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Agenda

Development Permit Panel
Electronic Meeting

Council Chambers, City Hall
6911 No. 3 Road

Wednesday, April 16, 2025
3:30 p.m.

MINUTES

Motion to adopt the minutes of the Development Permit Panel meeting held on March
26, 2025.

DEVELOPMENT PERMIT 18-829108
(REDMS No. 7725410)

APPLICANT: Art Homes Ltd.

PROPERTY LOCATION: 4400, 4420 and 4440 Smith Crescent

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

1. permit the construction of 34 townhouse units at 4400, 4420 and 4440 Smith
Crescent on a site zoned “High Density Townhouses (RTH1)” zone; and

2. vary the provisions of Richmond Zoning Bylaw 8500 to increase the ratio of
residential parking spaces permitted in tandem arrangement from 50 per cent to
62 per cent.
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DEVELOPMENT PERMIT 23-035047
(REDMS No. 7820496)
APPLICANT: Canadian Tire Ltd.

PROPERTY LOCATION: 3100 St. Edwards Drive

Director’'s Recommendations

That a Development Permit be issued which would permit exterior renovations to the
facade of the existing building and improved landscaping and pedestrian connections at
3100 St. Edwards Drive on a site zoned “Auto-Oriented Commercial (CA)”.

New Business

Date of Next Meeting:  April 30, 2025

ADJOURNMENT
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Applicant’s Comments

Jiang Zhu, Imperial Architecture, with the aid of a visual presentation (attached to and
forming part of these minutes as Schedule 1), provided background information on the
proposed development, highlighting the following:

the proposed development consists of nine townhouse units in four building clusters
. which include three-storey units along Francis Road and two-storey units along the
rear property line;

the proposed vehicle access is from Francis Road which is consistent with the
City’s Arterial Road Guidelines for Townhouses;

the proposed common outdoor amenity area is centrally located at the T-
. intersection of the internal driveways opposite the main entry driveway for
visibility and accessibility;

all townhouse units will be provided with two residential parking stalls arranged in
a side-by-side configuration in the garage of each unit, with six townhouse units

w each having one small car stall alongside one standard-size stall subject to the
proposed parking variance and the rest of the units each containing two standard-
size stalls;

" two visitor parking stalls are proposed for the subject site;

one convertible unit is proposed which is designed to accommodate a future
elevator; and

the project has been designed to comply with the City’s BC Energy Step Code
requirement (Step-3 and Emission Level-4).

Eason Li, Homing Landscape Architecture, with the aid of the same visual presentation,
briefed the Panel on the main landscape features of the project, noting that (i) two existing
on-site trees will be retained, (ii) 29 replacement trees will be planted on the site in lieu of
trees that have been identified for removal due to their existing poor condition, (iii) each
unit will be provided with either a front yard or rear yard with patio, shade tree and shrub
or groundcover planting, (iv) pedestrian routes along the drive aisle will be treated with a
different coloured permeable pavers to enhance pedestrian safety, (v) high perimeter
fencing is proposed along the north, east and west property lines to provide privacy to the
proposed development and adjacent developments, (vi) dense landscape buffers are
proposed for each unit, (vii) a wheelchair ramp is proposed in the social gathering space
(south part) of the outdoor amenity area to enhance the accessibility within this space,
(viii) the proposed children’s play area in the north part of the outdoor amenity area
includes, among others, movable play elements and fixed play structures, (ix) evergreen
hedges are proposed to provide privacy to townhouse units adjacent to the outdoor
amenity area, and (x) an on-site irrigation system will be provided.
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Staff Comments

Joshua Reis, Director, Development noted that (i) the project includes one convertible unit
that is designed to be easily converted to accommodate a future resident in a wheelchair
including the potential for installation of a vertical lift in the future, (ii) the project also
provides one secondary suite, (iii) all units include aging-in-place features, (iv) the
proposed setback and parking variances were identified at the time of rezoning, (v) a
Statutory-Right-of-Way (SRW) is provided over the subject site’s internal drive aisle
which has been designed to provide future access to the adjacent properties to the east
should they redevelop in the future for townhouse development, (vi) signage is proposed
to be installed at the east end of the internal drive aisle to indicate future access to adjacent
properties to the east, (vii) there is a Servicing Agreement associated with the proposed
development for frontage works along Francis Road as well as servicing connections
which is required prior to Rezoning Bylaw adoption.

Panel Discussion

In reply to queries from the Panel, the applicant noted that (i) there is no change of grade
between the children’s play structure and the grassed area to the north of the play
structure, and (ii) the proposed species of replacement trees to be planted on-site which
consist of conifers and deciduous trees are appropriate for the subject site in terms of their
size and long-term maintenance.

Correspondence

None.

Gallery Comments

None.

Panel Discussion

The Panel expressed support for project, noting that (i) the project has been sensitively
designed, (ii) the street-facing view of the proposed townhouse development fits well with
its neighbourhood context, and (iii) the retention of some trees on the site is appreciated.
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Panel Decision

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

1.  permit the construction of nine townhouse units at 9371 and 9391 Francis Road
on a site zoned “Low Density Townhouses (RTL4)”; and

2. vary the provisions of Richmond Zoning Bylaw 8500 to:
(a) reduce the front yard setback from 6.0 m to 4.5 m; and
(b) allow six small car parking stalls.
CARRIED

DEVELOPMENT PERMIT 23-035352
(REDMS No. 7946078)

APPLICANT: Public Services and Procurement Canada
PROPERTY LOCATION: 3540 and 3800 Bayview Street

The Chair advised that Item 2 was removed from the agenda and will be added to a future
Development Permit Panel meeting.

New Business

CARRIED
Date of Next Meeting: April 16, 2025
ADJOURNMENT
It was moved and seconded
That the meeting adjourn (3:51 p.m.).
CARRIED
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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, March 26, 2025.

Wayne Craig Rustico Agawin
Chair Committee Clerk
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LANDSCAPE DRAWING INDEX

DRAWING INDEX
SHEET No. SHEET NAME
100 LANDSCAPE COVER SHEET AND DESIGN RATIONALE
Lo EXISTING TREE MANAGEMENT PLAN
Loz LANDSCAPE REPLACEMENT TREE PLAN
L30 LANDSCAPE LAYOUT AND MATERIALS PLAN
L LANDSCAPE GRADING PLAN
L12a LANDSGAPE PLANTING PLAN - SOUTHWEST AREA
Li2b LANDSCAPE PLANTING PLAN - NORTHWEST AREA
L1z LANDSCAPE PLANTING PLAN - SOUTHEAST AREA
L1zd LANDSCAPE PLANTING PLAN - NORTHEAST AREA
L13 LANDSCAPE PLANT LIST
t14 LANDSCAPE SOIL VOLUME BIAGRAM
L20 ‘CUTDOOR AMENITY AREA ENLARGEMENT PLAN
L21 POROUS SURFACE DIAGRAM
122 LANDSCAPE SECTIONS
L23 DESIGN-BUHLD IRRIGATION PLAN
L24 CONCEPTUAL LANDSCAPE LIGHTING PLAN
L25 RIGHT OF WAY AREA ENLARGEMENT PLAN
L28 TREE PROTECTION AREA PROFILE
L30 HARDSCAPE DETAILS
L34 FURNISHING DETAILS
L32 FURNISHING DETAILS
L33 SOFTSCAPE DETAILS

GENERAL NOTES

ALL LANDSCAPE ARCHITECTURAL DRAWINGS IN THIS PACKAGE SHALL BE READ (N
CONJUNCTION WiTH ALL OTHER LANDSCAPE ARCHITECTURAL DRAWINGS, DETAILS,
SPECIFICATIONS, AND OTHER CORRESPONDANCE THAT MAY BE ISSUED DURING THE COURSE
OF THE CONTRACT.

IF A DISCREPANCY OCCURS BETWEEN THE DRAWINGS AND THE SPECIFICATIONS OR ANY OTHER
DOCUMENT ASSOCIATED WITH THE PROJEGT. THE CONFLIGT SHALL BE REPORTED IN WRITING
TO THE LANDSCAPE ARCHITECT TO GBTAIN CLARIFICATION AND APPROVAL BEFORE
PROCEEDING WITH WORKS.

THE CONTRACTOR SHALL VISIT THE SITE TO VERIFY THE TRUE EXISTING CONDITIONS. ANY
UNCLEAR ISSUES SHALL BE GLARIFIED WITH THE LANDSCAPE ARCHITECT. NO GLAIM SHALL BE
ALLOWED FOR EXTRAS WHICH MAY ARISE THROUGR NEGLECT OF THIS ADVICE.

ALL EXISTING INFORMATION IS BASED ON AVAILABLE RECORDS AND SHALL NOT 8E GONSTRUED
TO BE COMPLETE OR ACCURATE.

LAYOUT OF HARDSCAPE, SITE FURNITURE, SOIL, PLANTING, AND ALL OTHER MATERIALS IS TO
BE STAKED QUT AND APPROVED BY THE LANDSCAPE ARCHITECT PRIOR TO INSTALLATION.

ALL PLANTING SHALL BE (N ACCORDANCE WiTH CSLA LANDSCAPE STANDARD, LATEST EDITION

THE CONTRACTCR IS RESPONSIBLE FOR DETERMINING THE EXISTENCE, LOCATION, AND
ELEVATION OF ALL UTILITIES AND CONCEALED STRUCTURES, AND (S RESPONSIBLE FOR
NOTIFYING THE APPROPRIATE COMPANY, BEPARTMENT OR PERSON(S) OF ITS INTENTION TO
CARRY OUT TS OPERATIONS,

HOMING LANDSCAPE ARCHITECTURE INC. DOES NOY GUARANTEE THE EXISTENCE, LOCATION,
AND ELEVATION OF UTILITIES OR CONCEALED STRUCTURES AT THE PROJECT SITE,

FINAL SELECTION AND APPROVAL OF ALL STREET TREES TO BE DONE BY THE CITY OF
RICHMOND.

LANDSCAPE DESIGN RATIONALE

The site is facing Francis Road on the south side, so the Jandscape design Intends to batance the public interest with the
privacy along the south sida. The front yards facing Francis Road are one or two sleps higher than the sidewalk, and the
grade differenice helps to separate the public sidewalk wilh the privale yards, Four feet high lence is proposed in the front
yards of mos| streel-tacing unils ta ensure privacy and safely, and fandscape buffer comprised of trees and shrubs there nol
only improves the privacy for Ihe residenls, but alsa creates a green and beaulitul street fronlage landscape for the public

The sile s surrounded by residential bulldings on the nofih, west and east sides, so protecling the privacy for both lhe
residents and the nelghibours is the design goal. The exisling trees in heallhy conditions along the north property line il be
tetained lo creata a dense fandscape bulfer which addresses any potentiat privacy and overtaok concems. New evergreen
and deciduous irees, yew hedge and solid 6' high privacy lences are alsa proposed along the property lines to improve
privacy and prevent overiook.

The landscape design provides outdoar pallos I individital yards for flexible outdaor aclivities. Each unit has a farge outdoor
patio surrounded by lawn, shrubs, and a mixed of deciduous and avergreen trees, which brings nalure close (o each resident.
The heat pump condensars In privale yards 816 also screensd by 4 feet high wood screen with gale fo minimize Iheir visual
impact on the nalural yard (andscape.

A ouldoos amenity space Is focated at the T-inlersection of he Internal driveways, which Is easlly accessibla for all residents
and highly visitle from the main driveway ealry. Three removabla bollards are designed at he enlry of the ouldoor amenily
srea ta slop vehicles and ensure pedestrian's safety. There 15 also an ouldoor gathering and social space that has mallbaes,
bike racks and picnic table and benches. A playground including chalkboard, sandbox, smal piay siructure, playhouse, game
favn and benches for parents (o si, is proposed in he north part of culdoor amenity space (hat is a relafively sunny spat. The
slide and game lawn wil promole active play activilies. Sandhox, piayhouse, and chalkboard creales & dramatio play zone
where children se inelr creativity and imagination to play end feam. Large man-made play structires are not considered in
the nalure-insired playground for two reasons: first the play srea Is aol wide enough in lhe west-east direction to
accommodate a piay structure vith largs fall protection zone; second the playground in the Healher Dolphin Neighbourhood
Park north of the site already offars large play structure and swings, and the Park is only 6-minute walk from the site without
crossing any sireets. Therefore, the playground design on our sita intends 10 create a flexible play area to ancourag children
to design thelr own play.
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Revisions

NO. Date Note
B 2023-03-16 ISSUED FOR REZONING & DP|
C 2023-08-29 ISSUED FOR REZONING & DP|
D |2023-08-12 | ISSUED FOR REZONING & DF|
& |2023.0018 | ISSUED FOROP
F 2024-06-24 ISSUED FOR DP
G 2024-10-08 ISSUED FOR DP
H 20241031 | ISSUED FORADP REVIEW
| {2024-11-04 | ISSUED FORADP
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K 2025-03-03 ISSUED FOR DP
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ONSITE PLANT LIST
- ]
B TanNeme T

CommonName =~~~ | = Quantity | Scheduled’Size |Notes |

AG Acer griseum Paperbark Maple 4 8cm cal.
AP Acer palmatum Japanese Maple 2 8cm cal,
FSD Fagus sylvatica ‘Dawyck Gold' Dawyck Gold Beech 3 8cm cal.
PIO Pinus contorta var, contorta Shore Pine 7 4m high,
SJ Styrax japonicus Japanese Snowbell Tree 11 8cm cal,
SHRUBS
Bx Buxus microphylila Littleleaf Boxwood 14 #2 pot
ecl Erica carpea Spring Heath 21 #1 pot
Gs Gaultheria shallon Salal 39 #2 pot
Hym Hydrangea macrophyifa Bigleaf Hydrangea 11 #3 pot
Nad Nandina domestica Heavenly Bamboo 26 #2 pot
Al Perfecto Mundo® Double Pink Reblooming Azalea 69 #2 pot
Rh4 Rhododendron 'PJM’ PJM Rhododendron 7 #3 pot
Shh Sarcococca hookeriana var, humilis Sweet Box 97 #2 pot
Spg Spiraea x bumalda ‘Goldflame’ Goldflame Spirea 9 #2 pot
Tmh Taxus x media "Hicksii' Hick's Yew 50 5' High
Th Thuja occidentalis "'Smaragd’ Emerald Cedar 72 5! High
PERENNIALS & GROUNDCOVERS
Isa Lavandula angustifolia Enalish Spike Lavender 45 #1 pot
pol Polystichum munitum Western sword fern 80 #1 pot
_
cmi Carex morrowit ‘ice Dance! Ice Dance Japanese Sedge 49 #1 pot
ha Hakonechloa macra ~Aureala” Golden Japanese Forest Grass 135 #1 pot
VINES
cft Clematis liqusticifolia Western White Clematis 2 #1 pot

PLANTING NOTES:

1) In case of discrepancy between plant numbers on this list and on the plan, the laiter shall
prevail.

2} All planting shafl be in accordance with CSLA Landscape Standard, lalest edition.

3) The Landscape Contractor shall ensure that the on-site planting medium/soll meets the
specification & racommendations of the soil analysis taken at the time of Substantiat
c Al ]

of the soil analysis shall be executed prior to Fina!
of the warks by the Consultant and the municipal authorities.

Styrax japonicus

Japanese Snowbell Tree 6

8cm cal,

4) Minimum planting medium depths:

lawn - 6'/150mm

groundcover - 18"/450 mm

shrubs - 187450 mm

trees - 24"/600 mm {around & beneath roolbat])

S)A(( p(an( ma(enal {0 be supplied on ihe job site must ba oblained from a nursery
BCLNAF £
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& City of
® Richmond  Report to Development Permit Panel

To: Development Permit Panel Date: March 26, 2025

From: Joshua Reis Filez: DP 18-829108
Director, Development

Re: Application by Art Homes Ltd. for a Development Permit at 4400, 4420 and

4440 Smith Crescent

Staff Recommendations
That a Development Permit be issued which would:

1. Permit the construction of 34 townhouse units at 4400, 4420 and 4440 Smith Crescent on a
site zoned “High Density Townhouses (RTH1)” zone; and

2. Vary the provisions of Richmond Zoning Bylaw 8500 to increase the ratio of residential
parking spaces permitted in tandem arrangement from 50 per cent to 62 per cent.

e

Joshua Reis, MCIP, RPP, AICP
Director, Development
(604-247-4625)

JR:el
Att. 4
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Staff Report
Origin
Art Homes Ltd., on behalf of South Rich Homes JV Ltd. (Incorporation Number BC1307443,
with Director Buta S. Dosanjh) has applied to the City of Richmond for permission to develop 34
townhouse units at 4400, 4420 and 4440 Smith Crescent. The site is being rezoned from the
“Small-Scale Multi-Unit Housing (RSM/XL)” zone to the “High Density Townhouses (RTH1)”

zone (Attachment 1) for this project under Bylaw 9877 (RZ 18-802860), which received third
reading following the Public Hearing on April 19, 2022. The site is currently vacant.

A Servicing Agreement is required as a condition of rezoning adoption and includes, but is not
limited to, the following improvements:

e Filling of the Smith Crescent drainage ditch and replacement with a piped drainage system.

e A new 6.0 m wide Strollway along the south property line, consisting of a 3.0 m wide
pathway, lighting and landscaping.

e Improvements to the pathway behind (to the east of) the subject site, consisting of a 3.0 m
wide pathway, lighting and landscaping.

e Frontage improvements on both sides of Smith Crescent, generally consisting of new
sidewalks, landscaped boulevards, street parking and a two-way bike path.

Development Information

Please refer to the attached Development Application Data Sheet (Attachment 2) for a

comparison of the proposed development data with the relevant Bylaw requirements.

Background

Development surrounding the subject site is as follows:

To the north:  Single detached dwellings on properties zoned “Small-Scale Multi-Unit Housing
(RSM/XL)”; designated for “Neighbourhood Residential (Townhouse 0.75 FAR)”
under the Hamilton Area Plan.

To the east:  The Highway 91A road allowance, which includes a pedestrian overpass
connecting the pathway behind the subject site to Hamilton Highway Park and
Thompson Road.

To the south: Single detached dwellings on properties zoned “Small-Scale Multi-Unit Housing
(RSM/XL)”; designated for “Neighbourhood Residential (Stacked Townhouse 1.0
FAR)” under the Hamilton Area Plan.

To the west:  Across Smith Crescent, Hamilton VLA Park, which includes a playground, sport
courts and open field.
Rezoning and Public Hearing Results

The Public Hearing for the rezoning of this site was held on April 19, 2022. At the Public
Hearing, the following concerns were expressed; the responses to the concerns are provided in
bold italics.
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1. Ground water drainage during construction causing flooding to neighbouring properties.
Core Concept Consulting advised that they have coordinated with the developer/
contractor regarding mitigation measures on groundwater drainage into the
neighboring lots. The site is currently pre-loaded, the contractor has installed lock
blocks along the property lines, complete with poly wrap and a 4” perforated pipe at the
base of the wall, as per the pre-load plan prepared by the geotechnical consultant. This
approach appears to be adequate and will be maintained in place until the proposed
retaining walls are installed. In addition, the site services, which include perimeter
drainage along the south and north property lines, will be installed alongside the
retaining wall works, which will further reduce any likelihood of water leaving the site.

2. Proposed development is an inappropriate use of land stock and does not create more
opportunities for rental and affordable housing.
The proposed development is in compliance with the Official Community Plan (OCP)
and Hamilton Area Plan in terms of density and housing typology. It is also in
compliance with the applicable Affordable Housing Strategy at the time of rezoning
application 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 (DP) application. In addition, it complies with the intent of the applicable
sections of the OCP and is generally in compliance with the “High Density Townhouses
(RTH1)” except for the zoning variances noted below.

Zoning Compliance/Variances (staff comments in bold italics)

The applicant requests to vary the provisions of Richmond Zoning Bylaw 8500 to increase the
ratio of residential parking spaces in tandem arrangement from 50 per cent to 62 per cent:

The proposed variance was identified at the time of rezoning. Staff supports the proposed
variance as the site plan has been impacted by the retention of trees and provision of a
Strollway onsite. Tandem spacing also provides the following advantages on this site and
locational context:

o Supporting a townhouse typology that meets the minimum required Flood Construction
Level (FCL) (3.5 m) applicable in Hamilton by providing for all of the habitable residential
spaces to be on the second and third levels of the three-storey buildings, which is
consistent with the development of other townhouses in Hamilton.

o Allows for a more compact form of development that results in more landscaping and
reduced pavement/hard surfacing. Proposed lot coverage is 36.2 per cent, which is lower
than other low-density townhouses in the city that typically allow for 40 per cent lot
coverage.

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

The Advisory Design Panel (ADP) has reviewed the project and supports it. A copy of the
relevant excerpt from the ADP Minutes from Thursday, June 20, 2024, is attached for reference
(Attachment 3). The design response from the applicant has been included immediately
following the specific Design Panel comments and is identified in ‘bold italics’.

Analysis
Conditions of Adjacency

e A 6.0 m wide Strollway is proposed along the south property line of the site to provide
pedestrian access between Smith Crescent and the trail within the Highway 91A road
allowance to the east of the site, which connects to a pedestrian overpass to Hamilton
Highway Park and Thompson Road. A short retaining wall (with height ranges from
approximately 0.35 m to 1.09 m) will be installed along the south property line to facilitate
the Strollway construction.

e A temporary privacy fence (approximately 1.09 m tall) will be installed on top of the
retaining wall along the south property line. The overall fence height (fence + retaining wall)
will comply with the fence height limitations of 2.0 m, as per the zoning bylaw. This privacy
fence is to be removed by the future strata when the adjacent site on the south side of the
Strollway is redeveloped.

e Townhouse clusters fronting onto the Strollway will be set back 4.3 m from the Strollway or
10.3 m from the south property line to avoid potential privacy concerns.

¢ Along the north property line, the location and orientation of windows and balconies have
been carefully considered to reduce looking into close-by windows of existing adjacent
development. The building elevations facing the neighbouring property to the north have a
limited number of balconies and windows to avoid overlooking.

e The existing site grade along the north and east property lines will be maintained to provide
an appropriate transition to the adjacent properties.

e A 1.8 mtall wood fence will be installed along the north property line to protect the privacy
of the existing neighbouring single-family homes.

e Perimeter drainage will be required as part of the Building Permit (BP) to ensure stormwater
is managed and addressed through the development and will not impact the neighbouring
properties.

Urban Design and Site Planning

e The site layout includes 34 townhouse units in six clusters. The units are laid out along the
main east-west drive aisle and two short north-south drive aisles.

e The townhouse clusters are oriented in a grid pattern and multiple pedestrian pathways create
a fine-grained network of pedestrian connections.

o Units along Smith Crescent, the Strollway, and the central mews are designed to have a
strong street presence with individual front entrances and yards. Units in Building 4 will
have access from the internal drive aisle and a yard space backing onto Highway 91A.

e All units will have two-vehicle parking spaces and individual garages.
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Thirteen units are proposed to have garages in a side-by-side arrangement, and 21 units (up
to 62 per cent of the required residential parking spaces) are proposed to have garages in a
tandem arrangement (see Zoning Compliance/Variance section above for details).

A total of seven visitor parking spaces, including two accessible visitor parking spaces, will
be provided along the main east-west drive aisle. The number of visitor parking spaces
proposed complies with the minimum bylaw requirement.

Both internal and external bicycle parking spaces have been incorporated into the proposal
and comply with the zoning bylaw requirements.

The provision of private outdoor spaces complies with the DP Guidelines of the OCP.

All units will have private outdoor spaces consisting of a front or a rear yard, as well as
deck/balcony spaces on the second/third floor.

Outdoor amenity space is proposed by the site entry for maximum casual surveillance
opportunity. The size and location of the outdoor amenity space are appropriate for
providing an open landscape and amenity space convenient to all units.

No indoor amenity space is proposed on site. A $88,460.00 cash-in-lieu contribution has
been secured as a condition of rezoning approval, consistent with the OCP.

One garbage, recycling and organic waste storage room is proposed and is integrated into the
design of Building 3 to minimize the visual impact.

An easily accessible mailbox kiosk will be provided at a central location of the site (i.e., by
Building 2, opposite to the main vehicle entrance and outdoor amenity space).

Architectural Form and Character

A modern Scandinavian design is proposed with framing elements emphasizing the
individual units while incorporating traditional house shapes. This architectural style is
characterized by clean lines, simplicity and functionality. The use of different depths and
elements like balconies and bay windows creates a dynamic and playful appearance.

The townhouse units are designed with front yards and front doors facing onto Smith
Crescent, the Strollways and the central mews. A pedestrian scale is generally achieved
along Smith Crescent, the two Strollways and the central mews through the inclusion of the
use of individual unit entrances, variation in building projections, recesses, varying
material/colour combinations and landscape features.

Staggered garage doors, varied garage door colours and materials, as well as 1.0 m tall
Hick’s Yew shrubs between the garage doors are proposed to mitigate the impact of blank
garage doors along the internal drive aisle.

The proposed building materials (such as shingle roof, ledgestone bases, fiber cement siding
and shingles) are generally consistent with the OCP.

The townhouse architecture is designed with a minimalistic approach, using a limited color
palette. The use of wood grain looking fiber cement siding and fiber cement shingles
complements a range of traditional building designs and creates a warm and inviting
atmosphere.
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To address the road traffic noise from Highway 91A, the project acoustical engineer
confirmed that the proposed development is designed to meet the Canada Mortgage and
Housing Corporation (CMHC) guidelines for interior noise levels and the ASHRAE 55-2004
standard for “Thermal Environmental Conditions for Human Occupancy” standard for
interior living spaces.

Tree Preservation

Tree preservation was reviewed at the Rezoning stage and was revisited at DP stage.

At rezoning, the following trees were identified for retention and will continue to be
protected as part of the DP:

o Two maple trees (Tag # 24 and 25) located in the front yard of 4420 Smith Crescent.

o One cherry and one maple tree (Tag # 33 and 34) located in the rear yard of 4420 Smith
Crescent.

o One ash tree (Tag # 54) located on the neighbouring property to the north.
o One cherry tree (Tag #53) located within the City’s boulevard along Smith Crescent.

A tree cluster of seven Western Red cedar trees located in the rear yard of 4400 Smith
Crescent (noted as Tag # 55 at rezoning) was also identified for retention. As part of the DP
application review process, a site inspection (completed on June 12, 2023) and a site survey
was (completed in January 2024), revealed in fact six trees exist within the approximate area
of tree cluster Tag # 55; new tree numbers and tree tags (# 95 to # 100) were subsequently
given to these trees. All of these six trees are in good condition and will be protected as part
of the development proposal. The site layout has been revised to facilitate the retention of
these trees.

Based on the size of the protected trees, a Tree Survival Security in the amount of
$100,000.00 is required for the protection of ten trees on site and one city tree. A Tree
Survival Security in the amount of $75,000.00 has been secured at rezoning, an additional
Tree Survival Security in the amount of $25,000.00 will be required prior to the issuance of
DP.

A City tree (Tag # 39) located along the site’s Smith Crescent frontage was identified for
future assessment at rezoning. Upon re-inspection done on June 12, 2023, the project
arborist advised that this tree is not suitable for retention or relocation due to its poor
condition. Parks Operations staff reviewed the arborist recommendation, authorized the
proposed tree removal, and specified a $1,500.00 cash contribution as compensation to the
tree removal. The cash contribution must be submitted prior to DP issuance.

Parks has also approved the removal of two other City trees (Tag # 51 & 56) at rezoning; and
a total of $3,000.00 cash compensation has been secured at rezoning.

46 trees were identified for removal at rezoning, based on the 2:1 tree replacement ratio goal
stated in the OCP; 92 replacement trees are required. The applicant is proposing to plant 52
replacement trees on the townhouse site, including 10 coniferous and 42 deciduous trees.

The applicant has agreed to provide a voluntary contribution of $30,000.00 ($750.00/tree) to
the City’s Tree Compensation Fund in lieu of planting the remaining 40 replacement trees. A
voluntary contribution has been secured at the rezoning stage.
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Landscape Design and Open Space Design

The street edge along Smith Crescent and the Strollway will be defined with landscaping
including lawn, flower beds, native shrubs and a mix of deciduous and evergreen trees. A
low transparent aluminum fence with gates will be installed along the road frontage to
accommodate visually interesting plant species.

Each street/walkway-fronting unit will have a private front yard with an outdoor patio to
animate the streetscape. The front yards will be separated with low aluminum fences, with
landscaping to provide privacy for individual units. All units will have a private yard with a
patio, shade tree and shrub/groundcover planting.

Three pedestrian pathways are proposed between the internal drive aisle and the Strollway to
enhance connectivity for residents.

An on-site irrigation system is proposed to ensure continued maintenance of live
landscaping.

A multi-functional play structure is proposed within the outdoor amenity area. The play
equipment is chosen to fit well into the provided space and to allow multiple children to play
at the same time. The equipment provides different play opportunities for the development
of social, imagination, balance and motor skills. A bench is also proposed in the children’s
play area for caregivers.

The vehicle entrance, surface parking spaces, and designated walkways on-site will be
treated with permeable pavers for better water infiltration and variety in paving surfaces.

In order to ensure that the proposed landscaping works are completed, the applicant is
required to provide a landscape security of $352,732.64 in association with the DP.

Crime Prevention Through Environmental Design

The development has been designed with street-oriented townhouses that provide
surveillance of Smith Crescent, the Strollway along the south property line and the walkway
within the road allowance of Highway 91A to the east.

All entrances are visible and overlooked by pedestrians or by neighbour’s windows.
Plantings near residential entries are low to maximize views.

Low fencing is designed to encourage interaction between neighbours and foster a sense of
community.

Building mounted lighting will be installed along the drive aisles, along the north-south
utility path along the east property line and at unit entries to provide adequate outdoor
security illumination; all building mounted lighting will be downward focused.

Overhead pedestrian lights and bollard accent lights at unit entries will be installed along the
Strollways; the lighting is designed to enhance security and visibility along the Strollways as
well as to avoid “light-spill” onto adjoining properties.

Sustainability

Consistent with Provincial Energy Step Code and Zero Carbon Step Code requirements, this
project is expected to be designed to achieve Step 3 with maximum Emission Level 4.
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e High efficient air source heat pump system will be provided. Condenser units will typically
be located on the balconies facing the internal drive aisle, except for the condenser units for
the units fronting onto the internal private walkway, which will be located on the ground-
level front yards along the internal private walkway.

e A stormwater management system is proposed in response to the objectives of the Hamilton
Area Plan. The proposed stormwater management system is designed to limit the runoff
generated by the proposed development to the five-year pre-development condition. Runoff
generated by the site will be directed to the flow control structure which will limit the flow
leaving the site into the city storm sewer to the pre-development release rate through the use
of an orifice. Overflow will be directed to the detention tank and will be slowly released into
the city storm system at a controlled rate.

e The proposed detention tank will be located at the southwest corner of the property within
the outdoor amenity space adjacent to the children’s play area. Inspection ports for the
stormwater tank will be placed outside of the play area.

Accessible Housing

e The proposed development includes three convertible units (units #11, 17, and 34) that are
designed with the potential to be easily renovated to accommodate a future resident in a
wheelchair. The potential conversion of these units will require the installation of a chair lift
(where the staircase has been dimensioned to accommodate this in these units) in the future if
desired.

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

Conclusions

As the proposed development would meet applicable policies and Development Permit
Guidelines, staff recommend that the Development Permit be endorsed, and issuance by Council
be recommended.
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Edwin Lee
Planner 2
(604-276-4121)
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Att.  1: Location Map
2: Development Application Data Sheet
3: Advisory Design Panel Minutes
4: Development Permit Considerations
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Off-street Parking Spaces — Total: 68 (R)and 7 (V) 68 (R)and 7 (V) none
Max. 50% of proposed .
Tandem Parking Spaces: residential spaces in enclosed 42 R\tlezrtllaer:t::d
garages (68 x Max.50% = 34)
Max. 50% when 31 or more
Small Car Parking Spaces spaces are provided on-site 3 none
(75 x Max.50% = 37)
Min. 2% when 11 or more
Accessible Parking Spaces: spaces are required on-site 2 none
(75 x 2% = 2 spaces)
Bicycle Parking Spaces — Class 1 1.25 (Class 1) and 2 (Class 1) and none
/ Class 2: 0.2 (Class 2) per unit 0.35 (Class 2) per unit
Off-street Bicycle Parking Spaces 68 (Class 1) and 68 (Class 1) and none
— Total: 7 (Class 2) 12 (Class 2)
Amenity Space — Indoor: Min. 70 m? or Cash-in-lieu Cash-in-lieu none
Amenity Space — Qutdoor: 204 m? (6 m? per unit) 236 m? None
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Attachment 3

Excerpt from the Minutes from

The Design Panel Meeting

Thursday, June 20, 2024 — 4:00 p.m.
Virtual, Microsoft Teams

DP 18-829108 - TOWNHOUSE DEVELOPMENT

ARCHITECT: Wilson Chang Architect Inc.
LANDSCAPE PMG Landscape Architects
ARCHITECT:

PROPERTY LOCATION: 4400, 4420 & 4440 Smith Crescent

Applicant’s Presentation

Architect Wilson Chang, Wilson Chang Architect Inc, and Landscape Designer Denitsa
Dimitrova, PMG Landscape Architects, presented the project and answered queries from
the Panel.

Panel Discussion
Comments from Panel members were as follows:

. confirm that the future off-site walkway adjacent to the east property line will
be accessible to firefighters to access the northeast side of Unit 3; if not,
consider adding a common property fire access in the backyard of Unit 3
similar to the one proposed for Unit 6 and Unit 7,

Based on the Code Report the current proposed fire access route from the
internal driveway is sufficient. (Ref to Arch Drawing Sheet A112).

. appreciate the proposed provision of on-site rainwater detention tank; however,
consider its long-term maintenance; consider providing useful information to
the strata management to enable them to properly maintain the tank; also
consider installing interpretive signage/documentation on the operation and
sustainability value of the facility in order to enhance residents’ awareness of
the development’s contribution to sustainability;

Noted; the owner will coordinate with the strata management; an interpretive
signage is designed by the landscape architect; location of the signage is
shown on 3.a.2 sheet.
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consider relocating the proposed water detention tank as it may impact the
adjacent significant tree during its installation and may also conflict with the
footing of the proposed play equipment; the tank could be relocated on a hard
surface on the site, e.g. along the internal drive aisle to avoid potential
conflicts/disruptions and would be easy to access and maintain;

There does not appear to be adequate space for the detention tank within the
internal drive aisle. The detention tank and outdoor amenity area are
proposed outside of the tree protection area for Tree #24 & #25. Detention
tank is placed outside of proposed play equipment’s footing. There are no
proposed manholes within the detention tank and any surface features such
as inspection ports have been noted to be placed outside of the play area.
Please see 3.a.2 sheet for your reference.

consider evenly spacing out the lighting on the site to improve lighting coverage
in the subject site; consider adding more bollard lighting in the outdoor amenity
area,

Landscaped drawing is revised accordingly. More bollard lights have been
added along the walkway parallel to the driveway entry to the site.

the distribution of benches in the common outdoor amenity area appears
random; consider redesigning the proposed outdoor amenity area and consider
installing more benches to create a better shared amenity space; appreciate the
driveway comer opening up due to the location of the existing tree to be
retained and integrated with the outdoor amenity area;

Proposed benches are not randomly placed. There is one bench proposed in
the outdoor amenity area for neighbours to socialise, one bench proposed for
caregivers who will look after the kids playing at the playground, Outdoor
Amenity area has been redesigned to provide additional seating options
adding custom logs type benches to create a better shared amenity space.
Please see 3.a.2 sheet for your reference.

concerned about the proposed Bigleaf Maple tree at the southeast corner as it
can grow significantly large and negatively impact the adjacent townhouse unit;
consider replacing it with a mid-size species that is more appropriate for a
townhouse development and able to provide character;

Southeast corner Bigleaf Maple tree is replaced by ""Prunus Virginiana"
(Choke Cherry tree) shown on landscape Sheet 3.a.2.

the landscape section plan shows some inconsistency; the allan block railing is
indicated as galvanized aluminum railing in one section and wood railing in
another;

Landscape section has been updated.

appreciate the clear and easy to read presentation package provided by the
applicant;

Noted.
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understand that the project needs to achieve its desired density; however, the
proposed design and arrangement of building blocks and units appears
repetitive;

While we appreciate the feedback, the current design carefully balances
individuality and cohesion across the townhouse buildings.

Each building block features subtle variations in color patterns, facade
treatments, and rhythmic arrangements of unit types, which are reflected in
the appearance of the unit elevations, along with differing balcony
configurations and bay window placements—creating a unique yet
harmonious streetscape.

Additionally, the end units are distinguished by distinct architectural
elements, such as varied balcony designs, differing corner expressions
through wall textures, and unique window compositions.

One end unit emphasizes openness with dark window frames and wood
texture panels, while another presents a more opaque, enclosed appearance.

This approach ensures each building retains its own character while
contributing to a unified architectural identity.

consider further treatment to the west elevation of Building 6 to provide a more
visually interesting backdrop to the adjacent common outdoor amenity area;

Building 6 west elevation design was improved; more fronting architectural
elements were incorporated (Sheet A103 and A261).

appreciate the simple design of the townhouse buildings; however, there is too
much repetition in the design of the units; consider providing identity to each
building block by varying the colours of the panels;

Each building block already has a different colour combination to establish
its identity. Beyond color, each block is also uniquely defined by subtle
variations in facade treatments, rhythmic unit arrangements, and design
elements such as balcony configurations and bay window placements. These
thoughtful differences between building blocks create a visually diverse yet
cohesive streetscape.

support the location of the common outdoor amenity area as it provides a nice
anchor for the project and enhances wayfinding for the neighbourhood;

Noted.
agree with Panel comment regarding inadequate lighting on the site;

Landscape drawings are revised to provide more lighting. Wall mount light
fixtures are indicated on building elevations. Building mounted lightings are
added to the building elevations drawing (ref to sheet A211, A221, A231,
A241, A251, and A261) Overhead pedestrian lights and bollard accent light
are shown on architectural site plan A110 and landscape drawing 3.a.2.
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consider installing signage and more lighting to improve wayfinding in the
neighbourhood;

Detail for Way-finding Signs have been provided on 3.b sheet /detail 12A.
Location is shown on 3.a.2 sheet.

review the proposed planting material, especially on the north side where there
are shaded areas; a lot of proposed grasses and trees require full sun;

Planting material has been updated to provide more shade tolerant species.
Please see updated plant list on 3.a.2 and 3.e sheets for your reference.

there is no adequate space for planting between garage doors; buildings will
have to be smaller to provide adequate space for planting adjacent to buildings;

The buildings cannot be made smaller. Vines with 2.00m height cable trellis
structure have been proposed in landscape areas between Unit’s garages.
Please see 3.a2., 3.e and 3.g sheets for your reference.

review the proposed feature paving and consider a path to a feature shade
garden or to a feature seating area that provides contemplative use of space;

A third color for permeable pavers on the internal driveway has been
proposed to identify the pedestrian path; refer to the legend on Sheet 3A.2.

appreciate the fencing between units and variation in heights of fences which
provide a neighbourly feel,

Noted.

appreciate the landscape treatment on the south side which makes for a nicer
and softer feeling to the units;

Noted.

agree with the Panel comment that the Bigleaf Maple tree proposed to be
planted on the southeast corner of the site is not appropriate for the site in terms
of its size;

Southeast corner Bigleaf Maple tree is replaced by "Prunus Virginiana"
(Choke Cherry tree) shown on landscape Sheet 3.a.2.

appreciate the provision of a stormwater detention tank on the site which is over
and above the City requirements; however, support the Panel comment to
consider relocating it to avoid negatively impacting the retained significant tree;

The current site is very tight, and there is no better location for the proposed
stormwater detention tank than its current position. This location offers the
necessary open space and is easy to maintain. While we appreciate the
feedback, relocating the tank would present challenges due to site constraints,
lack of available open space, and the need to protect the significant tree on
the northwest corner, which has already been considered in the current
design.
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appreciate the overall design of the project for its modern design, simplicity,
repetition and strong colours as opposed to the traditional style that is common
in townhouse developments the City;

Noted.

consider increasing the seating in the common outdoor amenity area to activate
the area and make it a transition zone between the public and private areas;

Six additional “log type” seating are proposed at the edge of the Play area.
Please see 3a2 sheet and detail of this type seating on 3f sheet for your
reference.

agree with the Panel comment to introduce further treatment to the west facade
of the unit facing the outdoor amenity area; also consider installing either
additional windows, an overlooking deck, or a patio on the ground floor on the
west side of this unit to provide a better view on the outdoor amenity area and
improve the west facade to enhance the experience of users of the outdoor
amenity area;

Building 6 west elevation design was improved; more fronting architectural
elements were incorporated (Sheet A103 and A261)

support the location of the common outdoor amenity area on the southwest
corner of the site as it is driven by the location of the significant tree to be
retained;

Noted.
the decorative paving elements work well; and
Noted.

agree with the Panel comment that additional landscaping between garages will
not work due to inadequate space.

Noted.

The following written comments submitted by Panel member Alan Tse were read into the
record by Virendra Kallianpur, Staff Liaison for the Panel:

overall, the architectural form and character appear generally reasonable and
well considered;

Noted.

The east-west drive to the north of Buildings 5 and 6 functions as one of the key
shared spaces within the development; however, due to a lack of planting, trees
and a patchwork approach to the paving, it is not a particularly appealing open
space; consideration could be paid to reduce the setback to the south facing the
SRW to allow for additional planting areas within the lane, which could be in
the form of raised planters;

Buildings 5 and 6 are already positioned at the minimum setback, leaving no
opportunity for further adjustments.
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the shared walkway from which Buildings 2 and 3 have their front doors, which
could be better integrated into the development by looking to align it with the
walkway between Buildings 5 and 6 and providing a clearer line of sight
through to the strollway; one unit from Building 6 could be shifted to Building
S to allow for this; there may be accommodation within the guidelines to permit
more than 6 units in a row; the width of the walkway between Buildings 5 and
6 is also quite narrow and if the space between buildings can be widened, it
would be beneficial;

The alignment of the walkway between Buildings 5 & 6 has been revised to
align with the walkway between Buildings 2 & 3. Walkway width cannot be
increased due to site constraints. Buildings 5 and 6 are limited by the tree
protection zones of Trees #24 and #25 on the west side and by setback and
landscape buffering requirements on the east side. Additionally, each
townhouse unit’s minimum width is determined by the parking stall width
requirements, leaving no flexibility to widen the walkway.

suggestion to flip the locations of the mailboxes and the PMT to bring the
mailboxes into a more central location, and with the PMT less visible from
Smith Crescent;

Site plan revised (Sheet A110).

the garage of the south unit at Building 2 is quite visible from Smith Crescent;
can Building 2 be flipped such that the convertible unit with the double garage
1s on the north side? this would provide for a narrower garage door directly
facing Smith Crescent and helping to mitigate visual impact;

Flipping Unit 11 (convertible unit) and Unit 6 on the north side will not work
due to the visitor parking location on the south side of Building 2. The L-
shape geometry of Unit 11 is necessary to accommodate the visitor parking
space.

Solution for design improvement:

o the exterior finish of the double garage door is changed to wood
aluminum for a more cohesive appearance

e the West facade white Hardie panel wall of unit 11 is changed to wood
siding in varying shades, aligning with the project’s color scheme

This approach ensures the garage door blends seamlessly with the West
Jacade of Unit 11, making it less prominent and turning the wall into a design
feature.

the stormwater tank is located under the play area; ensure that manholes are not
within the fall zone surfacing;

Confirmed the manhole location is outside of the fall zone. (ref to sheet 3.a.2)
All Manholes are located within the proposed internal drive isles. The
proposed tank inspection port, vent pipe, and camera inspection/flush port to
be located in adjacent walkways.
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confirm if a four-foot fence is shown at Highway 91A property line; it would
appear that a higher privacy fence may be more appropriate adjacent to the
highway;

4’ht fencing along East PL -Highway 91A4, has been replaced with 6’ht wood
fencing.

consider glazing elements within throughout to improve articulation of the
garage door facades; and

Garage doors are revised to have glazing elements/ vision window. (Ref to
sheet A311-4361)

the garbage/electrical room exterior stairs not only create a potential CPTED
issue underneath but also pass very close to the adjacent unit’s bedroom
window, which could cause privacy and potentially code issues.

Stair was revised and relocated in the building. No more CPTED or privacy
issues. (Ref to sheet A331 & A631)

Panel Decision

It was moved and seconded
That DP 18-829108 be supported to move forward to the Development Permit Panel
subject to the applicant giving consideration to the comments of the Advisory Design

CARRIED



ATTACHMENT 4

City of Development Permit Considerations

1 Development Applications Department
RIChmond 6911 No. 3 Road, Richmond, BC V&Y 2C1

Address: 4400, 4420 and 4440 Smith Crescent File No.: DP 18-829108

Prior to approval of the Development Permit, the developer is required to complete the following:
1. (Zoning Amendment) Final adoption of the Zoning Amendment Bylaw 9877.

2. (Tree Protection) Installation of appropriate tree protection fencing around all trees to be retained as part of the
development prior to any construction activities, including building demolition, occurring on-site.

3. (Tree Survival Security) Submission of a Tree Survival Security to the City in the amount of $25,000 for the
retention of trees on site and on the city boulevard in front of the subject site. (This item is in addition to the Tree
Survival Security secured at Rezoning.)

4, (Tree Compensation) City acceptance of the developer’s offer to voluntarily contribute $1,500.00 to Parks
Division’s Tree Compensation Fund for the removal of a Japanese Maple tree (tag #39), located along Smith Crescent
frontage of the site.

5.  (Landscaping Security) Receipt of a Letter of Credit for landscaping in the amount of $352,732.64 (based on the
costs estimate provided by a CSLA registered landscape Architect including 10% contingency). A legal agreement is
required to accompany the Landscape Security to set the terms for its use and release.

6. (Fees - Notices) Payment of all fees in full for the cost associated with the Development Permit Panel Meeting
Notices, consistent with the City’s Consolidated Fees Bylaw No 8636, as amended.

Prior to Building Permit Issuance, the developer must complete the following requirements:

1. 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 construction traffic controls as per Traffic Control Manual for works on Roadways (by Ministry of
Transportation) and MMCD Traffic Regulation Section 01570,

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

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

Note:
*  This requires a separate application.

e 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.

e Additional legal agreements, as determined via the subject development's Servicing Agreement(s) and/or Development Permit(s),
and/or Building Permit(s) to the satisfaction 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.

Initial:
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_2.

If the development will be constructed in phases and stratified, a Phased Strata Subdivision Application is required. Each phase of
a phased strata plan should be treated as a separate parcel, each phase to comply with the Richmond Zoning Bylaw 8500 in terms
of minimum lot area, building setback and parking requirements. Please arrange to have the City’s Approving Officer review the
proposed phased boundaries in the early DP stages. To allow sufficient time for staff review and preparation of legal agreements,
the application should be submitted at least 12 months prior to the expected occupancy of development,

If the development intends to create one or more air space parcels, an Air Space Parcel Subdivision Application is required. To
allow sufficient time for staff review and preparation of legal agreements, the application should be submitted at least 12 months
prior to the expected occupancy of development.

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

Signed Date






Development Permit
No. DP 18-829108

To the Holder: Art Homes Ltd.
Property Address: 4400, 4420 and 4440 Smith Crescent
Address: c/o Sukhvir Dosanjh

10728 Dennis Crescent
Richmond, B.C. V7A 351

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. ISSUED BY THE COUNCIL THE
DAY OF :
DELIVERED THIS DAY OF ,

MAYOR

7725410
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7 City of
?, Richmond Report to Development Permit Panel

To: Development Permit Panel Date: March 24, 2025

From: Joshua Reis File: DP 23-035047
Director, Development

Re: Application by Canadian Tire Ltd. for a Development Permit at
3100 St. Edwards Drive

Staff Recommendation

That a Development Permit be issued which would permit exterior renovations to the fagade of
the existing building and improved landscaping and pedestrian connections at 3100 St. Edwards
Drive on a site zoned “Auto-Oriented Commercial (CA)”.

e

Joshua Reis, MCIP, RPP, AICP
Director, Development
(604-247-4625)

JR:le
Att. 2

7820496



March 24, 2025 -2- DP 23-035047

Staff Report
Origin
Canadian Tire Ltd. has applied to the City of Richmond on behalf of St. Edwards Crossing
Holdings Ltd. (Director: David Chung), for permission to renovate the exterior fagade of the
existing building at 3100 St. Edwards Drive on a site zoned “Auto-Oriented Commercial (CA)”
(Attachment 1). The proposed exterior renovations are limited to the proposed Canadian Tire
occupancy of the building located along the southern boundary of the site. There is no change to
the existing floor area. The proposal also includes upgrades to existing on-site landscaping, the

addition of a north-to-south pedestrian pathway across the parking lot and improved pedestrian
connections to the west and east.

A servicing agreement is required prior to a building permit issuance for frontage improvements
to the southern driveway access on Beckman Place and to provide a pedestrian connection from
the site to the existing sidewalk on Beckman Place.

Development Information

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

Background
Development surrounding the subject site is as follows:

To the north: Across Bridgeport Road, existing single-family homes fronting Bridgeport Road
zoned “Small-Scale Multi-Unit Housing - (RSM/S), (RSM/M), and (RSM/L)”.

To the east:  Across Beckman Place, a neighbourhood shopping centre at 3031 Beckman Place
zoned “Neighbourhood Commercial (CN)” and townhouses zoned “Low Density
Townhouses (RTL1, RTL2, RTL3, RTL4)”.

To the south: A BC Hydro line corridor on a provincially owned parcel zoned “School &
Institutional Use (ST)”.

To the west:  Across St. Edwards Drive, an existing hotel on a site that is zoned as “Auto-
Oriented Commercial (CA)” and “School & Institutional (SI)”.

Staff Comments

The subject site is a 21,121 m? property containing a shopping centre located at the southeastern
corner of Bridgeport Road and St. Edwards Drive in the Bridgeport Road Corridor Sub-Area of
the Bridgeport Area Plan. The site is designated “Commercial” in the Official Community Plan
(OCP) and is zoned “Auto-Oriented Commercial (CA)”. The application is in compliance with
the site’s zoning and is generally consistent with the OCP and Area Plan Development Permit
guidelines applicable to the site. The limited scope of the proposed exterior alterations will
neither significantly impact the overall existing form of the shopping centre, nor result in any
change in floor area.

7820496
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Analysis

The existing development is comprised of four single-storey buildings and associated surface
parking. The original Development Permit (DP) was issued by Council on July 27, 1998 (DP 98-
141902). The applicant proposes to undertake renovations to the facade of the eastern portion of
the building located along the southern boundary of the site, as well as make some additional
upgrades to on-site landscaping and improve pedestrian connections to the north, east and west.
No changes to the other buildings on the property are proposed.

Existing Legal Encumbrances

e There are a number of encumbrances and charges registered on Title of the subject property,
including:

o A Statutory-Right-of-Way (SRW) for BC Hydro and BC Tel.

o Covenant BK137028 registered in favour of the City and the Province of British
Columbia Ministry of Transportation and Infrastructure (MOTI) on May 7, 1996,
provides that no buildings, structures or improvements shall be placed, erected or
constructed on the covenant area and that a Building Permit (BP) shall not be issued for
the covenant area for the purposes of ensuring the works do not conflict with road
infrastructure. The covenant area currently describes the whole of the subject property.
The site improvements proposed through this DP do not conflict with road infrastructure.
A modification to the 219 Covenant is required to define the extent of the covenant area,
prior to Council’s issuance of the development permit.

o Covenant BK137029 registered in favour of the City on May 7, 1996, provides that any
development on the Lands shall provide roadway access from St. Edwards Drive and
Beckman Place and not from Bridgeport Road. The proposed development complies with
this requirement.

o The subject property falls within Pembina’s permitting area for jet fuel infrastructure which
is located within the adjacent Provincially owned lands to the south of the subject site. Prior
to the issuance of a BP, the applicant must obtain a crossing permit from Pembina.

Conditions of Adjacency

e The proposed exterior renovations are consistent with the established form of commercial
retail buildings within this shopping centre and the adjacent shopping centre to the east
across Beckman Place.

o The existing building is well setback from Bridgeport Road and will have no additional
impact on the residential properties north of Bridgeport Road.

o Existing and proposed landscaping along and adjacent to Beckman Place will provide
appropriate screening between the subject site and the residential properties to the east.

e There are no additional impacts anticipated to adjacent institutional and commercial
properties located to the south, west and east of the subject site as a result of the proposed
scope of work.

7820496
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Site Planning, Access and Parking

The existing commercial centre consists of four single-storey buildings with associated
surface parking. Vehicle access to the site is provided by two driveways from St. Edwards
Drive to the west and two driveways from Beckman Place to the east.

There is a proposed widening of the southern vehicle access (truck access) on Beckman Place
to ensure adequate truck maneuvering space onsite.

Existing sidewalks are provided along the front of each building for pedestrian circulation.
Through this application, the applicant proposes to improve the on-site pedestrian circulation
through the addition of a north-to-south pedestrian pathway across the parking lot and
improved pedestrian connections to the west and east.

The existing buildings were located to allow for visibility through the site from Bridgeport
Road, with the rear building having two prominent entry structures, each with tenant
branding.

Architectural Form and Character

The existing building is a single-storey with high interior ceilings and prominent entry
features, which project above the roof line to draw attention to the location of the two tenant
entrances. The proposed fagade renovation would not change the building height.

The existing building is currently painted beige, with black awnings along the frontage to the
west and east of the store entrance.

The proposed renovation would involve updated paint with a colour scheme of grey, black
and red; and re-cladding of the central feature walls with wood finish panels.

The updates proposed to the existing architectural elements across the building’s fagade are
generally consistent with the guidelines for commercial developments along the south side of
Bridgeport Road in the Bridgeport Corridor Sub-Area Plan.

No changes to retail floor area or building massing are proposed.

Business signage shown on the plans does not form part of the DP and is subject to additional
review by staff through the sign permit application process.

Tree Retention/Replacement

The applicant has submitted a Certified Arborist’s Report for the site, which identifies six
City trees, ten on-site trees and one on-site hedge.

Ten on-site trees (tags# 2637, 2639, Notagl, 2640, 2641, 2642, 2643, 2648, 2649 and
Notag3) are proposed for retention and protection. A tree survival security in the amount of
$50,000.00 shall be provided for the protection of the ten on-site trees adjacent to the
proposed works along the eastern edge of the subject site.

Four City trees (tags# 2650, 2652, 2653 and 2654) are to be retained and protected. A tree
survival security in the amount of $25,000.00 shall be provided for the protection of the four
City trees along the site’s south-eastern frontage.

One on-site hedge is to be removed, as it is in moderate condition and in direct conflict with
a fire exit required for compliance with Building Code in the south-east corner of the
building.
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e Two City trees (tags# Notag2 and 2651) are proposed to be removed, as they are in moderate
health with both having roots constrained by the sidewalk and are in direct conflict with the
required changes to the southern driveway along Beckman Place for safe truck maneuvering.
City Tree Preservation staff have reviewed and concur that these trees should be removed
and replaced. The applicant proposes to provide $3,000.00 to the City’s Tree Compensation
Fund in lieu of four replacement trees.

e The proposed landscape plan identifies the planting of 14 new trees on-site.

e The Applicant has submitted a Tree Management Plan showing the trees to be retained, the
required tree protection areas and the measures to be taken to protect them during the
development stage (Plan #7).

Landscape and Open Space Design

e The existing landscaping on-site is in good health and is generally consistent with current
guidelines. The parking area includes perimeter landscaping; small, landscaped islands; and
overhead lighting. Accessible parking spaces are provided near each building entrance.

e The applicant proposes to upgrade the existing landscaping within the parking areas and
improve the pedestrian circulation through the installation of a north-to-south pedestrian
pathway and improved connections to the east and west.

o The applicant has provided a Landscape Plan and an associated cost estimate of $81,841.76
for the installation of the north-to-south pedestrian pathway and east to west pedestrian
connections to the street frontages on St. Edwards and Beckman Place, the inclusion of
appropriate curb cuts near the building entrance for accessibility, the planting of new low
perennial plants and shrubs and the planting of 14 trees including the costs of materials,
installation and a ten per cent contingency.

e Prior to the issuance of the DP, the applicant will be required to pay a security deposit
equivalent to the cost estimate as a DP consideration for this project.

e All landscaped areas will have an irrigation system in place.

e There is no proposed change to exterior lighting on-site. The existing building-mounted
lighting and lighting on lampposts in the parking lot is downward focused.

Accessibility

e Staff have worked with the applicant and their team to improve the subject site’s
accessibility, through removing existing obstructions (curbs and bollards) and ensuring that
the minimum pathway width on-site is 1.5 m (4.9 ft.) wide to provide improved access for
those with mobility challenges.

Crime Prevention Through Environmental Design

e The building has a single entrance for customers, which is located in the centre of the unit
frontage and is visible from both Bridgeport Road, and the primary vehicle access points on
Beckman Place to the east and St. Edwards Drive to the west.

e Pedestrian circulation through the site is via sidewalks along the front of the buildings.
Through this application, the applicant proposes to improve the pedestrian connections to the
west and east street frontages.
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Development Application Data Sheet

Development Applications Department

DP 23-035047 Attachment 2

Address: 3100 St. Edwards Drive

Applicant: Canadian Tire Real Estate Ltd.

Owner: St. Edwards Crossing Holdings Ltd.

Planning Area(s): Bridgeport

’ Existing } Proposed
Site Area: 21,121 m? No change
Land Uses: Commercial and service uses No change
OCP Designation: Commercial No change
Zoning: Auto-Oriented Commercial (CA) No change

} Bylaw Requirement { Existing I Variance
Floor Area Ratio: Max. 0.5 Max. 0.5 (existing) None permitted
Lot Coverage: Max. 50% Max 50% (existing) None
Setback — Bridgeport Min. 3.0 m 2.97 m (existing) c%);igﬂ?ogn
Setback — St. Edwards Drive Min. 3.0 m 6.5 m (existing) Sxsting
Setback — Beckman Place Min. 3.0 m 1.25 m (existing) ci)gcsj?(ir:)gn
Setback - south Min. 3.0 m 0.0 m (existing) ci)::z?"[ir:)gn
Height (m): Max. 12.0 m 10.67 (existing) None
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City of
» Richmond Development Permit

No. DP 23-035047

To the Holder: Canadian Tire Real Estate Ltd.
Property Address: 3100 St. Edwards Drive
Address: 2180 Yonge Street, Toronto ON M4S 2B9

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 #9 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
$81,841.76 to ensure that development is carried out in accordance with the terms and
conditions of this Permit.

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

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

7820496



Development Permit
No. DP 23-035047

To the Holder: Canadian Tire Real Estate Ltd.
Property Address: 3100 St. Edwards Drive
Address: 2180 Yonge Street, Toronto ON M4P 2V8

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. ISSUED BY THE COUNCIL THE
DAY OF ,
DELIVERED THIS DAY OF ,

MAYOR

7820496
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EXIT CORRIDOR

THIS DRAWING AND DESIGN IS THE PROPERTY OF McELHANNEY LTD. (McELHANNEY) AND SHALL NOT BE USED, REUSED OR REPRODUCED WITHOUT THE CONSENT OF McELHANNEY. McELHANNEY WILL NOT BE HELD RESPONSIBLE FOR THE IMPROPER OR UNAUTHORIZED USE OF THIS DRAWING AND DESIGN.

THIS DRAWING IS FOR PRELIMINARY LAYOUT ONLY, AND SUBJECT TO MUNICIPAL APPROVAL. THIS DRAWING IS NOT TO BE USED FOR LEGAL TRANSACTIONS, THE AREAS AND DIMENSIONS SHOWN ON THE DRAWINGS ARE SUBJECT TO DETAILED SURVEY AND CALCULATIONS, AND MAY VARY.

THIS DRAWING AND DESIGN HAS BEEN PREPARED FOR THE CLIENT IDENTIFIED, TO MEET THE STANDARDS AND REQUIREMENTS OF THE APPLICABLE PUBLIC AGENCIES AT THE TIME OF PREPARATION. McELHANNEY, ITS EMPLOYEES, SUBCONSULTANTS AND AGENTS WILL NOT BE LIABLE FOR ANY LOSSES OR OTHER CONSEQUENCES
RESULTING FROM THE USE OR RELIANCE UPON, OR ANY CHANGES MADE TO, THIS DRAWING, BY ANY THIRD PARTY, INCLUDING CONTRACTORS, SUPPLIERS, CONSULTANTS AND STAKEHOLDERS, OR THEIR EMPLOYEES OR AGENTS, WITHOUT McELHANNEY'S PRIOR WRITTEN CONSENT.

INFORMATION ON EXISTING UNDERGROUND FACILITIES MAY NOT BE COMPLETE OR ACCURATE. McELHANNEY, ITS EMPLOYEES AND DIRECTORS ARE NOT RESPONSIBLE NOR LIABLE FOR THE LOCATION OF ANY UNDERGROUND CONDUITS, PIPES, CABLES OR OTHER FACILITIES WHETHER SHOWN OR OMITTED FROM THIS PLAN, PRIOR TO
CONSTRUCTION CONTRACTOR SHALL EXPOSE LOCATIONS OF ALL EXISTING FACILITIES BY HAND DIGGING OR HYDROVAC AND ADVISE THE ENGINEER OF POTENTIAL CONFLICTS.

LEGEND

Site boundary

Tree protection zone (TPZ)
Deciduous tree w/Tag No.
Coniferous tree w/Tag No.
Tree to be removed

Tree protection barrier

© Off-site tree to be protected

IMPACT MITIGATION

Tree Protection Barrier: The areas, surrounding the trees to be
retained, should be isolated from the construction activity by erecting
protective barrier fencing. Where possible, the fencing should be
erected at the perimeter of the tree protection zones. The barrier
fencing to be erected must be a minimum of 1200mm in height, of
solid frame construction that is attached to wooden or metal posts. A
solid board or rail must run between the posts at the top and the
bottom of the fencing. This solid frame can then be covered with
plywood, or flexible snow fencing. The fencing must be erected prior
to the start of any construction acf Q on site (i.e. demolition,
excavation, construction), and remain in place through completion of
the project. Signs should be posted around the protection zone to
declare it off limits to all construction related activity. The project
arborist must be consulted before this fencing is removed or moved
for any purpose.

Excavation: We recommend that no excavation occur within tree
protection zones of trees that are to be retained. Any excavation
that is necessary, within the working space setback of trees to be
retained must be completed under the direction of the project
arborist. If it is found, at the time of excavation, that the excavation
cannot be completed
trees health or stability it may be necessary to remove additional
trees.

Demolition: If tree removal is proposed to be undertaken in
conjunction with demolition operations, tree removal permits may be
necessary. Note that some municip:
removal at this phase. If the municipality relaxes the requirement for
barrier fencing installations prior to demolition (subject to onsite
arborist supervision during demolition operations) a Letter of
Undertaking may be required by the municipality.

Material storage: Areas must be designated for material storage and
staging during the construction process. Ideally these areas will be
_onm”mn outside of the tree protection areas that will be isolated by

barrier fencing. Should it be necessary to store material temporarily
within any of the tree protection areas, the project arborist must be
consulted.

Mulch layer or plywood over heavy traffic areas: Should it be
necessary to access tree protection areas during the construction
phase of the project, and heavy foot traffic or vehicular
encroachment is required, we recommend that a layer of wood chip
horticultural mulch or plywood be installed to reduce compaction.
This project arborist must be consulted prior to removing or moving
the protection barrier for this purpose.

Pruning:

. Once tree clearing has taken place we recommend that trees
to be retained be pruned to remove deadwood, and to address any
structural flaws.

o We recommend that any pruning of bylaw-protected trees be
performed to ANSII A300 standards and Best Management
Practices.

Stump removal: We recommend that, if stumps require removal, they
are removed under arborist supervision, or ground using a stump
grinder to avoid disturbing root systems of trees in close proxi ity,
that are shown on the tree management drawing to be retained.
Windthrow: Where forest edge trees are proposed to be removed,
we recommend that trees that may experience an increase in wind
exposure, be re-examined, once tree clearing has taken place, to
ensure that they are structurally stable, and suitable for retention as
leading edge trees.

Paved areas over critical root zones of trees to be retained: Where
paved areas cannot avoid encroachment within critical root zones of
trees to be retained, construction techniques, such as floating
permeable paving, may be required. (specifications can be provided
by the project arborist, in consultation with the design consultant).
Landscaping: Any proposed landscaping within the critical root zones
of trees to be retained must be reviewed with the project arborist.
Arborists Role: It is the responsibility of the client or his/her
representative to contact the project arborist for the purpose of:

° Locating the barrier fencing.

. Reviewing the report with the project foreman or site
supervisor.

° Locating work zones and machine access corridors where
required.

. Supervising excavation for any areas within the critical root
zones of trees to be retained including any proposed ret: ng wall
footings and review any proposed fill areas near trees to be retained.
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SKETCH T1

Tree Management Plan
3100 St Edwards Dr
Richmond, BC

DATE:  February 27, 2025
PREPARED FOR  Canadian Tire Real Estate Ltd.
SCALE: 1:500@ 11" X 17"
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