclosures arc proposed along the, east and 
south property line as requested as well as throughout the existing surface' parking lot. In 
addition, the garbage and recycling enclosure near the Blundell Road entf)' has been 
relocated and reoriented to avoid on-site traffic congestion. 

2. GarbagelRecyciing Containers: City guidelines regarding the provision Q,f garbage and 
recycling containers have been provided and the owner indicates that adequate and 
appropriate collection containers that exceed City standards will be provided throughout the 
shopping centre in direct response to the specific needs of the various tenants including 
shared use facilities where possible. 

S ustainability and Crime Prevention Through Enviromnelltal Design (CPTED) 

1. Sustainability: The sustainability features incorporated into the Blundell Centre include the 
following categories, environmental, storm water management, energy efficiency, green 
building features, water conservation, community design, secure community and economic 
sustainability. See Attachment 4 for a detailed listing of sustain ability features. 

2. CPTED: Crime prevention measures have been incorporated throughout the Blundell Centre 
including periodic security patrols, private alarm systems, unobstructed visible to 
Commercial Retail Units (CRU's) from the adjacent streets, clear storefront glazing to 
provide informal surveillance of the surface parking lot, night lighting thioughout the site, 
perimeter fencing and motion sensor flood lights on the rear of the buildings in concert with 
sufficient visual access into the rear service areas to discourage nuisance behaviour yet 
provide reasonable screening for adjacent properties. 

Conclusions 

The proposed replacement Building A and the proposed facade enhancements to Buildings B, C 
and E represent a significant upgrade to the existing Blundell Centre and staff recommend 
support for these proposed improvements. 

Brian Guzzi, MCIP, MCSLA 
Senior Planner - Urban Design 

Attachment 1: Development Application Data Sheet 
Attachment 2: Advisory Design Panel Comments and Applicant Responses 
Attachment 3: Design Guideline Checklist 
Attachment 4: Sustainability Features 

BG:cas 
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Prior to approval of the Development Permit , the developer is requi red to complete the following: 

1. The granting of an approximate 1.3 m wide x 5.7 m long statutory right-of-way in favour of the City 
for transit purposes along the north property line of 6020 Blundell Road in order to allow for the 
installation of a bus shelter by the City at a future date. 

2. Registration of an approximate 14 m wide x 32 m tong statutory right-of-way in favour of the City for 
utility purposes in order to access, maintain, replace or repair t raffic loops and associated City 
equipment located on the development lands but associated with the traffic signal at the south vehicle 
access/egress to the development lands from No.2 Road . 

3. Receipt of a Letter of Credit (LOC) as a security for the installation of the proposed landscape 
improvements as indicated on the landscape drawings in the amount of $41 ,937.00 based on a 
detailed cost estimate prepared by a BC registered landscape architect. This LOC shall be returned to 
the Owner following the landscape inspection by City staff at the end of the landscape estab lishment 
maintenance period provided that the landscape improvements have been installed generally in 
accordance with the approved Development Permit landscape drawings. 

4. Submission of a Contract entered into between the applicant and a Certified Arborist for supervision 
of any on-site works conducted within the tree protection zone of the trees to be retained. The 
Contract shou ld 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-construr. tion assessment 
report to the City for review. 

5. Submission of a Tree Survival Security to the City as a Letter of Credit (LOC) in the amount ofa 
$40,000.00 (16 x $2,500 each) to ensure the continued retention of the existing large street trees 
(Tulip Trees) along the No.2 Road frontage intended to be retained. This LOC sllall be returned to 
the Owner following the landscape inspection by City staff at the end of the landscape establishment 
maintenance period provided that these 16 trees intended to be retained remain in good health. 

6. Installation of appropriate tree protection fencing around a ll trees to be retained as part of the 
deve lopment prior to any construction activities, including building demolition, occurring on-site. 

7. Registration ofa flood indemnity covenant on title. 

8. Discharge of any appropriate title charges registered in the Land T itle Office fo l!owing City staff 
review of the Title Summary to be provided by the Owner of the Blundell Centre. 

Prior to Building Pe rmit Iss uance, the developer must complete the fo llowing req uirements: 

1. Enter into a Servicing Agreement* for the design and construction of service connections, if 
appropriate including frontage improvements along No.2 Road and Blundell Read. Works include, 
but may not be limited to the following: 

A. Engineering Conditions: 
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a. Any new service connections are to be des igned via the Servicing Agree'nent (SA) process. 

b. Stonn: The owner has demonstrated that innovative storm water manag<:ment measures have 
been incorporated into the design of this proposal including additional permeable paving, 
more tree p lanting and add itional absorbent landscape areas. The existing 450 mm stann 
sewer along Blundell Road does not require up-sizing to a minimum of750 mm from existing 
manhole STMH719 (approx. 26 m east of the east property line of the development site) to 
existing manhole STMH498 (intersection of No. 2 Road/Blundell Road) provided that any 
additional or new stonn drainage from the site wi ll be directed to the No. 2 Road box culvert 
via the existing tie-i n for this service connection. 
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c. Fire Hydrants: The spacing of existing fire hydrants will be assessed during the review of the 
Service Agreement drawings in concert with Richmond Fire Rescue staff and this may result 
in the requirement to install additional fire hydrants. 

B. Transportation Conditions: 

a) No.2 Road Frontage Improvements: 

J. South Vehicle Access/Egrcss on No. 2 Road ~ Existing Traffic Signll Upgrades: 

• The contribution of $50,000 towards the traffic signal upgrade at the south 
access/egress driveway location along No.2 Road from the exis'iing pedestrian signal 
to a fu ll traffic signal modifications to the signals plus civi l engineering works such 
as removal of the existing driveway letdown, installation of curt returns at the site 
access and pavement markings. A Statutory Right· of·Way (SRW) of appropriate 
dimensions will be required at the west end of the on· site magazine since there are 
existing traffic loops on private property associated with this traffic signal. 

b) Blundell Road Frontage Improvements 

1. Blundell Road Vehicle Access/Egress Driveway Upgrades: 

• Provision of a raised traffic island to preclude left tum egress from the subject site to 
Blundell Road from access/egress driveway along the north property line. As well, 
design for new pavement markings to create a short left tum lane at the Blundell 
Road driveway location (westbound to southbound into the site), which should be 
kept separate from the Blundell Road I No.2 Road intersection left tum storage lane 
(westbound to southbound) is to be included in the Servicing Agreement to the 
satisfaction of the Director of Transportation. 

11. Other Frontage Improvements: 

• Provision ofa 1.3 m wide x 5.7 m long SRW fortrans it purpostis along Blundell 
Road is required in order to locate a future bus shelter by the Ci';y adjacent to the 
proposed new Building A road frontage. 

2. Submission of a Construction Parking and Traffic Management Plan to the Tran '>portation Division. 
Management Plan shall include location for parking for services, deliveries, \Vor~(ers, 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 Tmffic Regulation 
Section 01570. 

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

4. Obtain a Building Permit (BP) for any construction hoarding. If construction hoarding is required to 
temporarily occupy a public street, the air space above a public street, or any part thereof, additional 
C ity approvals and associated fees may be required as part of the Building Permit. For add itional 
infonnation, 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. 
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February 5, 2013 - 10 - DP 12-616074 

• 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 Serv icing Agreement(s) 
and/or Development Pennit(s), and/or Building Pennit(s) to the satisfaction of the Director of 
Engineering may be required including, but not limited to, site investigation, testing, monitoring, site 
preparation, de-watering, drilling, underpinning, anchoring, shoring, piling, pre-ioading, ground 
densification or other activities that may result in settlement, displaceinent, subsidence, damage or 
nuisance to City and private utility infrastructure, 

• Private util ity companies may require rights-of-ways to accommodate their equi;,ment. It is 
recommend'ed that the Applicant contact the private utility companies to understmd their 
requirements , 

An executed copied is located in the file. 

Signed Date 
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City of 
Richmond 

Development Application Data Sheet 
Development Applications Division 

DP 12-616074 Attachment 1 

Address: 6020 Blundell Road (SITE 1) and 8120 No. 2 Road (SITE 2) 

Applicant: Urban Design Group Architects Inc. Owner: Conway Richmond Ltd. 

Plann ing Area{s): Blundell Planning Area 

Existing Floor Area: Gross: 7,881 .6 m2 Net Leasable: 7,71 0. 8m 2 

Proposed Floor Area: Gross: 8 ,072.1 m2 Net Leasable: 7 ,901 .2 m 2 

Bui lding A Only: Gross: 676.3 m2 Net Leasable: 676.3 m2 

Existing Proposed 
SITE 1: 7,277 m2 78 ,335 ftz SITE 1: 7,277 m2 78,335 ft2 (no change) 

Site Area SITE 2: 20,228 m2 217 ,653 ftz SITE 2: 20,228 m2 217,653ft2 (no change) 
Total: 27 ,505 m2 295 ,953 ftz Total : 27,505 m2 295,953 fP (no change) 

Land Uses retail/commercial no change 

OCP Designation Neighbourhood Service Centre no change 

Zoning: 
SITE 1: Community Commercial-Blundell (ZC14) 

no change 
SITE 2: Commun ity Commercial (CC) 

Bylaw Requirement Existing Proposed Variance 

Floor Area Ratio (FAR): 
(Maximum % Allowed) SITE 1: 25.37 % SITE 1: 27.99 % 

not permitted 
SITE 1: 50.8 SITE 2: 50 SITE 2: 29.85 % SITE 2: 29.85 % 

Lot Coverage: 
(Maximum % Allowed) SITE 1: 25.37 % SITE 1: 27.99 % 
SITE 1 :35.6 SITE 2: 35 SITE 2: 29.85 % SITE 2: 29.85 % 

none 

Setback - Front Yard: 
Min. SITE 1: 6 m SITE 1: 6 m SITE 1: 6m 
Min. SITE 2: 3 m SITE 2: 3 SITE2: 3 m 

none 
m 

Setback - Side Yard(s): 
Min. SITE 1: 0 m SITE 1: 0 m SITE 1: o m 
Min. SITE 2: 3 SITE 2: 3 SITE 2: 3 m 

none 
m m 

Setback - Rear Yard : 
Min. SITE 1: 0 m SITE 1: 0 m SITE 1: o m 
Min. SITE 2: 6 SITE 2: 3 SITE 2: 6 m 

none 
m m 

Height (m): 
Max. SITE 1 9 m SITE 1: 6.71 m SITE 1: 6 .71 m 
Max. SITE 2 9 SITE 2: 6.71 m SITE 2: 7.32 m 

none 
m 

SITE 1: 153 max SITE 1: 164 SITE 1: 144 

Off-street Parking Spaces: SITE 2: 267 SITE 2: 288 SITE 2: 288 none 
Total: 420 Total: 452 Total: 432 

Off-street Parking Spaces: (R) 210 min (R) 383 (R) 338 
Re9u lar (R), Small (S), (S) 201 max (S) 64 (S) 86 none 
Accessible (HC) (HIC 9 (HIC) 5 (HIC) 9 

Off-street Load ing Spaces: (S) (S) 1 (S) 1 
Small (S), Medium (SU9) & (SU9) 1 (SU9) 1 (SU9) 1 none 
Large (WB-17) (WB-17) 1 (WB-17) 2 (WB-17 ) 2 
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Excerpt from the Minutes from 

The Design Panel Meeting 

Wednesday, January 23, 201 3 - 4:00 p.m. 
Rm. M.1 .003 

Richmond City Hall 

Attachment 2 

The Advisory Design Panel comments regarding the DP 12-626361 arc identified below 
including the Applicant response immediately following each ADP comment 
highlighted in bold italics.4. DP 12-616074 -I-STOREY (7,280 SQ.FT. 
REPLACEMENT COMMERCIAL/FINANCIAL BUILDING PLUS FA<;:ADE 
RENOVATIONS TO THE REMAINDER OF T HE BLUNDELL CENTRE (3 OF 4 
EXJSTlNG COMMERCIALIRETAIL BUILDINGS WITHIN THE BLUNDELL 
CENTRE) 

Applicant 
Property Location 

Urban Design Group (on behalf of Conway Richmond Ltd.) 
6020 Blundell Road and 8120 No.2 Road 

Applicant's Presentation 

Architect Fariba Gharaei, Urban Design Group Architects Ltd., and Meredith Mitchell, M2 
Landscape Architecture, presented the project on behalf of the applicant. 

Panel Discussion 

Commentsjrom the Panel were asfallows: 

I. Appreciate weather protection along pedestrian routes; Acknowledged. 
2. maximize the amount of tree planting as much as possible to create more shade in the 

parking areas; 

• We will change lite species oftlte parking lot trees to a larger c~lloPY tree. We 
will also add proposed trees to lit e soutlt and east side o/the sU'bject site behind 
Bui/ding E; 

• Tltis will also provide screening at gaps in tlte mature landscape (where tltey are 
available) and partially scree" tlt e garbage enclosures while still ensuring good 
CPTED design witlt clear views to potentialltiddell areas. 

3. extend maintenance program to establish trees where no irrigation is possible; 

• Blundell's opef(ltioll will commit to tlte maintelUlllce of existillg trees; 

• Tltis will be written illto tlte cOlltinuing maintenance progf(lm jor the mall 
management. 

4. consider the location of ramps that go up to the sidewalk level when working on 
sidewalks adjacent to the handicapped parking stalls; ensure that cars in parking areas 
will not block the ramps; 
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• Proposed ramps/or proposed Building A and connection of lire mised cross walk 
to Building B are clear from parking, and conveniently locatetl/or access. 

5. would be nice to see permeable asphalt; 

• We have added permeable concrete pavers in the proposed plam, as well as using 

permeable pavers for lite new sidewalks ami existing sidewalk enhancements. 

• Adding permeable asphalt may pose technical problems adjacenl to the IJOII

permeable asphalt at transitiolls which could result ill clogging. 
6. the parapet on Building A is unusually large; 

• rite parapet is 6' high to screen lite rooftop writs, and fhe same freight as 'lte 

balance of the shopping cell Ire. 
7. Overall, there is an improvement on the building facades; Acknowledged. 
8. pylon sign at the comer of Blundell Road and No.2 Road could be moved away from 

the corner and nearer into the site; 

• With the limitation o/the view lIml restrictive covellant by McDonald's we are 
able to move ti,e pylon south inward lIway from traffic sight lines by l' 

• The landscape plaza will be modified in tltis location to accoullt for the pylon sign 

location change. 
9. access on to No.2 Road at the mid site has always been problematiC; upgrade of the 

traffic signal is welcome; 

• The signal upgrade is part of our proposal. 
10. soil volume and use of structural soil are critical in growing trees; concern on the soil 

volume of planters in the parking lot; challenging for trees to grow on successfully in 

the long tenn; 

• Structural soil will be incorporated where suitable to increase the soil volume and 

not affect the parking cotmtfor the existing parkillg lot. As this will require 

considerable impact to the existing parking lot and existing tree critical rool 

zones, with culling the exisling asphalt and disruption to traffic .flow, we will 

endeavor to reduce lhe amolllrt of interference to the existing parking islands 

with Irees Ihat are ill poor condition, and new parking islands as noted ill the 

architectural layout plan. 
11. appreciate consideration for maintenance of trees; long-term commifment is needed in 

view of the maintenance cost of growing trees in a chal lenging location; 

• Blundell property management will take care of the 10llg lerm maintenance o/the 

trees. 
12. understanding of growing trees in an urban setting have changed since the original trees 

were planted on site; consider another species of trees more appropriate for present 

growing condition; 
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• The parking 101 tree species will be revisedfrom the proposed ornamental cherry 
trees to a more durable species with high exposure aud trafficflow in mind. 
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13. the canopy of a fully realized tree is valuable and contributes a lot to the overall 

shopping experience of customers; benefits of tree planting in outdoor parking spaces 

should be considered along with other constraints, e.g. visibi lity of parking spaces; 

• See comment above,' tree species will be revised to a larger canopy tree. 
14. Improvements on build ing facades are better; No Comment. 
15. rhythm and scale of Building A and the renovations on other bui ldings are completely 

different and don't hang together; consider ways to make them slightly homogeneous; 

• We lIsed tlte same buildillg materials, high quality architectural paneling system 
lind colours to replicate Ihe character of Building A over lite Io'llg extension of the 

existing building fa~ade to create similar design elements betw.een the two 

buildings. 

• The scale of Building A is less challenging than the existing shopping centre, 

with concrete columns and space frame structure that supports the proposed 

canopies. With the L shape columll box and architectural preji"ished aluminum 

(similar elements used on the design of buildillg A) we have coordinated the 

character of Building A with the rest of the shopping centre. 

• Additionally we used tlte same stone veneer and corrugated metal cladding 

consistent with Building A to further create harmony between tile buildings. 
16. No CPTED concerns; No comment. 

17. appreciate the replacement of existing single glazing to double glazing as it is a positive 
contribution to efficient energy consumption; Acknowledged. 

18. Overall approach is good; a positive upgrade to the commercial centre; Acknowledged. 

19, Building A has a pleasant design, nice features, and appropriate scale and materials; 
however, its side elevations have transparency issues and need to be further ruticulated; 

• Tlte simplistic design of Bllilding A allows it to stand out Oft its own and gives it a 

unique cltaracter, which is in harmony with tlte overall design oftlte shopping 

centre. The building has almost 50% of its walls treated with storefrollts. The 
balance of the walls have been treated with multiple building materials to break

up the blank wall effect. Additionally, the energy model (ASHRAE) wltich we aim 

to design to, will only permit a certain amount of glazing to em'ure maximum 

energy efficiency. (Back of the house washrooms, storage/warehouse space 

withilt the bllilding). 
20. Consider opportunities for bringing some of the aesthetics and materials of Building A 

to the facades of other buildings in the commercial centre; 

3669367 

• We used the same building materials, high quality architectural paneling system 
mId colours to replicate the character of Building A over the 10llg extension of the 

existing building fa~ade to create similar design elements between tlte two 

buildings. 

• Tlte scale of Building A is less c1rallellgillg than the existing shopping centre, 

with concrete columns alld space frame structure that support~· the proposed 
canopies. With the L shape collimn box and arcltitectural prefinishetl alumillum 
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(similar elements used on lire design of Buildillg A) we have coordinated the 
character of Building A with tIre rest 0/ the shopping celltre. 

• Additionally we used fhe same stolle veneer and corrugated metal cladding 
consistent witlt Building A to further create harmony hetween the buildings. 

21. Consider improvements to the garbage enclosures throughout the site to make them 

more visually appealing; 

• We revised 'h e design 0/ garbage enclosure and the details are included ill tlte re
submission package 

22. Garbage enclosure near Building A is problematic as it may create traffic congestion 

but relocating it elsewhere on the site may cause traffic problems in another area; 

• We revised lite location o/Ilte garbage enclosure as per staff sll.ggestioll .and it is 
facing Building A for less traffic congestion, while still being cOllvenientfor the 
tenants amltrllck pick~lIp. 

23. Roofl ine of the new Building A does not address the flat roofline of the rest of the 

buildings in the commercial centre; consider opportunity to break the roof plane of 

Build ing A; 

• Wefeel the roof line as proposed is more esthetically pleasing/or tltis design. 
Breaks in this roof design have a drastic effect on the look tha('we don 'tfeel is 
maintaining ollr design intent. 

24. Question the decorative paver walkway on the back side of Building A which is close 

to the front; pedestrians should be directed to the frontage instead of the back of the 

house fo r a more pleasant pedestrian experience; 

• We have eliminated the sidewalk along the east side of Building A 
25. The renovations are an improvement to the ex isting commercial centre. 

3669361 

A cknowledged. 

Panel Decision 

It was moved and seconded 

That DP 12-61 6074 be supported to move forward to the Development Permit Pallel 
subject to the applicant giving consideration to the comments of 'he Pallel. 

CARRIED 
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Attachment 3: Design Guideline Checklist 

URBAN DESIGN GROUP ARCHITECTS LTD. 600 - 1140 W PENDER ST. VANCOUVER, Be V6E 4G 1 (604) 687-2334 FAX (604) 688-7481 

Paul Chlu, Archftect AIBC, MRAIC, AAA, 5AA, MAA, OAA. SBA, Principal 
Foribo Ghoroei, Architect AIBC. MRAIC, OAA, lEED AP, SSA, Assodate 
Rudi Klouser. RID, NCIDQ, LEED AP, SenIor Associate 
Crosbby Chlu, MRAIC, SBA, Senior Associate 
ErIc Ching, CSBA, Asmciate 

October 31. 2012 

City of Richmond 
Planning & Development 
6911 NO. 3 Road 
Richmond BC V6Y 2CI 

Attention: Brian Guzzi 
Senior Planner, Urban Design 

RE: Response Letter to Design Guideline for Proposed Exterior Renovations 

Ricl: Jones, Principal 
Aaron Vombrock, Vice President 

Martin Grube, AssocIate 
Bojen me, Assoclote 

Blundell Centre. Richmond BC Our Project No. 3446 

9.2.2.B Weather Protection 

Our design enhances the existing canopy projections along the fronts of Building B. C and E with 
the canopy overhang ranging from 6' to 13' deep. 

The proposed design characteristics for the new building incorporate the new image of Vancity 
provided with 4' weather protection on the front/west side which connects pedestrian flow to 
the existing shopping centre. 

9.2.3.A Tree Preservation 

We've engaged a Landscape Architect to assess the condition of the existing trees in an effort 
to retain an the trees that are mature and in good condition. No trees are proposed to be 
removed. 

We've introduced open spaces and walkways with new landscaping along the Blundell Road 
frontage, retained the mature trees along No.2 Road, removed existing invasive shrubs and 
enhanced the landscaping in this area. . 

We ore proposing to increase the building height 300 mm above the crown of the road. A 
detailed drainage and grading plan will be provided at the time of Building Permit. 

New landscaped areas have been specified to have increased soil depths to dHow for good 
soil volumes. 



, 
City of Richmond Our Project No. 3446 
Response Letter / Blundell Centre, Richmond BC Page 2 

9.2.4.8 Parking 

Surface parking is provided and will continue to be screened from the street by the 
landscaping. The parking area located behind Building A is screened with existing trees while 
additional screening measures are provided by the decorative wood trellises and plantings 
along the south and east edges. Additional Tree Islands are proposed to further increase the 
permeability of the site and reduce the Heat Island Effect. 

A raised crosswalk with d istinct pavement is proposed for safe pedestrian connectivity between 
Building A and the shopping centre. Other distinct pathways currently exist which connect the 
pedestrian pathway from No. 2 Road to the shopping centre and connects Building C to 
Building E on the west. Various letdowns are proposed to facilitate convenient and direct 
access from the parking space to the building. 

9.2.5 Building Scale and Form- Corner Sites 

Due to existing lease/ legal commitments, we are unable to locate new Building A to the comer; 
however, we did locate it tight to Blundell Rood and have incorporated a visually prominent 
plaza at the comer. The main entrance to the current building is oriented to the street. 

9.2.7 Refuse, Recycling & Service Area 

We've propqsed decorative enclosures for the refuse and recycling bins with wood trellises on 
top to further screen the service areas from public view. 

Yours truly. 

Fariba Gharaei. Architect AIBC, MRAIC, OAA, LEED AP, SBA, Associate 
URBAN DESIGN GROUP ARCHITECTS LTD. 

IFG/rf/cdmJ 



Attachment 4: Susutainability Features 

URBAN DESIGN GROUP ARCHITECTS LTD. 600- 1 140 W PENDER ST. VANCOUVER, BC V6E 4Gl (604) 687-2334 FAX (604) 688-7481 

Paul Cmu, Architect AIBC, MRAlC, AAA, SAA, MAA, OAA, SBA, Principol 
Foribo Ghoroel. Architect AIBC, MRAIC, OAA. LEED AP, SM, Associole 
Rudi Klauser, RID, NCIOQ, LEED AP, SenlOl' Associote 
Crosbby Chlu, MRAIC, SBA, Senior Associate 
ErIc Ching. CSBA, Associate 

October 30. 2012 

City of Richmond 
Planning & Development Department 
6911 NO.3 Road 
Richmond. BC V6Y 2CI 

Attention: Brian Guzzi. MCiP. MCSLA 
Senior Planner - Urban Design 

Re: Sustoinability Features 
DP II 12-616074: 6020 Blundell Rd. / 8120 No.2 Rd .. Richmond. BC 

Environment: Protection & Enhancement of Environment 

Riel:. Jones, Principal 
Aaron Vombrock. Vice President 

Martin Grube, Assoclote 
Bojon llie, Assoclote 

Our Project No. 3446 

• Maintain the existing trees as well as add trees in to the parking lot and along Blundell 
road. Invasive plant species will be removed and appropriate steps will be taken to 
ensure existing vegetation remains intact. 

• 

• 

• 

Design sediment and erosion control me"Osures to minimize site disturbance at th~ time of 
construction , 

Incorporate the ground level and dark skies light reduction principles. Additionally we 
propose the use of LED technology for exterior lighting and energy efficiency. 

Enhance the refuse areas by building enclosures with decorative wood trellises around, 
as well as adding a full range of recycling containers as per the City's new recycling 
program. 

Storm Water Management 

• Permeable pavers and permeable coloured concrete are proposed for the new plaza 
at the corner of No.2 Road and Blundell Road along the sidewalks around Building A. 
new landscape areas are proposed which will increase the pe:meability of the site, 
Additionally we are proposing to enhance the existing sidewalks and open spaces with 
the high lights of the new planters and permeable paving material to further increase the 
permeability of the site and the storm run-offs. 

• All proposed soft landscape will be finished with a minimum of 450 mm depth of 
absorbent top.soil. These vegetated areas will promote soil infiltration, provide retention, 
slow down runoff and filter contaminants during ,sheet flow. 



City of Richmond Our Project No. 3446 
6020 Blundell Rd . /8120 No. 2 Rd .. Richmond. BC Page 2 

Energy Efficient Construction 

• Replace all existing single-glazed storefronts with new double-glczed thermally broken 
storefronts to improve the energy performance of the building. 

• Replace the existing 8 foot high storefronts with new 10 foot high storefronts which will 
increase the daylight penetration and prolong daylight into the retail shops during 
twilight hours. 

Green Building Features 

• To minimize the heat island effect. tree islands are proposed within the parking stalls and 
dense landscape has been incorporated along the north and west property lines. 

Water Conservation 

• Drought tolerant plants have been proposed in areas closest to pavement and 
pavement edges for approximately 22% of plant total. 

• A high efficiency irrigation system with central control and rain sensors will be 
implemented in new planting areas with water conservation in mind. 

• Ultra low flush and/or dual flush toilets will be proposed for Building A. 

Community Design 

• The development is conveniently located along public transit routes and is centrally 
located in the surrounding neighbourhood. The location promotes pedestrian traffic and 
provides for a walking distance shopping experience for the local community. 

• The integration of planters, benches and trees into open spaces at the corner of Blundell 
and No.2 Road will improve the shopping experience for residents. Bicycle racks will be 
introduced to further encourage the use of bicycles in the community. 

Secure Community 

• Incorporate Crime Prevention Through Environmental Design. This includes: site lighting, 
decorative LED light fixtures. and storefront glazing looking through the parking lot and 
motion sensor flood lights on the back of the building to deter nuisance behavior. The 
property currently has fencing around the south and west property line, which further 
controls the accessibility to the site. 

• The addition of crosswalks between the buildings will address safety concerns for cyclists 
and pedestrians. 



City of Richmond Our Project No. 3446 
6020 Blundell Rd./8t20 No.2 Rd., Richmond, BC Page 3 

Economic Sustainabilitv 

• Introduce more current retail design elements to the buildings and improve their visibility 
from the streets. Th is will create a more updated presence for the proposed shopping 
centre and contribute to the economic sustain ability of the centre. 

We trust that the above is to your satisfaction and we look forward to further recommendations. 

Yours Truly, 

Fariba Gharoei, Architect AIBC, MRAIC, OAA, LEED AP, SBA, Associate 
URBAN DESIGN GROUP ARCHITECTS LTD. 

FG/ks/cdm 



City of 
Richmond Development Permit 

To the Holder: 

Property Address: 

Address: 

No. DP 12-616074 

FARI BA GHARAEI. ARCHITECT. AIBC. C/O URBAN DESIGN 
GROUP ARCHITECTS LTD. 

6020 BLUN DELL ROAD AND 81 20 NO.2 ROAD 

600 - 11 40 W. PENDER ST. . VANCOUVER. BC V6E4G1 

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

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 devdopmcnt thereon. 

3. Subject to Section 692 of the Local Government Act, R.S.8.C.: buildings and structures; 
off-street parking and loading facilities; roads and parking areas; and land.scaping and 
screening shall be constructed generally in accordance with Plans #1 to #24 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 Pennit, the City is ho lding the security in the amount of 
$41,937.00 to ensure that development is carried out in accordance with th~ tenns 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 fai l to carry out the development hereby authorized, according to the terms 
and conditions of this Pennit 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 oftbis Permit, this Permit shall lapse and the security shall be returned in full. 

3669367 



To the Holder: 

Property Address: 

Address: 

Development Permit 

No. DP 12·616074 

FARIBA GHARAEI, ARCHITECT, A IBC, C/O URBAN DESIGN 
GROUP ARCHITECTS LTD. 

6020 BLUNDELL ROAD AND 8120 NO.2 ROAD 

600·1140 W . PENDER ST., VANCOUVER, BC V6E4G1 

7. The land described herein shall be developed generally in accordance with the terms and 
conditions and provisions of this Pennit 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 

3669367 

ISSUED BY THE COUNCIL THE 
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City of 
Richmond 

To: Development Permit Panel 

From: Wayne Craig 
Director of Development 

Report to Development Permit Panel 
Planning and Development Department 

Date: February 12, 2013 

File: DP 12-617639 

Re: Application by Hollybridge Limited Partnership for a Development Permit at 
5440 Hollybridge Way 

Staff Recommendation 

That a Development Permit be issued which would pennit the construction of the first phase of a 
three-phase, high-ri se, mixed use development at 5440 Hollybridgc Wayan a site zoned 
" Res identiaJlLimited Commercial (RCL3)", which phase incorporates 219 dwelling units and 
approximately 1,157.5 m' (12,459 ft2) of ground floorretai !. 

d wa~ 
Director Dev lopment 

W .spe 
All 

'--~~ 
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Staff Report 

Origin 

Hollybridge Limited Partnership has applied to the City of Richmond for ~ermission to develop 
the first phase of " River Park Place", a three phase, 44,567 rn' (479,733 ft), high-rise, high
density, mixed use project containing approximately 582 dwelling units at 5440 Hollybridge 
Wayan a site in the City Centre's Oval Village. The subject application for Phase 1 of " River 
Park Place" is located on " Lot I" at the east side of 5440 Hollybridge Way, adjacent to Gilbert 
Road , and includes 219 dwelling units, approximately 1152.0 m2 (12,400 ft2) of ground floor 
retail, and parking for 310 cars. 

5440 Hollybridge Way, which is currently occupied by a large warehouse/office building, is 
being rezoned from Industrial Business Park (IB 1) to ResidentiallLimited Commercial (RCL3) 
for this projcct under Bylaw No. 8879 (RZ 09-506904). 

All Engineering requirements in respect to the subject development have been resolved via the 
rezoning. As per legal agreements registered on tit le, the developer is responsible for the design 
and construction, at the devdoper' s sale cost, of upgrades across the subject site' s street 
frontages, together with various other transportation, engineering, and park-related works, on a 
phase-by-phase basis. The required work will be managed in three stages via the City ' s standard 
Servicing Agreement (SA) processes as follows : 

• 

• 

• 

Servicing Agreement # 1: Prior to rezoning adoption, the developer must enter into the 
first SA, secured via a Letter(s) of Credit, which work will include (i) all sanitary, storm, 
and water improvements, except for works within Pearson Way, (ii) road widening along 
Gilbert Road, and (iii) the first stage of frontage works along the south side of new River 
Road; 

Servicing Agreement #2: Prior to Building Permit issuance fo r Phase IlLot 1 (the subject 
of DP 12-617639), the developer must enter into the second SA, secured via a second 
Letter(s) of Credit, which work will include (i) construction of Pearson Way, including 
all required sanitary, storm, and water improvements, and (ii) frontage works along 
Gilbert Road, new River Road, and Hollybridge Way; and 

Servicing Agreement #3: Prior to Building Permit issuance for Phases 2 and 3/Lot 2 
(west of Pearson Way), the developer must enter into the third SA, secured via a third 
Letter(s) of Credit, which work will include the completion of frontage works specific to 
Lot 2. 

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

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. 
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Background 

Development surrounding the subject site includes the following: 

Oval Village: The subject site and lands to its north, west, and south are des ignated for high-rise, 
mixed use development with a maximum density of 3 floor area ratio (FAR), of which up to two
thirds may be residential. (Attachment 2) This area includes: 

• To the north, across new River Road is property recently rezoned by ASPAC Developments 
(Oval 8 HoldingsfRZ 09-450962) to permit the deve lopment ofa 5-phase, high-rise, high
density, mixed-use project, construction of a portion of Pearson Way, and improvements to 
a City-owned park and natural area at 6900 River Road (adjacent to Gilbert Road) that is 
designated as a heritage landscape. The fi rst two phases of ASPAC's development, 
including one fronting new Ri ver Road and the other fronting the Middle Arm, are currently 
the subject of Development Permit (DP) reviews. 

• To the west, across Hollybridge Way from the subject site is the Hollybridge drainage 
canal and Riparian Management Area (RMA), which are being improved as part of a new 
linear park system by the developer of the high-rise, mixed-use development currently 
under construction along the park's western edge (Onni "Ora"/DP 1 0-5205 11). 

• To the south , abutting the subject site is the City-owned Riclunond Winter Club, beyond 
which is Lansdowne Road (which is identified for future improvements as part of a linear 
park system) and a site currently undergoing rezoning review for high-rise, high-density, 
mixed use development (CresseyfRZ 12-602449). 

Lallsdown e Village: Lands east of the subject site are largely designated for residential uses with 
a maximum density of2 FAR and a typical maximum he ight of25 m (82 ft). This area includes: 

• To the east, across Gilbert Road is a mix of older warehouses, light industrial uses, and a 
limited nwnber of high-rise, residential buildings. In addition, a 6-storey residential 
development containing 660 dwell ings has recently been approved at 7731 and 
7771 Alderbridge Way (Onni "Riva"fRZ 11 -5985209). 

Rezoning and Public Hearing Results 

During the rezoning process, staff indicated that design development was encouraged at 
Development Penn it (DP) stage in regard to the following: 

I. Refine the individual characters of the project 's three towers, together with their interfaces 
with the fronting streets, the development's mid/low-rise massing, and the skyline. 

"River Park Place" is comprised o/three towers: olle at H ollybridge Way; olle "mid
block "; alld, oll e at Phase J at the corner 0/ new River Road alld Gilbert Road - a key 
ell trance to the City Celltre. To address Phase J 's promine"t locatio" , its tower has 
been pulled close to tire com er and tire bllildillg's finislres OIrd colollrs have been 
chosen to g ive it a clean, contemporary appearance alld contrast with tire tower 's 
callted blue-grey curtaill wall- its sigllature/eature. In addition, public art, pedestrian 
weatlrer protection, and a unique urai" gardell " lallilscape design are proposed to 
complement the tower and provide/ or (I (Iistillctive streetscape that blends Richmond's 
riparian heritage with its emerging urban clraracter. 

2. Ensure that the project's large tower f100rplates do not appear blocky. 
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At rezoning slage, to increase tower spacing and variation ill tower heigltt across tire 
"River Park Place" site, il was agreed thaI the development's tower jloorplates would be 
larger than wltat is typically recommended lInder the City Centre Area Plan (CCAP). 
To ensure that this would not result in a <Iblocky" appearance, 01 Phase 1 the developer 
has sCIi/pted tlte tower lIlll/used shifts ill materials ami colollr to break up (layer) lite 
massing allfl create visual interest. 

3. Provide for an attractive residential interface with the street, especially where building 
setbacks are minimal , as at the proposed affordable housing building. 

All bllilding setbacks al Phase 1 comply with the ZOlling Bylaw. (Tlte l[evelopmellt's 
affordable Ito using bui/(/ing is proposedfor Pltase 2.) Townltouse ullits will be located a 
minimum of3 m (10/t) back alld a maximum of 1.0 m (3ft 3 ill) above tltefrolltillg 
public sidewalk. Tlte proposed frontage deSigns, wlticlt include a combination 0/ entry 
gate features, raised terraces bordered by Itedges alld planting, ami projecting window 
bays and wooll-iook front doors at tlte unit entries, provide for botlt an attractive 
residential streetscape and pleasant transition from tlte public street to tlte private 
realm. 

4. Explore opportunities to create vibrant retail streetseapes that contribute to the animation, 
pedestrian-amenity, and commercial success of the development and its surroundings. 

Tlte design of tlte development's proposell retail/rolltage alollg lIew River Road 
incorporates a combi/wtioll of wood mul glass canopy featllres, Itmrgillg sigllage 
armatures and sign bands, stone piers tltat define retail unit bays, (IIul recessed store 
entries witlt briglttly coloured frames. Tlte two ends of Plrase l's retail /rolltage are 
ancltored by tlte development's Ugateway" tower, wlticlr incorporates a boltl canopy 
design and increased setbacks 011 tire east, alld a special commercialllltit design 
incorporating/oldillg glass doors on tIre west. TI,esefeatures, togetlter witlt new River 
Road's proposed wide sidewalks, off-street bike patlts, dual tree-lined boulevards, 
fUTIlisltillgs, allli amenities, will contribute towards makillg tltis important Village "lriglt 
street" all attractive, visually interesting place/or slropping (IIul strollingfor residellts 
ami visitors alike. 

S. Refine the rain garden concept in respect to its fonn and character, together with tbe 
potential environmental role of thi s and other project features in respect to City Centre 
Area Plan (CeAP) "eeo-amenity" and related "green building" objectives. 

Tlte raill gardell proposed/or Pltase 1 's Gilbert Roadfrontage Iras been relocatedfrom 
tire building'S /rollt yard to tire back of curb in ortler to expand its size, better provide 
for tire range allli amOllnt 0/ indigenous and riparian plalltillg recommended to replace 
tire Irabitat lost as a result 0/ ditclt illjill around tire site, and mall age stormwater rllll
off/rom tlte public sidewalk. Detailed design ami cOllstruction o/tlre rain gardell will 
be managed via tIre City's Servicing Agreement process (at tlte sole cost of tlte 
developer), to tlt e satis/actioll of tIre Director of Environmental Sustailwbility, Senior 
Manager, Parks, and Director of Engineering. 

6. Refine the rooftop landscape concept, taking into consideration, among other things, how 
the lower 2-storey portions of the project's podium frontages can best " fit" with the 
development 's taller forms. 
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The desigll of II.e podium rooftop and perimeter residential alld ;lIdoor amenity uses 
"ave been refill ed. The oUldoor amenities, which include clliltlrell's play, gardell plots, 
a lai chi area, ope" lawlI, decorative pltmlillg, ami seating, are laid out to create a 
patterll of distinct, bul connected, "olltdoor rooms" tltat are well suited to allowillg a 
variety of active amI passive IIses to coexist comfortably. Surrounding IIses provide for 
casual surveillance a/ollg three sides /rolll private alld shared decks, balconies, and 
indoor spaces (i.e. Ilre/ourtll is left open to maximize sun exposure), and overlook/rom 
tl.e tower above is selectively screened by trees and shade structures. 

7. Address how best to coordinate the parking/loading areas and access points on both lots so 
as to minimize impacts on the streetscape and neighbours. 

For Phase J, parking, loading, and waste handling will be accommodated entirely off 
street via a proposed olt-site service lane (secured via a right-oj-way) alollg the site's 
south side. That lalle, wlriell will also prol,ide/or a mid-block pedestrian coltllectioll 
between Pearsoll Way (lIId Gilbert Roml, the project 's hydro tralls/ormers, and, in the 
future, parkinglloadillg access to development 011 the Richmond Willter Cillb site, has 
been designed as all attractive space (e.g., decorative paving, trees and planting, special 
architectural/eatures) alld an amenity/or residents and commercial tenants 
(e.g., car/dog/bike wash facility, workshop, alld end-ol-trip /acilities). III addition, given 
tltat the building'S core is located in tlte tower 011 the 1I0rth side of the site (i.e. not near 
the lane), a "delivery" splice is proposed inside tlte parkade/or the con venience of 
residents. (Fllture vehicle access to Phases 2 lind 3 will be Vill a single shared driveway 
alollg Pearsoll Way, as per legal agreemellts registered on title.) 

The Public Hearing for the rezoning of the subject site was held on September 5, 2012. 
No concerns about rezoning the property were expressed at the Public Hearing. 

Staff Comments 

The proposed scheme attached to this report has satisfactorily addressed the significant urban 
design issues and other staff comments identified via the review of the subject OP application. In 
add ition, the proposal complies with the intent of the applicable sections of the Official Community 
Plan (OCP) and is in compliance with the Residential/Limited Commercial (RCL3) zone. 

Advisory Design Panel Comments 

The subject Phase I OP application was considered by the Advisory Design Panel (ADP) on a 
preliminary (non-voting) basis on September 19, 2012 and a fonnal (voting) basis on 
November 2 1, 2012. An excerpt of the ADP Minutes of November 21, 2012 is respect to the 
subject DP application is attached, including the applicant's design response to the Panel' s 
comments in "bold italics". (Attachment 3) 

In brief, the Panel was pleased with the applicant's design development between the project's 
preliminary and formal reviews and indicated support for the project's clean, contemporary look, 
which the Panel indicated would make it an attractive addition to the Ova] Village and Gilbert 
Road's City Centre "gateway". Refinement was encouraged with respect to the detailed design 
of the rain garden, retail and residential frontages, and materiaVcolour selection. Overall. staff 
believe that the applicant has satisfactorily addressed the Panel 's comments. 
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Analysis 

The subject DP application is for the first phase of a three-phase, comprehensively planned, high 
density, mixed use development in the Oval Village area of Richmond's City Centre. The site is 
zoned "ResidentiallLimited Commercial (RCL3)" and is subject to ocp and CCAP policies and 
DP Guidelines aimed at establishing a high-amenity, pedestrian-oriented, urban village 
supportive of City objectives for the Richmond Olympic Oval and a premier urban riverfront. In 
support of this, current City policies and zoning encourage: 

• High-density, high-rise, mixed use development; 
• The establishment of new River Road as the village's "high street" (i.e. a focus for 

pedestrian-oriented shops, services, and, restaurants) and Lansdowne Road as an "art walk" 
linking the Richmond Oval with the Canada Line; 

• Development of a "gateway" feature near the Gilbert Road/new River Road intersection; 
• Voluntarily developer contributions towards child care, affordable housing, and public art; 
• Sustainable development and Transportation Demand Management (TDM) measures aimed 

at reducing greenhouse gas and encouraging alternate travel modes; and 
• Road and pedestrian network improvements, including the construction of Pearson Way 

between new River Road and Hollybridge Way, which will subdivide 5440 Hollybridge Way 
into an east lot (Phase 11DP 12-617639) and a west lot (future Phases 2 and 3). 

The subject Phase 1 development proposes a 16,536 m2 (178,000 ft?) mixed use development on 
the east side the subject site (between Gilbert Road and the proposed extension of Pearson Way) 
containing 219 market dwellings, approximately 1,152 m2 (12,400 ft2) of ground-floor retail 
fronting new River Road, and three levels of parking containing 310 spaces. 

At rezoning stage it was determined that the developer would make a voluntary cash contribution 
of $874,000 to the Child Care Development Reserve Fund to facilitate the construction of an off
site, City-owned, child care facility and, on that basis, it was agreed that the construction of the 
development's 2,412 m2 (25,963 ft2) of affordable (low-end market rental) units would be 
deferred to the project's second phase. Furthermore it was agreed that the combined total floor 
area of the development's commercial uses (Phases 1-3), which are proposed in compliance with 
the CCAP Village Centre (density) Bonus policy and RCL3 zone, would be limited to 
approximately 3,609 m2 (38,843 ft2) unless, as per that policy and zone, the developer provides 
additional voluntary amenity contributions for child care and/or other purposes, as determined to 
the satisfaction of the City. 

Overall , as noted at rezoning stage, the three-phase development has successfully demonstrated: 

• 
• 

• 

• 

A strong urban concept providing for a high-density, pedestrian-friendly environment; 
Variation in building height, including two IS-storey towers at the site's " landmark" comers 
(including one at Phase I) and one 1 O-storey "mid-block" tower, that together help to open 
up upper-level views across the site for residents on-site and neighbours, provide skyline 
interest, and maximize sun to usable rooftop spaces and the new River Road "high street"; 
A mid-rise building typology that suggests a "series of buildings", which serves to break up 
the development's large scale, contribute towards visually engaging streetscapes, and create 
opportunities to develop a distinctive and varied retail character at grade; and 
A strong landscape strategy, especially in the treatment of the development's podium roofs 
and the site's Gilbert Road frontage (i.e. Phase 1), the latter of which incorporates a rain 
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garden that, in combination with public greenway features, contributes towards a distinctive, 
park-like character complementary to Gilbert Road's "gateway" role and the City's adjacent 
"heritage woodlot" park at 6900 River Road. 

A dditional comments specific to Phase 1 are as/ollows: 

1. Conditions of Adjacency 

I. I .Potential Developmellt Impacts: The subject site is located in the Oval Village, a 
rapidly developing, high-rise, mixed use area affected by aircraft noise. The lack of 
finished construction, retail businesses, and local residents in the Village make it 
challenging for developers and potential purchasers to envision what the area will be 
like when it is more established. In light of this, the subject developer has reviewed the 
potential development impacts that residents of Phase I may experience with the aim of 
mitigating them to the extent possible and making potential residents aware of them in 
order that they may make an informed decision regarding where they wish to live. 
Overall, it has been demonstrated that the design of the subject development is sensitive 
to its emerging urban context and well suited to mitigating anticipated impacts. More 
specifically: 

3799086 

a) View blockage: This item is largely a function of tower spacing. The subject Phase 1 
development's proposed tower is located at the northeast comer of the site, where it will 
be (i) 45 m - 70 m (150 ft - 230 ft) from future towers on its west and south, (ii) have 
mid-rise development (typically no taller than 25 m) on its east, and (iii) and enjoy open 
views across the City-owned "heritage woodlot" and Dinsmore Bridge on its north. 

b) Overlook: This is a function oftower spacing, the relationship of Phase I 's outdoor 
common and private amenity spaces with its neighbours, and the relationships between 
Phase l's units. As the tower spacing noted above is broad, overlook is not expected to 
be a problem in this respect. Nevertheless, overlook of rooftop amenity spaces can still 
be uncomfortable and may discourage use, so the design of the subject development's 
rooftop outdoor space includes significant tree planting and shelters to screen views and 
provide a greater sense of privacy. Likewise, attention has been paid to the design of 
private outdoor spaces to, as much as possible, maximize spacing, ensure that units are 
not oriented towards one another, and, in the case of Phase I 's townhouse units, many 
are provided with both more public outdoor space at grade and more private outdoor 
space above in the form of rooftop decks. 

a) S hading: The CCAP encourages developers to maximize solar access to common on
site and off-site open spaces during the high use mid-day and afternoon periods. As 
demonstrated by shading diagrams submitted by the subject developer, due to the broad 
tower spacing and south-facing orientation of Phase I 's rooftop amenity space, it can be 
expected to enjoy good sun exposure, even when the area is more highly developed. 
Moreover, in respect to the new Rlver Road "high street", Phase I and future Phases 2 
and 3 have been designed to minimize shading of the street's north sidewalk, thus, 
helping to ensure that the "high street" will be a pleasant place to shop and linger. 

b) Aircraft & ambient noise (experienced indoors): in respect to aircraft noise, the subject 
site is situated in OCP "Area 2", which permits multi-family residential uses, provided 
that air conditioning and other noise mitigation measures are incorporated, as identified 
via an acoustic study by a Registered Professional. The result of the required study, 
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which also took into account transitional noise (i .e. from existing industrial and 
commercial activities) and traffic noise (which can be expected to increase as the area 
builds out), makes recommendations in respect to the development's glazing and air 
conditioning systems that the developer has agreed to fu lly incorporate into the 
development. 

c) A mbient night-time ligltt: As areas urbanize, ambient night-time light (i.e. light 
pollution) typically increases, which can disturb sleep and cause other nuisances if it is 
not mitigated. To address this issue, the subject developer proposes to (i) eliminate 
balcony soffit lighting and, in its place, providing electrical outlets on the project's 
balconies so that residents may plug-in outdoor lighting when required, and (ii) install 
horizontal louver blinds on windows to enable residents to fu lly block out unwanted 
light. 

1.2. "Heritage Woodlot": The City-owned park at 6900 River Road, north of Phase 1 (across 
new River Road), is designated by City bylaw as a heritage site and identified as a 
Riparian Management Area (RMA) and ecologically sensitive landscape. An impact 
assessment, undertaken by a Registered Professional, has concluded that the subject 
Phase I development is not expected to impact the heri tage or ecological resources 
within the park. Monitoring of the park will continue throughout Phase I 's construction 
processes and, as per legal agreement registered on the subj ect site, in the event that 
unforeseen impacts on the park are observed, the developer will undertake necessary 
mitigation and/or compensation, as required to the satisfaction of the City. 

1.3.RiclllllOllll Winter Club: South of the subject development is the City-owned Richmond 
Winter Club. Whi le there are currently no plans for the redevelopment of this property, 
it is currently developed at a very low density and could be redeveloped in the future. 
In light of this, the subject Phase 1 development provides for a service lane along its 
common (south) boundary with the Winter Club site (secured via right-of-way) for 
shared vehicle access and related purposes in the event the Winter Club site is 
redeveloped. 

l.4 .Trllffic Considerations: Potential traffic impacts are expected to be minimal, as traffic 
generated by Phase 1 will have access to new River Road (schedu led to open in 20 \3) 
and Hollybridge Way via the developer's extension of Pearson Way, and all parking 
access, loading, and waste handling will be managed via the service lane proposed for 
the site ' s south boundary. In addition, driveway access will be provided to the existing 
Winter Club facility from Pearson Way (until the facility is redeveloped) and the 
Construction Parking and Traffic Management Plan completed for the project has 
satisfactorily demonstrated that construction activities will be well managed and, among 
other things, will not conflict with access to the Richmond Oval. 

2. Urban Design and Site Planning 

2.1.Streetscape S trategies: The subject Phase \ development incorporates distinct design 
strategies that address the unique circumstances of each of its four frontages, including: 

3799086 

a) River Road "H igh S treet": The north face of the development fronts new River 
Road, which is intended to provide for a visually engaging, pedestrian-friendly 
streetscape. The proposed development satisfactori ly addresses this with: 
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• Ground floor retail with narrow shop fronts and direct access to the public 
sidewalk, pedestrian·oriented signage, large shop windows, and pedestrian 
weather protection along the full length of the building; 

• A mid-rise (5 storey) streetwall that is in scale with surrounding planned 
development and the broad width of new River Road, while also helping to define 
the street edge, provide for continuity along the "high street", and contribute 
towards an intimate urban realm; 

• Bookending of the mid-rise streetwall with a special corner treatment on the west 
and the development' s residential tower on the east, the latter of which visually 
anchors the end of the block and helps to create a "gateway" at the entrance the 
Oval Village; and 

• Public space incorporating a wide sidewalk, off-street bike path, dual tree-lined 
boulevards and landscaping, bike parking, pedestrian lighting, furnishings, and 
areas for outdoor dining and display. 

b) Gilbert Road: This frontage is a prominent City Centre "gateway" and part of an 
important greenway linking the Middle Arm and proposed Lansdowne linear park 
and "art walk". This is addressed by blending strong, urban forms with riparian-type 
features to create a distinctly Richmond streetscape. More specifically, the subject 
Phase I development proposes: 
• A I5-storey tower with a slim north-facing profile and distinctive, glassy corner, 

which is pulled close to the street to visually anchor the site' s "gateway" corner; 
• A mid-rise (5 storey) streetwall, which extends south from the tower in a graceful 

curve to define the street edge, complement the scale of development planned east 
of Gilbert Road, and enhance the distinctive image of this City Centre entry; 

• Two-storey townhouse units at the building's base, which enhance the pedestrian 
scale of the space and provide for visual interest and casual surveillance; 

• A broad rain garden and coordinated private landscaping incorporating a mix of 
indigenous vegetation, water, and related features, which are designed to "pull" 
the riverfront's riparian landscape into the city and complement the nearby 
"heritage woodlot"; and 

• Public art at the new River Road corner, which will help to reinforce the 
prominence of this corner, enhance the narrative quality of the pedestrian realm, 
and enrich the area' s expanding public art network. 

c) Pearsoll Way: This frontage is intended to be a pedestrian-friendly, residential street. 
To achieve this in the Oval Village ' s emerging high-density , mixed use urban 
environment, the subject development proposes: 
• Three-storey, street-oriented townhouses units with individual entrances, raised 

patios with terraced/landscaped fronts (no more than 0.8 m / 2 ft 9 in above the 
grade of the fronting sidewalk), entry gates with address features, window bays, 
and private rooftop decks; 

• A landscape buffer, including decorative planting at grade and a vine covered 
wall , between the townhouses and the point where new River Road ' s commercial 
units turn the corner onto Pearson Road; 

• A rain garden feature and small seating area with a timber deck between the 
townhouses and the service lane; 
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• Special architectural and landscape features and uses incorporated into the design 
of the service lane area to make it an attractive, pedestrian-friendly space; and 

• Traffic calming and landscape features incorporated into the street design 
(e.g. , raised intersection at the service lane, decorative treatments at pedestrian 
crossings). 

d) Services Lane: This frontage, as noted above, is intended to accommodate access to 
Phase 1 's parking, loading, and garbage/recycling areas, together with shared vehicle 
access in the event the Winter Club site (south of Phase 1) is redeveloped. In 
addition, the lane is the proposed location of Phase l' s above-grade electric 
equipment cabinets, provides for a mid-block pedestrian walkway between Pearson 
Way and Gi lbert Road, and is aligned with the east-west leg of Pearson Way, which 
makes its appearance important to the quality of the adjacent streetscape. To address 
the lane's competing objectives for service-type facilities and a street-friendly 
appearance, the development proposes the following: 
• Phase 1 ' s lowest parking level is submerged fully below the grade of the service 

lane in order that the lane can be open to the sky and tied seamlessly into the 
fronting street; 

• The building' s garage and loading entrances are all oriented to the south to 
minimize views into the parkade and indoor service areas from Pearson Way; 

• A four-storey building bay projects into the east end of the lane, accented by a 
brightly coloured vertical stripe, to provide a visual "street-end" focus; 

• A bold, grey-on-grey checkered pattern is incorporated into the paving and fayade 
treatments along the lane (e.g. , 4-tone painted architectural concrete, 2-tone 
perforated metal panels); 

• Greening of the area is provided with a hedge and row of trees along the lane's 
south side and planting areas at its east and west ends; 

• Pedestrian lighting is provided, including wall mounted fixtures and ground 
embedded lighting along the edge of the lane's designated pedestrian walkway; 
and 

• Special uses are provided to help activate the lane, increase casual surveillance, 
and provide an amenity for the building ' s tenants, including a carlbike/dog wash 
and workshop for the use of residents and end-of-trip facilities for commercial 
tenants. 

2.2. Tower Guideline NOll-Compliance: The proposed Phase I tower departs from CCAP 
policy regarding maximum tower height within 60 m (197 ft) of Gilbert Road and 
maximum floorplate size. Nevertheless, staff are supportive of the proposed fonn of 
development as follows: 
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a) Tower Heigltt : The development exceeds the CCAP policy encouraging a maximum 
typical building height of25 m (82 ft) within 60 m (197 tt) of Gilbert Road. The 
intent of the policy is to encourage consistent massing along the east and west sides 
of the street to enhance Gilbert Road ' s image as a formal processional route into 
Richmond ' s downtown. In compliance with the CCAP policy, the subject 
development proposes a 5-storey streetwall along Gilbert Road; however, at the north 
end of the development (i.e. at new River Road) the continuity of the streetwall is 
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interrupted by the development's proposed tower. Staff support this approach on the 
basis that: 
• The scale and form of the proposed tower is an appropriate design response to the 

importance of the City Centre's Dinsmore Bridge "gateway"; 
• The tower will provide a dynamic urban counterpoint to the large trees at the 

City's adjacent "heritage woodlot"; and 
• The proposed massing will not impact neighbouring existing/future developments, 

b) Tower Floorplate Size: The development exceeds the CCAP policy encouraging a 
maximum tower floorplate size 0[650 rn2 (6,997 ft2) for portions of the building 
greater than 25 rn (82 ft) in height. In contrast, the subject development's proposed 
tower floorplates are approximately 880 m2 (9, 475 ft2) . Staff are supportive of the 
developer's proposal on the basis that: 
• Larger tower floorplates allow for a reduced number of towers across Phases 1-3, 

which in turn will allow for increased tower separation, greater variation in tower 
height, larger areas of sunny, uninterrupted rooftop amenity space, and less 
shadowing of new River Road; 

• The Phase 1 tower, as a "gateway" [eatme, should have a distinctive form; and 
• The tower' s slab form (with its narrow profiles facing north and south) and wide 

tower spacing increases the extent of uninterrupted views across the subject site 
(to the mountains) that will be enjoyed by future towers to the south. 

2.3. Parking: To ensure that parking is convenient for users whi le minimizing the impact that 
parking may have on the appearance of the streetscape and supporting City objectives 
for alternate travel modes, the developer proposes the following: 
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a) To mlnimize the number of required parking spaces by employing Zoning Bylaw 
parking relaxations in respect to Transportation Demand Management (TOM) 
measures, including the provision of: 
• End-of-trip (bike) facilities for the use of commercial tenants; 
• Electric vehicle charging stations for 20% of resident vehicles (i.e. 46 stations), 

10% of commercial tenant vehicles (i.e. 7 stations), and 5% of bike racks or 1 per 
compound, whichever is greater (i.e. 16 stations); and 

• Temporary sidewalk improvements along the Gi lbert Road frontage of the Winter 
Club (i.e. cash-in-lieu contributed prior to rezoning adoption); 

b) To provide three levels of parking that are well designed to meet the needs of users by: 
• Providing for the development's commercial and residential visitor parking: 

In one consolidated location on the parkade's mid-level, which is at the grade 
of the fronting street; 
To have direct pedestrian access to new River Road's shops and services via a 
mid-block walkway; and 
Set aside a minimum of50% of spaces for general public use (secured via 
legal agreement on title so that they cannot be sold, leased, or otherwise 
assigned for the sole use of an individual person or business); and 

• Designating the top and bottom parking levels solely for the use of residents, 
accessed via security gates (including a number of private garages that offer direct 
access to individual townhouse units above); and 
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c) To minimize the visual impact of the parking by: 
• Fully concealing the lowest parking level below the grade ofthe fronting streets; 
• Orienting the parking garage entrance perpendicular to the street and screening it 

with planting; and 
• Sharing the south service lane with future development at the Winter Club site so 

that it too may be designed to minimize the impact of its parking on the public 
realm. 

2.4. Flood Construction Level: The CCAP encourages forms of development that respond to 
issues of sea level rise without compromising streetscape amenity, appearance, or 
accessibility. In light of this, the finished grade of new River Road is planned to be, 
wherever possible, a minimum elevation of2.6 m (8.5 ft) geodetic to make it easier for 
fronting development to achieve the City Centre's recommended minimwn habitable 
floor level of2.9 m (9.5 ft) geodetic. On this basis, the proposed development has been 
designed to fully comply with the City's Flood Construction Level bylaw and provides 
for the following: 

a) All dwelling units have a minimum habitable floor level of2.9 m (9 ft 6 in) geodetic 
and townhouse units are set a maximum of 1.0 m (3 ft 3 in) above the grade of the 
fronting sidewalk; 

b) The residential tower lobby and all retail units have a minimum habitable floor level 
of 0.3 m (1 ft) above the crown of the fronting street; and 

c) All public sidewalks and walkways have a maximum slope of 5% or less to 
accommodate wheelchair use. 

3. Architectural Form and Character 

3.1.Character: The CCAP encourages the City Centre to be developed as a mosaic of 
distinctive, transit-oriented, urban villages and vibrant public spaces. Moreover, for the 
Oval Village, the CCAP encourages a character that is contemporary, urban, and 
complementary to the Richmond Oval. In light of this, the area surrounding the subject 
site is rapidly developing with large-scale, street-oriented, mixed use and multi-family 
buildings typically characterized by substantial streetwalls, glassy towers above, and a 
high amenity, pedestrian-friendly, public realm designed for public art, bikes, transit, 
walking, and lingering. The developer has responded to this with a design approach that 
aims for a clean, modem look that is able to retain its relevance and contemporary appeal 
through attention to detail and a simple, yet sophisticated, composition, including: 

3799086 

a) Simple massing incorporating a large landscaped podium and a single tower without 
intennediate stepping or terraces, which helps to focus attention on and elongate the 
appearance of the development's "gateway" tower, while maintaining an overall 
massing complementary to its neighbours; 

b) A restrained palette of colours and materials that uses translucent layers to bring a 
sense of depth and lightness to the building's appearance; and 

c) An expansive landscaped roofscape covering over 75% of the building's footprint 
(including landscaped amenity space and intensive green roof areas). 
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3.2.Maferiu/s & Colour: The subject development uses materials and colour to present a 
strong, cohesive image that focuses attention on the public realm. Features include: 

a) A silver grey palette of painted architectural concrete, vision glass, and spandrel 
glass layered across the building facades, with darker tones more prevalent at lower 
levels and lighter tones above; 

b) A canted blue-grey curtain wall, designed to contrast with the si lver-grey colours 
used elsewhere, leans out towards the street at the Gi lbert/new River Road comer to 
reinforce the building's "gateway" image; 

c) Punches of white and recessed and projecting balconies, including some with 
"floating" ffitted glass guards, add texture and lightness to the upper storeys of the 
facades; 

d) Dark stone and masonry define the retail unit bays, punctuated with brightly coloured 
frames around the shop entrances, special signage features, and varied setbacks that 
provide for interesting comer display windows and, a1 the Pearson Way comer, 
folding glass doors that allow the retail unit to be opened up to the street for outdoor 
dining or other uses; 

e) Perforated steel cladding on the south fa~ade provides visual interest at the service 
lane; and 

f) Wood and wood-look features are incorporated throughout to provide a sense of 
warmth, texture, and a link with the development's natural selting, including wood
look entry doors at the townhouse units, wood-look soffits under the projecting 
balconies, wood-look panels (combined with glass) in the pedestrian weather 
protect ion, heavy timber features in the rain garden, and bold wood pulls on the tall 
glass doors to the residential tower. 

4. Landscape Design and Open Space Design 

4.1. Tree Replacement: The subject development, as proposed, exceeds the City's 2: 1 tree 
replacement requirements set out in the tree replacement plan for Phase 1. 
(Attachment 4) The developer has agreed to provide $1,300 compensation to the Tree 
Compensation Fund for the replacement (off-site) of one tree proposed for removal from 
the Gilbert Road right-of-way. 

4.2. Public Streetscape Design: The CeAP encourages the establi shment of high-amenity 
streetscape designs that are pedestrian-friendly. support alternative travel modes, 
incorporate innovative stormwater management measures, and enhance connections 
between the emerging urban area and the riverfront. 

3799086 

a) New River Road & Pearsoll Way: The proposed development will extend sections of 
these two streets, both of which have already been the subject of detailed design via 
previous Oval Village development applications. In brief, the subject development 
will provide for the design and construction, at the developer's sole cost, of the 
following: 
• Along the south side of new River Road, a broad sidewalk, an off-street bike path, 

dual tree-lined boulevards, decorative pedestrian lighting, and feature areas of 
permeable paving and rain garden-type planting; and 
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• The full width of Pearson Way including two driving lanes, two parking lanes, a 
raised intersection at the south service lane, special pavement markings at 
crosswalks, decorative street lights, 2 m (6' 6") wide sidewalks, 1.5 m (5 ft) wide 
boulevards, street trees, and feature areas of penneable paving and rain garden
type planting. 
NOTE: As the grade of new River Road is being raised to 2.6 m (8 ft 6 in) 
geodetic or greater, Pearson Way must slope gently down (at 5% or less) to meet 
existing grade at Hollybridge Way. As a result, Phase l 's townhouse patios along 
Pearson Way, which have a proposed elevation of2.9 m (9 ft 6 in) geodetic, will 
be no more than 0.84 m (2 ft 9 in) above the grade of the fronting sidewalk. 

b) Gilbert Road Rain Garden: Phase 1 's Gilbert Road frontage is proposed to be 
developed as a linear rain garden incorporating a uniquely Richmond style of riparian 
landscape. The frontage works will be designed and constructed via the City's 
Servicing Agreement process (as per RZ 09-506904) to enhance the "gateway" role 
of Gilbert Road, manage stormwater run-off from the City sidewalk, and contribute 
towards the establishment of a greenway route between the Middle Arm and the 
proposed Lansdowne linear park and "art walk". Proposed features along the 
development's Gi lbert Road frontage include: 
• A wide walkway measuring 3 m (10ft) wide; 
• A broad boulevard measuring 4.5 m - 6.4 m (15 ft - 21 f\) wide; 
• A rain garden (i.e. landscaped swale) within the boulevard, which will be graded 

as to not exceed the maximum allowed fall height of 0.6 m (2 ft) and landscaped 
to provide for an attractive interface with the sidewalk and fronting street 
incorporating a mix of riparian grasses and shrubs, seating, and related features; 

• A curb-height rail, tactile strip, and pedestrian lighting along the edge of the 
sidewalk, adjacent to the rain garden, for the safety and comfort of the visually 
impaired and other pedestrians; 

• A row of large-growing street trees formally lining the street edge; and 
• Within the private realm, fronting townhouse units, a water feature at the 

residential tower entry (in association with a portion of the development's indoor 
amenity space), and a complementary palette of planting and related features 
designed to make the private realm appears as a seamless extension of the public 
rain garden landscape. 
NOTE: Phase 1 's townhouse patios along Gilbert Road, which have a proposed 
elevation of2.9 m (9 ft 6 in) geodetic, will be no more than 1.0 m (3 ft 3 in) above 
the grade of the fronting public walkway. 

c) Public Art: Preliminary consultation with the City's Public Art Committee confirmed 
that the subject site occupies a strategic public art location, bookended by an 
important City Centre "gateway" at its northeast comer and the City Centre Public 
Art Plan 's proposed "art walk" along Lansdowne Road at its southwest. The 
development's Project-Wide Public Art Plan and draft Phase I Detailed Public Art 
Plan were reviewed and supported by the Public Art Committee. Prior to Building 
Permit issuance for Phase I, the developer will enter into a legal agreement for the 
development's first public art project, which will be located at the prominent new 
River Road/Gilbert Road "gateway" corner, secured by a Letter of Credit (the value 
of which security shall be a minimum of $133,514). 
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The developer's second public art project, which will be located along the 
Lansdowne "art walk" at the southwest corner of the development's third phase, will 
be implemented with Phases 2/3. The total value of public art proposed for Phases 1-
3 will be $340,891 or as determined based on the City-approved rates and policy in 
effect at the time of Building Permit approval, whichever is greater. 

4.3. Amenity Space: The subject development proposes a large outdoor amenity space at its 
podium level, framed on its north and east sides by residential units and, at the tower in 
its northeast comer, three storeys of indoor amenity space with direct access and/or 
views out over the landscaped rooftop space. More specifically. the developer proposes: 

a) A fully accessible, 2,358 m2 (25,382 if) outdoor rooftop amenity space, laid out to 
create a pattern of distinct, but connected ,"outdoor rooms" that are well suited to 
allowing for a variety of active and passive uses to coexist comfortably including: 
• Raised garden plots with seating edges, hose bibs, a potting bench, a compost 

area, and tool storage; 
• An open central lawn; 
• A children's play area, 186 m2 (2,000 ft2) in size, complete with climbing 

equipment on a resilient play surface, a sand play area with an overhead shelter, a 
hose bib for water play, seating, shade trees, and direct access to the amenity 
space ' s central lawn and garden plots; 

• Areas for outdoor dining and lounging, barbeque, fire pit, and tai chi; and 
• Decorative planting, seating, walkways; and 

b) Adjacent to the outdoor amenity area, a 195 m2 (2,072 ttl) indoor amenity space 
including a banquet/party room with a kitchen, children ' s indoor playroom, double
height sports court area, and change rooms. Note that in addition to this indoor 
amenity space, which is located on Level 3, the development proposes other indoor 
amenity spaces and uses including at: 
• Levell - a meeting area/1ounge adjacent to the tower entrance and workshop 

adjacent to the service lane; 
• Level 4 - a fitness/equipment mezzanine overlooking the sports court; 
• Level 5 - a multi-purpose family/study/music/games room overlooking the 

outdoor amenity space. 

4.4. Mid-Rise Roo/tops: The roofs of the development's two mid-rise wings are treated as 
extensive green roofs (i.e. not accessible to residents). Stairs are provided to these areas 
for maintenance purposes only. Given that the size of the outdoor amenity space 
proposed for the development's podium level satisfies both OCP and CCAP 
requirements (i.e. an additional 10% of net site area), staff are agreeable to the 
developer's proposal that the mid-rise rooftops are not developed as accessible areas. 

5. Accessible Housing: 

Richmond's OCP seeks to meet the needs of the city's aging population and people facing 
mobility and related 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 barrier-free access to Phase 
l's commercial units and associated ground-floor public parking, the residential tower lobby, 

1799086 
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and all indoor and outdoor amenity spaces. In addition, the developer proposes, and staff 
support, the following: 

5.1 . Basic Universal Ho using Uuits: 8% of units (17) shall be designed and constructed to 
satisfy Richmond Zoning Bylaw provisions for Basic Universal Housing (which units 
are indicated on the DP drawings). On this basis, as per section 4.6 of the Zoning 
Bylaw, a total of 1.86 m2 (20 tr) per Basic Universal Housing unit shall be eligible to be 
exempted from the development 's maximum floor area ratio calculation (i.e. combined 
total of 31.62 m'/340.4 ft'). 

5.2. Aging ill Place: 100% of units will be designed and built so that some accessibility 
features are provided now and others can be added easily and inexpensively after 
construction. These aging in place features include stairwell handrails, lever-type 
handles for all plumbing fixtures and door handles, and solid blocking in washroom 
walls for future grab bars beside toilets, bathtubs, and showers. 

5.3 . Future Phases 2-3: All future phases of "River Park Place" will be designed and 
constructed to the OCP standards in effect at the time of DP approval. 

6. Crime Prevention through Environmental Design (CPTED) 

A variety of measures are proposed to minimize safety and security issues including, but not 
limited to, the following: 

6.1. The development's site planning and design incorporates opportunities for passive 
surveillance of street frontages, including the south service lane/walkway ; 

6.2. Outdoor amenity spaces will be visually open, well illuminated, offer multiple 
access/egress options; 

6.3. The designs of the parking structure and residential lobby minimize alcoves and hidden 
corners and provide for open views to the bui lding lobby, mailroom access, and elevator 
core from fronting streets and internal pedestrian areas; 

6.4. Within the parkade: 

a) All spaces will be well illuminated; 

b) A white band, at least 1.2 m (4 ft) high, will be painted mid-way up all walls and 
columns to ensure high visibility and light reflectance; 

c) Yellow painted stripes.will separate vehicle travel lanes from pedestrians areas and 
identify pedestrian routes to the elevator core; 

d) Overhead security gates will separate resident parking from visitor/public parking; 
and 

e) Glazing will be provided in the parkade elevator lobby and vision panels will be 
provided in doors leading to publicly accessible areas; 

6.5. Pedestrian scale lighting will be provided along main pedestrian routes around the site, 
including at townhouse entries and the south service lane/walkway. 
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7. Sustainability Measures: 

The subject development is being planned and designed to provide for a cost-effective, high
value development that meets or exceeds City standards (i.e. LEED Silver "equivalency"). 
(Attachment 5) The strategies being pursued have been developed via an integrated design 
approach, including the development of a conceptual energy model to detennine site-specific 
architectural, electrical, and mechanical energy conservation features. Measures proposed 
include, but are not limited to, the following: 

7.1. The building will be District Energy Utility (DEU) "ready", such that the development 
will be capable of connecting to a City DEU system when onc comes available; 

7.2. A large rain garden and related rainwater management features will be installed along the 
site's entire Gilbert Road frontage and other innovative stonnwater management measures 
(e.g., penneable paving) will be installed along new River Road and Pearson Way; 

7.3. Transportation features are proposed to encourage the use of alternate travel modcs, including: 
• Local transit, cycling, and pedestrian area upgrades designed to increase network 

connectivity (e.g., bike paths, greenways, street furnishings, transit shelter funding); 
• Bike storage for residents, visitors, and commercial tenants and end-of-trip facilities; 
• Convenient on-site delivery/passenger loading in the parkade; and 
• Electric vehicle charging stations for cars and bikes for residents and commercial tenants; 

7.4. Water-efficient design aimed at minimizing the use of potable water through the use of 
low-flow plumbing fixtures and water efficient irrigation; 

7.5.36% of the net site is proposed to be a combination of intensive and extensive green roofs, 
vegetated outdoor areas, and urban agriculture plots; and 

7.6. Various energy efficient and responsibly-sourced items (e.g., Energy Star appliances, low 
VOC materials). 

Conclusions 

The subject development is consistent with Richmond 's objectives for the subject property and the 
Oval Village, as set out in the City Centre Area Plan (CCAP). The proposed project's massing, 
coordinated architectural and landscape design approaches, and attention to detail will contribute 
to its livability and the emergence of the surrounding area as a high-amenity, high-quality urban 
community. On this basis, staff support the proposed development and recommend approval ofa 
Development Permit. 

~~~.~ 
Suzanne Carter-Huffman 
Senior PlannerlUrban Design 

SPC:cas 

Attachments: 
1. Development Application Data Sheet 
2. Specific Land Use Map: Oval Village (2031) 
3. Excerpt from the Minutes of the AdviSOry Design Panel Meeting, November 21 , 2012 
4. Tree Replacement Plan 
5. LEED (Silver "Equivalency") Checklist 
6. Cond itional Development Permit Requirements (Signed copy on file) 
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Attachment 1 

City of 
Richmond 

Development Application Data Sheet 
Development Applications Division 

DP 12-617639 

Address: 5440 Honybridge Way for the first phase of a three (3) phase development 

Owner: Hollybridge Limited Partnership Appl icant: Hollybridge Limited Partnership 

Planning Area(s): City Centre (Oval Village) 

Floor Area Gross: 19,390 m' (208,719 tt') Floor Area Net: 16,536 m' (178,000 tt') 

I Existing I Proposed 
, , --20 524 5 m mcludlng future subdivided Jots 

& road as per RZ 09-506904: 
Site Area • Phase 1 (Lot 1): 6,824.3 m' • Phase 1 (Lot 1): 6,824.3 m' (73,458 tt') 

• Phases 2/3 (Lot 2): 9,837.3 m' 
• Pearson Way dedication: 3,862.9 m2 

• High-rise residential & ground-floor 
Land Uses • Warehouse & office commercial 

OCP Desig nation • Mixed Use • No change 

City Centre Area • Urban Centre T5 (45 m) & (25 m) • No change Plan Desianation • Villaae Centre Bonus 
• Residential/Limited Commercial (RCL3). 

including provisions for increased 
Zoning residential density in respect to the • No change 

developer's dedication of a minimum 
specified area of non-DCC road 

• Residential : 15,384.2 m (165,600 ft ) 
Net Floor Area • N/A • Commercial : 1,152.0 m' (12,400 tt') 
@ Phase 1 • Total : 16,536.20 m' (178,000 ft' ) 
Number of Units 

N/A 219 @Phase1 • • 

I Bylaw Requirement I Proposed I Variance 

Floor Area Ratio For Lots 1 & 2 combined: For Phase 1 on Lot 1 alone: None • Residential: 2.463 FAR • Residential: 2.254 FAR 
(FAR) (Max): • Non-residential: 3,608.5 m2 • Non-residential: 1,152.0 m2 permitted 

Lot Size (Min): • 4,000.0 m' • Phase 1 (Lot 1): 6,824.3 m' None 

Lot Coverage • Max. 90% • 77% None (Max): 
• Min. 6.0 m, EXCEPT may be 

Setback @ Street reduced to 3.0 m based on a • 3.0 m min. None (Min): proper interlace with the street 
Setback @ Interior • Below-grade parking: 5.2 m • Nil None Side Yard-(Min): • Elsewhere: 6.4 m 

Height (Max) : • Max. 47.0 m geodetic • Max. 47.0 m geodetic None 

3799086 
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I Bylaw Requirement I Proposed I Variance 
• Dwellings: 2.9 m geodetic • 2.9 m geodetic, EXCEPT may be 

Flood Construction • Residential lobby & 
level (FCl) 

reduced to 0.3 m above the crown commercial uses: 0.3 m above 
None 

of the fronting street the crown of the fronting street 
• Residents: 245 

- 193 units (88%) @ 1/unit 
- 26 units (12%) @2/unit 

• Commercial & visitors: 65 • Residents: 
Off-Street Parking 1.2/unit lESS 10% TOM = 237 - 22 assigned spaces 

- Residential Commercial (shared w. visitors) : - 43 "public" spaces secured 
None • 

(Min): 4.2/100 m2 lESS 10% TOM = 44 
via legal agreement on 

• TOTAL: 281 
title, including: 
• 24 regular (58%) 
• 17 small cars (40%) 
• 2 accessible (2%) 

• TOTAL: 310 
Off-Street Parking • 50% max (Le. 155 max permitted • 68 proposed None 
- Small Cars: based on 310 spaces provided) 
Off-Street Parking • 2% of min required parking • 6 proposed None 
- Accessible : (Le. 6 spaces) 

• Permitted for residential use 
Off-Street Parking provided that each tandem pair is • 14 tandem pairs (28 spaces) None 
- Tandem Spaces assigned to a single unit (Legal 

agreement registered on title) 
• Residential : 1.2S/unit = 274 

Bike Parking - • Residential: 290 (14 rooms) • Commercial : 0.27/100 m2 over None 
Class 1 (Min) 100 m' = 3 • Commercial : 12 (1 compound) 

• 10 bikes min near tower entry • Residential: 0.2/unit = 44 
Bike Parking - Commercial: 0.40/100 m2 over 

• 39 bikes min grouped as a • None 
Class 2 (Min) 100m' =S "corral" @ near the north end of 

Pearson Way 

Electric Vehicle 
Rates as per RZ 09-506904: • Residents' cars: 46 • Residents' cars: 20% (46) 

(EV) Charging • Commercial cars: 7 None • Commercial cars: 10% (7) 
Faci lities (Min) 

Bikes (Class 1): S% (16i 
• Bikes (Class 1): 16 • 

• Measures are encouraged to • Basic Universal Housing : 8% 
Accessible address the needs of Richmond's 

(17 units) None 
Housing aging population & people with 

impaired mobility 
• Aging in Place Features:100% 

Amenity Space -
Indoor (Min): 

• 2 m2/unit = 400 m2 • 456 m' None 

• OCP @ 6 m2/unit: 1,314 m 
Amenity Space - • CCAP @ 10% net site: 682 m' • 2,358 m' None 
Outdoor (Min): • Total : 1,996 m' 

lEEO • CCAP: Silver ~equivalency~ • Silver "equivalency~ None 

District Energy • DEU-ready, secured via a legal 
Utility (OEU)- • Provision for DEU hook-up agreement on title 

None 

• 36% of net site is green roofs & 
Green Roofs • Encouraged rooftop aarden plots & olantina None 
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Specific Land Use Map: Oval Village (2031) "".", 
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Excerpt from the Minutes of the 

Advisory Design Panel Meeting 
November 21 , 2012 

Attachment 3 

2. DP 12-617639 - 16,577 M2 MIXED-USE, HIGH-RISE DEVELOPMENT INCLUDING 1,118 M' 
PEDESTRIAN-ORIENTED COMMERCIAL AND 220 MARKET DWELLINGS 

APPLICANT: Ho llybridge Limited Partnership (Intracorp) 

PROPERTY LOCATION: 5440 Hollybddge Way 

Comments from the Panel were as follows: 

• no concern from CPTED perspective; 

• consider further development to the rain garden edges [along the Gilbert Road frontage 10] ensure 
safety of pedestrians walking on the sidewalk adjacent to the rain garden; 

• 

• 

• 
• 

• 

• 

3799086 

The City boulevard along Gilbert ROlld will be hmdscaped with a combination of street trees and 
"rain garden " (landscaped swale), which will be designed and cowl/rueted via the City'l' Servicing 
Agreement process to manage storm water TUIl-offfrom th e public sidewalk. Tlte edge o/the sidewalk 
will incorporate a curb-Iteigltt rail and tactile strip f or tlte safety (Illd comfort of tlte visually impaired 
and otlter pedestrians. Tlte swale will be graded as to IIot exceed tlte maximum a/lowedfalllteigltt of 
0.6 lit and plamed to provide f or tilt attractive interf ace witlt tlte sidewalk amlf raftting street. 

appreciate the changes made to the project which successfully addressed the concerns of the Panel in 
the previous presentation by the appl icant; 

the glass tower featu re at the comer of Gilbert Road and River Road makes a very strong statement and 
provides a strong identity to the project; the project will create a precedent in the urban neighbourhood; 

understand that the present treatment of the plaza is not intended for a large public gathering place; 

appreciate the work done on the retai l side along River Road; appears to be more alive and has more 
warmth and texture than the version previously presented to the Panel; 

building appears to be very slick, classy and contemporary; however, consider usmg more wood 
elements, e.g. wood-look ing soffit in the retai l side; 

In addition to using a combination of glass and wood-look pallels for new River Road's retail 
canopies, the same wood-look material ;s proposed f or th e uttderside of projecting elements acrOS!i' 
tlte development, inc/lidinc tlte townltouses ' bay windows alollg tlte Gilbert Road ami Pearsoll Way 
frontages alld proj ecting balconies on the Gilbert Road and new River Roadfacades. 

retail and residential sides need to be treated differently; retail side needs to be more civic and should 
have more "texture" to make it feel like a public place; residential side needs further resolution to make 
it more private; 

Along tlte retail frontages, "texllIre" will be provided via a combination of CalW PY detailing, hanging 
signage armatures and sigll bands, stone piers tlwt divide tlte display w;"dows into regular bays, and 
colollrful baml,' f raming th e shop entrances. Tltese elements, togetlter witlt new River Road's wide 
sidewalk, off-.\·treet bike path. dua' tree-lined boulevards. and f urnisltings will m uke tltis important 
"high street"frolltage welcoming, comfortable, and visually interesting. 

A long the residential frontages, a sense of privacy and intimacy will be created through {I 
combination of individual entry gate!i' with stone address piers {I11d {Icce"t pallels, hedges and 
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decorative planting defining the units' raised terrtlces, and projectillg window bays WId wood-look 
front doors fit lite unit entries. The proposed change ;n grat/e, layering of elements, and 1I11/",a/ 
malerials will provide for all attractive, residentia/-scale environment that complements, yet appears 
distinct/rom, the character of the development's retail/rOil/age. 

• project is well resolved; applicant has given a lot of attention to the retail side on River Road; River 
Road frontage has its own distinct identity whi le complementing the identity of the overall project; 

• podium rooftop is well resolved, functional and simple; the space has good sun exposure; there is good 
indoor-outdoor relationship on the podium roof; 

• understand that the Gilbert Road frontage (i.e., the plaza, public art and location of the rain garden) is 
still evo lving; there is opportunity to incorporate a finer scale materiality or public art into the rain 
garden; consider also introducing some narrative in the rain garden; 

Tlte Gilbert Road frontage is part of all important greenway linking tlte Middle Arm and proposed 
LlIIlsdowlle linear park and, among other things, is intended /0 provide for inllovative slormwater 
management measares and public art celebmting tlte City Centre's prominent Dinsmore Bridge 
"gateway". lnligltt of tit is: 

i. The rain gardell design proposes a mix of imligellolls vegetulion reflective of the area's ripariun 
location, complemented by furnisltbrg and features of weatltered steel, heavy timber, and sllOl· 
blasted concrete - complementary to tlte "heritage landscape" amI related park improvements 
being implemented (by ASPAC) nortlt of the subject site; 

ii. Private frolltage elements are proposed to complement tlte rain garden, inc/uding a dramatic 
indoor/outdoor wuter feature at the residential tower lobby and riparian plallling alollg tlte 
townhouse frontages; 

iii. Artist(s) involved in tlte developmellt's public art will be encouraged to incorporate II "narmtive" 
quality ill tlteir work to engage tlte public ill tlte space, tlte architecture, alld tlte IIrea; and 

iv. Opporltlnities 10 incorporate a ':finer scale materilllily" will be furtlter investigated tltrough the 
dellliled design of tlte rain garden streetscape alld public art, wlticlt will be addressed to the 
sotisfaction oftlte City via Richmond's standard Servicilrg Agreement and Public Art processes. 

• model shows that the rain garden is a prominent feature along the Gilbert Road frontage and is 
enhanced by the twin walkways framing it; if the rain garden is moved closer to the street edge so that 
it is no longer framed, the streetscape design must become more rigorous; to enhance the special 
riparian qualities of the rain garden, consider relaxing the City'S regular street tree planting pattern 
along Gilbert Road (e.g. vary tree species; group trees in clumps) and making the rain garden bigger; 

• 

37990U 

The Gilbert Road landscape lUIS heen desiglfed to celebrate the street's special roles as both a City 
Centre "gateway" and greenway linkiltg the river andfuture Lansdowne linear park. As such, rather 
than the city's typicall.S m (S ft) wide grass boulevard tutd 1 lit (6 ft) wide sidewalk, the proposed 
design for Gilbert Road includes a: 

i. Broad walkway measuring 3 m (10ft) wide; 
ii. Brotul boulevard measuring 4.S m - 6.4 m (IS ft -11 ft) witle; 

m. A min garden withilr Ille boulevard, inc/mling riparian grassel' tutd shrubs, sealing, and related 
features; and 

iv. A row of large·growiftg street trees that will formally line the street. 

Togetlter, these features will provide for II unique and attractive streetscape that speaks to 
Richmoml's distinct heritage and emerging urban character. 

appreciate the recent improvements in the public realm and the streetscape; 
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• the project is setting a standard for other developments along Lansdowne; the prominent location of 
the project in the Oval Village requires serious and careful treatment of the public rea lm and 
streetscape; 

• 

• 
• 

• 

The public realm and streetscape have been carefully considered in regard to nUlteriality, scale, tlml 
character to ellSllre II rich and com/ortable experience for pedestrians, cyclis/s, mId motorists. Key 
leature!,. include the development 's: 

i. Tower, which is situated and sculpted to provide a promine"t "gateway" leatllre at the 
intersection of new River Road tutd Gilbert Road, complemented by lite design of tlte lafter's 
"rain garden" landscape; 

ii. Massiltg, which is designed to maximize sun 10 public space along the new River Road "high 
street" and on-l'ite, roof/op open spaces; 

iii, Re.~idential alld retailfrontages that provide for visual interest and a high-qIUllity, high-amenity 
pedestrian environment; and 

iv. Palette of natural materials and muted, natural colours, comprised of native pillluing, heavy 
timber, steel, and sand blasted concrete, that complemellt its location near the river (wd the 
adjacent "heritage landscape" (at the City-owned park a( 6900 River ROfld). 

previous drawings show very little change in the building but a lot more details have been added; the 
character of the building came out with the details which was not present in the prev ious presentation 
to the Panel; 

the revised treatment at the corner of Gilbert Road and River Road is successfu l; 

the glass tower feature at the corner of Gilbert Road and River Road announcing the entry to Richmond 
works well; 

exterior finishes are quite good with an overall sophisticated and urban feel; however, they seem to 
lack tactil ity; consider introducing wood elements to reflect the Richmond character; 

As described above, wood-look soffits and canopy details are incorporated across tlte development'l' 
street facades, townhouses will feature wood-look entry doors, and Iteavy timbers have been 
incorporated into tlte proposed design of lite rain gardell. In addition, the entry to the residential 
tower will feaftlre tall glass pallels with bold wood door pulls llIrd wood will feature ill tlte 
development's on-site landscapefumishbrgs and structures. 

• finishes are a bit drab; need to be differentiated from neighbouring developments. 

3799086 

The development'l' jinisltes alld colourl' have been chosen to give tlte buildillg a clealt, contemporary 
appearance mrd timeless quality. The proposed silver-grey metal and gltus panel cladding have been 
selected to contrast witlt tlte baildbrg's c(llited blue-grey curtain wall - its "signature" feature - and 
the dark stolle amI masonry at its base; while perforated steel cladding,frittedj1oatbrg glass balcony 
panell', and punches of white are used to add lightness, texture, and rhythm across the facades. 
Overall, tile development's stylistic approach is restrailled, but well considered, and successflilly uses 
material, colour, and layering to make a bold, sophisticated arcltitectural statement. 

Panel Decision 

It was moved and seconded 

That DP 12-617639 be supported to move forward to the Development Permit Panel subject to the 
applicant giv ing consideration to the comments of the Pane l. 

CARRIED 
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LEED (Silver "E ' Attachment 5 qUivalency") Checklist 
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Attachment 6 
Conditional Development Permit Requirements (REDMS #3795780) 

City of 
Richmond 

Address: 5440 Hollybridge Way 

FebnlllIY 9, 2013 

Development Perm it Considerations 
Development Apptications Divis.lon 
e911 Job. 3 Road. RicfIrrond. ee V6Y 2Cl 

File No. : DP '12-617639 

Flior to appro\"a] of the Denlopmeut Permit, tbt> denlopel' h required to (:omplete the follomng: 

1. Rezoninll: Final adoption of the, Zoning Amendment Bylaw No. 8879 (RZ 09-506904), 
including the developer entering into Servicing Agreemen1 #1 for 5440 HoUybridge Way (SA 
12-622948) " secured by 3 Letter of Credit to the satisfaction of the Gity. 

2. "No Development": Compliance willi the terms. ofllie restrictive c-ove.nant(s) registered on title 
prior to rezoning adoption securing that "no development" \vill be permitted and restricting 
Development Penuit* issuance in respect to any portion of the subject development until 
conditions are satisfied for the following, as detetmined to the satisfaction of the City: 

a, Pearsoll Way , req:uiring that the developer enters into a restrictive covenant, registered ou 
title, securing that '"'no buildiug" will be permitted OIl any pOltion of 5440 Hollybridge 
Way and restricting Building Permit* issuance until the developer dedicates Pearson Way, 
subdivides 5440 Hollybridge Way to create Lots 1 and 2, and registers restrictive 
covenant(s) limiting driveway crossings along Pearson Way; 

b. District En~l'g.r Ufiil'ty (DEU), requiring that the developet' enters- into a restrictive 
covenant in respect to Lot IIPba.se 1, registered Oil title, secur:Wg that "'no building" will be 
permitted on Lot 1 and restrictwgBuilding Permit- issuance for Phase I untit the
developer enters into a DEU agreement for on a DP~by-DP basis (the fOml of which 
agreement is to be agreed to prior to rezoning adoption), as determined to the satisfaction 
of the City; 

c. Heritage LflIrd.5cape & Pa r1.-, requiring that the developer submits a development impa.c.t 
assessment report on a DP-by~DP basis in respect to the City~owned park and heritage
designated property at 6900 River Road, prepared by a registered professional, together 
with pmof of contractual arrangements fOf" ongoing monitoring and preparation of a re
ass.es.s.ment report at the conc.lusion of construc:tion, and the developer' s commitment. to the 
implementation of any necessary mitigation/compensation., to the satisfaction cffhe City; 

d. Vi~ I' BTockagl' & OOll'l' Pot~lIdnl De""fop"telrt Impacts, requiring that the develope,r 
submit.'i a developme1lt assessment repOlt on a DP-by-DP basis, prepared by a registered 
pl'ofessional, to the satisfaction of the City; 

e. _4. fYCI'1ljt l"oise Sl'r!sih')'e lIse, requiting LInloog other things that the developer submits a 
de\·elopment assessment report on a DP-by~DP basis, pl"epated by a registered 
pmfessional, to the satisfaction of the City; 

f. IIIdllsfl1aVCommerdnl Noise Semitr"'e USl', requiring alllong other things that the 
developer submits a development assessment report ou a DP-by-DP basis, prepared by a 
registered professional, to the sati,..,faction of the City; 
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g. COllwrercial uPrlbliC"~ Parking, requiring that the developer indleates the required parking 
on the DP drawings on a DP-by-DP basis, including the registration of final plans on title., 
to the satisfaction of the City, prior to Final Building Pennit* Issuance Granting 
Occupancy_ 

h. PIUfS!ng. requiring that Lot 1 (i.e. the s.ubject Phase 1 development) proceeds first ; and 

1. A.ffordable Housing (no requirements are applicable at Phase 1). 

3. ''No BuildINo Occupancy": Registration of a restrictive covenant(s) on title securing that «00 

building" 'will be pennitted and res tricting Building Permit" issuance in respect. to auy portion 
of 5440 HoUybridge Way until the foUowing is complete, as detennined to the satisfaction of 
the City: 

ll. Site COllditions: Registration ofreshictive. covenant(s) and/or alteluahve legal agreements 
as detenuiued via the subject development 's SetVicillg Agreement(s) "', Development 
Pennit*, 3ndt01' Building Pennit(s)'" to the s atisfaction of the Director of Engineering, 
Director of Development, 3l1d Director of Transportation inclu.ding, buf not l.i..w.ited to, site 
investigatio~ testing" monitoring, site preparation, de--v.-'atering, drilliug, l1nde!pinning~ 
anchoring, shoring, piling, pre-loading, ground densification and/or other activities that 
may result in settlement, displacement, subsidence, damage andlor nuisance to City andlor 
pdvate utility :in:frasttllcrure. 

b, Electric V~IIic1, (Ef.') Cnr 4~ Bike ChnrgiJlg St{m."OIl$,' Registration of a restrictive 
coveuant(s) and/or alternative legal agree.mellt(s), to the satisfaction of the City, secW"ing 
the number and location ofelec.tric vehicle (EV) car and bike charging stations that shall 
be provided by the developer for the use of the tenants of Phase 1. to the satisfaction of the 
City, including, but not limited to, equipping a minimum ofPha .. e 1 's total parking as 
follo\1ls : 

1. For resideJlfini. telllwts : 20% of residential parking spaces shall be equipped \"II"ith 
electrical service, at 120V andfor 240V as detelmined by the developer. 

11. For Irolr-res idf'nrial feIJallt! : 10% of noo-residential parking spaces shall be 
equipped with 240V service; and 

llL Bikes·: Each bike compound (each of which shall provide storage for a maximlUll of 
40 bikes as pet the Zou.in.gBylaw) shaU be equipped \.\!ith one (1) l20V eJectric 
plug-in for the shared use of tenants. 

NOTE #1: The developer's· provision ofEV charging stations shall be faken into account as 
part. of a suite of Transportation Demand Management (TDM) measures for which the 
applicant shall be eligible for parking relaxations for Phase 1 to a maximum of 10%, as 
provided fur .... ia the Zoning Bylaw. 

NOTE #2: Prelimiuary plans indicating the intended location ofEV charging stations &hall 
be included in the De\"elopmeut Permit* drawings in respect to DP 12-617639. Final plans, 
to the s atisfaction of the City, shall be regi.stered on title prior to Fin.11 Building Pennit* 
Issuance Granting Oc.C\1pancy. 

4. Landscape Bond: Receipt of a Letter ofCredjr for landscaping of all on-site areas, the 
construction ofwwch is not othelv,;ise secured \>ia a Servicing Agreement (e.g. , residential 
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amenity space, green roofs, yard setbacks), the value of which is based on 1000/0 of the sealed 
cost estimate provided by the Landscape Architect (including Jabour and 10% contingency). 

NOTE #1 : The \'alue ofllie landscape bond will be specified in the Development Permit 

5. Tree Replacement : City acceptance of the developer's offer to voluntarily contribute $1.300 to 
the City's Tree Compensation Fund for the planting of replacement trees within the City. 

NOTE #1: Rtplncf!III~lJf Tret.s: The tree replacement plan, as detertnined via RZ 09-506904, 
requires 103 replacement trees for the. removal of on-site trees (including a mix of deciduous, 
coniferous, and evergreen hedge). The portion of the hedge located along the proposed 
Pe-arson Way right-cf-way will be replaced by the developer as pan of the Servicmg 
Agreement for the constru.e.tion of tllat new road (SA #2). The remainder of the hedge and all 
the other trees will ~ replaced on Lot 1 via DP 12-617639, sec-ured via the DP landscape 
bond. (Coufinnation must be provided on the DP landscape drawings that the required 
replacement trees ha\~ been satisfactorily acconunodated.) 

NOTE #2: Caj· /j ~'II-Lil!'l' : At rezoning stage? the City tree in the Gilbert Road right-of-way 
was indentified for retention; ho\vever, v1a the DP process if has been detenllmed that this is 
not possible. Cash-in-lieu compensation fo the Tree COl.llpellSatiao Food is, thus, applicable 
and has been estimated at Sl,300 based on a replacement tree ratio of2: I and a replacement 
tree value ofS650 pef"tree. 

6. Arborist Sen<ices: Submission ofa Cootract entered into between the applicant and. a Certified 
Arborisi for. supervition of au)' on-site works conducted within the tree. protection zone ofllie. 
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 subm..i.t a posr-constmction assessment report to the City for review. 

7. Tree Protection: Installation of appropriate tree protection fencing Oll"ound all trees to be retained as 
palt ofllie ~veloplllent prior to any constmction activities, including building demolition., 
occ.urring on-site. 

NOTE #1: Tree protection must be in<rtalled plior to the issuance ofDP 12-61 7639, 
indud.i.ug: 
a) Lot] tiV Rol1rbridge War ("oulag/?: Tree protection must be installed for all frees in the 

existing Jandscape strip west of the parking lot, and must remain in place until the 
de"'eloper ente-rs into a Servic.ing Agreement for the construction of HoUybridge Way 
(i.e. SA #2); and 

b) P~arrolJ War: Tree protection must be installed for all trees (hedge) along the south 
property line of proposed Pearson Way, and must :remain in place until the developer 
enters into a Servic-ing Agreement for the construction ofPearsou Way (Le. SA #2). 

Elsewhere on 5440 Hollybridge Way, the developer is pemlitted to remove trees following the 
issuance ofDP 12-61 7639. 

s. Construction Parkin!!" and Traffic ~'I.ana2ement Plan: Submission ofan Updated Construction 
Parking and Traffic Management. Plan to the Transportation Division, together with 
updated'revir;ed iufonnation., as detenniued via the Phase 1 OP re'\.iew and approval processes. 
Management Plan shall include locatious for parking for services .. ~liveries, workers, loading, 
application for any lane c10S1U"eS, and proper construction traffic controls as per Traffic Control 
Manual for n'arks on Road ...... ays (by Ministry of Transportation) 3Jld ~fl\.-!CD Traffic 
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Regulation Section 01570, and must demonstrate to the satisfaction of the City that access: to 
the Richmond Oval \"ill be uaintenupted. 

Plior fO Buildiug PE'l'mic'" Is'iu:m ce. tilt' dewloper must complt'tE' the following l"equiremt'nls: 

1. "No Build": Compliance \villi the tenns ohhe restrictive covenant(s) registered on title prior to 
DP* issuance securing that «no building" will be pennitted and restricting BuildW.g Pennit* 
issuance in respect to any portion of the sUbject development until conditions afe satisfied for 
the follo"viug, as determined to the satisfaction of the City: 

3799086 

a. District Energy t'n1ify (DEU) - Pllase 1, requiring that· the developer enters into a DEU 
agreement fur Phase 1 (the fmID of which agreement was agreed to prior to rezoning 
adoption); 

b. Public Art - Phase 1, requiring that the developer enters into a Public Art agreement, 
sec.ured via 3. Letter of Credit, for the implementation of tile Phase 1 Public Art Plilll; and 

c. S .. n·idllg A.gr f!f!IIIf!1I t(.~. i)"* #2, requiring that the· developer enters. into 3. SA *, secured via 
Letter of Credit, for the design and constmctiou of ro.ad and related improvements along 
Pearson Way. Hollybridge Way, Rit'ff Road, and Gilbert Road, .as detenni.ned via RZ 09· 
506904 and secured vi.a legal agreemeut(s) registered on title. Note that, among other 
things, SA· #2 mUST include: 

L Bedgl!: The installation of an evergreen hedge along the south side of Pearson Way 
(along the property line of 5540 Hollybridge Wayl\Vinte:r Club) from the east 
boundary of Lot 1 to Hollybridge Way, to the satisfaction of the Senior Manager, 
Parks, which hedge shall: 

be coordinated with hedge planting along the south property line of Lot 1, 
which shall be provided for via DP 12-617639 and secured by the DP 
landscape bond; 
together with hedge. planting on lot I , indude a 1U.inim\.Ull of 5 7 trees or as 
othenvise determined to the satisfaction of the Sewor Ma.n.ager, Parks; 
oot exceed 1.2 Ul in height; and 
foUowing the SA one·year maintenance period, the City shall maintain the 
hedge in coordination with the operator(s) ofth.e Winter Club; aJld 

11. Rtli1/ Card .. ,,: The installation of storm water management measures within tbe 
boulevard along Lot I ' s entire Gilbert Road frontage , to the satisfaction of the 
Sewor Manager, Parks, MaJlager, Environmental Sustainability, Director of 
Development, and Director of Engineering. 

NOTE: The developer must subt:u.it a I"eport and fecommendations prepared by a 
registered professional that, to the satisfaction of the Senior Manager, Parks, 
Manager, Environmental Susfainability, Director of Developmeut, and Direetol" of 
Engineering, sets out the measures that will be incorporated in the design and 
construction of Lot l ' s Gilbert Road 1'3..i.n garden in order that it can effec.tively 
replace/retain the stonuwaler management value of the S\\'ale-s originally located 
along the subject site 's River Road and Gilbert Road fron.tages that will be lost as a 
result oithe pl·oposed development. (Note that the City's EnvlrOtUneofal 
Sustainability Division has detenniued, in consultation with the Dep:utment of 
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Fisberies .and O~eans (DFO), that while the existing swales have recognized 
stomlwater management value, the City shall not treat them as Riparian 
l\·lanagement Areas.) 

d. Site COlJdiriOIlS', requiring that the denJoper satisfie.'i conditions, 3S required, as per the 
covenant registered prior to DP issuance; 

e. El£ctric Vt>1Iide (E J) Car & Bn.;e Cluu-glJlg Stan'oll$. requiring that the developer satisfies 
conditions, as per fbe covenaut registel°ed prior to DP issuance, including the registration 
of final plans on title., to the satisfaction of the City, prior to FinaJ Building Penn.it* 
Issuance, Granting Occupancy; and 

f. COlllm~l'cilll upublic'" ParJ';IIg, requiring that the developer satisfies conditions, as per the 
covenant registered prior to rezoning adoption, including the regis1ration affinal plans on 
title, to the satisfaction of the-Cjty~ prior to Fin..,l Building Pennit* Issuance Granting 
Occupancy. 

2. Remlired Development Features: IocotporatemeaSllres in Building Permit· (BP) plam 
wc1uding, but not limited to, fearures required to address the following, to the satisfaction of 
the City as determined via the Rezoning· and/Of" Development Permit* processes and 
coo.finned by Letters of Assurance provided by Registered Professionals indicating that the 
building ha.,> been designed to incQIPorate the proposed feanlres (which Registered 
Professionals shall submit additional Letters of Assunwce prior to final Building Permit· 
inspec.tion confirming that the features· have been appropriately instaUed): 

a. .A u€ssi bllir),; 

b. A';rC/'(Ift .iVoi<;e Se1l<;ifiw! USf'S ; 

c. I lIdfjrt"nVCo/limercinT Noise S"uili,'e Uu<; ; 

d. J"'-iew BloC'S{(lge .. ~ Otl'f'r Pott>ntial Dn'i'loplllt>llt I"'pacts; 

g. ·.Aircraft i\TOiu Sf'n!!'fi,'f' Use; 

e. IlIdlist"nllColllmercin7 N()ir~ SeIJSih','e ['<;e; 

f. Heritage Lalldscape & PMk; 

g. Public Parr.-illg ~ 

h. Electric Felu"cle (E ' ) Car (RP.ridelltinl & Commercial) .. ~ Bike Cllargillg Sfntjoll<;; 

1. Ellrl-oJ-Tl"ip FaCiury; 

J. Sitf'-Spedjk SIH·faillobility .M~a5 r1 ri'$ , including, but not l..imited to, District Energy 
Utility (OEU), LEED (silver "equivalency' ) , and green rooffwall feam-res . 

3. utecomer Chn:r£"es : If applicable, payment of latecomer agreement charges associated v.'i.th 
eligible late<:omer wot·b. 

4. Coustmction Parkiug aud Traffie.Mac32eOlent Plan: Submit au Updated Construction Pad:in.g 
and T raffle. Ma1L1geOlent Plan to the T 1"aDSportation Division, together with updated/revised 
information, as determined via the Phase 1 DP R"view and approval processes. ~,rauageOlent 

Plan shall include 10catiofllJ for parking for services, deliveries, wOl"kers~ loading, application 
for an)' Jane closures, and prope:r constmction traffic cont:rols as per Traffic Control Manual fo:r 

3199086 



Attachment 6 

-6- Feb''''ll), 9, 2013 

works on Roadways (by Ministry of T1"3llsportation).and i\.oiMCD Traffic Regulation Section 
01570, and tllU,st demons.tmie to the satisfaction oftbe City that access. to the Richmond Oval 

'win be unintemlpted. 

5, Coustruction Hoardine:: Obtain a Building Permit" (BP) for any construction hoarding. If 
construchon h03..l'ding is required to temporarily occupy a public street, the air space above a 
public street, Of' any pad thereof, additional City approvals and associated fees may be required 
as part of the Building Permit" . For additional infotUl3tion., contact the Building Approvals 
Division at 604-276-4285. 

Xote: 

* 
• 

• 

• 

• 

Items marked with an asterisk (*) require a separate application.. 

Where the Director of Development deems appropriate, the preceding agreements are to be 
drawn not only as personal cove.nwts of the propeny owner but also as covenants pursuant to 
Section 219·ofthe 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 regista-ed in the Land Title Office shall. unless the Director of Development 
determines othervtise. be fully registered in the Laud Title Office prior to enactment of the 
appropriate bylaw. 

The preceding agreements shall provide security to the City including indemnities, watTanties, 
eqnitable/rent charges, letters of credit and withholding pennits,. as deemed necessary or 
advisable by the Director of Development. All agreements shall be-in a fonn and c,ontent 
satisfactory to the Diredor of De .... elopment 

Additional legal agreements, as detemlined via the subject development's Servicing 
Agreement(s) andlor Development Perm.it(s), and/or Building Pennit(s) to the satisfaction of 
the Director of Engineering may be required including, but not limited to, site investigation, 
testing, monitoring, site preparation, de-waredug, drilling, undelpinning, anchoring, shoring, 
piling, pre-loading, gronnd densification or other activities that may result in settlement, 
displacemeut, subsidence, damage or nuisance to City and private utility infi:ashucrure. 

Signed copy on file 

Signed Date 
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City of 
Richmond 

To the Hotder: 

Property Address: 

Address: 

Hollybridge Limited Partnership 

5440 Hollybridge Way 

900 - 666 Burrard Street, 
Vancouver, BC V6C 2X8 

Development Permit 

No. DP 12-617639 

I. This Development Permit is issued subj ect to compli ance with all of the Bylaws of the City 
applicable thereto, except as specifically varied or supp lemented by thi s Permit. 

2. This Development Permit applies to and on ly to those lands shown cross-hatched on the attached 
Schedule "A" and any and a ll bu ildings, structures and other development thereon. 

3. Subject to Sect ion 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 general ly in accordance with Plans # I to # 16£ attached hereto. 

4. Sanitary sewers, water, drainage. highways, street lighting, underground w iring, and sidewalks, sha ll 
be provided as required. 

5. As a condition of the issuance of this Permit, the C ity is ho lding the security in the amount of 
$828,357.38 to ensure that development is carried oul in accordance with the tenns 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 shou ld the Holder fail to carry 
out the developmen t hereby authorized, according to the terms and conditions of this Pennit 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 Ho lder. Should the Holder carry out the 
development permitted by th is permit within the time set out herein, the secu rity shall be returned to 
the Ho lder. The City may retain the security for up to one year after in spection of the completed 
landscaping in order to ensure that plant material has survived. 

6. If the Ho lder does not commence the construction permitted by this Permit wi thin 24 months of the 
dale o f this Pennit, this Pennit sha ll lapse and the security shall be returned in fulL 

7. The land described herein shall be developed generally in accordance w ith the tenns and conditions 
and provisions of this Penn it and any plans and specifications attached to this Pernlit which sha ll 
form a part hereof. 

This Penn it is not a Bui lding Pennit. 
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City of 
Richmond 

To the Holder: 

Property Address: 

Address: 

Hollybridge Limited Partnership 

5440 Hollybridge Way 

900 - 666 Burrard Street, 
Vancouver, BC V6C 2X8 

Development Permit 
No. DP 12-617639 

No. DP 12-617639 

AUTHORIZING RESOLUTION NO. 
DAY OF 

ISSUED BY THE COUNCIL THE 

DELIVERED THIS DAY OF 

MAYOR 
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City of 
Richmond 

To: Development Pennit Panel 

From: Wayne Craig 
Director of Development 

Report to Development Permit Panel 
Planning and Development Department 

Date: February 5, 2013 

File: DP 12-626361 

Re: Application by Townlinc Ventures Granville Avenue Ltd. for a Development 
Permit at 8280 and 8300 Granville Avenue 

Staff Recommendation 

That a Development Permit be issued which would pennit the construction of 16-storey 
residential tower with a gross floor area of 10,163.2 m2 (109,396 ft2) containing 126 residential 
units including seven (7) affordable housing units and 162 parking stalls at 8280 and 8300 
Granville Avenue on a site zoned "High Rise Apartment (ZHR13) - St Albans (City Centre)" . 

~7ecraig 
Di¢C~~;of Oev 

WC:kt 
At. 
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Staff Report 

Origin 

Townline Ventures Granville Avenue Ltd., has applied to the City of Richmolld for permission 
to construction of 16-storey residential tower with a gross floor area of 10,163.2 m2 (109,396 fP) 
containing 126 residential units including seven (7) affordab le housing units and 162 parking 
stall s 8t8280 and 8300 Granville Avenue on a site zoned "High Rise Apartment (ZHR13) - St 
Albans (City Centre)". The site is currently vacant. 

The site is being rezoned from zoned "High Rise Apartment (ZHR I3) - St Albans (City 
Centre)" to "Auto-Oriented Commercial (CA)" for this project under Bylaw 8958 (RZ 12-
615705). 

A Servicing Agreement for service connections and frontage improvements along Granville 
A venue is required as part of the rezoning application (RZ 12-615705). 

Development Information 

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

Background 

Development surrounding the subject site is as follows: 

To the north , across Granville Avenue is an older, 3-storey apartment bui lding over parking 
zoned according to "Land Use Contract 138" and designated Urban Centre TS (25 m) in the 
City Centre Area Plan (CCAP) - Brighouse Vi llage. 

To the east, is a I and 2-storey retail commercial strip mall located at the comer of 
Granville Avenue and St Albans Road zoned "Auto-Oriented Commercial (CA)" with Urban 
Centre T5 designation on the General Land Use Map (203l) in the CCAP and beyond St Albans 
Road is a mixed-use commercial/residential tower building with "Residential/Limited 
Commercial (ZMU2) SI Albans (City Centre) zoning and designated Urban Centre T5 on the 
General Land Use Map. 

To the south, across a 3.0 m wide Utility SRW is an older 3-storey apartment building over 
parking at-grade with zoning according to "Land Use Contract J 15" and Urban Centre T4 
designation on the General Land Use Map in the CCAP and beyond is Bennett Road are other 
townhouse residential projects. 

To the west , are I and 2-storey retail commercia] buildings zoned "AUla-Oriented Commercial 
(CA)" with Urban Centre T5 designation on the General Land Use Map (2031) in the CCA? 
and beyond are a series of residential, office and mixed-use tower buildings. 

Rezoning and Public Hearing Results 

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

375071 3 
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Further architectural and landscape design development of the proposed project including 
refinement of the Public Art component. Townline and the consultants have responded in the 
following ways: 

• The architect has refined the tower facade design by accentuating the floor slab projections, 
further design development of the canopy that separates the base of the building and the 
tower element. 

• The landscape architect has increased the amount of soft landscape within the building 
setback area along Granville Avenue and refined the design of the landscape courtyard on 
the roof deck of the parking podium. 

• The public artist has revised and updated the Public Art Plan, which was subsequently 
presented to and supported by the Public Art Commission on January 22,2013. 

The Public Hearing for the rezoning of this site was held on December 17, 2012. At the Public 
Hearing, no concerns about rezoning the property were expressed. 

Staff Comments 

The proposed scheme attached to this report has satisfactorily addressed the significant urban 
design issues and other staff comments identified as part of the review of the subject 
Development Permit application. In addition, it complies with the intent of the applicable 
sections of the Official Community Plan and is generally in compliance with the "High Rise 
Apartment (ZHRJ 3) - St Albans (City Centre)" zoning district, the OCP Schedule 2.10 - City 
Centre Area Plan (CCAP) 3. 1: General Guidelines and the OCP Schedule 2.10 - CCAP 3.2.7 
Sub-Area B.3: Mixed Use High-Rise Residential Guidelines. 

Advisory Design Panel Comments 

The Advisory Design Panel has supported this Development Permit application. A copy of the 
re levant excerpt from the Advisory Design Panel minutes from January 23, 2013 is attached for 
reference (Attachment 2) complete with a response from the appEcant immediately following 
the each Design Panel comment identified in 'bold italics'. 

Analysis 

ConditiollS of Adjacency 

I. North Side: The wide Granville Avenue Right-of- Way (ROW) and the existing centre 
median in combination with the mature trees provide significant separation and buffering 
between the proposed development and the existing residential building or any subsequent 
residential redevelopment along the north side of Granville Avenue. 

2. East Side: The proposed building on the development lands and the existing 
retaiUcommercial building on the adjacent site (8360 Granville Avenue) incorporate blank 
walls along the majority of the shared property line. Both the height and setback of the 
proposed podium wall along the east property line of the development lands has been 
designed to coordinate with the approximate building setback and height of the blank west 
wall of the existing retaillconunercial development on the adjacent lot. 

3750713 
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3. South Side: Townline has agreed to provide the requested 4.5 m wide dedication along the 
south property line for the future lane. The design of the parking structure exposed concrete 
walls incorporate a pattern of reveals and cascading vines from the podium roof deck in 
order to introduce some visual interest and relief for views from the south. 

4. West Side: Townline was unsuccessful acquiring the adjacent site to the west (8260 
Granville A venue) but has submitted verifiable proof of a reasonable offer to purchase. 
Townline has provided schematic redevelopment scenarios for the adjacent properties to the 
east and west of the proposed development lands (i.e., easterly consolidated site of 8240 and 
8260 Granville Avenue and the westerly lot located at 8360 Granville A venue) with copies 
available in the development application file. In addition, Townline has agreed to grant the 
requested cross access easement for the benefit of future development on the adjacent 
consolidated lot to the west (8240 and 8260 Granville Avenue) in the event that the lane 
along the south property line is not constructed by that time. 

Urban Desigll (lIId S;le PIOIlllillg 

1. Built Form: The eCAP contains three (3) key urban design policies reg~ .. ding future 
development along this block including: tower spacing, variation in tower height and tower 
floor plate size. Townline has demonstrated that it is possible to achieve the minimum (24 
m) acceptable tower separation with future towers on the adjacent sites. While this proposal 
does not present a variation in tower height (47 m), there is variety in the tower setback and 
orientation to the street The proposed 664 ml size of the tower floor plate approximates the 
recommended maximum size of 650 ml and is similar to many other Cit}' Centre towers. 

2. Streetscape Design: The driveway access/egress and the curb side layby along Granville 
Avenue, together with the on-site loading bay within the building setback and 4.0 m wide 
Statutory Right-Of-Way (SRW) for the extension of the Granville Avenue greenway across 
the Granville A venue frontage all combine to constrain the streetscape design along the 
Granville Avenue. However, Townline has upgraded the north facade elevation of the 
building and maximized the amount of soft landscape along the Granville Avenue frontage to 
improve the streetscape design of the proposed development. 

3. Site Planning: The site plan proposes overlapping utilization of the area between the street 
and the proposed building in order to accommodate all the competing requirements 
including, a curb side loading area, vehicle access/egress, the extension of the existing 
pedestrian greenway, an on-site loading bay, pedestrian plaza area, lobby entry and 
landscaped forecourt . 

TTllllsportnt;olJ and Traffic 

I. AccesslEgress: There is an intervening property to me east between the proposed 
development site and St Albans Road. Townline has been unsuccessful acquiring the 
appropriate agreements from the intervening property owner in order to pennit a lane 
connection to the subject site from St Albans Road. Therefore this application is proceeding 
with access/egress from Granville A venue. In the long term with the construction of the 
lane along the south property line provisions have been included in the design of the parking 
structure to provide a connection to this future lane at no cost to the futur~ strata 
corporation. 

31$07 1) 



February 5, 2013 - 5 - DP 12-626361 

2. Loading: The proposed curb side layby wi ll provide an interim loading layby for large 
(WB-17) vehicles until such time as the rear lane along the soulh property line is 
constructed at which time the layby will be removed along Granville A venue and the WB-
17 loading will occur from the lane. A permanent, on-site loading bay for medium size 
(SU9) vehic les has been provided along Granville Avenue. 

3. Parking: This proposed development provides the required 160 on-site parking stalls as 
indicated below. 

Residential incl. affordable & accessible Visitor Standard Small Totals 

Required 143 (incl. 4 accessible) + 7 affordable or 
26 min. 50% max. 50% 

162 
149 - (10% or 15 stalls for TDM):= 134 

Provided 134 (incl. 7 affordable & 4 accessible) 26 82 80 162 

No variance is required since the reduction of 15 stall s is within 10% of the required number 
of residential parking stalls and the Transportation Demand Management (TOM) package 
proposed by Townline is acceptable to Transportation staff. The proposed TDM measures 
including the following: 

• $25,000.00 contribution for a bus shelter in the vic inity of the site. 

• 20% of parking stalls provided with 120 vo lt, electrical vehicle plug-in charging 
equipment. 

• 25% additional parking stalls pre-dueted for future electrical vehicle plug-in charging 
equipment. 

• Provision of a concrete pad and City Centre style bench. 

• $15,300.00 contribution for Audible Pedestrian Signal (APS) up-grades at the Granville 
Avenue and St. Albans Road intersection. 

• Supply and installation of illuminated street name signs at all approaches to the 
Granville Avenue and St. Albans Road intersection. 

4. Parking Layout: The on-site parking layout is in general conformance with the Richmond 
Zoning Bylaw. 

5. Garbage and Recycling: This development of 126 residential units proposes sufficient space 
to accommodate the required refuse/recycling container/carts. This proposal assumes 
private garbage and cardboard recycling collection. Other recycling collection is mandatory 
by the City. The requested number and size of collection bins has been provided. A 
separate legal agreement will be required to ensure private collection of garbage and 
cardboard recycling. The curb side layby can be used for garbage and recycling collection 
in the interim (unti l the rear lane is constructed) but in the future (after construction of the 
rear lane) all garbage and recycling collection must shift off Granille Avenue to occur either 
on-site or from the lanc. 

Architectural Form aud Clwrtlcter 

I. Architectural Design: The architectural design has been modified to add variety and 
distinction to this proposed development in the following ways: 

J150713 
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a) The deeply articulated built form of the tower design along Granville A venue reduces 
the apparent width of the building and accentuates the vertical massing, which creates 
the impression of a more slender tower element. 

b) The angular orientation of the tower floor plate to the street grid adds design distinction, 
increases visual interest to the streetscape experience and modestly increases the amount 
offorecourt landscape area in front of the building along Granvi ll e Avenue. 

c) Minor refinements have been introduced to the exposed wall portions of the parking 
structure, including a recessed pattern of reveals, which add visual interest to the 
previously blank concrete walls improving views of the parking structure from the south 
along the laneway and beyond. 

d) Cladding materials on the tower element have been upgraded to reduce the amount of 
painted concrete and increase the use of colourized spandrel glazing and metal panels. 
The proposed cladding materials and colours include the following: 
• double glazed clear glass (solarban 60 #2 and clear); 
• prefinished aluminum frames, prefinished metal flashings, prefinished aluminum guards 

(standard silver 8w215q-d3000-gx200q-d I 01 0 akzo nobel interpon powder coatings); 
• vertical spandrel glass panel wI roll-coat ceramic frit #2 (white diamond, frc1t6-1-148-

3); 
• horizontal spandrel glass panel w/ roll -coat ceramic fr it #2 (silver marlin, sx80 197e808); 
• prefinished metal panels and paper-cut screens (fluoromax champagne si lver akzo nobel 

interpon powder coatings); 
• painted concrete edge slabs, painted architectural concrete with 3/4" reveals" (base 

colour benjamin moore, 2125-60 marilyn's dress); and 
• painted architectural concrete with 3/4" reveals" (band colour benjamin moore, 2108-60 

abalone). 

e) The parking structure has been setback along the west side of the tower to allow the 
tower massing to extend down to the ground plane. 

t) The architectural design at the top of the building has been modified to reflect the slab 
band extensions on the lower floors but cantilevered even farther. 

2. Private Outdoor Space: The CCAP minimum guideline for private outdoor space (balcony 
or patio) is 6 m2 per apartment unit and the average balcony/patio space provided is 
approximately 6 m2 with outdoor balconies or patios that vary in size from 3 m2 to 98 m2

• 

3. Indoor Amenity Space: This proposal includes 130 m2 of common indocr amenity space 
consisting of a lounge area and gym space. 

Landscape Design amI Open Space Design 

1. Streetscape Design: The streetscape design has been improved in the fo"llowing ways: 

a) The design character of the existing Granville Avenue greenway has been extended 
across the entire street frontage. 

b) The amount of soft landscape planting area has been maximized within the building 
setback area. 

17S07\3 
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c) The on-site vehicle circulation space along the Granville Avenue frontage has been 
upgraded to decorative paving to increase the apparent amount of pedestrian plaza area 
within the bui lding setback area. 

2. Roof Deck: The design on the parking podium roof deck has been refined as fo llows: 

a) Wider planters around the perimeter parking podium roof deck in combination with 
additional tree planting and cascading vines where possible and appropriate. 

b) Inclusion of some planting within the private patio spaces for units with direct access to 
the parking podium roof deck. 

3. Common Amenity Space: The required amount of common amenity space for this proposed 
development is 10% of the net site development area or 332.6 m1 (3,326 m2 x 10%) and this 
proposal includes a total of 1,585 m2 of common indoor and outdoor amenity space 
(i.e., 130 m2 of indoor lounge and gym space plus 1,455 m2 of outdoor landscaped roof deck 
area). The outdoor amenity area on the roof deck of the parking structure includes a 
children's play area, outdoor barbeque and dining area, seating areas, a dog run, 
play/lounging grass area and abundant tree, shrub and groundcover planting. 

Ellgilleering alld Servicillg 

I. Servicing Agreement: A separate Servicing Agreement is a requirement of the rezoning and 
includes the provision of a cash contribution in the amount of $19,040.00 for the upgrade of 
the sanitary sewer. 

2. Lane Contribution: Townline is required to provide a cash contribution for the construction 
of the future interim lane based all a suitably detailed design and detailed cost estimate 
uti li zing City rates prepared by a profess ional civil engineer via the Servicing Agreement 
subject to the satisfaction and final approval by the Director of Development, prior to final 
adoption of the rezoning. 

3. Layby Reinstatement: In addition, Townline is required to provide a cash contribution for 
the removal of the layby and reinstatement of the existing Granville Avenue curb alignment 
including the reconfiguration of the Granville Avenue boulevard improvements (i.e. , 
greenway and associated enhancements), based on a suitably detai led design and detailed 
cost estimate utilizing City rates prepared by a professional civil engineer via the Servicing 
Agreement subject to the satisfaction and final approval by the Director of Development, 
prior to final adoption of the rezoning. 

Accessibility amI Crime Prevention Through Envirollmental Desigll (CPTED) 

1. Accessibility: The proposed development includes the following accessibility features: 

a) The applicant confirms that 56 housing units (14 B-type units, 14 E-type units, 13 G
type units and 14 l-type units) will incorporate the basic universal housing features. A 
detailed floor plan layout of all units that contain bas ic universal housing features has 
been submitted including the total floor area for units, individual room areas complete 
with dimensions. 

b) The proposed aging-in-place accessibility features include the fo llowing: 

)750713 

• Access to dwelling units will be provided from the road/sidewalk, main entry 
lobby/elevators, parking levels and every common area point of access or doorway, 
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including main entry suite and one (I) access ible bedroom, and bathroom per 
apartment and have a c1earance and width as per the Richmond Zoning Bylaw, Section 
4.16 including pre-wiring at suite entry doors for future push button control. 

• Lever doors with 3 fOOl clear openings will be provided for main entry doors with 
automatic door openers plus the provision of full security with high vis ibility/ lighting 
at the main entry door with fu ll weather protection. 

• Lever type controls will be provided throughout the project for all doors, windows and 
plumbing fixtures. 

• Control, switches and outlets will be provided according to the Richmond Zoning 
Bylaw, Section 4.16. 

• Floor surfaces will be slip resistant and thresholds will meet the accessibility 
guidelines and the Building Code requirements. 

• *Windows will meet the requirements for seating views from the living and bedrooms. 

• *Kitchens will meet the requirements for design of counters, shelving and pull out 
cupboards, under counter knee space and graspable handles. 

• Bathroom blocking will be provided for toi let and bathtub wall for future grab bars. 

• Balcony areas will have minimum 1.5 x 1.5 m dimensions and 80 cm clear openings. 

Note: Aging-in-place features typically include the basic universal housing features as 
well. Items marked with an asterisk (*) above, apply only to basic universal housing 
features for the units identified above and on the plans. 

2. CPTED: Enhanced security features have been incorporated into the design including the 
provision of greater visibility and informal surveillance with the introduction of vision glass 
at the main building entry, parkade entries, in common amenity areas, hallways and access 
to the roof deck. Alcoves and unattended areas have been minimized and higher intensity 
lighting will he incorporated. See Attachment 3 for a complete li st of CPTED features. 

Sfl.ftaillubility alld Public A rt 

I . Sustainability: The proposed building will achieve LEED Silver equivalency including a 
green roof on top of the parkade structure, which provides an outdoor landscaped amenity 
area for the residents including cascading vines over portions the exposed parkade walls 
from the podium roof deck above. Participation in a District Energy Utility (DEU) is not 
required because there is no DEU currently proposed for this area. See Attachment 4 for 
the LEED Silver checklist 

2. Public Art: The public art plan dated January to, 20 13 was prepared by Jan Ballard 
(Ballard Fine Art) and proposes a series of three (3) art panels or screens extending the full 
height of the residential tower (i.e. , two (2) on the west facade and one (l) on the east facade 
of the tower). The revised value of the public art installation wi ll be equivalent or greater 
than $80,069.00 (i.e. , 109,40 I ft' - 5,415 ft' for affordable housing x 0.771ft' ) and includes 
the 5% of total contribution toward the City'S public art administration. The public art value 
above varies slightly from the public art plan since there was a modest increase in the gross 
floor area of this proposed development. The pub lic art plan was reviewed and supported 
by the Public Art Commission on January 22, 2013. See Attachment 5 for the public art 
plan. 

3750713 
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Affordable HOllS;lIg .\ 

This proposal includes the provision of7 affordable housing units as identified in the rezoning 
considerations. The occupants of the affordable housing units subject to the Housing 
Agreement shall enjoy full and unlimited access to and use of indoor and oUldoor amenity 
spaces. The current Development Permit drawings and the affordable housing agreement 
identifies the following: 

Unit No. Unit Type Unil Area (tt') Unit Count Total Area (tt') 

Unit 06 1 bedroom + den 647 ft2 2 1,294 tt' 

Unit 07 2 bedroom + den 925 ft2 1 925 fe 
Unit 08 2 bedroom 714ft2 1 714ft2 

Unit 09 2 bedroom + den 945 ft2 1 945 tt' 
Unit 10 1 bedroom + den 630 tt' 2 1,260 ft2 

- - - 7 5,138 ft2 

Conclus io ns 

This proposed residential tower with continue the existing greenway along s'Juth side of 
Granville Avenue extending high-quality streetscape character along this block frontage, while 
the proposed built form advances the ultimate build out of this block continuing the emerging 
rhythm podium tower buildings but with sufficient variety in the overall design to create 
positive improvements to the streetscape experience along Granville A venue. Staff 
recommends support for this proposed development. 

BG:kt 

Attachment I: Development Application Data Sheet 
Attachment 2: Advisory Design Panel Comments and Applicant Responses 
Attachment 3: C PTED Features 
Attachment 4: Sustainability - LEED Si lver Checklist 
Attachment 5: Public Art P lan 

Prior to fonva rding this al)plication to Council fo r app roval of the Development Permit, the 
Developer is req uired to complete the fo llowing: 

I. Receipt of a Letter of Credit (LaC) as a security for the installation of the proposed landscape 
improvements as indicated on the landscape drawings in the amount of $148,269.00 based on a 
detailed cost estimate prepared by a BC registered landscape architect. This LOC shall be returned 
to the Owner following the landscape inspection by City staff at the end of the landscape 
establishment maintenance period provided that the landscape improvements have been installed 
generally in accordance with the approved Development Permit landscape drawings. 

37S0713 
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2. Registration of a lega l agreement on title that ensures there will be private col lection of garbage and 
cardboard recycling material with City collection of al l other recycling material. Ln the interim (unti l 
the lane along the south property line is construction) garbage and recycling collection can occur 
from the temporary layby on the south side of Granville Avenue along development lands frontage. 
In the long term (after the rear lane is constructed) collection of garbage and recycling must 
conducted either on-site or from the lane. 

3. Discharge of any appropriate title charges registered in the Land Title Office following City staff 
review ofthe Title Summary to be provided by the Owner. 

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

I. Submission of a Construction Parking and Traffic Management Plan to the Transportation Division. 
Management Plan shall include location fo r parking for serv ices, deliveries, workers, loading, 
application for any lane closures, and proper construction traffic controls as per Traffic Control 
Manual for works on Roadways (by Ministry of Transportation) and MMCD Traffic Regulation 
Section 01570 (http://www.richmond.ca/serviceslttp/svecial.htm). 

2. Incorporation of accessibility measures in Bui lding Pennit (BP) plans as detennined via the 
Rezoning and/or Development Permit processes. 

3. If applicable. payment of latecomer agreement charges associated with e ligible latecomer works. 

4. Obtain a Building Pennit (BP) for any construction hoarding. If construction hoarding is required to 
temporari ly occupy a public street. the air space above a public street. or any part thereof, additiona l 
City approvals and associated fees may be requ ired as part of the Building Permit. For additional 
infonnation, 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 Tit le Act. 

All agreemen ts 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 
dctennines otherwise, be fully registered in the Land Title Office prior to enactment of the 
appropriate bylaw. 

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

Additional lega l agreements, as detennined via the subject development's Servicing Agreement(s) 
and/or Deve lopment Pemlit(s), and/or Bui lding Pennit(s) to the satisfaction of the Director of 
Engineering may be required including. but not limited to, site investigation, testing, monitoring, site 
preparation. de-watering, drilling, underpinning. anchoring, shoring. piling, pre-loading, ground 
densificatian or other activities that may result in settlement, displacement, subsidence, damage or 
nuisance ta City and private uti lity infrastructure. 

An executed copy is located in the file 

Signed Date 

17S071l 



City of 
Richmond 

Development Application Data Sheet 
Development Applications Division 

DP 12-626361 Attachment 1 

Address : 8280 and 8300 Granville Avenue 

Applicant: Townline Ventures Granville Avenue Ltd . Owner: Townline Homes ltd. 

Plann ing Area(s): City Centre Area Plan - St Albans Sub-Area 

Floor Area Gross: -"10",1,,6"'3,.,.2"'m,,'---'-p"'0"'9"',3,,96""'ft'./..) ____ Floor Area Net: 9,644.6 m' (103.813 ft') 

I Existing I Proposed 

Site Area: 3,326 m2 3,326 m2 

land Uses: commercial residential . 
OCP Designation: Urban Centre T5 Urban Centre T5 

Zoning: Auto-Oriented Commercial (CA) 
High Rise Apartment (ZHR13)-

5t Albans (City Centre) 

Number of Units: - 126 including 7 affordable units 

I Bylaw Requirement Proposed Variance 

3.0 FAR base + 0.1 for 
Floor Area Ratio: amenity + 20 ft2 additional per 3.058 FAR none permitted 

accessible unit (56) = 3.133 

Lot Coverage: Max. 90% 80.25%% none 

Setback - Front Yard : Min. 3.0 m Min. 3.0 m none 

Setback - Side Yards: Min. 0.0 m 0.0 m none 

Setback - Rear Yard : Min. 0.0 m 0.0 m none 

Height(m): Max. 47 m geodetic 47 m geodetic none 

Lot Size: 3,326 m2 3,326 m2 none 

Off-street Parking Spaces-
small less or equal to 50% 82 and 80 none Regular/Small: 

Off-street Parking Spaces 
4 4 none 

Accessible: 

Total off-street Spaces: 162 162 none 

Loading Spaces 
1 large loading bay (WB-17) 
1 medium loading bay (SU9) 

1 large loading bay (WB-17) 
1 medium loading bay (SU9) 

none 

Amen ity Space - Private: Min. 2 ml / unit 3.0 m2 /unit none 

Amen ity Space - Common: Min. 332.6 m2 1,589 m2 none 

37S0713 



Excerpt from the Minutes from 

The Design Panel Meeting 

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

Richmond City Hall 

Attachment 2 

The Advisory Design Panel comments regarding the DP 12-626361 are identified below 
including the Applicant response immediately following each ADP comment highlighted in bold 
italics. 
3. DP 12-626361 -16-STOREY RESIDENTIAL TOWER WITH 126 UNITS (119 MARKET 

& 7 AFFORDABLE UNITS) 

3150113 

APPLICANT: Townline Ventures Granville Avenue Ltd. 

PROPERTY LOCATION: 8280 & 8300 Granville A venue 

Applicant' s Presentation 
Architect Foad Rafii, Rafii Architects Inc. , Landscape Architect Meredith Mitchell; M2 
Landscape Architecture, and Marc Josephson, Development Manager, Townline, 
presented the project on behalf of the applicaht. 
Panel Discussion 
Cammentsfrom the Panel were asfallows: 

• Tight space at the front of the building along Granville Street; Transportation 
and Engineering needs to be advised regarding the possibility of eliminating 
the SU 9 loading bay which straddles the main pedestrian entry and 
consolidating all loading/unloading activity in the layby; eliminating the 
loading bay will benefit the water feature and enhance the overall sense of 
arrival to the building; 
We are ill agreement that this is a superior site condition and that the SU-9 
loading fUll ctiolls call be satisfied by the WB-17 loading bay. However, 
furth er talks with Staff advised that elimillating the S U 9 was unacceptable. 

• It would be nice to have the outdoor amenity space coming off the indoor 
amenity space at the north side of the building to improve indoor~outdoor 
relationship; 
With out fh e removal of the S U 9 space, this cannot be achieved. 

• Like what the applicant had done at the back of the building; there is no benefit 
in making a larger feature out of the fence; amount of greenery is appropriate; 
Noted. Th e desigll at tlte back o/th e building will remain. 
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• 

• 

• 

• 

• 

• 

• 
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Provide some weather protection in the "rooms", e.g. the barbeque area; could 
also place trellis in busy points like the barbeque area; 
The inclusion of an additiollal trellis element ill tltese areas will be e.'Cplored 
and considered. Trellis at olltdoor eatillg area may be added to match trellis at 
quiet seating area. 
Railing does not need further development; 
Noted. 
Focal circular feature is an interesting idea; consider cons('ii idating this feature 
with the Zen pavilion to make the idea stronger; 
Tlte concept of the podium laudscape design was to create distinct areas for 
different fUllctions, allowing for a variety of experiences. Consolidatioll of 
tltese areas could create tlte opposite effect. However we will explore ways of 
consolidating these areas ill a IIWllller rltat still maintains the original design 
illtell! of the overall space. 
We will look at increasing pedestriall circulatioll to provide ways of by
passing tlte circular path rOllte and creating a sellse of intimacy. We call 
increase the connection of tlte 'zell ' area witlt tlt e entry circular seating. We 
call also look at the connectivity at tlte outdoor eatillg area and the dog run 
area. 
Like the children's play area being far removed from the private patios; 
Noted. 
Agree with comments regarding redundant loading condition; 
Noted. 
Detail of the water feature is tricky; look at the safety aspects; 
Noted. Safety aspects with respect to vehicular conflict will be carefully 
reviewed. 
If the loading bay cannot be eliminated, consider introducing higher quality and 
better textured pavers for the loading bay; 

Noted. 
Concern that trees may not have enough soil volume and lack walls to enable 
them to reach their growth potential; 
We call provide soil volume counts alld increased depths of soil at tree 
planting areas (generally trees require 10m3 soil per tree). The trees selected 
are smaller growing trees that work well with smaller volumes of soil. With 
the depth of podium deck, we believe we can achieve all acceptable amount of 
soil for healthy tree growth. 
Trees providing shade for the children's play area in the afternoon are a good 
enhancement; 

Noted. 
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• Concern regarding the viability and maintenance of small planting areas under 
cover at the front of the podium deck; 

Cover is genemlly high at the frollt and will flOt affect tlte required SUIl for 
the plant material. Also plauting areas are irrig«;ted so flot. relying 011 min for 
water. 

• Good relationships on the landscape podium; however, agree with comments 
regarding the need for a more cohesive idea, i.e. consolidating the focal feature 

with the Zen pavi lion; 

• 

• 

• 

The concept of the podium landscape design was to create distinct areas for 
different fult ctions, allowing for a variety of experiences. Consolidation of 
these areas could create the opposite effect. However we will explore ways of 
consolidating these areas ill a mallner that still maintains the original design 
intent of the overall space. 
We will look at increasing pedestrian circulation to provide ways of by
passing the circular path route and creating a sense of intimacy. We call 
increase the connectioll of the 'zen ' area with the entry circular seating. We 
call also look at the connectivity at tlte olltdoor eatillg area and the dog run 
area. 
Angular geometry of the building could be extended into the layout of the 

courtyard landscape and grade change provides more depth to the courtyard ; 

We will explore ways of bringing more allgular elements into the desigll of 
the landscaped podium. 
Like the scheme; like the play of the twist; 

Noted. We believe that this creates a unique yet purposefuL street-jronting 
fafade, whereby the main pedestrian alld vehicular entry points are addressed 
directly, creating a more inviting and attractive overall desigll. 
The tower top is relentless; could be further developed without modifying the 

floor plates; 

Placing emphasis on Ihe vertical form of the buildillg draws attelltion to its 
residentiaL character. Wrapping horizontal floor planes arolilld the buildillg 
as balconies results ill a pleasant rhythm to the fa fade. The introductioll of 
skylights ill generolls tower top overhangs provides visual interest along 
Granville Avenue alld generates a unique buildillg identification 011 the 
Richmond skylille. 

• Concern on the on-site loading bay; should be brought to the attention of 
Transportation and Engineering; 

Noted. Removal of ollsite loading area was rejected by Stall 
• Appreciate the attention given by the applicant to all CPTED issues 

Noted. 



February 5, 2013 

• 

• 

• 

• 

• 

• 

• 

• 

3750713 

-15- DP12-626361 

Applicant needs to address thennal bridging considering thf extent of concrete 
balcony in the building; 
Having un-illsulated balconies and slab extensions" is the ' common 
arcltitecturaL practice ill Melro Vancouver, and wilh OUt mild climate this 
does Itot represent a sigllificant issue. This project's energy modeling report 
will ensure the bllildillg envelope requirements comply witlt tile current 
ASHRAE slalldard 90.1-2004. 
Project has some challenges, but general ly the approach is quite successful; 
NOled. 
Stepping back of the front elevation is successful; visually breaks down the 
massing; 
Noted. 
Proposed public art screen appears to be successful but details need to be 
further discussed with Planning; 
Noted. The Detailed Public Art Plan was approved on January 15th

, 2013. 
The selection pallel will be deciding upon which artists to cOllsider for the 
design of the screens, and whether to designate either the three vertical 
screens lip the building, 01' the featllre wall al the ground floor as public art. 
Ultimately, the decision will likely be based 011 which area is deemed to have 
tile greatest public visibility. 
No issues with the top of the tower; extension of the slab edges at tile corners is 
quite successful; 
Noted. 
Amenity space need not be further pushcd back; the tower IS already 
distinctive; 
Noted. 
Two loading bays are redundant as only one is nceded; Planning and the 
applicant are requested to have further discussion with Transportation and 
Engineering on this issue; 
Noted. 
Appreciate the applicant for providing a detailed unit lay-out for the universal 
design suites; applicant is encouraged to increase the number of universal 
design suites; accessibility features, e.g. lever handles, are encouraged in all the 
suites; 
As noted at the ADP 011 Jalluary 23, 56 units out of the total . J 26 units 
conform to Universal Design Guideliues. 
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• Generally, suites having a master bedroom with ensuite washroom work well; 
however, for two- bedroom units, access to the smaller washroom from the 
second bedroom is difficult and circuitous; improve the floor lay-out for easier 
access; 

• 

• 

• 

• 

• 

• 

Noted. At this stage it will be difficult to modify ullit layouts to this e.;'(,feJJt 
withollt significantly alterillg the jloorplates and eIJsuite design principles. 
Marketing research alld e:t::periellce advises that placiflg the second bedroom 
away from tlt e kitchell alld livirlg room is mosl favourable to the gelleral 
public. 
Handsome project; the whole site is efficient; appreciate the sinking of the two
level parking which is not common in Richmond; the podium is a green roof; 

Noted. 
Like the fact that the building is tweaked off the grid, like it being asymmetrical 
and pulled across, making a suburban area more urban; 

Nored. 
Renderings explain the building well; however, they faJ ! short of explaining the 
ground floor; 
Noted. We will provide improved renderings highliglttillg the grollnd floor 
more clearly. 
Like the fayade articulation; use of concrete in the building provides positive 
aesthetic experience; 

Noted. 
Stepping back of the building is good; 
Noted. 
Each level of the building is well articulated and ends in a nice manner; 

Noted. 
• Entry way is not clear in the rendering; rendering should show a lot of light in 

the entry way area; project needs to announce its entrance well; perforated 

metaJ screen wall will help announce the entrance; and 
Noted. We will provide improved rellderings highlighting the gromtd floor 
more clearly, specifically the entry way. 

• Overall, the quality of materials and design of the project are very good. 

Noted. 

Panel Decision 
It was moved and seconded 
That DP 12~626361 be supported to mOI'e forward to the Development Permit Pallel 
subject to tlt e applicant giving consideration to the comments oftlt e Panel. 

CARRIED 



Attachment 3:\ CPTED Features 

January 22, 2013 

Townline Ventures Granville Avenue Ltd. 

Suite 120-13575 Commerce Parkway 
Richmond, Be V6V 2Ll 

RAFI I ARCHITtCTS INC. 

Project File No.: 11-12 

RE: HARMONY Apartments, 8280 & 8300 Granville Avenue, Richmond BC 

Crime Prevention Through Environmental Design (CPTED) 

We offer the following CPTED analysis of our proposed multi-use residential building development project on 
8280 and 8300 Granville Avenue, Richmond. 

COMMUNITY FACILITIES TO ENCOURAGE NEIGHBOURLINESS 

o Building has on entry lobby with a mailbox centre and concierge checkpoint thot leads to Elevator, 
stairs, and Amenity space. 

o Amenity space consists of lounge room, 78 m2 (841 s.f.), and Gym, 56 m2 (602 s.f.) . Jl is located 01 a 
ground floor level and both rooms are stair and ramp accessible. 

o Amenity podium with landscaped areas is on top of two level parkade. Generous 1484 m2 (15,980 s.f.) 
of common roof area is overviewed by residents, to encourage neighbours' interaction and ownership 
of green space. 

ARCHITECTURAL PLANNING 

o The main entry to the building is locked to public access and has a d irect paved route to the public 
sidewalk. 

o The main lobby is visible from the outside through fully glozed entry doors and sidelights. 
o The podium parkade entry driveway. is adjacent to the main entry, visible from lobby for natural 

surveillance opportunities. 
o Ground floor amenity rooms, lounge and gym are raised from street level providing spatial separation 

between street public space and common areas. SoH landscaping, low shrubs and decorative fencing 
(around Be Hydro kiosks) provide both "eyes on the street" surveillance and residenls' ownership of the 
public area in front of the building. 

a Amenity rooms have fully glozed storefronts to Granville Avenue, no direct access from the street and a 
continuous fat;ade to ovoid areas of concea lment. 

a Limited access points to property, with vehicular access to parka de only, no through road. 

www.rofiiarchi!eC!I.com 



RAFII ARCHI TE C TS IN C. 

LIGHTING 

a The main entry will be lit by lights in the Lobby access. Overhead light lanterns illuminate decorative 
screens in front of Lounge room and under the entry canopy. Recessed lighting in planted area, ballard 
lights along the entry walkway, and overhead lighting in the main entry doors and lights inside the 
lobby, 

a Emergency exits - from ground floor, parkade and parkade stairs will have overhead lighting. 
o Amenity podium with landscaped areas will be lit by ballard lights along walking paths, and down lights 

will be provided in gathering areas, like children' playground, BBQ area, seating etc. 
a South fac;ade of the podium parkade at proposed lane wi ll have wa ll mounted LED lights to illuminate 

the exiling travel paths and provide safety to pedestrians, in addition to proposed streetlights. 
o The porkade entry ramp will have lights in the overhead gate bulkhead. 
o Lighting sources will be a combination of fluorescent, compact fluorescent, LED and metal halide 

lighting, while public area lighting will be switchable by photocell for energy savings. 

FENCING 

o Both east and west properly lines have zero lot line setbacks where the two storey park:ade concrete 
walls ore. On the west property line, along the parkade entry driveway, on ground level will have 
prefinished aluminum fence with vine planting beds for temporary screening of neighbouring property. 

o At podium level will have 1.5m (5' high) prefinished aluminum picket fence to provide safety and 
security to building residents. 

o Private patio decks at podium level will have raised landscaped beds and planters with trees and 
shrubs among unit patios and common green space. Patio decks will 'fuUy be surrounded by a roiling or 
screen fence, to delineate communal from private space. 

o Decorative screens in front of Amenity rooms are incorporated into the fa<;ade design to provide visual 
in terest and differentiate between public and semi-private space. 

LANDSCAPING 

o Low growing shrubs next to the building entry will be kept to a height of 2-3 ft. to improve visibility and 
reduce opportunities for concealment. 

o Low shrubs are used adjacent to the ground floor Amenity rooms as barriers to discourage approaching 
dose to communal windows. 

o Large caliber trees are proposed adjacent to the north property line, and deciduous trees species will 
be most common, with the low tree limb of 5' above grade to limit opportunity for concealment . All 
trees will be sited away from blind corners, sidewalks and pathways. 

o Clear definition of public and private landscape areas will be achieved with transitiona l paving 
material and pattern change from public sidewalk to building entrance walkway. 

ADDRESSES 

o The building will have a large and lit project sign clearly visible from the street, which will include the 
street number facing Granville Avenue. 

W\Vw. fa Ii I arc hi lee IS. C om , 
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ENTRY DOORS AND SECURITY 

I , 

RAFII ARCHITEC1S INC. 

o The building entry area will have on entry phone/intercom for visi tors, and card access for residents at 
the main entry door. . 

o Access 10 the parkade will have card control to prevent unauthorized access from outside of the 
building. 

o Steel doors to exit stairs, garbage and recycling and bicycle storage will have glozed vision panels for 
improved visibility . 

o Exit doors will be of insulated metal, with full height steel astragals, door closers end no external 
hardware. 

o All podium level units' will be pre-wired for resident security system. 
a Deodbolt locks and peep holes on unit entry doors. 
o Lobby and exit doors will be clearly marked with door signage. 
o Once exit stairs are entered visitors can only exit the building and cannot re-enter. 

PARKADE 

o Porkade interior walls, columns and exit stair will be painted white to enhance lighting levels. 
o The parkode will have 0 high level of 24 hour lighting throughout, especially at the exits and elevator 

lobby. 
o Convex mirrors will be installed as needed in parkade and stailWells. 
o Hard-wired video surveillance will be insta lled throughout parkade . 
o Garbage and recycling area is located inside the parka de, adjacent to the traffic aisle and close to 

lobby. For convenience to residents, the access 10 garbage and recycling room is provided from 
parkade Pl level. 

o Vestibu les leading to lobby or the elevator lobby will have Georgian wire glozed sidelights to decrease 
opportunities for concealment and provide security to building access. 

o The resident porkade entries will be closed with a sectional overhead security gale. They will be 
con trolled with an infrared actuator for residents, and all gates will include anti-tamper features. 

o There will be a sign requesting arriving residents to wait for the security gates 10 completely close before 
proceeding into the parkade. 

o Driveway and access to the palkade will hove rough surface to provide tire grip and deter 
ska teboarding. 

Regards, 

Brana M. Stanimirov, 
Architect AIBC, LEED AP {BD+Cj, CSBA 
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Attachment 4:!Sustainability - LEED Silver Checklist 

8 LEED 2009 for New Constr uction and Major Renovation 
Project Checklist 

Project N~me: HARMONY, 8300 Granville Ave. Richmond 

Date: January 22, 2013 

I" 1 0 1 0 [~~ie:Sites ~~' " -:,~~t. poss16le ~9int~: Z6 :3 
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, , 
y .~, Construction ActIVity Pollution Prevention , '"'" , Site Selection , 
5 ,-, Development Ot>nsity lind Community Connectivity 5 

Cn:d111 Brownfield Redevelopment , 
6 (....:it 4.1 Alternative Transportation- Publ1c Transportatloo Access 6 , C,"itU Alternative Transportation- Bicycle Storage and Changing Rooms 1 

3 CredIt 4.3 Alternative Transportatlon- Low-Emltting and Fuel·Efflclent Vehicles 3 
2 Cr«ltt4.4 Alternative Transportation- Pando!! Capacity 2 

CA'dIt',1 Site Development- Protect or Restore Habitat , 
Credit u Site Development- MaxImize Open Space , 

1 c.n.dll '-1 Stormwllter ~lln-Quantlty Control , 
cmt/t 6.! Stormwater Design-Quality COfltrol , , ~7.' Heat Island Effect- Non·roof , 
Cnt<lit 7.2 Heat Island Effect- Roof , 
C~!t8 light Pollution Reduction , 

1 <IO IOl~ , , I . , " j 

FB P~oq 1 Water Use Reductlon-20% Reduction 

I 1~1 Water Efficient landscaping 2 to 4 ' 

~RedUCe by 50% 2 
No Potable Water Use or IrrigatiOfl < 

1 21 I I::: Innovative Wastewater Technologies 2 
Water Use Reduction 2 to 4 

El""" by lOX 

2 

Reduce by ]5" 3 

Reduce by 40% < 

1 4 I 0 [ 0 l~gY·~~ .... Atmo~phere "' , 
~~jPJ!=!,'poirliii' ~J , 

kw.. ~5 

L'~ ' 
fundamental Commisslooing of BUilding Energy Systems 

y ,~! Minimum Energy Performance 

Y '.--l fundamental Refrigerant Management 

4 CmIIT. 1 Optimize Energy Performance 1 to 19 

~ Improve by 12" for New Buildings or B" for Existing Building Renovations , 
- Improve by 14% for New Buildings or 10% for Existing BuUding Renovations 2 =;: Improve by 16" for New Buildings or 12" for Existing BuUding Renovations 3 

Y Improve by 18" for New Buildings or 14% for Existing Building Renovation!· 4 = Improve by 20% for New Buildings or 16" for Existing Building Renovations 5 

Improve by 22% for New BuHdlngs or 18" fOf Existing Building Reoovations 6 = Improve by 24" fOf New Buildings or 20% fOf Existing Building Renovations 7 

Improve by 26" fOf New Buildings or 22" for Existing Building Reoovatlons 8 
- Improve by 28" fOf New Buildings or 24" for Existing Building Renovations , = Improve by ] 0% for New Buildings or 26" for Existing Building Renovations " 



\ \ 

Improve by 32% for New Buildings or 28% for Existin~ BuHding Renovations 11 

Improve by 34% for New Buildings or 30% for Exis ting Building Renovations 12 

Improve by 36% for New Buildings or 32% for Existing Building Renovations 13 

Improve by 38% for New Buildings or 34% for Existing Building Renovations 14 

Improve by 40% for New Buildings or 36% for Exis ting Building Renovations 15 

Improve by 42% for New BUildings or 38% for Exis ting Building Renovat ions 16 

Improve by 44% for New Buildings or 40% for Exis ting Building Renovations 17 

Improve by 46% for Hew Buildins,s or 42% for Existing Building Renovations 18 

Improve by 48%+ for New Buildings or 44%+ for Existing Building Renovatioros 19 

L..J_J_~lcrodlt 2 On-Si te Renewable Energy 

1% Renewable Energy 

3% Renewable Energy 

5% Renewable Energy 

7% Renewable Energy 

9% Renewable Energy 

11% Renewable Energy 

m9'"'''' 
Cred;l~ 

Credit S 

C,odit ~ 

13% Renewable Energy 

Enhanced Commissioning 

Enhanced Refrigerant Management 

Measurement and VerifIcation 

Green Power 

m, h~'<1I' Storage and Col\e<:Uon of Recydables 
CO-"-+-"IC=lit1., Building Reuse- Maintain Existing Walls, Roars, and Roof 

a"'" 55% 
Reuse 75% 

Reuse 9SX 

ICr«llt 1.2 Building Reuse-Maintalr'l SOX of lr'lterior Non·St ructural Elements 

.C=lit1 Construction Was te Management n sO% Recycled or Salvaged 

L..J_J_~ICred;t J 

c..:2C.L_L...JICredlt 4 
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b
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Materials Reuse 
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RegiOflal Materials 

D 1O% of Materials 

[Y]2000 of Materials 

Rapidly Renewable Materials 

Certified Wood 

Minimum Indoor Air Quality Performance 

Environmental Tobacco Smoke (ETS) Control 

Outdoor Air Delivery Monitoring 

increased Ventilation 
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4 
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6 

7 

2 

2 

l 
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1 to 3 

2 

l 
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2 
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CNdltl,1 Construction IAQManagement Plan-During Construction 1 
C~tU Construction IAQManagement Plan-Before Occupancy 1 

1 CNdtt ~. , low-Emitting Materials-Adhesives arld Sealarlts 1 

1 Credit 4.1 low-Emitting Materials-Paints and Coatings 1 

1 CrWItU l ow-Emitting Materials- F100riIl!l Systems 1 
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1 eNd11 1.1 Innovation In Design: Secured Dog Run on Outdoor Podium 1 

1 emit I.l Innovation In Design: Extensive Outdoor Amenity and Community Space 1 

1 Credit , .~ Innovation In Oeslgn: Homeowner Green Clean Package 1 

er.dIt I.S Innovation In Oesign: Specific Title 1 , er.dit 1 LEED Accredited Professional 1 
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R~llonal Priority: Extensive Community Connectivity 1 
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, CIriIt i.l Regional Priority: Construction Waste Management >/ • • 75' 1 

1 Credit 1 •• Regional Priority: Durable Building 1 
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INTRODUCTION 

Art has the power to punctuate otherwise uneventful daily activities. The Harmony development presents the 
opportunity to provide an exciting public artwork. 

Townline is committed to making this an inspiring and engaging public art installation and is looking forward to working 
with the City and the chosen artist to install an artwork that will contribute in a meaningful way to the elCisting Richmond 
public art conversation. 
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PROJECT DETAilS 

Project Address: 

l egal Description: 

Total Floor Area: 

Public Art Budget: 

8288 Granville Avenue 
Richmond Be 

8280 Granville Avenue: PARCEL "A" (RD43490E) LOT 8 BLOCK "A~ SECTION 16 BLOCK 4 NORTH 
RANGE 5 WEST NEW WESTMINSTER DISTRICT PLAN 1262 

8300 Granville Avenue: LOT 9 EXCEPT PART ON REFERENCE PLAN 6590 BLACK ~A" SECTION 16 
BLOCK 4 NORTH RANGE 6 WEST NEW WESTMINSTER DISTRICT PLAN 1262 

109,263 square feet 

$79,926.00 
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PROJECT CONSULTANTS 

Developer: 
Townline Ventures Granville Avenue ltd. 

#120-13575 Commerce Parkway 

Richmond, Be, V6V 211 

604-276-8823 Ext.248 
Marc Josephson, Development Manager 

marc.josephson@townline,ca 

Project Architect: 
Rafii Architects 
R 1-1600 Howe Street 
Vancouver, Be, V6Z 219 

604-688-3655 
Rene Marcotte 

rene@rafiiarchitects.com 

Project landscape Architect: 
M2 Landscape Architecture 

#220 - 26lorne Mews 
New Westminster, Be, V3M 3L7 

604-553-0044 
Meredith Mitchell 
Meredith.mitchell@m2Ia.com 

Public Art Consultant : 
Ballard Fine Art ltd. 

4725 Willow Cr Rd 

West Vancouver, Be, V7W 1(3 
604-922-6843 
Jan Ballard 
Ja n@ballardfineart.com 
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PROJECT DESCRIPTION 

Harmony is a 16 storey residential high·rise project located in central Richmond at 8280 and 8300 Granville Avenue. The 
project consists of a 14 level tower facing Granville Avenue over a two storey podium with the main entry lobby, amenity 
spaces, parking and service access from the north side of the site facing the street. The total developable floor area is 
109,263 square feet with 126 residential units in total. The site is centrally located close to parks, transit, shopping, 
restaurants, churches and the Richmond City Hall. 

--• i .. 

, . \ . 
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•• 

I , 

---
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Designed by Rafii Architects, Harmony's unique architecture is inspired by Asian aesthetic and Feng Shui philosophy. 
In the design of the facades, Granville Avenue has been addressed to bring out the residential nature and pedestrian 
flavor of the street while fully concealing the parking structure and service spaces behind, and by dressing up the entry 
gate and other areas to draw attention to the residential character and form of the project. The tower is set back from the 
street to enhance privacy, and offers views looking north to the mountains and south over the Pacific. 
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The general massing of the tower is expressed as hori20ntals that wrap around the balconies and extend around the living 
area, serving to identify unit individuality in the rhythm of the facade. The stepped tower facade further serves to 
accentuate a more slender tower, giving the appearance of overlapping mass adding perspective and depth to the main 
views of the tower. 

There is a strong balance between the hard surfaces of the tower and the softer architectural and landscaping details. A 
significant feature of the tower design are vertical decorative panels on the exterior building facade. These panels are 
inspired by the art of Chinese paper cutting and Chinese lanterns, reflecting light and giving the impression that the 
building shimmers in the Wind. 

Other building features include an inverted canopy extending over the entrance of the building, and a glass front facade 
spanning two levels. The main horil0ntal elements of the facade appear to be afloat and buoyant, as if the building is 
alive and breathing. 
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LANDSCAPE PLAN 

The landscape plan will complement and integrate wit h the architectural design of the proposed development. The 
overall landscaping is Asian in feel and character, inspired by the Feng Shui principles of harmony and balance w ith nature. 

The landscape architectural design reflects resident's outdoor amenity needs and allows for generous outdoor plaza areas 
to the south of the site. The plaza areas are situated in a tranquil Zen garden setting with meandering pathways connected 
to the lobby entrance, and function on a number of levels by offering residents a meeting place, a space for quiet 
contemplation or an activity area. Other landscaping amenities include a children's play area, a gated dog run, and a BBQ 
area. 
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PUBLIC ART CONTEXT 

The publlc art in the surrounding area of Harmony is eclectic and broad ranging in scope. Themes and practices reflect 
public art commissions from the later 1990's to contemporary installations. The wider public art context inclu des 
Richmond's City Centre, stretching from River Road to the north, No 4 Road to the east, Gilbert Road to the west, and 
Blundell Road to the south. Harmony is also located walking distance to the Richmond Art Gallery (RAG). The RAG is 
committed to promoting established Be, Canadian and International contemporary art. Their outreach programming 
includes a satellite exhibition space at Richmond City Hall, which is located in the heart of Richmond Centre and walking 
distance to Harmony_ 

The public artworks in the immediate vicinity of Harmony include Richmond's first public art project Gwen Boyle's 199B 
work The Fraser, Rewinding Earth's Time Tape located in Lang Park, Toby Colquhoun and Khalil Jama's Ribbon, and Instant 
Coffee's shimmering mural Perpetual Sunset. Perhaps most Infamous, Perpetual Sunset fills the west·facing wall of the 
Camino Development Project. Spanning over BO feet wide and 40 feet high, the mural made of nearly 40,000 individual 
reflective coloured sequins Is designed to catch the natural light, most directly echoing the setting sun. Other nearby 
works include Alberto Replanski's Harmony and Nancy Chew and Jacqueline Met2's collaborative work Saffron. 

Saffron, NancyChew and Jacquelin:. ;;;;;' .... Harmony, Alberton Replanskl 
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GUIDING PRINCIPLES 

Reflect the vision and spirit of the project 

Integrate well into the site, architecture, landscape and community context 

• Provide a public art installation in accordance with the City of Richmond's Public Art Plan Guidelines 

• Strive for the highest quality of artistic expression and standards 

Consider site usage and those who will work, live, play and visit the space 

Provide an artwork that is dynamic and engaging, facilitating excitement, curiosity, contemplation and dialogue 
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PUBLIC ART OPPORTUNITY 

Discussions with Townline and the design team have determined two potential public art opportunities for this proposed 
development. One opportunity to be considered is the three screens running vertically down the length of the west, 
north-west and east sides (please note the east side is not visible in the rendering above) of the building facade. These 
three vertical screens consist of 14 panels, occupying each floor space above the podium, and measuring approximately 10 

feet in height by 6-7 feet in width. 

The second public art opportunity to be considered for this proposed development is the ground floor building facade 
near the entrance of the tower. This space measures approximately 20 feet in height by 18 feet in width. 

Both of these two public opportunities offer the maximum public benefit. The public art in both of these locations would 
be highly visible and enjoyed by residents, pedestrians, cyclists and motorists traveling along Granville Avenue, as well as 

residents and workers in neighbouring buildings. 
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PUBLIC ART BUDGET 

The public art budget for the Harmony Project adheres to the City of Richmond's Public Art Policy, calculated as $0.77)( 
each square foot of developable floor area (FAR). A total public art budget of $79,926.00 is based on the project 
development of 103,800 square feet, as per Rezoning Application Square Footage. 

109,263 - 5,463 (affordability housing) = 103,800 sq ft)( $0.77 = $79,926.00 

The Total for Public Art Project Is $67,931.10 (85% of the Public Art Contribution). This amount includes the artwork, 
selection process and honoraria costs as well as a small contingency fee. Any unused funds remaining from the 
contingency fee will be put towards the artwork. $63,000 is designated for the artwork. This amount includes the artist 
fee, travel, and design, as well as other consultant fees, engineering certificates, construction coordination, fabrication, 
site preparation, installation, insurance, contingency and all applicable taxes. 

The artist will be responsible for a general public liability Insurance policy. Premium for this coverage will be assumed as a 
cost of doing business and part of the studio over head. 

The administration allowance is $11,988.90 (15% of the total public art budget). This budget includes the project 
management fee and City Public Art Program Administration fees. 

Total for Public Art Project 85% 
Public Artwork and Artist Fees 
Selection Process and Honoraria 
Contingency Fee 

Administration Allowance 15% 
Project Management - Public Art Consultant Fee (10%) 
City Public Art Program Administration (5%) 

Total for Public Art Contribut ion 

$63,000.00 
$2,400.00 
$2,531.10 

$7,992.00 

$3,996.00 

$67,931.10 

$11,988.90 

$79,926.00 
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PUBLIC ART TIMELINE 
(Dates are approximate and subject to change) 

Preliminary Art Plan 

Detailed Public Art Plan 

City Public Art Committee Presentation 

list of Potential Artists (Stage 1) 
Invitation to Artists to Present 
Shortlisted Proposal Presentations (Stage 2) 
Final Artist Selection 

Artist Contract 

Art Installation 

PROJECT TlMELINE 
(Dates are approximate and subject to change) 

Rezoning Application 
Developml!:nt Permit Application 

Rezoning Enactment 
Developml!nt Permit Issuance 

Construction Start 

Construction Completion 

Occupancy Permit Issuance 

January 7, 2013 
January 11, 2013 
January 15, 2013 
February 6, 2013 

February 8, 2013 

March 13, 2013 
March 22, 2013 
April 2013 

Prior to Occupancy Permits 

(Projected early 2015) 

July 13, 2012 

November 29,2012 

February 2013 

February 2013 

Fall 2013 

Early 2015 

Early 2015 
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SELECTION PROCESS 

AI! stages of the selection process will be facilitated by Ja n Ballard. The selection process will be a two stage invit ation to 
professional artists. 

A selection committee will be established by Jan Ballard to choose the final artist and the artwork proposed for this 

project. The artist se lection committee will consist of five members including: design team (2), the art community (2), and 

a professional artist (1). Members of the selection committee, excluding members of the design team, wi ll be paid a $300 

honorarium for their participation. 

Proposed possible selection committee candidates are: 

Rachel Lafe (Curator) 

Makiko Hara (Curat or) 

Brendan Tang (Artis t ) 
Steve Jedrekich (Townline) 
Foad Rafii (Architect) 

In Stage One, the selection committee will be oriented to the Harmony development, the surrounding contexts and the 
public art opportunity. Jan and the select ion committee will research and develop a list of 8-10 professional artists with 
practices specifically suited to this particular art opportunity. The selection committee will collectively review the list and 
shortlist t hree artists to present detailed concept proposals. 

In Stage Two, the three shortlisted artists will be oriented to the development project, the surrounding contexts and 
public art opportunity. The shortl isted artists will be provided with an honorarium of $500 to prepare and develop a 
detailed written concept proposal with budgets and a timeline to be presented to the selection committee. The 
honorarium will be paid upon receipt and presentation of the final concept proposals in March 2013. 

Final Artist Selection Criteria: 

i) High quality and innovative concept with a clear vision of the final artwork 
ii) Demonstrated understanding of t he public space and the impact on the proposed site 
iii) Understanding of the project architecture and landscaping 
iv) Demonstrated feasibility in terms of a detailed budget, timeline, implementa t ion, safety, maintenance and 

site consideration 
v) Artistic quality of artwork presented in the documentation of past work 
vi) Experience working on projects of similar scale and diversity of scope 
vii) Availability 

The final artist selected will enter a Contract Agreement with Townline Ventures Granville Avenue Ltd., to complete the 
proposed artwork on time and budget prior to the project Occupancy Permits. 

Please note, if no artist proposal warrants consideration, Townline reserves the right not to award the commission. 

Please direct any questions to: 

Jan BaUard 
0: 604-922-6843 I c: 60 4-612-6645 
Jan@ballardfineart.com 
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To the Holder: 

City of 
Richmond 

Townline Ventures Granville Avenue Ltd. 

Property Address: 8280 and 8300 Granville Avenue 

Address: 120 -13575 Commerce Parkway, 
Richmond, Be 
V6V 2L 1 

Development Permit 

No. DP 12-626361 

I. This Development Pennit is issued subject to compl iance with all of the Bylaws of the City 
applicable thereto, except as specifically varied or supplemented by this Pennit. 

2. This Development Permit applies to and only to those lands shown cross-hatched on the attached 
Schedule "A" and any and a ll 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 load ing facilities; roads and parking areas; and landscaping and screening shall be 
constructed generally in accordance with Plans #1 to #27 attached hereto. 

4. Sanitary sewers, water, drainage, highways, street li ghting, underground wiring, and sidewalks, shall 
be prov ided as required. 

5. As a condition of the issuance of this Pemlit, the City is holding the security in the amount of 
$148,269.00 to ensure that development is carried out in accordance with the terms and conditions of 
this Pennit. 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 thi s 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 inspect ion of the completed 
landscaping in order to ensure that plant materia l has surv·ived. 

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

Property Address: 

Address: 

Townline Ventures Granville Avenue Ltd . 

8280 and 8300 Granville Avenue 

120 -13575 Commerce Parkway, 
Richmond, Be 
V6V 2L1 

Development Permit 
No. DP 12-626361 

7. The land described herein shall be developed generally in accordance with the lemlS and conditions 
and provisions of this Permit and any plans and speci fications attached to this Pennit wh ich shall 
form a part hereof. 

Th is Permit is not a Building Permit. 

AUTHORlZING RESOLUTION NO. ISSUED BY THE COUNCIL THE DAY OF 

DELIVERED THIS DAY OF 

MAYOR 

3150713 
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