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5340961 

  Agenda
   

 
 

Development Permit Panel  
 

Council Chambers, City Hall 
6911 No. 3 Road 

Wednesday, March 29, 2017 
3:30 p.m. 

 
 
 Minutes 

 Motion to adopt the minutes of the Development Permit Panel meeting held on 
February 15, 2017. 

  

 
1. Development Permit 16-740024 

 (REDMS No. 5321653) (File Ref. No.: Xr: HA 16-744661) 

 APPLICANT: Tien Sher Chatham Development Ltd. 

 PROPERTY LOCATION: 3755 Chatham Street 

 
Director’s Recommendations 

 1. That a Development Permit be issued which would permit the construction of a 3 
storey mixed use development containing 16 residential units at 3755 Chatham 
Street on a site zoned “Commercial Mixed Use (ZMU32) – Steveston Village”;  

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

  (a) Increase the maximum permitted building height from 12 m up to 14.75 m to 
allow elevator and stair access to the rooftop and a portion of the building 
parapet to project beyond the maximum building height; and 

 3. That a Heritage Alteration Permit (HA 16-744661) be issued at 3755 Chatham 
Street in accordance with the Development Permit. 
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2. 

2. Development Permit 16-740665  
(REDMS No. 5317777) 

 APPLICANT: Polygon Trafalgar Square (South) Ltd. 

 PROPERTY LOCATION: 9491/9511/9531/9551/9591 Alexandra Road 

 
Director’s Recommendations 

 That a Development Permit be issued which would permit the construction of 263 
residential units in two four-storey residential apartment buildings over a single-level 
parkade at 9491, 9511, 9531, 9551, 9591 Alexandra Road on a site zoned “Low Rise 
Apartment (ZLR30) – Alexandra Neighbourhood (West Cambie)” . 

  

 
3. Development Permit 16-745853  

(REDMS No. 5253954 v. 6) 

 APPLICANT: YuanHeng Seaside Developments Ltd. 

 PROPERTY LOCATION: 3031, 3211, 3231, 3291, 3311, 3331 and 3351 No. 3 Road and 
8151 Capstan Way 

 
Director’s Recommendations 

 That a Development Permit be issued which would permit the construction of the first 
phase of a three-phase, high-rise, mixed use development comprised of 535 dwellings 
(including 41 affordable housing units) and street-oriented commercial uses at 3031, 
3211, 3231, 3291, 3311, 3331 and 3351 No. 3 Road and 8151 Capstan Way on a site 
zoned “Residential / Limited Commercial and Community Amenity (ZMU30) – Capstan 
Village (City Centre)”. 

  

 
4. New Business 

 
5. Date of Next Meeting: April 12, 2017 

 
6. Adjournment 

 



Time: 

Place: 

City of 
Richmond 

Development Permit Panel 
Wednesday, February 15, 2017 

3:30p.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 3:30p.m. 

Minutes 

It was moved and seconded 
That the minutes of the meeting of the Development Permit Panel held on January 25, 
2017, be adopted. 

CARRIED 

1. Development Permit 16-738292 
(REDMS No. 5291649) 

5317297 

APPLICANT: Randall 0 lafson 

PROPERTY LOCATION: 6551 No. 3 Road 

INTENT OF PERMIT: 

Permit the construction of exterior alterations and minor building additions to the existing 
building for an enclosed patio and garbage enclosure at 6551 No. 3 Road on a site zoned 
"Downtown Commercial (CDT1 )"and "Gas & Service Stations (CG 1 )". 

Applicant's Comments 

Randall Olafson, Randall Olafson Consultants, Ltd., introduced the members of the design 
team for the project. 
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Development Permit Panel 
Wednesday, February 15, 2017 

Derek Fleming, Acton Ostry Architects, Inc., and Alain Lamontagne, Durante Kreuk Ltd. 
Landscape Architects, with the aid of a visual presentation (attached to and forming part 
of these Minutes as Schedule 1) provided background information on the project. 

Mr. Fleming briefed the Panel on the project's site context, noting that the restaurant 
tenant, Cactus Club Cafe, will be relocating from its current location at the comer of 
Lansdowne Road and No.3 Road to the south side of Richmond Centre Mall fronting No. 
3 Road which is highly visible and prominent from the main Cook Road entry to the 
shopping mall. 

Mr. Fleming added that interior and exterior improvements are proposed for the restaurant 
tenant unit including (i) an enclosed restaurant patio addition, open to above and provided 
with a retractable awning for weather protection, (ii) a fully enclosed garbage building 
which has its own mechanical systems, (iii) enlargement of a mall entry wall, (iv) a 
continuous canopy fronting the building to provide weather protection, (v) new tree and 
landscape plantings fronting the restaurant unit to enhance the pedestrian realm, and (vi) 
two new raised and realigned pedestrian crossings to enhance accessibility to the mall 
entrance from No. 3 Road and provide traffic calming to the internal drive aisle fronting 
the restaurant. 

In response to a query from the Panel, Mr. Fleming advised that the garbage building can 
be accessed through its overhead door and swing door adjacent to the loading area. 

Mr. Lamontagne briefed the Panel on the main landscaping features of the project, noting 
that (i) the existing curb fronting the restaurant will be realigned to enhance the pedestrian 
realm, (ii) new planting beds and small trees are proposed to provide a buffer between the 
walkway and the drive aisle directly in front of the restaurant and mall entry wall, (iii) 
new landscaping planters are proposed in front of the patio, (iv) concrete paving with 
exposed aggregate banding is proposed for sidewalk surface treatment, and (v) 
landscaping in front of the mall entry wall will be supplemented. 

In response to queries from the Panel, Mr. Lamontagne and Mr. Fleming noted that (i) 
canopies of trees proposed to be planted along the building walkway will have adequate 
height clearance and will not impede pedestrian circulation, (ii) the proposed landscaping 
treatment in front of the subject restaurant tenant unit will not be extended to the White 
Spot restaurant frontage on the north side of the atrium main entry to the mall, but will be 
considered by mall management in future development of the mall. 

In response to further queries from the Panel, Mr. Lamontagne and Mr. Fleming 
confirmed that (i) the existing curb line will be pulled out to accommodate the proposed 
landscaping, (ii) irrigation will be provided to the planted areas in front of the restaurant, 
(iii) electrical connections will be provided to add lighting to proposed trees along the 
walkway, and (iv) the number of visitor and handicapped parking spaces currently 
provided by the mall exceed the minimum requirement and handicapped parking spaces 
are located in close proximity to the main entrance to the mall, and (v) the loading bay 
adjacent to the proposed patio will also accommodate deliveries of supplies to the 
restaurant. 

2. 



Staff Comments 

Development Permit Panel 
Wednesday, February 15, 2017 

Wayne Craig, Director, Development, acknowledged the work done by the applicant to 
improve the pedestrian connections on the site as well as the proposed landscaping in 
front of the restaurant. 

In response to a query from the Panel, Mr. Craig confirmed that a Building Permit for 
favade renovation was issued in 2016 to the restaurant unit on the north side of the atrium 
main entry to the mall but the extent of the proposed renovation did not require a 
Development Permit. 

Panel Decision 

It was moved and seconded 
That a Development Permit be issued which would permit the construction of exterior 
alterations and minor building additions to the existing building for an enclosed patio 
and garbage enclosure at 6551 No. 3 Road on a site zoned "Downtown Commercial 
(CDTl)" and "Gas & Service Stations (CGJ)". 

CARRIED 

2. Development Permit 16-743848 
(REDMS No. 5295260) 

5317297 

APPLICANT: Oval 8 Holdings Ltd. 

6622/6688 Pearson Way PROPERTY LOCATION: 

INTENT OF PERMIT: 

Permit the construction of a mixed-use complex that includes two (2) 13-storey and one 
(1) low rise building with 284 residential units; including 14 2-storey units with street
oriented patio decks, and 1,562 m2 (16,813 fP) of street fronting commercial space; for a 
combined total area of approximately 35,793 m2 (385,272 fF) at 6622/6688 Pearson Way 
on a site zoned "High Rise Apartment and Olympic Oval (ZMU4) - Oval Village (City 
Centre)". 

Applicant's Comments 

James Cheng, James Cheng Architects, and Christopher Phillips, PFS Studio, with the aid 
of a visual presentation (attached to and forming part of these Minutes as Schedule 2) 
provided background information on the proposed development, highlighting the 
following: 

• 

• 

the public realm is an important consideration in the design of the overall River 
Green project; 

a significant improvement to the public realm for the overall project since the 
rezoning in 2011 is the provision of an on-site publicly accessible open space on the 
subject site that connects to the dike; 

3. 
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Development Permit Panel 
VVednesday, February15,2017 

• design changes are proposed for the subject site to better respond to the publicly 
accessible open space; 

• a larger public plaza is proposed on the south side of the proposed development, 
facing River Road; 

• public art is proposed in the public plaza along River Road; 

• the proposed street level "internal covered street" provides customer parking and 
access to commercial retail units (CRUs) along River Road; 

• a seven-meter wide Hollybridge Way Greenway is proposed along the west side of 
the subject site; 

• the massing of Building A is pulled back at the comer ofHollybridge Way and East
West Pearson Way to provide a bigger open space; 

• the proposed arrival/drop off courtyard with water feature on East-West Pearson 
Way provides main access to the residential units in Buildings A and B; and 

• the central outdoor courtyard in Level 2, divided into active and quiet amenity 
spaces, is a visual extension to the indoor amenity spaces surrounding the courtyard 
which includes the indoor swimming pool. 

In response to a query from the Panel, Mr. Philipps advised that the proposed species for 
street trees was recommended by City staff. 

In response to a further query from the Panel, Mr. Cheng acknowledged that a portion of 
the base of Building A at the comer of River Road and Hollybridge Way was purposely 
set back so as not to interrupt the sidewalk and provide weather protection to pedestrians. 

Staff Comments 

Mr. Craig clarified that should the subject Development Permit application be endorsed, 
such endorsement does not include approval for the proposed public art piece for the 
subject development as public art selection is done through a separate review process. 

Mr. Craig further noted that the Development Permit review process for the subject 
development considered the location for a potential public art piece to ensure the proposed 
public plaza along River Road is designed accordingly. 

In addition, Mr. Craig acknowledged that (i) the project will contribute significantly to the 
public realm, (ii) off-site parking will be provided for the benefit of the neighbouring 
property at 5111 Hollybridge Way, (iii) 23 Basic Universal Housing Units will be 
provided, (iv) the project will be District Energy Utility ready and will achieve a LEED 
Silver equivalency, (vi) the project is designed to meet the City's Aircraft Noise standards, 
and (vii) there will be a Servicing Agreement for frontage improvements along the four 
frontages of the site. 

4. 



Panel Discussion 

Development Permit Panel 
Wednesday, February 15, 2017 

In response to a query from the Panel, Mr. Craig confirmed that the selection of public art 
pieces is subject to a separate process; however, the future accommodation of public art 
was considered in the design of the public plaza on River Road. 

The Panel acknowledged support for the project in terms of its form and character; 
however, it was noted that it is beyond the jurisdiction of the Panel to approve the 
proposed public art piece and its proposed location. 

Panel Decision 

It was moved and seconded 
That a Development Permit be issued which would permit the construction of a mixed
use complex that includes two (2) 13-storey and one (1) low rise building with 284 
residential units; including 14 2-storey units with street-oriented patio decks, and 1,562 
m2 (16,813 ft 2

) of street fronting commercial space; for a combined total area of 
approximately 35,793 m2 (385,272 ft2) at 662216688 Pearson Way on a site zoned "High 
Rise Apartment and Olympic Oval (ZMU4) - Oval Village (City Centre)". 

CARRIED 

3. Date of Next Meeting: March 1, 2017 

4. Adjournment 

It was moved and seconded 
That the meeting be adjourned at 4:22p.m. 

Joe Erceg 
Chair 

5317297 

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 15, 2017. 

Rustico Agawin 
Auxiliary Committee Clerk 

5. 
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City of 
, Richmond 

To: Development Permit Panel 

From: Wayne Craig 
Director of Development 

Report to Development Permit Panel 

Date: March 3, 2017 

File: DP 16-7 40024 
HA 16-7 44661 

Re: Application by Tien Sher Chatham Development Ltd. for a Development Permit 
and Heritage Alteration Permit at 3755 Chatham Street 

Staff Recommendation 

1. That a Development Permit be issued which would permit the construction of a 3 storey 
mixed use development containing 16 residential units at 3755 Chatham Street on a site 
zoned "Commercial Mixed Use (ZMU32) Steveston Village". 

2. Vary the provisions ofRichmond Zoning Bylaw 8500 to: 
a. Increase the maximum permitted building height from 12m up to 14.75 m to allow 

elevator and stair access to the rooftop and a portion of the building parapet to project 
beyond the maximum building height. 

3. That a Heritage Alteration Permit (HA 16-744661) be issued at 3755 Chatham Street in 
accordance with the Development Permit. 
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Origin 

-2-

Staff Report 

DP 16-740024 
HA 16-744661 

Tien Sher Chatham Development has applied to the City of Richmond for permission to develop 
a 3 storey mixed use development containing 16 residential units and up to four commercial 
retail units at 281m2 (3,026 ft2

) at 3755 Chatham Street on a site zoned "Commercial Mixed Use 
(ZMU32)- Steveston Village". The site currently contains a single-family dwelling and has 
been consolidated into one lot from the four previous properties. As the subject site is located in 
the Steveston Village Heritage Conservation Area, a concurrent Heritage Alteration Permit (HA 
16-7 44661) is being brought forward to allow for the construction of the building in accordance 
with the proposed Development Permit. 

The site is being rezoned from "Steveston Commercial (CS3)" to "Commercial Mixed Use 
(ZMU32)- Steveston Village" for this project under Bylaw 9541 (RZ 15-697899), which 
received 3rd Reading after the Public Hearing held on May 16, 2016. A Heritage Alteration 
Permit (HA 15-697904) was also issued by Council after 3rd Reading was granted to allow for 
property consolidation, demolition and site preparation works. A Servicing Agreement is 
required as a rezoning consideration for frontage upgrades along Chatham Street and to 
implement a lane along the rear of the site. As part of the staff streetscape review being 
undertaken along Chatham Street, should Council adopt streetscape visions that differ from the 
frontage works identified at rezoning, the frontage works shall be adjusted to reflect the current 
Council approved streetscape vision. 

Development Information 

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

Background 

Development surrounding the subject site is as follows: 

To the North: Across an existing lane allowance, a church on a site zoned "Assembly (ASY)". 

To the South: Across Chatham Street, existing commercial developments zoned "Steveston 
Commercial (CS3)" andregulated by Land Use Contract (LUC70). 

To the East: An existing two-storey medical building under Land Use Contract (LUC92). 

To the West: A former church currently being used for commercial activities on a site zoned 
"Steveston Commercial (CS3)". This existing building is the former "Steveston 
Methodist Church" and is an identified heritage resource building in the Steveston 
Village Conservation Strategy. 

Rezoning and Public Hearing Results 

The Public Hearing for the rezoning of this site was held on May 16, 2016. At the Public 
Hearing, no correspondence was received or public comments made concerning the proposal. 
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The rezoning proposed a 3 storey mixed use building with street fronting commercial and 
structured parking at grade and 16 residential units on the 2nd and 3rd floors. Total net density is 
proposed at 1.6 FAR, consistent with the Steveston Area Plan. The rezoning also made note of 
variances to· be requested for maximum building height as part of the Development Permit 
application for stair and elevator access structures to the rooftop deck area and a small portion of 
the parapet wall to reflect a historic architectural treatment applied to the proposal. There were 
no comments made about the requested variances through the rezoning or Public Hearing for the 
project. 

Staff Comments 

The proposed scheme attached to this report has satisfactorily addressed the significant urban 
design issues and other staff comments identified as part ofthe 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 "Commercial 
Mixed Use (ZMU32)- Steveston Village" zoning district except for the zoning variances noted 
below. 

Zoning ComplianceNariances (staff comments in bold) 

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

1) Increase the maximum permitted building height from 12m up to 14.75 m to allow elevator 
and stair access to the rooftop and a portion of the building parapet to project beyond the 
maximum building height. 

For clarification, the following summarizes the height of structures above the maximum building 
height and subject to the requested variance: 

• Elevator structure- 2.75 m 

• Two stair access structures 1.14 m 

• Portion of the building parapet- 0.9 m 

Staffs up ports the proposed variance for the following reasons: 

• Use of rooftop spaces for outdoor amenity areas are encouraged in the Steveston Area 
Plan so long as impacts to surrounding areas are addressed (i.e., privacy/overlook and 
visibility of rooftop structures from the surrounding streets). 

• An elevator to access the rooftop amenity area is proposed to ensure the space is 
universally accessible for residential users. Staff and the applicant worked to keep the 
structure height to accommodate the elevator's mechanical equipment as minimal as 
possible to reduce the building projection (2. 75 m above the maximum building height) 
as much as possible. 

• Secondary emergency access/egress to the outdoor amenity area is required to comply 
with the BC Building Code, resulting in two separate full height stairway entrance 
structures at the west and east edges of the building that are proposed to be 1.14 m 
above the maximum building height. 
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• The two rooftop access structures are setback from both Chatham Street and the lane, 
which minimizes their visibility from the street and surrounding areas. There are no 
shadow impacts as a result of the access structures. The access structures have a 
similar architectural finishing to the proposed building and roojlines help reduce their 
visibility and fit the overall character of the project. As a result, the proposed access 
structures do not result in overlook or shadowing impacts to surrounding areas. 

• The 0.9 m projection for a small portion of the building parapet is minimal with no 
shadowing or impacts to adjacent properties. The applicant's variance request is 
related to representing the historic parapet architectural treatment referenced in their 
overall design rationale for the project. 

Richmond Heritage Commission 

The project was reviewed and endorsed by the Richmond Heritage Commission on 
September 21, 2016. A copy ofthe relevant excerpt from the Richmond Heritage Commission 
Minutes from September 21, 2016 is attached for reference purposes (Attachment 2). The 
response from the applicant has been included immediately following the resolution from the 
Richmond Heritage Commission and is identified in 'hold italics'. 

Advisory Design Panel Comments 

The project was reviewed and endorsed by the Advisory Design Panel on December 7, 2016. A 
copy of the relevant excerpt from the Advisory Design Panel Minutes from December 7, 2016 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 'hold italics'. 

Analysis 

Conditions of Adjacency 
• The proposed 3 storey mixed-use building directly fronts onto Chatham Street (0.11 m 

setback) with a zero lot line adjacency along both side yards (east and west). Existing 
buildings on the neighbouring 2 storey building to the east and a 1 Yz storey building to the 
west are located close to the subject site's side yard. The exposed zero lot line walls are clad 
with materials consistent with the finishes in the rest of the development. A 6.8 m rear yard 
setback onsite and existing 6 m wide lane dedication provides a total setback of 12.8 m, 
which will mitigate any shadow impacts to the immediate north. The proposal is consistent 
with the land uses and form of development along Chatham Street in the Steveston Village 
Heritage Conservation Area, which supports 3 storey mixed-use street fronting buildings. 

• The lane to be extended along the rear of the subject site (north property line), providing 
vehicle access to the development, will provide further separation to the existing church 
facility to the north. 

• Site grading is designed to match the existing elevation of the sidewalk along Chatham Street 
and lane to be extended to the north. No significant grade differences to surrounding 
properties or retaining walls will be required. 
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• The proposal presents a continuous street wall with commercial uses at grade contributes to a 
pedestrian oriented development along Chatham Street, consistent with Development Permit 
guidelines in the Steveston Area Plan. Vehicle access to the proposed building is through an 
existing dedicated lane to be extended along the rear of the subject site into structured, 
secured parking on the ground floor for the residential units. Shared commercial and 
residential visitor parking (as permitted in the proposed zoning for the site) will be surface 
parking off the lane. A public access route from the lane directly to Chatham Street is 
provided in the proposal to facilitate ease of pedestrian movement. 

• The residential units and related private outdoor balcony spaces are either oriented to 
Chatham Street to the south and lane to the north that provides for sufficient outdoor areas 
for the units while minimizing overlook to surrounding properties. 

• An outdoor amenity area for the residents is proposed on the roof top deck and is designed 
and located in the central portion of the roof area and will be setback sufficiently from the 
edges of the building to minimize the visibility from the surrounding area and streets. The 
outdoor amenity is programmed to be used by residents and involves seating areas organized 
around larger open spaces and children's play area. Urban gardening planter boxes border 
the amenity area and are designed to be fully accessible to accommodate use by individuals 
that are mobility impaired and/or in a wheelchair. 

• Service areas for garbage and recycling bins are contained in a fully enclosed space at the 
rear of the development accessed off the lane. 

Architectural Form and Character 
• In response to the Steveston Village Core Area Development Permit Guidelines, the small 

historic lots (as outlined in the Steveston Village 1892 Historic Lot Lines map) are 
represented in this development by creating four distinct building facades corresponding to 
the historical subdivision of the four small independent lots. The applicant's design approach 
has been to select four other buildings in the Steveston Village Heritage Conservation Area 
that are identified heritage resources and to reflect certain design elements in this project to 
represent the historical lot lines and make appear that each fas;ade could have developed 
independent of each other. The Advisory Design Panel supported the efforts to represent 
four separate architectural expressions across the project in response to the historic lot lines 
and character of the Steveston Village Conservation Area. 

• Building recesses along Chatham Street and varied parapet heights and architectural detailing 
further strengthen the design to reflect the historic lot lines and pedestrian scale of 
development in the Steveston Village Core Area. Differing cladding treatments and colour 
applications are proposed, which are drawn from the four identified heritage resource 
buildings referenced in the design, and applied to the individual facades. 

• The commercial frontage is clearly defined on the ground level, with large windows and 
wood framed doors to identify commercial/retail spaces and the application of wide 
horizontal siding and small skirt roofs to demarcate the residential levels on the 2nd and 3rd 

storeys. 
• External cladding across the entire project consists ofhardie narrow board lap siding, shingle 

siding and fibre cement/wood trim, which is consistent with acceptable materials for 
development in the Steveston Village Core Area. 

5321653 



March 3, 2017 - 6- DP 16-740024 
HA 16-744661 

• Cladding treatments along the project's Chatham Street and lane frontage are carried around 
and extended along the side elevations of the building to align with where the neighbouring 
buildings would intersect with the proposed zero lot line walls. Proposed visible cladding on 
the building's side elevations are hardie board lap siding and wood/fibre cement board accent 
trim. Smooth faced concrete block is proposed on non-visible portions of the side wall 
elevations where they are concealed by the neighbouring buildings. 

• A small gap will exist along the side yards between the walls of the proposed development 
and the church building to the west and medical building to the east, both of which are also 
located close to the subject site's property line. To address these gaps, the following is 
proposed: 

o On the east side, this gap will be addressed by continuing the cladding treatment 
on the east side elevation (hardie trim siding) to cover the gap from Chatham 
Street and the lane resulting in a flush building transition. Metal flashing to cover 
the top of the gap is proposed. 

o On the west side, the gap between the existing church and new building is wider 
at approximately 0.6 m (2ft.) separation distance. The applicant has 
recommended that the gap width between buildings is too wide to fully enclose on 
the Chatham Street and lane and should remain open. As a result, a moveable 
panel at the base of the gap along Chatham Street and the lane is proposed for 
screening purposes and prevent unwanted access. The gap at the top between the 
buildings will be addressed with metal flashing. 

o The applicant has contacted the neighbouring property owners on each side and 
confirmed their acceptance of the proposed treatment of the gap. 

Landscape Design and Open Space Design 
• A cash in lieu contribution for the required removal of on-site trees ($20,000) and trees 

located on City land ($7,800) has been secured as a rezoning consideration. Frontage 
improvements along Chatham Street will include boulevard street tree plantings and will be 
installed through the City's Servicing Agreement process. 

• The outdoor amenity area located on the roof top deck is designed to be fully accessible with 
the elevator providing access. Urban gardening planter boxes are also designed to 
accommodate individuals in wheelchairs. Seating areas and open space for activities is 
bordered by a combination of fencing, decorative wood screen walls and garden plot planter 
boxes, which are setback from the edges/parapet walls of the building to minimize visibility 
of structures from the street. These measures also provide for visual screening of the 
mechanical systems of the building (i.e., vent stacks). 

• A landscape letter of credit/bond ($76,317 .49) is required to be submitted through the 
Development Permit to secure the implementation of the proposed landscaping. 

Crime Prevention Through Environmental Design 
• Entrances to the commercial units and residential lobby have a strong and visible street 

presence to ensure active and passive surveillance of the area. 
• A linear pedestrian link through the development to connect the lane to Chatham Street is 

provided to maintain sightlines and visibility of connection. A gated metal door, designed to 
be transparent, is provided from Chatham Street and the lane to access/exit this linkage, 
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which provides sufficient security to the building while also maintaining sightlines for 
surveillance purposes. 

• To maximize visibility along the rear lane, recesses for building access areas are minimized, 
garbage/recycling spaces have dedicated space within the building and landscaping is 
designed to maintain sightlines. The residential units on the 2nd and 3rd level are setback 
from the ground floor, allowing for surveillance of lane. 

Accessible Housing 
• The proposed development includes 16 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 that has been included in the proposed building FAR calculation. 

Sustainability Features 
• Inclusion of electrical vehicle charging infrastructure into the development in accordance 

with the rezoning requirements to secure 8 stalls with a dedicated 120V receptacle to 
accommodate electric vehicle charging equipment and an additional 8 stalls pre-ducted to 
allow for future conversion and installation of electrical vehicle charging equipment. 

• The developer also notes the following sustainability features to be included in the 
development: 

o Development specifications for low flow toilets, showers and lavatories in all 
residential units. 

o Development specifications for Energy Star rated appliances in all residential units. 
o The developer is exploring with their electrical and mechanical consultants about 

meeting/exceeding Energuide 82 requirements that includes provisions for the 
installation of energy efficient LED lighting throughout the development. 

Conclusions 

The proposed development complies with the general and specific Development Permit 
guidelines applicable to the Steveston Area Plan and Steveston Village Core Area respectively 
for a pedestrian friendly and streetscape oriented mixed use project. Adjacency conditions to the 
neighbouring properties and surrounding areas have been addressed. 

The subject site is also located in the Steveston Village Heritage Conservation Area and a 
Heritage Alteration Permit is also required to be issued for any works permitted through the 
Development Permit. 

Staffrecommend support of the Development Permit and Heritage Alteration Permit for the 
3 storey mixed use project at 3755 Chatham Street 

Kevin Eng 
Planner 2 
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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 $76,317.49 

NOTE: above amount includes a I 0% contingency cost. 

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

DP 16-740024 
HA 16-744661 

• Project architect providing confirmation that the building permit submission includes all Basic Universal 
Housing Features contained in Section 4.6 and 4.16 ofthe City's Zoning Bylaw. 

• Enter into an Encroachment Agreement for canopies/awnings and/or signs that encroach into the Chatham 
Street. 

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

Development Application Data Sheet 
Development Applications Department 

DB 16-740024 ":, , ", Attachment 1 

Address: 3755 Chatham Street 

Applicant: Tien Sher Chatham Development Ltd. 
Tien Sher Chatham Development 

Owner: Ltd. 
---------------------------

Planning Area(s): Steveston Area Plan (Steveston Village Heritage Conservation Area 

Floor Area Gross: 3,243 m2 Floor Area Net: 2,318 m2 
~~~~------------------- ~~~~--------------------

0& 

Existing I Broposed "' ~ ~ "' 

Site Area: One consolidated development site at 
No change 1,468 m2 

Existing single-family residential dwelling 
3 storey mixed-use 
commercial/residential Land Uses: (to be demolished). Remaining area 
development with access vacant with existing landscaping 
through a new lane 

Steveston Area Plan Heritage Mixed Use (Commercial-

Designation: Industrial with Residential and Office No change - Complies. 
Above) 

Zoning: Steveston Commercial (CS3) Commercial Mixed Use 
(ZMU32) - Steveston Village 
281 m2 of commercial space 

Number of Units: Not applicable at grade. 
16 residential units 

" ~'= "'~ !!¥!~ Bylaw Requirement Broposed Variance ~- ~~ ~ "";;,_ "' 

Floor Area Ratio: 1.6 1.58 none permitted 

Lot Coverage: Max. 85% 76% none 

Setback- Front Yard: none 0.1 m none 

Setback- Side Yard: none 0.1 m none 

Setback- Rear Yard: Min. 6.5 m 6.8 m none 

14.75 m (elevator) 
13.14 m (2 rooftop 

variance 
Height (m): Max. 12m access structures) 

requested 
12.9 m (small portion of 

parapet) 
Off-street Parking Spaces -

Commercial 9 stalls (Commercial) 9 stalls (Commercial) 
Residential 24 stalls (Residential) 26 stalls (Residential) 
Visitor (Shared between 9 stalls (Shared 9 stalls (Shared 

none 

commercial and commercial/residential commercial/residential 
residential) visitors) visitors) 
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Total off-street Spaces: 33 stalls 35 stalls none 

Amenity Space- Indoor: Cash in lieu Cash in lieu (rezoning) none 

Amenity Space - Outdoor: 6 m2 per residential unit 195m2 none 
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Attachment 2 

Excerpt from the Minutes from 

The Richmond Heritage Commission Meeting 

Wednesday, September 21, 2016- 7:00 p.m. 
Rm. M.2.004 

Richmond City Hall 

Application from Tien Sher for Heritage Alteration Permit and Development Permit 
Application for Properties on Chatham Street 

Members of the Tien Sher Homes team attended to present on Heritage Alteration Permit 
Application #16-744661 and Development Permit Application #16-740024. They noted that this 
has been a two year process in which they have consulted with other public groups such as 
Steveston 2020. This development is adjacent to the church and the medical building on 
Chatham Street and will be residential strata units with ground floor commercial strata units. 
The team presented on the colour palette, materials, the evolving design of the building 
throughout the process, the interior layout, amenity area on the rooftop, universal design, 
pedestrian weather protection at the street level, and security. 

In the presentation, it was noted that the four (4) sections ofthe street facade are inspired by 
protected heritage properties in Steveston Village. The first section is inspired by the 
neighbouring church with respect to colours and roof pitch. The second section is inspired by 
the Steveston Museum, the third section is inspired by the Steveston Courthouse and the fourth 
section references the Riverside Art Gallery. This was done to stay true to the heritage context 
and to ensure each favade section is distinct. It was noted that the rooftop amenity area and 
elevator shaft will not be visible from the street. 

Commissioners asked clarification questions to the applicant about the blank wall that faces the 
plaza in front of the church on the west side of this development. The applicant noted that they 
had considered several options for treatments to provide visual interest including historic 
photographs, a mural, or windows on this space. 

Commissioners reviewed and discussed the proposal in relation to the design guidelines for 
Steveston Village Development Permit Area especially how this development fits with respect to 
building scale and the relationship to the street. Comments included an appreciation for the 
articulation of the street favade into four ( 4) sections, as well as the staggering of front setbacks, 
in alignment with the historic small lot lines and pattern. Other comments included concerns 
related to the use of brick veneer and the differences in roof forms, and the potential for a seating 
area out front or nearby was raised. Ms. Cain advised that the staff report on Steveston Area 
Plan that is currently in progress will include a streetscape design concept for Chatham Street. 

Discussion ensued on a lack of cohesion between the sections of the street facade, most notably 
with respect to the upper storeys and roofs. 
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It was moved and seconded: 

That the Heritage Commission support this project subject to the following statements: 
The Commission appreciates the reference to heritage character features of Steveston Village, as 
well as the breaking up of the street frontage into smaller discreet storefronts, but recommends 
that more refinement be considered for the upper portions of the building and the roofs cape to 
achieve a more cohesive design. 

CARRIED 

Applicant/Architect Response 
The Commission's comments are appreciated and taken in full consideration. Our design 
goal was to emphasize, rather than unify, the 4 discreetfar.;ade sections. That is, we wanted 
thefar.;ade to appear as if the each section was a separate 'building' built by a different owner 
but in the same era. Therefore, architectural elements such as cladding, window shapes, 
parapet outlines, storefronts, and far.;ade setbacks, were varied to achieve this effect. 
Cohesiveness is substantially achieved by the natural 'tripartite' (or top/middle/bottom) 
divisions of the far.;ade design, and the natural consistent horizontal elements (trim boards, 
windows, signage) which follow the same floor levels extended across the building. One 
revision was made to improve the cohesiveness (in the sense of being of the same era): we 
have changed from a mix of metal & wood railings to ALL wood railings. 

The west exterior end wall will be clad with the same non-combustible fibre cement siding and 
trim as the south frontage (i.e. the 1st section). The exterior cladding will cover the end wall 
right up to the outline of the existing church building (which is 8" to 24" away from common 
property line. (Clarification: the section left unclad will be the 'shadow' of church as it would 
appear if the church building was 'extended' into the new building. Initially, a banded split
faced concrete block finish was proposed, followed by discussions of the above-mentioned 
options as well as the current church owner's suggestion for a blank wall to serve as an 
occasional projection surface for his own commercial purposes. Ideas for 
photographs/mural/artwork were considered for both west and east end walls, but after 
consideration by both Planning and the owner, it was felt that there would be a lack of 
agreement on the specific details. As well, our suggestion for permanent wall anchors for 
future banner mounting may result in their use for unintended non-public (i.e. commercial) 
purposes. 

The architect has confirmed that the use of brick and/or brick veneer as a cladding treatment 
is not being proposed for this development. 
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Excerpt from the Minutes from 

The Design Panel Meeting 

Wednesday, December 7, 2016-4:00 p.m. 
Rm. M.1.003 

Richmond City Hall 

Attachment 3 

DP 16-740024- THREE-STOREY MIXED USE DEVELOPMENT, INCLUDING 
16 UNITS AND 279 SQ.M. COMMERCIAL SPACE 

ARCHITECT: Interface Architecture 

PROPERTY LOCATION: 3735, 3751, 3755 and 3771 Chatham Street 

Applicant's Presentation 

Architect Ken Chow, Interface Architecture Inc., Charan Sethi, Tien Sher Group, and 
Landscape Architect Meredith Mitchell, M2 Landscape Architecture, presented the project 
and answered queries from the Panel. 

Panel Discussion 

Comments fi'om the Panel were as follows: 

• the proposed project is challenging as the design involves four distinct 
architectural expressions in one building reflecting the historic lot lines; the 
applicant has done a convincing job, but could be strengthened; Onsite again, 
we re-examined the detailing of the 4 reference projects: (a) Heritage 
Resource #2 'methodist church', (b) HR#12 'museum', (c) HR#3 
'courthouse' old lawyer building next door now marsden insurance, (iv) 
HR#6 'art gallery'. Some adjustments have been made to improve: (i) the 
authenticity of 'historic inspiration', (ii) the proportion and spacing of these 
elements to look 'right' (in my opinion), (iii) the buildability of dentil/outlook 
elements at parapets. 

• appreciate the applicant providing family-sized residential units, e.g., two- and 
three-bedroom units which are larger than the typical units seen in other 
developments; proposed unit sizes and unit mix will meet the market demand; 
Unit sizes have not changed. 
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• no need for unifying or common elements to be integrated into the overall 
design of the project; support the applicant's proposed design for a distinct four
section fayade along the Chatham Street frontage; Best to strengthen the 
distinction between sections since minor differences could look like 
'mistakes'. The tripartite divisions (of top, middle, and bottom sections) 
across the 4 fa(:ade sections already serve as unifying elements. 

• consider opportunities for introducing wider trims in the proposed building; 
There are differing approaches (and opinions) on architectural detailing, but 
our approach is to strive for a more authentic 'Steveston' vocabulary 
(sometimes cited as 'gritty', 'simple'), of which the Steveston Museum is seen 
as an example (e.g. narrower window trims). 

• the proposed rooftop outdoor amenity area would be valuable and useful to 
future tenants of the building; also appreciate the storage space for garden tools 
and other movable objects; The more the residents use and care about the 
rooftop amenity space, the more they will properly maintain it. The building 
is still conside·red a '3-storey building' in building code terms. 

• consider extending the cladding treatment on the west elevation as far as 
possible towards the rear of the building due to the remote possibility of 
redevelopment to the west that would cover the three-storey zero lot line wall; 
The west exterior end wall will be clad with the same non-combustible fibre 
cement siding and trim as the south frontage (i.e. the 1st section). The 
exterior cladding will cover the end wall right up to the outline of the existing 
church building (which is 8" to 24" away from common property line. 
(Clarification: the section left unclad will be the 'shadow' of church as it 
would appear if the church building was 'extended' into the new building. 
Same approach at east end wall. 

• returns on the parapets stop a bit short; considering extending the returns on the 
parapets a bit further to enhance the impression on the historic lot lines; 
Parapets will be built with the returns shown on drawings to date. 

• appreciate the applicant referencing four identified heritage resource buildings 
in the Steveston Village Conservation Area in creating four distinct 
architectural building expressions; Additional review has been done; some 
dentil/outlook elements have been better detailed. 

• does not agree with the comment to extend the parapet to the back of building 
as it will make the building appear taller and will not enhance the heritage 
character of the building; look at false front precedents in the area; The parapet 
comments were considered, but ultimately the parapets as designed help 
screen the rooftop elements. 

• consider simplifying the windows in keeping with the industrial heritage of the 
neighbourhood; look at the windows of the old Post Office for precedent; 
consider consistent window types for the proposed building and introduce 
variations in colour; Have deleted any 'pseudo' divided pane window glazing; 
there will be variations in colour for each of the 4 'buildings'. 
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• proposed aluminum guardrails on the balconies appear too contemporary; 
consider visually breaking up the row of aluminum materials by introducing 
wooden posts to make the guardrails look more historical; Will use wood for 
construction of guardrails (similar to 3900 Moncton). 

• consider introducing murals on the east and west side elevations of the proposed 
building; look at the heritage murals on buildings in Downtown East Vancouver 
and graphics on the Gulf of Georgia Cannery for precedents to reflect the 
heritage in the area; The west exterior end wall will be clad with the same non
combustible fibre cement siding and trim as the south frontage (i.e. the 1st 
section). The exterior cladding will cover the end wall right up to the outline 
of the existing church building (which is 8" to 24" away from common 
property line. (Clarification: the section left unclad will be the 'shadow' of 
church as it would appear if the church building was 'extended' into the new 
building. Same approach at east end wall. 

• the project is on the right track from a sustainability perspective; appreciate the 
sustainability features of the project including the setbacks on the south side of 
the building to introduce solar shading to south-facing living rooms and 
bedrooms; No changes. 

• agree with the applicant's approach not to introduce windows on the zero lot 
line wall at the west elevation of the proposed building; No change. 

• consider rain and snow screening for the narrow space between the east and 
west zero lot line walls of the subject development and the walls of adjacent 
developments on both sides; East (at medical building): Install metal flashing 
over (slipjointed) gap (approx 8"), anchored to taller building; vertical gaps 
entirely covered with Hardipanel material to match new building. West (at 
'church'): Install metal flashing, anchored to new building, slipjointed over 
existing sloped church gabled roof at gap (approx 8''); at vertical gaps, install 
6'H section of cedar fence to prohibit pass-thru between buildings (approx 2-
ft). 

The west exterior end wall will be clad with the same non-combustible fibre 
cement siding and trim as the south frontage (i.e. the 1st section). The 
exterior cladding will cover the end wall right up to the outline of the existing 
church building (which is 8" to 24" away from common property line. 
(Clarification: the section left unclad will be the 'shadow' of church as it 
would appear if the church building was 'extended' into the new building. 
Same approach at east end wall. 
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• appreciate the proposed cladding treatment to the west zero lot line wall; 
however, also consider introducing public art, e.g. a mural, on the west 
elevation; Have resolved to fully clad end walls, hut dropped idea of 
permanent wall anchors for future art. Ideas for photographs/mural/artwork 
were considered for both west and east end walls, but after consideration by 
both Planning and the owner, it was felt that there would he a lack of 
agreement on the specific details. As well, our suggestion for permanent wall 
anchors for future banner mounting may result in their use for unintended 
non-public (i.e. commercial) purposes. 

• the project is well thought-out; appreciate the access to the residential units and 
the rooftop outdoor amenity area; also appreciate the provision of pocket doors 
to most of the washrooms; No changes. 

• the siting of the small storage area for garden tools on the rooftop is tricky; 
consider adjusting the position of the door to provide an easier and more 
efficient access; East rooftop stair enclosure now replanned to flow better. 

• proposed landscaping is well resolved; the rooftop outdoor amenity area will be 
well used by future residents; however, reconsider its proposed lay-out; 
consider compartmentalizing the long narrow rectangular shape to address the 
needs of various age groups, e.g. create rooms for different age groups; also 
consider introducing landscaping elements to improve the appearance of the 
roof outside of the amenity area, e.g. roll-out sedum mat or patterning on the 
aggregate surface, to visually break up the surface on the rooftop; Amenity area 
now reconfigured to strengthen the '3-room' concept, even without the 
trellises over the raised planters. 

• appreciate the proposed rooftop outdoor amenity area and support the proposed 
building height variance; Elevator structure overrun retained, but trellises over 
raised planters have been deleted. 

• agree with the suggestion to break up the long, linear and narrow rooftop 
outdoor amenity area to complement the breaking up of the building fas;ade into 
different architectural expressions; Trellises now deleted, hut roof amenity 
layout reconfigured to better define '3-room' concept. 

• appreciate the use of glazing on one side of the projecting stair shaft on the 
rooftop; consider introducing glazing to the other side to allow natural sunlight 
to the corridors below; Similar glazing added to west enclosure. 

• consider simplifying the architectural treatment to the projecting elevator shaft 
and stairwells on the rooftop; consider eliminating the edge treatment around 
the projecting structure to make it smoother and simpler; Flattened south 
sloping portion of mansard. 
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• agree with the suggestion to introduce murals on the west and east elevations of 
the proposed building; Ideas for photographs/mural/artwork were considered 
for both west and east end walls, but after consideration by both Planning and 
the owner, it was felt that there would be a lack of agreement on the specific 
details. As well, our suggestion for permanent wall anchors for future banner 
mounting may result in their use for unintended non-public (i.e. commercial) 
purposes. 

• review the termination of the parapet at the west elevation and clarify the design 
of the mansard roof; and To simplify roof roofs, the sloping south portion of 
the mansard roof has been flattened. 

• consider increasing the height of the 4 feet by 7 feet side opening of the 
building to meet up with the front fa<;ade. Will look to raise during BP docs 
stage. 

Panel Decision 

It was moved and seconded 
That DP 16-740024 be supported to move forward to the Development Permit Panel 
subject to the applicant giving consideration to the comments of the Advisory Design 
Panel. 

CARRIED 



City of 
Richmond Development Permit 

To the Holder: 

No. DP 16-740024 

TIEN SHER CHATHAM DEVELOPMENT LTD. 

Property Address: 3755 CHATHAM STREET 

Address: C/0 CHARAN SETHI 
185-4631 SHELL ROAD 
RICHMOND, BC V6X 3M4 

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) Increase the maximum permitted building height from 12m up to 14.75 m to allow 
elevator and stair access to the rooftop and a portion of the building parapet to project 
beyond the maximum building height. 

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 #12 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 ofthis Permit, the City is holding the security in the amount of 
$76,317.49 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 of the posting ofthe security is that 
should the Holder fail to carry out the development hereby authorized, according to the terms 
and conditions of this Permit within the time provided, the City may use the security to carry 
out the work by its servants, agents or contractors, and any surplus shall be paid over to the 
Holder. Should the Holder carry out the development permitted by this permit within the 
time set out herein, the security shall be returned to the Holder. The City may retain the 
security for up to one year after inspection of the completed landscaping in order to ensure 
that plant material has survived. · 

7. If the Holder does not commence the construction permitted by this Permit within 24 months 
of the date of this Permit, this Permit shall lapse and the security shall be returned in full. 
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No. DP 16-740024 

To the Holder: TIEN SHER CHATHAM DEVELOPMENT LTD. 

Property Address: 

Address: 

3755 CHATHAM STREET 

C/0 CHARAN SETHI 
185-4631 SHELL ROAD 
RICHMOND, BC V6X 3M4 

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 
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ISSUED BY THE COUNCIL THE 
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City of Richmond 
6911 No.3 Road 
Richmond, BC V6Y 2C1 
www.richmond.ca 

To the Holder: City of Richmond 

Property Address: 3755 Chatham Street 

Legal Description: PID: 029-913-012 

Heritage Alteration Permit 
Development Applications Division 

No.: DP 16-740024 

LOT 1 BLOCK 22 SECTION 3 BLOCK 3 NORTH RANGE 7 WEST 
NEW WESTMINSTER DISTRICT PLAN EPP63227 

(s.972, Local Government Act) 

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

2. This Heritage Alteration Permit is issued in accordance with approved Development Permit 
DP 16-740024 

3. This Heritage Alteration 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. 

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

AUTHORIZING RESOLUTION NO. ISSUED BY THE COUNCIL THEDA Y OF 

DELIVERED THIS DAY OF 

MAYOR CORPORATE OFFICER 

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

To: Development Permit Panel 

From: Wayne Craig 
Director, Development 

Report to Development Permit Panel 

Date: March 9, 2017 

File: DP 16-740665 

Re: Application by Polygon Trafalgar Square (South) Ltd. for a Development Permit 
at 9491/951119531/9551/9591 Alexandra Road 

Staff Recommendation 

That a Development Permit be issued which would permit the construction of 263 residential · 
units in two four-storey residential apartment buildings over a single-level parkade at 9491, 
9511, 9531, 9551, 9591 Alexandra Road on a site zoned "Low Rise Apartment (ZLR30)
Alexandra Neighbourhood (West Cambie)". 

DCB:qlg 
Att. 2 
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Staff Report 

Origin 

Polygon Trafalgar Square (South) Ltd. has applied to the City of Richmond for permission to 
develop 263 residential units in two four-storey residential apartment buildings over a 
single-level parkade at 9491, 9511, 9531, 9551, 9591 Alexandra Road on a site zoned "Low Rise 
Apartment (ZLR30)- Alexandra Neighbourhood (West Cambie)". The site is currently vacant 
and the subject lots will be consolidated for this project. 

The site is being rezoned from "Single Detached (RS1/F)" zone and the "Two-Unit Dwellings 
(RD1)" zone to a new "Low Rise Apartment (ZLR30)- Alexandra Neighbourhood (West 
Cambie)" under Bylaw 7812 (RZ 16-734204- Public Hearing of January 16, 2017). 

Two separate Servicing Agreements (SA) are required for this development- one for design and 
construction of the adjacent greenway over 9611 Alexandra Road and a second agreement for 
frontage improvements and utility upgrades. The frontage and utility upgrades will include the 
design and installation of sidewalks, curb and gutter, treed/grassed boulevards and road paving 
along Tomicki Avenue, May Drive and Alexandra Road. Replacement of sections ofwatermain 
and installation of storm sewer utility will also be undertaken through the agreement. 

Development Information 

The development is proposed to be built in two phases; with the first phase (northern half of the 
site) to include 128 residential units, and the second phase (southern half of the site) to include 
135 residential units. Six affordable housing units with a combined area of 420.29 m2 (4,524 ft2) 

are proposed to be built in the first phase of the project with the balance of the Affordable 
Housing contribution being paid as cash in lieu as outlined in the Rezoning report dated 
November 25, 2016. The development will have a net floor area of23,232.55 m2 

(250,073.07 ft2
) with a density of 1.70 floor area ratio (FAR). 

The two apartment buildings will be built around a central common area which will include a 
water feature, children's play spaces, garden plots, trellised seating area and open grassed areas. 
The proposed development will provide 509.83.8 m2 (5,487.77 ft2

) of indoor amenity space and 
2,657 m2 (28,603 .1 ft2

) of outdoor space including a children's play space. All the indoor space, 
and approximately 60% of the outdoor space will be provided in the first phase of the 
development. The total indoor and outdoor amenity space is consistent with the guidelines in the 
Official Community Plan (OCP). 

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

Background 

The site is bounded by Tomicki Avenue to the north, May Drive to the west, Alexandra Road to 
the south, and a City-owned parcel that will form part of a future greenway to the east. 
Development surrounding the subject site is as follows: 
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To the North: 
• The City-owned future West Cambie park site located on the north side of 

Tomicki Avenue. 

To the South (south side of Alexandra Road): 
• A City-owned lot at 9540 Alexandra Road zoned "Single Detached (RS 1/F)"; which will 

form part of the future Alexandra greenway running between Alexandra Road and 
Alderbridge Way. 

• A 23-unit three-storey townhouse development under construction on a 0.4 ha (0.99 ac.) 
lot zoned "Town Housing (ZT67)- Alexandra Neighbourhood (West Cambie)" at 
9560 Alexandra Road (DP 15-700370). 

• A 96-unit three-storey townhouse development under construction on a 1.61 ha (3.98 ac.) 
lot zoned "Town Housing (ZT67)- Alexandra Neighbourhood (West Cambie)" at 
9680 Alexandra Road (DP 14-671600). 

To the East: 
• A City-owned 27 m wide lot which will be part of the future Alexandra greenway that 

will run between Alexandra Road and Tomicki Avenue. 
• East of the greenway at 9566 Tomicki Avenue, is an existing three-storey townhouse 

development, consisting of 141 units within 26 buildings (known as "Wishing Tree" 
(DP 08-432203)), zoned "Town Housing (ZT67)- Alexandra Neighbourhood 
(West Cambie)". 

To the West (west side of May Drive): 
• Four-storey and six-storey wood frame apartment buildings under construction on the 

west side at 9311 - 9399 Alexandra Road under DP 13-631492 and zoned "Low rise 
Apartment (ZLR25)- Alexandra Neighbourhood (West Cambie)". 

Rezoning and Public Hearing Results 

During the rezoning process, staff identified the following design issues to be resolved at the 
Development Permit stage. Staff follow up are shown in italics. In general, staff are satisfied 
with the applicant's response to these items. 

• Verification of projections into side yard spaces. (No building projections into side yard 
spaces are indicated in the plans). 

• Play space location, design and furnishings. (Shown in the landscape plans- includes a 
centrally located climbing wall, concrete step "logs", vertical logs, seating benches, etc
Plan 31 and 34.). 

• Design adjustments to reduce impacts of exit stairs to the adjacent streetscapes. 
(Advisory Design Panel [ADP] reviewed the locations and design of the stairs. Terraced 
areas of vegetation and masonry modifications are designed to lessen the impact of the 
stairs- Plan 31). 

• Site lighting and locations. (Lighting plan provided in the drawing package- Plan 30). 
• Detailed landscaping plans and landscape security requirements. (Landscape plans 

included in the drawing package- Plans 25- 37. Securities are noted in the DP 
Considerations). 
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• Building color scheme and verification of materials. (Included in the drawing package 
and reviewed by ADP). 

• Interface and connections with the adjacent park greenway to the east of the site. 
(Reviewed with Park's staff and incorporated into the landscape plans and coordinated 
with the Servicing Agreement). 

• Interior space design for the affordable housing units. (Reviewed by both ADP and the 
City's affordable housing staff). The proposal complies with the City's Affordable 
Housing Policy. 

• Verification that non-monetary TDM measures are incorporated into the design. 
(TDM measures indicated on the plans). 

• Ensuring that 20% of resident parking spaces will be equipped with 120v electric 
plug-ins and that an additional 25% of the resident parking spaces will be pre-ducted for 
future wiring to accommodate the future installation of electric vehicle charging 
equipment. (These measures are indicated on the plans). 

• The permeability measures for the site. (Permeability was generally reviewed. Upper 
podium landscaping and drainage are included in the plans. The pedestrian walkway 
along the eastern side of the lot was reduced in width to allow greater permeability while 
maintaining a useable surface). 

• Grade interfaces with adjacent development sites. (Grade interface with the greenway is 
provided in the landscape plans. All other interfaces are with the adjacent street 
frontages). 

The Public Hearing for the rezoning of this site was held on January 16, 2017. At the Public 
Hearing, there were no submissions from the floor or written submissions received. 

Staff Comments 

The proposed scheme attached to this report has satisfactorily addressed the significant urban 
design issues and other staff comments identified as part of the review of the subject 
Development Permit application. In addition, it complies with the intent of the applicable 
sections of the Official Community Plan (OCP) and is generally in compliance with the "Low 
Rise Apartment (ZLR30)- Alexandra Neighbourhood (West Cambie)" zone. 

Zoning ComplianceNariances 

No variances to Richmond Zoning Bylaw 8500 are being requested by the applicant for this 
development application. 

Advisory Design Panel Comments 

The Advisory Design Panel was supportive of the application subject to consideration of their 
comments. A copy of the relevant excerpt from the Advisory Design Panel Minutes from 
January 18, 2017 is attached for reference (Attachment 2). The design response from the 
applicant has been included immediately following the specific Design Panel comments and is 
identified in 'bold italics'. ' 
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Analysis 

Conditions of Adjacency 
• The proposed medium density four-storey apartment over a single level parkade is consistent 

with the existing four-storey, multi-family residential building to the northwest and to the 
six-story multi-family apartment nearing completion to the west. 

• An on-site green space with a meandering pathway along the eastern side of the property sets 
the building back from the adjacent City-owned greenway; helping to reduce overshadowing 
and resulting in a wider separation between the apartments and the existing townhouses to 
the east. 

• The buildings are sited to create a strong urban edge along the perimeter with the adjacent 
streets by using increased massing to hold the corners and breaks in the north-south frontages 
at the mid-block location. 

• Mid-level planting and the use of brick facing brought down to grade help to soften the grade 
transitions between the street level and the podium level. 

• The development includes a mid-block connection to the adjacent future City owned 
greenway to the east; which is being designed under a separate Servicing Agreement. A 
stairway leads from the podium and the internal private outdoor amenity space down to grade 
and a connecting walkway to the adjacent City greenway. 

Urban Design and Site Planning 
• Sole vehicle access to the parkade is provided mid-block off May Drive. 
• Two loading spaces and the garbage/recycling area are located adjacent to the May Drive 

vehicle access. 
• Lobby entrances are located mid-building at both Alexandra Road and Tomicki Avenue 

(north and south ends ofthe site) providing at grade access to the building's interior. 
• Dwellings located on the podium level adjacent to a fronting street will have direct access to 

the street frontage via individual stairways. 
• Dwellings located on the podium level adjacent to the adjacent greenway will have direct 

access to green space at approximately the same grade as the greenway. These units also 
have access to semi-private green spaces at the base of these stairways. 

Architectural Form and Character 
• The proposed apartment buildings are intended to be patterned after east-coast brownstones; 

with added articulation to step back the building faces in some areas and increase the roof 
height in others. 

• The building articulation is intended to read as a series of smaller facades achieved by 
stepping the building face back in some areas. 

• Double height entry lobbies will be centrally located along the block facing onto 
Tomicki Avenue and Alexandra Road; with internal connections leading from the lobbies to 
the central courtyard. 

• The two buildings are separated by a substantial break (approximately 12m [40ft.]) between 
the north building and the south building. This break provides a visual connection to the 
inner landscaped courtyard. 

• Building materials will incorporate significant areas of brick masonry over the first three 
floors and the podium walls while the top floor is faced with board and batten siding. 
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Decorative metal flower boxes and concrete lintels and sills accentuate punched window 
openings and detailed fenestrations. Dentils and corner brackets will provide detail for the 
roof overhangs providing character and identity to the building. Aluminum railings and vinyl 
doors and windows are used throughout. 

• The development provides a range of unit types from studio plus den to three bedroom; 
thereby providing homes for a broad range of family sizes. Unit areas are proposed to range 
from 58.53 m2 to 104.98 m2 (640 ft2 to 1,130 ft2

). 

Landscape Design and Open Space Design 

• Both indoor and outdoor amenity spaces are provided in this application. In order to create a 
larger shared outdoor amenity space, the indoor amenity is proposed to be incorporated 
within the first phase building. 

• The indoor amenity space encompass approximately 509.83 m2 (5,487.77 ft2) and include a 
fitness studio, games area, lounge and a kitchen. 

• The outdoor amenity space will be approximately 2,657 m2 (28,603 .1 ft2
) in area of which 

approximately 1,623 m2 (17,469.4 ft2) will be provided in the first phase of the development. 
The outdoor amenities include a landscaped courtyard with walking paths, edible landscape, 
a children's play area and a gaming area. 

• Podium level homes will be provided direct access from their suites to either the fronting 
street, the internal courtyard, or to the linking greenway. 

• Trees and formal planting will be placed to divide the courtyard space into different 
components (open lawns, a central gathering space with a linear water feature, lawn bowling, 
a natural play area with a climbing wall, a herb garden area and a patio with a barbeque. 

• Native and adaptive plant species are used throughout and both low level landscaping and 
trees are used to define formally organized walkways. 

• Plant selections have been made to provide interest in all seasons. 
• An internal pathway has been provided along the eastern property boundary - gated at both 

the Tomicki Avenue and Alexandra Road ends denoting this as private space. 
• The Development Permit Considerations includes a requirement for submission of a 

landscape security plus contingency in the amount of $570,763 is required prior to issuance 
of the Development Permit. 

Tree Replacements Required 

The applicant had originally planned on installing 171 trees on-site. This number was reduced to 
133 on-site trees including 26 replacement trees after making modifications recommended by the 
Advisory Design Panel to open up some areas and reduce shading in some areas within the 
podium. An additional 12 trees will be planted within the streetright-of-way. 

The required replacement trees are required to meet minimum sizes, based on the size of the 
trees being removed as per Tree Protection Bylaw No. 8057. 

The proposed landscape plans fully address the replacement quantities and sizes indicated in the 
Tree Protection Bylaw. 
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Affordable Housing 
Consistent with the rezoning application, six affordable housing units are proposed; all of which 
will be constructed in Phase 1 of the development. Rent and income controls will be applied to 
these units via an agreement on Title as outlined under the rezoning application (RZ 16-734204). 
These units will provide one bachelor, two one-bedroom, and three two-bedroom units; with a 
combined area totalling approximately 420.29 m2 (4,524 ft2). The unit numbers are provided on 
Plan #1. The unit sizes and locations have been reviewed by the City's Affordable Housing 
staff. 

Aging in Place 
• 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. 
o 34 in. clear opening to all suite entry doors. 
o Solid blocking in washroom walls to facilitate future grab bar installation beside toilets, 

bathtubs and showers. 
These features are noted on the plans. 

Accessible Housing 
• The proposed development includes 32 barrier free (universal) housing units that are 

designed to be fully accessible at the time of construction for a resident in a wheelchair. 
These 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. In order to accommodate a resident in a wheelchair, 
these units also include grab bars in washrooms, accessible appliances and cupboards, wider 
corridors and circulation areas, basic universal features. A detailed list of the universal 
housing features is provided on the architectural plans. 

o The universal units in Phase 1 are 105, 110, 112, 129,205,210,212,230, 305, 310, 312, 
333,405, 410,412, and 433. 

o The universal units in Phase 2 are 105, 126, 128, 133, 205, 226, 228, 233, 305, 326, 328, 
333, 405, 426, 428, and 433. 

o The universal units will be spread throughout the development rather than being 
concentrated in one area. 

District Energy 
• The development has been designed to accommodate connection the City's Alexandra 

District Energy Utility (ADEU). The ADEU service will provide both heating and cooling 
for all dwellings within this development. The requirement for registration of legal 
agreements related to the ADEU connections were addressed through the Rezoning 

. Considerations (RZ 16-734204). 

Transportation 
Through the rezoning application (RZ 16-734204) parking ratio reductions to 1.44 spaces per 
unit (1.26 spaces for residents and 0.18 spaces for visitors/unit) were supported with the 
implementation of Transportation Demand Management (TDM) measures. The TDM measures 
outlined were as follows: 
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• Provide 120V electric plug-in's for 20% of all parking stalls. 
• Provide 120V electric plug-in's for electric bikes, one (1) for every 40 bicycle storage 

racks (ifthere are fewer than 40 bicycle racks in a storage compound, one (1) 120V 
electric plug-in is required for the same compound). 

• Provide a bench along each ofthe three (3) street frontages (or equivalent cash 
contribution of $6,000 total). 

• Make a voluntary cash contribution of $30,000 towards a bus shelter and an accessible 
landing pad in the general surrounding area as determined by Transportation staff. 

• Make a voluntary cash contribution of $5,000 towards the provision of new public 
benches in the general area. 

To date, all the TDM related monetary contributions have been paid by the applicant. 
Notations for all the electric plug-in commitments are provided on the architectural plans. 

Consistent with the Zoning Bylaw, the project will provide 380 overall parking spaces including 
48 visitor parking spaces and eight handicapped parking spaces. The handicapped parking 
spaces are generally situated within the parkade near elevator and lobby areas. 

329 Class 1 and 53 Class 2 bicycle spaces are proposed fully addressing the Zoning Bylaw 
requirements for this project. Class 1 bicycle spaces in eight areas with bike storage rooms and 
six locations with bike lockers; all of which are in the parkade. 

Two loading areas are provided adjacent to the main vehicle access to the parkade. Both loading 
areas are sufficient to accommodate an SU-9 sized vehicle. 

Crime Prevention Through Environmental Design 
• Mailrooms are located within well-lit and secured lobby areas. 
• Cameras will be installed within the lobbies and elevators. 
• Elevators and stairs will be set up with key fobs to limit access within the buildings. 
• A lighting plan is included in the landscape portion of the plan submission. Bollard 

lighting is provided throughout the podium courtyard. 
• The parkade area provides quick and convenient access to lobbies and stairs. 
• The parkade area will be well-lit and walls and columns will be painted white up to 

approximately 4 ft. The area will be installed with emergency lighting facilities. 
• Motion detectors will be installed in the parkade tied to the zoned lighting system. 
• A recessed security gate is located at the main vehicle entrance. 

Acoustic and Thermal Report Submissions 
The Rezoning Considerations (RZ 16-734204) included a requirement for submission of 
acceptable acoustical and thermal reports prior to the Development Permit being forwarded to 
the Development Permit Panel. 

An acoustic evaluation report, prepared by Brown Strachan Associates (dated January 20, 2017), 
has been submitted in response to the requirement. Based on their analysis, the consultant's 
report provides a schedule of upgrades for specific units within the two buildings. The upgrades 
primarily involve the installation of upgraded laminated glazing, exterior wall upgrades (addition 
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of two layers of interior drywall to exterior framing) and resilient furring channels - each of 
which are targeted to specific units. The report indicates that these upgrades will allow the 
development to meet Richmond's Official Community Plan indoor noise level design criteria. 
Building Approvals staff will review the Building Permit application plans to ensure that these 
upgrades are incorporated into the building's construction. 

Based on the upgrade requirements recommended by Brown Strachan Associates, a thermal 
analysis was undertaken by Williams Engineering to ensure that·the upgraded development will 
maintain acceptable heating and cooling within all units. A sealed letter has been received (dated 
March 2, 2017, indicating that the project will incorporate the appropriate heating and cooling 
mechanisms to achieve ASHRAE 55-2004 "Thermal Environmental Conditions for Human 
Occupancy". The proponent has noted that the building is being designed to meet LEED Silver 
equivalence with interior thermal comfort being included in the LEED measures. Building 
Approvals staff will review the Building Permit application plans to ensure that the necessary 
heating and cooling mechanisms are incorporated into the building's construction. 

Conclusions 
As the proposed development would meet applicable policies and Development Permit 
Guidelines, staff recommend that a Development Permit which would permit the construction of 
263 residential units in two four-storey residential apartment buildings over a single-level 
parkade at 9491, 9511, 9531, 9551, and 9591 Alexandra Road be endorsed, and issuance by 
Council be recommended. 

David Brownlee 
Planner 2 
(604-276-4200) 

DCB:blg 

The following are to be met prior to forwarding this application to Council for approval: 
• Final adoption of the Zoning Amendment Bylaw No. 7812. 
• Receipt of a Letter-of-Credit for landscaping in the amount of $570,763 inclusive of a 10% contingency cost. 

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

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

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

Development Application Data Sheet 
Development Applications Department 

DP 16-740665 Attachment 1 

Address: 9491/9511/9531/9551/9591 Alexandra Road 

Applicant: Polygon Trafalgar Square (South) Ltd. Owner: Same 
~~~-------------------

Planning Area(s): West Cambie Area Plan- Alexandra Neighbourhood 

Floor Area Gross: 24,367.55 m2 (262,290 ft2
) Floor Area Net: 23,232.54 m2 (250,073.07 ft2

) 

I Existing I Proposed 

Site Area: 15,125.99 m2 (162,814.90 fe) 13,699.99 m2 (147,465.57 fe) 
after dedications 

Land Uses: Vacant Multi-Family Residential (Low 
Rise Apartment) 

OCP Designation: "Apartment Residential" Same 

"Single Detached (RS1/F) and Two-Unit "Low Rise Apartment 

Zoning: Dwellings (RD1 )" (ZLR30) -Alexandra 
Neighbourhood 0f'Jest 
Cambie)" 

Number of Units: Vacant Site 263 Apartment Residential 
Units 

I Bylaw Requirement I Proposed I Variance 
1.5 FAR plus 0.2 FAR 

1. 7 FAR with Affordable 
Floor Area Ratio with Affordable Housing 

Housing Contribution 
none permitted 

Contribution 

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

Setbacks (m)- Alexandra Road 
Street 4.0 m Min. 4.0 m Min. none 
Parkade 3.0 m Min. 3.0 m Min. 
Setbacks (m)- May Drive 
Street 4.0 m Min. 4.0 m Min. none 
Parkade 3.0 m Min. 3.0 m Min. 
Setbacks (m)- Tomicki Avenue 
Street 6.0 m Min. 6.0 m Min. none 
Parkade 3.0 m Min. 3.0 m Min. 
Setbacks (m)- eastern property 
line 6.0 m Min. 7.5 m Min. none 
Eastern Property Line 3.0 m Min. 7.5 m Min. 
Parka de 

Height (m): 
18.5 m and no more than 18.5 m and no more than 

4 storeys 4 storeys 
none 

13,699.99 m2 

Lot Size none (147,465.57 fe) after none 
dedications 
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Off-street Parking Spaces - 332 (R) and 48 (V) per 
Regular (R) I Visitor (V): unit 332 (R) and 48 (V) per 
For 263 dwelling units [TOM Ratios: 1.28 (R) unit 

none 

As per TOM Measures and 0.18 (V)] 
Off-street Parking Spaces- Total: 

380 380 none As per TOM Measures 

Tandem Parking Spaces: 
Permitted - Maximum of 
50% of required spaces none none 

Handicapped Spaces 8 8 none 

Amenity Space- Indoor: 100m2 (1,076 fe) 509.83 m2 (5,487.77 te) none 

Amenity Space - Outdoor: 1 ,578 m2 (16,985.45 ff) 2,657 m2 

none 
(28,603.1 ff) 

TDM Measures to include the following: 
• Provide 120V electric plug-ins for 20% of all parking stalls. 
• Provide 120V electric plug-ins for electric bikes, one for every 40 bicycle storage racks (ifthere are 

fewer than 40 bicycle racks in a storage compound, one 120V electric plug-in is required for the same 
compound). 
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Excerpt from the Minutes from 

The Design Panel Meeting 

Wednesday, January 18, 2017 - 4:00 p.m. 
Rm. M.1.003 

Richmond City Hall 

Attachment 2 

DP 16-740665 - 2 FOUR-STOREY BUILDINGS OVER PARKING WITH 
APPROXIMATELY 263 APARTMENTS, INCLUDING 6 AFFORDABLE 
HOUSING UNITS 

ARCHITECT: 

PROPERTY 
LOCATION: 

Applicant's Presentation 

Robert Ciccozzi Architects 

9491,9511,9531,9551 & 9591 Alexandra Road 

Robert Ciccozzi and Shannon Seefeldt, Ciccozzi Architecture Inc., David Stoyko, 
Connect Landscape Architecture, and Robin Glover, Polygon Homes Ltd., presented the 
project and answered queries from the Panel. 

Panel Discussion 

Comments from the Panel were as follows: 
• strong vertical elements break up the massing; consider aligning parts of the 

development along the streetscape with these vertical elements, e.g., stairs to 
access the parkade and brick walls could be aligned with the vertical elements 
of the building; 

a. No action required. 
• consider relocating some of the hedging to the front of exposed concrete walls; 

will maintain consistency of approach for strong materiality in the building to 
come down to the planting; look at precedent photos for guidance; 

a. Hedging has been included in front of concrete walls to aid in visually 
breaking up the streetscape; see L2.1 to L2.4. 

• appreciate the good balance of broader canopy and columnar trees on the 
landscaped podium; shade trees need to be aligned more with sun exposure; 
review the proposed planting of trees around the south lawn; 

a. Tree locations on the podium have been adjusted to aid in solar exposure 
to open spaces; see L2.1 to L2.4. 

• consider replacing the proposed wood fence on private yards adjacent to the 
greenway with metal fence to bring down the metal elements in the building 
down onto the greenway; 

a. Wood fencing has been replaced with painted aluminum fencing to 
match guardrails of the balance of the project; see Ll.S. 
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• consider a softer hedge planting along the east edge of the site to match some of 
the planting along the greenway; 

a. Edges of the site have been softened with additional hedge and shrub 
planting, including additional planting along the Greenway edge (east edge 
of the site). See Planting Plans L2.1 to L2.4. 

• appreciate the project; the model helps in examining and understanding the 
project; like the dark red and charcoal colours together; 

a. No action required. 
• stairs parallel to the podium wall work better than stairs perpendicular to the 

podium wall in terms of visually bridging the change of grade; 
a. No action required. 

• the proposed open internal courtyard is well-considered; appreciate the 
extensive planting palette and areas of planting commensurate with the scale of 
the building; 

a. No action required. 
• reconsider proposed tree planting around the south lawn; shading on lawn may 

pose maintenance issues for future strata management; 
a. Shade tolerant tree species indicated around the south lawn, trees also 
removed where sun exposure is limited around the lawn and their growing 
success could be impacted. See Planting Plans L2.1 to L2.4. 

• reconsider the planting or consider rearranging of orchard immediately south of 
the garden plots to mitigate significant shading on the garden plots; 

a. Tree locations on the podium have been adjusted to aid in solar exposure 
to open spaces; see L2.1 to L2.4. 

• appreciate the choice of plant materials on the small private yards; proposed 
small trees are appropriate, particularly along the east and north sides of the 
proposed development; 

a. No action required. 
• look at Polygon's Kingsley Estates project m Richmond for precedent in 

varying two to three hedge species to respond to light and shade and to 
differentiate the landscaping in different sections of the site; consider a similar 
approach for landscaping in the subject development; 

a. Additional hedge species added (Buxus, Prunus, and Thuja). Hedge 
locations vary in revised planting plan. See Plant Materials L2.0 and 
Planting Plans L2.1 to L2.4. 

• appreciate the east-west walkway; consider maximizing the width of the 
walkway; also consider widening the stairs at the east side which appears 
narrow in the model; 

a. 6' path east/west walkway provided through the site. Stairs at east side 
widened to 6' and reconfigured. See Site Plan Ll.O. 

• main east-west halfway of design symmetrical along two axes; consider not 
being symmetrical in the long axis or provide an active element in the water 
feature to animate a calm landscape; 

a. 6' path symmetry kept for design and pedestrian clarity, water feature to 
have an element of movement to animate the landscape and provide a 
central unifying feature. 
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• consider eliminating the proposed lawn or non-shade tolerant trees on the north 
side of the courtyard to avoid potential long-term maintenance issues for strata 
management; 

a. Shade tolerant trees and shrubs proposed on the north side of the 
buildings. See Plant Materials L2.0 and Planting Plans L2.1 to L2.4. 

• wood fence in private yards adjacent to the greenway appear tacked~on; 
consider replacing with metal fence or introducing a hedge around the fence; 
also consider bringing the lawn up a foot or two steps to enhance the transition 
from the building to the pedestrian walkway; 

a. Wood fencing has been replaced with painted aluminum fencing to 
match guardrails of the balance of the project; see L1.5. 

• review katsura trees to ensure they will not grow too big in planters on the 
podium wall; may pose a potential maintenance issue for strata management; 

a. Katsura trees replaced with Stewartia pseudocamellia. See Plant 
Materials L2.0 and Planting Plans L2.1 to L2.4. 

• ensure adequate width and appropriate slope for the proposed berm (adjacent to 
the pedestrian walkway along the greenway) in achieving 900 mm minimum 
depth to ensure survivability of trees planted on the berm; 

a. Berms to be minimum 1500mm wide, and allow 900mm minimum soil 
depth for tree planting and 450mm minimum soil depth for shrub planting. 
See Grading Plan Ll.l to L1.4 for berm heights and locations, and 
Softscape Details L3. 0. 

• agree with comment that individual unit entry stairs parallel to the podium wall 
works better; mid-level planting helps soften the grade transition; 

a. No action required. 
• would have preferred to bring down the brick to grade on the angled concrete 

walls; however, understand the rationale for focusing this proposed treatment 
only at the podium entrance/exit; 

a. No action required. 
• appreciate the comprehensive design rationale provided by the applicant; the 

proposed four-storey building form provides a good transition from the six
storey buildings to the west (nearing completion) to the existing three-storey 
townhouse development to the east of the subject development; 

a. No action required. 
• appreciate the high-level of detailing for the proposed development; ensure that 

it will be carried through to construction stage; 
a. No action required. 

• appreciate the break-up of the long facades through colour and material 
variations; 

a. No action required. 
• appreciate the substantial break (approximately 40 feet) between the north and 

south buildings; 
a. No action required. 
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• agree with comment that the stairs to the open internal courtyard area should be 
wider to accommodate the expected high volume of visitors and residents 
accessing them; 

a. Walkway width increased. See Layout Plan Ll.O and Landscape Sections 
L1.7. 

• appreciate the clearly defined and formal courtyard arrangement in terms of 
amenity uses and wayfinding; 

a. No action required. 
• private lawns provide a welcome supplement to the internal units; ensure proper 

maintenance for the private lawns; 
a. No action required. 

• agree with comments on consistency of materials to be used for private yard 
fencing and for exterior building stairs and guardrails; 

a. No action required. 
• support the unit lay-out and proposed location of the affordable units; 

a. No action required. 
• appreciate the openness of the internal courtyard considering the scale of the 

proposed development; 
a. No action required. 

• at the internal courtyard corner, the units on the upper levels are the most 
successful; common approach to fill the corner with mechanical rooms; boiler 
rooms on the ground floor have been pushed to the exterior of the building 
while the interior bedrooms of A units have been pulled in; consider reversing 
the unit lay-out, i.e., bring the boiler room in and living space to the exterior, to 
make the lay-out more successful; 

a. The boiler rooms need to be directly accessible from the building 
exterior in order to provide maintenance access. Boiler replacement, 
though highly unlikely, must occur from the exterior. 

• support the scheme for universal housing units to be evenly distributed 
throughout the proposed development; 

a. No action required. 
• potential CPTED issues have been carefully addressed by the applicant; 

a. No action required. 
• clear axial integration helps with the visual connection across the site; 

a. No action required. 
• address potential overlook concerns for two units facing each other across the 

entry breaks; 
a. Unit plan orientations in these locations have been carefully considered 
to minimize views between common areas in adjacent suites. 

• support the rationale for the proposed siting of the indoor amenity area in the 
north building; however, consider relocating the lounge area and BBQ area to 
be adjacent to each other on the opposite side of the courtyard to take advantage 
of the afternoon sun exposure; 

a. The BBQ is now omitted and a fire bit has been added at the southwest 
corner of the amenity. 
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• appreciate the well-defined accessibility in and around the buildings; 
a. No action required. 

• appreciate the package materials circulated by the applicant and updated 
renderings presented to the Panel; 

a. No action required. 
• design rationale provided by the applicant is well-written but could have 

included diagrams to help explain its contents; 
a. No action required. 

• request City staff to consider in future City design guidelines the suggestion to 
require more architects to work on different phases of big projects or 
neighbouring projects with the same developer to differentiate each 
phase/project; 

a. No action required. 
• concerned on wayfinding in the neighbourhood due to similar schemes for 

Phases 1 and 2 of the subject development and the nearly completed 
development to the west; investigate opportunities to further break the 
symmetry of the two phases in the proposed development, e.g. consider adding 
more brick into the materials palette; 

a. Symmetry in this style of architecture is part of its distinct character. A 
consistent rhythm along the buildings length punctuated by distinct 
elements provides identity and hierarchy. Building ends or wrapping 
corners are identified with a higher volume and change in material, 
providing a rationale in siting. The two residential entries are further 
identified with both vertical and horizontal elements and direct connection 
to the street, both physically and visually. An additional layer of identity 
and orientation is added in the finer detailing of these entries and the 
Amenity Entry, including brick detailed columns with face mounted 
lighting and custom planters, steel canopies, soffit lighting, custom 
building signage and addressing. 

• the indoor amenity area appears hidden within the complex as viewed from the 
exterior; could be emphasized a bit more; 

a. The entrance to the indoor amenity has been visually heightened 
through the addition of feature lighting on the building face as well as 
sign age located at the base of the stairs at grade. 

• consider locating stairs close to the elevator at the lobbies to promote an 
accessible and active way to access different levels of the building; 

a. Security concerns necessitate that stairs are fobbed and have restrictive 
access and can only be used for exiting purposes; therefore, stairs have 
not been relocated. 

• consider access for replacement of exterior rainwater leaders in the future; 
consider tidy placement of exterior rainwater leaders and wall vents; 

a. Rainwater leaders and wall vents are carefully coordinated for both 
maintenance access and to maximize distance away from bedrooms. 

• character of the building is elegant and proposed materials are robust; 
a. No action required. 
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• appreciate the consideration for energy efficiency in the design rationale for the 
project; however, details should have been provided, e.g. use of LED lighting 
should have been specified instead of a generic statement on utilizing energy 
efficient lighting; 

a. The project will meet or exceed LEED Silver equivalency and as such, 
will be fully energy modelled. 

• the proposed development will be connected to a district energy system; review 
whether the district energy system will absorb energy from buildings; if not, 
will pose a design challenge for the applicant; 

a. No action required as previously addressed by staff. 
• note that a mechanical room is needed for domestic hot water heating; applicant 

needs to confirm with City staff; 
a. A water entry room is provided in the parkade, a mechanical room is 
provided on the podium and a mechanical room is located in at the inside 
corner of each building. 

• note that hybrid heat pumps are normally required by the City for the proposed 
geo-exchange system; applicant needs to confirm requirement with City staff; 

a. Heating and cooling will be provided by heat pumps. 
• considering the scale of the project, the design rationale should have included 

(i) LEED equivalency targets and scorecards and (ii) EnerGuide rating to be 
achieved to measure sustainability features; 

a. The project will meet or exceed LEED Silver equivalency and as such, 
will be fully energy modelled. 

• support the proposed use of natural ventilation; however, an active mechanical 
system may present challenges; applicant needs to look at the requirements for 
using natural ventilation system in BC Building Code; 

a. The heat pumps will provide active ventilation for the project which will 
be compliant with the BCBC. 

• consider increasing the width of the proposed pedestrian walkway adjacent to 
the greenway to facilitate pedestrian circulation; 

a. The north-south pathway has been widened to 5' in width to · 
accommodate the passing of two wheelchairs. 

• level of colour contrast in the different building facades should be consistent to 
visually break up the massing in all elevations; 

a. The colour contrast (brick, gray horizontal siding and white board & 
batten) have been coordinated with the steps in building plan so they act 
in tandem to reinforce each other. 

• consider introducing a ramp parallel to the parkade entrance to provide access 
to courtyard without stairs; 

a. Ramps studies have been completed previously and shared with staff. A 
ramp from grade to the podium was determined to be prohibitively long. 
Further, the raising of the greenway grade was not supported by Staff. 

• consider introducing an access through the curb around the bocce court; 
a. The Bocce court access reviewed. For grading, drainage, and safety 
purposes, curb drop not included off of the court. Space provided for a 
ramp to be added at either end of the bocce court. 
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• appreciate the raised garden planters and provision of benches nearby; however, 
ensure adequate manoeuvring space for people accessing the planters along the 
edges of the garden; 

a. Planter locations reviewed to ensure minimum 1.2m access around all 
planters, with a 1.5m wide paved path added through the crushed gravel 
surfacing to ensure accessability. See Layout Plan L1. 0. 

• consider a soft landing under the climbing wall; 
a. Fibar surfacing proposed throughout the play area. See Layout Plan 
L1.0. 

• support the scheme for spreading out of the affordable units throughout the 
proposed development; appreciate the location of some affordable units at the 
north end to receive sun exposure; 

a. No action required. 
• consider introducing pocket doors m affordable units to enhance their 

accessibility; 
a. Pocket doors were considered; however, they have not been included as 
maintaining them is extremely difficult and they provide inferior acoustic 
isolation to a swing door. 

• applicant is requested to provide unit numbers for universal housing units to 
identify their location in the proposed development; 

a. The universal units in Phase 1 are 109, 209, 309, 409, 119, 219, 319, 
419, 127, 227, 327, 427, 129, 229, 329 and 429 

• appreciate the proposed development's interface with the public realm; could be 
further enhanced through further architectural reinforcement of public entrances 
into the site; 

a. The stair to the east as well as the width of the east-west pathway have 
been widened. Note that while the podium is publicly accessible it is not 
intended for public use and access to the podium is neither encouraged or 
discouraged. 

• appreciate the project's objective to create a pedestrian-oriented streetscape; 
consider recessing the front steps from the sidewalk to mitigate adjacency 
impacts; 

a. Variation in the streetscape is achieved through a variety of means; 
varying the retaining wall height, switching from brick to concrete at 
stairs and modifying planting in front of the stairs to in response to their 
locations. 

• appreciate the architecture, design, and colours of the two buildings; 
a. No action required. 

• if the proposed public walkway is a required midblock connection, consider 
making the public walkway accessible and increasing the size of the stairs to 
draw people through; 

a. The stair to the east as well as the width of the east-west pathway have 
been widened. Note that while the podium is publicly accessible it is not 
intended for public use and access to the podium is neither encouraged or 
discouraged. 
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• bricks on angled walls look nice as opposed to the concrete angled walls which 
appear heavy as shown in Drawing L 1.4 in the materials package; 

a. Variation in the streetscape is achieved through a variety of means; 
varying the retaining wall height, switching from brick to concrete at 
stairs and modifying planting in front of the stairs to in response to their 
locations. 

• appreciate the private spaces looking onto public spaces; 
a. No action required. 

• consider making some of the affordable units into accessible or adaptable units; 
a. This was explored but was ultimately abandoned. 

• appreciate the building's interface with the street; 
a. No action required. 

• appreciate the colour palette and size of the windows on the fourth floor; 
layering on the landscaped podium is well done; 

a. No action required. 
• support comments regarding edge treatments adjacent to the greenway; 

a. Comments previously addressed above. 
• support comments regarding further design development for inner corner units; 

a. Comments previously addressed above with respect to boiler room 
access. 

• support the comment that the subject development should have a different 
character and identity from the neighbouring development to the west; and 

a. Comments previously addressed above. 
• the project is well done and has the right elements; proportions are well 

managed. 
a. No action required. 

Panel Decision 

It was moved and seconded 
That DP 16-740665 be supported to move forward to the Development Permit Panel 
subject to the applicant giving consideration to the comments of the Advisory Design 
Panel. 



City of 
Richmond Development Permit 

To the Holder: 

Property Address: 

Address: 

No. DP 16-740665 

POLYGON TRAFALGAR SQUARE (SOUTH) L TO. 

9491/9511/9531/9551/9591 ALEXANDRA ROAD 

C/0 ROBIN GLOVER 
900-1333 WEST BROADWAY 
VANCOUVER, BC V6H 4C2 

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 #37 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 
$570,763 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. 

5317777 



To the Holder: 

Property Address: 

Address: 

Development Permit 
No. DP 16-740665 

POLYGON TRAFALGAR SQUARE (SOUTH) L TO. 

9491/9511/9531/9551/9591 ALEXANDRA ROAD 

C/0 ROBIN GLOVER 
900-1333 WEST BROADWAY 
VANCOUVER, BC V6H 4C2 

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 

5317777 

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: March 8, 2017 

File: DP 16-745853 

Re: Application by YuanHeng Seaside Developments Ltd. for a Development Permit 
at 3031, 3211, 3231, 3291, 3311, 3331 and 3351 No. 3 Road and 8151 Capstan Way 

Staff Recommendation 

That a Development Permit be issued which would permit the construction of the first phase of a 
three-phase, high-rise, mixed use development comprised of 535 dwellings (including 41 
affordable housing units) and street-oriented commercial uses at 3031,3211,3231,3291, 3311, 
3331 and 3351 No.3 Road and 8151 Capstan Way on a site zoned "Residential I Limited 
Commercial and Community Amenity (ZMU30)- Capstan Village (City Centre)". 

we 
Att. 
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Staff Report 

Origin 

YuanHeng Seaside Developments Ltd. has applied to the City of Richmond for permission to 
construct "Seaside South", the first phase of a three-phase, 113,132 m2 (1,217,741 ft2

), high-rise, 
mixed use development, including a community centre (Phase 2 "Seaside North") and City park, 
in Capstan Village near the designated future location of the Capstan Canada Line Station 

·(Attachments 1 & 2). Each phase will be the subject of a separate Development Permit 
application. The subject Phase 1 Development Permit (DP) application, which encompasses most 
of a city block at the northwest comer ofNo. 3 Road and Capstan Way, is a 57,106 m2 (614,686 
ft2) mixed use development comprised of 535 dwellings (including 41 affordable housing units) 
and 2,129 m2 (22,912 ft2) of street-oriented commercial uses. 

The site is being rezoned for the purposes of this project from "Auto-Oriented Commercial 
(CA)'', "Marina (MA2)", and "Hotel Commercial (ZC160- Capstan Village (City Centre)" to 
"Residential I Limited Commercial and Community Amenity (ZMU30)- Capstan Village (City 
Centre)" and "School and Institutional Use (SI)" under Zoning Amendment Bylaw 9594 
(RZ 12-603040). The rezoning bylaw received third reading on October 17, 2016. 

All Engineering, Transportation, and Parks off-site requirements in respect to the proposed three
phase development have been resolved and agreed to by the developer through the rezoning. As 
per legal agreements registered on title, the developer is responsible for the design and 
construction, at the developer's sole cost, of upgrades across the subject site's street frontages, 
together with various other road, utility, and park-related works. These off-site works will be 
managed in three stages, on a lot-by-lot (phase-by-phase) basis, through three Servicing 
Agreements. The developer will enter into the first Servicing Agreement (SA 16-748500) prior 
to rezoning adoption and complete the required works prior to occupancy of Phase 1. Works 
required as part of SA 16-748500 include, among other things, road widening along No.3 Road, 
Capstan Way, and Corvette Way, improved vehicle access to/from Sea Island Way at Corvette 
Way, a new east-west street along the north side of the subject Phase 1 site, water, storm, and 
sanitary service upgrades (including pump station improvements), and related works. No 
additional Servicing Agreement works are required in respect to the subject Development Permit 
application for Phase 1. 

Development Information 

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

Background 

Development surrounding the subject site is as follows: 

To the North: A new street linking No.3 Road and Corvette Way, to be constructed by the 
developer concurrently with the subject phase, and beyond that, "Seaside North", 
the development's second phase. The latter will be comprised of an office tower 
near Sea Island Way and, along the new street, two residential towers and a 
3,107 m2 (33,439 ft2

) City-owned community centre (the latter ofwhich shall be 
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constructed with parking and ancillary uses to a turnkey level of finish at the 
developer's sole cost). 

To the East: No.3 Road, beyond which is the proposed location of the future Capstan Canada 
Line station, a new neighbourhood park (under construction), and the recently 
completed first phase of a five-phase, high density, high-rise, mixed use 
development (RZ 10-544729 and RZ 12-610011 I Pinnacle International). 

To the South: Capstan Way, beyond which are low density, commercial properties and marinas 
zoned "Auto-Oriented Commercial (CA)'' and "Marina (MA2)" and designated 
under the CCAP for medium and high density, mid- and high-rise, residential and 
mixed use development, park, and marina. 

To the West: 8091 Capstan Way, a vacant lot that is currently the subject of a rezoning 
application (RZ 15-699647 I GBL Architects) to permit a two-tower, mixed 
hotel/residential development, in compliance with City Centre Area Plan (CCAP) 
policy (i.e. 3.5 FAR and 45 m I 148ft. maximum height). 

Also to the west, across Corvette Way, is an existing three-tower, mixed 
hotel/residential development at 3 099, 3111, and 3 3 3 3 Corvette Way (Wall 
Centre) zoned "Residential/Hotel (ZMU5)- Capstan Village (City Centre)", 
which is similar in height and density to those proposed for 8091 Capstan Way. 

Rezoning and Public Hearing Results 

The developer's proposed form of development, which is a combination of articulated streetwall 
buildings and towers, generally conforms to the CCAP and its Development Permit Guidelines 
and is well-suited to the demands and opportunities of the site. Issues identified through the 
rezoning for design development at Development Permit stage for Phase 1 generally included: 

1) The subject development will be prominently located on No.3 Road, at a key Capstan 
Village crossroads, near the future Capstan Canada Line Station. 

• Distinctive No. 3 Road towers and an articulated, mid-rise streetwall building will give 
definition to the street edge and provide visual landmarks that enhance local identity 
and the public realm. 

2) The CCAP encourages small tower floorplates, together with varied heights and forms. 
Through the rezoning, it was agreed that larger floorplates and minimal changes in height 
could be supported, provided that the form is varied and visually interesting. 

• Variations in the shape and articulation of the proposed towers, balcony and cornice 
treatments, cladding, and fenestration provide for visual interest, while special tower 
designs along the No.3 Road frontage introduce variety and contribute towards a 
distinctive overall form and character. 

3) Potential livability impacts (e.g., view blockage and noise from commercial uses) arising as a 
result of adjacent, on- and off-site development must be addressed. 

• Steps have been taken to minimize overlook between the subject development's 
proposed towers and their neighbours through building siting, unit orientation, and the 
distribution of open space areas. In addition, prior to rezoning adoption, a covenant 
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will be registered on title to notify future residents of potential view and other impacts 
that may occur as a result of on- and/or off-site development. 

The Public Hearing for the rezoning of this site was held on October 17, 2016. At the Public 
Hearing, concerns were expressed regarding traffic, as proximity to major arterial roads and the 
lack of a well-connected secondary road network can make access to existing neighbouring 
development difficult. Staff worked with the applicant to address these concerns in the following 
ways: 

• A traffic study has been completed and recommendations have been incorporated into 
Phase 1 's on- and off-site designs. Approved works along Corvette Way, Capstan Way, 
and Sea Island Way, together with the establishment of a new street along Phase 1 's 
north side, will improve access for existing and future residents and businesses alike. 

• Prior to Building Permit issuance, the developer must submit a Construction Parking 
and Traffic Management Plan that, among other things, must demonstrate to the 
satisfaction of the Director of Transportation that the access/egress requirements of 
existing residents/businesses will not be compromised during construction. 

Staff Comments 

The proposed design scheme attached to this report has satisfactorily addressed the significant 
urban design issues and other staff comments identified as part ofthe 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 City Centre Area Plan (CCAP), and is in 
compliance with the proposed "Residential/ Limited Commercial and Community Amenity 
(ZMU30)- Capstan Village (City Centre)" zone (No zoning variances are requested). 

Prior to rezoning adoption, the developer is required to register various legal agreements on title, 
some of which require that specific conditions are satisfied prior to Development Permit issuance 
for Phase 1. The subject development addresses these requirements, generally as follows: 

1) Capstan Station Bonus (CSB): 

• Prior to Building Permit issuance, the developer shall submit a voluntary contribution, 
estimated at $4,490,073, for the funding of station construction (i.e. based on 535 units 
and the 2016/17 Council-approved contribution rate of $8,392.66 per unit). 

• All public open space required with respect to the CSB open space policy (i.e. 5 m2 I 54 ft2 

per unit) was secured via dedications, land transfers, and Statutory Right-of-Ways through 
the rezoning and includes, within the subject Phase 1 site, plazas along the Capstan Way 
frontage and at the comer ofNo. 3 Road and the new street. As part of the Phase 1 DP, 
the latter has been increased in size to accommodate outdoor dining associated with 
fronting commercial units in addition to general open space public uses. 

2) Affordable Housing: Through the rezoning it was agreed that the developer would construct, 
at the developer's sole cost, 4,442 m2 

( 4 7,811 ft2
) of clustered affordable (low-end market 

rental) housing units to a turnkey level of finish and, as per the site's ZMU30 zone, at least 
25% of this would be provided in the development's first phase. Through the subsequent DP 
process, the developer proposed to: 
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• Increase Phase 1 's share of the development's total affordable housing contribution from 
25% to 70%, from 1,111 m2 to 3,096m2 (11,953 ft2 to 33,319 ft2); 

• Increase the number of affordable housing units in Phase 1 from 15 to 41; and 

• Complete the construction of Phase 1 in three stages, such that the first stage of affordable 
housing will exceed the minimum habitable floor area requirement under the ZMU30 zone. 

AFFORDABLE HOUSING #OF PHASE 1 AFFORDABLE HOUSING UNITS 
STAGE 

HABIT ABLE FLOOR AREA CLUSTERS TOTAL BACH. 1 BR 2BR 3 BR 

1 1 ,404.0 m2 (15, 112.0 te) Tower B = 9 units 
21 5 5 9 2 Tower C = 12 units 

2 595.5 m2 (6,409.9 te) Tower A= 7 units 7 NIL 1 5 1 

3 1,100.6 m2 (11 ,846.8 tf) Tower D = 8 units 
13 NIL 2 8 3 Tower E = 5 units 

TOTAL 3,100.1 m2 (33,368.7 te) 
5 to 12 units per 41 5 8 22 6 

tower cluster (100%) (12%) (19%) (54%) (15%) 

Staff are supportive of the developer's proposal on the basis that it: 

• Accelerates the development's delivery of affordable housing units; 

• Satisfies all applicable Zoning Bylaw requirements; 

• Includes 71% family-type units (i.e. with 2 and 3 bedrooms); 

• Includes 100% Basic Universal Housing (BUH) units; 

• Creates five dispersed, independent clusters of affordable housing units, comprising 5 to 12 
units each (i.e. each cluster shares lobby/circulation space with the market residents in its 
tower, but not with the affordable housing or market residents in any other tower); 

• Provides unrestricted acces$ to Phase 1 's indoor and outdoor amenities for all occupants of the 
proposed affordable housing units; and 

• Provides the affordable housing occupants with parking, Class 1 bike storage, electric vehicle 
charging facilities, and use of indoor and outdoor amenity spaces at no additional cost (i.e. not 
in excess of the City's Council-approved affordable housing unit rents). 

3) Transitional Parking Strategy & Transportation Demand Management (TDM): Richmond 
Zoning Bylaw 8500 permits parking reductions in Capstan Village for projects that 
incorporate TDM measures (i.e. up to 10%) and are able to meet the area's parking·demands 
today and after the Capstan Canada Line station is operational (i.e. by accommodating a 
transition from Zone 1A rates to lower Zone 1 rates). In light of this, through the rezoning 
various road network improvements, TDM measures, and related features were secured, all of 
which will be implemented at the developer's sole cost. Based on this, staff are supportive of 
the developer's proposed comprehensive parking plan for Phase 1, key features ·ofwhich will 
be secured via legal agreements registered on title and include, among other things: 

• 140 commercial parking spaces, which shall be located on the :parkade's street/entry level and 
operated, as determined though the rezoning, as 50% "Public" (70 spaces) for short-term use 
by the general public and 50% "Assignable" (70 spaces) for the exclusive use of specific 
persons or businesses (i.e. leased, sold, or otherwise assigned); 

( 
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• End-of-trip cycling facilities (i.e. showers, lockers, grooming stations, and washrooms) 
for the use of commercial tenants, co-located with the project's Class 1 commercial bike 
storage and conveniently situated near the parkade's street/entry level; and 

• Electric vehicle charging equipment provided at rates greater than OCP standards, 
including: 

1. 240V quick-charge service versus the slower 120V service required; 
11. Charging stations for 25% of residential parking spaces versus 20% required; and 

111. Chargers (3) and charging stations (16) for commercial parking versus none required. 

4) Public Art: Prior to rezoning, legal agreements will be registered on title requiring that, 
among other things, prior to completion of the subject Phase 1 development, the developer 
shall implement the first phase of its Public Art Plan. The Plan has a total estimated value of 
$833,887 (which will be updated phase-by-phase based on the Council-approved rates in 
effect at the time of Development Permit approval for the development's future two phases). 
The Plan's first phase contribution is valued at $462,213, comprised of$439,102 (95%) for 
one artwork near the corner ofNo. 3 Road and Capstan Way (to be secured with a Letter of 
Credit prior to DP issuance) and $23,111 (5%) in cash to the Public Art Operating Provision, 
as per standard City policy. The Richmond Public Art Advisory Committee received and 
endorsed the development's site-wide, 3-phase, public art master plan on December 20, 2016 
and its detailed plan for Phase 1 on February 22, 2017. Implementation of the Phase 1 plan 
will be presented for Council consideration, as required, under a separate report. 

5) District Energy Utility (DEU): All Capstan Village developments, including the subject 
Phase 1 development, must be designed and constructed to facilitate their conneCtion to a 
future City DEU system. Prior to rezoning, legal agreements will be registered on title 
requiring that, among other things, the developer submits an energy modelling report 
prepared by an accredited professional to the satisfaction of the City prior to Building Permit 
approval and enters into a Service Provider Agreement prior to occupancy. 

6) Transport Canada Height Regulations: The developer has submitted a signed/sealed letter 
prepared by a surveyor confirming that the height of the proposed Phase 1 development, 4 7 m 
(154ft.) GSC, is in compliance with Transport Canada regulations. 

7) Skyline Pump Station Equipment Enclosure: Through the rezoning, it was determined that 
above-grade equipment required for the operation of the Skyline (sanitary) Pump Station 
would be relocated, at the developer's sole cost, from the City boulevard to an on-site 
enclosure within the south face of the Phase 1 building. The enclosure and related access 
shall be owned and maintained by the developer and secured for the use of the City with a 
Statutory Right-of-Way (SRW). To ensure the coordination of the City- and developer
owned works, a preliminary design review was undertaken through the subject DP process 
and first submission of the developer's initial Servicing Agreement (SA 16-748500). (This 
resulted in a reduction in the required size of the SRW.) A detailed review of the pump 
station equipment and enclosure (including gates or doors and their operation, lighting, and 
related features) will be undertaken via future submissions of SA 16-748500 and the 
approved design shall subsequently be included for construction purposes in the developer's 
Phase 1 Building Permit. Construction of the pump station equipment, enclosure, and access 
shall be complete prior to first occupancy of Phase 1. 
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In addition to the above, the developer will be required to enter into new agreements, including: 

1) Occupancy Staging Plan: Due to Phase 1 's large size, the developer has requested that its 
occupancy is permitted to proceed in three stages. To facilitate this, prior to DP issuance, the 
developer shall enter into the Phase 1/Lot A Occupancy Staging Agreement, details of which 
are included in the attached Development Permit Considerations (Attachment 6). The purpose 
of this agreement is to ensure that the gradual completion and occupancy of Phase 1 will not 
compromise City objectives with respect to the delivery of affordable housing, residential 
amenities, or any other features. More specifically: 

• 

• 

• 

• 

• 

• 

The staging agreement will permit occupancy to proceed in a maximum of three 
sequential stages, each of which shall be comprised of two residential or mixed use 
towers, together with specified amounts of market and affordable housing, commercial 
uses, and related features, as specified in Attachment 6 (Schedule A); 

Affordable housing (including required parking, bike storage, and electric vehicle 
charging facilities) will be delivered in all three stages, the first of which will exceed the 
ZMU30 zone's minimum requirement for the entirety ofPhase 1; 

Commercial uses and related parking and electric vehicle charging facilities will be 
delivered in the project's first two stages, including all required "Public" short-term 
parking (70 spaces) in the first stage and all required "Assignable" parking (70 spaces) 
designated for specific persons and/or businesses in the second; 

End-of-trip cycling facilities, Class 1 bike storage, and related electric bike charging 
facilities for the use of commercial tenants will be completed in Phase 1 's first stage; 

Shared indoor and outdoor amenity spaces for the use of market and affordable housing 
occupants will be delivered in all three stages, the size of which shall meet or exceed the 
applicable OCP and CCAP rates at each stage; 

100% of required loading facilities will be completed in Phase 1 's first stage, while its 
residential and commercial garbage and recycling rooms will be completed in three 
stages in coordination with the waste management needs of each stage; and 

• As per legal agreements to be registered on title prior to rezoning, off-site works required 
with respect to Phase 1 and subject to a Servicing Agreement (SA 16-748500) will be 
completed to the City's satisfaction prior to occupancy of Phase 1. The design of the 
required works shall include "interim" and "ultimate" designs for sidewalks and 
boulevards (e.g., surface treatments, landscaping, and furnishings) in locations where the 
fronting building will not be occupied until Phase 1 's second or third stage. 

2) Shared Amenity Space for Phases 1 and 2: The CCAP encourages developers oflarge 
residential projects to consolidate indoor amenity space where this helps provide for special 
shared amenities. The subject developer proposes to apply this approach by, in Phase 1, over
supplying indoor amenity space by 263 m2 (2,831 ft2

) and providing an indoor pool facility, 
at least 650m2 (7,000 ft2

) in size, for shared use with the residents of future Phase 2. (Phase 
3 's amenity space requirements will be fully satisfied on its own site and Phase 3 residents 
will not have shared use of the Phase 1 pool facility.) To facilitate the developer's proposal: 

• Prior to DP issuance, the developer shall enter into a shared amenity space agreement for 
Phases 1 and 2, as described in the Development Permit Considerations (Attachment 6); 
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• Phase 1 shall include an elevator/stair tower on the building's north side, providing 
access to its pool facility and related spaces for the use of future Phase 2 residents; and 

• In addition to the pool facility, both Phase 1 and Phase 2 will provide various smaller social 
and recreation for the independent use of the residents of each phase. 

3) Canopy Encroachments: The subject development includes glass and metal canopies along its 
retail and residential lobby frontages. In some locations, the proposed canopies extend across 
the property line and overhang the City-owned sidewalk (e.g., No.3 Road). Staff are 
supportive of the developer's proposal because the weather protection will enhance the 
appearance and amenity of the streetscape for pedestrians. Moreover, the canopies will not 
include signage or conflict with street trees and will be demountable to facilitate access to City 
infrastructure. Prior to Building Permit issuance, the developer shall be required to enter into 
encroachment agreement(s) with the City to permit the proposed canopies. (Fees will apply.) 

Advisory Design Panel Comments 

The Advisory Design Panel (ADP) reviewed the subject development (no vote was held due to 
the lack of a quorum). Panel members were generally supportive of the proposal and provided 
feedback for consideration by the applicant. A copy of the relevant excerpt from the Advisory 
Design Panel minutes of December 7, 2016 is attached for reference (Attachment 4). The design 
responses from the applicant have been included immediately following the related Panel 
comments and are identified in "bold italics". 

Zoning ComplianceNariances 

No zoning variances are requested. 

Analysis 

The developer proposes to construct Phase 1 -a high-rise, high density, mixed use development at 
the prominent No.3 Road/Capstan Way comer- as the first phase of a three-phase development in 
the heart of Capstan Village. Key features in the vicinity of Phase 1 will include the future (Phase 
2) community centre to its north, No. 3 Road and the future Capstan Canada Line Station to its east, 
and the Village's Capstan Way greenway connection with the riverfront along its south frontage. 
The establishment of a new street along the north edge of Phase 1 will contribute to a network of 
smaller, better connected blocks that are more appropriately scaled and configured for pedestrian
and transit-oriented urban development. Likewise, the developer's proposed form of development, 
which is a combination of articulated streetwall buildings and towers, generally conforms to the 
CCAP and its Development Permit (DP) Guidelines and is well-suited to the demands and 
opportunities of the site. In particular, the development has successfully demonstrated: 

1) A strong urban concept providing for a high-density, pedestrian-friendly environment; 

2) Variations in building massing that contribute towards local identity, visual interest, solar access, 
usable rooftops, and upper- and mid-level views across the site for residents and neighbours; 

3) A mid-rise building typology that aims to break the streetwall into a series of coordinated, yet 
distinct, buildings, providing for visually engaging streetscapes, a human scale, and 
opportunities for interesting retail environments at grade; and 

4) Strong public open space and on-site landscape strategies. 
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Conditions of Adjacency 
The subject site is located in Capstan Village, an emerging, high-rise, mixed use area affected by 
aircraft noise. The developer has reviewed the potential development impacts that residents of 
Phase 1 may experience with the aim of mitigating them to the extent possible and helping 
potential purchasers make informed decisions (which shall include the registration of legal 
agreements on title prior to rezoning adoption). Overall, it has been demonstrated that the design 
of the subject development is sensitive to its emerging urban context and has reasonably 
addressed on- and off-site conditions of adjacency. In summary: 

1) View Blockage: This issue is largely a function of tower spacing. Phase 1 's towers will generally 
be separated by a distance of at least 24m (79ft.), as per the recommended CCAP minimum, 
and will be separated from existing and future towers on surrounding properties by similar or 
greater distances. In addition, the site configuration will provide for attractive street-end views 
from Phase 1 to the riverfront along the east-west leg of Corvette Way and from the 
neighbouring (existing) Wall Centre development along the new east-west street to the Canada 
Line and neighbourhood park (under construction) on the east side ofNo. 3 Road. 

2) Overlook: This potential issue is largely mitigated via the development's tower spacing and 
orientation. In addition, at the north end of the site where three towers are arranged in parallel 
and their mid-levels (i.e. 5th, 6th, and ih floors) face one another (without benefit of trees or 
other screening), the fac;ades of the middle tower have been articulated with bay window-like 
features to redirect views away from facing units. 

3) Sun and Shading: The development's proposed tower spacing, orientation, and massing will 
help to maximize sun to residential units (i.e. less than 10% are north-facing) and ensure that 
outdoor amenity spaces on the podium and mid-rise rooftops receive adequate sunlight. 

4) Aircraft & Ambient Noise: An acoustic study was undertaken by a registered professional on 
behalf of the developer regarding potential noise impacts on residential uses arising from aircraft 
and ambient sources (e.g., traffic and existing industrial and commercial), taking into account 
OCP Aircraft Noise Sensitive Development policy requirements (e.g., air conditioning). The 
developer has agreed to fully incorporate all recommendations into the development. 

5) Ambient Night-Time Light: As areas urbanize, ambient night-time light increases, which can be 
a nuisance if not mitigated. To address this, the developer proposes to (i) provide electrical 
outlets in place of balcony soffit lighting so that residential tenants have direct control over their 
outdoor lighting, and (ii) install window blinds (e.g., horizontal louver or roller) in all units. 

Urban Design and Site Planning 
The proposed form of development is consistent with CCAP objectives and will contribute 
towards an attractive, pedestrian-friendly, high-density urban environment. More specifically: 

1) The overall development is designed to take advantage of the site's irregular shape and 
northeast-southwest axis, which shift the relationships between towers and, as a result, 
provides for more dynamic on-site spaces, opens up views across the site, and strengthens the 
importance of the No.3 Road/Capstan Way comer as a landmark location; 

2) Streetscapes provide for a visually engaging, pedestrian-scale, urban setting, including: 

• Along the No.3 Road "high street" and Capstan Way greenway, varied setbacks, heights, 
articulations, weather protection, and materials that are designed to energize the 
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streetscape and break up the massing, complemented by special landscape treatments that 
create opportunities to shop and linger; and 

• Along Corvette Way and a portion of the new street, a row of 2-storey townhouses with 
raised patios, landscaping, and entry features that complement the street design begun 
with the existing Wall Centre development and coordinate with the anticipated Phase 2 
development north ofthe new street (e.g., community centre plaza); 

3) Towers are designed and located to anchor key corners, enhance views·and sun exposure, 
and, in the case of the No.3 Road towers, provide for landmark features that visually 
strengthen the site's position at the emerging heart of Capstan Village; 

4) Lower-level rooftops are landscaped to provide for recreation spaces and enhance upper
level views from on-site and neighbouring development; 

5) All parking, loading, and waste handling activities are concealed within the building; 

6) Vehicle access is limited to two driveways to minimize streetscape and traffic impacts 
(taking into account existing neighbouring residents), which driveways will provide for: 

• At Corvette Way, access to 57% of Phase 1 's residential parking (354 spaces); and 

• At the new street along the site's north side, access to the balance of the development's 
residential parking (325 spaces) and the entirety of its commercial parking (140 spaces); 

7) The maximum proposed building height, 4 7 m (154 ft.) GSC, complies with Transport 
Canada regulations (as confirmed by a surveyor); and 

8) The development complies with the City's flood construction level requirements including, 
for commercial spaces and lobbies, a minimum elevation of 0.3 m (1 ft.) above the crown of 
the fronting street, and, for residential units, a minimum elevation of2.9 m GSC (the City's 
standard flood construction covenant will be registered on title prior to rezoning adoption). 

Architectural Form and Character 
The CCAP encourages the development of a mosaic of distinctive, yet cohesive, urban villages. 
The subject development aims to satisfy this objective by building on the strong streetwall 
vocabulary established elsewhere in Capstan Village, while proposing distinct tower, mid-rise, 
and retail treatments. In brief, features include: 

1) Strong mid-rise streetwall elements, articulated with a varied grid of widows and balconies, 
solids and voids, set within bold horizontal frames that "float" over the development's lower 
floors, and together provide visual interest and a human scale; 

2) Tower treatments that vary in response to their locations, including: 

• On the western part of the site, a residential character, achieved through the use of 
materials, colours, and elements found in the mid-rise "grids" and generally capped with 
lighter, 2-storey penthouse floors designed to help conceal the elevator overrun and 
provide a skyline feature; 

• At Capstan Way, a "landmark" tower with a bold, curved fas:ade that commands the 
No.3 Road corner, visually complementing its role as part ofthe City Centre's key 
commercial spine and marking the important Capstan greenway cro~sroads; 
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• At the new street, a slim tower articulated with frames, projecting slabs and a colourful 
grid, designed to enhance the approach to the future community centre (Phase 2) and its 
relationship with the future transit station and park on No.3 Road's east side; and 

• At the rooftop mechanical equipment (on the mid-block tower fronting the new street 
along the site's north side), a perforated aluminum enclosure imprinted with decorative 
images of clouds and illuminated at night, designed to provide skyline interest and an 
attractive feature when viewed from fronting residential units; 

3) At the ground floor, retail uses extend along most of the site's No.3 Road and Capstan Way 
frontages, incorporating fayade/frontage treatments that will contribute towards the growth of 
this area as a distinct, high amenity, pedestrian-oriented retail environment, including: 

• Along No.3 Road, a clean-lined, cohesive retail streetscape is defined by a bold 
horizontal frame that sets it apart from the residential uses above and will enhance its 
visibility from the street and Canada Line; and 

• Along Capstan Way, a south-facing restaurant-street is characterized by smaller 
commercial units with retractable front window walls, weather protection, <J-nd space for 
outdoor dining fronting onto a tree-lined greenway and riverine landscape features 
leading pedestrians and cyclists to the river; and 

4) A well-considered signage concept providing for residential and commercial signs that 
coordinate with and complement the proposed architectural character (signs must comply 
with Sign Bylaw No. 5560 and, as applicable, will be subject to separate permit processes). 

Shared Indoor Amenity Space 
The CCAP requires that multi-family developments comprising more than 200 units provide 
indoor amenity space at a rate of at least 2 m2 (22 ft2

) per unit and that consideration is given to 
grouping indoor amenity spaces to provide for special uses. The subject Phase 1 development 
contains 1,333 m2 (14,351 ft2

) of indoor amenity space, which exceeds the CCAP minimum 
requirement of 1,070 m2 (11 ,517 ft2

), and provides for an attractive range of amenity features, 
including a large, multi-use facility and indoor pool at the podium rooftop level and various, 
smaller, use-specific spaces dispersed among the towers (e.g., fitness room, meeting room, music 
room, lounge), all of which will be available on an umestrictedbasis to all ofPhase 1 's market 
and affordable housing residents. 

As with other features of Phase 1, the developer proposes to complete the delivery of the indoor 
amenity spaces in three stages, generally including multiple, small spaces in Stages 1 and 2 and a 
large space (e.g., indoor pool) in Stage 3. This distribution provides for an attractive range of 
amenities, but provides for a disproportionately small amount of amenity space in Stage 1 and 
large amount in Stage 3 (relative to the number of units in each stage). To rectify this situation, 
the developer proposes to augment Stage 1 's permanent amenity space with temporary indoor 
amenity space and adjacent outdoor space at the building's mid-rise rooftop level. That 
temporary space will be maintained for the enjoyment of residents until Stage 3 's amenity space 
is complete and it is no longer needed, at which time it will be converted to residential units 
(which units are included in the project's total proposed 535 units). 

The developer's proposal is illustrated in Plan #12 of the attached Permit drawings. Staging ofthe 
indoor amenity space will be controlled by the Phase 1/Lot A Occupancy Staging Agreement, 
details of which are included in the attached Development Permit Considerations (Attachment 7). 
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Landscape Design and Open Space Design 
The CCAP encourages the development of Capstan Village with a network of small- and 
medium-size neighbourhood parks linked by greenways, bikeways, mid-block walkways, and 
other landscape features. In addition, Zoning Bylaw requirements in respect to the Capstan 
Station Bonus require that benefitting developments (including the subject development) provide 
on-site publicly-accessible open space over and above basic CCAP park standards. The concept 
for the developer's three-phase development locates most of its permanent public open space 
along the riverfront (to be constructed in Phase 3) and a plaza associated with the future 
community centre (Phase 2). In addition, Phase 1 will provide for the following: 

1) On-site, publicly-accessible open space features, including: 

• Plaza space designed as a seamless extension of the Capstan Way greenway (i.e. a tree
lined, off-street bike path and pedestrian walkway) along the site's south side, including 
water features, planting, decorative paving, and features intended to support its use for 
outdoor restaurant dining, to be used in coordination with the fronting, south-facing 
commercial units; and 

• A small plaza at the comer ofNo. 3 Road and the new street, across from the future 
community centre (Phase 2), including planting, trees, decorative paving, seating, and an 
area for outdoor dining, to be used in coordination with the adjacent commercial unit and 
the community centre; 

2) 5,718 m2 (61,550 ft2
) of shared rooftop amenity space, the size of which exceeds the 

minimum OCP requirement by 78% and includes: 

• At the podium rooftop level: 
1. A large, multi-use, landscaped outdoor space, co-located with the development's 

indoor pool facility and designed to provide a network of outdoor "rooms" and 
viewpoints, connected by tree-lined pathways, for relaxing, socializing, and dining; 

11. A 717m2 (7,719 ft2
) children's play area incorporating hard and soft play areas and a 

variety of play equipment; and 
111. A large community garden area on the south side of the development, including raised 

garden plots, shelter, seating, tool storage, hose bibs, and related features; and 

• At the development's mid-rise rooftop levels, smaller outdoor spaces providing places to 
relax, BBQ, and enjoy views to the river on the west and No. 3 Road on the east 
(including views to a future neighbourhood park, child care, and Canada Line station); 

3) Green roofs (inaccessible) on the rooftops ofthe indoor pool facility, the north mid-block 
tower, and small areas on various mid-rise portions of the building; 

4) Street front landscaping, including water features, trees, planting, terraced grade changes, 
street furnishing, and related features; and 

5) Private outdoor amenity space for each residential unit in the form of a balcony, patio, or terrace. 

Tree Management 

1) On-Site Tree Replacement: The nature of the subject development prevents the developer 
from retaining existing on-site trees. Thirty-three trees will be removed, including 30 that 
were removed in August 2016 to facilitate soil remediation (Tree Removal Permit 16-7 414 70) 
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and 159 replacement-size trees will be planted. The developer's proposal exceeds the City's 
minimum 2:1 tree replacement ratio. Replacement trees will be secured with the developer's 
required DP landscape Letter of Credit (upon receipt ofwhich, the $30,000 tree replacement 
security submitted by the developer for Tree Removal Permit 16-741470 shall be released). 

2) Off-Site Tree Relocation: Through the Servicing Agreement revi~w process (SA 16-748500), 
it has been determined that road improvements required along No.3 Road will impact 15 
existing City street trees. The City Arborist has recommended that the affected trees are 
relocated elsewhere in Richmond. Both the recommended tree relocation and the planting of 
new street trees along No.3 Road will be undertaken by the developer, at the developer's 
sole cost and to the City's satisfaction, via SA 16-0748500. 

Crime Prevention through Environmental Design (CPTED) 
Measures are proposed to enhance safety and personal security including, but not limited to: 

1) The market residential lobbies will have clear sightlines to fronting sidewalks and public 
pedestrians areas; 

2) Outdoor amenity spaces will be visually open and well-lit, offer multiple access options, and 
be separated from public areas; 

3) The building design provides for passive surveillance of fronting streets; 

4) The ground floor pedestrian access routes to/from the parkade will be well marked, co
located with parking pay stations and EV charging stations, and closed outside of normal 
business hours with security grills; and 

5) End-of-trip bike facilities for commercial tenants are co-located with the commercial Class 1 
bike storage at the parkade's street-level. 

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

1) Barrier-free access to all building lobbies and indoor and outdoor amenity spaces; 

2) Aging in place features in all dwellings, including: 

• Stairwell hand rails; 

• Lever-type handles for plumbing fixtures and door handles; and 

• Solid blocking in washroom walls to facilitate future grab bar installation (by others) 
beside toilets, bathtubs, and showers; and 

3) 108 Basic Universal Housing (BUH) units (i.e. 20% oftotal Phase 1 units), including all41 
affordable housing units (100%) and 67 market housing units (14%), incorporating all the 
accessibility provisions listed in the BUH section of the City's Zoning Bylaw so that they 
may be easily renovated to accommodate wheelchair use. (Note: The developer proposes to 
use the Zoning Bylaw density exclusion of L86 m2 (20 ft2

) for each BUH unit provided.) 
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Sustainability Measures- LEED "Silver" Equivalent 
The project's sustainability goal is to provide a cost-effective, high-value development that meets 
or exceeds City standards (i.e. LEED "Silver" equivalent). The development proposal targets 54 
LEED points and responds to City objectives for enhanced long-term environmental, fiscal, and 
social sustainability as per the attached LEED Checklist (Attachment 5). In brief, among other 
things the development will include: 

1) Green roofs and vegetated outdoor areas, the designs of which incorporate drought tolerant 
plants to reduce reliance on irrigation; 

2) Low flow/flush plumbing fixtures (e.g., toilets, showers, and faucets) and a high efficiency 
irrigation system to reduce water usage; 

3) A full building energy simulation to optimize energy efficiency measures and an enhanced 
commissioning process to ensure that the building's energy related systems are operating 
efficiently and as designed; 

4) District Energy Utility (DEU) compatible building and mechanical system designs; 

5) Electric vehicle (EV) charging equipment in excess of current OCP standards; 

6) End-of-trip cycling facilities; 

7) Locally sourced building materials, materials with recycled content, and/or materials selected 
to reduce greenhouse gases (e.g., cement substitutes such as fly ash); and 

8) Best practices to optimize air quality and provide a clean and healthy building for occupants. 

Conclusions 

The proposed development is consistent with Richmond's objectives for the subject property and 
Capstan Village as set out in the OCP, City Centre Area Plan (CCAP), and Zoning Bylaw. The 
project's distinctive form, pedestrian-oriented streetscapes and open spaces, affordable and 
accessible housing, public art, and sustainable development measures, together with the 
developer's concurrent construction of off-site improvements secured through rezoning, will 
enhance the establishment of Capstan Village as a high-amenity, transit-oriented, urban 
community. On this basis, staff recommend that the Development Permit is endorsed and 
issuance by Council is recommended. 

Suzanne Carter-Huffman 
Senior Planner/Urban Design 

SCH:cas 

Attachments: 
1. Location Map 
2. Phasing Key Plan 
3. Development Application Data Sheet 
4. Advisory Design Panel- Excerpt ofMeeting Minutes ofDecember 7, 2016 
5. LEED Checklist 
6. Development Permit Considerations (Schedule A- Phase 1/Lot A Occupancy Staging Plan) 
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ATTACHMENT 1 
Location Map 
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City of 
Richmond 

Development Application Data Sheet 
Development Applications Department 

DP 16-745853 ATTACHMENT 3 

Address: 8151 Capstan Way and 3031, 3211, 3231, 3291, 3311, 3331, and 3351 No 3 Road 

Applicant _Y-'---"'-'ua,_,n_,_,_H_,_,e"'-n'-"'g'--'S::.::e:.:::a:.:::.si'""'d.:::.e_,D'-"e:.:.ve::::.:l.:::.op"-'mc:=en:.::t::::..s-=Lc:.::td:.._______ Owner: YuanHeng Seaside Developments 

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

Floor Area: Gross: 61,602.9 m2 (663,087.6 ft2) Net 57,106.2 m2 (614,685.8 ft2) 

Existing Proposed 

Site Area . 13,202.0 m2 (142, 105.1 ft2) • 13,202.0 m2 (142, 105.1 ft2) 

• 6 residential towers 
Land Uses . Vacant . 13 townhouses along Corvette Way & the new street . Ground floor retail alonQ No 3 Road & Capstan Way 
OCP . Mixed Use • No change 
Designation . Residential I Limited Commercial and Community 
Zoning: 

Amenity (ZMU30) - Capstan VillaQe (City Centre) 
. No change 

. Market units: 494, including 67 BUH units (14%) 
Total Dwellings . Nil . Affordable housing: 41, including 41 BUH units (1 00%) 
& BUH Units (1) . TOTAL: 535, including 108 BUH units (20%) 

(1) BUH units are units designed to comply with Richmond Zoning Bylaw standards for Basic Universal Housing. 

I 
Bylaw (ZMU30) Requirement Proposed Variance 

. Residential: 54,977.8 m2 (591,776.1 ft2) . Residential: 54,977.6 m2 (591 ,774.3 ft2) 
a) Market housing: Max. 53,867.3 m2 a) Market housing: 51,882.1 m2 

Buildable Floor Area 
(579,822.8 ft2) (558,454.9 ft2) . None 

(max) 
b) Affordable housing: Min. 1,110.5 m2 b) Affordable housing: 3,095.5 m2 

permitted 
(11 ,953.3 ft2) (33,319.4 ft2) . Commercial: 2,131.0 m2 (22,937.9 ft2) . Commercial: 2,128.6 m2 (22,911.5 ft2) . TOTAL: 57,108.8 m2 (614,714.0 ft2) • TOTAL: 57,106.2 m2 (614,685.8 ft2) 

Lot Coverage (max) . 90% . 90% . None 

Lot Size (min) • 13,000.0 m2 (139,930.8 ft2) . 13,202.0 m2 (142, 105.1 ft2) • None 

• No. 3 Road: 0.12 m (0.4 ft.) min • 3.0 m (9.8 ft.) to lot line or SRW secured • Capstan Way: 3.8 m (1.3 ft.) min 
Setback: Road (min) for public access, BUT may be reduced if . None . Corvette Way: 1.6 m (5.2 ft.) min 

proper interfaces are provided . East-West Street 0.3 m (0.9 ft.) min 

Setback: Interior Side • O.Om . O.Om • None 
Yard (min) 
Setback: Below • O.Om . 0.0 m (Parking structure) . None 
Grade (min) 

Height (max) . 47.0 m (154.2 ft.) . 47.0 m (154.2 ft.) . None . TOTAL: 620 spaces min, including: 
a) Residential: 528 min . TOTAL: 819 spaces, including: 

Parking: TOTAL 
b) Non-Residential: 92 min 

a) Residential: 679 . None 
The minimum ZMU30 rates assume that 

b) Non-Residential: 140 
Transportation Demand Management (TOM) 
measures are secured via RZ 12-603040. . 528 spaces min, including: • 679 spaces min, including: 

Parking: Residential a) Market Housing: 494 a) Market Housing: 645 • None 
b) Affordable Housing: 34 b) Affordable Housing: 34 
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I 
Bylaw (ZMU30) Requirement Proposed Variance . 92 spaces min, including: • 140 spaces, including: 

Parking: a) Commercial: 63 min 
a) 50% "Public" spaces = 705 • None 

Non-Residential b) Residential Visitors: 29 min, operated 
as part of the commercial parking 

b) 50% "Assignable" spaces = 70 

. 17 spaces (i.e. 2% of proposed parking), • 21 spaces, including: 
including: 

a) Market Residential: 16 
Parking: Accessible a) Market Residential:13 

b) Affordable Housing: 1 
. None 

b) Affordable Housing: 1 
c) Non-Residential: 3 

c) Non-Residential: 4 

Parking: Small Cars . 50% max. . 17 • None 

• Permitted only where 2 spaces are 
Parking: Tandem 

assigned to 1 Market dwelling unit & the . 117 proposed tandem pairs . None (Market Housing only) 
second space is excess to the Bylaw . Residential: 3 medium trucks . Residential: 3 medium trucks 

Loading . None . Commercial: 1 medium truck • Commercial: 1 medium truck 
• 675 bikes min, including: • 675 bikes min, including: 

Class 1 Bike Storage: 
a) Market Housing: 618 a) Market Housing: 618 . None b) Affordable Housing: 52 b) Affordable Housing: 52 
c) Commercial: 5 c) Commercial: 5 

As per RZ 12-603040: 
End-of-Trip (Bike) . Showers, change rooms, washrooms & • As required . None 
Facilities lockers for commercial tenants must be 

next to Class 1 commercial bike storage 
• 117 bikes min, including: • 117 bikes, including: 

Class 2 Bike Storage a) Residential: 107 a) Indoors@ 151 floor parkade: 27 • None 
b) Commercial: 10 b) Outdoors (on-site): 90 . Residential, including: 

• Residential equipment only, including: 
a) 171 @ 240V charging stations 

EV Charging 
a) 136 @ 120V charging stations 

b) 171 pre-ducted spaces . None Equipment: Vehicles • Commercial, including: 
b) 170 pre-ducted spaces 

a) 3 @ 240V chargers 
b) 16 -@ 240V charging stations . 68 for Class 1 bikes: • 96 for Class 1 bikes: 

EV Charging 
a) Residential: 67 a) Residential: 95 . None Equipment: Bikes 
b) Commercial: 1 b) Commercial: 1 

Amenity Space: • 1,070.0 m2 (11 ,517.4 ft2) min, based on . 1,333.2 m2 (14,350.6 ft2) . None Indoor 535 units @ 2.0 m2 I unit . TOTAL: 4,530.2 m2 (48,762.7 ft2) min., . TOTAL: 5,894.2 m2 (63,444.9 ft2) min., 
including: including: 

Amenity Space: a) Recreation (OCP): 3,210.0 m2 a) Recreation (OCP): 5,718.2 m2 . None Outdoor (34,552.1 ft2) (61 ,550.4 ft2) 
b) Other landscape (CCAP): 1,320.2 m2 b) Other landscape (CCAP): 176.0 m2 

(14,210.5 ft2) (1 ,894.5 ft2) 

Tree Replacement: 33 bylaw-size trees will be removed to facilitate the subject development & 159 replacement trees will be planted 
on site. In addition, 15 existing City street trees will be relocated at the developers sole cost via SA 16-748500. 
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ATTACHMENT 4 
Advisory Design Panel- Excerpt of Meeting Minutes of December 7, 2016 

Excerpt from the Meeting Minutes of the 

Advisory Design Panel 
Wednesday, December 7, 2016/ Rm. M.1.003/ Richmond City Hall 

DP 16-745853- FIRST PHASE OF 3-PHASE HIGH-RISE MIXED USE DEVELOPMENT, 
COMPRISED OF 6 TOWERS, TOWNHOUSES AND GROUND FLOOR RETAIL 

ARCHITECT: W. T. Leung Architects 
PROPERTY LOCATION: 3031, 3211, 3231, 3291, 3311, 3331, and 3351 No. 3 Road and 8151 

Capstan Way 

Applicant's Presentation 
Architect W.T. Leung, W.T. Leung Architects Inc., Stefan Vogelfaenger, W.T. Leung Architects 
Inc., and Landscape Architect Daryl Tyacke, ETA Landscape Architecture, presented the project and 
answered queries from the Panel. 

Panel Discussion 
Comments from the Panel were as follows: 

• consider extending the weather protection structures over the food-oriented commercial 
spaces proposed for the Capstan Way frontage to facilitate the placement of outdoor tables; 

Weather protection h{(s been added in this location. 

• review unit layouts that have bathrooms located far from the bedrooms; 

Unit layouts have been updated and will continue to be refined at Building Permit stage. 

• No. 3 Road elevation is very "looming"; Capstan Way elevation also appears huge due to 
the two towers of the same height; 

While the two towers remain the same height, the design of each has been refined to 
make them more distinct and the bulkiness of the mid-rise and south tower have been 
broken up through greater articulation and changes in colour and materials. 

• lobbies for the individual buildings could be expressed as more distinct elements that could 
contribute to the public realm; could also assist in wayfinding and visually break up the 
language that goes all the way around the building; exit corridors not distinguished from 
lobby entrances; also consider creating more interest to the public realm, e.g. introducing 
canopies and seating; 

Canopies, planting, seating, and related features have been added to enhance the 
identity and amenity of the residential entrances. 

• appreciate the idea of a food-oriented commercial spaces along the Capstan Way frontage; 
sliding doors would facilitate the location of food outlets in the development; 

Folding glass doors have been added to enhance restaurant use along this frontage. 

• the building comer at No.3 Road and Capstan Way is a focal point of the pedestrian realm; 
however, the base of the building does not address this (e.g., blank wall and projecting 
residential lobby interrupt retail continuity and reduce the available pedestrian space); 
consider further design development to provide interest to pedestrians; 

The residential entrance has been recessed and plaza has been opened up to enhance 
retail and pedestrian open space continuity. 
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• the scale of the project is big for one architect to work on; large projects such as the 
subject development could benefit from more architects who could provide different ideas; 

The proposed design is functionally integrated, yet exhibits variations in character along 
its frontages that complement its various uses, provide visual interest, and contribute to 
local character. 

• overall, appreciate the proposed scheme for the project; siting of the towers in relationship 
to the proposed density is appropriate; spacing between towers is appropriate; 

• package materials circulated to the Panel are very architectural and more helpful to 
construction than reviewing and understanding the project; package materials should have 
included shadow studies, view analysis and streetscape analysis in view of the scale of the 
project; design rationale submitted by the applicant should have been complemented with 
graphics; 

Additional materials have been submitted for review by City staff. 

• at No. 3 Road and Capstan Way, consider introducing a differentiating treatment at the 
base of the corner element to provide pedestrian interest; 

The design has been refined to enhance pedestrian interest. 

• appreciate that food-oriented commercial uses screen the parking podium at the south 
elevation; however, consideration should be given to pushing back the Capstan Way 
facade to allow more space for public repose and outdoor dining; a recessed courtyard 
framed by commercial units would be more animated; the proposed public space will 
provide pedestrian interest along the Capstan Way elevation; give visual cues linking the 
private podium level with the public street/courtyard; 

Without a larger, anchor-type commercial unit (which the development does not have 
space to include), it could be difficult to animate a recessed courtyard. Instead, the 
design has been refined to enhance the visibility and amenity of Capstan Way as a linear 
pedestrian- and bike-friendly commercial space with weather protection, folding glass 
doors, special signage, trees, and space for outdoor dining. 

• architectural feature at the corner of No. 3 Road and Capstan Way needs to read stronger; 
applicant needs to provide a rationale for the design of the corner feature that considers 
urban design factors, e.g. solar shading; 

The tower design has been refined to enhance visual interest and livability for residents. 

• glass to wall ratio is similar throughout the proposed development; consider more artful 
facades along No. 3 Road and Capstan Way and more subdued facades along Corvette 
Way and New East-West Road; 

The articulation of the facades has been refined to enhance the distinction between the 
west side's residential character and No.3 Road's mixed use character. 

• appreciate the use and distribution of density in the proposed development; 

• consider staggering some of the floors on Building J to mitigate adjacency impacts to 
neighbouring towers; 

To address adjacency/overlook issues, the east and west sides of Tower J have been 
articulated with a varied pattern of recessed balconies that help to break up sight lines 
and redirect views. 
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• consider design development to the parkade entrance along the proposed New East-West 
Road to make it more welcoming; 

A pedestrian walkway, signage, and planting have been added to the parkade entrance. 

• consider design development to the long commercial space fac;ade along No. 3 Road; 
consider further articulation and "movement" along the fac;ade other than a glazed wall to 
better address the expected heavy pedestrian traffic; 

Frames around the doors of proposed commercial units, weather protection, special 
signage, and setback variations at residential entrances are used to articulate the 
development's retail frontages and provide visual interest. 

• reg(!.rding landscaped areas on the podium level, consider integrating pockets or rooms to 
serve as gathering areas; 

Seating, garden plots, weather protection, and other features have been used to give 
greater definition to the various outdoor spaces and amenity uses on the podium rooftop. 

• consider dispersing the affordable housing units to other floors to promote better 
interaction among residents and enhance the livability in all floors; 

The rezoning allows for the affordable housing to be clustered together. 

• appreciate the green roofs; 

• appreciate the architectural treatment at the comer of No. 3 Road and Capstan Way; 
consider introducing a similar approach to the other comers in the proposed development; 
a unifying language is needed to unify the whole development; 

The tower proposed for the No.3 Road and Capstan Way corner is intended to be a local 
landmark that intentionally contrasts with the cohesive character of the overall 
development to provide visual interest and identity. 

• consider variations in colours for the buildings in the proposed development to assist in 
wayfinding and provide a greater sense of identity for residents; and 

• 

Subtle colour and material variations are proposed. 

provide more welcoming pedestrian arrival spaces/features at the north and south ends of 
the proposed development's No.3 Road frontage, especially for Skytrain commuters. 

Larger plazas with enhanced landscaping and retail frontages are proposed at these key 
locations. 

(The following additional comments to Item No. 4 were submitted by Grant Brumpton and read by 
Winston Chong during the meeting) 

• The patio adjacent the retail on the northeast comer of the site may be very challenging to 
animate because it has no direct sun access and is exposed to the traffic noise from No. 3 
Road and the Skytrain. What has been provided is adequate. Adding significant landscape 
features in this area will make the retail more successful. Support focusing project 
resources on the south edge public realm. The water features and elements that have been 
provided in that area make sense. 

Additional landscape has been provided at the northeast plaza. 
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Agree with staff comments that design development is required on the level 4 landscape . 
The large contiguous landscape area is a great opportunity to provide a broader range of 
program elements to improve livability. Opportunities of residents to grow food in urban 
agriculture plots and prepare food and eat outdoors may add value to the project. The 
landscaped area should allow for multiple groups to comfortably use different outdoor 
spaces at the same time without disturbing adjacent residents. 

Garden plots, BBQ, and other features have been added to increase the range of 
activities and number of groups potentially supported by the podium rooftop outdoor 
amenity space. 

Agree with staff comments that more attention should be given to the definition provided 
between private and public spaces on the level 4 deck. 

Design refinement has been undertaken, including the addition of privacy screens 
between units. 

The circulation in the upper deck areas needs more consideration. There are a couple of 
places where they may be shortcutting and paths cut into the landscape. 

Design refinement has been undertaken, including additional access points. 

Agree with staff comments that all roofs should be considered for outdoor living in 
projects like this with a large number of homes. 

• The play area should be relocated to a place with better sun access in the winter months. 

While the towers shade the podium rooftop, the proposed play area is large and allows 
reasonable solar access. 

• Incorporating viewpoints is positive; however, the scale of these spaces is very large and 
they may end up being windswept and uncomfortable. Agree that the detail related to the 
canopies require design development. 

Design refinement has been undertaken regarding the canopy designs, together with the 
addition of seating, BBQs, and other features supporting the use of these areas for 
outdoor dining, recreation, and socializing. 
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City of 
Richmond 

ATTACHMENT 6 

Development Permit Considerations 
Development Applications Department 

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

Address: 8151 Capstan Way & 3031/3211/3231/3291/3311/3331/3351 No.3 Road File No.: DP 16-745853 

Prior to approval of the Development Permit, the developer is required to complete the following: 

1. OCP Bylaw: Final adoption of OCP Amendment Bylaw 9593. 

2. Zoning Bylaw: Final adoption of Zoning Amendment Bylaw 9594. 

3. Rezoning Legal Agreements: Satisfy the terms of legal agreements registered on title prior to rezoning 
adoption (RZ 12-603040) with respect to the subject Lot A (Seaside South) development, taking into 
account additional requirements identified, to the City's satisfaction, via the Development Permit (DP 16-
745853) review processes including, but not limited to: 

3.1. Community Centre Plaza South Statutory Right-of-Way (SRW): To facilitate enhanced public access to 
and use of the SRW area approved via RZ 12-603040: 

3.1.1. Double the minimum size ofthe SRW area from 58.0 m2 (624.3 ft2
) to 116.0 m2 (1,248.6 ft2

); 

3 .1.2. Require that maintenance shall be the sole responsibility of the Owner (because through the 
subject Development Permit it has been determined to the City's satisfaction that no City 
sidewalk, utilities, streetlights, street trees, or permanent furnishings shall be located within the 
SRW area); and 

3 .1.3. With prior written permission of the City, which permission may be conditional on the Owner 
satisfying various design, permitting, or other requirements (which may include, but may not be 
limited to, restricting the installation of fences, roofs, or similar structures), allow the Owner to 
close up to a maximum of 50% ofthe SRW area to public access to facilitate use ofthe closed 
portion for temporary outdoor dining and restaurant seating conducted by the operator( s) of the 
development's contiguous ground floor commercial unit(s). 

3.2. Skyline Pump Station Equipment Statutory Right-of-Way (SRW): To accommodate design directions 
identified through the coordinated review of Servicing Agreement # 1 (SA 16-7 48500) and the subject 
Phase 1 Development Permit (DP 16-745853): 

3.2.1. Reduce the SRW area behind the building face from 4.0 m by 15.0 m (13.1 ft. by 49.2 ft.) SRW 
area to 6.25 m by 12.67 m (20.5 ft. by 41.6 ft.); and 

3.2.2. Reduce the width of the SRW area extending from the building face to the property line from 
15.0 m (49.2 ft.) to 12.67 m (41.6 ft.). 

3.3. Affordable Housing: To accurately reflect the specifics ofthe affordable housing units and ancillary 
spaces and uses to be constructed on Lot A (Seaside South), as determined to the satisfaction of the City 
via the subject Development Permit (DP 16-745853), the Housing Covenant registered on title shall 
require that: 

5253954 

3.3.1. The Lot A development includes, among other things, 41 units (i.e. 5 bachelor, 7 one-bedroom, 
25 two-bedroom, and 4 three-bedroom), comprising a combined total habitable area of at least 
3,095.5 m2 (33,319.4 ft2

), together with 34 parking spaces (including 9 electric vehicle 240V 
stations and 9 240V Pre-ducted Spaces for future electric vehicle stations) and 52 "Class 1" 
bike storage spaces (including 6 120V duplex outlets for charging electric bikes) for the 
exclusive use of the affordable housing unit occupants; and 

3.3 .2. No Building Permit* shall be issued for a building on Lot A, until the developer, if so 
determined at the sole discretion of the City, registers a replacement covenant for the purpose of 
replacing the floor plans and/or summary tabl~s and related information in the covenant in order 
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that the information contained in the covenant accurately reflects the approved building design at 
the time of Building Permit* issuance. For clarity, affordable housing features that shall NOT be 
changed via the Lot A replacement covenant shall include the: 

• Total habitable floor area of affordable housing on Lot A (i.e. 3,095.5 m2 I 33,319.4 ft2
) 

and the minimum habitable floor area of affordable housing in Stage 1, as required to 
satisfy the ZMU30 zone and set out in the Phase 11Lot A Occupancy Staging Agreement 
(i.e. at least 1,110.5 m2 I 11,953.3 ft2

); 

• Total number of affordable housing units on Lot A (i.e. 41 units) and the number of 
affordable housing units in each occupancy stage, as set out in the Phase 1/Lot A 
Occupancy Staging Agreement (i.e. 21 in Stage 1; 7 in Stage 2; 13 in Stage 3); 

• Affordable housing unit mix on Lot A (i.e. 5 bachelor, 7 one-bedroom, 25 two-bedroom, 
and 4 three-bedroom); and 

• Minimum permitted affordable housing unit sizes as approved by Council and set out in 
the City's Affordable Housing Strategy. 

3.3.3. "No occupancy" shall be permitted for the first building on Lot A (Seaside South), restricting final 
Building Permit* inspection granting occupancy for Lot A, in whole or in part, until the affordable 
housing and ancillary spaces and uses on Lot A have received final Building Permit* inspection 
granting occupancy, EXCEPT as expressly provided for in the Phase 1/Lot A Occupancy Staging 
Agreement. 

3.4. Public Art: Deliver to the City: 

3.4.1. The Detailed Public Art Plan for Seaside South (Phase 1 I Lot A), which Plan must be attached 
to the Public Art agreement registered on title for Lot A to satisfy the rezoning; and 

3.4.2. As security for the performance of the developer's obligations in the Public Art Agreement 
(registered on title prior to rezoning adoption) with respect to Phase 1 and the Detailed Public 
Art Plan for Seaside South (Phase 1 I Lot A), a voluntary developer contribution in the amount 
of$462,213 (based on the table below), including: 

Phase 

i 

2 

3 

TOTAL 

• $439,102 (95%) in the form of a Letter of Credit to secure the developer's implementation 
of public art in coordination with the design and construction ofPhase 1; and 

• $23,111 (5%) in the form of a cash contribution to the Public Art Operating Provision to 
support and sustain the management, administration, and promotion of the Public Art 
Program, as per standard City policy. 

Maximum Permitted Floor Area Public Art Floor Area Minimum Developer Min. Voluntary Developer 
as per ZMU30 Zone Exemptions (1) Contribution Rate Contributions (2) 

(R) 54,977.8 m2 (591 ,776.1 ft2) 
(R) 3,095.5 m2 (33,319.4 ft2) 

(R) $0.81/ft2 

$462,213 
(NR) 2,131.0 m2 (22,937.9 ft2) (NR) $0.43/ft2 

(R) 21 ,015.0 m2 (226,203.6 ft2) (R) 1,346.3 m2 (14,491.7 ft2) The greater of the 
$259,697(3) 

(NR) 22,164.8 m2 (238,580.1 ft2) (NR) 3,106.6 m2 (33.439.0 ft2) Phase1 rate or the 
City rate in effect at 

(R) 12,843.2 (138,243.2 ft2) 
Nil 

Development Permit 
$111 ,977(5) 

(NR) Nil Approval 

(R) 88,836.0 m2 (956,222.4 ft2) (R) 4,441.8 m2 (47,811.1 ft2) 
Varies $833,887 

(NR) 24,295.8 m2 (261 ,518.4 ft2) (NR) 3,106.6 m2 (33.439.0 ft2) 

NOTE: (R) means residential and (NR) means non-residential. 

(1) Rates do not apply to affordable housing (Phases 1 & 2) or Community Centre (Phase 2) uses. 
(2) Estimated minimum contributions are based on the maximum permitted floor area under the ZMU30 zone, adjusted for the 

approved distribution of Affordable Housing determined through the Phase 1 Development Permit, and the contribution rates in 
effect at the time of Rezoning. Actual contributions may be greater, as determined based on the rates in effect prior to 
Development Permit issuance on a phase-by-phase basis. 

(3) As per RZ 12-603040 & the Master Plan, the developer shall allocate a portion of the public art budget, equal to at least 1% of 
the Community Centre construction budget on Lot B (i.e. $217,000 estimated public art value, to be adjusted based on actual 
construction costs), towards public art that shall be designed and implemented in coordination with the Community Centre, all to 
the satisfaction of the City. 

Initial: ---
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3.5. Servicing Agreement #1 (SA 16-748500): To address issues arising through the first submission of SA 
#1 and facilitate the coordination of the design and construction of on- and off-site works, SA #1 shall 
include, among other things, the following requirement, as determined to the sole satisfaction of the 
City: 

3.5.1. Staged Occupancy: Both interim and ultimate designs for sidewalks and landscaped areas behind 
the curb (excluding streetlights) along those portions of Lot A's frontages that are identified as 
"Stage 2" or "Stage 3" in the City-approved "Lot A Occupancy Staging Agreement" (the 
registration of which agreement is a DP Consideration with respect to the subject Lot A 
Development Permit); 

3.5.2. Signal Upgrade: A change to Rezoning Consideration 25.2.6(a) (RZ 12-603040), such that the 
pedestrian traffic signal required to be installed at the intersection of No. 3 Road and the new 
east-west street shall be upgraded as a full2-phase traffic signal that can be triggered by both 
pedestrians and vehicles (and the incremental increase in cost arising from the upgrade shall be 
treated as an eligible item for Roads Development Cost Charge credit purposes); and 

3 .5 .3. Pump Station Equipment Enclosure: The detailed design review and approval process for the 
Skyline Pump Station equipment enclosure and related features, which improvements shall (as 
agreed through the rezoning) be owned and maintained at the sole cost of the developer/owner 
and secured for the unrestricted use of the City via a Statutory Right-of-Way. 

More specifically, prior to Building Permit* issuance for Phase 1, in whole or in part, the 
detailed design, configuration, and location of on-site features required to satisfy the rezoning 
(RZ 12-603040) with respect to improvements to and the operation of the Skyline Pump Station 
(including without limitation the pump station equipment, equipment enclosure, service vehicle 
access, and treatment of the area between the enclosure and the existing and ultimate pump 
stations), together with related building and landscape features, shall be subject to the review 
and approval of the Director of Engineering, Director of Development, Director of 
Transportation, and Senior Manager, Parks through the Phase 1 Servicing Agreement process 
(SA #1). 

The approved design of the equipment enclosure and service access shall be included for 
construction purposes in the developer's Lot A (Seaside South) Building Permit* (i.e. not in SA 
#1 and not secured via the SA #1 Letter of Credit). 

NOTE: The pump station equipment enclosure must be designed and constructed to: 
• Be attractive and complement the quality and character of the streetscape; 
• Exhaust the generator; 
• Not obstruct any equipment access doors (e.g., doors on all sides of the kiosk); 
• Exclude fixed structures (i.e. walls, columns, etc.); 
• Enable a single operator to easily access and use all the equipment within the enclosure 

under all conditions (including during power outages); 
• Enable an equipment operator to maintain a line of sight with the pump station from every 

portion of the pump station equipment; 
• Be durable and low-maintenance; and 
• Provide for the convenient, cost-effective removal, repair, replacement, and installation of 

equipment (e.g., PMT, generator, and kiosk) and related features within the enclosure. 

3.5.4. Street Tree Relocation: City-owned street trees impacted by road improvements required along 
No.3 Road (as per RZ 12-603040) shall be relocated by the developer, at the developer's sole 
cost, to locations elsewhere in Richmond, to the City's specifications and satisfaction. 

NOTE: The required tree relocation will be undertaken by the developer, at the developer's sole 
cost, in addition to the developer's planting of new street trees within theN o. 3 Road road 
improvement area, also at the developer's sole cost. 

Initial: ---
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4. Landscape Security: Submission of a Letter of Credit for landscaping in the amount of $2,913,021.93, based 
on the cost estimate provided by a CSLA registered landscape Architect, including 10% contingency (REDMS 
#5278600, updated as per REDMS #5335781). 

NOTE: A Tree Removal Permit (Rezoning in Process- T3) was issued on August 12, 2016, for the removal of 
30 trees from the subject site to facilitate soil contaminant removal (Permit 16-741470). Tree replacement 
security in the amount of $30,000 held by the City with respect to this permit shall be released to the developer 
upon the City's receipt ofthe landscape Letter of Credit for DP 16-745853. 

5. Phase 1/Lot A Occupancy Staging Agreement: Registration of a restrictive covenant and/or alternative legal 
agreement on title to Lot A (Seaside South), to the satisfaction of the City, ensuring that: 

5.1. The Lot A (Seaside South) development subject to DP 16-745853 shall be comprised of a maximum of 
three stages, as generally described in the Phase 1/Lot A Occupancy Staging Plan (SCHEDULE A), 
the construction of which shall proceed in order from Stage 1 through Stage 2 to Stage 3; 

5 .2. Final Building Permit* inspection granting occupancy of sequential phases (e.g., Stages 1 and 2) may 
proceed concurrently, but a later stage may not advance, in whole or in part, ahead of an earlier stage 
(e.g., Stage 2 shall not receive final Building Permit* inspection granting occupancy ahead of Stage 1 ); 
and 

5.3. As per legal agreement(s) registered on title prior to rezoning adoption, all off-site works required with 
respect to Lot A (Seaside South) shall be addressed by one Servicing Agreement (SA 16-748500), 
which the developer must enter into prior to rezoning adoption, and which works shall be complete to 
the City's satisfaction prior to final Building Permit* inspection granting occupancy for Lot A (Seaside 
South), in whole or in part. To facilitate the staging of building occupancy, the SA shall include 
"interim" and "ultimate" designs for works behind the curb and streetlights in areas that will not be 
occupied until Stages 2 and 3, which works may include, but may not be limited to, temporary 
sidewalks and/or boulevard treatments, as determined to the City's satisfaction. 

6. Shared Residential Amenity Space for Lot A & Lot B: Registration of a restrictive covenant(s) and/or 
alternative legal agreement(s) on title to Lot A (Seaside South) and Lot B (Seaside North), to the satisfaction 
of the City, specifYing the amount and distribution of common indoor and outdoor amenity space on Lots A 
and B, and ensuring that a portion of the residential indoor and outdoor amenity space constructed on Lot A, as 
specified in the subject Development Permit, is secured, together with related access, spaces, and uses, for the 
unrestricted future use of the residents of Lot B (including the Affordable Housing occupants of Lot B, which 
occupants shall have use of the applicable portion of the Lot A amenities on the same terms that apply to their 
use of Lot B amenities). More specifically: 

6.1. Residents of Lot B shall have unrestricted: 

6.1.1. Shared use, with the residents of Lot A, of common indoor and outdoor amenity spaces in the 
Lot A building, including: 

• One outdoor space, comprising 100% of the common outdoor amenity space located at the 
podium roof level as per the Development Permit; and 

• One indoor space, at least 650.3 m2 (7,000.0 ft2
) in size, contiguous with and directly 

accessible from the common outdoor space, which indoor space shall be located on one 
level and include an indoor pool and related amenities; 

6 .1.2. Exclusive use of weather protected vertical circulation providing secure access for the Lot B 
residents between ground level along the Lot A frontage of the proposed east-west street and Lot 
A's podium rooflevel via elevator and stair; EXCEPT that the stair may be used by the 
occupants of Lot A for emergency exiting purposes from Lot A's podium rooflevel. (NOTE: 
Vertical circulation shall not be considered to be amenity space for the purpose of floor area 
ratio calculations.) 

6.2. On the basis that the residents of Lot B have use of Lot A's amenity spaces and related features as 
described above, the required amount and distribution of residential common outdoor and indoor 
amenity space on Lots A and B shall be as follows: 

Initial: ---
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6.2.1. For common outdoor amenity space, the space provided shall meet or exceed the Richmond 
Official Community Plan (OCP) rates in effect at the time of Development Permit issuance on a 
lot-by-lot basis; and 

6.2.2. For common indoor amenity space, the combined total floor area of common indoor amenity 
space on Lots A and B shall not exceed 0.1 floor area ratio, as permitted under the ZMU3 0 zone, 
based on the combined total lot area of Lots A and B, and the required common indoor amenity 
space shall be distributed such that the developer shall provide at least: 

• 1,333.2 m2 (14,350.6 ft2) on Lot A; and 
• 246.8 m2 (2,656.5 ft2) on Lot B. 

NOTE: With respect to the rezoning, the developer shall be required to register a "Unit Allocation 
Covenant" on Lots A, B, and C, which covenant shall restrict the maximum permitted number of 
units on Lot A to 535 (as per DP 16-745853) and on Lot B to 255. Based on this and the OCP 
minimum common indoor amenity space rate of2.0 m2 (21.5 ft2

) per dwelling, the minimum 
common indoor amenity space requirement for Lot A would be 1,070.0 m2 (11,517.4 ft2

) and for 
Lot B would be 510.0 m2 (5,489.7 ft2

). Under the subject "Shared Residential Amenity Space for 
Lot A & Lot B" agreement, the developer's proposed over-building of amenity space on Lot A 
shall allow for a reduction in the future amount of common indoor amenity space provided on Lot 
B; HOWEVER, regardless for the actual floor area of common indoor amenity space overbuilt on 
Lot A, the developer shall be required to construct at least 246.8 m2 (2,656.5 ft2

) of common 
indoor amenity space on Lot B. 

6.3. "No development" shall be permitted for residential uses on Lot A or Lot B, restricting Development 
Permit issuance with respect to residential uses, until, on a lot-by-lot basis, the developer provides for 
the required common indoor and outdoor amenity spaces and related access, spaces, and uses to the 
satisfaction of the City. 

6.4. No Building Permit* shall be issued for residential uses on Lot A or Lot B, until, on a lot-by-lot basis, 
the developer provides for the required common indoor and outdoor amenity spaces and related access, 
spaces, and uses to the satisfaction of the City and a letter of assurance is submitted by the architect 
confirming that the facilities satisfy the City's objectives. 

6.5. "No occupancy" shall be permitted for residential uses on Lot A or Lot B, restricting final Building 
Permit* inspection granting occupancy, until: 

6.5.1. For Lot A, the required common indoor and outdoor amenity spaces and related access, spaces, 
and uses are completed to the satisfaction of the City and have received final Building Permit* 
inspection granting occupancy in accordance with the Phase 1/Lot A Occupancy Staging 
Agreement; and 

6.5.2. For Lot B, the required common indoor and outdoor amenity spaces and related access, spaces, 
and uses: 

• On Lot A are 100% completed to the satisfaction ofthe City and have received final 
Building Pennit* inspection granting occupancy; and 

• On Lot Bare completed as determined to the sole satisfaction of the City (e.g., staged) via 
an approved Development Permit for Lot B. 

Prior to Building Permit* Issuance, the developer must complete various requirements that shall include, 
but shall not be limited to, the following: 

1. Encroachment Agreement(s): Any and all pedestrian weather protection features extending beyond the 
property line into a City-owned road right-of-way (i.e. overhanging the City sidewalk) shall be subject to an 
encroachment agreement, to the satisfaction of the City. The affected weather protection shall not include 
signage and will take the form of demountable, glass and metal canopies supported by the building (i.e. no 
columns) and designed to minimize potential conflicts with City street trees, infrastructure, and related 
operations, to the satisfaction of the Director of Development, Director of Engineering, Senior Manager, Parks, 
and Manager, Transportation. (Fees shall apply.) 

Initial: ---
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2. Legal Agreements: Satisfy all legal agreements registered on title prior to rezoning adoption (RZ 12-603040) 
and/or Development Permit (DP 16-745853) issuance with respect to Lot A (Seaside South), including, but 
not limited to: 

2.1. Capstan Station Reserve: Submission of the voluntary developer contribution needed to satisfy Zoning 
Bylaw requirements, based on the actual number of dwelling units in the phase and the City-approved 
Capstan Station Reserve Voluntary Contribution rate in effect at the date of Building Permit* approval; 
and 

2.2. District Energy Utility (DEU): Submission of an energy modelling report for Lot A (Seaside South) and 
design the subject site with the capability to connect to and be serviced by a DEU, to the satisfaction of 
the Director of Engineering. 

3. Constmction Traffic Management Plan: Submission of a Construction Parking and Traffic Management Plan 
to the Transportation Department. Management Plan shall include location for parking for services, deliveries, 
workers, loading, application for any lane closures, and proper constmction traffic controls as per Traffic 
Control Manual for works on Roadways (by Ministry of Transportation) and MMCD Traffic Regulation 
Section 01570. 

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

5. Constmction Hoarding: Obtain a Building Permit* (BP) for any constmction hoarding. If construction 
hoarding is required to temporarily occupy a public street, the air space above a public street, or any part 
thereof, additional City approvals and associated fees may be required as part ofthe Building Permit*. For 
additional information, contact the Building Approvals Department at 604-276-4285. 

NOTE: 

• Items marked with an asterisk(*) require a separate application. 
• Where the Director of Development deems appropriate, the preceding agreements are to be drawn not only as 

personal covenants of the property owner but also as covenants pursuant to Section 219 of the Land Title Act. 
All agreements to be registered in the Land Title Office shall have priority over all such liens, charges and 
encumbrances as is considered advisable by the Director of Development. All agreements to be registered in the Land 
Title Office shall, unless the Director of Development determines otherwise, be fully registered in the Land Title Office 
prior to enactment of the appropriate bylaw. 
The preceding agreements shall provide security to the City including indemnities, warranties, equitable/rent charges, 
letters of credit and withholding permits, as deemed necessary or advisable by the Director of Development. All 
agreements shall be in a form and content satisfactory to the Director of Development. 

• Additional/ega/ agreements, as determined via the subject development's Servicing Agreement(s) and/or Development 
Permit(s), and/or Building Permit(s) to the satisfaction of the Director of Engineering may be required including, but not 
limited to, site investigation, testing, monitoring, site preparation, de"watering, drilling, underpinning, anchoring, shoring, 
piling, pre-loading, ground densification or other activities that may result in settlement, displacement, subsidence, 
damage or nuisance to City and private utility infrastructure. 

• Applicants for all City Permits are required to comply at all times with the conditions of the Provincial Wildlife Act and 
Federal Migratory Birds Convention Act, which contain prohibitions on the .removal or disturbance of both birds and 
their nests. Issuance of Municipal permits does not give an individual authority to contravene these legislations. The 
City of Richmond recommends that where significant trees or vegetation exists on site, the services of a Qualified 
Environmental Professional (QEP) be secured to perform a survey and ensure that development activities are in 
compliance with all relevant legislation. 

SIGNED COPY ON FILE (REDMS #5337281) 

Signed Date 
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City of 
Richmond Development Permit 

To the Holder: 

Property Address: 

Address: 

No. DP 16-7 45853 

YuanHeng Seaside Developments Ltd. 

3031, 3211, 3231, 3291, 3311, 3331 and 3351 No. 3 Road and 
8151 Capstan Way 

#2F - 1236 West Broadway, Vancouver, BC V6H 1 G6 

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 #14 attached hereto. 

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

5. As a condition of the issuance ofthis Permit, the City is holding the security in the amount of 
$2,913,021.93 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. 

5253954 



To the Holder: 

Property Address: 

Address: 

Development Permit 
No. DP 16-745853 

YuanHeng Seaside Developments Ltd. 

3031, 3211, 3231, 3291, 3311, 3331 and 3351 No. 3 Road and 
8151 Capstan Way 

#2F- 1236 West Broadway, Vancouver, BC V6H 1 G6 

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 



5253954 

~.t'\.2 

City of 
Richmond 

~ DP 16-7 45853 
SCHEDULE "A" 

c 

HAZELBRIDGE WAY 

Original Date: 10/06/16 

Revision Date: 12/16/16 

Note: Dimensions are in METRES 
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