
1. 

  Agenda 
   

 

 

Development Permit Panel  
 

Council Chambers, City Hall 
6911 No. 3 Road 

Tuesday, March 10, 2015 
3:30 p.m. 

 

 

 Minutes 

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

Wednesday, February 25, 2015. 

  

 

1. Development Permit 14-657872  
 (REDMS No. 4491744) 

 APPLICANT: Yamamoto Architecture Inc.   

 PROPERTY LOCATION: 9055 Dayton Avenue (Formerly 9051 and 9055 Dayton 

Avenue) 

 
Director’s Recommendations 

 That a Development Permit be issued which would permit the construction of 23 two-

storey townhouse units at 9055 Dayton Avenue on a site zoned “Low Density 

Townhouses (RTL2).” 

  

 

2. Development Permit 14-668373  
(REDMS No. 4497027) 

 APPLICANT: Kirk Yuen of Cape Construction (2001) Ltd. 

 PROPERTY LOCATION: 13040 No. 2 Road 
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ITEM   

 

 

2. 
4512181 

 
Director’s Recommendations 

 That a Development Permit be issued which would: 

 1. permit the construction of a four-storey mixed-use commercial/residential 

building containing approximately 55 residential units and 349.3 m
2
 (3,760 ft

2
) of 

commercial space at 13040 No. 2 Road on a site zoned “Commercial Mixed Use 

(ZMU24) – London Landing (Steveston);” and 

 2. vary the provisions of Richmond Zoning Bylaw 8500 to reduce the required 

number of off-street loading spaces from two (2) to one (1). 

  

 

3. General Compliance Ruling for “Phase 2” 
Development Permit 13-642725 
(REDMS No. 4486028) 

 
 APPLICANT: Amela Brudar - GBL Architects 

 PROPERTY LOCATION: 8888 Patterson Road and 3333 Hazelbridge Way 

 
Director’s Recommendations 

 That the attached plans involving changes to the design of the Phase 2 building at 8888 

Patterson Road and 3333 Hazelbridge Way (addressed as 8988 Patterson Road) are 

considered to be in General Compliance with Development Permit (DP 13-642725). 

  

 

4. Development Permit 14-660646  
(REDMS No. 4498706) 

 APPLICANT: Treviso Development Ltd. (0954462 BC Ltd.) 

 PROPERTY LOCATION: 22691 and 22711 Westminster Highway 

 
Director’s Recommendations 

 That Development Permit be issued which would: 

 1. permit the construction of eleven (11) three-storey townhouse units at 22691 and 

22711 Westminster Highway on a site zoned “Town Housing (ZT11) – 

Hamilton;” and 
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ITEM   

 

 

3. 
4512181 

 2. vary the provisions of Richmond Zoning Bylaw 8500 to allow tandem parking 

spaces in eleven (11) townhouse units. 

  

 

5. Development Permit 14-671600  
(REDMS No. 4500024) 

 APPLICANT: Am-Pri Developments (2012) Ltd. 

 PROPERTY LOCATION: 9580, 9600, 9620, 9626, 9660 and 9680 Alexandra Road 

 
Director’s Recommendations 

 That a Development Permit be issued which would permit the construction of 96 three 

storey townhomes at 9580, 9600, 9620, 9626, 9660 and 9680 Alexandra Road on a site 

zoned “Town Housing (ZT67) – Alexandra Neighbourhood (West Cambie).” 

  

 

6. New Business 

 

7. Date of Next Meeting: Wednesday, March 25, 2015 

 

8. Adjournment 

 



Time: 

Place: 

City of 
Richmond 

Development Permit Panel 
Wednesday, February 25, 2015 

3:30 p.m. 

Council Chambers 
Richmond City Hall 

Minutes 

Present: Joe Erceg, Chair 
Cathryn Volkering Carlile, General Manager, Community Services 
Cecilia Achiam, Director, Administration and Compliance 

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

Minutes 

It was moved and seconded 
That the minutes of the meeting of the Development Permit Panel held on Wednesday, 
February 11,2015, be adopted. 

CARRIED 

1. Development Permit 14-677603 
(File Ref. No.: DP 14-677603) (REDMS No. 4486783) 

4518031 

APPLICANT: Bil Ahira 

PROPERTY LOCATION: 10760 Aintree Crescent 

INTENT OF PERMIT: 

1. permit the construction of a Coach House at 10760 Aintree Crescent on a site zoned 
"Single Detached with Granny Flat or Coach House - Edgemere (REI);" and 

2. vary the provisions of Richmond Zoning Bylaw 8500 to allow the coach house to be 
located 2.0 m from the southern interior side lot line. 

1. 
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Applicant's Comments 

Joel Marples, 8703 Young Road, Chilliwack, BC, provided a brief overview of the 
proposed application regarding (i) urban design, (ii) landscape and open space design, and 
(iii) architectural form and character. 

Mr. Marples noted that that the proposed development will be setback approximately 2.0 
metres from the south property line to reduce shadowing on adjacent properties to the 
north. 

Panel Discussion 

In reply to queries from the Panel, Mr. Marples noted the following: 

• the design of the coach house would match the design of the main house; 

• the design of the coach house would include grey stucco, dark trim and wood 
elements; 

• the garage parking will be for the main house and would be directly off the lane; 

• there will be fencing along the lane and a small courtyard for the coach house; 

• the entrances to the coach house will include be a front door adjacent to the garage 
and a rear door to the yard; 

• parking for the coach house will be on an adjacent gravel area; 

• landscaping of the coach house area will include low ground cover plants, shrubs 
and pavers; and 

• five replacement trees will be planted on-site. 

Staff Comments 

In reply to queries from Committee, Wayne Craig, Director, Development, noted that the 
proposed variance is due to a technical drafting error in the zoning and that the correct 
setback restriction would be 2.0 metres from the southern property line to limit shadowing 
on adjacent properties. Also, he noted that staff will bring forward an amendment to 
Richmond Zoning Bylaw 8500, Section 8.14.6(3) to clarify matters related to coach house 
setbacks later in 2015 as part of a package of housekeeping amendments to the Zoning 
Bylaw. He added that the applicant has worked cooperatively with staff to meet design 
guidelines for the neighbourhood. 

Correspondence 

None. 

2. 



Gallery Comments 

Development Permit Panel 
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Sam Sandhu, 4691 Tilton Road, expressed concern with regard to the development permit 
process and the delays to the proposed application. He was of the opinion that the 
development process is cumbersome and escalates the costs of coach house development. 

The Chair advised that with respect to coach house development, the requirements for the 
development permit was established by Council. Also, the approved development permit 
guidelines were established to address design concerns from residents. 

Bil Ahara, 3441 East 48 Avenue, Vancouver, BC, expressed concern with the delays and 
added costs of the proposed application in relation to the development permit process. 

Panel Discussion 

In reply to queries from the Panel, Mr. Marples noted that the gravel parking area will 
include cedar fencing and that the applicant can examine opportunities for landscaping 
along the fence line. 

Mr. Craig noted that the two coach house parking stalls are close to the minimum 
dimensions and there are landscaping opportunities along the north side of the parking 
area. 

Discussion ensued with regard to the development permit process and opportunities to add 
landscaping along the gravel area. 

As a result of the discussion, staff were directed to review opportunities for landscaping 
along the gravel parking area with the applicant. 

Panel Decision 

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

1. permit the construction of a Coach House at I0760 Aintree Crescent on a site 
zoned "Single Detached with Granny Flat or Coach House - Edgemere (REI);" 
and 

2. vary the provisions of Richmond Zoning Bylaw 8500 to allow the coach house to 
be located 2.0 m from the southern interior side lot line. 

2. Development Permit 14-676361 
(File Ref. No.: DP 14-676361) (REDMS No. 4480991) 

CARRIED 

APPLICANT: Greater Vancouver Sewerage and Drainage District 

PROPERTY LOCATION: 1000 Ferguson Road 

3. 



INTENT OF PERMIT: 

Development Permit Panel 
Wednesday, February 25,2015 

Permit the Greater Vancouver Sewerage and Drainage District to construct a 550 m2 

screening and degrit building, a 20 m diameter thickener, 25 m2 thickener Pump station 
and four 36 m2 digester mixing pump buildings (one for each of the existing digesters) at 
1000 Ferguson Road on a site designated an Environmentally Sensitive Area (ESA). 

Applicant's Comments 

Colin Meldrum, Metro Vancouver, Ken MediI, Project Manager, CH2M Hill, and Kevin 
Simpson, CH2M Hill, briefed the Panel on the proposed project and noted the following: 

• the proposed upgrades to the waste treatment facility will free capacity and maintain 
quality of discharged material; 

• the proposed project will include four small buildings to house digesters and a two
storey building to house screening equipment; 

• a vegetation survey in line with the Richmond Environmentally Sensitive Area 
guidelines was completed; 

• an assessment of wetland and wildlife habitat was completed; 

• the proposed Compensation Plan is proposing a 3 to 1 ratio to compensate for trees 
removed on-site; and 

• the proposed replanting follows the Ministry of Environment riparian planting 
guidelines of one tree or shrub for every square metre of area. 

Panel Discussion 

In reply to queries from the Panel, Mr. Meldrum advised that the proposed project has 
been approved by the Ministry of Environment as part of a plan to add secondary capacity 
to the facility by 2030 and the proposed improvements will be required to accommodate 
regional growth. He added that the proposed upgrades will assist in the screening of other 
material, such as sand, gravel and plastics that accompany wastewater, and will result in a 
higher quality discharge. 

In reply to queries, Mr. Simpson noted that approximately 100 trees along with invasive 
plant species will be removed for the proposed project. 

Staff Comments 

Mr. Craig noted that staff are satisfied with the work done on the proposed compensation 
plan and that it is anticipated that the proposed compensation plan will produce higher 
quality and more productive habitat. 

In reply to queries from the Panel, Mr. Craig noted that the City has received a letter of 
assurance from Metro Vancouver that the proposed landscaping will be installed on-site 
and that there will be a three year monitoring period. 

4. 



Correspondence 

None. 

Gallery Comments 

None. 

Panel Discussion 

Development Permit Panel 
Wednesday, February 25, 2015 

Discussion ensued with regard to the generally positive impact of the proposed 
compensation plan and facility upgrade to wildlife habitat and wastewater discharge. 

Panel Decision 

It was moved and seconded 
That a Development Permit be issued which would permit the Greater Vancouver 
Sewerage and Drainage District to construct a 550 m2 screening and degrit building, a 
20 m diameter thickener, 25 m2 thickener Pump station andfour 36 m2 digester mixing 
pump buildings (onefor each of the existing digesters) at 1000 Ferguson Road on a site 
designated an Environmentally Sensitive Area (ESA). 

CARRIED 

3. Development Permit 13-645286 
(File Ref. No.: DP 13-645286) (REDMS No. 4294448) 

APPLICANT: 

PROPERTY LOCATION: 

INTENT OF PERMIT: 

Andrew Cheung Architects Inc. on behalf of 684267 B.C. Ltd. 

8151 Anderson Road 

1. Permit the construction of a fifteen (15) storey high-rise building and a six (6) 
storey mid-rise building to create approximately 111 units, and ground level 
commercial units at 8151 Anderson Road on a site zoned "Downtown Commercial 
(CDT1);" and 

2. Vary the provisions of Richmond Zoning Bylaw 8500 to reduce the residential 
parking rate from the standard City wide parking rate to the City Centre Zone 1 
parking rate. 

5. 



Development Permit Panel 
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Applicant's Comments 

Kassra Tavakoli, Andrew Chung Architects Inc., and Alain Lamontagne, Durante Kruek 
Ltd., provided an overview of the proposed development regarding (i) urban design, (ii) 
architectural form and character, (iii) landscape and open space design, and (iv) parking 
space design. 

In reply to queries from the Panel, Mr. Tavakoli noted that the parking would be above 
grade and would be screened using a barcode pattern fa9ade to allow for ventilation. He 
added that the storage rooms will be included to the parking area and as a result, vehicles 
will be parked further away from the fa9ade. Also, in addition to screening, the fa9ade will 
act as a public art component. 

Mr. Lamontagne spoke of the landscape and open space design of the proposed 
development and noted the following: 

• 

• 

• 

• 

• 

• 

• 

landscaping along Anderson Road will include trees, tree grates, paver boulevards 
and a standard concrete sidewalk; 

landscaping along Buswell Street would have a mix of urban and residential 
character and include a row of street trees with a lawn boulevard; 

a row of street trees will be planted within the property line; 

common amenities will be located on the main podium level and will include 
children play areas, outdoor living spaces, a dining area, a kitchen and lounge area; 

the amenity area will be fully accessible; 

edible planting material can be integrated along the south face of the building; and 

the amenity area can be used by multiple groups simultaneously. 

In reply to queries from the Panel, Mr. Lamontagne, noted that there will be access to 
water in the kitchen amenity area on the podium and that there are no planned dedicated 
gardening areas for residents. 

Discussion ensued with regard to water access in the garage area, and in reply to queries 
from the Panel, Mr. Tavakoli noted that hose bibs will be available in the garage area. He 
added that dog washing sinks are not available in the garage area however, the applicant 
can examine options to add the feature. 

In reply to queries from the Panel, Mr. Tavakoli advised that (i) the commercial floor area 
will have provisions to allow for division between tenants; (ii) commercial tenant signage 
will be allocated to an area above the doors, underneath the glass canopy, and (iii) sign 
guidelines for commercial tenants will be introduced. 

Staff Comments 

Mr. Craig spoke of the proposed development and noted the following: 

• the site will be serviced by a private geothermal utility for heating and cooling; 

6. 



• 

• 

• 

• 

• 

• 

Development Permit Panel 
Wednesday, February 25, 2015 

47 basic universal housing units are included; 

the applicant has taken advantage of the affordable housing density bonus and eight 
units will be secured for affordable housing through a Housing Agreement; 

the proposed development will meet the City's aircraft noise mitigation standards; 

a servicing agreement will provide frontage improvements along Anderson Road, 
Buswell Street and a rear lane to the north of the site; 

there will be an inaccessible green roof on the lower portion of the building; 

the comprehensive transportation demand package will include contributions 
towards future upgrades to traffic signals and crosswalks in the area as well as 
sidewalk weatherproofing; and 

• seven pedestrian benches will be included in front of the site. 

In reply to queries from the Panel, Mr. Craig advised that (i) a bus mall adjacent to the 
Brighouse Station is planned and it is anticipated that buses will be routed to that location, 
(ii) the affordable housing units meet all City requirements and will be distributed through 
three floors in the building, and (iii) the proposed development location would qualify for 
City Centre Zone 1 parking rates with the provided parking exceeding the Zone 1 
requirements. 

In response to queries from the Panel, Mr. Craig noted that if the site was to proceed 
through a rezoning, the City Centre Zone 1 parking rates would apply. 

Correspondence 

Joyce Chang, 8111 Anderson Road (Schedule 1) 

In reply to queries from the Panel, Mr. Craig advised that the building's height meets the 
existing site zoning. 

Gallery Comments 

None. 

Panel Discussion 

Discussion ensued with regard to the proposed development's urban design and 
architectural form and character. 

7. 



Panel Decision 

Development Permit Panel 
Wednesday, February 25, 2015 

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

1. permit the construction of a fifteen (15) storey high-rise building and a six (6) 
storey mid-rise building to create approximately 111 units, and ground level 
commercial units at 8151 Anderson Road on a site zoned "Downtown 
Commercial (CDTl);" and 

2. vary the provisions of Richmond Zoning Bylaw 8500 to reduce the residential 
parking rate from the standard City wide parking rate to the City Centre Zone 1 
parking rate. 

4. Development Variance Permit 14-670015 
(File Ref. No.: DV 14-670015) (REDMS No. 4496488) 

APPLICANT: Lansdowne Congregation of Jehovah's Witnesses 

PROPERTY LOCATION: 11014 Westminster Highway 

INTENT OF PERMIT: 

CARRIED 

Vary the provisions of Richmond Zoning Bylaw 8500 to reduce the interior side yard 
(west property line) from 7.5 m to 2.3 m and interior side yard (east property line) from 
7.5 m to 6.9 m in order to permit the rebuild of the existing assembly hall within the same 
building footprint on the "Assembly (ASY)" zoned site at 11014 Westminster Highway. 

Applicant's Comments 

Bob Young, DST Architecture, provided an overview of the proposed application and 
noted the following: 

• the applicant is proposing the demolition of the existing building; 

• the proposed new building will remain one storey and will have the same footprint 
and foundation as the existing building; 

• vehicle parking will be located behind the building; 

• there is a single-family house on the east side of the site and the proposed building 
will encroach on the eastern setback by approximately 0.5 metres; 

• a fence along the eastern perimeter of the site will be replaced at the applicant's 
cost; 

• there are no residential properties bordering the western side of the site; and 

• the western setback is proposed to have a larger variance however, the setback is 
consistent with the existing building. 

8. 



Panel Discussion 

Development Permit Panel 
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In reply to queries from the Panel, Mr. Young noted that one or two existing trees may 
have to be removed to allow for the installation of an accessible ramp. He added that the 
applicant is in consultation with an arborist to minimize the number of trees removed on
site. 

In reply to queries from the Panel, Mr. Young noted that the proposed application will 
allow for the (i) modernization of the building, (ii) relocation of the main entrance to the 
rear of the building, (iii) introduction of a more practical floor plan, and (iv) replacement 
of the auditorium floor. 

Discussion ensued with regard to the riparian management area and Mr. Young advised 
that the building already encroaches on the riparian management area and anticipates that 
the demolition and construction activities associated with the proposed application will 
not impact said area. 

In reply to queries from the Panel, Mr. Young noted that (i) the landscape plan includes 
improvements to the perimeter landscaping, (ii) no changes are planned for the front grass 
area, and (iii) signage may be placed either on the building or on the front lawn area. 

Staff Comments 

Mr. Craig acknowledged the applicant's effort in presenting a building design that reflects 
a residential character. 

In reply to queries from the Panel regarding the riparian area adjacent to the site, Mr. 
Craig noted that (i) the riparian area runs along the western edge of the site, (ii) a 
landscape bond will be secured as part of the proposed application's consideration, (iii) 
there will be on-going maintenance of the area by sustainability and building staff, and 
(iii) the applicant is required to provide fencing for the riparian area during the 
construction. 

Panel Discussion 

Discussion ensued with regard to agricultural activities on the backlands of the site and in 
reply to queries from Committee, Mr. Young noted that there are no plans to agriculturally 
develop the backland area of the site. 

Correspondence 

None. 

Gallery Comments 

None. 
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Panel Decision 

It was moved and seconded 
That a Development Variance Permit be issued which would vary the provisions of 
Richmond Zoning Bylaw 8500 to reduce the interior side yard (west property line) from 
7.5 m to 2.3 m and interior side yard (east property line) from 7.5 m to 6.9 m in order to 
permit the rebuild of the existing assembly hall within the same building footprint on 
the "Assembly (ASl) " zoned site at 11014 Westminster Highway. 

CARRIED 

5. New Business 

6. Date of Next Meeting: Tuesday, March 10,2015 

7. Adjournment 

It was moved and seconded 
That the meeting be adjourned at 4:45 p.rn. 

Joe Erceg 
Chair 

CARRIED 

Certified a true and correct copy of the 
Minutes of the meeting of the 
Development Permit Panel of the Council 
of the City of Richmond held on 
Wednesday, February 25,2015. 

Evangel Biason 
Auxiliary Committee Clerk 
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Schedule 1 to the Minutes of the 
Development Permit Panel 
meeting held on Wednesday, 
February 25, 2015. 

Feb. 23,2015 

Dear Mr. David Weber, 

Re: DP 13-645286 property application at 8151 Anderson Road. 

As the resident at 8111 Anderson Road, Richmond, B.C., Canada, we disagree this permit to 

apply due to the entire building needs much parking spaces and also commercial units need 

even more parking space. 

The high raising building will block all view from our side facing downtown so we discourage to 

build some many high raising building. We suggest building the low raising residential homes 

and not even commercial units. 

Best Regards, 

Joyce Chang 



City of 
Richmond 

To: Development Permit Panel 

From: Wayne Craig 
Director of Development 

Report to Development Permit Panel 

Date: February 10, 2015 

File: DP 14-657872 

Re: Application by Yamamoto Architecture Inc. for a Development Permit at 9055 
Dayton Avenue (Formerly 9051 and 9055 Dayton Avenue) 

Staff Recommendation 

That a Development Permit be issued which would: 

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

~~7 

} . " 
/v~~ f{/ 
Way~ Cr<Vi/ .... 
Director o:tpey~l~ent 

WC:sb 
Att. 
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Staff Report 

Origin 

Yamamoto Architecture Inc. has applied to the City of Richmond for permission to develop 23 
two-storey townhouse units and a two-storey amenity building on a site at 9055 Dayton Avenue 
on a site zoned "Low Density Townhouses (RTL2)". The proposal includes a two-storey 
amenity building. The site is currently vacant as the buildings formerly occupying the site were 
demolished. The site was formerly addressed as 9051 and 9055 Dayton Avenue, the properties 
were consolidated and the new address is 9055 Dayton Avenue. 

A staff report was reviewed by the Development Permit Panel at the meeting of January 14,2015 
(Attachment A) and referred back to staff. In response to the referral, the applicant has provided 
additional information and has revised the landscape design to: 
• address fencing; and 
• increase the height of replacement perimeter cedar hedge planting along the site property 

lines. 

Background 

The following referral motion was carried at the January 14, 2015 Development Permit Panel 
meeting: 

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

This staff report addresses the Development Permit Panel referral by providing a summary of 
information provided by the applicant and a summary of the proposed landscaping response, 
including fencing details and taller replacement perimeter cedar hedge planting along the site 
property lines. 

Development Information 

Please refer to the original Development Permit staff report dated December 8, 2014 
(Attachment A) for information pertaining to development data, surrounding development, 
rezoning and public hearing results, public input received prior to December 8, 2014 and 
responses, Advisory Design Panel comments, as well as staff comments on the proposal. 

Public Input 

Public input was received regarding the proposal and discussed during the rezoning application 
process and in the original Development Permit staff report (Attachment A). After the original 
Development Permit staff report was written, the City received nine (9) additional pieces of 
correspondence (Attachment B), from four (4) adjacent neighbours who have also previously 
submitted correspondence. 
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Some of the concerns raised in the new correspondence were similar to other comments received 
by staff and were included in the original Development Permit staff report as well as during the 
rezoning process. The following new concerns were raised regarding the development proposal 
(staff comments are included in 'bold italics'): 

• Small Number of Visitor Parking Spaces - The proposal includes 5 visitor parking spaces 
for 23 townhouse units, which meets the City zoning bylaw requirement to provide 0.2 
visitor parking spaces per dwelling unit. 

• Potential for construction activities to damage neighbouring homes - The developer is 
required to ensure their construction does not cause damage to adjacent properties and is 
required to submit a geotechnical report as part of the Building Permit application. 

• Potential for construction activities to damage existing neighbouring trees - The developer is 
required to protect neighbouring trees. The project team includes a registered arborist and 
Landscape Architect. Neighbouring trees have been reviewed by a registered arborist and 
the project design includes tree protection areas where no retaining wall is proposed to 
ensure appropriate grading and construction set back. The identified tree protection areas 
(see DP plan #4e) are required to be fenced and require arborist supervision during 
construction activities. 

• Potential noise from Heat Pumps and noise bylaw compliance - As noted in the original 
Development Permit staffreport, the developer has committed to achieve an EnerGuide 
rating of 82 and the project team is designing the project to achieve a higher rating of 83. 
To achieve this rating, the proposal includes heat pumps. The project team has confirmed 
that the proposed heat pump model complies with the City's noise bylaw requirement. The 
heat pumps for the proposed townhouses would be placed between the townhouse 
buildings to mitigate potential noise on adjacent properties. The heat pump for the 
proposed amenity building would be placed in a central location on the roof. 

The correspondence also included concerns regarding notification of the subject application 
consideration at the January 14,2015 Development Permit Panel meeting. The standard practice 
for Development Permit Panel meetings is for the City Clerk's Department publishes a notice in 
the local Richmond Review newspaper for the Development Permit Panel meeting date and 
mails notices of the meeting to property owners within 50 meters of the development site. 
Notices for the January 14,2015 Development Permit Panel meeting were delivered to properties 
within 50 meters of9055 Dayton Avenue. Unfortunately notices were not delivered to the 
additional properties within 50 meters of 9051 Dayton Avenue due to a technical issue that has 
now been identified and corrected. 

The correspondence also included a desire to remove existing trees from a neighbouring 
property. Staff provided the resident with information regarding the City's Tree Protection 
Bylaw 8057 and the tree removal permit application process. 
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Analysis 

Developer Initiated Communication with Neighbours 

In response to discussion at the Development Permit Panel meeting held on January 14,2015, 
the developer provided individualized letters to each of the neighbouring (18) single-family 
home properties with additional details on the proposed hedge removal, replacement hedge 
planting and the proposed fencing treatment along the shared property line(s) between the 
development site and the neighbouring property. 

A context map showing the development site, the neighbouring (18) single-family home 
properties and the neighbouring two (2) strata-titled townhouse developments is included in this 
report (Attachment C). As shown in public correspondence attached to this report, some 
neighbours remain concerned about the proposed hedge removal. 

The developer submitted a summary of their communication with the residents of the eighteen 
(18) neighbouring single-family home properties, including copies of letters the developer hand 
delivered to the properties on January 19,2015 (Attachment D). 

Letters received from the property managers of the two (2) neighbouring strata-titled townhouse 
developments were received and included in the original staff report. 

Existing Perimeter Hedging 

As noted in the original Development Permit staff report, the design proposal includes removing 
all of the existing cedar perimeter hedging. The applicant has advised that the initial hedge 
retention proposed in the rezoning staff report became difficult as a result of further site soil 
investigations and further hedge condition and location details discovered during hedge pruning. 
The applicant discovered that it would not be possible to retain the privacy provided by the 
hedges at the lower level due to the extent of pruning that was needed for the overgrown hedge 
and that there was a conflict between geotechnical site preloading requirements and standard 
foundation design. Hedges are not protected by the City's tree protection bylaw. The proposed 
replacement hedging would provide visual screening, and is expected to grow at a rate of about 
0.3 m per year, but may take a number of years to fully replace existing mature hedges. 

Several adjacent neighbours have expressed concern about the proposed hedge removal. In 
response to the concerns expressed and the Development Permit Panel's referral to examine the 
proposal to replace existing perimeter hedging, the developer has revised the landscape design to 
increase the size of emerald green cedar hedges from a range of 2.4 m to 3 m height to a 
minimum of 3 m height, which will provide appropriate screening between the proposed two
storey townhouses and neighbouring two-storey townhouse developments and single-family 
homes. 

In addition, along the drive aisles connecting to Dixon Avenue and Dayton Avenue, 1.5 m height 
columnar Irish Yew hedges are proposed in these areas where there was no existing perimeter 
hedging. Both the proposed 3 m height emerald green cedar hedges and 1.5 m height columnar 
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Irish Yew hedges are expected to grow approximately 0.3 m in height each year, ultimately 
creating an effective screen to adjacent properties. 

Proposed Perimeter Fencing 

In response the Development Permit Panel's referral to examine the proposal to install fencing 
along the property line, the applicant has revised the landscape plan to identify 1.8 m height solid 
wood privacy fencing along all shared property lines, except for small areas where black plastic 
coated chain link fencing and no fencing will be provided as requested by the three (3) adjacent 
land owners. 

Conclusions 

The applicant has satisfactorily addressed Development Permit Panel's referral, examining the 
issues of replacing existing perimeter hedging and installing fencing along the property line. 

In response to the referral, discussion at Development Permit Panel, discussions with neighbours 
and working with staff, the applicant has revised the landscape proposal to increase the height of 
proposed replacement perimeter hedging from 2.4 m to a minimum of 3 m, which will ultimately 
provide an effective screen to adjacent properties. The landscape proposal was also revised to 
provide areas with 1.8 m height wood perimeter fencing, areas with no perimeter fencing and 
areas with black plastic coated chain link fencing as requested by neighbours of the development 
site. 

In the overall project design, as noted in the original Development Permit staff report, the 
applicant has satisfactorily addressed staff's comments regarding conditions of adjacency, site 
planning and urban design, architectural form and character, and landscape design. The 
applicant has presented a development that fits into the existing context. On this basis, staff 
recommend support of this Development Permit application. 

Sara Badyal 
Planner 2 
SB:rg 

Attachment A: Original Development Permit staff report dated December 8, 2014 
Attachment B: Public Input (received after December 8, 2014) 
Attachment C: Context Map of Site and Surrounding Neighbours 
Attachment D: Summary of Developer Communication with Neighbours in January 2015 
Attachment E: Aerial Photograph (2011) 

The following are to be met prior to forwarding this application to Council for approval: 
• Registration of a legal agreement on Title, identifying that the proposed development must be designed and 

constructed to meet or exceed EnerGuide 82 criteria for energy efficiency and that all dwellings are pre-ducted 
for solar hot water heating. 

• Receipt of a Letter-of-Credit for landscaping in the amount of $254,22l.28. 
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Prior to future Building Permit issuance, the developer is required to complete the following: 
,. Incorporation of accessibility measures in Building Permit plans as determined via the rezoning and/or 

Development Permit processes. 
• Submission of fire flow calculations; signed and sealed by a professional engineer, based on the Fire 

Underwriters Survey to confirm that there is adequate available water flow. 
,. Submission of a construction traffic and parking management plan to the satisfaction of the City's 

Transportati on Divis ion (http://www.richmond.calservices/ttp/special.htm ). 
• Submission of DCC's (City & GVS&DD), School Site Acquisition Charges, and Utility charges, etc. 
• If applicable, payment oflatecomer agreement charges associated with eligible latecomer works. 
• The applicant is required to obtain a Building Permit for any construction hoarding associated with the 

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

To: Development Permit Panel 

From: Wayne Craig 
Director of Development 

Attachment A 

Report to Development Permit Panel 

Date: December 8,2014 

File: DP 14-657872 

Re: Application by Yamamoto Architecture Inc. for a Development Permit at 9051 and 
9055 Dayton Avenue 

Staff Recommendation 

That a Development Permit be issued which would: 

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

L~!: /0 ~\;7 
Wa . Cvaig 

e' \, 

Director of Develojent 

SB:blg .-
Att. 
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Staff Report 

Origin 

Yamamoto Architecture Inc. has applied to the City of Richmond for permission to develop 23 
two-storey townhouse units and a two-storey amenity building on a site at 9051 and 9055 Dayton 
A venue. The site is being rezoned from the "Assembly (ASY)" zone to the "Low Density 
Townhouses (RTL2)" zone for this project under Bylaw 9087 (RZ 11-589989), which received 
third reading following the Public Hearing on January 20,2014. The currently vacant site 
formerly contained a church complex and residential home. 

Road network improvements, storm sewer upgrades and sanitary sewer re-routing were secured 
through the rezoning process and will be constructed through a separate Servicing Agreement 
(SA 14-660322), which must be entered into prior to final adoption of the rezoning bylaw. 

Development Information 

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

Background 

Development surrounding the subject site is as follows: 

To the north, across Dixon Avenue, is a landscape buffer to the rear service area of the 
Garden City Shopping Centre property, zoned "Community Commercial (CC)". 

To the east, single detached dwellings fronting onto Dixon Avenue on properties zoned "Single 
Detached (RS liB)" and "Single Detached (RS 11K)". 

To the south, across Dayton Avenue, are single detached dwellings on properties zoned "Single 
Detached (RS1/B)". 

To the north-west, two-storey townhouse developments fronting onto Dixon Avenue and 
Garden City Road, on properties zoned "Low Density Townhouses (RTL1)" and "Town Housing 
(ZT20) - Granville Avenue (Terra Nova) and Dixon Avenue (Ash Street Sub-Area)". 

To the south-west, are single detached dwellings fronting onto Dayton Avenue and 
Garden City Road on properties zoned "Single Detached (RS 1/C)". 

Rezoning and Public Hearing Results 

The Public Hearing for the rezoning of this site was held on January 20, 2014. Public 
correspondence raised issues similar to other comments received by staff and discussed in the 
rezoning staff report. New concerns raised in correspondence since Public Hearing (staff 
comments are included in 'bold italics'): 

• Surface water run-off onto neighbouring properties - Any new multi-family development 
must be constructed at least 0.3 m above the crown of the road, and is required to install 
perimeter drainage around the edge of the site through the Building Permit process. 

4423108 



December 8, 2014 - 3 - DP 14-657872 

• Construction hours of operation compliance with noise regulation - Developers are required 
to comply with the City's Noise Regulation; which includes noise level restrictions and 
hours of operation restrictions. The developer is aware of and has agreed to comply with 
the Noise Regulation Requirements, as well as the City's Good Neighbour Program. 

• Ability of community resources to accommodate new development - The City's Official 
Community Plan (OCP) accommodates a population increase to the year 2041. 
Development and associated population increase will occur incrementally, as will 
improvements to community resources. Developments are required to pay Development 
Cost Charges (DCCs) for new development, which is used to finance a range of 
improvements including park acquisition and development. 

Public Input 

The City received eight (8) pieces of public correspondence regarding the Development Permit 
application (Attachment 4). The correspondence includes the following general concerns 
regarding the proposed development design (with staff comments provided in 'bold italic' font): 

• Support for and concern regarding the proposed removal of existing mature hedging along 
the perimeter of the site - Removal of the existing Cedar hedge located on the development 
site was an issue identified and discussed in the rezoning staff report. At rezoning, the 
applicant was proposing to remove sections of their existing hedge located around the 
edges of the site. As a result of detailed geotechnical engineering design, the applicant is 
now proposing to remove all of their existing hedge. Portions of hedge identified for 
retention at rezoning have been determined by a certified arborist to be significantly 
overgrown and not uniformly planted close to the property line. Necessary pruning 
maintenance would result in the removal of larger inner bare branches, instead of being 
able to prune back foliage at the ends of outer branches. This will reduce privacy 
screening. New 2.4 m to 3 m high Evergreen hedging is proposed along the entire east and 
west property lines to provide the existing homes and proposed townhouses with privacy 
screening. Tree planting is also proposed in areas outside of utility rights-of-way. 

• Concern regarding reduced setbacks and townhouses moving closer to property lines shared 
with neighbouring homes - The proposed building setbacks are unchanged from the 
building setbacks identified in the site plan included in rezoning staff report and comply 
with zoning and DP guidelines. 

• Concern regarding potential headlight glare impact on neighbouring homes located next to 
the internal drive aisle - Headlight glare to neighbouring properties would be mitigated 
with 1.8 m high solid wood fencing and hedge planting along the shared property lines. 

• Concern regarding removal of neighbours fencing along the shared property line, which 
provides containment for pet dog - The developer has committed to continue to work with 
the neighbours to coordinate the removal of existing fencing, ensure pets are contained, 
and the installation of new fencing. The developer is proposing to build new perimeter 
fencing and has agreed to either leave existing neighbouring fencing in place, or to 
remove it in consultation with the neighbours. 
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411 Concern regarding durability of wood retaining wall and a specific request for a solid 
concrete retaining wall instead - The proposed design includes retaining walls for limited 
portions of the site ranging in height from 0.4 m to 0.7 m and treated with architectural 
concrete, allan block and timber materials (Refer to DP Plan #4a). Four (4) retaining 
walls are proposed along limited sections of shared property lines: two (2) architectural 
concrete retaining walls adjacent to the north and south ends of the internal drive aisle, 
with a section of allan block retaining wall in the utilities right-of-way to facilitate future 
potential utility works; and two (2) timber retaining walls adjacent to townhouse back 
yards along the south and east property lines. The timber retaining wall material is typical 
and proposed for low walls no more than 0.6 m high in back yard conditions. The extent 
of retaining walls has been minimized and treated with appropriate materials. 

Staff Comments 

The proposed scheme attached to this report has satisfactorily addressed the significant urban 
design issues and other staff comments identified as part of the review of the subject 
Development Permit application. In addition, it complies with the intent of the applicable 
sections of the Official Community Plan (OCP) and complies with the "Low Density 
Townhouses (RTL2)" zone. 

Advisory Design Panel Comments 

The Advisory Design Panel (ADP) supported the design of the project and provided comments 
for the applicant to consider. Changes have been incorporated in the proposal to address Panel 
comments. A copy of the relevant excerpt from the Advisory Design Panel Minutes from 
Wednesday, October 22,2014 is attached for reference (Attachment 2). The design response has 
been included immediately following the specific Design Panel comments and is identified in 
'bold italics '. 

Analysis 

Conditions of Adjacency 
411 The proposed two-storey height, single unit massing, siting and orientation of the buildings 

respect the massing of the surrounding residential developments and single detached homes. 
411 Continuous 3 m height hedging is proposed along with 1.8 m height solid wood privacy 

fencing and areas of tree planting to increase privacy of adjacent homes and the proposed 
townhouse yards. Tree planting is not permitted or proposed within the existing statutory 
right-of-way (SR W) areas along the east and west property lines. 

411 One of the neighbours requested that wire mesh fencing be provided along the shared 
property line so that the neighbour would have a view of the hedge greenery instead of solid 
wood fencing. As a result receiving this request, the developer sent letters to all neighbours 
offering to install solid wood privacy fencing or wire mesh fencing across individual 
properties. The developer will be working with individual neighbours during construction to 
finalize perimeter fencing across individual properties and to provide updates on construction 
timing. 
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Urban Design and Site Planning 
• The proposed site layout includes 23 individual detached townhouses and a shared indoor 

amenity building. Two (2) units will have direct access from the street, all other units and 
the amenity building will have access from the internal drive aisle. 

• Full movement vehicular access is from Dixon A venue; a secondary one-way only entry 
access is provided from Dayton Avenue. 

It All units have two (2) side by side vehicle parking spaces in enclosed garages. 
It A total of five (5) visitor parking spaces; including one (1) accessible visitor parking space, 

are provided throughout the site, which meets the Zoning bylaw 8500 requirement. Bicycle 
parking is provided in compliance with the zoning bylaw requirements. 

It All units have private outdoor spaces consisting of rear yards accessed directly from the main 
living space. 

It An indoor amenity building is proposed in the centre of the site. The building design 
includes a gym, meeting, kitchen and lounge facilities, as well as mailboxes for the residents 
and a storage room with direct exterior access for garbage, recycling and organic storage. 

It Outdoor amenity space is proposed adjacent to the indoor amenity building and is consistent 
with OCP requirements. 

Architectural Form and Character 
It A pedestrian scale is achieved along adjacent public streets and the proposed internal drive 

aisle through the inclusion of variation in building projections, entry porches, varying 
material/colour combinations, landscape features, and the use of individual unit entries. 

It The existing site context has a variety of architectural massing and styles. The architectural 
language used for the design is contemporary. Two-storey single detached ("stand-alone") 
unit massing is used for all of the proposed units, reflective of the single detached residential 
building massing found in the residential neighbourhood to the east and south of the site. 

It The contemporary architectural style proposed in this project is intended to bring a variety of 
design into the neighbourhood in a manner that respects the surrounding residential 
neighbourhood with high quality design and cladding materials, small single unit two-storey 
massing and significant landscaping. 

It The internal drive aisle is animated with small individual buildings, unit front entries, pavers 
in the drive aisle and a significant amount of landscaping. 

It Visual interest is provided; with a variety of roof orientations and roof designs, three (3) 
colour schemes, contrasting coloured entry doors and cultured stone veneer. The colour 
palette is natural with a mix of grays and beiges. 

It The proposed building materials (standing seam metal roof, hardi panel with metal reveals, 
hardi board siding, wood trim/column/soffit, cultured stone veneer, solid core wood entry 
doors, and metal guard rail) are generally consistent with the Official Community 
Plan (OCP) Guidelines and compatible with the existing character of the neighbourhood. 

Landscape Design and Open Space Design 
It Tree preservation was reviewed at rezoning stage. 
It The applicant is proposing to remove the three (3) bylaw-sized trees from the site and is 

proposing to plant 87 replacement trees on-site, including eight (8) conifers and 79 deciduous 
trees. Hedges, shrubs, ornamental grasses, perennials and lawn have been selected to ensure 
the landscape treatment remains interesting throughout the year. 
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• The front yards of the two (2) street-fronting units include deciduous trees, shrub, ornamental 
grass and lawn planting, aluminum and concrete low fencing with a pedestrian entry gate. 

• A children's play area designed for young children is proposed for the outdoor amenity area. 
The play equipment includes a slide structure and a play car for active play. 

• A bench is provided for caregivers. 
• Feature permeable paving is provided along the edge of the internal drive aisle to highlight a 

pedestrian route through the site. Feature permeable paving is also provided to highlight the 
site entrances and visitor parking spaces. The use of permeable pavers provides a break in 
the asphalt internal driveway and contributes towards permeability of the site. 

• The developer will provide a landscape security in the amount of $254,221.28 as a 
requirement of the Development Permit. 

Sustainability 
• The applicant committed to achieving an EnerGuide rating of 82 for the proposed town 

houses and to pre-ducting all units for solar hot water heating. 
• A Certified Energy Advisor has confirmed that the proposed townhouse units have been 

designed to achieve a higher EnerGuide rating of 83. The report, prepared by the Energy 
Advisor, is on file and will be utilized throughout the Building Permit review process to 
ensure these measures are incorporated in the permit drawings. A summary report is 
attached (Attachment 3). 

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

• The developer also advises that the following sustainability features will be incorporated into 
the development: 
o Energy efficient Energy Star rated appliances and heat pump. 
o Water efficient low flow fixtures. 
o Air quality sensitive low emitting sealants, paints, adhesives, carpet and composite wood 

construction materials. 
o Permeable pavers in patios and the internal drive aisle increase storm water infiltration. 
o Sustainable materials; such as Hardie sidings as primary cladding material for buildings 

which contain post-industrial or pre-consumer recycled content and provide longer 
lasting and lower maintenance and repair cost. 

Crime Prevention Through Environmental Design (CPTED) 
• The site layout is easy to understand with clear sightlines to most areas. 
• There is a well defined hierarchy of open space between semi-public areas and private yards. 
• Passive surveillance is provided from the residential units to private yards, internal drive 

aisle, amenity area and the public streets. 
• Pedestrian entries are clearly defined and will be lit. 

Accessible Housing 
• The proposed development includes one (1) convertible unit; designed with the potential to 

be easily renovated to accommodate a future resident in a wheelchair. The potential 
conversion of these units will require the installation of an elevator, as well as any necessary 
cabinetry and fixture to accommodate the individual needs of a future resident. 
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• Aging in place features are proposed in all units, including: stairwell hand rails; lever-type 
handles for plumbing fixtures and door handles; and solid blocking in washroom walls to 
facilitate future grab bar installation beside toilets, bathtubs and showers. 

Conclusions 

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

Sara Badyal 
Planner 2 
(604-276-4282) 

SB:blg 

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

• Registration of a legal agreement on Title, identifying that the proposed development must be designed and 
constructed to meet or exceed EnerGuide 82 criteria for energy efficiency and that all dwellings are pre-ducted 
for solar hot water heating. 

• Receipt of a Letter-of-Credit for landscaping in the amount of $254,221.28. 

Prior to future Building Permit issuance, the developer is required to complete the following: 

• Incorporation of accessibility measures in Building Permit plans as determined via the rezoning and/or 
Development Permit processes. 

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

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

• Submission ofDCC's (City & GVS&DD), School Site Acquisition Charges, and Utility charges, etc. 

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

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

Attachment 1: Development Application Data Sheet 
Attachment 2: Advisory Design Panel Annotated Minutes Excerpt (October 22,2014) 
Attachment 3: Predicted Energuide Rating Report 
Attachment 4: Public Correspondence 
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City of 
Richmond Development Permit 

To the Holder: 

Property Address: 

Address: 

YAMAMOTO ARCHITECTURE INC. 

9051 AND 9055 DAYTON AVENUE 

C/O KAREN MA 
2386 OAK STREET 
VANCOUVER, BC V6H 4J1 

No. DP 14-657872 

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

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

3. Subject to Section 692 of the Local Government Act, R.S.B.C.: buildings and structures; 
off-street parking and loading facilities; roads and parking areas; and landscaping and 
screening shall be constructed generally in accordance with Plans #1 to #11 attached hereto. 

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

5. As a condition of the issuance of this Permit, the City is holding the security in the amount of 
$254,221.28. to ensure that development is carried out in accordance with the terms and 
conditions of this Permit. Should any interest be earned upon the security, it shall accrue to 

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

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

Property Address: 

Address: 

Development Permit 
No. DP 14-657872 

YAMAMOTO ARCHITECTURE INC. 

9051 AND 9055 DAYTON AVENUE 

C/O KAREN MA 
2386 OAK STREET 
VANCOUVER, BC V6H 4J1 

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

This Permit is not a Building Permit. 

AUTHORIZING RESOLUTION NO. 
DAY OF 

DELIVERED THIS DAY OF 

MAYOR 

4423108 

ISSUED BY THE COUNCIL THE 
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City of 
Richmond 

Development Application Data Sheet 
Development Applications Division 

DP 14-657872 Attachment 1 

Address: 9051 and 9055 Dayton Avenue 

Applicant: Yamamoto Architecture Inc. Owner: Dayton CWL Investments Ltd. 

Site Area: 8,849 m2 (as per survey) Remains the same 

Land Uses: Formerly Institutional and Residential Multi-Family Residential 

OCP Designation: 

Zoning: 

Number of Units: 

Floor Area Ratio 

Lot Coverage: 
Building area 
Non-porous area 
Plant area 

Lot Size 

Setbacks: 
Dayton Avenue 
Dixon Avenue 
Interior Side Yard 

Height 

Off-street Parking Spaces: 
Resident 
Visitor 
Accessible 
Total 

Tandem Parking Spaces 

Amenity Space - Indoor 

Amenity Space - Outdoor 

4423108 

Formerly Community Institutional 

Formerly 

Formerly Church and 
Si Ie Detached House 

Max. 0.55 

Max. 40% 
Max. 65% 
Max. 25% 

Min. 30 m width 
Min. 35 m d 

Min. 6 m 
Min. 6 m 
Min. 3 m 

Max. 9 m 

46 
5 

(1 ) 
51 

Max. 50% 

Min. 70 m2 

Min. 138 m2 

Neighbourhood Residential 

Low Density Townhouses (RTL2) 

23 Townhouses 

0.55 

40% 
61% 
32% 

24 m to 90 m 
187 m 

6m 
6m 

3 m to 7 m 

9 m and two-storey 

46 
5 

(1 ) 
51 

None 

None permitted 

None 

None 

None 

None 

None 

None 

None 

None 



Attachment 2 

Advisory Design Panel Meeting 

Wednesday, October 22, 2014 

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

DP 14-657872 23-UNIT TOWNHOUSE DEVELOPMENT 
PROPERTY LOCATION 9051,9055 Dayton Avenue 

Applicant's Presentation 

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

Panel Discussion 

Comments from the Panel were as follows: 

• interesting project; character is unique; appreciate that the applicant trying to do something 
different in Richmond - Noted. 

• concern on the roofline of the middle unit at the western side of the development (A2 Unit) 
with a simple wing style; creates blank, tall and boxy fayades that are visible to the adjacent 
development; consider further design development to this type of unit; other units are 
successful and bring a nice contemporary look to the development - Facade improved with 
band of hardi board with metal reveals to highlight roof, box out to provide depth and 
additional windows to provide animation. 

• appreciate the provision of an indoor amenity building for the proposed development given 
its size - Noted. 

• review whether angles and articulation of the roofs will work for future solar panel 
installation - Pre-ducting for future solar panel installation will be provided as it is a 
requirement of the rezoning. 

• appreciate the site plan; creates interesting elevations on the street - Noted. 

• like the palette of the architecture, e.g. the red elements are not overwhelming - Noted. 

• one-way access into the development off Dayton A venue needs to be strictly enforced -
Noted. Additional paver area added to reinforce one-way access along with required 
bollards. 

• like the project and appreciate the model; appreciate the materials; the standing seam metal 
roof material will provide interesting texture; roof line valleys will need careful detailing -
Noted. 

• agree with comments to mitigate the tall and blank fayades Improved as noted above. 

• sustainability features, e.g. future installation of solar panels, should be pursued in view of 
the absence of a District Energy Utility in the area - Pre-ducting for future solar panels will 
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be provided as noted above. In addition, the development will be built to achieve a 
Energuide rating of 83. 

• appreciate the contemporary character of the project - Noted. 

• appreciate the provision of an indoor amenity building; however, consider introducing 
permeable paving to the internal drive aisle in front of the building to better announce its 
presence to the overall development Entry improved with natural colour 0.6 m by 0.6 m 
concrete pavers added at amenity area entry. 

• appreciate the applicant's efforts to incorporate planting along the internal drive aisle
Noted. 

• look at the location of the proposed open space (which includes garden plots between the 
indoor amenity building and hedge and tree planting) to ensure adequate sunlight exposure 
and achieve its intended function as a social gathering place - Design improved. Gardening 
plots provided between buildings 7 and 12 with greater areafor gathering and sunlight 
exposure. 

• %-inch clear crushed gravel between buildings appears utilitarian and harsh; consider more 
appropriate landscaping material, e.g. round rocks, with more aesthetic appeal - Design 
improved, crushed gravel replaced with river rock. 

• hope that the one-way entry off Dayton Avenue will become a two-way driveway in the 
future - One-way entry on Dayton Avenue is a requirement of the rezoning, secured with a 
legal agreement. 

• appreciate the provision of a convertible unit in the proposed development; consider adding a 
second convertible unit; consider pocket doors in lieu of swing doors, e.g. in the powder 
room of the convertible unit, to improve accessibility - Considered. The proposal includes 
one (1) convertible unit, but all units will have aging in place features. Swing doors are 
preferred due to maintenance concerns. 

• look at opportunities to plant larger trees in some places to help diffuse the tightness of the 
site - Eight (8) larger growing Armstrong Maple trees are proposed. 

• consider opportunities for incorporating sustainable water initiatives as the site is relatively 
impermeable - Proposal includes 10 w-jlo w fIXtures in units and drought resistant planting 
in landscape design. 

• like the new approach to townhouse development in Richmond - Noted. 

• look at the orientation of the roof lines and daylight opportunities between buildings; also 
consider introducing variations to the roof lines - Considered. The proposal includes three 
roof line types, with the combination of butterfly and simple gable roofs creating an 
interesting internal streetscape. 

Panel Decision 

It was moved and seconded 
That DP 14-657872 be supported to move forward to the Development Permit Panel subject to 
the applicant giving consideration to the comments of the Panel. CARRIED 
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ATTACH~.'iENT 3 

E3 Eco Group Inc. 

Predicted Energuide Rating 
for 9051 Dayton Avenue, Richmond, BC. 

Dayton CWL Investments 

1.7 November, 2014 
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Predicted Energuide Rating 

Introduction: 

E3 ECO GROUP Inc. was asked to perform HOT2000 energy evaluation on a plan addressed as 9051 

Dayton Avenue, Richmond, Be. The modeling was carried out according to the format defined by the 

EnerGuide Rating System for New Homes evaluation procedures. 

Weather Location: Vancouver 

Base Case Review: Single Family Dwelling 

Slab on Grade R12 full under slab insulation and R12 skirt insulation 

Above Grade Wall Construction 2x6 @ 16"0.c. R20 interior batt insulation & R20 headers 

Roof Construction Hip roof: Trusses @ 24"0.c with R40 batt insulation; cathedral ceilings: 
2x10 @ 24" o.c. with R28 batt insulation 

Window Specification Double glazed, soft coat low-E, metal spacer, fixed windows with vinyl 
frames 

Door Specification Steel with polyurethane insulation core. Glazing in doors: Double 
glazed, soft coat low-E, metal spacer, fixed windows with vinyl frames 

Ventilation Specification Bathroom fans only 

Air Tightness 5.5 ACH@50Pa, an estimate based on typical local construction 

Space Heating System Natural Gas, High Efficiency Condensing Boiler (95% AFUE) (Triangle 
tube Prestige Solo) 

Supplemental Heating Natural Gas fireplace with spark ignition (sealed) (not all units have 
fireplaces) 

Domestic Hot Water Natural Gas, Indirect Fired Water Heater, 50 US gal tank, e.f. 0.79 
(Triangle tube Smart Series) 

Energy Credits: 
Drainwater Heat Recovery o kWh/yr 

Low energy lighting o kWh/yr 

Energy Star appliances o kWh/yr 
Dayton - Yamamoto - basecase .hse 

Predicted ' 
Design Heat Loss: 

Est imated Annual Space 
EnerGuide Rat ing 

BTUjhr 
Heating + DHW Energy 

(ERS) Consumption (kWh) 
Unit A base case 76 29500 18800 

Unit A1 base case 76 32700 18500 

Unit A2 base case 76 29800 18450 

Unit B base case 75 33500 20900 

Unit B1 base case 76 32100 18800 

Unit B2 base case 74 34800 22300 

Unit B3 base case 76 33100 19290 

E3 ECO GROUP Inc. 17 November, 2014 



Predicted Energu ide Rating 

Upgrade scenario 3: 

Space Heating System 

Unit A upgrade 3 

Unit Al upgrade 3 

Unit A2 upgrade 3 

Unit B upgrade 3 

Unit Bl upgrade 3 

Unit B2 upgrade 3 

Unit B3 upgrade 3 

Notes: 

EnergyStar rated (minimum HSPF 7.1 and SEER 14.5) air source heat 
pump system sized to heat the entire home, with condensing boiler 
back up heat ing system 

Dayton - Yamamoto - iteration 4.hse 

Predicted 
Design Heat Loss: 

Estimated Annual Space 
EnerGuide Rating 

BTU/hr 
Heating + DHW Energy 

(ERS) Consumption (kWh) 
83 29500 10600 

83 32700 10500 

83 29800 10600 

83 33500 11300 

83 32100 10700 

83 34800 11800 

83 33100 10750 

1. Design Heat loss calculation is based on design conditions assumed. This figure can be used to size 
the heating system, although unit size will have to take into account system efficiency, operating 
conditions and provide a margin for quick recovery. 

2. The calculated energy consumption estimates are based on data entered and assumptions made 
within the computer program based on standard user profiles. The estimates may not reflect actual 
energy requirements of this house due to variations in weather, actual construction details used, 

performance of equipment, lifestyle and number of occupants. 

If you have any questions regarding this report, please contact me at your earliest convenience. 

Kristi Owens,CEA,SBA,A T 

E3 Eco Group Inc. 

e: kristi@e3ecogroup.com 

E3 ECO GROUP Inc. 

Einar Halbig 

E3 Eco Group Inc. 

e: einar@e3ecogroup.com 

17 November, 2014 
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Public Correspondence 

Kathy Stephens 

Raymond Luetzen 

Richard Wong 

Rebecca Leung 

Dan Lazar 
Property Manager for Dixon Court 

CharaLee 
Property Manager for Dixon Gardens 
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Attachment 4 

Correspondence Received 

September 5, 2014 
August 14, 2014 

and June 13,2014 

August 26,2014 
and August 19, 20i4 

August 25,2014 

August 12, 2014 

July 15, 2014 

July 11,2014 



Bad ai, Sara 

From: 
Sent: 
To: 
Subject: 

Hi Sara, 

Kathy Stephens [katstep1@gmail.com] 
Friday, 05 September 201410:30 AM 
Badyal, Sara; MayorandCounciliors 
RZ 11-589989 .9051 and 9055 Dayton Ave. 

I talked to my neighbours today and nobody seems to know that they are suppose to get in touch with 
you regarding the removal of 200 hedge trees 19 feet tall at the back of all our yards. Every neighbour I talked 
to is very confused about this process because the letter we received from Jackson Lee gives a different reason 
than yours for removing the hedge and a different phone number then yours as a contact. 

None ofthe neighbours going to City Hall asking questions about this development were ever told at anytime 
before or after the rezoning that the Development plan could and would be changed because of a mistake made 
by the developer. Is this common practice? I find that the Developer not knowing about how wide the hedges 
were is hard to believe. If they surveyed the property or just stood and looked at the line of the hedge you 
would know how wide the hedge is because you can see the hedge is not in line on their property and never 
was. 

None of the neighbours ever wanted the hedge removed. I do not want the hedge to be removed because it is 
very private in my backyard and we use our backyard for many family gatherings. We spend time on our upper 
and lower deck patios all year round. It is also a buffer for noise and dust coming from all the construction. An 
eight foot hedge replacement is an insult to us. We will be able to see right into the new townhouses and they in 
tum will be looking right into our houses, patios and yards for the next 10 years. Plus there will be no buffer 
from the construction, dust and noise. 

The previous owners of 9051 and 9055 Dayton Ave. needed to do some work on our property line and removed 
our fence and replaced it with the chain link fence. I have a dog and we need a fence up at all times. So not 
having a fence for 4 weeks or however long it will take is a big issue for us. 

Could you send me a copy of your recommendation? 

Thanks, 
Kathy Stephens 
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Bad al Sara 

From: 
Sent: 
To: 
Subject: 

Hello Sara, 

Kathy Stephens [katstep1@gmail.com] 
Thursday, 14 August 201401:43 PM 
Badyal, Sara 
Subject RZ 11-589989 File 

I have received a letter from Jacken Homes about having to remove the hedges now instead of when they were 
saying they would not have to when they put in for the rezoning (RZ 11 589989) and the Development Permit 
(DP 14-657872). This is because someone on their end made a mistake. As you have been told before, this is a 
big issue to all the neighbours this affects. Someone told me developers use tactics to get things approved for 
rezoning and then change the plans after rezoning is approved because most of the public does not know they 
can. But I am not suggesting they are in this case. 

Jackson Lee phoned me to tell me all the neighbours were in agreement with the hedge removal and they were 
his hedges and what was my problem. Well I have talked to 8 neighbours who feel the same as I do. 

1. In the letter from Jackson Lee it states the hedges impacts the backyards of the townhouses. Can they still 
build the way things are and just have a smaller back yard? 

2. In your e-mail to me you state, "The terms of any agreements with the neighbours would need to be clarified 
in writing." 

2a. Is that the letter they sent us? 
2b. Do we need to sign to say we do or do not agree? 
2c. Please explain what that means to me in my position. 

3. In the Landscape tree plan, Has anything been changed beside the height of the hedges? What is the 
difference between the new hedges they are proposing? How many years will it take for them to grow to the 
height of the hedges now? 

4. Are there any other changes or updates? 

5. Will the hedges stay if none of the neighbours want them removed and then replaced with smaller hedges? 
Will we get a vote? 

6.What is our recourse? 

Regards, 
Kathy Stephens 
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From: Kathy Stephens [mailto:katstepl@gmail.com] 
Sent: Friday/ 13 June 2014 03:04 PM 
To: Badyal/ Sara 
Subject: RZ 11-589989 File 

Hi Sara, 

Jackson Lee has been phoning and came to our house to talk about the tree line (hedge) around the property. 

They informed us that somebody made a mistake and the tree line or hedge will have to come down now. 

The neighbourhood is a buzz now and I would like to know if the city is going to allow this. 

The neighbourhood did not challenge the rezoning because we were informed in writing that the Tree line 
(Hedge) would stay. 

Regards, 
Kathy Stephens 
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Bad ai, Sara 

From: 
Sent: 
To: 

Raymond Luetzen [rluetzen@icloud.com] 
Tuesday, 26 August 201408:18 PM 
8adyal, Sara 

Subject: Re: 9051 Dayton 

Sara, 

Thank-you for your response. 

As previously noted, the consultation with the developer has only been that we would get notice 2 weeks prior 
to having the hedge removed. If you would like me to send you a copy of the developer's consultation process 
I will do so. 

The land grade increase of 2 feet between our lot and the new development should also create further flooding 
issues during the rainy season, a fact that was not consulted with neighbours and just added to the 
correspondence in sketch form. 

Hopefully, you will also make the above part of your review ..... 

When can we expect a decision on the city's review .... 

. Anxiously waiting ... 

On Aug 26,2014, at 3:23 PM, Badyal, Sara <SBadyal@richmond.ca> wrote: 

Hi Mr. Leutzen, 

At this time, staff are reviewing the developer's request to remove additional sections of the perimeter hedge and no 
decision has been made. As part of our review, the developer is consulting with the neighbours 

Please feel free to call me at 604-276-4282 

Regards, 

Sara Badyal, M.i'\rcll., RPP 
Planner 2 

Development Applications Division 
City of Richmond 
Tei: 604-276-4282 
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From: Raymond Luetzen [mailto:rluetzen@icioud.com] 
Sent: Tuesday, 19 August 2014 08: 18 PM 
To: Badyal, Sara 
Subject: Re: 9051 Dayton 

Sara, 

Thank-you for your quick response. Somehow your take on the events that still have to take place and 
approved, differ greatly from the content in the letter from the developer. He suggests that with two weeks 
notice the hedge will be removed while perimeter drainage will take place over a 4 week period. It is after this 
that retaining walls, fencing and planting of of an Emerald Cedar hedge will take place. 

I firmly believe that "it's a done deal" and that any amount of further consultation on this subject will fall on 
deaf ears. 

You must have copies of letters that have gone to the affected owners, that clearly state the choices focus 
around a fence(which already exists), the planting of a tree hedge(which will take many years to provide 
equivalent privacy screening), but no compromise on the existing hedge. 

I ask the same question that I posed in earlier correspondence .... will the existing hedge be removed this fall? 

On Aug 19,2014, at 5:34 PM, Raymond Luetzen <rluetzen@icloud.com> wrote: 

Sara, 

Based on a letter I received from Jacken Homes on August 5, 2014, the issue with the 35 year old hedge has 
been resolved in favour of the developer. This decision changes the original plans from the hedge stays to the 
hedge goes, we get a fence and small tree hedge that will take years to develop and town homes moved closer to 
our property line. 

I would like to know how this was changed without the knowledge of the affected neighbours. 

Respectfully 

Ray Luetzen 

2 



Bad ai, Sara 

From: 
Sent: 
To: 
Subject: 
Attachments: 

Categories: 

Hi Sara, 

RICHARD WONG [wong.richard@shaw.ca] 
Monday, 25 August 201402:45 PM 
Badyal, Sara 
Re: 9051 Dayton Development 
Letter from 9051 Dayton.pdf 

Red Category 

I reside in the house on 9071 Dayton Avenue, immediately adjacent to the proposed 9051 Dayton 
townhouse complex, with my west and north property lines effected by this complex in terms of 
privacy and traffic noise. I have spoken to you at the outset of the rezoning process briefly 
of these matters concerning our neighbouring community. 

Mr. Jackson Lee and his general contractor had spoken to me on their project a few months 
back prior to the attached letter received by the neighbouring community. At that time) I 
had voiced my concern in regards to the privacy and noise issues along the west side of my 
home since they intend to construct a roadway) and entry driveway. I had mentioned the 
unobstrusive glaring of evening headlight paths into the front of my house since they will be 
removing the fifty feet of hedges that has been shared along the west property line bordering 
the front of the house. At that time) I had asked about their proposed plan about that 
issue) and they had responded with no positive feedback, but requested that I provide them 
with some solution. 

As well) they wanted my permission to allow them to remove the beautiful hedges bordering the 
north of my property) and my decision would allow them to follow suit with the rest of the 
neighbours along Dayton Avenue. I responded that they should involve their landscape 
architect for a resolve) as the contractor did not know how to address this contradictory 
privacy issue among the rest of the neighbouring community. In regards to the proposed 
townhouse complex entry driveway on Dayton Avenue) in retrospect) the city planner should of 
had the forsight to allow the entry lane to this proposed complex on the west side of their 
property as it was originally located for the last forty years which would leave a peaceful 
twenty feet backyard bordering my west property line and the new residences. 

I have attached the letter that was sent to all the Dayton Avenue neighbours) and the 
neighbours have asked me to represent them in inquiring on our choices in this matter. By 
looking at the Section Sheet SKi) the proposed new retaining wall is comprised of railway 
ties) and the neighbours are concerned about possible water runoff into their property since 
the townhouse complex is elevated higher. A solid concrete foundation could be a better 
solution) but that is a choice of the geotechnical engineer and financial economics. The 
neighbours are also concerned of the initial spacing of the proposed new tree hedging. The 
neighbours would prefer if they had no choice of keeping the original trees) that the new 
hedges be a completed privacy barrier, not one that will take the next ten years to mature 
into a privacy barrier. 

I thank you in advance for your oplnlon in this matter if any that our neighbouring community 
can take heart of a satisfactory resolve. 

Thank You, 

Richard Wong 
1 



Mr. Richard Wong 

9071 Dayton Avenue 

Richmond, BC V6Y 1£1 

August 5th
, 2014 

Dear Mr. Wong, 

jacken Homes 

9002 Oak Street 

Vancouver, Be V6P 489 

Further to our conversations With you d few weei<'; ,igo, we dre wrillllg to provide you with further 

information regarding the plans for our hedges un ':lOSl Dayton Avenuf-~. 

The portion of hedge that is currently on our SIde' of om shared pI operty line was not previously identified 

to be removed at the reLOning stage, We h,l;1 prpm,lf.Urehl dS)UllWd that WE' would be able work with the 

existing hedge but we have under-pslima(pd 1111' RHett nl1d growth of the hedges and how it impacts the 

useable space of the backyards of the new homes, dfVl for that reason we dre propOSing to remove and 

replJce the existing hedge. Attached you ';/J:iI find ;J new landscape plan shOWing the proposed 

landscaping and cross section of our shd[ed propenv line. 

We understand that the existing Iwrlges off':'l sep,.!f,ltl(Hl between our properties while providing privacy, 

and that privacy retention is of ulmo:;t IInpOI 1 d!lLe Qur propo<;ed plan includes the replacement of the 

existing Western Red Cedar hedge, with a more rilanageable type of hedge, such as the Emerald Cedar, 

that will benefit all Pdrtie~ in tenm of on~oing IlldillLename A!on~ our shdred property line, our finished 

grade will be appl'Oximately 1 to ! feet higher than your property, The replacement hedges will be a 

minimurn of 8 feet in height. This combines for') nlllliil1urn privacy screening of 9 feet along our shared 

property line immedia tely from the planting of \ he ,ww hp.dge::;, 

OUf planned course of action is designed to limit [he time of io,;t privacy '>creening, The existing hedges 

will be retained during the preloarling slJge Illllil ltw perimeter drdlnage is ready to be constructed, At 

that time, the hedges would be removed dnd cu:l:)tructiOI1 of the perimeter drainage is estimated to 

compiete in approximately 4 weeks, Replacemellt hedges 2nd fencE' would be installed immediately after 

to bring back the privacy provided by th~: prevIOus hedge, We ,nt, currently estimating that this portion 

of the work would take place sometime in Lhe f ~lil of 2014, We will notjf y you in writing at least two 

weeks prior to the existing hedges being lionlOi/i,.'C 

Lastly, you will notice from the LrOS~ sectifJn ilill(tl aUul I prepared by OUI l':'lld~cape Architect, we are now 

proposing a chain link fence imtl;:ad of a \:~()c.I;lUl fUl(t" rhis ciBnge is due to the feedback of the 

neighbourhood and that some neighbours would prefu to see Oldy hedges. The chain link fence would 

allow the hedges to grm\! in between lhe links Jnd owr time only the hedge would be visible. A chain link 

fence is also expected to both last longer dnd reqllire ic~;<; maintenance than a wooden fence, However, 



If your preference is fur C! w()ooen fPflCf', piE',,'''' Ic:t liS know SI) thclt we may make the appropriate 

arrangements. 

We thank you for your under~tanding Clnd p .. 'llience with oLir development and if there is anything we can 

assist with during our time here, please let us know. It you hilVe questions, comments or require further 

details, please contact the undersigned and we (df) make illransements to rneet in person to go over 

these plans in detail. You can aho find [urthel' information from (Ity ot Richmond at 604·276-4138. 

1£1~~ereIY, 
I /~'\ 
l. (1 J,r/ 

Ja'ck n Lee 

Jabk~n Homes 

Cell: 778·8654783 
Office: 604266·0808 ext. 12 

r ~ i ,.: : r l. ~. \ \ t 1 f ' 
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Bad ai, Sara 

From: 
Sent: 
To: 

Rebecca Leung [rleung@cnv.org] 
Tuesday, 12 August 201403:09 PM 
Badyal, Sara 

Subject: 9051 Dayton Ave 
Attachments: DSC09111.JPG; DSC0911 O.JPG 

Importance: High 

Hi Sara, 

Today we have received a letter with attached plans from the developer of 9051 Dayton Ave. We were asked about 
changing wood fence at the perimeter to chain-linked fence. However, I noticed that their "Approved Rezoning Plan" 
Revision 7 dated July 11, 14 (see attached) is very different than the one we reviewed at the City Hall. 

To name a few: 
1). The perimeter existing hedge were ALL gone. 
2). The setback ofthe buildings are greatly reduced. (see attached Section view at property line showing 14.5' setback) 
3). The new plant schedule shows a total of 99 trees which is 29 trees more than the version I saw at the City Hall. 
However, hundreds of trees are proposed to be removed. The dense green area is greatly reduced. And we think that 
this is not acceptable. 

With the new grade elevations and the wood retaining wall, a few ofthe neighbours I have talked to are worried about 
the surface run off. If the new grade elevation was approved by the City, could you let me know if there's any 
requirements from the City to ensure that the water is not draining to the neighbouring properties which are mostly on 
the lower side? 

I know that a few of our neighbours also have the same concerns. I will try to talk to them more in these few days. But 
the major one is that we want to verify with you to see ifthisis REALLY the City's approved plan. 

We really appreciate your help. 

Thanks, 

Rebecca Leung 
Assistant Plan Checker 2, Community Development 
t: 604.982.39161 e: rleung@cnv.org 

City of North Vancouver 
141 West 14th Street, North Vancouver, BC V7M 1H9 
Reception: 604.990.42201 f: 604.985.0576 1 www.cnv.org 
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July 15, 2014 

Jacken Investments Inc 
900:2 Oak 8tr(:;I')t, 
Vancouvet' BC V6P 489 

Dec;! Jackson: 

Re: 9051 

{I:: i {'h', (·dlllin,' im 
HI( illl1'\i\(1. \\\ \(,\l\\ i 

f!t': :!.'f/{H1(i 
d\: ~1~n~!(!3ki) 

i.\ve 

We I'ecelved your Idim dated June '10, 2014 regarding your proposal of removing ti,e 
eXisting hedges and having new landsc2ljJ8 design for your future development at 9051 
Dayton !\venue, Hichmonil 

After review:ng your proposal of Ilew landscape desi9n, Strata Council 01 Dixon Court 
cons(;nted to anow removal of the G trees on unit 11-8 and removal of 3 li'8eS in 
the middle of the complex, with trle condition that Jacken Investments Inc, pay for Hie 
tn?!?; !':3Illoval, clean up, etc clnd the hedges Oil Hie soutll and east side of OUf property 
should be 10 feet tali, 

Fo( any questions, please feel free to contact tile undersigned 

Trlal1\( you fo!' your attention. 

Bus·t' Del' 8rd" ,e::: \{' ,,~_! .::>, 
, , 
1 /1 

J ' 

! III l/l ./' 
\ If ./ 

Dan ,I!.azar 
Pror)eriy Manager 
Lou\!l,fin Manag:3!lient Ltd. 
On 8ei,alf of Strata COLJllCil Str'ata Pian LMS 38 F 



July 11 th, 2014 

J acken Homes 
9002 Oak Street, 
Vancouver, Be V6P 4B9 

~;li;,~n:fJ1]flrne'n.t LlfJ > 

Property Management 

RE: Existing Hedges Removal & New Landscape Design for 9051 Dayton Ave 
Dixon Gardens, 9020 Dixon Ave, Richmond, B.C. 

Dear Jackson, 

We received your letter dated June 10,2014 regarding your proposal of removing the 
existing hedges and having new landscape design for your future development at 9051 
Dayton Avenue, Richmond. 

After reviewing your proposal of new landscape design, Strata Council of Dixon Gardens 
consented that your ideas will benefit both complexes. Therefore, Strata Council has no 
objections on both proposals of hedges removal and new landscape design. 

For any questions, please feel free to contact the undersigned. 

Thank you for your attention. 

Best regards, 

Chara Lee 
Property Manager 
Citybase Management Ltd. 
(Agent for the Owners of Strata Plan BCS 783) 

CITYBASE MANAGEMENT LTD. 
Unit 400 - 1200 W. 73rd Avenue, Vancouver, B,C, Canada V6P 6G5 

Tel: (604) 708-8998 
Fax: (604) 708-9982 
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Dec 8, 2014 

DP 14-657872 

DIXON AVE 

" 

__ .f.L. 

DAYTON AVE 

Notes: 

• . Off-site works via separate required Servicing Agreement for infrastructure and frontage improvements. 
• No Variances. 
• 1 convertible townhouse unit. 
• Aging in place features in all townhouse units. 
• 1 accessible parking space. 

• Develop.ment is required to construct amenity building (approx. 416 m2
), including mailbox area and garbage/recycling storage room. 

• Development is required to restrict Dayton Avenue driveway to entry one-way only as per Restrictive Covenant registered on Title. 
• Development is required to protect 6 trees on neighbouring properties adjacent to development site, complete with tree protective 

fencing and contract with a Certified Arborist. 

Development is required to be constructed to meet or exceed EnerGuide 82 criteria for energy efficiency and all dwellings are to be 
pre-ducted for solar hot water heating, as per Restrictive Covenant registered on Title. 

• Sustainability features: 
o Energy efficient Energy Star rated appliances and heat pump. 
o Water efficient low flow fixtures. 

o Air quality sensitive low emitting sealants, paints, adhesives, carpet and composite wood constlUction materials. 
o Permeable pavers in patios and the internal drive aisle increase storm water infiltration potential. 
o Sustainable materials; such as Hardie sidings as primary cladding material for buildings which contain post-industrial or pre

consumer recycled content and provide longer lasting and lower maintenance and repair cost. 
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Public Correspondence 

Raymond Luetzen 

Kathy Stephens and Mike Thorne 

Irene Webster 

Wilson Leung 

4491744 

Attachment B 

Correspondence Received 

February 6, 2015 
January 15, 2015 

February 3, 2015 
January 30, 2015 
January 15, 2015 

January 27,2015 
January 26,2015 

January 13,2015 



8adyal, Sara 

From: 
Sent: 
To: 
Subject: 

Sara, 

Raymond Luetzen [rluetzen@icloud.com] 
Friday, 06 February 2015 04:33 PM 
Badyal, Sara 
Townhouse Development 

It has become obvious that the amount of run-off water from the new development onto our property has 
increased substantially. I hope that the city of Richmond will be closely supervising the promised perimeter 
drainage portion of this project. I need some assurance that I will not be faced with increased flooding of my 
property after the completion of this project. The developer just refers back to the city requirements and 
nothing further ....... . 

From my understanding, the perimeter drainage project will start in mid March .... 
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8adyal, Sara 

From: 
Sent: 
To: 
Subject: 

Sara, 

Raymond Luetzen [rluetzen@icloud.com] 
Thursday, 15 January 201501 :31 PM 
Badyal, Sara 
Townhome Development 

It appears that we were not given an opportunity to attend a meeting regarding the town home development 
proposals and process. To receive this information from neighbours that were notified is typical of the selective 
consultation process, adapted by Richmond City Hall. I have on file that any further changes that have been 
disputed by affected neighbours would be communicated in writing. Needless to say, we are very disappointed 
and plan to continue our due recourse ..... 
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8adyal, Sara 

From: 
Sent: 
To: 
Subject: 

Hi Sara, 

Kathy Stephens [katstep1 @gmail.com] 
Tuesday, 03 February 2015 11 :52 AM 
Badyal, Sara 
Re: DP 14-657872 

We just wanted to mention that 5 guest parking spots for 23 townhouses seems very limited. We believe 1 or 2 
of these guest parking spots are handicapped. 

Thanks, 
Mike Thorne 
Kathy Stephens 

On Mon, Feb 2, 2015 at 12:52 PM, Badyal, Sara <SBadyal((~richmond.ca> wrote: 

Hi Kathy & lVIike, 

Thank you for your email. I will review the following concerns that I understand from your email below and will get back 

to you this week: 

Potential for construction activities to cause foundation cracking and house settling 

Potential for construction activities to damage your existing 20 foot tall tree adjacent to shared property line 

Potential noise from Heat Pumps and noise bylaw compliance 

.. Flooding in back yard 

Potential for overlook from townhouses into back yard and house. 

If I have misunderstood any of your concerns, please let me know. 

Council has endorsed the rezoning application, which included a development proposal to construct a townhouse 

complex and remove portions of the hedge. The developer is required to complete the items listed in the rezoning staff 

report before the rezoning is sent to Council for final approval. The development permit has not been approved yet, so 

final landscape details such as further hedge removal are not yet decided. 



I did not write a letter to David Boram a I understand he was a of the that 

previously owned the site. There was a significant amount of discussion with representatives of religious assem 

pro Richmond leading up to the current OCP I will do some research and get back to you. 

Thank you for the suggestion. I will include your letter in my staff report regarding the DP application. 

If you have any questions or comments, please feel free to call me at 604-276-4282. 

Regards, 

Sara 

Development Applications Division 

City of Richmond 

604-276-4282 

From: Kathy Stephens [mailto:katstepl@gmail.com] 
Sent: Friday, 30 January 2015 05:24 PM 
To: Badyal, Sara 
Subject: DP 14-657872 

Hi Sara, 

Just wanted to let you know that we are still against the 200 hedge trees being removed. Our neighbour Ray 
Luetzen told us you said it is already a done deal. That is sad for us. 

We think if the neighbourhood knew how the process worked we all would of been at the rezoning meeting. 

2 



We hear that David Boram had a letter from the City of Richmond about rezoning so that he could sell that 
property. Where could we get a copy of that letter? 

We have met with Jackson Lee and discussed these issues: 

Foundation cracking and our house settling monitored. 

Our 20 foot tree that is under a foot from the property line that Jackson did not know about. Might die. 

Heat Pump location and noise bylaw. 

Drainage- our back shed has been flooded ever since the sand has been put down. It contains our lawn mower, 
blower, weed eater, pressure washer, yard tools, camping gear.. etc. 

The new hedge trees and new fence. 

The townhouse complex being able to look into our back yard and house. Losing our privacy after over 20 
years. 

If we could make a suggestion for the next development it would be to get the developer to invite all the 
neighbours to a meeting and have a question and answer session. Instead of getting little bits of information 
here and there. 

Take care, 

Kathy Stephens 

Mike Thorne 

3 



8adyal, Sara 

From: 
Sent: 
To: 
Subject: 

Hi Sara, 

Kathy Stephens [katstep1@gmail.com] 
Thursday, 15 January 201504:27 PM 
Badyal, Sara 
Re: DP Application regarding 9051 and 9055 Dayton Avenue 

I want to know what was approved at this meeting without about half of the affected people being informed of 
the meeting. Was there approval to remove the hedge? 

Kathy Stephens 

On Thu, Jan 15,2015 at 3:36 PM, Badyal, Sara <SBadyal(cl)richmond.ca> wrote: 
Hello Ms. Stephens, 

Thank you for leaving a phone message for Barry Konkin this morning. I was very sorry to learn that you did 
not receive a notification letter for the DP Panel meeting yesterday and wanted to take this opportunity to send 
you an email. 

The DP application was reviewed yesterday at the January 14,2015 DP Panel meeting and was referred back to 
staff. I will review the referral with the applicant and when the referral has been addressed I will be writing 
another staffreport to DP Panel. Although I am not sure of the meeting date, when my staff report is ready the 
City Clerk's office will place DP Panel meeting notification in the local newspaper and will send a notification 
letter to all properties within 50 m of the applicant's site. 

For your information, here is a website link to the DP Panel meeting agendas & minutes. My staff report is 
available in the meeting agenda for the January 14, 2015 & the meeting minutes will be posted as soon as they 
are finalized. 
http://www.richmond.ca/cityhall/council/agendas/dpp.htm 

I will ensure that our City Clerks office sends a notification letter to you before the next meeting. 

If you have any questions or comments, please feel free to call me at 604-276-4282. 

Regards, 

Sara Badyal, M.Arch., RPP 
Planner 2 
Development Applications Division 
City of Richmond 
Tel: 604-276-4282 



8adyal, Sara 

From: 8adyal, Sara 
Sent: 
To: 

Friday, 16 January 201501:31 PM 
8adyal, Sara 

Subject: 9051 Dayton Ave + DP 14-657872 

From: Kathy Stephens [mailto:katstep1@gmail.com] 
Sent: Thursday, 15 January 2015 11:53 AM 
To: Konkin, Barry; MayorandCouncillors 
Subject: Re RZ 11-589989 9051 and 9055 Dayton Ave 

To Barry Konkin, 

I and my neighbours are very shocked and disappointed that we were not informed about the Design Panel 
meeting. I hear there was even a vote at this meeting about this development. 
Sara Badyal told me that all the neighbours involved, would get a notice from the City of Richmond about 
upcoming discussions relating to this development. 

The process seems very flawed. 

I was informed of this meeting only after the fact by a neighbour. 

Why did I not get a notice about this meeting as I am directly affected by the outcome? 

How many of my neighbours that are directly affected by the outcome of this meeting did not get notified about 
this meeting? 

Who and how is it decided who is informed about these meetings. 

I have been very active in this process from the beginning and expected to be updated and informed before the 
fact. 

I have phoned you but would appreciate a response bye-mail. 

Concerned, 
Kathy Stephens 
8371 Heather Street 
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8adyal, Sara 

From: Badyal, Sara 
Sent: 
To: 

Monday, 02 February 2015 12: 11 PM 
Badyal, Sara 

Subject: 8291 Heather St - tree removal 

From: CE WEBSTER [mailto:i m webster@shaw.ca] 
Sent: Tuesday, 27 January 2015 11:25 AM 
To: Badyal) Sara 
Subject: Re: 8291 Heather St - tree removal 

Hello Sara 
Thank-you for your guidance in this matter. WE) as homeowners and wishing to conserve our 
trees) feel that holding on to them will cause concerns in later years. Despite the best 
efforts of all concerned the tree roots will inadvertently be damaged and in later years the 
trees will become a nuisance(death) and a risk for the surrounding properties. Also their 
existing hedge will need to be removed. The time is right for the tree removal as the back 
property is vacant. 
We have concerns about the drainage and the suggestion of additional earth or a retaining 
wall add to the concern of root destruction. 
Hopefully I can navigate the process without problems. 

Thank you again 
Irene Webster 

From: "Sara Badyal" <SBadyal@richmond.ca> 
To: "i m webster@shaw.ca" <i m webster@shaw.ca> 
Sent: Monday) January 26) 2015 4:44:05 PM 
Subject: 8291 Heather St - tree removal questions 

Hello Mrs Webster) 

I understand that you have some concerns about trees located in your back yard. Here is a 
link to the City)s website to provide you with information about the City)s Tree Bylaw: 

http://www.richmond.ca/sustainability/environment/treeremoval.htm 

The webpage also includes links to a number of tree bylaw bulletins. I recommend starting 
with bulletins Tree-01 and Tree-08 for a better understanding of the tree bylaw and permit 
application process. 

If you have any questions or concerns) please feel free to call me at 604-276-4282. 

Regards) 

Sara Badyal ) M.Arch.) RPP 
Planner 2 
Development Applications Division 
City of Richmond 
Tel: 604-276-4282 

From: Jackson Lee [mailto:jackson.lee@jackenhomes.com] 
Sent: Monday) 26 January 2015 11:59 AM 
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To: Badyal} Sara 
Cc: i m webster@shaw.ca; ericmlsze@gmail.com; Taizo Yamamoto 
Subject: 8291 Heather Street 

Hi Sara} 

Hope you had a nice weekend. Just a quick heads up, we were able to visit some of our 
neighbours over the weekend and wanted to let you know specifically of a discussion with Mr. 
& Mrs. Webster at 8291 Heather Street. They have concerns with the 3 large trees in their 
yard that are currently within our tree protection zone and would want to apply to have them 
removed. Mrs. Webster is aware of the process required for tree permits and she will proceed 
as such. She is included in this email and if you should have any additional guidance for 
her in this process, we would appreciate your help. I have also discussed the possibility of 
completing the retaining wall if the trees are removed for continuity. I will be working 
closely with Mrs. Webster with any issues regarding the trees/fence/hedges/retaining wall. 

On another note} I will complete the full report of our findings and email you by the end of 
the day and await confirmation for the meeting scheduled for February 25. 

Regards} 

Jackson Lee 
Jacken Investments Inc. 
9002 Oak Street 
Vancouver, BC V6P 4B9 
Cell: 778.865.4783 
Tel: 604.266.0808 
Fax: 1.888.490.3953 
www.jackenhomes.com 
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Badyal, Sara 

From: 
Sent: 
To: 
Subject: 

Hi Sara, 

W L [wleungws@gmail.comj 
Tuesday, 13 January 2015 02:25 PM 
8adyal, Sara 
Flooding problem with 9051 Dayton Ave construction 

Thanks for your help in contacting the Developer regarding the surface water overflowing from their site onto 
our backyard (9111 Dayton Ave). It was up to less than 10' away from our house. The builder came and 
rectified the problem temporarily. We are hoping that the problem will not come up again during or after their 
construction. 

Thanks again for your help! 

Wilson 
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Badyal, Sara 

From: 
Sent: 
To: 
Subject: 

Hi Sara, 

Jackson Lee Uackson.lee@jackenhomes.com] 
Tuesday, 17 February 2015 02:31 PM 
Badyal, Sara 
9055 Dayton Avenue - Summary 

Attachment 0 

Further to the DPP meeting held on January 14th as per request ofthe Panel, we have provided letters to 
update our neighbours and to confirm the information with our neighbours in regards to the hedge and fence 
type that we propose to remove and replace. We have also addressed other questions and concerns that our 
neighbours had. 

Information letters & Discussions with Neighbours 

On January 19th, information letters were hand-delivered to 18 single family homes that border the site with 
specific information that affects each individual owner. During the week of January 19th, phone calls and 
emails were received from neighbours with other questions related to the development and in-person 
meetings were arranged for January 25th and 27th. 

The removal of the hedges proposed after the public hearing held in January 2013 affect 9 of these 
neighbours, specifically 

• 9071 & 9091 Dayton Avenue 
• 8291,8311,8331,8351,8371 & 8391 Heather Street 
• 9188 Dixon Avenue 

The meetings and discussions held over the period of January 19th to January 27th facilitated six discussions 
with nine of the neighbours that are affected by the new proposal. These six households include: 

• 9071 & 9091 Dayton Avenue 
• 8291,8311,8351 & 8371 Heather Street 

Feedback was positive and understanding of the proposal with five of these discussions. The owners of 8371 
Heather are strongly opposed to the removal of the existing hedge but are understanding ofthe situation 
after our discussion. 

8391 Heather, 8331 Heather and 9188 Dixon are the three neighbours that we were unable to talk to as there 
was no one home at the time of our visits on January 25th and 27th. It should be noted that we previously 
spoke with all three homeowners in August 2014 and they did not have issues with the proposal at that time. 
These homeowners have received two letters outlining the proposal and should have had the opportunity 
with the Development Permit Panel held on January 14th to discuss any concerns. Neither we, nor the City, 
have received any response or comments from these three homeowners to date since the proposal of further 
hedge removal. 

The remaining nine single family homes are unaffected by the new proposal but the letters serve to inform 
the neighbours, confirm the information and finalize the hedge and fencing details proposed. We were also 
able to touch base with five of the neighbours that are not are not affected by the new proposal and they did 
not have further questions or concerns. These interactions were with: 

• 8260 & 8300 Garden City 
• 9031 & 9131 Dayton Avenue 

1 



.. 8393 Heather Street 

The four neighbours that are not affected by the new proposal that we were unable to get in touch with on 
January 25th and January 27th are: 

.. 8280 Garden City 

.. 9111 Dayton Avenue 

.. 8411 & 8417 Heather Street 

It should be noted that we previously contacted these homeowners in August 2014 and they did not have 
issues with the plan to replace the fence and hedges at that time. These homeowners have received two 
letters outlining the proposal and had the opportunity to attend the Development Permit Panel held on 
January 14 to discuss any concerns. Neither we, nor the City, have received any response or comments from 
these homeowners to date. 

Fence & Hedge Replacement 

For all 18 single-family neighbours, we have not received any request to change the type of fencing proposed 
in our letters to them for their backyards. Specific fencing requests that were previously made since August 
2014 are for 3 of the 18 single family neighbours, specifically 9071 and 9091 Dayton request that no fence be 
installed between the properties and 8371 Heather request for a chain link fence. All other 15 homes find the 
wood fence to be acceptable. If any neighbour requires a change in the fence type, the request should be 
made in writing addressed to the applicant prior to the installation as proposed. 

In August 2014, it was also offered to the neighbours affected by the new proposal the opportunity to install a 
row of cedar hedges, at our cost, on their side ofthe property line but have not received any request to 
arrange such installation. The general consensus with those that discussed this option is that having these 
hedges on their side would require regular upkeep and maintenance. 

Other Landscaping Concerns 

The owner of 9071 Dayton Avenue provided a sketch of what he would like to see on the drive aisle beside his 
property. He requests that the emerald cedar hedging to continue on for the drive aisle, instead of the 
columnar Irish yew hedges proposed. After further consultation with the architect, we are unable to comply 
with the owner's wishes as there is not enough space to provide the same emerald cedar hedges used 
elsewhere to establish the hedge and allow them to thrive in the constrained space. The landscape architect 
has selected plants that are suitable for the conditions provided and should provide for excellent screening 
and greenery. This has been conveyed to the owner of 9071 Dayton Avenue that the existing plan should 
remain in place. 

The owners of 8291 Heather has safety concerns about the three tall trees that exist in their backyard that are 
protected by tree protection zone on the development site and are considering the removal of the trees. We 
advised the homeowner they must apply to the City for tree permits for removal and comply with the rules 
and regulations in place in regards to these trees. This does not change the existing plans and the existing 
tree protection fencing remains in place to protect the existing trees in our neighbour's yard. 

Noise Concern 

The owners of 8291 and 8371 Heather Street had expressed concern regarding the sound that will be 
generated by the heat pump proposed in the development. We referred the owners to the City's Noise 
Bylaw, specifically for quiet zone that allows for 45dBA at night time and 55dBA for daytime. We reviewed 
the specifications of the proposed heat pump and assured the homeowners that the distance between the 
unit and the property will provide sufficient distance to reduce the sound produced down and below the 
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allowable decibel as set out by the bylaw. The homeowner was further assured that the additional distance 
provided by their backyards, some up to 65 feet, should more than alleviate the sound at the point of 
reception, for example, their bedrooms. The neighbours understood and was satisfied with the explanation. 

Drainage Concerns 

Owners of 9111 Dayton Avenue, 8291, 8351 and 8371 Heather had discussed the issues of eXisting flooding in 
their backyards. We assured the homeowners that the City has regulations that require storm water is 
managed on the proposed development site and that perimeter drainage is designed to capture runoff and 
ensure storm water is contained and directed into the storm drainage system. We advised the owners that 
we cannot comment on the drainage of their homes but will ensure that the development complies with City 
drainage requirements. The City will also perform inspections to ensure drainage is properly constructed. We 
also reviewed with the homeowners the City's requirement for Wood Retaining Walls that shall be designed 

and constructed utilizing the Building Approvals Division's Wood Retaining Wall Design PSBldg07-2, dated 
October 18, 2012 specifically reviewing the detail pertaining to the perimeter drain. The neighbours 
understood and was satisfied with the explanation. 

Building Height 

The issue of building height was discussed with the owner of 8371 Heather. We assured the owner that the 
development is for two storey units and follows the design gUidelines and height limit restrictions set by the 
City. The units do not exceed the allowable height so there is no variance requested in the development. 
Overlook from the second floor into this neighbour's yard was discussed and it was discussed that the new 
homes will be able to look into their yards from the second floor as the yard has approximately 65 feet to the 
home. 

I trust this summary is thorough and has addressed all of your concerns. Please let me know if you require 
any other information. 

Regards, 

Jackson Lee 

Jacken Investments Inc. 
9002 Oak Street 
Vancouver, BC V6P 4B9 
Cell: 778.865.4783 
Tel: 604.266.0808 
Fax: 1.888.490.3953 
www.jackenhomes.com 
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Mr. Wallace Chan 

8260 Garden City Road 

Richmond, BC V6Y 2P2 

January 16, 2015 

Dear Mr. Chan 

Jacken Homes 

9002 Oak Street 

Vancouver, BC V6P 4B9 

www.jackenhomes.com 

As you may be aware our Development Permit Application was recently presented to the Development 

Permit Panel meeting on January 14, 2015. Feedback from the panel requested that we finalize and 

confirm the plan with our neighbours on the proposed hedge and fence replacement, and return back to 

panel with that information. 

Bordering on your back yard, we are planning to install a new 6 foot tall wooden fence on our property 
and 10 foot tall emerald green cedar hedges on our property behind the new fence. We are now 

currently estimating that this portion of the work would take place sometime in the spring of 2015. 

We thank you for your understanding and patience with our development and if there is anything we can 

assist with during our time here, please let us know. If you have questions, comments or require further 

details, please contact the undersigned and we can make arrangements to meet in person to go over 

these plans in detail. You can also find further information from the City of Richmond at 604-276-4282 

referencing file no. DP 14-657872. 

en Homes 

Cell: 778-865-4783 

Office: 604-266-0808 ext. 12 

jackson.lee@jackenhomes.com 



Homeowner 

8280 Garden City Road 

Richmond, BC V6Y 2P2 

August 5th, 2014 

To Whom It May Concern, 

Jacken Homes 

9002 Oak Street 

Vancouver, BC V6P 4B9 

www.jackenhomes.com 

As you may be aware our Development Permit Application was recently presented to the Development 

Permit Panel meeting on January 14, 2015. Feedback from the panel requested that we finalize and 

confirm the plan with our neighbours on the proposed hedge and fence replacement, and return back to 

panel with that information. 

Bordering on your back yard, we are planning to install a new 6 foot tall wooden fence on our property 

and 10 foot tall emerald green cedar hedges on our property behind the new fence. We are now 

currently estimating that this portion of the work would take place sometime in the spring of 2015. 

We thank you for your understanding and patience with our development and if there is anything we can 

assist with during our time here, please let us know. If you have questions, comments or require further 

details, please contact the undersigned and we can make arrangements to meet in person to go over 

these plans in detail. You can also find further information from the City of Richmond at 604-276-4282 

referencing file no. DP 14-657872. 

Office: 604-266-0808 ext. 12 

jackson.lee@jackenhomes.com 



Thind Family 

8300 Garden City Road 

Richmond, BC V6Y 2P2 

January 15, 2015 

Dear Thind Family, 

Jacken Homes 

9002 Oa k Street 

Vancouver, BC V6P 4B9 

www.jackenhomes.com 

As you may be aware our Development Permit Application was recently presented to the Development 

Permit Panel meeting on January 14, 2015. Feedback from the panel requested that we finalize and 

confirm the plan with our neighbours on the proposed hedge and fence replacement, and return back to 

panel with that information. 

Bordering on your bock yard, we are planning to install a new 6 foot toll wooden fence on our property 
and 10 foot toll emerald green cedar hedges on our property behind the new fence. We are now 

currently estimating that this portion of the work would take place sometime in the spring of 2015. 

We thank you for your understanding and patience with our development and if there is anything we can 

assist with during our time here, please let us know. If you have questions, comments or require further 

details, please contact the undersigned and we can make arrangements to meet in person to go over 

these plans in detail. You can also find further information from the City of Richmond at 604-276-4282 

referencing file no. DP 14-657872. 

Office: 604-266-0808 ext. 12 

jackson.lee@jackenhomes.com 



Homeowner 

9031 Dayton Avenue 

Richmond, BC V6Y lEl 

January 16, 2015 

To Whom It May Concern, 

Jacken Homes 

9002 Oak Street 

Vancouver, Be V6P 4B9 

www.jackenhomes.com 

As you may be aware our Development Permit Application was recently presented to the Development 

Permit Panel meeting on January 14, 2015. Feedback from the panel requested that we finalize and 

confirm the plan with our neighbours on the proposed hedge and fence replacement, and return back to 

the panel with that information. 

Bordering on your east side property line, we are planning to install a new 6 foot tall wooden fence on 
our property and 10 foot tall emerald green cedar hedges on our property behind the new fence. We 

are now currently estimating that this portion of the work would take place sometime in the spring of 

2015. 

We thank you for your understanding and patience with our development and if there is anything we can 

assist with during our time here, please let us know. If you have questions, comments or require further 

details, please contact the undersigned and we can make arrangements to meet in person to go over 

these plans in detail. You can also find further information from the City of Richmond at 604-276-4282 

referencing file no. DP 14-657872. 

Ja s n Lee 

Jacken Homes 

Cell: 778-865-4783 

Office: 604-266-0808 ext. 12 

jackson.lee@jackenhomes.com 



Mr. Richard Wong 

9071 Dayton Avenue 

Richmond, BC V6Y lE1 

January 16, 2014 

Dear Mr. Wong, 

Jacken Homes 

9002 Oak Street 

Vancouver, Be V6P 4B9 

www.jackenhomes.com 

As you may be aware our Development Permit Application was recently presented to the Development 

Permit Panel meeting on January 14, 2015. Feedback from the panel requested that we finalize and 

confirm the plan with our neighbours on the proposed hedge and fence replacement and return back to 

the Panel with that information. 

Our conversations with you had indicated that you would prefer to not have a fence along your backyard. 

As a result, we are not planning to install a new fence along your rear property line. Bordering on your 

back yard, we are planning to plant 10 foot tall emerald green cedar hedges on our property. Bordering 

on your west side property line, we are planning to install a new 6 foot tall wooden fence on our property 

and 5 foot tall columnar Irish yew hedges on our property behind the new fence. 

Our planned course of action remains the same as previously presented to you and is designed to limit 
the time of lost privacy screening. The existing hedges will be retained until perimeter drainage is to be 
constructed. At that time, the hedges would be removed and construction of the perimeter drainage is 
estimated to complete not exceeding a period 4 weeks. We would put up temporary fencing immediately 
to retain the separation of the fencing. Replacement hedges would be planted immediately after to bring 
back the privacy provided by the previous hedge. We are now currently estimating that this portion of 
the work would take place sometime in the spring of 2015. We will notify you in writing with a minimum 
of two weeks prior to the existing hedges being removed. 

We thank you for your understanding and patience with our development and if there is anything we can 

assist with during our time here, please let us know. If you have questions, comments or require further 

details, please contact the undersigned and we can make arrangements to meet in person to go over 

these plans in detail. You can also find further information from the City of Richmond at 604-276-4282 

referencing file no. DP 14-657872. 

J ken Homes 
Cell: 778-865-4783 

Office: 604-266-0808 ext. 12 
jackson.lee@jackenhomes.com 



Mrs. Juliana Yung 
9091 Dayton Avenue 

Richmond, BC V6Y 1E1 

January 16th, 2014 

Dear Mrs. Yung, 

Jacken Homes 

9002 Oak Street 
Vancouver, BC V6P 4B9 
www.iackenhomes.com 

As you may be aware our Development Permit Application was recently presented to the Development 

Permit Panel meeting on January 14, 2015. Feedback from the panel requested that we finalize and 

confirm the plan with our neighbours on the proposed hedge and fence replacement, and return back to 

the Panel with that information. 

Our conversations with you had indicated that you would prefer to not have a fence along your rear 
property line. As a result, we are not planning to install a new fence along your rear property line. 

Bordering on your back yard, we are planning to plant 10 foot tall emerald green cedar hedges on our 
property. 

Our planned course of action remains the same as previously presented to you and is designed to limit 
the time of lost privacy screening. The existing hedges will be retained until perimeter drainage is to be 
constructed. At that time, the hedges would be removed and construction of the perimeter drainage is 
estimated to complete not exceeding a period 4 weeks. We will put up temporary fencing immediately 
to retain the separation of the fencing. Replacement hedges would be planted immediately after to bring 
back the privacy provided by the previous hedge. We are now currently estimating that this portion of 
the work would take place sometime in the spring of 2015. We will notify you in writing with a minimum 
of two weeks prior to the existing hedges being removed. 

We thank you for your understanding and patience with our development and if there is anything we can 

assist with during our time here, please let us know. If you have questions, comments or require further 

details, please contact the undersigned and we can make arrangements to meet in person to go over 

these plans in detail. You can also find further information from the City of Richmond at 604-276-4282 

referencing file no. DP 14-657872. 

Jacken Homes 
Cell: 778-865-4783 
Office: 604-266-0808 ext. 12 
jackson.lee@jackenhomes.com 



Mr. Wilson Leung 
9111 Dayton Avenue 

Richmond, BC V6Y lE1 

January 16th
, 2014 

Dear Mr. Leung, 

Jacken Homes 

9002 Oak Street 

Vancouver, Be V6P 4B9 
www.jackenhomes.com 

Thank you for attending our Development Permit Application presentation to the City of Richmond. We 

appreciate your contribution and comments to the panel. As you are aware, feedback from the panel 

requested that we finalize and confirm with our neighbours on the proposed hedge and fence 

replacement and return to the Panel with that information. 

Bordering on your back yard, we are planning to install a new 6 foot tall wooden fence on our property 
and 10 foot tall emerald green cedar hedges on our property behind the new fence. 

Our planned course of action remains the same as previously presented to you and is designed to limit 

the time of lost privacy screening. The existing fence will be retained until perimeter drainage is to be 

constructed. At that time, the fence would be removed and construction of the perimeter drainage is 

estimated to complete not exceeding a period of 4 weeks. We would put up temporary fencing 

immediately to retain the separation of the fencing. Replacement hedges and fences would be installed 

immediately after we complete the work to bring back the privacy provided previously. We are now 
currently estimating that this portion of the work would take place sometime in the spring of 2015. We 

will notify you in writing with a minimum of two weeks prior to the existing hedges being removed. 

Our previous conversations with you had indicated that you have concerns with existing drainage issues 

in your backyard. The panel assured you that this was a common concern and they receive similar 

comments on a regular basis. Our construction is designed by engineers and the city's engineering 

department has floodplain design requirements to follow. 

We thank you for your understanding and patience with our development and if there is anything we can 

assist with during our time here, please let us know. If you have questions, comments or require further 

details, please contact the undersigned and we can make arrangements to meet in person to go over 
these plans in detail. You can also find further information from the City of Richmond at 604-276-4282 

referencing file no. DP 14-657872. 

Office: 604-266-0808 ext. 12 

jackson.lee@jackenhomes.com 



Mr. & Mrs. Altshuler 

9131 Dayton Avenue 

Richmond, BC V6Y 1E1 

January 16th
, 2014 

Dear Mr. Altshuler, 

Jacken Homes 

9002 Oak Street 

Vancouver, BC V6P 4B9 

www.jackenhomes.com 

Thank you for attending our Development Permit Application presentation to the City of Richmond on 

January 14, 2015. As you are aware, feedback from the panel requested that we finalize and confirm with 

our neighbours on the proposed hedge and fence replacement, and return back to the Panel with that 

information. 

Bordering on your back yard, we are planning to install a new 6 foot tall wooden fence on our property 

and 10 foot tall emerald green cedar hedges on our property behind the new fence. 

Our planned course of action remains the same as previously presented to you and is designed to limit 

the time of lost privacy screening. The existing fence will be retained until perimeter drainage is to be 

constructed. At that time, the fence would be removed and construction of the perimeter drainage is 

estimated to complete not exceeding a period of 4 weeks. We would put up temporary fencing 

immediately to retain the separation of the fencing. Replacement hedges and fences would be installed 

immediately after we complete the work to bring back the privacy provided previously. We are now 

currently estimating that this portion of the work would take place sometime in the spring of 2015. We 

will notify you in writing with a minimum of two weeks prior to the existing hedges being removed. 

My previous conversations with you had indicated that you would be interested in securing additional 

hedges for your own backyard use. Please let me know in writing or email if you are still interested in the 

additional hedges and we can work out the details together. 

We thank you for your understanding and patience with our development and if there is anything we can 

assist with during our time here, please let us know. If you have questions, comments or require further 

details, please contact the undersigned and we can make arrangements to meet in person to go over 

these plans in detail. You can also find further information from the City of Richmond at 604-276-4282 

referencing file no. DP 14-657872. 

J c n Homes 

Cell: 778-865-4783 

Office: 604-266-0808 ext. 12 

jackson.lee@jackenhomes.com 



Homeowner 

8417 Heather Street 

Richmond, BC V6Y 2R3 

January 16, 2015 

To Whom It May Concern, 

Jacken Homes 

9002 Oak Street 

Vancouver, Be V6P 4B9 

www.jackenhomes.com 

As you may be aware our Development Permit Application was recently presented to the Development 

Permit Panel meeting on January 14, 2015. Feedback from the panel requested that we finalize and 

confirm the plan with our neighbours on the proposed hedge and fence replacement, and return back to 

the Panel with that information. 

Bordering on your backyard at the northwest corner of your property, we are planning to install a new 

6 foot tall wooden fence on our property and 10 foot tall emerald green cedar hedges on our property 

behind the new fence. 

Our planned course of action remains the same as previously presented to you and is designed to limit 

the time of lost privacy screening. The eXisting hedges and fence will be retained until perimeter drainage 

is to be constructed. At that time, the hedges would be removed and construction of the perimeter 

drainage is estimated to complete not exceeding a period 4 weeks. We would put up temporary fencing 

immediately to retain the separation of the fencing. Replacement hedges and fences would be installed 

immediately after to bring back the privacy provided by the previous hedge. We are now currently 

estimating that this portion of the work would take place sometime in the spring of 2015. We will notify 

you in writing with a minimum of two weeks prior to the existing hedges being removed. 

We thank you for your understanding and patience with our development and if there is anything we can 

assist with during our time here, please let us know. If you have questions, comments or require further 

details, please contact the undersigned and we can make arrangements to meet in person to go over 

these plans in detail. You can also find further information from the City of Richmond at 604-276-4282 

re erencing file no. DP 14-657872. 

Office: 604-266-0808 ext. 12 
jackson.lee@jackenhomes.com 



Mrs. Grace Qin 

8411 Heather Avenue 

Richmond, BC V6Y 2R3 

January 16, 2015 

Dear Mrs. Qin, 

Jacken Homes 

9002 Oak Street 
Vancouver, BC V6P 4B9 

www.jackenhomes.com 

As you may be aware our Development Permit Application was recently presented to the Development 

Permit Panel meeting on January 14, 2015. Feedback from the panel requested that we finalize and 

confirm the plan with our neighbours on the proposed hedge and fence replacement, and return back to 
the Panel with that information. 

Bordering on your back yard, we are planning to install a new 6 foot tall wooden fence on our property 

and 10 foot tall emerald green cedar hedge on our property behind the new fence. 

Our planned course of action remains the same as previously presented to you and is designed to limit 

the time of lost privacy screening. The existing hedges and fence will be retained until perimeter drainage 

is to be constructed. At that time, the hedges would be removed and construction of the perimeter 

drainage is estimated to complete not exceeding a period 4 weeks. We will put up temporary fencing 

immediately to retain the separation of the fencing. Replacement hedges and fences would be installed 

immediately after to bring back the privacy provided by the previous hedge. We are now currently 

estimating that this portion of the work would take place sometime in the spring of 2015. We will notify 
you in writing with a minimum of two weeks prior to the existing hedges being removed. 

The opportunity to have additional hedges for your backyard is still available prior to the start of our 
drainage work. 

We thank you for your understanding and patience with our development and if there is anything we can 

assist with during our time here, please let us know. If you have questions, comments or require further 

details, please contact the undersigned and we can make arrangements to meet in person to go over 

these plans in detail. You can also find further information from the City of Richmond at 604-276-4282 

referencing file no. DP 14-657872. 

Office: 604-266-0808 ext. 12 
jackson.lee@jackenhomes.com 



Mrs. Liliani Ho 

8393 Heather Avenue 

Richmond, BC V6Y 2R3 

January 16, 2015 

Dear Mrs. Ho, 

Jacken Homes 

9002 Oak Street 

Vancouver, BC V6P 4B9 

www.jackenhomes.com 

As you may be aware our Development Permit Application was recently presented to the Development 

Permit Panel meeting on January 14, 2015. Feedback from the panel requested that we finalize and 

confirm the plan with our neighbours on the proposed hedge and fence replacement, and return back to 

the Panel with that information. 

Bordering on your back yard, we are planning to install a new 6 foot tall wooden fence on our property 

and 10 foot tall emerald green cedar hedges on our property behind the new fence. 

Our planned course of action remains the same as previously presented to you and is designed to limit 

the time of lost privacy screening. The existing hedge and fence will be retained until perimeter drainage 

is to be constructed. At that time, the hedge and fence would be removed and construction of the 

perimeter drainage is estimated to complete not exceeding a period 4 weeks. We would put up temporary 

fencing immediately to retain the separation of the fencing. Replacement hedges and fences would be 

installed immediately after to bring back the privacy provided by the previous hedge. We are now 

currently estimating that this portion of the work would take place sometime in the spring of 2015. We 

will notify you in writing with a minimum of two weeks prior to the existing hedges being removed. 

We thank you for your understanding and patience with our development and if there is anything we can 

assist with during our time here, please let us know. If you have questions, comments or require further 

details, please contact the undersigned and we can make arrangements to meet in person to go over 

these plans in detail. You can also find further information from the City of Richmond at 604-276-4282 

referencing file no. DP 14-657872. 

Office: 604-266-0808 ext. 12 

jackson.lee@jackenhomes.com 



Mr. David Liu 

8391 Heather Avenue 

Richmond, BC V6Y 2R3 

January 16, 2015 

Dear Mr. Liu, 

Jacken Homes 

9002 Oak Street 

Vancouver, BC V6P 4B9 

www.jackenhomes.com 

As you may be aware our Development Permit Application was recently presented to the Development 

Permit Panel meeting on January 14, 2015. Feedback from the panel requested that we finalize and 

confirm the plan with our neighbours on the proposed hedge and fence replacement, and return back to 

the Panel with that information. 

Bordering on your back yard, we are planning to install a new 6 foot tall wooden fence on our property 

and 10 foot tall emerald green cedar hedges on our property behind the new fence. 

Our planned course of action remains the same as previously presented to you and is designed to limit 

the time of lost privacy screening. The existing hedge and fence will be retained until perimeter drainage 

is to be constructed. At that time, the hedge and fence would be removed and construction of the 

perimeter drainage is estimated to complete not exceeding a period 4 weeks. We would put up temporary 

fencing immediately to retain the separation of the fencing. Replacement hedges and fences would be 

installed immediately after to bring back the privacy provided by the previous hedge. We are now 

currently estimating that this portion of the work would take place sometime in the spring of 2015. We 

will notify you in writing with a minimum of two weeks prior to the existing hedges being removed. 

We thank you for your understanding and patience with our development and if there is anything we can 

assist with during our time here, please let us know. If you have questions, comments or require further 

details, please contact the undersigned and we can make arrangements to meet in person to go over 

these plans in detail. You can also find further information from the City of Richmond at 604-276-4282 

e rencing file no. DP 14-657872. 

Office: 604-266-0808 ext. 12 

jackson.lee@jackenhomes.com 



Mike & Kathy Stephens 

8371 Heather Street 

Richmond, BC V6Y 2R3 

January 16th
, 2015 

Dear Mr. & Mrs. Stephens, 

jacken Homes 

9002 Oak Street 

Vancouver, BC V6P 4B9 

www.jackenhomes.com 

As you may be aware our Development Permit Application was recently presented to the Development 

Permit Panel meeting on January 14, 2015. Feedback from the panel requested that we finalize and 

confirm the plan with our neighbours on the proposed hedge and fence replacement, and return back to 

the Panel with that information. 

Our conversations with you indicated that you would prefer to have a chain link fence. Bordering on 

your back yard, we are planning to install a new 6 foot tall black plastic coated chain link fence on our 

property and 10 foot tall emerald green cedar hedges on our property behind the new fence. 

Our planned course of action remains the same as previously presented to you and is designed to limit 

the time of lost privacy screening. The existing hedges and fence will be retained until perimeter drainage 

is to be constructed. At that time, the hedges would be removed and construction of the perimeter 

drainage is estimated to complete not exceeding a period 4 weeks. We would put up temporary fencing 

immediately to retain the separation of our properties and it should provide for adequate temporary 

fencing to ensure your dog is safely secured within your back yard. Replacement hedges and fences would 

be installed immediately after to bring back the privacy provided by the previous hedge. We are now 

currently estimating that this portion of the work would take place sometime in the spring of 2015. We 

will notify you in writing with a minimum of two weeks prior to the existing hedges being removed. 

We thank you for your understanding and patience with our development and if there is anything we can 

assist with during our time here, please let us know. If you have questions, comments or require further 

details, please contact the undersigned and we can make arrangements to meet in person to go over 

these plans in detail. You can also find further information from the City of Richmond at 604-276-4282 

referencing file no. DP 14-657872. 

Ja n Homes 

Cell: 778-865-4783 

Office: 604-266-0808 ext. 12 

jackson.lee@jackenhomes.com 



Mr. & Mrs. Ray Luetzen 

8351 Heather Street 

Richmond, BC V6Y 2R3 

January 15th
, 2015 

Dear Mr. & Mrs. Luetzen, 

Jacken Homes 

9002 Oak Street 

Vancouver, BC V6P 4B9 

www.jackenhomes.com 

As you may be aware our Development Permit Application was recently presented to the Development 

Permit Panel meeting on January 14, 2015. Feedback from the panel requested that we finalize and 

confirm the plan with our neighbours on the proposed hedge and fence replacement, and return back to 

the Panel with that information. 

Bordering on your back yard, we are planning to Install a new 6 foot tall wooden fence on our property 

and 10 foot tall emerald green cedar hedges on our property behind the new fence. 

Our planned course of action remains the same as previously presented to you and is designed to limit 

the time of lost privacy screening. The existing hedges and fence will be retained until perimeter drainage 

is to be constructed. At that time, the hedges would be removed and construction of the perimeter 

drainage is estimated to complete not exceeding a period 4 weeks. We would put up temporary fencing 

immediately to retain the separation of the fencing. Replacement hedges and fences would be installed 

immediately after to bring back the privacy provided by the previous hedge. We are now currently 

estimating that this portion of the work would take place sometime in the spring of 2015. We will notify 

you in writing with a minimum of two weeks prior to the existing hedges being removed. 

The opportunity to have additional hedges for your backyard is still available prior to the start of our 

drainage work. From our previous email correspondence, you showed interest in planting a row of hedges 

on your side of the fence. Please let me know if you are still interested so we may begin planning and 

arranging for this installation in the spring time. 

We thank you for your understanding and patience with our development and if there is anything we can 

assist with during our time here, please let us know. If you have questions, comments or require further 

details, please contact the undersigned and we can make arrangements to meet in person to go over 

these plans in detail. You can also find further information from the City of Richmond at 604-276-4282 

referencing file no. DP 14-657872. 

Office: 604-266-0808 ext. 12 
jackson.lee@jackenhomes.com 



Mr. Lawrence Ho 

8331 Heather Street 

Richmond, BC V6Y 2R3 

January 16th
, 2015 

Dear Mr. Ho, 

Jacken Homes 
9002 Oak Street 

Vancouver, BC V6P 4B9 
www.iackenhomes.com 

As you may be aware our Development Permit Application was recently presented to the Development 

Permit Panel meeting on January 14, 2015. Feedback from the panel requested that we finalize and 

confirm the plan with our neighbours on the proposed hedge and fence replacement, and return back to 
the Panel with that information. 

Bordering on your back yard, we are planning to install a new 6 foot tall wooden fence on our property 

and 10 foot tall emerald green cedar hedges on our property behind the new fence. 

Our planned course of action remains the same as previously presented to you and is designed to limit 

the time of lost privacy screening. The existing hedges and fence will be retained until perimeter drainage 

is to be constructed. At that time, the hedges would be removed and construction of the perimeter 
drainage is estimated to complete not exceeding a period 4 weeks. We would put up temporary fencing 

immediately to retain the separation of the fencing. Replacement hedges and fences would be installed 

immediately after to bring back the privacy provided by the previous hedge. We are now currently 

estimating that this portion of the work would take place sometime in the spring of 2015. We will notify 

you in writing with a minimum of two weeks prior to the existing hedges being removed. 

The opportunity to have additional hedges for your backyard is still available prior to the start of our 

drainage work. Please notify me in writing if you wish to make these arrangements. 

We thank you for your understanding and patience with our development and if there is anything we can 

assist with during our time here, please let us know. If you have questions, comments or require further 
details, please contact the undersigned and we can make arrangements to meet in person to go over 

these plans in detail. You can also find further information from the City of Richmond at 604-276-4282 

referencing file no. DP 14-657872. 

J k nlee 

Ja n Homes 
Cell: 778-865-4783 
Office: 604-266-0808 ext. 12 
jackson.lee@jackenhomes.com 



Mr. Michael Kramer 

8311 Heather Street 

Richmond, BC V6Y 2R3 

January 16th
, 2015 

Dear Mr. Kramer, 

Jacken Homes 

9002 Oak Street 

Vancouver, BC V6P 4B9 

www.jackenhomes.com 

As you may be aware our Development Permit Application was recently presented to the Development 

Permit Panel meeting on January 14. 2015. Feedback from the panel requested that we finalize and 

confirm the plan with our neighbours on the proposed hedge and fence replacement, and return back to 

the Panel with that information. 

Bordering on your back yard, we are planning to install a new 6 foot tall wooden fence on our property 

and 10 foot tall emerald green cedar hedges on our property behind the new fence. 

Our planned course of action remains the same as previously presented to you and is designed to limit 

the time of lost privacy screening. The existing hedges and fence will be retained until perimeter drainage 

is to be constructed. At that time, the hedges would be removed and construction of the perimeter 

drainage is estimated to complete not exceeding a period 4 weeks. We would put up temporary fencing 

immediately to retain the separation of the fencing. Replacement hedges and fences would be installed 

immediately after to bring back the privacy provided by the previous hedge. We are now currently 

estimating that this portion of the work would take place sometime in the spring of 2015. We will notify 

you in writing with a minimum of two weeks prior to the existing hedges being removed. 

The opportunity to have additional hedges for your backyard is still available prior to the start of our 

drainage work. Please notify me in writing if you wish to make these arrangements. 

We thank you for your understanding and patience with our development and if there is anything we can 

assist with during our time here, please let us know. If you have questions. comments or require further 

details, please contact the undersigned and we can make arrangements to meet in person to go over 

these plans in detail. You can also find further information from the City of Richmond at 604-276-4282 

encing file no. DP 14-657872. 

Office: 604-266-0808 ext. 12 

jackson.lee@jackenhomes.com 



Mr. & Mrs. Mickey Webster 

8291 Heather Street 

Richmond, BC V6Y 2R3 

January 15th
, 2015 

Dear Mr. & Mrs. Webster, 

Jacken Homes 
9002 Oak Street 

Vancouver, BC V6P 4B9 
www.jackenhomes.com 

As you may be aware our Development Permit Application was recently presented to the Development 

Permit Panel meeting on January 14, 2015. Feedback from the panel requested that we finalize and 

confirm the plan with our neighbours on the proposed hedge and fence replacement, and return back to 
the Panel with that information. 

Bordering on your back yard, we are planning to install a new 6 foot tall wooden fence on our property 

and 10 foot tall emerald green cedar hedges on our property behind the new fence. 

Our planned course of action remains the same as previously presented to you and is designed to limit 

the time of lost privacy screening. The existing hedges and fence will be retained until perimeter drainage 

is to be constructed. At that time, the hedges would be removed and construction of the perimeter 

drainage is estimated to complete not exceeding a period 4 weeks. We would put up temporary fencing 

immediately to retain the separation of the fencing. Replacement hedges and fences would be installed 

immediately after to bring back the privacy provided by the previous hedge. We are now currently 

estimating that this portion of the work would take place sometime in the spring of 2015. We will notify 
you in writing with a minimum of two weeks prior to the existing hedges being removed. 

The opportunity to have additional hedges for your backyard is still available prior to the start of our 
drainage work. Please notify me in writing if you wish to make these arrangements. 

We thank you for your understanding and patience with our development and if there is anything we can 

assist with during our time here, please let us know. If you have questions, comments or require further 

details, please contact the undersigned and we can make arrangements to meet in person to go over 

these plans in detail. You can also find further information from the City of Richmond at 604-276-4282 
referencing file no. DP 14-657872. 

Office: 604-266-0808 ext. 12 
jackson.lee@jackenhomes.com 



Mr. Stephen Kwok 

9188 Dixon Avenue 

Richmond, BC V6Y 1E4 

January 16, 2015 

Dear Mr. Kwok 

Jacken Homes 

9002 Oak Street 

Vancouver, BC V6P 4B9 
www.jackenhomes.com 

As you may be aware our Development Permit Application was recently presented to the Development 

Permit Panel meeting on January 14, 2015. Feedback from the panel requested that we finalize and 

confirm the plan with our neighbours on the proposed hedge and fence replacement, and return back to 

the Panel with that information. 

Bordering on your west side property line, we will be installing a new 6 foot tall wooden fence with 10 
foot tall emerald green cedar hedges on our property behind the new fence. 

Our planned course of action remains the same as previously presented to you and is designed to limit 
the time of lost privacy screening. The existing hedges and fence will be retained until perimeter drainage 
is to be constructed. At that time, the hedges would be removed and construction of the perimeter 
drainage is estimated to complete not exceeding a period 4 weeks. We would put up temporary fencing 
immediately to retain the separation of the fencing. Replacement hedges and fences would be installed 
immediately after to bring back the privacy provided by the previous hedge. We are now currently 
estimating that this portion of the work would take place sometime in the spring of 2015. We will notify 
you in writing with a minimum of two weeks prior to the existing hedges being removed. 

We thank you for your understanding and patience with our development and if there is anything 
we can assist with during our time here, please let us know. If you have questions, comments or 
require further details, please contact the undersigned and we can make arrangements to meet 
in person to go over these plans in detail. You can also find further information from the City of 
Richmond at 604-276-4282 referencing file no. DP 14-657872. 

n Homes 

Cell: 778-865-4783 

Office: 604-266-0808 ext. 12 

jackson .Iee@jackenhomes.com 
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City of 
Richmond Development Permit 

To the Holder: 

Property Address: 

Address: 

YAMAMOTO ARCHITECTURE INC. 

9051 AND 9055 DAYTON AVENUE 

C/O KAREN MA 
YAMAMOTO ARCHITECTURE INC. 
2386 OAK STREET, 
VANCOUVER, BC V6H 4J1 

No. DP 14-657872 

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

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

3. Subject to Section 692 of the Local Government Act, R.S.B.C.: buildings and structures; 
off-street parking and loading facilities; roads and parking areas; and landscaping and 
screening shall be constructed generally in accordance with Plans #1 to #11 attached hereto. 

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

5. As a condition of the issuance of this Permit, the City is holding the security in the amount of 
$254,221.28 to ensure that development is carried out in accordance with the terms and 
conditions of this Permit. Should any interest be earned upon the security, it shall accrue to 
the Holder if the security is returned. The condition of the posting of the security is that 
should the Holder fail to carry out the development hereby authorized, according to the terms 
and conditions of this Permit within the time provided, the City may use the security to carry 
out the work by its servants, agents or contractors, and any surplus shall be paid over to the 
Holder. Should the Holder carry out the development permitted by this permit within the 
time set out herein, the security shall be returned to the Holder. The City may retain the 
security for up to one year after inspection of the completed landscaping in order to ensure 
that plant material has survived. 

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

4491744 



To the Holder: 

Property Address: 

Address: 

Development Permit 
No. DP 14-657872 

YAMAMOTO ARCHITECTURE INC. 

9051 AND 9055 DAYTON AVENUE 

C/O KAREN MA 
YAMAMOTO ARCHITECTURE INC. 
2386 OAK STREET, 
VANCOUVER, BC V6H 4J1 

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

This Permit is not a Building Permit. 

AUTHORIZING RESOLUTION NO. 
DAY OF 

DELIVERED THIS DAY OF 

MAYOR 

ISSUED BY THE COUNCIL THE 
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DAYTON AVE 

Notes: 

• Off-site works via separate required Servicing Agreement for infrastructure and frontage improvements. 
• No Variances. 
• 1 convertible townhouse unit. 
e Aging in place features in all townhouse units . 
• I accessible parking space. 

• Development is required to construct amenity building (approx. 416 m2
), including mailbox area and garbage/recycling storage room. 

• Develop'ment is required to restrict Dayton Avenue driveway to entry one-way only as per Restrictive Covenant registered on Title. 
• Development is required to protect 6 trees on neighbouring properties adjacent to development site, complete with tree protective 

fencing and contract with a Certified Arborist. 

• Development is required to be constructed to meet or exceed EnerGuide 82 criteria for energy efficiency and all dwellings are to be 
pre-ducted for solar hot water heating, as per Restrictive Covenant registered on Title. 

• Sustainability features: 
o Energy efficient Energy Star rated appliances and heat pump. 
o Water efficient low flow fixtures. 

o Air quality sensitive low emitting sealants, paints, adhesives, carpet and composite wood construction materials. 
o Permeable pavers in patios and the internal drive aisle increase storm water infiltration potential. 
o Sustainable materials; such as Hardie sidings as primary cladding material for buildings which contain post-industrial or pre

consumer recycled content and provide longer lasting and lower maintenance and repair cost. 
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City of 
Richmond Report to Development Permit Panel 

To: Development Permit Panel Date: February 13, 2015 

From: Wayne Craig File: DP 14-668373 
Director of Development 

Re: Application by Kirk Yuen of Cape Construction (2001) ltd. for a Development 
Permit at 13040 No.2 Road 

Staff Recommendation 

That a Development Permit be issued which would: 

1. Permit the construction of a four-storey mixed-use commercial/residential building 
containing approximately 55 residential units and 349.3 m2 (3,760 ft2) of commercial space 
at 13040 No.2 Road on a site zoned "Commercial Mixed Use (ZMU24) - London Landing 
(Steveston)"; and 

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

a) Reduce the required number of off-street loading spaces from two (2) to one (1). 

tz::0 
Director oJDivelopment 

WC:sb 
Att. 

4497027 
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Staff Report 

Origin 

Kirk Yuen of Cape Construction (2001) Ltd. has applied to the City of Richmond for permission 
to develop a four-storey mixed-use commercial/residential building containing approximately 55 
residential units and 349.3 m2 (3,760 ft2) of commercial space on a site zoned "Commercial 
Mixed Use (ZMU24) - London Landing (Steveston)". 

The site is being rezoned from the "Light Industrial (IL)" zone to the "Commercial Mixed Use 
(ZMU24) - London Landing (Steveston)" site-specific zone under Richmond Zoning Bylaw 
8500, Amendment Bylaw 9094 (RZ 12-602748). The rezoning bylaw received Public Hearing 
and 3rd reading on May 20,2014. 

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

Development Information 

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

Background 

The subject site is situated in an area identified in the Steveston Area Plan as the 
London/Princess waterfront neighbourhood and also the London Landing Character Area. The 
area is designated for mixed-use (Commercial Industrial with Residential & Office Above) 
projects, heritage residential projects and residential projects in a "fine grained urban fabric" 
composed of many simple, yet distinctive buildings set close together. The subject site currently 
contains a two-storey light industrial building, which is intended to be demolished to 
accommodate the development proposal. Development surrounding the subject site is as 
follows: 

• To the north: A three-storey mixed-use townhouse development with commercial space at 
grade fronting No.2 Road, zoned "Commercial Mixed Use (ZMU13) - London Landing 
(Steveston)". 

To the north-east: There is a public-rights-of-passage right-of-way (ROW) registered over 
the north-east edge of the neighbouring three-storey townhouse development described 
above, including the drive aisle and areas oflandscaping. Beyond the ROW is the City's 
greenway and farm land in the Agricultural Land Reserve (ALR). 

• To the south-east: A five-storey mixed-use development with commercial space at grade 
fronting London Road, zoned "Commercial Mixed Use (ZMU8) - London Landing 
(Steveston)". 
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• To the south: A four-storey mixed-use development on the corner of No. 2 Road and 
London Road with commercial space at grade fronting London Road, zoned "Commercial 
Mixed Use (ZMU14) - London Landing (Steveston)". 

• To the west: Across No.2 Road, are undeveloped industrial lands currently used in support 
of Steveston Harbour and zoned "Light Industrial (IL)". 

Rezoning and Public Hearing Results 

The development proposal was reviewed at two (2) Public Hearings: February 17,2014 and May 
20,2014. At the Public Hearing held on February 17,2014, the rezoning bylaw was referred 
back to staff: 

"( 1) for more information on the notion of utilizing the same garbage contractor for the 
proposed project as the one currently utilized by the existing adjacent building; 

(2) to consider the necessity of the second loading bay and whether it can be mitigated or 
potentially eliminated; 

(3) to examine the pathway through the adjacent property and to encourage discussion with 
the adjacent Strata Corporation regarding the soundness of the pathway; 

(4) for more information about the need and timing of potential road improvements to 
No.2 Road south of Steveston Highway; and 

(5) to examine potential privacy overlook issues associated with the proposed development." 

The 2nd Public Hearing for the rezoning bylaw for this site was held on May 20, 2014. The 
referral rezoning staff report considered at the Public Hearing included the developer's response 
to public concerns regarding access across the neighbouring development, which was to revise 
the proposal to eliminate the second loading bay and relocate the servicing area away from the 
rear southeast corner of the site, eliminating the need for access across the neighbouring 
development over the neighbouring parking structure. 

At the Public Hearing held on May 20, 2014, staff were asked to investigate the implementation 
of traffic calming measures along No.2 Road. In response, Transportation staff conducted a 
traffic study and are in the process of investigating traffic calming measures. Vehicle speed 
along No.2 Road between Andrews Road and London Road was found to be over the posted 
speed limit of 50 km/h, but within traffic enforcement tolerances. Traffic calming measures 
south of Moncton Street are being investigated as part of the future No.2 Road widening project 
under consideration in the City's Five Year Capital Plan for 2015-2019. The project is currently 
slated for design in 2016 with construction to begin in 2017 subject to funding availability and 
Council approval as part of the future Five Year Capital Program approval process. In addition, 
resident concern regarding vehicle speeding was forwarded to RCMP's Traffic Division and staff 
requested that the area be monitored by "Speedwatch". This is a local team of volunteers 
coordinated by the RCMP that check neighbourhood speeds using electronic signs that provide 
drivers with instant feedback on their current speed. 
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Public Input 

Correspondence was received and discussed in the two (2) rezoning staff reports for the proposal 
dated January 15, 2013 and March 18,2014. After March 18,2014 and at the May 20,2014 
Public Hearing further input was received from the public including concerns about rezoning the 
property. After Public Hearing, the City received three (3) additional items of correspondence 
regarding the development proposal (Attachment 2). 

Many of the concerns were similar to concerns discussed in the rezoning staff reports. There 
was a new concern expressed associated with the proposed building regarding the potential for 
construction activities to damage neighbouring properties. The developer is required to ensure 
their construction does not cause damage to adjacent properties and will be required to submit a 
geotechnical report as part of their Building Permit application. 

Staff Comments 

The proposed scheme attached to this report has satisfactorily addressed the urban design issues 
and other staff comments identified as part of the review of the subject Development Permit. 
The proposed Development Permit complies with the Official Community Plan (OCP) and 
Steveston Area Plan designations and policies and is in compliance with the "Commercial Mixed 
Use (ZMU24) - London Landing (Steveston)" zone, but requires a variance to the Zoning Bylaw 
8500 as described below. 

Zoning ComplianceNariances (staff comments in bold) 

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

1) Reduce the required number of off-street loading spaces from two (2) to one (1). 

(Staff supports the proposed variance as it is requested in response to the Council referral 
from the Public Hearing held on February 17,2014 to consider eliminating the second 
loading bay and public concerns regarding access across the neighbouring development. The 
applicant revised the proposal to eliminate the second loading bay and relocate the servicing 
area away from the rear southeast corner of the site, thereby eliminating the need for access 
across the neighbouring development, and over the parking structure. The proposed loading 
bay would be shared by residents and commercial units a legal agreementfor the shared use 
of the loading bay was secured through the rezoning. This arrangement was reviewed and 
supported by Transportation sta.tJ.) 

Advisory Design Panel Comments 

The Advisory Design Panel considered the subject development on October 22,2014, and voted 
in favour of it moving forward to the Development Permit Panel, subject to the applicant giving 
consideration to the Panel's comments. A copy of the relevant excerpt from the Advisory 
Design Panel Minutes is attached for reference (Attachment 3). The design response from the 
applicant has been included immediately following the specific Design Panel comments and is 
identified in 'bold italics'. Staff believe the applicant's revised design satisfactorily addresses 
the recommendations of the Panel. 
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Analysis 

Proposal Description 
The proposed development includes a central four-storey mixed-use building surrounded by 
residential unit outdoor patios and common outdoor amenity areas on top of a proposed one-level 
parking structure. The proposed building includes street-fronting commercial use at ground 
level, residential apartment units behind and on upper floors and residential indoor amenity space 
on all four (4) floors. The proposed development is constrained by a number circumstances, 
including: a long and narrow site configuration; limited street frontage and access opportunities; 
adjacent development which have limited setbacks; and a high flood construction level 
requirement. The proposal addresses the OCP Development Permit guidelines applicable to this 
site, generally as discussed in the following sections. 

Conditions of Adjacency 
• The proposal utilizes building height as well as setbacks to address adjacencies. The 

proposed building height of four (4) storeys provides a transition between the five (5) storey 
mixed-use buildings with raised flood construction level ground floors to the south and the 
lower three (3) storey mixed-use buildings with lower ground floors to the north. 

• The proposed development building massing is pulled away from the edges of the site to 
provide adequate building separation to mitigate shadowing and privacy overlook impacts on 
adjacent existing buildings. As noted in the original rezoning staff report, the proposal 
provides a greater building separation than the 1:4 building separation ratio identified for 
consideration in the OCP Development Permit guidelines. 
o To the north, there would be a 21.4 m (70.2 ft) separation between the existing building 

at 13020 No.2 Road and the proposed residential units. For the angled building at 13028 
No.2 Road, at the closest point, there would be a 9.1 m (30 ft.) separation of the existing 
building to the proposed residential units. 

o To the south, the proposed building would be closer to the existing party wall of the 
existing building at 6033 London Road that is located adjacent to No.2 Road. The 
proposed building would be further setback at the rear of the property, providing a 24.8 m 
(81.3 ft.) separation between the existing building at 6111 London Road and the proposed 
residential units. The proposed building setbacks result in there being only a small 
portion of the proposed building facing the existing building at 6231 London Road and a 
separation of24.8 m (81.3 ft.) to the proposed residential units. 

o To the east, there would be a 17.2 m (56.3 ft) separation between the existing building at 
6233 London Road and the proposed residential units. 

Public Realm 
• Secured through the rezoning, the developer has agreed to construct new frontage 

improvement road works through a Servicing Agreement and to provide a voluntarily 
contribution of $150,000 towards wayfinding projects in the South Dike and Britannia 
Heritage Shipyards trail areas, enhancing the public realm and pedestrian safety. 
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• Raising the ground floor level to comply with the required Flood Construction Level, 
accommodate loading bay height clearances and match the floor lines of the neighbouring 
development to the south creates challenges, but the design of the proposed development 
provides an attractive pedestrian-oriented environment with street-animating commercial 
uses, minimizing vehicular crossing and lining the boulevard with street trees. 

• The proposed development addresses No.2 Road and provides a transition between the two 
adjacent developments by: extending the pavement widening, grass boulevard with street 
trees and 2 m wide sidewalk to match works recently constructed to the south and providing 
a lay-by for street parking and loading and to transition to the existing driveway and curb line 
to the north. 

Site and Functional Planning 
• Parking and loading is accommodated onsite in a parking structure, vehicular access is 

provided at the edge of the street frontage. "Back of house" loading and waste management 
functions are accommodated in the parking structure, with a collection day holding area for 
recycling carts located in front of the wheelchair ramp along the No.2 Road frontage. 

• The loading bay is shared between residential and commercial uses and is accessed directly 
from No.2 Road. To enhance pedestrian safety, a deep outdoor apron will be installed to 
improve visibility and view angles. To enhance pedestrian amenity, the loading bay is set 
back from the street and the view is mitigated with an overhead open trellis structure. 

• The developer has agreed to enter into a legal agreement to ensure the provision of electric 
vehicle charging features as a consideration of the Development Permit, identifying: 
o a minimum of 20% of resident parking spaces (20 parking spaces) to be provided with a 

120V receptacle to accommodate electric vehicle charging equipment; 
o an additional 25% of resident parking spaces (25 parking spaces) to be constructed to 

accommodate the future installation of electric vehicle charging equipment (e.g., pre
ducted for future wiring). 

• The developer has agreed to enter into a legal agreement to ensure the provision of bicycle 
amenities as a consideration of the Development Permit, including: 
o shared use of bicycle storage rooms for all residents; 
o use of rooms for bicycle storage only and not habitable area (e.g., storage); 
o a minimum of one (1) 120 volt receptacle to accommodate electric vehicle charging 

equipment for every 10 Class 1 bicycle parking spaces; and 
o access for commercial tenants to the small bicycle storage room located in the residential 

parking area. 

Architectural Form and Character 
• The Steveston Area Plan encourages development in the mixed-use area of the London 

Landing Character Area to provide a "fine grained urban fabric" composed of simple, yet 
distinctive buildings set close together. The contemporary style ofthe subject commercial 
and residential development is reminiscent of the marine and industrial heritage of the area 
and is consistent with this objective. 

• The development design contributes to visual interest, pedestrian scale, and a distinct 
identity. The development's four-storey form is relatively simple in massing and the longer 
north and south elevations are articulated and have massing shifts to provide for a more 
varied, interesting facades. The design animates No.2 Road with large areas of aluminum 
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framed storefront glazing, heavy timber framing, steel and glass canopy providing weather 
protection and a breezeway leading to the residential lobby. Visual interest is provided to the 
building design with a natural palette and mix of materials including: Heavy timber framing 
at the ground level, white horizontal hardiplank siding, silver metal vertical cladding, light 
grey hardipanel framed with clear anodized aluminum reveals, charcoal coloured vinyl 
window frames with accent charcoal coloured spandrel panels, and glass and metal 
guardrails. 

Landscape Design and Open Space Design 
• The development's proposed landscape has been designed to provide a high quality 

residential environment. The podium rooftop provides a variety of shared outdoor amenity 
areas including: an ornamental protected courtyard at the residential lobby and overlooked by 
indoor amenity areas; a small orchard with eight (8) fruit bearing cherry trees, an urban 
agriculture area with twelve (12) raised garden beds, overhead trellis, garden shed and 
compost facilities; and a children's play area with an imaginative play rotating 'ship' and 
'sailing boat' equipment as well as benches for adult supervision. The podium rooftop 
includes walkways connecting residential unit outdoor patio areas, shared outdoor amenity 
areas, No.2 Road at the front of the site, and the City's greenway at the rear northeast comer 
of the site. The outdoor amenity design also includes paver areas interplanted with Thyme, 
raised planting beds surrounding residential unit patios 

• The edges of the podium provide landscape greenery and buffering to the future and 
neighbouring residents. The south edge of the podium would be planted with Japanese 
Snowbell, Magnolia and self fertile fruiting Cherry trees, Golden Sedge grass and English 
Yew shrubs. The north edge features a stepped planter edge and cascading planting to 
provide a sensitive grade transition to the neighbouring ground-oriented development. The 
north edge is planted with Japanese Snowbell, Magnolia and Coral Bark Maple trees, 
cascading Creeping Raspberry vines and English Yew shrubs. Additional area of Dwarf 
Maiden Hair grass borders the children's play area. 

• In addition, the development is providing streets cape frontage improvements along the No.2 
Road frontage, including new sidewalk, boulevard with street trees, and road widening. 

• The developer will be providing a landscaping security in the amount of $111 ,590.60 as a 
consideration of the Development Permit. 

Crime Prevention Through Environmental Design 
• The development incorporates CPTED strategies including: 
• The development's site planning and building design provides opportunities for passive 

surveillance. 
• The breezeway to the lobby is placed in a prominent location, access controlled with a 

security gate and the lobby has clear sightlines. 
• The parking structure and lobbies are designed to minimize alcoves and hidden comers. 
• The parking structure will be well-lit, its interior will be painted white. 
• The elevator lobby and vestibules will include glazing as per Building Code requirements. 
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Accessible Housing 
• The proposed development includes six (6) basic universal housing units that are designed to 

be easily renovated to accommodate a future resident in a wheelchair. These single-storey 
units are required to incorporate all of the accessibility provisions listed in the Basic 
Universal Housing Features section of the City's Zoning Bylaw, and are permitted a density 
exclusion of 1.86 m2 (20 ft2) per unit, which the proposed has incorporated. 

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

bathtubs and showers. 

Sustain ability 
Highlights of the proposed sustainability strategy include: 
.. Landscaping diversity with indigenous, drought tolerant native and non-invasive planting 
.. Opportunities for urban agriculture with garden plots in the outdoor amenity area, edible 

planting and composting facilities. 
.. Reductions in the Heat Island Effect and the rate and quantity of storm water run-off through 

providing a parking structure and the use of vegetation on the parking structure roof. 
• Electric vehicle provisions (20% of resident spaces provided with 120V outlets and an 

additional 25% pre-ducted for future outlets) 
• Energy efficient appliances, windows, lighting systems, and mechanical equipment. 
• Water efficient low flush toilets. 
• An emphasis on sustainable, recycled, renewable and Low VOC building materials. 
• Recycling facilities will be provided for the use of construction personnel and residents. 

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

contribution of $44,591 towards public art was secured through the rezoning. 

Affordable Housing 
• The developer has agreed to support the City's affordable housing strategy with a voluntary 

contribution of $223,656 to the City'S affordable housing fund secured through the rezoning. 



February 13, 2015 - 9 - DP 14-668373 

Conclusions 

The proposed development is consistent with Richmond's objectives for the subject property and 
London/Princess waterfront neighbourhood as set out in the Steveston Area Plan, OCP and 
Zoning Bylaws. The project's distinctive form, pedestrian-oriented streetscape, private open 
space, together with voluntary developer contributions secured at the project's rezoning stage 
(e.g., affordable housing, public art and way-finding project funding), will enhance the 
neighbourhood. On this basis, staff recommend support for the subject Development Permit 
application. 

Sara Badyal 
Planner 2 

SB:rg 

Attachments: 
Attachment 1: Development Data Sheet 
Attachment 2: Public Input 
Attachment 3: Advisory Design Panel Minutes Annotated Excerpt 

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

• Enter into a legal agreement to ensure the provision of electric vehicle charging features: a minimum of 20% of 
parking spaces to be provided with a l20V receptacle to accommodate electric vehicle charging equipment; an 
additional 25% of parking spaces to be constructed to accommodate the future installation of electric vehicle 
charging equipment (e.g., pre-ducted for future wiring). 

• Enter into a legal agreement to: ensure the provision and shared use of bicycle storage rooms; prohibit 
conversion into habitable area (e.g., storage); ensure the provision of a minimum of one 120 volt receptacle to 
accommodate electric vehicle charging equipment for every 10 Class I bicycle parking spaces; and ensure that 
commercial tenants have access to the small bicycle storage room located in the residential parking area. 

• Receipt of a Letter-of-Credit for landscaping in the amount of $111 ,590.60. 

Prior to future Building Permit issuance, the developer is required to complete the following: 
• Enter into an Encroachment Agreement for removable wheelchair ramp, entry stairs, planters, walkways and 

and overhead canopies that project into the utilities SRW on the site along the No.2 Road property line. 
• Incorporation in the BP plans all sustainability and accessibility measures identified through the Rezoning and 

Development Permit application staff reports, including six (6) BUHF units. 
• The applicant is required to obtain a Building Permit for any construction hoarding associated with the 

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

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



City of 
Richmond 

Development Application Data Sheet 
Development Applications Division 

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

DP 14-668373 Attachment 1 

Address: 13040 No.2 Road 

Applicant: Kirk Yuen of Cape Construction (2001) Ltd. 

Site Area 4,046 m2 

Land Uses Light Industrial 

Owner: Matthew & Flora Chen 

No Change 

Mixed-Use Commercial and 
Residential 

Area Plan Designation 
Mixed-Use (Commercial Industrial with 

Complies 
Residential & Office 

Zoning Formerly Light Industrial (lL) 
Commercial Mixed-Use (ZMU24) -

London Landin 

Flood Construction Level 2.9 m GSC 3.8 m GSC to 4.42 m GSC 

Number of Units 10 units 2 or 3 CRU and 55 Apartments 

I Bylaw Requirement Proposed I Variance 

Floor Area Ratio 
Max. 1.37 including 1.37 including 349.3 m2 

None permitted 
commercial space at grade commercial space at grade 

Lot Coverage Max. 54% 54% None 

Setbacks: 
No 2 Road Min. 4.5 m 4.5 m Min. 

None 
Side Yard None Ot010.9m 
Rear Yard None 12.5 m 

Height Max. 21 m & four storeys 16 m to 19.8 m & four storeys None 

Parking Spaces: 
CommercialNisitor 11 12 
Resident 83 99 None 
Accessible (2%) (3) 
Total 94 111 

Small Car Parking Max. 50% 3.6% (4 spaces) None 

Tandem Parking Permitted None None 

Residential OCP guideline: 
Electric Vehicle 20% with 120V outlets 20% (20 spaces) None 

25% pre-ducted 28% (28 spaces) 

Loading Spaces 
1 residential & 

1 (shared) 
1 Loading Space 

1 commercial Reduction 
Bicycle Storage: 
Class 1 (secure) 70 80 None 
Class 2 (outdoor) 11 12 

Indoor Amenity Space Min. 100 m2 284 m2 None 

Outdoor Amenity Space Min. 330 m2 474 m2 None 

4497027 



ATTACHMENT 2 

MayorandCouncillors 

From: 
Sent: 
To: 
Subject: 

Webgraphics 
Friday, 30 May 20141;06 PM 
MayorandCouncillors 
Send a Submission Online (response #792) 

) , 

Categories: 12-8060-20-9094 - RZ 12-602748 - 13040 No.2 Rd - Kirk Yuen of Cape Construction (2001) 
Ltd. 

Site: City Website 

PageTitle: Send a Submission Online 

URL; http://cms.richmond.ca/Page1793.aspx 

I 
--"'-. -~------~-"'-. - ""-"-"-.--" -.-.~"",,-------~-"-'--'---' ------;-·.·--· .. ,,---1 

Submission TirrieIDate: 5/30/20141 :05:33 PM J 
..... _,_.-._-_._--_._-_._--._._ .. -....... -.. _- ---_ .. _-_ .. " ... _ .... _. :-' ... -:.....-.--.. -.~--~.---.------------,----------,---.~-'---.-""--"'--..•.. 

Survey Response 

Your Name Y.H. Guo 

Your Address 6233 London Road 

Subject Property Address OR 
RZ 12-602748 

Bylaw Number 

A 4 storey building is just TOO LARGE for this 
lot!!!!!! And expending No.2 road is NOT going to 

Comments 
solve the problem, All developers want to make the 
most of their $$$, do they really care about the 
neighborhood? Building a 4 storey building in this 
tiny lot is just NOT A GOOD IDEA. 

PHOTOCOPIED 

JUN - 2 i.. 

S/¥) 
& DISTRIBUTED 

1 



8adyal, Sara 

From: 8adyal, Sara 
Sent: 
To: 

Wednesday, 21 May 201402:56 PM 
8adyal, Sara 

Subject: FW: 13040 No 2 Rd - public correspondence after Public Hearing 

From: klaus gade [mailto:klausgade@hotmail.com] 
Sent: Tuesday, 20 May 2014 08:35 PM 
To: MayorandCouncillors 
Cc: Badyal, Sara 
Subject: No.2 Rd Develpoment 

Dear Mayor and Councillors, 

Thank you for your time on Tuesday evening regarding 13040 No.2 Road. 

As is always the case, one thinks of things after one has had time to consider what has been said. 
Does it really make sense to build first and then think about sufficient roads second? 
If council was concerned enough to ask for an engineer's report while the easement was an issue at 6233 
London Road, then why is it not a concerned now? Is this now swept under the rug? 
As mentioned at the meeting and in my letter, why do we need more commercial space? The commercial 
space available in our building and the next one and in the town housing to the north has numerous 
vacancies. The developer's representative at the meeting suggested day care; really? 
The developer's representative is correct; the present structure there now needs to be cleaned up. But again I 
will emphasize, why so big? Profits no doubt. Is it necessary? 
Please consider carefully what is built, where and how big. I see our ALR disappearing and for what? Profits. 
You are charged with the stewardship of the city and the land around it. Please plan wisely. 
Sincerely, 

Klaus Gade 
311/6233 London Road 

1 



MayorandCouncillors 

From: 
Sent: 
To: 
Subject: 

Categories: 

Your Name 

Your Address 

Webgraphics 
Tuesday, 20 May 20148:39 PM 
MayorandCouncillors 
Send a Submission Online (response #791) 

12-8060-20-9094 - RZ 12-602748 - 13040 No.2 Rd - Kirk Yuen of Cape Construction (2001) 
Ltd. 

Aizheng Shi 

421-6233 London Road 

Subject Property Address OR 
RZ 12-602748 

Bylaw Number 

Comments 

Our sole concern is the loss of our privacy. We are 
to the east side of the proposed development, 
which is only 14.2m (NOT 17.17m) to our living 
room window. 

PHOTOCOPIED 

MAY 2 1 2G1!1 

S(>d) 
& DISTRIBUTE.D 



DP 14-668373: 
APPLICANT: 
LOCATION: 

Annotated Excerpt from the Minutes from 

The Advisory Design Panel Meeting 

Wednesday, October 22,2014 

(Design response in 'bold italic' text) 

Attachment 3 

Mixed Use Development (55 Residential units over Commercial space) 
Cape Construction 
13040 No.2 Road 

Applicant's Presentation 

Architect Tom Bell, GBL Architects Inc., and Patricia Campbell, PMG Landscape Architects, 
presented the project and answered queries from the Panel on behalf of the applicant. 

Panel Discussion 

Comments from the Panel were as follows: 

• Site plan is well sorted out; look at opportunity for more sunlight exposure to urban 
agriculture Reviewed. The proposed location will benefitfrom morning sun and provides 
a relatively quiet buffer between the more active children's play area to the north and the 
quieter contemplative orchard area to the south, which also serves as a quieter buffer and 
pleasant overlook for neighbouring buildings. 

• Agree with staff comment regarding the linearity of the open space; consider changing tree 
sizes and varying tree species to better respond to the building form (i.e., stepping back and 
forth) - Design improved. 

• Look at opportunity for vine planting on the trellis feature; ensure adequate soil volume
Design improved. 

• Look at the courtyard to the main lobby; consider adding one tree to the three-tree 
composition - Design improved. 

• The site is difficult and narrow but handled well by the applicant; the length of the building is 
well handled; the introduction of subtle breaks is successful- Noted. 

• Clarify the intention of the north-facing common courtyard - Two common courtyard areas 
are provided. A hard paved courtyard is provided for the commercial tenants and 
individual screened patios are provided for residential units. A small common garden 
courtyard provides a break in the linear massing of the building, an opportunity for 
landscaping relief and is intended as a quiet contemplative space for seating and garden 
sculptures. The largest courtyard provides for the children's play area. 

• Would like to see the retail level brought down but understand the project's response to the 
flood plain issue - The height of the commercial units is further impacted by the minimum 
required clearancefor SU-9 trucks manoeuvring in and out of the loading bay at the 
parking level below. 

4497027 
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• Appreciate the project's response to its context; however, the building blocks of the adjacent 
developments should have been included in the model to better understand how the project 
relates to neighbouring developments - Noted. 

• The architecture is well done; however, the use of heavy timber is not appropriate for the 
proposed development - The heavy timber framing references the existing neighbouring 
development and is reminiscent of the area's marine and industrial heritage. While the 
colour palette of the building materials is neutral overall, the natural wood provides an 
element of warmth which is also complemented by natural stained cedar soffits at the 
balconies and roof eaves. 

• Look at the symmetry on the front elevation - Reviewed. The symmetry is in part dictated 
by the narrowness of the streetfrontage on No.2 Road and reinforces the continuous 
commercial storefront. 

• The character of the retail frontage is negatively affected by the ramp; consider turning the 
ramp 90 degrees or introducing architectural elements and landscaping features to mitigate 
the blank wall expression of the ramp - Reviewed. Unfortunately due to the narrowness of 
the site, turning the ramp 90 degrees would significantly reduce the amount of commercial 
space. The ramp will be visually interesting, accommodates needed on-site holding area 
for recycling carts and will be explored as a possible location for public art with the City's 
Public Art Program in a way that will be integrated with the accessibility requirements 
while also providing a more approachable expression overall. 

• The ramp works well for access; however, explore further ways to enhance the accessibility 
to the retail units; also consider incorporating landscaping elements to the ramp - Noted 
above. 

• Consider providing accessible ramp for residents of the proposed development down to the 
City's greenway at the northeast corner ofthe site -Design improved. 

• Pleased to see the detailed drawings of the unit designs; appreciate the pocket doors on 
bathrooms of standard units; consider the same feature for the adaptable units to create more 
usable floor space - Reviewed. 

• Look at the accessibility of balconies to the residents - Balconies for adaptable units will be 
designed with swing doors and flush thresholds. 

• The project is well designed and responds well to its context - Noted. 

• Applicant is encouraged to have an actual public art project located either adjacent to the 
City's greenway or at the frontage - Noted above. 

• Look at the surface treatment of the walkways to ensure universal accessibility throughout 
the communal spaces; ensure that movement of wheelchairs, strollers, etc. will not be 
impeded - Universal accessibility will be provided. 

• Consider further treatment to the ramp to mitigate its prominence at the frontage - Noted 
above. 

• Providing an accessible ramp to the City's greenway at the northeast corner of the site may 
be challenging; should the applicant not be able to provide a ramp, look at the detailing of 
the steps to accommodate bicycles to create synergy - Noted above. 
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.. Appreciate the project's response to its context through building articulation and attention to 
detail- Noted. 

.. Appreciate the use of integral heavy timber in the proposed development - Noted. 

Panel Decision 

It was moved and seconded that DP 14-668373 be supported to move forward to the 
Development Permit Panel subject to the applicant giving consideration to the comments of the 
Panel. 

CARRIED 



City of 
Richmond Development Permit 

To the Holder: 

Property Address: 

Address: 

No. DP 14-668373 

KIRK YUEN CAPE CONSTRUCTION (2001) LTD. 

13040 No.2 ROAD 

EILEEN ALBANG, GBL ARCHITECTS 
139 EAST 8th AVENUE 
VANCOUVER, BC V5T 1R8 

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

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

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

a) Reduce the required number of off-street loading spaces from two (2) to one (1). 

4. Subject to Section 692 ofthe Local Government Act, RS.B.C.: buildings and structures; 
off-street parking and loading facilities; roads and parking areas; and landscaping and 
screening shall be constructed generally in accordance with Plans #1 to #18 attached hereto. 

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

6. As a condition ofthe issuance of this Permit, the City is holding the security in the amount of 
$111,590.60 to ensure that development is carried out in accordance with the terms and 
conditions ofthis Permit. Should any interest be earned upon the security, it shall accrue to 
the Holder if the security is returned. The condition ofthe posting of the security is that 
should the Holder fail to carry out the development hereby authorized, according to the terms 
and conditions of this Permit within the time provided, the City may use the security to carry 
out the work by its servants, agents or contractors, and any surplus shall be paid over to the 
Holder. Should the Holder carry out the development permitted by this permit within the 
time set out herein, the security shall be returned to the Holder. The City may retain the 
security for up to one year after inspection of the completed landscaping in order to ensure 
that plant material has survived. 

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

4497027 



To the Holder: 

Property Address: 

Address: 

Development Permit 
No. DP 14-668373 

KIRK YUEN CAPE CONSTRUCTION (2001) LTD. 

13040 No.2 ROAD 

EILEEN ALBANG, GBL ARCHITECTS 
139 EAST 8th AVENUE 
VANCOUVER, BC V5T 1R8 

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

This Permit is not a Building Permit. 

AUTHORIZING RESOLUTION NO. 
DAY OF 

DELIVERED THIS DAY OF 

MAYOR 

ISSUED BY THE COUNCIL THE 



City of 
Richmond 

30.87 

• o 
z 

AGI 

AGI 

LONDON RD 
72.53 

6160 

DP 14-668373 
SCHEDULE "A" 

40,19 40.23 

6240 

Original Date: 08/08/14 

Revision Date: 02/17/15 

AGI 

Note: Dimensions are in METRES 
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City of 
Richmond 

To: Development Permit Panel 

From: Wayne Craig 
Director of Development 

Report to Development Permit Panel 

Date: February 16, 2015 

File: DP 13-642725 

Re: Application by Amela Brudar - GBl Architects for a General Compliance Ruling 
for "Phase 2" at 8888 Patterson Road and 3333 Hazelbridge Way 

Staff Recommendation 

That the attached plans involving changes to the design of the Phase 2 building at 8888 Patterson 
Road and 3333 Hazelbridge Way (addressed as 8988 Patterson Road) are considered to be in 
General Compliance with Development Permit (DP 13-642725). 

p~~ ............ . 
Wayne Craig· 
Director ~f/ evelopment 

WC:spc 
Att. 
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February 16,2015 -2- DP 13-642725 

Staff Report 

Origin 

Amela Brudar - GBL Architects, on behalf of Concord Pacific, has requested a General 
Compliance ruling regarding Development Permit DP 13-642725 for the proposed development 
of the "Concord Gardens" Phase 2 building at 8888 Patterson Road and 3333 Hazelbridge Way 
(Attachment 1), which was endorsed by the Development Permit Panel at its meeting on 
January 15,2014 and approved by Council on January 27,2014. 

Drawings indicating the scope of the proposed changes (Attachment 2) and the proposed 
replacement Development Permit plans (Attachment 3) are attached to this report. 

Finding of Facts 

The "Concord Gardens" Phase 2 building is the second of three phases proposed for 8888 Patterson 
Road and 3333 Hazelbridge Way. Phase 1 is currently under construction (DP 12-6114861 
BP 13-643300) and a Development Permit for the third phase is under review (DP 14-670686). The 
two final phases of "Concord Gardens" will be the subj ect of a future Development Permit 
application on an adjacent property south of the subject site (3340 Sexsmith Road). 

The proposed changes to the approved Phase 2 Development Permit include the following: 

1) Indoor Amenity Space Enhancements 
The approved Development Permit provides for a large, multi-level, indoor amenity facility at 
the lower levels of Phase 2 for the shared use of all five phases of "Concord Gardens", 
together with two smaller indoor amenity spaces at Levels 4 and 11 for the private use of 
Phase 2 residents. No change is proposed to the distribution or use ofthese indoor amenity 
spaces; however, the developer proposes changes to the larger facility to enhance its 
attractiveness and operation, including: 
• Addressing Vancouver Coastal Health requirements by rearranging the swimming pool 

area so that pool users enter via the change rooms, the spa is removed from the wet area, 
and the pool is divided into a larger pool for swimming and a smaller, gradual entry pool 
for children's play; and 

• Enhancing use ofthe gymnasium, especially for badminton and basketball, by increasing 
its clear height from 5.2 m to 7.6 m (17 ft to 25 ft) (without changing the approved 
building height) and adding windows to allow for day-lighting. 

2) Structural and Mechanical Issues 
The approved Development Permit provides for mechanical and structural systems to support 
the approved building, but the proposed increase in gymnasium height, changes in the pool 
design, and District Energy Utility (DEU) detailed design requirements, among other things, 
necessitate changes to these systems that affect the approved design including: 
• Replacing the "V" shaped columns at the large amenity facility (due to structural issues 

that made them squat and bulky) with a simplified structural system integrated into the 
building facade and a lighter colonnade and sunshade; 

• Raising the finished floor elevation of the lowest dwelling level by 0.67 m (2.2 ft) due to 
structural issues affecting parkade headroom, together with related landscape changes 
along the Garden City Road townhouse frontage; and 

• Enlarging the mechanical rooms proposed for the Level 11 (mid-rise) and tower rooftops, 
together with related minor landscape changes. 

4486028 
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3) Design Development Issues 
Technical issues arising through design development have prompted the developer to 
propose various changes to the approved design of Phase 2, including: 
.. Refinements to the privately-owned, publicly-accessible Neighbourhood Park to improve 

playground safety, enhance public access, and mitigate venting ofthe below-grade parkade; 
.. Landscape changes to mitigate potential streetscape impacts related to above-grade utilities; 
.. Window pattern changes to mitigate conflicts with columns and sheer walls; and 
.. The conversion of two standard units to Basic Universal Housing (BUH) units (increasing 

Phase 2's total from 48 to 50 BUH units) and the application of the standard Zoning Bylaw 
floor area exclusion of 1.86 m2 (20 ft2) per BUH unit (i.e. 93.0 m2 (1,000 ft2) in total). 

Staff Comments 

Building Design 
Staff's review of the proposed changes to the approved building design determined the following: 

1) At the large indoor/outdoor amenity facility: 
.. Changes to the pool and gymnasium enhance the amenity of the facility and satisfy 

Vancouver Coastal Health requirements; and 
.. The replacement ofthe approved design's bold V-shaped columns with a lighter, airier, 

colonnade and perforated sunshade complements the clean, modem lines of the overall 
development, enhances the relationship of the building's lower level with its upper floors 
(where the sunshade is part of the approved design), and provides visual interest and 
architectural features that are in scale with the character and quality of the on-site 
landscape, garden pavilion, and adjacent public Neighbourhood Park. 

2) At the Garden City Road townhouses, the proposed increase in the grade change between the 
sidewalk and the units, from 1.78 m (5.8 ft) to 2.45 m (8.0 ft), has been handled sensitively. 
As per the approved design, the townhouses have direct access to the sidewalk and the 
frontage is landscaped with plants and trees; however, the type of plant material has been 
revised to include more climbing vines that will green the proposed terrace walls and 
complement the character of the adjacent parks, while the increased elevation of the 
townhouse patios will help buffer them from Garden City Road's traffic noise and related 
impacts. 

3) At the Level 11 (mid-rise) rooftop, the proposed addition of a mechanical room at the west 
side of the approved indoor amenity/elevator penthouse building has negligible impact on the 
surrounding indoor/outdoor amenity area due to its small size, its integration into the design 
of the amenity/penthouse building, and its screening with a raised planter bed, tree, and built
in garden storage shed. 

4) At the tower rooftop, the proposed expansion of the mechanical space has been designed to 
minimize impacts on the form and character of the approved design by breaking the 
mechanical enclosure into two parts, varying their heights and setbacks, and cladding them in 
materials like those used elsewhere on the building (i.e. a higher, cubic volume clad in solid, 
iridescent metal panels and a lower, rectangular volume screened with an open lattice). This, 
together with a band of perforated sunshades around the edge of the rooftop (which is part of 
the approved design), will help the mechanical enclosures to visually blend into the overall 
building design and significantly screen views from the Neighbourhood Park and public and 
amenity areas below. 
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5) At various locations across the building's facades, the developer proposed to vary the 
approved window pattern to screen structural elements. As the approved window pattern is a 
subtly random combination of vision glass and coloured spandrel panels, the proposed 
changes are expected to be undetectable. 

6) The proposed increase in the number ofBUH units is supportive of City policy and has no 
impact on the approved form or character of the approved development. 

The proposed building changes enhance the amenity of the development and address technical 
issues, while respecting the overall form and character of the approved design. Staff support the 
developer's proposed changes. 

Landscape Design 
Landscape changes are proposed to the approved Development Permit in relation to the building 
changes described above and various technical issues. Staff s review of these proposed changes 
determined the following: 

1) At the Neighbourhood Park, the proposed introduction of vents (for the below-grade 
parkade) is successfully mitigated by integrating them into walkways, signage, and a new 
play structure (the latter of which is designed to satisfy City playground safety standards). 

2) At the building'S lower levels: 
.. Along Patterson Road, increased utility requirements have reduced the developer's ability 

to install soft landscaping between the tower lobby and loading area, but this is expected 
to have a negligible impact on the streetscape because the developer proposes to relocate 
some equipment into the parkade, enclose the above-grade utility box, and replace a 
gravel area (formerly for the relocated equipment) with an attractive metal grill set flush 
with the adjacent sidewalk and bike parking area; and 

.. At the shared amenity space, the developer proposes to enlarge the outdoor pool/sunning 
deck and separate it from other deck areas, simplify the circulation, revise the design of 
the reflecting pond and planting areas to enhance privacy and visual interest, and refine 
the design of the garden pavilion to provide for an outdoor fireplace and a light, elegant 
structure in character with the building'S proposed colonnade and perforated sunshade. 

3) At Level 5, the proposed change to the gymnasium is screened by expanding the previously 
approved extensive green roof. 

4) At the Level 11 (mid-rise) roof deck, the proposed mechanical room is screened with planting 
and a storage room that will enhance the use of the approved garden plots. 

The proposed landscape changes do not reduce the overall size, function, or quality of the 
development's outdoor amenity spaces, and they provide for the integration of the indoor pool 
with adjacent outdoor spaces in a manner this is both attractive and satisfies Vancouver Coastal 
Health (pool) requirements. Staff support the developer's proposed changes. 

Analysis 

The proposed modifications to the design ofthe subject Phase 2 development satisfy Richmond's 
General Compliance Criteria as follows: 

.. No new or increased development variances are proposed; 

4486028 
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III No increase in net density (i.e. after standard Zoning Bylaw exclusions) is proposed 
beyond what was specified in the approved Development Permit (i.e. 20,759.6 m2 

/ 

223,454 ft2); 
III No elements are altered that raised concern with the public, Advisory Design Panel, or 

Development Permit Panel during the original Development Permit process; 
III No proposed changes detract from the quality, form, or character of the building; 
III No change to the approved site coverage, siting, scale, spacing, or configuration ofthe 

building is proposed; 
III No reduction in the overall size or quality of indoor or outdoor amenity space is proposed; 
III No reduction in the Development Permit landscape value is proposed; 
III No vehicle access, loading, or parking requirements are altered; and 
1/1 No features are inconsistent with the applicable Development Permit Guidelines. 

Conclusions 

Amela Brudar - GBL Architects, on behalf of Concord Pacific, has requested a General 
Compliance ruling with respect to proposed changes to the "Concord Gardens" Phase 2 building 
at 8888 Patterson Road and 3333 Hazelbridge Way. The subject changes are proposed to address 
amenity space enhancements, Basic Universal Housing, and structural and mechanical issues. 
The changes satisfy Richmond's General Compliance Criteria, enhance the project's amenity 
facilities, and are consistent with the quality and character of development established through the 
approved Development Permit. In light of this, staff recommend that the proposed changes are 
considered to be in General Compliance with the approved Development Permit (DP 13-642725). 

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

SPC:cas 

Art. 1 Location Map 
Art.2 General Scope of Proposed Changes to the Approved Development Permit 
Art. 3 Proposed Replacement Development Permit Plans 
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ATTACHMENT 1 
Location Map 

Original Date: 02/12115 

Revis.ion Date: 
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ATTACHMENT 2 

! 

! 
\~_ ---I 

Patterson Road 

General Scope of Proposed Changes to the Approved' Development Permit: Site Plan 

1 

2 

3 

4 

5 

6 

7 
4486028 

Improvements to lower-level indoor amenity facilities (e.g., pool, gym) and related landscaping in coordination with 
the replacement of exterior "V" columns with a lighter colonnade and sunshade 

Landscape changes along the Garden City Road townhouse frontage to address a rise of 0.67 m (2.2 ft) in the 
residential floor elevation and provide for a pedestrian-friendly streetscape 

Screening and landscape changes to address increased mechanical equipment requirements at the mid-rise and 
tower rooftop levels 

Neighbourhood Park improvements provided to improve playground safety, enhance public access, and mitigate 
venting of the parkade structure beneath the park 

Landscape changes to mitigate potential streetscape impacts related to above-grade utilities 

Window pattern changes to mitigate conflicts with columns and sheer walls 

Two (2) additional Basic Universal Housing (BUH) units 



ATTACHMENT 2 

Proposed Change 

1 Improvements to lower-level indoor amenity facilities (e.g., pool, gym) and related landscaping in coord ination with 
the replacement of exterior structural columns with a lighter colonnade and sunshade 

View as Approved 

View as Proposed 

4486028 



ATTACHMENT 2 

Proposed Change 

2 Landscape changes along the Garden City Road townhouse frontage to address a rise of 0.67 m (2.2 ft) in the 
residential floor elevation and provide for a pedestrian-friendly streetscape 

View as Approved 

View as Proposed 

: VARIES : 1.014 
---,----------,----

I P:~~D : STAIRS 
I 

4486028 

I 
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UN : 2.014: 3M : 
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ATTACHMENT 2 

Proposed Change 

3 Screening and landscape changes to address increased mechanical equipment requ irements at the mid-rise and 
tower rooftop levels 

View showing the extent of Approved & Proposed Rooftop Mechanical 

TOWER ROOF -- LEVEL 1:1 ROOF 

~ 

NE\'V SCREENED M.ECHAtliCAl 
@TOWfR 

ORIGINAL NIEiCHAtUCAl ROOM 
@TOWfR 

NEVIl MECHANICAL ROOM 
@ TOW,ER & LEVEl 111 

View as Proposed - Tower mechanical screened from view by perforated sunshades & special wall treatment 

4486028 



ATTACHMENT 2 

Proposed Change 

4 Neighbourhood Park improvements provided to improve playground safety, enhance public access, and mitigate 
venting of the parkade structure beneath the park 

Playground as Approved Proposed with new play ship & expanded water play 

East pathway as Approved Proposed with new seating, railings & concealed vents 

4486028 



ATTACHMENT 2 

Proposed Change 

5 Landscape changes to mitigate potential streetscape impacts of above-grade utility equipment 

View as Approved View as Proposed 

C 
8Vlt\ 

'1fW ;).IlI 

Proposed Change 

6 Window pattern changes to mitigate conflicts with columns and sheer walls 

Fenestration as Approved (Example) Fenestration as Proposed (Example) 
l1li( 
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City of 
Richmond 

To: Development Permit Panel 

From: Wayne Craig 
Director of Development 

Report to Development Permit Panel 

Date: February 13, 2015 

File: DP 14-660646 

Re: Application by Treviso Development Ltd. (0954462 Be Ltd.) for a Development 
Permit at 22691 and 22711 Westminster Highway 

Staff Recommendation 

That a Development Permit be issued which would: 

1. Permit the construction of eleven (11) three-storey townhouse units at 22691 and 22711 
Westminster Highway on a site zoned "Town Housing (ZT11) - Hamilton". 

2. Vary the provisions of Richmond Zoning Bylaw 8500 to allow tandem parking spaces in 
eleven (11) townhouse units. 

/' l/~~~"--~ 
tti~rai:t/ 
Dir~ctor of ~opment 

WC:1{:e",--
Att. 

4498706 
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Staff Report 

Origin 

Treviso Development Ltd. (0954462 BC Ltd.) has applied to the City of Richmond for 
permission to develop eleven (11) three-storey townhouse units at 22691 and 22711 Westminster 
Highway on a site zoned "Town Housing (ZTll) - Hamilton". 

The site is being rezoned from "Single-Detached (RS lIF)" to "Town Housing (ZTll) -
Hamilton" for this project under Richmond Zoning Amendment Bylaw 9064 (RZ 11-590130). 
3rd Reading was granted on November 18,2013. 

A Servicing Agreement application (SA 13-650261) has been submitted and is being reviewed 
by staff for off-site road upgrades and frontage works. Approval of the Servicing Agreement is a 
rezoning consideration of Richmond Zoning Amendment Bylaw 9064. 

Surrounding Development 

Development surrounding the subject site is as follows: 

To the north, an existing townhouse development zoned "Town Housing - Hamilton (ZT3)"; 

To the east, across Westminster Highway are vacant "Single-Detached (RS I/F)" zoned lots and a 
townhouse development zoned "Town House - Hamilton (ZTll)"; 

To the south, existing houses zoned "Single-Detached (RSlIB)"; and 

To the west, existing houses zoned "Single-Detached (RSlIB)". 

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. 

Rezoning and Public Hearing Results 

The Public Hearing for the rezoning ofthis site was held on November 18,2013. At the Public 
Hearing, the following concerns about rezoning the property were expressed: 

• Provisions for adequate parking within the development site and driveway access, which 
is located and accessed from Westminster Highway. 

• Comments from the residents of the townhouse development directly to the north about 
an existing retaining wall in need of repair and if it would be feasible for the townhouse 
strata and developer to work cooperatively to repair the retaining wall. 

Staff worked with the applicant to address these issues as described below: 

• The plans allow for a total of 22 parking stalls for the residents and 3 visitor parking 
stalls, which meet the minimum Richmond Zoning Bylaw requirements for townhouse 
off-street parking. 
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• The site access located at the northeast corner of the subject site has been reviewed and is 
supported by the Transportation Division. The location of the driveway access is also 
positioned at the north edge of the site to avoid potential conflicts with the signalized 
intersection at McLean Avenue and Westminster Highway. 

• The current adjacency condition along the site's north edge consists of a small retaining 
wall along on the edge of the townhouse site to the north as a result of the subject site's 
lower grade. The development on the subject site will slightly raise the elevation to the 
site, which will result in another small retaining wall that will abut the existing retaining 
wall to the north. The developer has confirmed that they have come to an agreement with 
the townhouse strata to the north to repair any damage to the existing retaining wall as a 
result of preload activities. 

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 "Town House -
Hamilton (ZTII)" except for the zoning variances noted below. 

Zoning ComplianceNariances (staff comments in bold) 

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

1) Vary the provisions of Richmond Zoning Bylaw 8500 to allow tandem parking spaces in 
eleven (11) townhouse units. 

Staff supports the proposed variance as the related rezoning application was submitted 
prior to the Bylaw Amendment related to tandem parking being approved by Council in 
March 2013. The rezoning reportfor this development identified a site plan that 
incorporated the proposed tandem parking configuration with supporting rationale, which 
was supported by Council when they considered the rezoning at Public Hearing on 
November 18,2013. 

The incorporation of tandem parking has a number of advantages on this site and 
locational context: 

• Supporting a townhouse typology that meets the minimum required Flood 
Construction Level (FCL) (3.5 m) applicable in the Hamilton Sub Area by 
providing for all of the habitable residential spaces to be on the second and third 
levels of the three-storey buildings, which is consistent with the development of 
other townhouses in Hamilton. 

• Minimal increase from the existing grade (approximately 0.7 m or 2.3 ft.) to the 
proposedjinished site grade of the subject site, which improves the grade 
relationship with adjacent properties by avoiding large or high retaining walls. 

• Allows for a more compact form of development that results in more landscaping 
and reduced pavementihard surfacing. Proposed lot coverage is 35%, which is 
lower than other low density townhouses in the City that typically allow for 40% lot 
coverage. 
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Transportation staff have reviewed the proposed tandem parking configuration of the 
development and have no concerns. A restrictive covenant preventing the conversion of 
the tandem parking areas to habitable space has been secured through the rezoning. 

Advisory Design Panel Comments 

The Advisory Design Panel reviewed and supported the project on October 22,2014. A copy of 
the relevant excerpt from the Advisory Design Panel Minutes is attached for reference 
(Attachment 2). The design response from the applicant has been included immediately 
following the specific Design Panel comments and is identified in 'italics '. 

Analysis 

Conditions of Adjacency 
• The proposed site design incorporates two (2) three-storey townhouse clusters into the 

development and provides for a 6 m (20 ft.) front yard along Westminster Highway that is 
consistent with the existing three-storey townhouse development to the north and single
family residential subdivision to the south. Impacts related to shadowing and overlook to the 
south and west will be mitigated through a side yard setback ranging from 5 m (16.4 ft.) to 
6 m (20 ft.), rear yard setback ranging from 3.3 m (11 ft.) to 10.9 m (35.5 ft.). The existing 
single-family lots have rear yards adjacent to the proposed development. 

• The proposed site design and building layout involves one (1) three-storey building cluster 
along Westminster Highway that contains 5 units and one (1) three-storey 6 unit building at 
the rear, which will be consistent with existing building clusters and road pattern of the 
development to the north. 

• The location of the drive-aisle and vehicle maneuvering area at the north edge of the site and 
walkway at the south end of the site next to the outdoor amenity area provides for additional 
separation to the adjacent residential uses. 

• The irregular geometry of the development site facilitates varied setbacks and yard spaces for 
the rear units minimizing potential overlook and shadowing for properties to the west. 

• Retaining walls to address grade changes between the site and neighbouring properties will 
be kept to a minimum. Along the south edge of the site, aIm (3.3 ft.) tall split face block 
retaining wall is proposed on the subject site. Minimal grade changes are proposed along the 
west edge of the development as the site grading and cross-sections indicate that the 
elevation of the rear yards of the existing single-family will be higher than the subject site. 
Along the north edge of the site (adjacent to an existing retaining wall implemented as part of 
the townhouse development to the north to address a difference in grade) a split face block 
retaining wall is proposed to abut the existing retaining wall at a height ranging from 0.5 m 
(1.5 ft.) to 0.6 m (2 ft.). 

Urban Design and Site Planning 
• Vehicle access will be provided at the north edge of the site and central drive-aisle will 

provide the access to the unit garages. A larger open space/drive-aisle courtyard area is 
located at the north end of the site to accommodate space required for truck and larger 
vehicle on-site maneuvering to prevent backing out onto Westminster Highway. 

• For the building cluster along Westminster Highway, continuity of the streetscape is 
maintained by having unit entrances directly accessible and fronting the public road. A 
difference in grade of the road/sidewalk and the higher elevation at the unit entrance 
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necessitates the implementation of a set of stairs (ranging in 2 to 4 risers) in the front yard 
entrance pathway, incorporated into the 6 m (20 ft.) front yard setback. 

• The rear building provides for a much more articulated and varied setback approach to 
address the existing geometry of the development site and also to accommodate the interior 
drive-aisle maneuvering courtyard. The lot geometry allows for rear yard areas that increase 
in size from south to north. 

• The outdoor amenity space is located along the south edge of the site. At the south east 
corner, adjacent to an internal walkway providing access to Westminster Highway, is a 
children's play area. A play structure/spring toy, bench seating and a durable all weather 
surface suitable for use in all weather conditions are provided. At the south west corner of 
the site, an additional outdoor amenity is provided in the form of a garden plot area for urban 
farming. The southern orientation allows for maximum sunlight exposure and the amenity 
area meets minimum size requirements. 

Architectural Form and Character 
• The density and three-storey massing of the proposed development are consistent with the 

low-density townhouse forms that surround the subject site. The five-unit townhouse block 
facing Westminster Highway also repeats the five-unit townhouse block pattern established 
by the development to the north. 

• The proposed development differs from residential development typical of the area, however, 
by incorporating flat roofs and contemporary forms of building articulation (i.e. flush bay 
windows, strong vertical design elements). The proposal uses a single "row house" module to 
clearly differentiate it from surrounding townhouse forms. 

o The use of a flat roof form, in combination with the raised grade of the site, serves to 
reduce the apparent scale of the development in relation to the pitched-roof 
townhouse development to the north. 

o The more contemporary architectural expression, which was evident in the conceptual 
design scheme provided during the rezoning process and has been further developed 
through the development permit process, and received the support of the Advisory 
Design Panel. As the last small redevelopment site along this portion of Westminster 
Highway, this approach contributes to desirable stylistic variation along the 
streetscape. 

o Because of the small site frontage, the single repeating module is limited to five-units 
and avoids the monotony that can occur with longer frontages. 

• Strong vertical forms articulate the facades and are expressed with continuous brick cladding 
and recessed vertical columns that span the entire three-stories. This verticality is offset with 
pop-out boxes on the third floor. Large windows present a friendly and animated face to the 
street. 

• Proposed external cladding materials consist primarily of brick veneer, hardi-panel and metal 
cladding (for the bay windows). Other exterior features (i.e., entrance doors, garage doors, 
balcony railings) are consistent with the contemporary design of the project. Careful detailing 
of the intersection of the forms and materials further reinforces the contemporary character. 

Landscape Design and Open Space Design 
• The landscape plan submission provides for an appropriate amount of trees to be planted on 

the subject site to adequately compensate for tree removals required as part of this 
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development and is consistent with tree replacement required at the time of rezoning. The 
landscape plan also provides for the planting of a specimen conifer tree along the site's 
Westminster Highway frontage based on the recommendation of Tree Protection staff. 

• The townhouse units that front onto Westminster Highway will have landscaping that 
consists of a concrete walkway, pavers at the entrance landing, small sodded lawn area 
surrounded by double row of deciduous trees, cedars and low level shrubs. AIm (3.5 ft.) 
tall wooden fence will provide separation for front yard open spaces. The rear yard open 
spaces will be landscaped with a combination of low to medium shrubs and a row of 
deciduous trees and separated by aIm (3.5 ft. wooden fence). 

• Decorative pavers are implemented in the drive-aisle, interior courtyard vehicle manoeuvring 
area in front of the rear building and visitor parking stalls, which will help differentiate 
functional areas as well as provide visual interest to the hard surfaced areas. 

• A strip oflandscaping along the north edge of the front building will provide a transition 
from the building to the drive aisle. On the north side of the drive-aisle adjacent to the 
townhouse development to the north, a 1.8 m (6 ft.) fence is proposed with plantings to 
provide additional screening. 

• A decorative trellis is located on top of the north fence and south fence (adjacent to the 
visitor parking area) to highlight the drive aisle entrance to the development and provide 
visual interest to end of the drive aisle and visitor parking area. 

• A landscape security ($81,000) will be secured through this Development Permit application. 

Crime Prevention Through Environmental Design 
• Active and passive surveillance of the outdoor amenity area and mailboxes located at the 

south east corner of the development is achieved by the adjacent private walkway through the 
development to Westminster Highway and front townhouse building block. 

• Site lines are maintained and blind corners and hidden areas are minimized throughout the 
development through the large courtyard area in the drive aisle. 

• Low landscaping and fencing is implemented within the internal areas of the development to 
enhance visibility of the outdoor amenity area and front/rear yards of the development. 

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

be easily renovated to accommodate a future resident in a wheelchair. The potential 
conversion of these units will require installation of a stair lift (additional stair width and 
maneuvering areas are accommodated in the plan), additional manoeuvering space in the 
living areas (including bedroom and bathroom) and installation of sliding pocket doors. 

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

bathtubs and showers. 

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

confirming that with some minor unit upgrades, the project will be able to achieve an 
EnerGuide rating of 82. A legal agreement will be secured on the subject site as a 
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Development Permit consideration to ensure that the proposed development complies with 
the energy consultant's recommendations to achieve and EnerGuide 82 rating. 

• Additional sustainability measures incorporated into the project include: 
o Use of drought resistant landscaping. 
o Permeable pavers in the drive-aisles, drive-aisle courtyard area and visitor parking 

areas. 
o Light coloured building materials to reduce heat island effect. 

Conclusions 

The proposed 11 unit three-storey townhouse development has addressed conditions of 
adjacency, site planning and design, architectural form/character and landscaping design 
objectives established in the applicable Development Permit guidelines. The scale of the 
development fits in well with surrounding residential land uses and the contemporary modern 
design will add additional character and interest to the neighbourhood. 

Kevin Eng 
Planner 2 

KE:rg 

The following are to be met prior to forwarding this application to Council for approval: 
• Receipt of a Letter-of-Credit for landscaping in the amount of $81,000; and 

• Registration of a legal agreement on title of the consolidated site identifying that the proposed development 
must be designed and constructed to meet or exceed EnerGuide 82 criteria for energy efficiency. 

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

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

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



City of 
Richmond 

Development Application Data Sheet 
Development Applications Division 

DP 14-660646 Attachment 1 

Address: 22691 and 22711 Westminster Highway 

Applicant: Treviso Development Ltd. 

Planning Area(s): Hamilton Area Plan 

Owner: Treviso Development Ltd. 

Floor Area Gross: 1,787 m2 Floor Area Net: 1,059 m2 

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

I Existing I Proposed 
Site Area: 1,810m2 1,810 m2 

Land Uses: Vacant - Currently preloaded Low Density Townhouse 

OCP Designation: Neighbourhood Residential (Single 
No change - complies Family 0.55 FAR) 

Zoning: Town Housing (ZT11) - Hamilton No change 

Number of Units: Vacant 11 townhouse units 

I Bylaw Requirement I Proposed I Variance 

Floor Area Ratio: 0.6 FAR 0.58 FAR none permitted 

Lot Coverage: Max. 35% 35% none 

Setback - Front Yard: Min. 6 m 6.16 m none 

Setback - Side Yard (north): none 4.74 m none 

Setback - Side Yard (south): none 5.19 m none 

Setback - Rear Yard (west): none 3.29 m (southwest corner) none 

Height (m): Max. 10.6 m 9.65 m none 

Off-street Parking Spaces -
22 22 none Resident: 

Off-street Parking Spaces -
3 3 none Visitor: 

Total off-street Spaces: 25 25 none 

100% of the resident 

Tandem Parking Spaces Up to 50% permitted 
parking spaces Variance 

proposed to be parked in required 
tandem 

Amenity Space - Outdoor: Min. 66 m2 105 m2 none 

4498706 



MEMORANDUM 

Townhouse Development 
Project Name 

22691 Westminster Hwy, Richmond, BC 
Project address 
to 
City of Richmond 
City 

Pawan Bains 
Client representative I Project manager 
from 
Jordan Kutev Architect inc 
Architect 

Hi Kevin, 

ATTACHMENT 2 

Feb 02, 2015 
date 

1228 
Project Number 

Kevin Eng 
attention 

attention 

Jordan Kutev 
from 

Further to our last memo dated January 05, 2015, based on our most recent discussions & revisions to 
the drawings, please find below our updated response to the ADP comments. 

Applicant's Presentation 

Architect Jordan Kutev, JKA Architecture Planning Interior Design, and Landscape 
Architect Mary Chan Yip, PMG Landscape Architects Inc., presented the project and 
answered queries from the Panel on behalf of the applicant. 

Panel Discussion 

Comments from the Panel were asfollows: 

• appreciate the provision of pocket door in the powder room as it creates extra 
floor space and enhances accessibility; also consider a pocket door for the 
ensuite washroom on the second floor in lieu of a swing door; 

JKA has provided a pocket door/or said enslIile hafhroom. 

• provide weather protection for the future vertical access and review the logistics 
of an individual having to use the lift; also look at the width of the stairway and 
landing area to anticipate the future installation of a stair climbing lift; 

To improve cOfJ?/brt and weather protection for users we propose (I 

.tii/ure stair lifi thus replacing the pl'eFious garaventa I~ft in the 
convertible unit. rVe hare also increased the ,-,pidth of the subject 
staircase so that it is able to accommodate the stair /ifi whenver 
required 

• the contemporary character of the proposed development fits well with its 
surrounding neighbourhood; appreciate the architectural renderings provided by 
the applicant; 

jorcJC::i(l rUTr:}\l h/\!\lbC, {v'1UB/\ 

f 604 299 3f526 j" 604 299 



.. look at the proposed location of garbage and recycling as it negatively impacts 
the internal courtyard at the driveway; also consider a buffer for the corner unit 
of the subject site to provide protection from vehicles, e.g. large trucks moving 
and manoeuvring within the site; 

TIle garbagei/'ecyc!ing area has been retained t(xwards' the west olthe 
building A based on discussioll with ciry stail.' (Ind a I(lildscape strtJ) has 
been included towards the east (~lhullding A which acts as a In!llerji'oln 
the driveway, 

.. consider introducing landscape treatments to soften the edge of the corner unit 
of Building A to provide safety and protection from vehicles making a 90 
degree turn at the corner; 

A landscape Strip has been added at that east edge ofbllilding A. 

.. the proposed building architecture is exciting and a welcome change In 

Richmond; 

.. agree with comments to introduce landscaping features to soften the edge and 
provide separation to the corner unit; 

fl landscape strip has been added al thar east edge o/lmilding A, 

.. proposed landscaping is well resolved; however, consider introducing planting 
to soften the hard paved surfaces of the central courtyard and manoeuvering 
drive-aisle; 

Since the centra! courtyard is also the drive aisle to access garage in 
el'er:v unit, planting would become an obstaclefhl' vehicular access, 

.. look at planting along the internal drive aisle; 

Since the central courtyard is also the drive aisle to access the garage in 
ev('ry unit. planting H'Ol!ld become an obstacle for pellicular access, 

.. consider a more suitable approach to fencing to match the contemporary 
character of the proposed development; 

Fence d('sign has been revised by /and'i(;({pe architect fo better blend 
with the contemporary character (?fthe proposed development. 

.. agree with comments regarding the proposal for landscaping treatment of the 
corner unit; note that the proposed picket fence is not consistent with the 
contemporary character of the building; 

A landscape strip has been added al thal east edge qfbuilding A, 

Fence design has been revised by landscape architect ro better blend 
'with the contemporary character qlthe proposed development. 



III large gardens at the back units can only be accessed from the garage; consider 
additional access, e.g. by providing stairs from the decks into the gardens; 

Access through lneOIlS o/a singlejlight. simple treated wood, open stair 
directll'fjrom the deck to the garden was e.\plored but was not supported 
by City s'tafT 11,)ho would pre/er (1/1 L or a U shaped stair more 
eiaborate(vjll1ished to match the eXferiorfinishes ol/he deve!opmelif, In 
considaatfon qf the additional cost ql an elaborate stair 11/ith glass 
railings, & the Lor U shaped stair chopping offlhe garden space by its 
volume, and to expedite the applicatioll process, the developer has 
removed the stairs/rom the proposal. 

.. central courtyard lacks greenery; consider trees in grates; 

Since the central courtyard is also the drive aisle to access the garage in 
every unit. planting 'would become an obstaclefbr vehicular access. 

III like the strong architecture of the buildings; however, reconsider the stark white 
panels on the upper end of the buildings and the white picket fence; consider a 
more toned down and sophisticated colour treatment for these elements, e.g. 
dark grey or medium grey; 

We have proposed the use I?l'rphile panels to add some contrast to the 
paletre of the exferiorjinishes {{nd colors thus providing a genlie rhythm 
to the overall design. 

• look at the possibility of a rooftop terrace to provide additional outdoor amenity 
space for residents especially during summer; 

Client does not want a rooftop terrace, 

III consider relocating garbage and recycling to (i) m1111mlZe garbage truck 
movement within the development, (ii) reduce the truck turning radius, and (iii) 
address safety issues; may involve relocating the community gardens; and 

The relocation was explored (Imlfound not to be feasihle. C'i(V",'fajTare 
in support (~lfhe current configuratioll. 

III should garbage and recycling be relocated, ensure that the proposed convertible 
unit will not be located adjacent to it. 

The proposed convertible unit is tllvC7yfirom the garbage/iy!cycling area. 

Yours truly, 

rd Kutev 
p. ' cipal 
Jordan Kutev Architect Inc 

kuiev orchiiE'er inc 



City of 
Richmond Development Permit 

To the Holder: 

Property Address: 

Address: 

Treviso Development Ltd. (0954462 BC Ltd.) 

22691 and 22711 Westminster Highway 

c/o Vikram Tiku (Jordan Kutev Architect) 
180-2250 Boundary Road 
Burnaby, BC V5M 3Z3 

No. DP 14-660646 

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. Vary the provisions of Richmond Zoning Bylaw 8500 to allow tandem parking spaces in 
eleven (11) townhouse units. 

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 #9 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 
$81,000 to ensure that development is carried out in accordance with the terms and 
conditions of this Permit. Should any interest be earned upon the security, it shall accrue to 
the Holder if the security is returned. The condition of the posting of the security is that 
should the Holder fail to carry out the development hereby authorized, according to the terms 
and conditions of this Permit within the time provided, the City may use the security to carry 
out the work by its servants, agents or contractors, and any surplus shall be paid over to the 
Holder. Should the Holder carry out the development permitted by this permit within the 
time set out herein, the security shall be returned to the Holder. The City may retain the 
security for up to one year after inspection of the completed landscaping in order to ensure 
that plant material has survived. 

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

4498706 



To the Holder: 

Property Address: 

Address: 

Development Permit 
No. DP 14-660646 

Treviso Development Ltd. (0954462 BC Ltd.) 

22691 and 22711 Westminster Highway 

C/O Vikram Tiku (Jordan Kutev Architect) 
180-2250 Boundary Road 
Burnaby, BC V5M 3Z3 

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

This Permit is not a Building Permit. 

AUTHORIZING RESOLUTION NO. 
DAY OF 

DELIVERED THIS DAY OF 

MAYOR 

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 

Date: February 19, 2015 

File: DP 14-671600 

Re: Application by Am-Pri Developments (2012) Ltd. for a Development Permit at 
9580, 9600, 9620, 9626, 9660 and 9680 Alexandra Road 

Staff Recommendation 

That a Development Permit be issued which would permit the construction of 96 three storey 
townhomes at 9580, 9600, 9620, 9626, 9660 and 9680 Alexandra Road on a site zoned "Town 
Housing (ZT67) - Alexandra Neighbourhood (West Cambie)". 

ent 
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Staff Report 

Origin 

Am-Pri Developments (2012) Ltd. has applied to the City of Richmond for permission to 
develop 96 three storey townhomes at 9580,9600,9620,9626,9660 and 9680 Alexandra Road 
on a site zoned "Town Housing (ZT67) - Alexandra Neighbourhood (West Cambie)". The site 
is currently vacant. 

The site is proposed to be consolidated and rezoned from "Single Detached (RS IfF)" and "Two
Unit Dwellings (RD1)" to "Town Housing (ZT67) - Alexandra Neighbourhood (West Cambie)" 
for this project under Bylaw 9136 (RZ 13-649999 -third reading received on July 21,2013). 

A Servicing Agreement for offsite improvements (e.g. sidewalks, boulevards, lighting, road 
improvements, utility installations, etc.) along both the Alexandra Road and Alderbridge Road 
frontages is required prior to Rezoning adoption. 

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. 

Surrounding Development 

Development surrounding the subject site is as follows: 

To the North: An existing 26 building three storey townhouse development (known as "Wishing 
Tree") on a 24,291 m2 sized lot containing 141 units [zoned "Town Housing 
(ZT67) - Alexandra Neighbourhood (West Cambie)"J, a City owned 
park/greenway at 9611 Alexandra Road and a single, large lot currently zoned 
"Single Detached (RS lIF)". 

To the East: A multi-family residential site (9728 Alexandra Road) zoned "Town Housing 
(ZT71) - Alexandra Neighbourhood (West Cambie)". This site was recently 
rezoned (Polygon Development 296 Ltd. RZ 13-649641 adopted Dec. 8,2014) to 
allow development of approximately 64 three storey townhouse dwellings. The 
Development Permit (DP 14-667441) was also issued on Dec. 8,2014. 

To the South: Alderbridge Way and the Garden City lands (5555 No.4 Road) to the south of 
that. The 55 hectare (136.5 acres) Garden City lands are zoned "Agriculture 
(AG1)". 

To the West: A lot (9560 Alexandra Road) zoned "Single Detached (RS lIF)". An application 
for rezoning from "Single-Detached (RS IfF)" to "Town Housing (ZT67)" has 
been submitted by Yamamoto Architecture Inc. in order to construct 21 
townhouse units. 
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Background 

Project Overview 

- 3 - DP 14-671600 

The Developer's intent is to create a multi-family development with approximately 96 three 
storey townhouses in a total of21 buildings plus a centrally located 119 m2 (1,280.9 ft2) amenity 
building and two separate open space amenity areas totaling approximately 576 m2 (6,200 ft2). 
An 20 m wide (215.28 ft2), 1,068 m2 (11,495.8 ft2) greenway is proposed across the north
western portion of the property that will become part of the future link between Alderbridge Way 
and the interior of the Alexandra Neighbourhood. This greenway link is a key component of the 
Alexandra Neighbourhood Land Use Plan. The greenway will be included within the Servicing 
Agreement and design, construction and enhancement will be coordinated with the City Parks 
Department. 

Related Policies & Studies 

Official Community Plan- West Cambie Area Plan 
The subject properties are designated "Neighbourhood Residential" in the Official Community 
Plan - West Cambie Area Plan with the exception of a greenway strip over 9540 Alexandra 
Road and portions of 9560 - 9600 Alexandra Road. Townhouses are permitted within the areas 
designated for Neighbourhood Residential. The OCP also notes the remnant Environmentally 
Sensitive Area designation which is addressed through this application. 

Affordable Housing Strategy 
The applicant will not utilize the available density bonus provisions and is proposing a project 
density of 0.65 FAR with a monetary contribution to the Affordable Housing Reserve in 
accordance with the contribution rates established by Council Policy 5044. The monetary 
contribution was included as part of the Rezoning Considerations. 

Environmentally Sensitive Area DeSignations and Response 
The Environmentally Sensitive Area (ESA) features on the subject site were reassessed in detail 
through the project's Rezoning application. The site plan submitted through this Development 
Permit application provide a 3 m (9,84 ft) wide native species vegetation strip along the site's 
entire eastern property line. This vegetation strip was designed with the intent of complementing 
a similar vegetation strip being incorporated into a newly approved development at 9728 
Alexandra Road immediately to the east of the subject property. A second four metre wide 
vegetation strip is included in the 6 m (19.68 ft) wide setback along the southern edge of the site 
adjacent to Alderbridge Road. The Development Considerations include requirements for legal 
agreements to be registered to protect and maintain the ESA strips prior to the Development 
Permit being issued. 

Rezoning and Public Hearing Results 

During the rezoning process, staff identified the following design issues to be resolved at the 
Development Permit stage: 

• Confirmation of the site plan in relation to the Zoning Schedule "Town Housing (ZT67)
Alexandra Neighbourhood (West Cambie)", detailing building massing and design, 
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provision of parking, loading, pedestrian access, amenity areas, surface permeability, 
incorporation of play areas; 

• Details on the existing vegetation, ESA mitigation, compensation and long term 
maintenance plan preparation and protection; 

• Follow up on tree assessments on City lands and trees on shared property boundaries; 
• Registration of legal agreements for the protection and maintenance of the ESA 

vegetation areas; 
• Confirmation of the Public Art response; 
• Resolving on-site garbage collection and appropriate vehicle movement allowances; 
• Provision of an emergency vehicle access between the subject site and Alderbridge Way; 
• Incorporation of appropriate Aircraft Noise Mitigation measures in the building plans; 
• Addressing accessibility features within the units; 
• Addressing drainage concerns adjacent to the Alexandra Road greenway and in the 

corridor between this site and the Polygon site to the east. Design of the greenway with 
parks and engineering; and 

• Confirmation of the sustainability measures that will be built into the units. 

The applicant worked closely with staff to ensure that each of these elements are addressed in the 
final design plans. 

Environmentally Sensitive Area Habitat Balance and Compensation 
As identified through the Rezoning report from the Director of Development (RZ 13-649999 
report dated May 28,2014) the objective of the vegetation compensation and enhancement 
measures proposed for this site is to create high quality songbird habitat and movement corridors 
for small birds and animals using native trees and shrubs. The detailed landscaping plans 
submitted for this Development Permit are consistent with this overall objective and should 
provide foraging, roosting and general songbird habitat opportunities along the proposed ESA 
corridor strips and should result in a higher quality of habitat than what had previously existed on 
the site. 

The overall habitat balance analysis provided by Stantec's biologist for the Rezoning indicated 
that a net loss of37 m2 (398.26 ft2) was anticipated for the site as a result of the development. A 
follow up analysis by Stantec of the Development Permit compensation and enhancement plans 
confirms this net loss figure. The Developer has agreed to provide a voluntary contribution of 
$1,518.00 (based on $48. 00/m2) for environmental enhancements as compensation for the habitat 
losses incurred on site. This contribution amount is included in the Rezoning Considerations. 

Vegetation enhancements and drainage requirements within the 20 m (65.62 ft) wide greenway 
will be coordinated through the Servicing Agreement and in consultation with Parks staff. 

Legal agreements regarding the protection and maintenance of the ESA area are included as 
requirements to be completed prior to final issuance of the Development Permit. Submission of 
a bird nesting survey report biologist prior to site clearing is included as a requirement in the 
Development Permit Considerations. 
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Zoning Compliance 
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 "Town Housing 
(ZT67) - Alexandra Neighbourhood (West Cambie)". 

Urban Design Response 

Advisory Design Panel Comments 
This application was reviewed by the Advisory Design Panel (ADP) on two separate occasions. 
At their initial review on November 19,2014 the proposal was referred back to staff to address 
concerns including: 

• the overall design appeared too repetitive; 
• internal corridors were too long and without visual relief; 
• building elements needing more resolution in terms of articulation and roof forms; 
• placement of hydro kiosks; 
• additional children's play space being needed; and 
• shadowing impacts onto the central open space. 

The applicant worked with staff to address the concerns raised by the Panel ultimately 
redesigning both the site plan and building elevations and roof elements. The redesigned plans 
were resubmitted to the Advisory Design Panel on January 21,2015, receiving unanimous 
support. A copy of the relevant excerpt from the Advisory Design Panel Minutes of January 21, 
2015 are attached for reference (Attachment 2). The design response from the applicant has been 
included immediately following the specific Design Panel comments and is identified in 'bold 
italics '. 

Conditions of Adjacency 
• The form and massing of the proposed 3 storey townhouse development is consistent with 

existing and proposed townhouse developments to the north, east (Polygon's recently 
approved 64 unit, three storey "Jayden Mews" townhouse project) and to the west (a 20-21 
three storey townhouse proposal under review). Grade elevations for the projects on both 
sides of the subject site are anticipated to match the site grades proposed for the subject site. 

• Vegetation buffer strips proposed along the site's southern boundary adjacent to Alderbridge 
will provide a soft visual barrier from the south and will be consistent with the vegetation 
buffer sought from adjacent developments. 

• A 3 m (9.84 ft) wide ESA native vegetation strip is provided along the eastern property line 
complementing a similar ESA native vegetation strip provided by the Polygon development 
located to the east ofthe subject site (DP 14-667441). 

• The 20 m (65.62 ft) wide greenway strip along approximately half of the site's frontage with 
Alexandra Road will both buffer adjacent units from the street and will create a soft green 
edge providing a visual break to the residential presence along Alexandra Road. 

• A Statutory Right of Way, required as part of the project's Rezoning Considerations, will 
provide legal access through the subject site to the property to the west. 

4500024 



February 19,2015 - 6- DP 14-671600 

• Way finding signage is proposed near the main driveway entrance showing the layout of both 
the subject site and the adjacent site to the west to facilitate visitors to the site as well as 
emergency service providers. 

• Dwelling units fronting onto Alexandra Road will be constructed with their front entrance 
doors oriented to the street to lend a more pedestrian friendly face to the street. 

Public Realm 
• This development will be required to construct a 3.3 m (10.83 ft) wide shared cyclist and 

pedestrian pathway plus a 1.5 m (4.92 ft) wide treed boulevard at its interface with 
Alderbridge Way. These works will connect with similar provisions from developments to 
both the east and west and ultimately creating a continuous pedestrian walking pathway 
between Garden City Road and No.4 Road. 

• Additional tree planting will be secured through the project's Servicing Agreement to 
enhance the centre median of Alderbridge Way along the length of the site's frontage. 

• Along Alexandra Road, frontage improvements included in the project's Servicing 
Agreement include raising the road bed itself, provision of parking spaces and lighting on 
one side of the road, a 1.5 m (4.92 ft) grassed boulevard with street trees and a 2 m (6.56 ft) 
wide sidewalk. 

Site and Functional Planning 
• The site is designed around two separate open space areas both of which include tables and 

chairs, trellis features and open grassed areas. 
• Pedestrian circulation has been accommodated throughout the interior of the site 

incorporating 1.5 m (4.92 ft) wide walkways leading to most of the units in the north-eastern 
wing of the project as well as units in the centre of the project near the amenity building. 

• Vehicle circulation within the project is in the form of a loop in the central part of the site 
making it easy for larger trucks to access and exit the site. 

• A bollarded emergency access is provided to allow emergency service vehicles to access the 
site from Alderbridge Way should it be necessary. If an additional emergency access is 
created for the property to the west (9560 Alexandra Road) staff will explore whether the 
emergency access for the subject site can be closed and the access landscaped. If this can be 
achieved staff will also determine whether any related legal agreements related to the 
emergency access off Alderbridge Way for the subject property can be discharged. 

• Colored unit pavers are used to aid pedestrian circulation through the site and alert motorists 
to higher pedestrian traffic areas. 

• Way finding signage will be located near the main entrance to the complex. 
• A bicycle rack is conveniently located adjacent to the central amenity building. 

Landscaping Form and Character 
• Landscaping is stratified into three distinct groups addressing residential areas, restoration 

planting in the 20 m (65.62 ft) greenway area and the Environmentally Sensitive Area (ESA) 
buffer strips. 

• In the residential areas along the internal roadways taller vegetation is incorporated to soften 
the interior spaces. 

• Residential vegetation provides a mix of native trees and flowering shrubs and ground 
covers. 
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• Tree and shrub selections proposed for the restoration area and the ESA strips are 
predominately comprised of native species. 

• A total of 216 trees are proposed for planting on site - fully addressing the Official 
Community Plan (OCP) 2: 1 replacement requirements. 

• Separate maintenance schedules have been prepared to address the different planting areas. 
• A large 95 m2 (1,022.57 ft2

) children's play area is proposed in the southern portion of the 
central amenity area. An integrated climbing structure, log steppers and pin tail play 
equipment over a pea gravel base comprise the play space. Nearby picnic tables and benches 
have also been incorporated into the central amenity space. 

• Based on the cost estimates provided by the Developer's consultants a landscape security in 
the amount of$471,165.75 (inclusive ofa 10% contingency) is included in the Development 
Permit Considerations. 

Architectural Form and Character 
• The Developer has purposely sought to create a modern contemporary building form that 

also addresses aspects such as liveability, aging in place, sustainability and accessibility in 
the project's design. 

• The project has been designed with seven different unit sizes ranging from approximately 
152.4 m2 to 175 m2 (1,640.4 ft2 to 1,883.68 ft2) and all of the 96 residential units have been 
designed with 3 bedrooms. This combination contributes to the overall massing 
requirements of each unit and the building mass as a whole. 

• Each unit includes private outdoor amenity space typically in backyards and balconies. 
• Exterior elevations incorporate three color schemes to differentiate units and blocks of units. 
• A variety of bay forms, bay sizes and roof forms are used to avoid excessive repetition. 
• Color is also used to accentuate projecting elements. 
• Both building masses and individual units have been stepped to provide a more interesting 

face to the internal road. 
• Roof forms throughout the project are varied including pop-up elements as well as gable 

forms. 
• Building elevations include a base of stone wainscot on strategic frontages, premium quality 

vinyl, hardie panel, hardie plank siding, painted board and batten and metal clad entry and 
garage doors. Asphalt roof shingles are used on all roofing elements. 

• The central amenity building has been designed to be consistent with the residential 
buildings. 

Accessible Housing 
• The proposed development includes ten (10) convertible units that are designed with the 

potential to be easily renovated to accommodate a future resident in a wheelchair. The 
potential conversion of these units will require the removal of a floor structures on two levels 
to accommodate a future elevator, the installation of an automatic door opener (prewired) and 
additional grab bar installations (wood blocking installed to accommodate). A convertible 
unit checklist in included in the design plans. 

• The ten convertible dwellings provide features allowing for ready conversion to 
accommodate individuals with disabilities or in wheel chairs. Inside garage spaces for these 
units have sufficient space to accommodate accessible access. The convertible unit floor 
plans include a checklist of convertible features. 
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" All of the proposed units incorporate aging in place features to accommodate mobility 
constraints associated with aging. These features include: 

• stairwell hand rails; 
" lever-type handles for plumbing fixtures and door handles; and 
" solid blocking in washroom walls to facilitate future grab bar installation beside toilets, 

bathtubs and showers. 

Crime Prevention through Environmental Design (CPTED) 
• Residential unit doorways are readily visible from the internal drive aisles or from pedestrian 

circulation pathways that will be lit with lighted bollards. 
• Metal clad entry doors are proposed for all the residential units. 
• Key areas of the internal drive aisle (e.g. driveway ends, at bends in the entrance driveway) 

will be lit with lighted bollards. 
• Vehicle stop bollards will be located at the emergency access to prevent unauthorized 

vehicles from accessing Alderbridge Way. The bollards will permit pedestrian access 
through to Alderbridge Way. This aspect addresses desire lines of movement through the 
site. 

• The children's play area is located away from vehicle drive aisles and includes benches to 
facility parental observation while children are playing. 

• The mail box facility will be located in a well lit area within the amenity building and 
protected from the elements. 

Servicing Agreements/Engineering 

Frontage improvements are proposed along Alexandra Road including raising the Alexandra 
road surface, the installation of concrete sidewalks, parking along the south side of Alexandra 
Road and new light standards. In addition, upgrading and/or replacement of existing sanitary 
lines, storm lines, water main lines, additional fire hydrants and the undergrounding of hydro 
lines, will be required as part of development's off-site works. 

A land dedication along Alderbridge Way was included in the Rezoning Considerations to 
accommodate the installation of a new public sidewalk and a treed boulevard that will ultimately 
run between Garden City Road and No.4 Road. 

Sustainability 
Sustainability Initiatives 
The Developer has committed to achieving an Ener-Guide rating of 82 or better and to pre-duct 
for solar hot water heating for this townhouse project. An Ener-Guide analysis has been 
performed based on the project's design plans by Capture Energy (report dated October 24,2014) 
confirming that the required Ener-Guide 82 rating will be achieved by all the residential units in 
this development. 

In addition to the Ener-Guide objectives, the Developer has committed to including the following 
sustainability measures in all of the development's 96 units: 

• Separate thermostats for each room; 
• Low-E energy star rated windows; 
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.. Low flow fixtures and energy star appliances are included in all the units; 
• Fully insulated garage walls; 
• Ener-Guide rated electric range (optional to purchasers); 
• Advanced sealing package, foam around window and door openings and all exterior wall 

penetrations; 
• Fibreglass exterior doors; 
• Minimum 30 year roofing material- with 30 year manufacturer's warranty; 
• Natural stone countertops; 
• Many suppliers and trades are to recycle their own waste; 
• Building a central recycling centre; and 
• Many products used for these homes will be manufactured within 800 km. 

Conclusions 

Significant efforts were made by the Developer and the design team to address concerns raised 
by the Advisory Design Panel and staff with the initial design proposal. The revised proposal 
presents a significant improvement and a design package which will complement Richmond's 
urban landscape. Staff are recommending support of the proposed development proposal. 

Planner 2 

DCB:cas 

The following are to be met prior to forwarding this application to Council for approval: 
• Receipt of a Letter-of-Credit for landscaping in the amount of $428,332.50 (inclusive of a 10% contingency). 
• Registration of legal agreements for the protection of the site's ESA areas, ensuring that they will not be 

abandoned or removed and adherence to the Landscape Maintenance plan as it applies to those areas 
• Submission of a registerable plan prepared by a registered Surveyor defming the ESA vegetation areas and 

acceptable to the Director ofDeveloprnent. 
• Registration of a statutory right-of-way to the satisfaction of the Director of Development, over the internal 

drive-aisle for emergency service providers unless alternative emergency access is provided to the satisfaction 
of the Director of Development. 

• Receipt of a voluntary contribution of $1 ,518.00 for environmental enhancements as compensation for habitat 
losses incurred on site. 

• Submission of a bird nesting survey report by a registered professional biologist prior to site clearing. (Note this 
was originally a requirement of the Rezoning Considerations but under the advise provided by the consulting 
biologist the report needs to be done within seven days of clearing the site in order to be accurate as the bird 
nesting season is approaching. 
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Prior to future Building Permit issuance, the developer is required to complete the following: 
.. The applicant is required to obtain a Building Permit for any construction hoarding associated with the 

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

Development Application Data Sheet 
Development Applications Division 

DP 14-671600 Attachment 1 

Address: 9580, 9600, 9620, 9626, 9660 and 9680 Alexandra Road 

Applicant: Am-Pri Developments (2012) Ltd. 

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

Owner: Am-Pri Developments (2012) Ltd. 

Floor Area Gross: 10,468.10 m2 Floor Area Net: 10417.01 m2 

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

I Existing I Proposed 

Site Area: 16209 , m 16100 , m ne 0 e Ica Ions t f d d 

Land Uses: Single Family Residential, Two-Family Multiple Family Residential 
Residential, Vacant 

OCP Designation: Neighbourhood Residential, Park Same 

Area Plan Designation: Residential Area 2 Same 

9580,9600,9660,9680 Alexandra Road: Town Housing (ZT67) 
Single Detached (RS1/F) 

Zoning: 
9620 and 9626 Alexandra: Two-Unit 
Dwellings (RD1) 

Number of Units: 
5 dwellings were in place prior to demolition. 96 
Currently none on site. 
Environmentally Sensitive Area (ESA) Portions to be retained. 

Other Designations: Compensation I replacement 
required for impacts. 

I Bylaw Requirement I Proposed I Variance 
Max. 0.65 or 0.75 with 

Floor Area Ratio: affordable housing 0.65 None permitted contribution per West 
Cambie Area Plan 

Lot Coverage - Building: Max. 40% 38.1% None 

Lot Size (min. area): 10,000 m2 16,100 m2 None 

Addressed via 
Setback - Front Yard (m): Min. 5.0 m Min. 4.5 m Zoning Text 

Amendment 

Setback - Side Yards (m): Min. 3.0 m Min. 3.0 m None 

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

Height (m): 12.0 m 10.7 m None 

Off-street Parking Spaces - Regular 1.5 (R) and 0.2 (V) per unit 1.5 (R) and 0.2 (V) per unit None 
(R) I Visitor (V): 

Off-street Parking Spaces - Total: 144 (R) and 20 (V) 192 (R) and 20 (V) None 
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Tandem Parking Spaces: Permitted 94 spaces in 47 units (49%) None 

Class 1: 1.25/unit 

Bicycle Stalls 
(120 stalls) Class 1: 147 

None 
Class 2: 0.20/unit Class 2: 20 

(20 stalls) 

Amenity Space - Indoor: 100 m2 119.3 m2 None 

Amenity Space - Outdoor: 576 m2 576 m2 None 

Private Outdoor Space/Unit: 30 m2 30 m2 None 

Other: Tree replacement compensation required for loss of significant trees. 
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Excerpt from the Minutes from 

The Design Panel Meeting 

Wednesday, January 21,2015 - 4:00 p.m. 
Rm. M.1.003 

Richmond City Hall 

Attachment 2 

III use of decorative pavers on the internal drive aisles need to be rationalized; too 
much in less important areas and less in more important areas; consider using 
pavers on the crosswalks to make them more prominent; 

The paving design has been updated to highlight pedestrian walking areas 
over vehicular access. Pavers are already located at crosswalks but they have 
been enhanced to increase visibility and prominence. 

III reconsider use of stone wainscot at the base of the buildings as it will be 
screened by landscaping as seen in the architectural renderings presented by the 
applicant; relocate the material to more visible and prominent locations to get 
more value from a high quality material; 

Stone wainscot will remain on the base of the buildings as it will enrich the 
frontages. Though partially screened by landscaping, these areas will remain 
visible and represent the "frontface" of the development. 

III proposed amenity building lacks programming; also lacking from an 
architectural point of view, i.e. trailer-like appearance; the amenity building 
should make a high impact statement on the project in view of its central location 
in a large project; consider a higher ceiling and a more dramatic roofline; 

Amenity building plan included and elevations enhanced to be more consistent 
with the architecture of the residential buildings. 

III the applicant is proposing a unique townhouse style in Richmond; however, the 
same concept has already been seen in many projects in Richmond; the applicant 
should consider more unique styles in future townhouse projects; 

We have varied the style by the width of the townhouse units, and through 
coloration of the projecting elements. With future townhouse projects we are 
always trying to develop innovative and unique styles that are contextually 
sensitive. 
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III driveway entry is too zigzag; driving experience goes in many directions within 
a short distance; this is not desirable from functional and esthetic perspectives; 

Exact geometry of the entry driveway will be further refined in consultation 
with our Civil Engineer during Building Permit stage. We feel that the 
meandering entry creates a good traffic control measure to slow cars entering 
and leaving the development. 

III appreciate the many positive improvements to the project done by the applicant; 
proposed curved main internal drive aisle is a positive approach; however, 
vehicular route to some buildings (e.g. to the middle buildings northeast of the 
site) from the entry appears circuitous; 

See comment above. Vehicular movements are quite straight forward and 
some meandering is introduced to achieve variety and interest, and traffic 
calming. 

III applicant has made some big improvements to the project since it was first 
presented to the Panel; appreciate the introduction of new roof forms which 
mitigate the monotonous appearance of the buildings; 

We appreciate the comment 

III consider replacing vinyl with hardie materials; 

Some vinyl is used, but the amount has been reduced since initial ADP, and we 
have selected a more premium vinyl product for better appearance and colour. 

III internal drive aisles appear barren; bigger trees and additional unit pavers will 
help soften the harshness of the drive aisles; 

Larger trees in planters have been added to the drive aisles. Unit pavers have 
been added in drive aisles to support pedestrian way-finding. 

III reducing the setback for buildings fronting onto Alexandra Road will open up 
the internal drive aisles and provide additional space for planting; 

Buildings are at the minimum setback, buildings on the south-eastern portion 
of the site are set back from the landscape buffer to allow for pedestrian 
circulation and adequate private yard space. 

III the amenity building should pick up on the architecture of the townhouse 
buildings; 

The amenity building has been redesigned to be more consistent with the 
townhouses. 

• appreciate the introduction of pop-up roofs; however, having two buildings (e.g. 
Buildings 16 and 19) with pop-up roofs sited adjacent to each other is too much; 
siting of buildings with pop-up roofs adjacent to buildings with shed roofs works 
better; 

We have maintained the proposed roof forms for these buildings as they create 
a spacing and rhythm of alternative rooflines that is consistent throughout the 
project. 
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III introducing dark trims mItigates the repetltIveness of the building forms; 
however, the volumes appear busy; consider simplifying the volumes, e.g. 
introducing uniform colour for trim and cladding; 

The trim colours have been lightened to provide less contrast with the box-out 
elements, and will help to unify the forms in contrast with the base-walls. 

III simplify the pedestrian circulation areas (including pedestrian crossings) within 
the proposed development as they are not clearly delineated; 

The pedestrian circulation areas (including pedestrian crossings) have been 
enhanced and clearly delineated with unit pavers using a particular colour 

.. hope that the public art plan for the project involving students of Emily Carr 
University of Art and Design will be achieved; 

The Course with Emily Carr University is well underway. The students have 
hadfour sessions in January 2015 including: 

1. Class introduction 
2. Site Visit and presentation by Project Biologist 
3. In class session with presentation by John Stiles, Public Art Expert and 
Principal at Stantec Consulting 
4. Visit to City Hall for presentations by Eric Fiss, Jamie Esko, Sustain ability 
Department Staff and a tour and presentation of the City Archives. 

On February 4th, the Developer will present the project and company 
background to students and will be followed by a detailed presentation by the 
project Landscape Architects, who will present their scope of work and 
strategy to the students. 

III appreciate the big improvements in the project; however, the proposed amenity 
building needs to make a stronger statement in terms of its architecture; 

See responses above, the amenity building has been redesigned 

III patterning of decorative paving needs more clarity and efficiency to help in 
delineating wayfinding and crosswalks; no need for more materiality and 
expense in paving; 

The pedestrian circulation areas (including pedestrian crossings) have been 
enhanced and clearly delineated with unit pavers using a particular colour 

III appreciate the provision of more convertible units and introduction of pocket 
doors in the convertible units; 

Pocket doors introduced into the convertible units 
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III look at pedestrian areas in the proposed development; consider introducing 
coloured unit pavers in lieu of roll-over curbs to enhance pedestrian 
accessibility; 
Roll over curbs are required for drainage, however, all pedestrian crossings 
have been treated with an alternate colour of unit pavers 

III ensure that mailboxes are located inside the amenity building to provide weather 
protection for residents picking up their mail; 

Mailboxes located inside the amenity building 

III the project is proceeding in the right direction in terms of sustainability and 
energy savings; however, there is no provision for water conservation; applicant 
is encouraged to use low-flow fixtures; also the applicant should consider using 
energy star appliances; 

Low-flow flXutres and energy star appliances will be used 

III agree with comments that the proposed amenity building needs further design 
development; 

See comments above 

III agree with comments regarding the need to review the use of decorative paving 
to better highlight the important areas in the project, e.g. at the portion of the 
drive aisle adjacent to the amenity building; 

The paving design has been updated to highlight pedestrian walking areas 
over vehicular access. Pavers are already located at crosswalks but they have 
been enhanced to increase visibility and prominence. 

III the pedestrian walkway at the northeast parcel of the site appears awkward in 
terms of wayfinding; relying on signs to get people to the front doors of C units 
is not the best design solution; and 

An additional walkway has been added providing more visible access, and 
better circulation to the entries of the southeastern row ofe units. This 
circulation route has beenfurther enhanced by providing a stronger 
delineation for pedestrians 

III appreciate the relocation of hydro kiosks out of the vegetated ESA strip along 
the east property line. 

We appreciate the comment 



City of 
Richmond Development Permit 

To the Holder: 

Property Address: 

Address: 

No. DP 14-671600 

Am-Pri Developments (2012) Ltd. 

9580, 9600, 9620, 9626, 9660 and 9680 Alexandra Road 

9751 NO.6 Road 
Richmond, Be V6W 1 B5 

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

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

3. Subject to Section 692 ofthe 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 #42 attached hereto. 

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

5. As a condition of the issuance of this Permit, the City is holding the security in the amount of 
$428,332.50 to ensure that development is carried out in accordance with the terms and 
conditions of this Permit. Should any interest be earned upon the security, it shall accrue to 
the Holder if the security is returned. The condition of the posting of the security is that 
should the Holder fail to carry out the development hereby authorized, according to the terms 
and conditions of this Permit within the time provided, the City may use the security to carry 
out the work by its servants, agents or contractors, and any surplus shall be paid over to the 
Holder. Should the Holder carry out the development permitted by this permit within the 
time set out herein, the security shall be returned to the Holder. The City may retain the 
security for up to one year after inspection of the completed landscaping in order to ensure 
that plant material has survived. 

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

Property Address: 

Address: 

Am-Pri Developments (2012) Ltd. 

Development Permit 
No. DP 14-671600 

9580, 9600, 9620, 9626, 9660 and 9680 Alexandra Road 

9751 NO.6 Road 
Richmond, Be V6W 1B5 

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

This Permit is not a Building Permit. 

AUTHORIZING RESOLUTION NO. 
DAY OF 

DELIVERED THIS DAY OF 

MAYOR 
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