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  Agenda 
   

 

 

Development Permit Panel  
Electronic Meeting  

 
Council Chambers, City Hall 

6911 No. 3 Road 

Wednesday, April 24, 2024 
3:30 p.m. 

 

 

 MINUTES 

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

27, 2024. 

  

 

1. DEVELOPMENT PERMIT 23-024119 
 (REDMS No. 7609062) 

 APPLICANT: Topstream Management Ltd. 

 PROPERTY LOCATION: 8635, 8655, 8675 and 8695 Cook Crescent 

 
Director’s Recommendations 

 That a Development Permit be issued which would permit the construction of 28 

townhouse units and fourteen secondary suites at 8635, 8655, 8675 and 8695 Cook 

Crescent on a site zoned “Town Housing (ZT103) – Parking Structure Townhouses 

(Spires Road – Cook Crescent)”. 

  

 

2. DEVELOPMENT PERMIT 23-029453 
 (REDMS No. 7623245) 

 APPLICANT: Fougere Architecture Inc. 

 PROPERTY LOCATION: 10611 and 10751 River Drive 

--.· City of 
. Richmond 

-
□ 

□ 



Development Permit Panel – Wednesday, April 24, 2024 
ITEM   

 

 

2. 
7647805 

 
Director’s Recommendations 

 That a Development Permit be issued which would: 

 1. permit the construction of a mid-rise residential development comprising 181 

residential units, including 18 low-end-of-market-rental (LEMR) units and 13 

market rental units at 10611 and 10751 River Drive on a site zoned “Low to Mid 

Rise Apartment (ZLR46) - Bridgeport” 

  

 

3. DEVELOPMENT PERMIT 23-035339 
 (REDMS No. 7603680) 

 APPLICANT: Gustavson Wylie Architects Inc. 

 PROPERTY LOCATION: 18399 Blundell Road 

 
Director’s Recommendations 

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

single-storey buildings with drive-through restaurant uses at 18399 Blundell Road on a 

site zoned "Industrial (I)". 

  

 

4. New Business 

 

5. Date of Next Meeting: May 15, 2024 

 

 ADJOURNMENT 

 

□ 

□ 



~ City of 
Richmond Minutes 

Time: 

Place: 

Development Permit Panel 
Wednesday, March 27, 2024 

3:30 p.m. 

Council Chambers 
Richmond City Hall 

Present: Cecilia Achiam, General Manager, Community Safety and Development, 
Chair 
Elizabeth Ayers, General Manager, Community Services 
Kirk Taylor, Director, Real Estate Services 

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

MINUTES 

It was moved and seconded 
That the millutes of the meetillg of the Developmellt Permit Panel held Oil March 13, 
2024, be adopted. 

CARRIED 

1. DEVELOPMENT PERMIT 22-013081 
(REDMS No. 7533249) 

7642350 

APPLICANT: Formwerks Architecture 

PROPERTY LOCATION: 8740, 8760, 8780 and 8800 Spires Road 

INTENT OF PERMIT: 

Permit the construction of 36 townhouse units and three secondary suites at 8740, 8760, 
8780 and 8800 Spires Road on a site zoned "Parking Structure Townhouses (RTP4)". 

Applicant's Comments 

Norman Huth, Formwerks 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, including its site context, site layout, architectural design and 
accessibility features, highlighting the following: 

1. 
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Development Permit Panel 
Wednesday, March 27, 2024 

• the 36 three-storey townhouses and three secondary suites are situated within five 
buildings, stacked above enclosed underground parking, with a four-storey massing 
maintained along Spires Road to conceal the parking structure and provide a more 
attractive streetscape; 

• massing is recessed at the upper levels to allow for more natural light into the 
courtyard and buildings adjacent to the side yards have been reduced on the upper 
levels to provide a gentler transition into existing single-family developments; 

• proposed are six garden level units at grade (primarily two bedroom units), along 
with 3-lock off units (ranging from 317 to 388 sq. ft.) and four accessible units 
(located in buildings two and three) as part of the 30 three-level townhouses 
(ranging from 1,200 to 1900 sq. ft.), each with individual unit access as well as 
access to the outdoor amenity space, on the courtyard level; 

■ building two will have pedestrian lobby entry and access to the elevator and stairs 
that lead to the courtyard and indoor amenity space that spil1s out to the outdoor 
space; 

■ each unit is provided with a minimum of one parking stall and have access to 
bicycle storage in the covered parkade; 

• the architectural character of the development is very much in keeping with the 
neighbouring development to the west (referred to as Spires one) and initially seen 
as a continuation of Spires one as the next phase, but with a slightly more 
contemporary approach in terms of the materiality and colour choices, and much 
more monochromatic. 

■ the primary parking entry court is met with an inspirational bird house/play house 
structure that will be a dominant feature for the development; 

■ material pallets include fibreglass shingles, painted fibre cement siding in varying 
profiles and varying colours, as well as an accent of entry door colour, and brick 
elements around the base of the buildings; 

• shadow analysis show very minimal impact on the neighbourhood; and 

■ the project has been designed to comply with the City's Basic Universal Housing 
(BUH) requirements. 

Caelan Griffiths, PMG Landscape Architects, with the aid of the same visual presentation, 
briefed the Panel on the main landscape features of the project, noting that: 

■ similar to the neighbouring site, a number trees have been retained, with the most 
important being two substantial evergreens at Cook Gate and Spires Road adjacent 
to the indoor amenity and form the gate part of the Cook Gate, a strong vertical 
element that helps incur that corner and works towards the main pedestrian entry to 
the west; 

2. 
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Development Permit Panel 
Wednesday, March 27, 2024 

■ modest deciduous trees are proposed to be interspersed to draw the eye towards the 
pedestrian entry, and many of the units will be marked with a tree to enrich the 
pedestrian experience; 

■ temporary bicycle parking in the shade of another retained tree (larger deciduous 
tree) will act as an anchor point, to be placed at the pedestrian entry, preserving 
some of the neighbourhood character from the landscape point of view, but also to 
mark a main entry, 

■ a little bit of screening function with the retained and bolstered landscape element 
between the pedestrian entry and the vehicle entry, to further develop the ecological 
function of the retained tree as well as placing bird houses on all four corners to 
embed more ecological function, but also a little whimsy to play into the play 
house/bird house feature, with actual birdhouses; 

■ the vehicle entry is marked with special paving with concrete unit pavers to soften 
the otherwise fairly broad expansive of paving and enhance the street presence of 
the project; 

■ the back of the site will have substantial low broad leaf evergreens to create a green 
boundary, outside of eyesight, allowing for clear sightlines across the back of the 
site, where a connectivity pathway is also provided across both Spires sites, 
creating a loop (and future laneway) and bolstering the usability for both projects 
from a pedestrian point of view; 

■ recognizing the close proximity of the school for older children to access more 
extravagant play equipment, the play area for the project is designed around 
preschool aged children, with climbing steps to an upper level that snakes around 
the staircase and bird house/play house structure, and an embedded slide and 
climbing feature for young children to climb their way up the slope, with robin egg 
blue hand holds that play with the children's imagination given the close proximity 
with the natural elements of the area; 

■ appealing to the older children and young adults, an outdoor foosba11 table and 
proposed lighting will broaden the scope of the outdoor amenity; 

■ a small outdoor bbq dining area, enclosed with green to present the notion of a 
ceiling for the possibility of string lighting across the top, is also proposed for the 
northeast comer; and 

■ bollard lighting and step lighting in key points will also be installed. 

Staff Comments 

Wayne Craig, Director, Development, noted (i) the project is intended to achieve Energy 
Level Step Code 3 with low carbon energy systems for heating and cooling, and (ii) a 
Servicing Agreement is required as part of this application for frontage works and site 
services. 

3. 
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Development Permit Panel 
Wednesday, March 27, 2024 

In addition, Mr. Craig commended the applicant and design team for the retention of the 
trees along the frontage, the inclusion of the four single-storey accessible units as well as 
the three secondary suites involved in the overall project. 

Panel Discussion 

In reply to a queries from the Panel, Mr. Griffiths noted (i) there will be no lawns in direct 
association with the individual units and that the lawn at the corner under the retained 
trees will be maintained in avoid any undue disturbance to those trees, (ii) the materials 
for the exterior of the building are brick and cementitious siding and fibreglass shingles 
for the roof, (iii) there is no lighting in the soffits, but each entry door has a light fixture 
and an entry monument from a landscape perspective, with low level lighting, (iv) there is 
also at grade lighting along the south Statutory Right-of-Way (SRW) that runs east and 
west, as well as light fixtures along the building to illuminate the walkway all the way 
down the south perimeter to provide security at night. 

Correspondence 

None. 

Gallery Comments 

None. 

Panel Discussion 

In reply to a query from the Panel regarding protection of the offsite tree that is being 
retained and any provision to ensure the retention should that property owner redevelop in 
the future, Mr. Craig noted the tree is on the site to the south which is part of an existing 
application, and that the tree retention will be reviewed as part of that application. 
Mr. Craig further noted the long term intention is to put a lane along the south side of that 
site, which may make the retention of that tree very difficult. 

The Panel expressed support for the proposal, noting (i) the project is well designed and 
considered and matches with the existing context, and (ii) appreciation for the tree 
retention, extra parking beyond the minimum requirement and having both the accessible 
suites and the lock-off suites. 

4. 



Panel Decision 

Development Permit Panel 
Wednesday, March 27, 2024 

It was moved and seconded 
That a Development Permit be issued which would permit the construction of 36 
tow1Zhouse units alld three secondary suites at 8740, 8760, 8780 and 8800 Spires Road 
on a site zoned "Parking Structure Towllhouses (RTP4)". 

CARRIED 

2. DEVELOPMENT PERMIT 22-021165 
(REDMS No. 7571832) 

7642350 

APPLICANT: 0853803 BC Ltd. and 1121648 BC Ltd. 

6571 and 6591 No. 1 Road PROPERTY LOCATION: 

INTENT OF PERMIT: 

1. Permit the construction of eight townhouse units at 6571 and 6591 No. 1 Road on a 
site zoned ''Low Density Townhouses (RTL4)"; and 

2. Vary the provisions of Richmond Zoning Bylaw 8500 to reduce the minimum 
required lot width on major arterial roads from 50.0 m to 40.2 m. 

Applicant's Comments 

Eric Law, Eric Law Architect, with the aid of a visual presentation (attached to and 
forming part of these minutes as Schedule 2), provided background information and 
highlights of the proposed development, as previously noted at the January 17, 2024 
meeting, and in addition to the comments provided at that meeting, responded to the 
subsequent referral, "to increase the site grade and introduce necessary changes to the 
project design in order to mitigate the risk of flooding in the proposed development", and 
noted the following: 

the proposed eight townhouses are positioned with two, 2.5-storey townhouses 
• facing No. 1 Road, and the other four, 3-storey townhouses, directly behind, facing 

west; 

• 

■ 

for the fronting level townhouses, residential units are not permitted on the ground 
level because of the flood plain level, therefore only parking is permitted on the 
ground level, with the living space and all the mechanical space on the second level 
living and dining area, and third level for bedrooms; and 

there is one convertible unit at the end which allows for a future shaft and elevator 
for the unit. 

5. 
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Development Permit Panel 
Wednesday, March 27, 2024 

Denitsa Dimitrova, PMG Landscape Architects, with the aid of the same visual 
presentation, briefed the Panel on the main landscape features of the project, as noted at 
the January 17, 2024 meeting, including (i) a private yard and shade tree for each unit 
within the project, (ii) a low aluminum transfer fence and privacy from neighbouring 
created with 6 ft. wood along the south and west property line, and 4ft. wood on north 
property line, (iii) a small retaining wall, bench and play area with play equipment 
proposed at the south east side of the site, and (iv) a bike rack for two bicycles proposed 
between Buildings Band C. 

Staff Comments 

Mr. Craig noted that (i) the revised proposal for the Panel's consideration responds to the 
previous referral back to staff from the Panel, (ii) site grade has been increased to create 
positive drainage flow back to No. 1 Road, (iii) additionally, the variance is a technical 
variance based on the land assembly size, which was considered through the rezoning 
process, (iv) there is a Servicing Agreement for frontage works and site services, (v) the 
project will achieve Energy Step Code Level 3 with low carbon energy systems for 
heating and cooling within each unit, and (vi) there is also a one convertible unit included 
in the proposal. 

Panel Discussion 

In reply to a query from the Panel regarding the property at 6551 No. 1 Road, Mr. Craig 
noted (i) the property to the north is not part of the subject application and would be part 
of future rezoning application, and (ii) driveway access will be provided to the site and 
there will be an SRW secured over the driveway on the subject site in order to be used for 
access when the site to the north is developed. 

In reply to a queries from the Panel, Ms. Dimitrova noted (i) the lawn areas are large 
enough to be viable and maintainable, (ii) the play area is fairly small with a wood chip 
fibre safety surface, typical for playgrounds on grade for surface use of play equipment, 
but replacing with rubber could be considered, (iii) the landscape design does not include 
lighting or gateway light for low walkways as there is lighting attached on the buildings 
and street lights along the street as well as at the back. 

Correspondence 

None. 

Gallery Comments 

None. 

6. 
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Development Permit Panel 
Wednesday, March 27, 2024 

The Panel expressed support for the proposal, noting the fulfillment of the Panel's referral 
of January 17, 2024 meeting, to address and alleviate the potential for any flooding of the 
site in the future. 

Panel Decision 

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

1. permit the construction of eight townhouse u,iits at 6571 and 6591 No. 1 Road on 
a site zaned "Low Density Townhouses (RTIA)"; and 

2. vary the provisions of Richmond Zoning Bylaw 8500 to reduce the minimum 
required lot width on major arterial roads from 50. 0 m to 40.2 m. 

CARRIED 

3. New Business 

It was moved and seconded 
That the Development Permit Panel meeting tentatively scheduled for Wednesday, 
April 10, 2024 be cancelled. 

4. Date of Next Meeting: April 24, 2024 

ADJOURNMENT 

It was moved and seconded 
That the meeting adjoum (4:21 p.m.). 

Cecilia Achiam 
Chair 

7642350 

CARRIED 

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, March 27, 2024. 

Lorraine Anderson 
Legislative Services Associate 

7. 
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meeting held on Wednesday, 

r------------------------------------ March 27, 2024 

--

AVIARY I 8800 SPIRES ROAD D E V E L Q p M E N T p E R M I T p A N E L F O RM W E R K S 
ARCHITECTURA L 



Location, Transportation, and Community 
Context 

The proposed development is on a JS.087 square-root sHe 
located on Spires Rood, The i.lle fs within the City of 
Richmond's City Centre Area Pion SUb--Aleo B.I, which 
envisions high-density lownhomes In the oreo, localed just 
East of Cooney Rood. the surrounding context Is largely 
slngle-famly dwelltngs with several mulll-fomily townhouse 
corTl)leKes along the ortertol roads. The proposed 
development Is within wolklng distance of 
Richmond,Brighouse Station. bike routes and major bus 
routes conriectlng lo ,urroundlng cities. Within a 10-mlnule 
wclkhg rodus from the site ore schools, porks, restaurants 
and shopping centres. lls ck>se proximity to amenities, bike 
routes and bus routes allow for cor-rree commuting. 

Built Form 

Courtyard lownhomes and ground-oriented units ore 
proposed 'Mlh a raised courtyard. The development 
feohxes seclKe parking, which is accessed off of Spires 
Road, 

The proposal lncudes three-storey townhomes stocked 
above garden suites and on enclosed porting strvclure. A 
four.storey mossing Is maintained along Spires Rood to 
conceal the parking structure and provide o more 
ottroctlve slreelscope. Massing is recessed at the upper 
levels to onow for more natural light into the courtyard and 
buidings adjacent to the side yards hove been redvced on 
the upper levels lo provide o genller transition Into existing 
slngkHomily developments. 

The buildings fronting on Spires Road&. Cook Gate feature a 
rol.sed yard In order lo rolse the habitable floor elevation of 
the garden units and give privacy whie oUowing for casual 
survellonce of the street. The QOfden fla ts hcve visitable 
access provided from Iha secured parking garage. The rear 
buildings ore ptO'llded with courtyard access with 
communal access to lhe secured perking garage via 
outdoor slo~ or elevator. 

Housing and Livability 

The proposed development offers o variety of housing 
options for families. 4 ground-oriented units ore propoH,d 
along with 3-lod:: off unlls part of 30 unlQutMlyle townhouse 
unlls varying from two to three bedroom flats to three to four 
bedroom townhouse units. The unit shes range between 720 
and 1,910 squae feel. front•bock units ore proposed with o 
deplh of 35'6 to ensure odequole noturol llght ls provided to 
the primary dwelling spaces. These units ore provided with 
operable windows to provide ample no!Ufol venlilaUon. 

Each unit Is provided with o minimum of one parting stall 
and have access to bicycle §!croee in the covered 
por1code. Plug-Ins for electrtc cars will also be available In 
Iha enclosed po,tade, 

OUldoor spoce Is provided through a variety of landscaped 
yards and roof decks for Tmproved Ovo~lty. Ample space 
fot outdoor ond Indoor amenities ore offered around a 
corrvnon courtY(l'd wllh plenty of programmed children's 
play areas to establish a sense of community and 
encourage soclolizolfon. 

Architectural Style 

The project features contemporary architecture ~lted to 
today's lifestyle Iha! considers local trodillonol buktlng styles 
and lho context of the area. The TudOI' style Is showcosed 
with VOl'(lng facade treatment al key points, sleep roof 
pltche5, proportionate windows set symmetrtcolly Into 
lrodlional mossing forms, architectural detoKs such os 
broctels. blick chimney, fascias and external gutters. 

Molerials Include selective use of brick, hortzontal siding, 
Iba cement boards, robust wood detailing, fibreelms 
shhgles and dvk:ted windows. 

----- - -
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® RICHMOND- BRIGHOUSE SKYTRAIN STATION 

© RICHMOND SHOPPING CENTRE 

© EXISTING THREE-STOREY TOWNHOUSES 

® EXISTING FOU.R-STOREY TOWNHOUSES !SPIRES I) ® EXISTING TWO-STOREY TOWNHOUSES ® THREE-STOREY TOWNHOUSES UNDER CONSTRUCTION @ WILLIAM COOK ELEMENTARY SCHOOL 

- -----
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SPIRES ROAD STREETSCAPE LOOKING SOUTH 

SP I RES ROAD STREETSCAPE LOOKING WEST 

SPIRES ROAD STREETSCAPE LOOK I NG NORTH 

SPIRES ROAD STREET SCAPE LOOKING EAST 

--
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{ijDtlll'l~'-1.1.l;llllCN,U:ffllW 

ID="'"MltfY~IQt 

~c:u.alOltrDOQII 

53~..._..,-1 

li.mW..U.iCOCi 

l ro 1~ 

WEST ELEVATION 

EAST ELEVATION 
auii.oiiio s 

l::EY PLAN 

Jill] 

-
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GUTJeUAND DOWN.SPOtm 
IN#i:. l;iu,ma. 
( ().(Jo.llt,UJI K,t,CI,; 

~E]~~~~~HLE RN~l 

~~~NTBCMRD 

~~~ANOIIRACWS 

~~AWMl~M GUARDRAIL AHO GATE 

=..:!;!_RICK.-1/Z' SOLDER BRICK PROJECTS EVERY 5TH COURSE 

PAR!:.ADEOVER.U.D GATE 
co.out:-0; 

5:~~~L FBRE CEMOOPlAHl:: 

r~;~,,oow FRAMES 

M!ICK: 

~~;!!E~us 
:

01
:;t::: DOWNS PO 

PAI.HUD WOOO GABlE flt-lAL 
......,., ll.WJ.u.woli,,c,Qq. ~=,=~:OCAJo:w. 
~~.u.!~EMEN1 BOARO/PANEl =~~owco,,i 
~~~~~w a~::ANDBRAC~ 

NORTH ELEVATION 

SOUll-1 ELEVATION 

flBREGlASS 1HNGl.ES 
~;~~ 

~'!.~~ 
CQl.gu,-.v,rr::.'-;"J. 

---------- ~ HOfiONTALFl!iRE.:..C~.!~~~ 

(Ql,°"E;""'""'°"""'""('I 
~;1$51 

~.S' HORIZONTAL rlBRE.S?;~~~-';"....!!~ 

VEN13 
CO.O<a:: ,....,10!t.OIO\II°'-

....1~~~~ 
COl-~11:>IIUl•~N 

....... , .. :~ll&.111 

------------------- ~~S!t~ 
CCJlW ~.~U\Tl10f't --.,1,J 

WNCOWJRIM 
MN<:W<J.u.woll,l,(l(ll!t 

C:O.OUltl.'\P"lOMl',GC!I' 
"'JMl ~IM1 

Y HORQ.ONTAL RBRE CEMEN'l PlANK 
MN<; lu<, ....... 1 .. 00111! 

CO.OUl;IA,""-OIAAG'l'r 
r,,JW.~1•1 

of.Z"HoRllONTAL ~flRi:~7~~ 
YINYL WINDOW AVr."'6 

cQ.Q<Attv,n 

-----------------~~ 

- ~~£ 
C"D.<M· ~ CDI.Olll i~~ 

,:;u1QM;J~..i.~Z'.~':!~ 
IUIU)IHG I (WESI ELb'Al!OH 8lJlOt-lGlSIMl~,rl 

FIBFREGLAS:S 
SHJNGLES 

MAt-t: P,\ICO 
COL: ANTIQUE II.AO:: 
tu.lMIBl!• 

MUMIMUM RAILING AlUMINUM GUTTERS ENTRY 00011$ 
AND 00\VNSPOtm 

WINDOW FRAME.I 

MAN: 
ca: &LACl 
HUM'BER: • 

~:G&na: 
COL; 81.ACK 
HUMeU; U5 

MAN: 8€HJAMI~ MOORE MAN: • 
COi.~ ~EST 8.IIOWN C OL: MACK 
NUMIIH: 210,..10 NLNIIEI: • 

PAINTED FIBRE 
CEMB.ff SJDING 

PAINltD FltRE 
ceAENT SIDING 

PAINTED FIBRE 
CEMENT S!DJNG 

PAINTED FIBRE CEMENT BRICK WALL ANO 
BOARDS ANO PAt-.!ElS COWMt-.1 BASE 

t,,l,y,I: l ?N.IA.MII-IMOO~[ ~: b9U.V,f ~MOOlif MAH: tH,,JAM~MOOkE olAAN: !ICNJAMHMOOltE: MAN: IKTf:Rif AtEIIIIICC: 
COL: 8"180 ... MR!iT COL; GR ... 'f5'0N:: ca; ~PAI.OMA Gm COL: l(O,D,Ji,U C:t1A~COA\. C:OI.: P'EWl'R 
HUM!IEJ; 1.!47 HUMl!U: 1475 NIIM!lfll; llll 1'41.'.'.BER: HC-1611 HUMBH; • 

- -- ----- -

PAIN1£0 BOARO 
FORMED CONCRETE 

M,11,H; IIEt,./A.WNMOOR(; 
COL: C~EMT Ciln' 
NUWU; :un..!D 
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FIBREGLASS SHINGLES 

BRICK/COLUMN 81\SE 

, 

ENlRYDOORS PAINTED !RIMS 

MAH;lfHJA.WNMOOft 
COtOLl«!l,t,U()A,l,,IOJ 
HuMIIU, IS.., --COl<lla:-OWICOM. 

N.MIB:NC-IU 

PAINIED HBRE 
CfMr:1tl SIDING 

PAINIED !RIMS 

""""'·ll,l,,l~MOOIE 
COl.(XS· 1004Al'.Jf0Nf 
NI.I.-.: I.A71 

14,S 

FO RMWERKS 
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BUILDING 3 LOOKING NORTH ENTRY COURT 

------
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MARCH /SEPTEMBER - 10:00 AM MARCH/SEPTEMBER - 12:00 PM MARCH/SEPTEMBER - 2:00 PM 

JUNE - I0:00 AM JUNE 12:00PM JUNE - 2:00 PM 
N 
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ACCESSIBILITY STRATEGY 

NIJMllEROfACCUl.\dlf -4 l?E!i.lDENful.l 
r,.,_.ir:nru$?Ail.S; l v~ro;i 

l.~~;::~~~~!:;~~t~~~~.;-;;~RACCOMMOOA1E1 
2.~~COUl!fYAliDAll0WlACCU110Al.llJMTSANOO\JIDOOl!MSUlnY 

l. All UNllS. CAN Sfi-i!EACHfD Vl,J\ Wtlfficti>Jil: ~OUIU 

4, G;;OUNDtEVfl lJNIU HAVE OOECl PAAtADE I\CClSS. 

5,~i~~~it:OMtJiCAf,jii!ACCBSEOn!OMTMECOWi'HAJIOW!olliE 

°" =iR~ci,~~: ;:;~~elccf.mo ntoM lHBJR'ffl ANDA acor,oARi' 

7, ONE ACCf>S!i\U'; MR(ING 11'/lll 1$ i"ROVJOBJ FOR EACH VI.WBiiSAl umt. 

SPIRES ROAD 

sot 

w 
t-
<( 

0 
:::.L 

0 
0 
u 

N 
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ACCESSISllflY STRATEGY 

HUM!lf20f'ACCEl.%~ll: 4' *8101:llllAl 
fAfltJNQ HAf.U: 1 VtSl'fO~ 

L MmtMALS!l!.': CRAOO.G I.NO ACl'Nlf!Al l'lfVAfOi AC'COMMODAlE.S 
~UlCt11'1R Ct&:CUV;flON lHOOOHOUt rH1: Sl!f. 

2. :ll~.COW!rtARO AU.OWS ACCESS lOAU I.JI.ITS ANO ournooa ,v.u:Mn 

3. i,UUNITSCANt!E~EACt-,IDV!AWHfrlCWJII F!OIJIE:'S. 

oil GROUNOLP,'RIJM,SHA.Vf™ECJF~l".CCW 

~. ~::~UNTISCAI'/ 5EACCEl5FOFl!OM THJ;COORTYAW V'IAIHE 

,t :;~~i~:~:;~~e;cccmo f~OM1HES1~1!f AND,-, UCOMJi,.~i' 

1, OH!)ACCEHH\lEPAlmNG$lAllltfliOVIOEOfOR~CHUH!VERSAi.mm 

WHEf:tCMl:ir ACCE:iWl£ 
ROIJIE.i 

t5QJ/.V,11l.JlmtHC 
OI.A.M£l?J< 

+ 

N 
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UNIT Al 
lEYB. I PLAN 

UttT A 1 FlOOR AREAS 

OIOQ lU.•P 

PNIIDQ.IIIIQHI ~I" 
h1!I J,LUIP 

□ 

UNIT A2C 

UNII A2C FlOOR.A~ 

- u• 
Jl~lllCl.llllOl4 llll' U,,. 
iffl 71U» IJI» 

,.. ,.. 

... ... •u• ... 

,.. .. ... 
ru.,r 

U:,MMQIAA 
ur1r•l(a 
!1 IO'OOOUlO-.IOfq 

\'N !llllit.lMC.LIM ~(1-1.,.C,Xlll,~~ 

UNll Al E 
UVR.1P\..AN 

~R A.1EflDORAR6U 
1.i..UQN 

Gt:NEAAL NOTES 

'""' ..... 

1.,~,--~1•111➔,-.... 1 ... 1 
ot!IGH!t:IIIIACCOl~~f-S!C!IOW 
~.160,~~IIQWQHO/ONVr,tl\.AiO'I'~ 

lEYPLAN 

1

1111 11, JM] I~ 
cnTr 11 , 11111 111 lj 

-----
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Sustainable Site &. Building Design 
The Aviary aims to integrate ru1loirioble sile 1Jf1d buildfng ddgn principle, 
throughout the project: 
• Sile de~ign and building mensing orronged le reduce energy nead~: 
9 Buldlng or1enlallon lolored lo mollirnlre sun penelrollon end reduce winlM 

neoling lood1: 
• ~uldlng design Including thru-unlls wllh h-.'O e>1posure~ lo mo1dmte doylghtfrig 

and nolurol vonllo lion: 
• Energy afliciimt b uildil19 s~lem, lndJdng elaclric air 5ource heol-pump syslem 

to< ellictent heotirg and coollng. pl'o~mable lhiam,osfol~ In each 1.mlt. HRV 
u~ls ror ventilation, \'ldJvlduol eo1eclric hot woter tonla for eoch unil, el')El(gV 
el lie lent llghllng rlXlvres In ol vnlts ond common areas. and QCS for o ne cooking 
oPJ)lionce per U"lil; 

• Landscape meo,urm lo oddrelSe~ plont dl-.eBlly end habitat. tree retention, 
occes:s. lo nolura, ond wola, conser.-lng site lrdgolion: 

• ~loble water monogement emphasizing wafer con'8Nollon ond efOdency in 
order to promote o svstoinoble use or 11mlted water supp!y: 

• Zero 'NOJ!e planning and; 
• Gl'Qttn moonrtv ond tronspottollon rnooogement promoted through !.lie 

proJ.imity lo locol .seMc:lti ther'eby reducing lhtt nead fOf vehlcle re0once, 

Patable Water Management 
Tho project wll emphoslz.e V,'Olerconservaf!cn ond erncJency In ord8f to promole 
the svslolnobls ui;e of Iha City's poloble walar~upply. In doing so , th& proJect wll 
mlnff!lze its Impact on the o¥erdl grawlh of watar demond In lhe Cily, Waler 
con~ert1ollon and efficiency maasvre:i; lo be token In the proJacl lr,ck.,de the 
vtllzolion of mo,e elUclenl plvmblng flidtKes lhol etther meet or beat bose~·ne 
reqorements for~ rote or waler ure per flvsh. Soll "o~mes wrn be ~mired 
where poss.Ible IQ oltow for obsQ1b11nl londscopes ood where required permecble 
paw"en: will be emplO'/OO lo meal storm ¥,Uar 1argets. Polobk3 waler reducllon f5 
ochiHVed through Iha use of o hgl Bfllclanc)' d'1) htgolion .syslem ood 
aought-toteronl native plant spades. 

Zero Wade Planning 
Tt,9 Aviory wll provk:::le dedlccted spocv ror wosle divenicn lnilicti¥es and reliduol 
waste colecllon In homes. common creos. ond the sL1TOundrlg shared public 
OrlKJs. Addlllonolfy. Iha slle will meet the requirements of su~lainoble lage 
dew"elopmenls. 

ZERO WA5TE APPROACH 

----

AV□ID 

REDUCE 

REUSE 

UiCY<.LE liNtRC.Y RECOYE~Y 

DISPOSE 

CD PRIVATE OUTDOOR SPACES 

@ OUTDOOR SOCIAL SPACE 

® OUTDOOR ACTIVITY SPACES 

0 RETAINED LANDSCAPE 

® COMMUNITY CONNECTIONS 

Green Moblllty & Transportation Management 

The AYlory wll prtorfflze wstolncble trcYel lo and from fh9 site. WallW'lg, cyclkig 
and public: transit will bia- highlighted over outomoblk3 use and meoMes WIii ~ 
1oken 1o support th8 uie of low-ccJbon Y9hicltn .wch os Q!eclrfc ~-ehidtu Cl"ld 
bicycles. The Avlory site bi b::olad neor bolh the Gronvllle Avenue and Gorden 
Oty Rood bicycle conkiors ond I~ within "WOlt.in9 dislonce lo existing bui ,cules 
ond Sriglouse S.,-Ylrain Slollon, FI.A"lher feofure.5 ur,der comideJotion include; bil:.e 
potting for both lhorl oncl long-lerrn use; end e4echicol outlet:. al each reildentiol 
poO:ing s-poce capable of PfO\ltl!ng Level 2 cnorglng. 

fiORMWF.RKS 
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i , II 

le(q~ 

1 

· ~ I 

/ ... . ~l 
I 

•l 

TAXUS BREVIFOUI>.; SPECIAL 

TR~ AT l~TfRSECTION l ~ , ' 
A.LL WORK IN TREE PROTECTION ZONE TO BE SUPERVISED BY PROJECT 

ARBORIST, CONTACT AR80~T1:CH GONSUlTING THR.EE(:JJ WORKING 
DAYS IN N:NMCE OF WORKING IH TPZ. GRUB OUT IN\'AS1VES. 00 NOT-, 

CUT ROOTS. lJSE f"OCKET PlANTINO PROCEDURE & FIELD FIT TO AVO:o 
LARGE WOOOV ROOTS. A\.L POSTHOLfS TO eE HANO DUG. 

I SPIRES ROAD 11 

THREE EACH 2•BIKE.I 
CAPAClrY BIKE' 

RACKS• 6 BH<ES;
1 

EMBEDDED IN 
CONCRETE SL.A~ 

"\~~ /fl 
SITE SIONAOE: >iJO RAE DASHED LINE SHOWS OUTOOOR 
DEPARTMENT" AMENITY BOUNOA.RY 

CONNECTION TWO EACH 1~JN.E CAPACITY 

I 

Hardscape Material Legend 

"' ~.•-·:;:).... ~"1f:All.!P'AV!"-Al!IIIOTSl'tl"O '<¥ ... eottCRm"®Jl~V!.,\11:~rnAA, 
IIOMI.IC()f"Pt'.RCoflH'l"OtlCOlOUR. 
N-NllOM PAffll\H, DEfAA. 221 LI • • 

~.,,__ac----t-....,,,,rnttWJJX;m,.,,,.-----"" •□ OOiER.S. BROOMfN3H. TOOLEO c~otJO!Jfra. 'HOTP1c.W£NJ1i. 
QEfAJL:l'IIU 

~~ 
_.,l!IOTllr~~. 
li'l'DAN'AMVD&l.AIIS,~ 
fR5H. ~l>IG IOHO PATIVIJ,,I, 
NATUW.COLOlJl\.0'1'-1.6/U 

flU&aeR F't.J\Vlll..t:8. fllJt,M'lQ OOf!O 
PAff£Rlt,ALfE~T\lfallU£,, 
oRUNm.F.a.USEWII.IIU,Clr;/riOJ, 
COLOI.IRMI.IC,t:Et~UIU 

~NCFU:lEWAU<. 

""" 
COM"O&ltD ~ lolUl.a 17 CEP'TH !II 
FltTAI IJ!O l'Aet ~OOT lr'fiE "011. 
'l&0~IONANQW,t,"rEJl 
RE1'91noM.DETA.l.'Dll1t+ 

AUUI.TotM. tNlllNM-•• --

Fencing Legend 

lfHr.MNACVSCRE:DI 
DET~UIILI 

=m$;toNCRr.leOftMP!kT ----f---~-'.!:-,-:'-,~- ---,ro,c--, 
!.EJ..IVIFII\I.ISifPJWBll,W.TUIU.l.Glll;'t 
IHIZ"'WD!!:CONaU!!TI!c;,11,&TI.Nl'\MZ 

''"''"· 
~Nfl.AC( ~ •l'R f\AY 
8l0Pl! NIO &UIU"ACIHB. U&I!" xi,i, 
IU,CKl.,._OOI.OV~MUllfGlfftWE 
IIANDIU..t1'tlJIOCll1JGEf'IO.D. 

++ 5USTAIH.-.8LfAICNR.E~AUOWSfWNWAH!:RI 
REOWlGE av IM=!LlllAllON 

8'HT.J>llifl~ftNU: 
bClArllifl.JI 

:l'H1.l"RlNTAG!:1'91Cm 
DrT~l24/U 

BIKE RACl<S • 2 BIKE:$ 

,, I 

. '.: 
CONTRACTOR MUST COORDlt-lATE WITH PROJECT AABORIST FRON 

ACL GROUP -AR8ORTECH IN M'JYANCE OF SJARJING AJIIV 
RE-GRADING OR SITE PREPAAAnoN FOR ALL CIVIL WORlc:S, DITCH 

INFILL. AETAII\IING W,\LL INSTALLATION, SIOEWALK CONSTRUCTION 
ORE LANDSCAPE WORKS WffHIN THE TPZ, INCt.UOING 1ttE RPZ. CPZ 

ANO W88 PER THEIR TREE NIANAGl:h"ENT DRAWING ANO RELA lED 
DOCUMENT6, CONTACT INFOR#MTION IS: TREESO,ACLGFI.OUP.CA AND 

804-275-3"'&4 EXT IOI FOR SCHEDULING REQUESTS. 

·:·1·· :·· ·1 1 . ,· . ,· r 
All WORK lt,l TREE PROTCCTIONZONETOBE. -

StJP~SED BY PROJECT ,I.RIIOIUST, CQ'fl'ACT 
ARf!ClfUfCH CONSULT/1'40 TI-IRE!:. (JJ WORKJNO OAVS IN 

Ar:NANCE Of WORKING Iii TPZ. GRUB OUT INVASIVES 

, oo;~~~1g~,~ir~~=v:~~NP~~~fO:~- ', 
ZONE IJSE POO<ETPLANTINO PROCE.DURE. FOR. NEW 

PLANTING & Fl5LO FlT TO A\/010 LARGE WOODY ROOTS 
ALL POSTHOLES TO BE HAND CUG 

\ J ' ' 

Site Furnishing Legend 

MAGUN SC.BR 1000, GRE.Y PO'NOERCDAT, 
SURFACE MCUNT,USETN.IPEA 
RESISTANT ltAfUJWME. Z-Bl<E CAPACITY' 
SITE rorM. 'a.ASS 2' :l& wrrs )( 0.2 Ka 

OVERALL SITE AAEA ■ 
35,(llf FT2i3,200M2) 

[Iii■ 
OVERALL PLANTED AREA• 
6Hl fH (G50Ml) 

MN3UH Ml 9310,W-PC !IENC:H, I-IOPC 
SLATS CHMCOI\L.COlOUR Atm BLACK 
POWOEROOAT • 0 

PERCENT 01" LOT AAEA WITH LI\IE PL.ANT MATE~AL" 20.UII. 

l105EEIID 

'MCXiMT ALL SITE FURNISH!HGS ON CONCRETE PAD 
PERMANUFACT\JAER11 SPU:FICATION, USl'40 
TAMrEFHIES1$TANT HAROWARE 
•• SUST~tlLEFIXTIJRE-USES 

RECYClEDW.~S 

J. 

';' 

• 'I 

LOW PLAlmHG IN 
- THE SIGHT 

TRIAHOLE'., MAX. 2H 

'"' I 

·~--,,.;,~ .................. ,. ~~~,"""'~..:.-, .... -._.._. ... ._. ...... ~--------
~ 
1•C1DO-,Ulil_C>Nk.,._ 
l~,ll'WICOlll ....... \'rle~ 
~ 9'216-GO!I ; f': 6llaM-«IU 

~ 

J, MJiiiiUi -.... .......... "" ..... .c 
•flJIICNW ...... iiii,iiiin---

SPIRES 1138 UNIT 
TOWNHOUSE DtVE(OPMENT 
BIDO~ 1780, U60 SPUIHGATf 
,,,.,0 U40 SPIIIESIIOAD 
RICHMOND 

GROUND LEVEL 
LANDSCAPE PLAN 

Ll 
Ofll 

tU1'-ll,,HI ,JIG "'°-IECTKNIIER :U-176 



DASHED LINE INDICATES STAtRS BELO'I'!' STRUCTURE 
ANO BELOW PLANTER RED\ 3' OFFSET FROM PARAPET, NO 

CUU~lE FURNISHINGS 
DASHED LINE SHOWS PLAY ARE;A BOUNDARY • OVERHEAD PATIO LIGHTS, 

--------------------~ANPLAYPMa.PC ----- ---PAGll~R=r-~-- j--,---c~c."s,oLE P!CI'~ 

42"HT. 
PICKET 

FENCE, TVP. 
I 

AM ELANCHIEA 

'I (j~:~~:c 
Cwt.A.' 

JAPANESE 
t.W'lf 

::;;~lll-
ENTRY 

I 

~~~P~~~ I . 
FURNITUAE;D N.1,C. TIP, 

I 
GUARDRAIL 

REFER TO .,: 

~r~~i{j- ! t ~ r~: 

HN.F SPHERE SA 
B.-.U.S,ROBIN'S 

BLUE MIN. 8" SPACIN , 
AG • 

!IA. t _ ,,,· ~ KOM:~~:~ 
RUBBER CAST~ 

~ HAM:>HOLOS IN C 
b SLOPE,AGESB+. 

- EGG ewe HOLOS I 

. ........ · 
-l PU:v

0
~~~~ 

I , 

_:_IH WI 

STRAW/BEIG 
T.IN•PlACE 

CllMDING 
READS, 10RI 

I
I ;,·-i: !~ 

- ,J -

I

I ~ JL~~ ___ Jr-L 
-----==--===~-~ 

Hardscape Material Legend 

'~---1=J',-~'r.~'--'~- -+,gr'-~. 

- - , ,.~.,, I -
u ]: ~ I --:!.. 

7 I 

=~~ ;_2_ CONCRETE
1

e 
FACING - - Wl\l.KS. TVP. 

I·~ 
l [ l 11 

Fencing Legend 

U'Kl.WOOO~FIENCE 
Ofi111ll1/U 

I' HT.FERU,l&'IV'~ 
0t!l~LIHLI 

:1 

~-- '[ _ 

Sile Furnishing Legend 

' .. ""'"' MAOLINSCBR IOOO,OREVF'OWOEROOAT, 
SURl'Aeef.!OIJNT, US, l >-Mf't:I\ 
RESl8TMff HAROWARE.1-BIKE CI\PAClfV' 
51TI:. TOT,.._ 'Q.AS6 Z;:i8VH1Tli Jri O.Z • a 

t,iAGU~J ~l831D,W"'C 81:1«:H, HOPC 
SLATiiCHAACOALCOlOLIRNID BLACl'l 
PQ'i\'DERCOAT ",.. 

! HOSE B.IB 

Ar-- i POUlll!IJ,..,Pl>ct:l'IUll-9111 "1.A" 

-=- ::::::-+-.-, .. -,,.- ,u- ,-ffl-.. -, ..... --,0-.,-,-.- ~LJ :-~=~~~f~~IUE 
'<>' ~~~ ... · f'"-TTliAll.lJ.~nltGDI.UE, WHIHOI.DE"-NOnmt!"!I.D 

:II' MT. FflONTAOl F&ICE 
~LHUI 

•,110UNT AU. SITE fURHISHINC.S ON CONCRETE PAO 
PER M'NLlfACTVRt.R"6 5PECF!CA.T10H. USING 
TAMPl5R•RESISTANTHARDWARI: 

OflEC,_,111.U.l.m.t4'MolllACICI~ .., SUSTA.NA9LEFl~E-1J.J.OW9P.AINWATEA. 
c:o.cutt,U'..DE;TAI~ Jill RECtlARGE BYl"IFllTAATION. 

++ SUSTAINjl,BLE FIXTURE· USE9 
F<ECYa.EO MA.TERW.8 

bW i 

' 

5)'1 

i 

ll~UII' 

o~-.-n-........_..,........, •• _..,,,..~~--,-
""P""fl-' .. ~ ............ ...,.. .... -

~ 

■ ....... __ ,. 

.-....;.iii··---~,,,-"" ... ·-;..-

SPIRES II 38 UNIT 
TOWNHOUSE DEVELOPMENT 

8100~ 171J0, fflDS91RESGATE 
,\f\10R7,401PlAU ROAD 
RIOiMOND 

LEVEl 2 
LANDSCAPE PLAN 

~ .. .. .... OIU,\Wl,'JWUIUll!JI, 

It.I.Lr: lhrZ"-1....-
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To: 

From: 

City of 
Richmond 

Development Permit Panel 

Wayne Craig 
Director, Development 

Report to Development Permit Panel 

Date: 

File: 

April 2, 2024 

DP 23-024119 

Re: Application by Topstream Management Ltd. for a Development Permit at 8635, 
8655, 8675 and 8695 Cook Crescent 

Staff Recommendation 

That a Development Permit be issued which would permit the construction of 28 townhouse 
units and fourteen secondary suites at 8635, 8655, 8675 and 8695 Cook Crescent on a site zoned 
"Town Housing (ZT103) - Parking Structure Townhouses (Spires Road Cook Crescent)". 

Wayne Craig 

Director, Development 
(604-247-4625) 

WC:el 
Att. 3 
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Staff Report 

Origin 

DP 23-024119 

Topstream Management Ltd., on behalf of 1377591 BC Ltd. (Incorporation number: 
BC 13 77 5 91; Director: Ke Xiao), has applied to the City of Richmond for permission to develop 
28 townhouse units at 8635, 8655, 8675 and 8695 Cook Crescent and the surplus portion of the 
Spires Road and Cook Crescent road allowance. The applicant has proposed to purchase the 
surplus road allowance and consolidate it into the development site. A total of 27 multi-level 
townhouse units and one ground-level flat will be included in the development. The unit sizes 
range from approximately 83.3 m2 (896 ft2) to 180.7 m2 (1,945 ft2

), providing a mix of two to 
four-bedroom units. Fourteen of the 27 multi-level townhouse units are proposed to contain a 
secondary suite (studio or one-bedroom) on the ground level. Parking will be provided on-site 
within the parking structure at grade. 

The site is being rezoned from "Single Detached (RSl/E)" zone to "Town Housing (ZT103) -
Parking Structure Townhouses (Spires Road - Cook Crescent)" zone under Bylaw 10465 
(RZ 22-012904), which received third reading at the Public Hearing on June 19, 2023. The site 
currently contains four single-family homes which are currently vacant and which will be 
demolished. 

Frontage improvements which include ditch infill and frontage beautification along the site 
frontages, road widening, City Centre standard new concrete sidewalk and landscaped boulevard, 
new fire hydrants, public walkways on-site, upgrades to the storm sewer and sanitary sewer, as 
well as service connections were secured through the rezoning process and will be constructed 
through a separate Servicing Agreement (SA 23-026530). The Servicing Agreement must be 
entered into prior to final adoption of the rezoning bylaw. 

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: An existing duplex on a lot zoned "Two-Unit Dwellings (RDl)" and single
family homes on lots zoned "Single Detached (RSl/E)". These prope1iies are 
designated for multiple-family residential developments under the City Centre 
Area Plan. 

To the East: Across Cook Crescent, single-family homes on lots zoned "Single Detached 
(RSl/E)", which are designated for multiple-family residential developments 
under the City Centre Area Plan. 

To the South: Across Spires Road, a recently completed 64-unit high-density townhouse 
development (RZ 17-766525 & DP 18-829140) on a lot zoned "Parking Structure 
Townhouses (RTP4)". 
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To the West: An existing duplex and three single-family homes, fronting on Spires Road, on 
lots zoned "Single Detached (RS 1/E)", which are designated for multiple-family 
residential developments under the City Centre Area Plan. 

Rezoning and Public Hearing Results 

The Public Hearing for the rezoning of this site was held on June 19, 2023. No concerns 
regarding the rezoning application were expressed at the Public Hearing. 

Staff Comments 

The proposed scheme attached to this report has satisfactorily addressed the significant urban 
design issues and other staff comments identified as part of the review of the subject 
Development Permit application. In addition, it complies with the intent of the applicable 
sections of the Official Community Plan and is generally in compliance with the ''Town Housing 
(ZTl 03) Parking Structure Townhouses (Spires Road - Cook Crescent)" zone. 

Advisory Design Panel Comments 

The application was initially reviewed by the Advisory Design Panel (ADP) at the meeting on 
January 25, 2024, but was referred to a future meeting of the Panel with the applicant addressing 
the comments of the Panel. Majority of the comments from the Panel are related to the following 
elements of the proposal: 

• Alignment of the entry driveway and parkade configuration. 

• Layout of the townhouse clusters on the as well as the configuration of outdoor amenity 
space and private outdoor spaces on the podium. 

• Architectural form and character, including architectural style and treatments, individuality 
of townhouse units, as well as distinct and clearly identifiable main lobby, etc. 

The applicant has revised the design of the proposal significantly based on the comments of the 
Panel, and the revised design was subsequently presented to ADP at the meeting on March 6, 
2024. The Panel was supportive of the application subject to consideration of the Panel's 
comments. A copy of the relevant excerpt from the Advisory Design Panel Minutes from March 
6, 2024, 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'. 

Analysis 

Conditions of Adjacency 

• The proposed form of development on the subject site is consistent with recent developments 
along Spires Road, which are grade-oriented housing in the form of high-:-density townhouses 
(i.e., low-rise, street wall buildings with common parking structures concealed from public 
view by non-parking uses). 

• The existing site grade along the west property line will be maintained to provide an 
appropriate transition to the adjacent single-family developments to the west. 
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• Perimeter drainage will be required as part of the Building Permit to ensure storm water is 
managed and addressed through the development and will not impact the neighbouring 
prope1iies. 

• A minimum 3.0 m wide public walkway is proposed at grade along the west property line. 
An interim 1.83 m high solid wood fence will be installed along the west property lines, but 
will be removed when the neighbouring sites redevelop and provide another 3.0 m wide 
SRW to widen the public walkway to a minimum of 6.0 m wide. The site's strata will be 
responsible for the maintenance of the SRW areas. These arrangements have been secured 
through the rezoning process. 

• Private front yard proposed along the west prope1iy line features entry porches with layered 
planting and trees to create a sense of transition and provide screening opportunities between 
the proposed development and existing single-family homes to the west. 

• The proposed townhouse units are set back 6.05 m from the west property line, which is 
similar to the typical minimum rear yard setback requirement under the 
Single-Detached (RS) zone. 

• No balconies or rooftop patios are proposed along the west property line. 

• A 10 m wide greenway is proposed along the north property line of the subject site. The 
proposed townhouse units are set back 2.5 m from the greenway. Tree planting plans for the 
north facing front yards and the greenway have been designed to reduce over-look and to 
provide a green buffer between the proposed development and the existing adjacent single
family homes to the north. 

Urban Design and Site Planning 

• Four townhouse blocks are proposed and are positioned to enclose a parking structure at 
grade. The townhouse blocks are connected by the outdoor courtyard space on the podium, 
above the parking structure. 

• An enclosed lobby is proposed along the Spires Road frontage to provide a secured space for 
the mailbox kiosk, access to the podium level (via a staircase or an elevator) and access to the 
enclosed parking area. One pedestrian exit from the podium to street level (via exterior stairs 
at the north end of the site) will also be provided. 

• Vehicular access to the parking structure will be from Spires Road. 

• The development will contain 28 units, including: 

o One single-level Basic Universal Housing (BUH) unit at grade with direct access to the 
adjacent greenway to the north of the site, as well as direct access to the parking 
structure. This is a family-friendly unit (two-bedroom) and is approximately 83.3 m2 

(896 ft2
) in size. 

o Two four-storey conve1iible units with main unit entry located on both the ground and 
podium level. 

o Two three-storey townhouse units with main unit entry located on the podium level. 

o 23 four-storey townhouse units with main unit entry located along the fronting roads or 
public walkways, as well as a secondary entry on the podium level. 
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• Fourteen of the four-storey townhouse units are proposed to contain a secondary suite, which 
exceeds the seven secondary suites proposed at the rezoning stage. The exact number of 
secondary suites will be confirmed at Building Permit stage. 

• The secondary suites are designed to be studio or one-bedroom units with unit sizes ranging 
from 25.6 m2 (275 ft2

) to 41.5 m2 
( 44 7 ft2

). The secondary suites will have a direct street
level entry from the fronting roads or public walkways. The principal units will have direct 
access from the podium. 

• The overall size of the proposed outdoor amenity spaces complies with the OCP 
requirements. The locations and sizes of the outdoor amenity spaces are appropriate for 
providing open landscape and amenity spaces convenient to all units. 

• All ground-level secondary suites and garden suite will have a private outdoor space 
consisting of a front yard; all townhouse units will have a private outdoor space consisting of 
a patio on the podium level and/or a rooftop deck. 

• Each of the proposed private outdoor spaces at grade includes a lawn/patio area that is large 
enough to accommodate a table with seating. Each of the proposed private outdoor spaces on 
the podium level is large enough to accommodate patio furniture for a family. 

• While the introduction of Bill 4 7 by the Provincial Government restricts the requirement of 
most residential parking requirements in Transit Oriented Areas, applications which received 
first reading of their rezoning bylaw prior to January 1, 2024, are required to comply with the 
requirements in the City's current Zoning Bylaw 8500. This application received first reading 
before January 1st 2024. 

• A total of 34 residential parking spaces are proposed, which meets the minimum bylaw 
requirement. 

• The proposal will feature six parking spaces in a tandem arrangement. A restrictive covenant 
to prohibit the conversion of the tandem garage area into habitable space and to ensure that 
both parking spaces be assigned to the same dwelling unit where two parking spaces are 
provided in a tandem airangement has been secured at rezoning. 

• A total of four accessible residential parking stalls are to be provided on-site; three spaces 
will be assigned to the BUH unit and two convertible units proposed, and one space will be 
designated for visitor parking. 

• A total of six visitor parking spaces (including one accessible pai·king stall) are to be 
provided throughout the site. The number of visitor parking spaces proposed is in 
compliance with the minimum bylaw requirement. 

• Both internal and external bicycle parking spaces have been incorporated into the proposal 
and are in compliance with the Zoning Bylaw requirements. 

• The enclosed garbage room housing garbage, recycling and organics storage bins is proposed 
to be located within the parking structure, by the loading area. 

• Indoor amenity space is not proposed on-site. A $72,310.00 cash-in-lieu contribution (based 
on 27 units proposed at Rezoning and the rate identified in the OCP) has been secured as a 
condition of rezoning approval. 
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Since an additional unit is being proposed at Development Permit stage, an additional cash
in-lieu contribution in the amount of $4,132.00 is required prior to forwarding this 
application to Council for approval. 

• A 10 m wide Pedestrian Linkage is proposed along the north property line of the 
development site in accordance with the City Centre Area Plan. This east-west Pedestrian 
Linkage will include a 4.0 m wide paved multi-use path and planting strips with trees on 
either side of the pathway. This Pedestrian Linkage will be designed and constructed as part 
of the Servicing Agreement. 

• An approximately 3.0 m wide north-south public walkway is proposed along the west 
property line to connect Spires Road to the east-west Pedestrian Linkage. A 1.5 m paved 
pathway will be constructed around the retained trees. This public walkway will also be 
designed and constructed as part of the Servicing Agreement. 

Architectural Form and Character 

• The architecture reflects a contemporary take on traditional design that fits well into this 
developing and diverse neighbourhood. 

• Individual peaked roofs and vertical fins cap each unit and reinforce a sense of individuality 
to the townhouses. 

• Variations in unit mass, roof form, horizontal bands, materials and colors further break down 
the overall scale of the townhouse blocks. 

• Large glazing areas are proposed on corner elevations to create a design that engages and 
wraps the corners, as well as to increase the potential for passive surveillance. 

• The main entry to the development is marked by a large metal frame with a large address 
sign at the main lobby and parkade entrance. 

• The proposed building materials (asphalt shingles, hardie board, fluted/wood panel, and 
metal flashing/panel) are generally consistent with the Official Community Plan (OCP) 
Guidelines. 

Tree Preservation 

• 38 bylaw-sized trees on the subject development site and four trees on neighbouring 
properties were assessed at the rezoning stage. 

• Five trees, including a cherry tree (tag# 5675), a magnolia tree (tag# 5676), a spruce tree 
(tag# 5648), a magnolia tree (tag# 5649), and a Japanese maple tree (tag# 5650), are to be 
retained and protected on site. A Tree Survival Security of $50,000.00 has been secured at 
rezoning. 

• Four Western Red cedar trees (tag# OSI, OS2, OS3 and OS4) located on adjacent 
neighbouring properties at 8000/8020 Spires Road are also identified to be retained and 
protected. 

• 33 trees are identified for removal as they are in poor condition and/or in conflict with the 
proposed building footprint and/or required frontage upgrade. 
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• Based on the 2: 1 tree replacement ratio goal stated in the OCP, 66 replacement trees are 
required for the removal of 3 3 trees. 

o The applicant is proposing to plant 38 replacement trees on-site, including six conifer and 
32 deciduous trees at grade. 

o Cash contribution to the City's Tree Compensation Fund in lieu of planting of the 
remaining 28 replacement trees has been secured at Rezoning stage. 

o The applicant is also proposing to plant 23 additional small ornament deciduous trees on 
the podium. 

Landscape Design and Open Space Design 

• A pedestrian-oriented streetscape along the road frontages and public walkways is proposed 
with a defined edge with layered shrub planting and trees. 

• A metal gate is proposed in front of each ground level unit to define the private space; and 
planting is proposed to separate individual private yards and to provide landscape screening 
for privacy. 

• At the podium level, low-lying landscape buffer and metal gates are proposed along the 
common walkways to establish an appealing and intimate residential character to encourage 
socialization and provide for casual surveillance of the common outdoor areas. 

• There are two children's play areas proposed on the podium level; one at the north end and 
one on the south end of the podium courtyard for maximum sun exposure. 

• Play equipment has been chosen to fit into the play areas and to provide different play 
opp01iunities (i.e., climbing, social, imagination, balance and motor skills) that can be used 
by different age groups and for multiple purposes. 

o Play area at the north end is designed for younger children; play equipment includes a 
play panel and a play house. 

o Play area at the south end is designed for older children, a multi-use play structure with a 
slide is proposed. 

o A bench is also proposed in each of the play areas for caregivers. 

• Outdoor amenity on the podium level also feature a multi-use gym equipment and a ping 
pong table. 

• Wall-mounted lighting and bollard lighting are proposed throughout the site and will be 
DarkSky compliant. 

• A high-efficiency on-site inigation system is proposed to ensure continued maintenance of 
live landscaping. 

• In order to ensure that the proposed landscaping works are completed, the applicant is 
required to provide a landscape security of $340,054.72 in association with the development. 

Crime Prevention Through Environmental Design 

• Each private area has been provided with a secure space clearly delineated through 
landscaping, distinct paving and gating. 
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• Each unit has direct surveillance of its exterior private space and over the semi-private areas 
on-site, from occupied rooms. 

• Security lighting has been provided for all public areas around the perimeter and common 
areas within. 

• All parking stalls and long-term bicycle stalls are located inside the gated parkade. 

Sustainability 

• While the subject site is located within the City Centre District Energy Utility (CCDEU) 
service area this development proposal is exempted from the DEU requirements due to the 
scale, logistic and timing of the project. 

• The project will be designed to meet Step Code 3 requirements of the BC Energy Step Code 
with a low-carbon energy system. 

• The developer advised that the following features will be included in the building design: 

o An electric air source heat pump system for efficient heating and cooling. The condenser 
units for the garden unit is to be located on the podium; and the condenser units for the 
townhouse units are to be located on the roof decks. 

o Low energy consumption/low-flow fixtures and appliances. 

o Dual flush toilets to reduce sewage input. 

o Light-colored roof pavers for the roof decks to reduce heat absorption and cooling loads. 

o Solar-powered hardscape LED lighting to reduce on-site electrical power demands. 

Accessible Housing 

• The proposed development includes one basic universal housing unit that is designed to be 
easily renovated to accommodate a future resident in a wheelchair. This single-storey unit is 
required to incorporate all of the accessibility provisions listed in the Basic Universal 
Housing Features section of the City's Zoning Bylaw and is permitted a density exclusion of 
1.86 m2 (20 ft2

) per unit. 

• The proposed development includes two convertible units that are designed with the potential 
to be easily renovated to accommodate a future resident in a wheelchair. The potential 
conversion of these units will require installation of a vertical lift in the stacked storage space 
(which has been dimensioned to allow for this in Units #2 and #28) in the future, if desired. 

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

bathtubs and showers. 
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Conclusion 

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, 

Edwin Lee 
Planner 2 
(604-276-4121) 

EL:he 

Att. 1: Development Application Data Sheet 
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City of 
Richmond 

Development Application Data Sheet 
Development Applications Department 

DP 23-024119 Attachment 1 

Address: 8635, 8655, 8675 and 8695 Cook Crescent 

Applicant: Topstream Management Ltd. Owner: 1377591 BC Ltd. 

Planning Area(s): _C____,ity...__C_en_t_re ___________________________ _ 

Floor Area Gross: 4,303 m2 Floor Area Net: 3,956 m2 

-'--------------- -------------------

I Existing I Proposed 
Site Area: 3,089.6 m2 (33,256 ft2) 3)084.8 m2 (33,204 ft2) 

Land Uses: Single-Family Residential Multiple-Family Residential 

OCP Designation: Neighbourhood Residential No Change 

This development is subjected to former City No Change 
Centre Area Plan land use designation: 

Area Plan Designation: Specific Land Use - Brighouse Village: 
General Urban T4 

Sub-Area B .1 : Mixed Use Low-Rise 
Residential & Limited Commercial 

Zoning: 
Single Detached (RS1/E) Town Housing (ZT103) -

Parking Structure Townhouses 
(Spires Road - Cook Crescent) 

Number of Units: 4 28 principal units + 14 
secondary suites 

I Bylaw Requirement I Proposed I Variance 

Floor Area Ratio: 
Max. 1.20 Max. based on a 

1.20 none permitted 
site area of 3,302.8 m2 

Max. Floor Area: 3,963.36 m2 3,956 m2 none permitted 

Lot Coverage - Building: Max. 45% 43.8% none 

Lot Coverage - Non-porous Surfaces: Max. 75% 74.7% none 

Lot Coverage - Landscaping: Min. 20% 31.5% none 

Setback - Front Yard - Spires Road 
Min. 3.0 m 3.05 m none 

(m): 
Setback - Exterior Side Yard - Cook 

Min. 3.0 m 3.05 m none 
Crescent (m}: 
Setback - Interior Side Yard - West 

Min. 6.0 m 6.05 m none 
(m): 

Setback - Rear - North (m): Min. 12.5 m 12.5 m none 
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Height (m): Max. 15.0 m (4 storeys) 14.9 m none 

Development Site Area: Min. 3,084.8 m2 3,084.8 m2 none 

Off-street Parking Spaces - Regular 
1.2 (R) and 0.2 (V) per unit 1.2 (R) and 0.2 (V) per unit none (R) / Visitor (V): 

Off-street Parking Spaces - Total: 34 (R) and 6 (V) 34 (R) and 6 (V) none 

Max. 50% of required 
Tandem Parking Spaces: residential spaces 6 none 

(34 x Max. 50% = 17) 
Max. 50% when 31 or more 

Small Car Parking Spaces spaces are provided on-site 20 none 
(40 x Max. 50% = 20) 

Min. 2% when 11 or more 
Handicap Parking Spaces: spaces are required 4 none 

(40 x 2% = 1 spaces) 
Bicycle Parking Spaces - Class 1 / 1.25 (Class 1) and 1.25 (Class 1) and 0.2 

none Class 2: 0.20 (Class 2) per unit (Class 2) oer unit 

Off-street Parking Spaces - Total: 35 (Class 1) and 6 35 (Class 1) and 6 
none 

(Class 2) (Class 2) 

Amenity Space - Outdoor 
6 m2/unit x 28 + 10% of net 

930.5 m2 
site area= 476 m2 

Amenity Space - Indoor: Min. 70 m2 or Cash-in-lieu Cash-in-lieu none 
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Excerpt from the Minutes from 

The Design Panel Meeting 

Wednesday, March 6, 2024- 4:00 p.m. 
Remote (WebEx) Meeting 

3. DP 23-024119- PARKING STRUCTURE TOWNHOUSES 
(Referral from January 25, 2024 ADP Meeting) 

ARCHITECT: J+S Architect 

LANDSCAPE ARCHITECT: PMG Landscape Architects 

Attachment 2 

PROPERTY LOCATION: 8635, 8655, 8675 and 8695 Cook Crescent 

Applicant's Presentation 

Coby Xiao, Topstream Management Group, presented the project and together with 
Landscape Architect Yiwen Ruan, PMG Landscape Architects, answered queries from the 
Panel. 

Panel Discussion 

Comments from Panel members were as follows: 

• the turnaround of the project design from its original proposal is remarkable; 
appreciate the applicant for addressing the comments of the Panel; 

Noted. 

• review the design and height of the gates of residential units as they are 
climbable by children and would pose a safety concern; 

Vertical bars without protruding above the frame are used due to safety 
concerns. Such design also discourages children from climbing. The 
proposed gate is 42" in height. Please refer to landscape details LJO for 
details. 

• the applicant has done a very good job in redesigning the project in a short 
period of time; the changes to the original proposal have significantly improved 
the project; 

Noted. 

• the revised project design is a good example of how an applicant addresses the 
comments of the Panel; 

Noted. 
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• appreciate the proposed changes and support the project moving forward; 

Noted. 

• support all the positive comments of the Panel; agree that the applicant has done 
a very good job in redesigning the project; appreciate the modern exterior of the 
buildings; 

Noted. 

• agree with the comments of the Panel supporting the changes to the project 
design; appreciate the applicant for addressing the comments of the Panel and 
creating something special; the architectural design works well and the 
renderings presented now incorporate the landscape design; also appreciate the 
presentation of the changes made to the project design in response to the Panel 
comments on the project's original design; 

Noted. 

• support the Panel comment regarding the design and height of the gates of 
residential units which pose a safety concern for children; 

• 

Please see respo11se to similar comme11ts above. 

support the separation of the original children's play area into two sections 
located in either end of the courtyard; consider adding more seating for adults to 
make the children's play areas become multi-purpose spaces; 

Please refer to Landscape Drawing LS. Apart from bencltes, pla11ters in 
lteigltt that are 18" in height are proposed arou11d tlte cltildre11 'splay area as 
additional seating. Tltese are for adults to sit, rest and socialize while keeping 
tlteir eyes 011 tlteir cltildren. 

• support the proposed fitness area; consider installing multi-use equipment 
clusters in the fitness area in lieu of the two proposed fitness equipment; 

A multi-use fitness equipment cluster from KOMPAN is proposed. Please 
refer to landscape plan LS for details. It can be used by a group of 3 people 
for multi basic exercises at the same time. 

• agree with Panel comments regarding the high quality of the applicant's 
presentation and responses to the Panel's comments; 

Noted. 

■ overall, the revised design of project is successful; 

Noted. 
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the overall expression of lower level units is successful; however, the small 
wood door and small sideway limit the amount of light into these units; 
consider increasing the amount of glazing for the lower level units; 

Now the proposed sidelight is 7'2" in height and 2' in width. Tall windows are 
used to maximize sunlight penetration into interior. The wood door and 
sideway configuration enables alignment of them with the glazing on upper 
levels and improves the overall expression. Please see details on A7.0l. 

the door on the north or back side of the building that enters directly into the 
bedroom looks awkward; investigate opportunities to resolve this and also to 
improve its relationship with the small yard space; 

These spaces are flex spaces, they are free to be changed to another purpose. 
The beds are placed to acknowledge that these spaces could be changed to 
bedroom if needed. 

We ensure that the yard spaces on the north and west sides are al least 3. 05m 
in width, same as the ones in east and south side. They yards are functional 
and enjoyable given that they can accommodate layers of planting and open 
lawn spaces/ paving spaces. 

■ the treatment of building comers is successful; support the approach to 
highlight the lobby; overall, a varied streetscape has been achieved with a 
coherent architectural language that unifies it; however, look at how the 
rainwater leaders are resolved as they should not appear tacked on; 

■ 

■ 

Rainwater leader Juts been considered in our proposal, the main intention is 
to elegantly integrate rainwater leader with the fin project in same color. 
These will need detailed design in BP stage, together with envelope consultant 
and architect, according to custom requirements. 

a bedroom of convertible unit #28 looks directly into the garbage loading area 
that is immediately adjacent to it; review the location of the bedroom window 
or look at ways to shield the bedroom from the adjacent loading and garbage 
area; 

This space is also a flex space, it is free to be changed to another purpose. 
The bed is placed to acknowledge that this space could be changed to 
bedroom if needed. 

To minimize impact on the interior, this window is in spandrel glass. 

Another point to note is that the loading space would only access by truck 
approximately one time per week. This reduces impact on unit 2 8. 

look at the last two parking stalls in the drive aisle that are very close to the 
adjacent wall as it may be difficult to maneuver in and out of it; 

Configuration revised; turning path analyses reviewed and accepted by 
Transportation Department. 
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■ upcoming changes to the BC Building Code may impact the proposed 
convertible units with respect to clearances; early resolution, i.e. prior to the 
Building Permit stage, to comply with the changes would be helpful to the 
project; and 

Architect and code consultant are involved i11 the project to ensure these 
requirements will be followed. 

■ three Katsura trees are proposed to be planted over the sod areas on the north 
side of the site; consider replacing with other tree species that would allow 
more sunlight into the sod areas as the canopies of Katsura trees get dense over 
time. 

We have replaced Katsura trees with Japanese Maple. 

Panel Decision 

It was moved and seconded 
That DP 23-024119 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 

ATTACHMENT 3 

Development Permit Considerations 
Development Applications Department 

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

Address: 8635. 8655, 8675 and 8695 Cook Crescent File No.: DP 23-024119 

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 10465. 

2. (Indoor Amenity) Contribution of $4,132.00 in-lieu of on-site indoor amenity space (in addition to the $72,310.00 in
lieu of on-site indoor amenity space secured at Rezoning for 27 units). 

3. (Landscaping Security) Receipt of a Letter of Credit for landscaping in the amount of $340,054.72 (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. 

4. (Development Permit Panel Meeting Notification) 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 Pe11nit 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. 

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 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. 

• 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. 

Initial: ---
7630638 
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• 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 
kfigrato,y 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 



City of 
,, Richmond Development Permit 

To the Holder: 

Property Address: 

Address: 

Topstream Management Ltd. 

8635 1 8655, 8675 and 8695 Cook Crescent 

3855 Henning Drive, Unit 207 
Burnaby, British Columbia, V5C 6N3 

No. DP 23-024119 

1. This Development Permit is issued subject to compliance with all of the Bylaws of the City 
applic<:1ble 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 #42 attached hereto. 

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

5. As a condition of the issuance of this Permit, the City is holding the security in the amount of 
$340,054.72 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 secmity 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 pennitted by this Permit within 24 months 
of the date of this Permit, this Permit shall lapse and the security shall be returned in full. 



Development Permit 

To the Holder: 

Property Address: 

Address: 

Topstream Management Ltd. 

8635, 8655, 8675 and 8695 Cook Crescent 

3855 Henning Drive, Unit 207 
Burnaby, British Columbia, V5C 6N3 

No. DP 23-024119 

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 

7609062 

ISSUED BY THE COUNCIL THE 
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Property Address: 8635, 8655, B675, 8695 Cook Crescent, Richimond, BC 
Legal Description: LOTS 15, 16, 17 & 18, ALL OF SECTION 9 BLOCK 4, NORTH RANGE 6 WEST NWD PLAN 214B9 

ZONING 
Exi51ing Proposed 

zoning RS1/E ZT103 

site area 33,256.1 sq.ft. (3089.5 sq.m.) 35,551 sq.ft. (3302.8 sq.m) 
! Included city land far road cpgrade, 

2,295 sq.ft. (213.2 sq.m.) 

uses resi denHal, single dwellings tov.nhouses 'Mlh parking 51ructure 

building malrimum height 
49,21'/15m 48.88' / 14.9m 
CllY CEN1RE AREA PLAN 

NET SITE AREA 33,204.5 sq.ft. (3084.8 sq.m.) 

DEDICATED AREA 2.~6.53 sq.ft. (218.0 sq.m.) 

GROSS SITE AREA 35,551 sf. (3302.8 sq m) EXISTING SITE AREA+ PURCHASED CITY LAND 
FAA (1.2ALLOWED) 1.198(BASED ON GROSS SITE AREA) 
NET FLOOR AREA 42584 sq.fl. (3956 sq.m.) 

PROPOSED UNIT MIX 
Type Total Conl.€rtible Unit Secondary Suite 

or RI 11-11 i..;, 

TH-A1 (418\el T=house- 5 bedrooms) 1 (Lnil# 01) 

TH- A2 ( 4 IEMll Tc,,,mhouse- 5 bedrooms) 1(Unit# 02) 1 Convertible Unit 

TH-B1 (31e,,el T=house-3 bedrocms) 1(Unit# 03) 

lH-B (41e-,el Tcr,,nhouse-4 bedrooms) 9(Unit# D4-12) Unil#04-12A ( 1 bed) 
TH- C (4 le..el Tov,nhouse- 4 bedrooms) 1 l Unit# 13) Unil#04-13A (1 bed) 
TH- D1 (4 le\EI T0'Mlhouse- 4 bedrooms) 1 (Unll#14) Unit#04-14A (1 bed) 

n+ E( 1 1-1 TCll,Tlhause-2 bedrooms) 1(Unil# 15) 1 Bu-t Unit 

In+ D2(3 le-.el To,;nhause- 3 bedrooms) 1 (Lnit#16) 

lH- D3 ( 4 level To""'house- 4bedrooms) 1 (Lnit# 17) 

11-1- B2 ( 4 level To'l',nhouse- 3 bedrooms) 7 (Unit# 18-2\24-26) 

TH- B3 (4 level Tc:>MY1oose- 4 bedrooms) 2(Unit# 22, 23) Lnit#22A,23A (1 bed) 

'Tl+F (3 le1.el T=nhouse- 5 bed,oams) 1 (Unil#-27) 
' 

111-G (4 level TO'M'lhouse- 4 bedrooms) 1 (l/nit#28) I 1 Convertible U,it Unit#28A(1 bed) 

total 28 3 (lncllded) 14(1ncluded) 

bylaw reQuired 10% bvlaw permitted 50% 

PARKING & LOADING 

Residentiat 1.2 spaces per unit 

Visitor: 0.2 spaces per unit 

Total spaces( round up to nearest 
'iltlOle #) 

Tandem Parking Space 
(Included in ab011e Tct.al) 

Disability: 2% of the required 
parking space 

(Included in abow total) 

Loadln g: 1 medium si.re 
fa 11-80 Residential Units 

Bylaw Required/Allowed 

33.6 sec 7.9.3.1 

5,6 sec 7,9.3.1 

For >31 spaces prc,,;ded, 
40 minimum 50% shall be standard stalls 

(sec.7,5.13] 

20 Max.5D% of required parking stills 

4 sec 7,5.14 

sec7.13.7 

ON-SITE BICYCLE STORAGE 
Bylaw Required/Allowed 

Class 1 : Long term 
35 sec. 7.14,9 

1.25 spaces per uiit 

Class 2: Short Term 
sec. 7.14.9 

0. 2 spaces per urit 6 

Total 41 

SETBACK 

Proposed 

34 

6 

40 

6 

4 

Proposed 

ALL EV STALLS 

21 standard/Accessible, 
19 small stalls 

6S1:amard 

ALL EV ST ALLS 
3 for cometible units. 

1 for Visitor 

1 Jm length, 3.25m width 
provided for loa.din g area 

35 (121.ertical, 23hortzontal@ Parlcade) 

6(1@ Lobby Entrance Area,S@east) 

41 

North 12.Srn from NEW PL (2.5 m from Greenway SRW) 

East 3.06rn from NEW PL 

South ;l!l::im from NEW PL 

We& 6.05rn from NEW Pl (3.05m from the SRW) 

T 604 2109696 OF'FICEQJSARCHITECT.CA 
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Tree Inventory Table for 8635, 8655, 8675 and 8695 Cook Crescent 

-

' 
-

Spe<ies 
Botanical 

Dnpline Retention 
Retain/ 

Tag# Loc.ation Common 
DSH Height Radius Value 

Nime (cm) (mf Remove 
N1m12 !ml Rating 

Spedes 
Botani<al 

Tac# Loc.atron Common 
Name 

Name 
- --

5641 City Douglas- Pseudotsuga 90 20 7 Low Remove 5651 On Willow Safix spp. 
Fir menziesii Site spp. 

5642 City Douglas- Pseudotsuga 40 20 2 Low Remove 
Fir men:z:iesii 

5652 On Willow Salixspp. 
Site spp. 

5643 City Douglas- Pseudofsuga 68 20 6 Low Remove 
Fir men:z:iesii 

5653 On English /lex aquifolium 
Site Holly 

5654 City Douglas- Pseudotsuga 
Fir menziesii 

5644 City Douglas- Pseudotsuga 73 20 6 Low Remove 
Fir men:z:iesii 

5655 On Deod11r Cedrus 
Site Cedar deodara 

5645 City Douglas- Pseudotsuga 75 20 6 Low Remove 5656 City- Wes.tern Thuja plir:ata 
Fir menziesii shared Red 

Cedar 

5646 City Cherry Prunus 32 3 2 Medium Remove 5657 City Apple Malusspp. 
Laurel lauroairasus spp. 

5647 City- SUver Acer 23 7 4 Nil Remove 5658 City- Cherry Pnmus spp. 
shared Maple sacr:harinum shared spp. 

I 

5648 On Spruce Piceaspp, 43 20 5 Medium Retain 
Site spp. 

5659 City Apple Malusspp. 
spp. 

5660 On LaWSOfl Chamaecyparis 
Site Cypress lawsoniana 

5649 On Magnolia Magnolia spp. 32 6 4 Medium Retain 
Site 

I 

5661 On Lawson Chamaecyparis 
Site Cypress lawsoniana 

5662 On Lawson Chamaecyparis 
Site Cypress lawsoniana 

5650 On Japanese Acer palmalum 47 6 5 Medium Retain 
Site Maple 

5663 On Norway Picea abias 
Site Spruce 

5664 On Japanese Acer pa/matum 
Site Maple 

5665 On Forsythia Forsythia spp. 
Site 

5666 On Tree of Ailanthis 
Site Heaven altissima 

5667 On Paper Betula 
Site Birch papyrifera 

5668 On Plum Pninus spp. 
Site 

5669 City Western Thuja plicata 
Red 

Cedar 

0 Diamon~ 

Dr,pline Retention 
Retain/ 

OSH Height Radius Value 
(cm) (m) Remove 

(ml Ratmg 

Species 

Toi~ Location Common 

Name 
~-

38 6 5 Medium Remove 5970 City Apple 
spp. 

62 18 5 Low Remove 5971 City Cherry 
spp. 

48 12 3 Medium Remove 5672 City Lawson 
Cypress 

71 24 7 Low Remove 5673 City Lawson 
Cypress 

66 24 7 Medium Remove 5674 City Lawson 
Cypress 

60 12 6 Medium Remove 5675 Shared Cherry 
spp. 

36 6 6 Medium Remove 

33 6 6 Low Remove 
5676 On Magnolia 

Site 

34 6 6 Medium Remove 5677 On Black 
Site Walnut 

20 8 1 Low Remove 5678 On Cherry 
Site spp. 

20 8 1 Low Remove 0S1 Off Western 
Site Red 

Cedar 

20 8 1 Low Remove 0S2 Off Western 
Site Red 

Cedar 

64 24 6 Low Remove OS3 Off Western 
Site Red 

Cedar 

33 5 4 Medium Remove 0S4 Off Western 
Site Red 

Cedar 

20 5 3 Medium Remove 

30 5 3 Low Remove 

48 20 3 High Remove 

43 14 3 High Remove 

50 9 2 Medium Remove 

Botanicai 
Dnphne Retention 

DSH Height Radius Value 

Name: [cm) {m) 
(ml Rating 

Ma/usspp. 36 6 4 Medium 

Prunusspp. 53 4 4 Medium 

Chamaer:yparis 30 9 2 Medium 
lawsoniana 

i 

Chamaer:yparis 30 9 2 Medium 
Jawsoniana 

Chamaecyparis 30 9 2 Medium 
/awsaniana 

Prunusspp. 37 7 3 Medium 

Magnolia spp. 25 4 3 Medium 

Jug/ans nigra 24 4 3 Low 

Prunus spp. 49 10 4 Medium 

Thuja plir:ata 50 20 6 Medium 

Thuja plicafa 35 20 6 Medium 

Thuja plir:afa 35 20 6 Medium 

Thuja plir:ata 35 20 6 Medium 

R•tain/ 

Remove 

Remove 

Remove 

Remove 

Remove 

Remove 

Retain 

Retain 

Remove 

Remove 

Retain 

Retain 

Retain 

Retain 

.. 
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1M X 1~ DECORATIVE / 
SAW-CUT CONCRETE A 1 ENTRY 

WITH CHARCOAL COLOUR PANELS 

MATERIAL LE.GENO 

□ .: . S00 LAWN 

[]TI] BOARDWALK 

EB CONCRETE PAVING 

El] SAW.CUT CONCRETE~ 
CHARCOAL COLOUR PAt~ELS 

MAGLIN 970 9."Cl';EO IPE WOOO 

V" REFER TO DET ... IL 

- 5' -6" t-fT SOLi□ WOOD fENCf:. 

PLANT SCHEDULE PNG PROJECT NUMBER: 22065 

KEY QTY BOTANICAL NAME COMMON NAME. PLANTED SIZE ( REMARKS 

TR.EE 

I 
J ACER PALMATVIJ 'BL000GOOD. REa JAPANESE MAPLE 8CM c.a.L;B&B 

1 GlEDITSIA T. INERN.IS 'SHADE MASTER' SHMJEMASTE~ HONEYLOCUST 8CM CAL: B3.B 
9 LIGlUIDAMBAR STVRACIFLUA ·EMERALD SENTINEL' EMERALD SENTINELSWEETGliM aCMCAL;B&B 

2 MAGNOLIA KOBUS KOBUS MAGNOLIA (WHITE. BCM CA~ STD; B&B 

12 PARROTIAPERSICA 'RUBY VASe RUBY VASE PERSIAN IRON\IVoOO acM CAL: TREE FORM; BS.8 
6 PINJS NtORA 'AANOlD SENTINEL' ARNOLD SENTINEL AUSTRIAN BLACK PINE -1MHT; B&B 

s STEWARTIA PScJJDOCAMELLIA JAPANESE S TEWARTIA llCM CAL.B&8 

NOTES: • PL,t,NT SIZES IN nus LIST ARE SPECIFIEDACCORCXNG TO THE BC LANDSCAPE STANDAFitl AND CANADtAN LANDSO.PE:STANO ARD, LATEST EDITION. CONTAINER SIZES 
SPECIFIED AS PER CNJ..A STAl'IIDA.RO. BOTH ~NT SIZE ANOCONTAINERSIZEARE ~E Ml f'IIN.4UM ACCEPTABLE SllES. • REFER TO SPECIFICAnONS FOROEF!NfOCONTAINER 
MEASUREMENTS MID OTHER PLANT MATERIAL REQUIRE"-!ENTS. • SEARCH AND REVIEw. MAKE Pl.ANT MATERIAL AVAIL.ABLE FOR OPTIONAL. REVIEW BY L»OSCAPE ARcl-'n'ECT A T 
SOVRCE OF SUPPLY'. AREA OF SEARCM TO lf'l!ClUDE LOWER MAINLAND AND FRASER VALL£Y. • SUBSTITUTIONS: OOT A IN WRITTEN APPROVAL FROM TiiE LANDSCAPE ARCHITECT 
PRIOO TO MAKING Ml'( suesnnrnoNS TO n-tE SPECIFIED MATERIAL UNAPPROVED SUBSTITlfTIONS WILL BE REJl:CTED. ALLOW A MINIMUM OF FNE DAYS PRIOR TO DELIVERY 
FOR REOuEST TO SUBSTITUT E. suasTITUTIONS ARE SUBJECT TO BC LANDSCAPE ST#,□ARD AND CANAD"-N LANDSCAPE STANDARD - CEFINITION OF CONCHTIONS OF 
AVJJJLABIUTY •• ALL LANDSCAPE MATERIAL AND WORKMANSHIP MUST MEtT OR EXCEEO ac LANOSCAPESTANOARDAND CANAOIAf~ L»IDSCAPE STANOAflD LATEST EDIMN . • ALL 
Fl.ANT MATERIAL. MUST SE PROVIDED FROM CERTIREO DISEASE FREE NURSERY. ' BIO-SOLIDS NOT PERMITTED IN GROWING MEDIUM UNLESS AUTttORIZED BY LANOSC.APE 
ARCHITECT. 

NOTE: All SOFT LANDSCAPE AR~S TO BE IRRIGA.TED USING DESIGN/BUILD HIGH EFFICIENCY. DRIP IRRlGATION SYSTEM WITH RAIN SENSOR. PROVIDE SHOF- DRAWINGS FOR 
COflSUL TANT REVIEW PRIOR TO CONSTRUCTION. 

REQUIRED REPLACEMENT TREES (8CM CAl): 58 
A CTUAL REPLACEMENT TREES: 41 
OERCIT: 11 

ARBORJST NOTES FOR lR~E•·s 5648, 5ti49, ANO 5650: 

1. 80ARDWALI( TO BE 8UILT UN□ERARBORIST SUPERVISION, WITHOUT ANY EXCAVATION. 
2, TREE FENCING TQ BE INSTALLED IN TWO PHASES. 
l, PHASE ONE TREE FENCES TO BE BUILT PRloR TO SITE ct.EARING TO TI-tE FULL MUNICIPAL 

REQlJIREMEJ,,IT. 
-1. PHASE TWO TREE FENCES TO eE BUILT JUST PRIOR TO n-tE BOARDWALK CONSTRUCTION. 

PHASE TWO TREE FENCE PERAR150RIST 
REPORT 

PHASE ONE rREe FENCE PER ARBORIST 
REPORT 

rMETALGATE 

EXJSTING & PROPOSED WEST P.L. 

Sl EWARTIA PSEUOOCAMELUA 

PLANT SCHEDULE - SRW PMG PROJECT NUMBE:R: 22D11:11 

KEY QTY BOTANICAJ. NAME COMMON NAME PLANT'EO SIZE I REMARKS 

i, 5 AESCULUS CA.RNEA 'BRIOTII" R:ED HORSE CHESTNUT 8CM CAL; U II"-' STD; 8&S , LIQUJDAMBAR STYRA.CFLIJA 'EMERALD SENl lta.' EMERALC SENTINEL SWEETGUM 8CM CAL: BAB 

3 P\NUS NIGRA 'ARNOLD SENTINEL' ARNOLD SENTINEL AU STRIAN Bl.ACK PINE 4M HT; 8&B 

i'IOTES: • PLANT SIZES IN THIS UST AAESPECIFE>ACCORDING TO THE BC LANOSC>Jlf ST.ll'□ARDANDCANAOIAN LAl'OSCAPE S TANDAAO, LATEST EDITION. CONT,AJNER SIZES 
SPECIFIED AS PfRCNLAST-'.NO,i.RO, BOTH PLANT Sfl.E A.NOCONTAINERSIZ,EARE THE MlNlMUM ACCEPTABLE SIZES. • REFER TO SPECIFlCATIONS FOR □EFINED CONTAIN£R 
MEASUREMENTS AND OTHER PLANT MA TE.RlAL REQUIREMENTS. • $~RCH ANO REVIEW: MAKE Pl.Atlf MATERIAL AVAJLABLE FOR OPTIONAL REVIEW BY UJIOSCAP E ARCHITECT AT 
SOURCE OF SUpPL Y. AREA OF SEARCH TO INCLUDE LOWERWJNLANO AND FRASER VALLEY. • SUBSTITUTIONS: OBTAIN WJl!ITTEJ~ APPROVA L FROM n£ LANDSCAPE ARCHIT C:CT 
PRIOR TO MA)(ING ~y SUBSTrT\JTIONS TO "Tl-IE SPECIFIED MA.TERIAL UNAPPROVEO SUBSTTTIJTIONS Wl.L BE RE.A:CTEO. Al.LOWA MINIMUM OF Frve DAYS PRIOR TO OEUVERY 
FOR REO\JESTTO SUBSTITUTE. SUB8'TTTUT10NS ARE SUBJECT TO BC LAMJSCAPE STANOARO ANO CANADIAN LANDSCAPE STANDARD· DEF/NIT/ON OF CONDITIONS OF 
AVAJLABk.tn'. • AU. LANOSCAPE MATERIAL ANO WORKMANSHIP MUST MEET OR. EXCEED BC LANO SCAPE ST ANDARO AND CANADIAN LANDSCAPE ST ANOARO LATEST EOITION. • All. 
PLANT MA.TERIAL MUST BE PROVIOEDFROM CERTIFIEO OISEASE FREE NURSERY. · BIO.SOLIDS NOT PERMITTED IN GROWING ME□lliM UNLESS AUTHORIZE□ BY LANDSCAPE 
ARCHl~CT. 

EAVES LINE I 
~ OF 8960 SP!RES AND 8000 /8020 SPli ES t-' 

i 

I 
THE LANDS~PIN PROPOSED WITjHIN 
IS SUBJECT D TO THE APPROVA L '?F P 
A S PART O THE ERV.CING AGRE~ME 

0 
~ 0 

"' ,. 

PROPERTY w,E 

fENCE CONSTRUCTED 
'IN TRC:E PROTECTION 
AREA Wm-t ARBORIST 
SUPERVISION 

~ e:71 ~ - . 
l GLEOITSIA T. INERMIS 'SHI\DEW.STER 

\ 
\_ PROPERTY LINE 

COOK CRESCENT 
CO(j)K CRESCENT 

I 

S TREET TREE & SOD 
LAWt-1 BOULEVARD. 
REFER TO OFfSJTE 
P l ANS 

L PAAROTIA PERSlC.-. 
'R.UBY VASE' 

} . 

L DP 23-024119 April 21

, 2024 PLAN #11 
\I) 
J 

:2i(l6S,-19 .2.IP 

(tlCopyright reser.1ed. This drawing ar,d dE1iign is the 
property of PMG L andscape Archi tecls and may t1ot be 
reprodu,:;ed or used for other projecb without their 
pennlssion, 

Suite G100 • 4185 Stil Creek Drive 
Burnaby. British COiumbia. VSC. 6G9 
p: 604 294--0011 ; I: 604 294-0022 

SEAL: 

" l 4.MAIU.4 a.sutc roaoP 

" lal.MAlll.12. NIWstrl h .AN ,. ]411&.21 ME.'Wll'T[ ,l,AN 

ts 14.f~ll NCWSITE PLAH 

" !4.IEIU.4 NlWsntPlM' 

ll U .JAN.l tJ N1WSITOIJiN 

u ll.OEC.15, l'.E'IIISIDN P(R COMMENT5 

l1 lUO\f.CJ ftEYISIOIII Pf'IICOMMENTS 

JO n .ocr.n NfW '1111 PLAN 

• J1.IVN.ll NCWSrTE , LAH 

' H&P"-,05 Slfl p~ COO ~OINATION 

7 H .MAU'3 ltlCWSITE , LAN 

' U.M"-U 4 />IEWYT°lPlAN 

' ll .MAlJ)I NfWSllTP&AN 

• :n.MMJ)li N EWS.ln PLA!tr, 

' :U.DH:.:11} NEW WTf Pl.AN 

) 22.ouu; NEWYTI PLAN 

) U.Dtc.tll5 ~wimPLAN 

NO. DATE REV tSmN D E S CRI PTI ON 

C:LIENT : 

PROJECT: 

" 

" 

DR, 

RESIDENTIAL DEVELOPMENT 

8635-869S COOK CRESCENT 
RICHMOND, 8C 

D RAWIN G TITLE: 

LANDSCAPE PLAN 
GROUND LEVEL 

DATE: 12./1.PR.ll DAAWING NUMP'ER: 

SCALE: U SO 

Ll ORAWN: DO 

DESIGN: DO 

CHK.'D: MC• OFll 

PMG PROJECT NUMBER: 22-065 



PLANT SCHEDULE P MG PROJECT HUMBER: 22-085 

KEY QTY OOTANICAL NAME COW.ION NAME PLA.NTED SIZE;; f REM-'RKS 
SHRUB 

I 
• ~ JAPOJ,,llCA 'AU1\.JMN CHEER: OWARF AZALEA. LIGHT PINK #2. POT;25CM 

• ~ JAPONICA 'GOLDEN L10KTS' 0ECI0um.JS AZALEA. YELLOW: L. MAY #2 POT;2!iCM 

17 BUXUS MICROPHYlLA 'WINTER GEM LrTn.E·l..E/1.FBOX #3POT; 40CM 

"" HYDRANGEA SERRATA 'BLUEBIFU1 MOUNTAIN HYDRANGEA; L.ACECAP SLUE "2 POT: 300,1 #3 POT; 40CM 

• ILEXCRB'IIATA 'CONVEXA' JAPANESE HOLLY i13POT: 50CM 

41 NANDINA DOMESTK;A HEAVENLY EA'-IBOO #3 POT: 500A 

22 PIER1S J.APONICA 'VALLEY VALENTINE' PIER.IS; REO BLOOMS #3POT; 50CM ,. RHODODENDRON 'BDW BELLS" RHOOODEtOR.01\1 #3POT, SOCM 

55 ROSA 'N0/1.RTRA.LIM' CARPET ROSE: PINK #2 POt;40CM 

301 TAXUS X MEOlA HM. E001E' EOOIE"SYEW U MS&S 
GRASS 

® 100 FEST\JCA GINER.EA -euJAH SLUE' FESTUCA #-1 POT 
PERENNIAL. 

0 
GC 

16 LLRIOPE MUSCARI BLUE ULY·lURF 15CMPOT 

~ 
15 ERJCA CARN EA 'SPRINGWOOO PINK' WINTER HEATI-I: PINK #1POT 

• flOLYSTICHUM MUNITIJM WESTERN SWORD FERN #1 POT:2SCM 

/IIOTES: • PLANT SIZES IN THIS LIST ARE SPECIFIED A.CCOROlt4G- TO THE BC LANDSCAPE STANDARD AND CANADIAN LANDSCAPE STANDARD. LATEST EOITIOO. CONTAINER S IZES 
SPECIREO AS PER Ct,LA STANDARD. BOTH PLANT SIZEAND CONTAINER SIZEARE THE MIN1~M ACCEPTABLE SIZES. • RE.FER TO SPECIFICATIONS FOR OEFlNED CONTAINER 
MEASUREMEt,ITS ANO OTHER PI...ANr ~ATERIPJ. REOLJIREMENTS, • SEARcH AND REVIEW'. MAKE PLANT MATER!ALAVAILfl-BLE FOR OF'1lONAL REVIEW~ LANOSC:AF'E ARCHITECT AT 
SOURCE OF SUPPLY. AREA OF SEARCH TO INCLUDE LOWER MAINLJ\ND AND FRASER VALLEY.• SUBSTITUTlONS: OBTAIN ~ITTEN APPROVAL FROM TI-£ LANDSCAPE ARCHITECT 
PRIOR TO MAKING ANY SUBSTITUTIONS TO THE SPECIAED MATERIAL. UNAPPA.OVED SUBSTITuTIONS WILL ee REJECTED, AIJ..OW A MINIMUM OF FNE DAYS PRJoR To O9.lVERY 
FOR REQUEST TO suesnrure. SUBSTITUTIOt-1S ARE SUBJECT TO BC l..,QJ>.jO$CAPE STANDARD AND CAMACIAH LANDSCAPE STANDARD ·OEANITION OF CONomoNS OF 
AVAILABILITY .• ALL LANDSCAPE MATERIAL AND WORKMANSHIP MUST MEET OR EXCEED ac LI.NOSCAPE SMNOAROANO CANADIAN LANDSCAPE STANDARD LATEST EDITION.~ ALL 
PL.ANT MATERIAL MUST E£PROVIDED FROM CERTIAED DISEASE FREE NURSERY. ~ BIO-SOLIDS NOi PERMITTED~ GROWING MeOIUM UNLESSAU'THORJZED BY LANDSC,IIPE 
ARCHITECT. 

NOTE: ALL SOFT LANDSCAPE AREAS TO BE IRRIGATED USING DESIGNiBUllD HIGH EFFICl'ENCY. DRIP IRFUGATION SYSTEM WITH RAIN SENSOR. PROVIDE SHOP ORAWINGS FOR 
CONSLJLTIVIT REVl'EW PRJOR TO CONSTRUCTION.. 

i \ 

• i 

PLANT SCHEDULE - SRW PMG PROJECT NUMBER: 22-0e:5 

KEY QTY B OTANICAL NAME CCMMON NA.ME PlANTED SIZE/ REMARKS 

S'HRUS 

~ n auxus r.4CROPHYl.LA W INTER GEM' UTTLE--l.EAF BOX #J POT;40CM 

:8 49 IL.EX CRENAT A 'CONVEXA' JAPANESI= 1-iOll Y #3 POT; 50CM 

94 NANDl('IA 0011,,1EsTICA HEAVENLY BAMBOO 13 POT;5QCM 
);< 04 RHODODEt,DRON 'BOW BELLS' R.I-IOOOOENORON #3 POT, 50CM 

09 20 TAX.US X MEOLA HM. EDDIE' EOOIE'SVFl'I 1.5MB&B 

GRASS 

~ 
., CARE( OSHIMENstS 'EVERGOLD' EVERGOLO JAPANESE SEDGE #1POT 

143 FESTUCA CNEREA "ELIJAH BLUE' FESTUCA #1 PC>T 
GC 

@: 35 PoL-rsncHUM MUNITUM WESTERN sWoA.0 FERN #1 P'OT; 25CM 

hlOTES: • PLANT SIZES lt..i THIS LIST ARE SPECIAEO ACCORDING TO THE EiC LANDSCAPE STANDAROANC CANA.DIAN LANDSCAPE STANO.ARD , LATEST EDmON . CONTAINER SIZES 
SPECIFIEO AS PERCNLA STANOARO. BOTH PI...ANT SIZE ANO CONTAINER SIZE ARE THE MINIMUM ACCEPTABLE SIZES. ' REFER TD SPEC IA CAT IONS FOR DEFINED CONTAINER 
MEASUR0,ENTS AND OTHER PL.ANT MATERIAL REQUIREMENTS. ~ SEARCH AND REV1EW: MAKE PLANT MA~IAL A VAILABLE FOR OPTIONAL P.EVIEW BY LANDSCAPE ARCHITECT AT 
SOURCE OF SUPPLY, AREA.OF SEARCH TO INCLUDE LOWER MAINLAND AND FRASER VALLEY.• 5U8STliUTIOr--1S: OBTAIN WRITTEN N'PROVAL FROM THE LANDSCAPE /IRCHITECT 
PRIOR TO MAKING ANY SUBSTTTUTIONS TO TtlESF'ECIA ED MATERIAL. UNAPPROVED SUBSTlTIJTlDNS W1LL ijE REJECTED. ALLOW A MINIMUM OF F1V E DAYS PRIOR TO DEllVERY 
FORA.EO'JESTTO SUBSllTUTE. SUBSTIT\JTIONSARE SUBJECT TO BC LANOSCAPESTANOAAO M.10 CAN.ADIAN LANOSC/l.PE STANDARD- DEFlNITION OF CONDITION$ OF 
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Scale: 1: 150 

PAR K.A.OE 

10 

~I~------ ----------- ----

----- - ---- - - ------ - --- ----- - -------------------~--~ 

NORTH ELEVATION 
Scale: 1 :150 

SOUTH ELEVATION 
Scale: 1: 150 

PARKADE 

============--+- 4 

------------- - ----+-➔ 

==============➔-➔ 

1. Asphalt Shingles Roof (Gray Finish) 9. Pre-finished Windows Frame (Black) 
2. Hardie Board (White Finish) 
3. Hardie Board (Gray Finish) 
4 Hardie Board (Taupe Finish) 
5. Natural Walnut Fluted Panel 
6. Natural Walnut Wood Panel 
7. Charcoal Metal Flashing 

Hardie Board in Gray Finish for Window 

10. Metal Railing With Clear Glazing(Gray Paint) 
11_ Pre Matte-finished Metal Panel (BM Green Thumb CSP-870) 
12. Pre Matte-finished Metal Panel (BM Spring Sky 674) 
13. Pre Matte-finished Metal Panel (BM Yellow Highlighter 2021-40) 
14. Pre Matte-finished Metal Panel (BM Orange Appeal 124 ) 
15_ Frosted Tempered Glass Screen 

T 604 2109698 OFACE@JSARCJ-IITECT.CA 

206-4603 KING SWAY, BURNABY, BC VSH 4M4 

WWW.JSARCHITECT.CA 

BUILDER'S l'I.ESPONSIBILITY TO LA'l'OUTWORK 

It is the Bwld., r • re spons,O,Ut to la y olll dnd .arr/ out 
th~ ·Nork a5 deu,lt d ,n the contracl d-Jcvment1. ~ is 

lhere lore neces~ar I lor the builder 10 Pill' v~ri clo u 
aIT,.ntion1o i><.lua l •hl e d,rr,ens,on~ georn~TII U and 
con m~o!lS ""••hma,' v~ry lrom thos e ~ on The 
d!;1w 1ng1 

.lln~ d1 5crei;,.,nc,e s wh1ch the eu,ldu d 1..::oser> wlhio 1/k 
co ntrac t <10cumar,t~ th~m•e lv,.,,_ Jr o.:rw • .-n 111<' c<>rilr~t 
dccuma- nls. .l, •~e conmi,on~ art to ~e d,scus s.ed ,>mh 
the AreMel ,mmed,a tt ly be tm" prnce~<:l:ng w1l h ~...., 
work, 

Wrot1en dim~nsions $na ll i-,ave p, .. c~di;ncc over ,eeli;d 
d1rr,~nsi ons. 

Co pynght Ruerved 

Tnrs ph1n ~r.d <li,s1gri Vt 1nd ~t ~1 11.-res rem~,n 1n~ 
e.clusi vEpiopert t ol J• S A,c r.t~cl~"dmil\" r.ottloi!used 
o, ,.por,:t,.,c ed,.1tm>t11wnnencon-..e<>t 

ISSI.JED FORR::RE-S UB l~ISSION 

ISSUE[") 1'0~ R: ~PPt.1c.ortoN 

REVISIONS: 

ISSUED FOR: 

C~P'fll~M Rntrv .. c 
Ev e ry1h, ng,hcwnMrec nfo rusa- ontt,,i pt~1ec1only J.. 
r•H~ not u. rop, oduced w,lhout 11'1" AtcMects.· .-.r,nen 
pe,m,u1o n & unl~ss ti,<C reri,D<!uc\lQ'1 c1u1 u Jt,e.,- namE 

8635-8695 COOK CRESCENT 
TOWNHOUSE DEVELOPM ENT 

8635-8695 Cook Crescent , 
Richmond BC 

21-28 

Elevations(BLD3) 

A3.04 



L 

D 

SLOPE ROOF 
47"-10 3/4"(14.60M) 

ROOF OF ATTIC 
41'-6"(12.46M) 

4TH FLOOR 
31'-6"(9.51MJ 

3RD FLOOR 
21'6"(6.56M) 

2ND FLOOR 
11'-€-"(3.51MJ 

GRO UND FLOOR 

AVERAG[ FINISH GRADE 

WEST ELEVATION 
Scale: 1: 150 

SLOPE ROOF 
47'-103/4"(14.SOM) 

ROOF OF ATTIC 
41'-6"(12.46M) 

4TH FLOO R 
31'- 6 .. (S.51M ) 

2ND FLOOR 
11'-6"(3.51M) 

VERACE FINISH GRADE _ r 
-,-, 

0 

EAST ELEVA ION 
Scale: 1:150 

PA R KADE 

Apri 

1. Asphalt Shingles Roof (Gray Finish) 
2. Hardie Board (White Finish) 
3. Hardie Board (Gray Finish) 
4 Hardie Board (Taupe Finish) 
5. Natural Walnut Fluted Panel 
6. Natural Walnut Wood Panel 

Charcoal Metal Flashing 
Hardie Board in Gray Finish for Window 

SOUTH ELEVATION 
Scale: 1:150 

NORTH ELEVATION 
Scale: 1150 

PAR KAOE 

9. Pre-finished Windows Frame (Black) 
10. Metal Railing With Clear Glazing(Gray Paint) 
11 . Pre Matte-finished Metal Panel (BM Green Thumb CSP-870) 
12. Pre Matte-finished Metal Panel (BM Spring Sky 674) 
13. Pre Matte-finished Metal Panel (BM Yellow Highlighter 2021-40) 
14. Pre Matte-finished Metal Panel (BM Orange Appeal 124) 
1 5. Frosted Tempered Glass Screen 

, 'f 

:~~f 
- - --~-+i~t 

!'.!. 

T 604 21 0 9695 OFFICE@JSARCHITECT.CA 

206-400JKINGSWAY, euRNA8Y, BC VSH 4M4 

W/AV.JSARCHITE CT.GA 

BUILDER'S RESPON SIBILITY TO LAYOUT WORK 

It ,s tt,p &11ld~r· s re~PQ~s1b ,t1!1 !u l~v uut and carr / out 
th~ work as de•a~~CI ,,, 11,~ con!, dcl d.ocum..nls. Kos 
ther~lo, e nPcPsnr 1 !0 rthe Cl'J 1lde , 1, p,\ , e r, close 
~tten11on t~ ac!ual s11e dlM~n•1~n• g~om~tri es and 
cor>d1t,ons which m~y v~ry lrQ m tho" ~ on !he 
d r3WI NJ' 

in!' c!l• • •~pa,,c,u ,.· h, ch lh e But\de r d1sco,er, w1th1nth~ 
coni•~cro.,c urr.er,tstl'\-rms" lv e~ ur be,r,.•,e,enthe c,mat 
IJ ~~~.-,~r t• ,i, s te condr.1or,~ l ta to be <l•SC<Jlsed ,·»th 
::,tchll: I mm,,dca:e~ be!ore p1oce~:Jmg w,th J fl'/ 

\-..uuer =tn,.c, ~ , n al r :s·,~ p ·;,c;,tl€n:a c•,,,r sc;:i' -e<I 
tl1 111P1';<Cf1~ 

Th,, plan and design a re a.nil as a~ Ul'1"e~ ,e,..,&n 1~ 
u dus.,e prope r!/ of J+S A, cMect 3M "1a\ 1101 c~ us~o 
orreporll uce dw11hoU1 11·rlltencons~n• 

1ssuro FO~ R:: RE-sl.13 '11:0:SIOtl 

l~~ 'J t:LJ FOR AZ RE-SLeWSSIOt! 

REVISIONS: 

ISSUED FOR: 

DAlE (O,WV ) 

DATE1DIM fl'i 

cow~ht Re~teri.ed 
E,-erylr.ngshov,fllit' r<i! cnto r uuonU,a1 ?101e cl only .!, 
"'~Y ' • " ·F•O<:UC..,, wHMU! "'~ Arc h ,~cts ,m11~n 
p,,1mrssK1n&.=le,~ !II«- re proct.<~t,on : a, ., , , ~"lea, name 

8635-8695 COOK CRESCENT 
TOWNHOUSE DEVELOPMENT 

8635-8695 Cook Crescent, 
Richmond BC 

~ -
2024-03-27 

21-28 

Elevations(BLD4) 

A3.05 
I REV I.SI ON N, 

I 



) 

1 2 

Material Legend 

1. Asphalt Shingles Roof (Gray Finish) 
2. Hardie Board (White Finish) 
3. Hardie Board (Gray Finish) 
4 Hardie Board (Taupe Finish) 
5. Natural Walnut Fluted Panel 

3 

6. Natural Walnut Wood Panel 9 
7. Charcoal Metal Flashing 
8. Hardie Board in Gray Finish for Window/Door/Edge Trim 
9. Pre-finished Windows Frame (Black) 
10. Metal Railing With Clear Glazing(Gray Paint) 
11. Pre Matte-finished Metal Panel (BM Green Thumb CSP-870) 
12. Pre Matte-finished Metal Panel (BM Spring Sky 674) 
13. Pre Matte-finished Metal Panel (BM Yellow Highlighter 2021-40) 
14. Pre Matte-finished Metal Panel (BM Orange Appeal 124 ) 
15. Frosted Tempered Glass Screen 

A ril-2 2824 

4 5 6 7 

11 12 13 

I 

8 

14 

15 

T 1!04 l1096St OFFICe@JSARCHTECT.CA 

ZOMS113 l(IMOOw.a.Y e~NA&Y. BC v'SH <I~ 

8"'!1,,neR'I RU,.IJNS!ilUTYTO L.AYou:r !!!f2M 
lt It lh~ llulldR<'~ ropor1111:91!t{ 1a 1•~ ""' .,..., Wfl'"1 gl,III 
1t1,~ .. ditlll•l••hntl,•co~i::llkoc,..,..nl• ll.1. 
it11111~I011" Mu~fOl"lhebo.1...,1 llaf»)o'~NYCios~ 
1,anl);n I,:, ,-PWI d" dl!ll"llll\li::n&. ,e.,,,_..-..,~ .a.lld 
u,ll(ll"'nl.,,l'Klll'!lll,ql'i'hmhll ~ .,.,1i., ........ 
_.,,, ~-=i,, .... ~h;(k,,lderd!l(O"'l,n1\,thittth" 

cl.lWl'Wl:d3~ ........ "'•'he ...... N or bitl!ool'N'lk.-CCPlll'WI 
dlla,m.,,u.,.ll~e~~. a,tll:-t.e~..,,;1.,1~ 
~!,!'""'',n """"",j]aYloj t.tme P'""'~ed<"!lw,li &")' 

ll'ird,M """_,, "'"' ~ pnn•,,~• --aM ..,_01'111. 

Th!'!! pMaon<I dl~fSI" - • ~d ill al bmB~ •"'lln. the
.ooclw,,,. pr111~"'1 ol J,.S ~I'll.,;!; """/j m■t m< be uqd 
<:11•~CU:"""'"°ul"'""~"""f"l5..-il 

"'' 2s,.1110J• 

lliSUEll l'0R ~ I..E.fii!JBl,I.IS:.ION' 1H12'iDl1 

l$SUEQFOJIIDI' 

1$$1,.1£0 Foll. r, 000AtltlA1lCN lll,IM/1023 

ts'SUEll FOR 11'2 R6SUIMl$SION 

ts$VED FOIi R1. ~fl~SIOI~ ~mon 
les~l<ORR'l""'1'\JC•1l0t.1 1.uoArlll22 

NO. MINl!IIQPII CA'T'1;\Qlllf'l'I 

REVISIONS: 

ISSUED FOR: llATEIDNIV) 

"Of'i:igUl!~11lll!IION 

COA"~il!t fl ....... 
l;Y,efYWl1ll lhllwn l'lftl!on Im.,.., ~n ~• ~Jle1 Oflly, to 
IT'I.,, 11o1 !If rt•f)IQ~•JCtdw•lni>III tfll! a,ci,,~,..·11U~ 
p.r1"!u,c.n&"""'M ..,..,,proov~,._,,rf..,5h ,r rwm,. 

Plfl'.l.ECT 

6635-8695 COOK CRESCENT 
TOWNHOUSE DEVELOPME:NT 

$635-8695 Cook Crescent, 
Richmond BC 

21-28 

Material Precedents 

_..,_ 

A3.00a 



D 

5''x9" 
Square steel pipe 

dark gray fluorocarbon spray 

L shape 3"x12" 
Wooden Grain Aluminium Profile 

2,S"Russ stainless steel 
round tube 

LED Bulbs ---
3000k 

(Random) 

Features Art work 

L shape 3"x12" 
Wooden Grain Aluminium Profile __ ---1=''="'"'11-

4 

5"x9" 
Square steel pipe 

darn gray fluorocarbon spray 

2.S"Russ stainless steel - --+----__, 
round tube 

PLAN 
Scale: 1 :50 

LED Bulbs---+-----~-~-
3000k 

{Random) 

Pre Matte-finished Metal Panel 
weather Protection 

(BM Yellow Highlighter 2021-40) 

Stainless steel panel 

Features Art work 

Glass Curtain Door -----,,-----tttttttllttt 

Elevator Weather Protection 

Elevation 
Scale: 1 :50 

Elevation 
Scale: 1:50 

23-0241-19 

Wood slat panel 
Dark gray_ 

Rainproof Venmation louvers 

Parkade Ventilation 

L shape 3"x12" 
Wooden Grain Aluminium Profile 

5"x9" -----.t--et=-
Sq uare steel pipe 

dark gray fluorocarbon spray 

2.S"Russ stainless steel---+--'---1---1-
round lube 

LED Bulbs ---+-+-
3000k 

(Random) 

Features Art work 

l'-1' 

tt 

.. , 
.,_,.__ 

Section 
Scale: 1:50 

Pre Matte-finished Metal Panel _-s1:~S:::.~1t~::::::::::::::~~ 
Weather Protection ~ 

(BM Yellow Highlighter 2021-40) 

Artificial 
Planter Box 

Outdoor Marwood 
Brown Pressure Treated 

Wood Lattice 

Building 1 
Theme 
SUN 

i¥ 

1'-11¼" 

H 
9" 

Art ifici al--+~HH 
Planter Box 

Outdoor Marwood 
Brown Pressure Treated 

Wood Lattice 
Artificial 

----,= C,,b =I 

Wall trellis 

Building 2 
Theme 
LAND 

Climbing Plants 

Detail 
Scale: 1:30 

Building 3 
Theme 
WATER 

Building 4 
Theme 
LIFE 

I' l're fi~ had Metal Pano 
(BM Ve w igNghter 2021 

1' Pre MAtta-f1nished Me1al Pane 
(BM Green Thumb CSP-,1170) 

Artificial Climbing Plants 
Artificial Planter Box-

1 l're Mane-finished Metal Panel 
(BM Orange Appeal 124 ) 

Sign Boards 

11're Malle-finisheo Metal Panel 
{BM Spring SI<)' 674) 

Detail 
Scale: 1:30 

Outdoor MarNOOd 
Brown Pressure Treated Wood Lattice 

Elevator Weather Protection Section 
Scale: 1:50 

April-i, 2024 
Wall trellis Elevation 

Scale: 1:50 
Ground Floor Sideway Elevation 

Scale: 1:50 

P-l~AN #3---...----8--------' 

T 604211196SS (.ff]C:E@JSARCHITECT,CA 

206-4603 KING SWAY. BUR~IJ\' ec V5H ◄Mil 

'MW.U&ARct11TECT .cA 

I WI.RU-S RUl'ON&\alllTY Tll LAYQIJTWQRK 

• ,sl./M,QUild~(1re<111101>11b<llylctlol' ~.,. N ""'rr/OUt 
llw -o,,u,, Cll!tMM lri uie ,onn,~ d1m; 111ent., 11 ~ 
1~rclo1t- nece•$AIV ,,,. ll'le 111.11tdoor i.o, ~ v~,y elo• 
.t.lhr.Tl<I" to ~ al Ille dfmeM•- '""'1nM11u arid 
cond~J<:tM"""e1,"'""'"'"""fl'~l'ltl'IOte iU.!L!I!.!!! a,.tt., .... ,,.,. 
Arr, Chl:HPll"':IH _ .. ,11e 9<.ol,:la,r ~t'7'/en.WIII\IOI !he 
e~111,.1.e110_, !l ll'll'N8lt,,no, -t"' IN ea,.r41 
doCllll'l11"n&•tteeel'l<lllwl!,, uel,>M~Hd\li"lll, 
_.._r<;NW'""111'11dla\ti{befarep"'e,u.w,g.......,ill't( -· Wrihr,,a..,_._ ,.l'lilll,_,,,p!'l!~Ce wer&!alod .,,_M 
C..F')'r,gl1\ Ru11\1CI. 

Tho& pk~ _,0 Olli~ .,.__ ..,1 "II Ml bMd ,.:f\lln. 1N 
.,,c;1.,,.,. ""'~• lft DI .,..:3 ... ncfMkt I nd rmo, .... 1 t... UMld 
Gfl.p,Jl'lloJi::ld...,_,ut.-nllanCQ""mit. 

2SI0112D3t 

1-Ulil!O k!A DP REWeMIS~Ol-1 1•12120n 

15SUE-'O FQ<;j OP COCROI...-.TION 21:111€/21&21 

1:!.i~l.'f:IJfO"l'IZlil~ISSION _,,,,ll 
lS!-\il"'D 1"0R RZ .:~MIHION 

1~6.Jl"'O FOR ra: Af;>IJC.t. T)CN t ~.'ll-tll4Z' 

'40. AEVl!IKI~ Ol".TE~/'l'I 

REVISIONS: 

ISSUED FOR· Cl,l,,l'=11)M."l'I 

Dt"~E!U8lo11SSl(I~-, ---- l,:::-
Cor1.,;ah1R""""~"-
i:,,.wy1N"')~n,;,wn .... rnf'lll>r uoo>or11in irr1111ffla ,..,, & 
..... y ... t t,., .. praMtd ~~tll'lt Hd,,i,,,,b ... nnM 
p,tmll,.,~r,& lfflln~lkDr•pr■duCll-:it'ICIIMt lNll"na,ne. 

863S-869S COOK CRESCENT 
TOWNHOUSE DEVELOPMENT 

8635-1!695 Cook Crescent, 
Richmond BC 

21-28 

Features Details 

A7.00 



SUN & SHADOWS STUDIES 

SPRING EQUINOX TIME Mar 21ST 10:00AM Mar 21 ST 12:00PM Mar 21 ST 2:00PM 

-
SUMMER SOLSTICE TIME June 21 ST 1 O:OOAM June 21ST 12:00PM June 21 ST 2:00PM June 21 ST 4 :00PM 

D 

1 5 
I 

T 6C◄ Z1096S9 OFF~E@JSARCl·HTECT,C\ 

206-,,,SCllUNGSWA.Y, BIJR~ev.ec V5H4M4 

WWW,J.SAR0-IITECT.CA 

!llill.DER'S fl.DPOHsatL.IT'I TO LA'(OUJWOltK 

~ " IN! &Jilrl<,~1- IW-<J>ll1"-DIIK( 1>1 II)' oiJ ~ Cl'f/ wt 
t~•-k" ,Mt,,.~d'" ,~ .. cOl"llrao( '"'"'""'er.N, It• 
t.n• u4ot1rlKffNryfor1JM bwddtr1a Plf""IYQ~~~ -llllo,,\11•,._, .. .,. • .....,.., • ..,,..i;,~•'-'-••N 
;c,nc:lllo,.wludlmay11•ry~lhol• "'"'"'" 1mt~ ,_.,. -
NTf dlK""'l'C"''n whcl, the 'E!\al~, ~ ..... w,ltu th• 
11<1~!,aictdccuff'- lt1•"'nk.·n,:,r M..,..,...., ..,.,ca,._ 
i,,x•.-..fll• . ,ite condt!.oon1o, I~ k> t!II! d•~o:>JM•d ...th 
lhi! 11,,ciwt.t 11nme,;1Lalatf l;,■fll!ll ~tH~r,a..,,ti •"'V 

Th1-plln1M dl,1gn ■I'll and U .. ,mn ,..,..,..1\ l',e 
en:"-"t.-O.llj:&rl'y'11J+:S .... CJUlaet 1ncl ,r., no11Nuted 
0<Np,c~tdw1111ou1 .,,..., c..,,...., 

NO, ~[,,1~1°'4 

REVISIONS: 

ISSUED FOR: 

- -

CIPREi'\ii'll,>l$$10 tl 

~TEtDN"fl 

?7-'l!F,!O?l 

C.,Pl'flffllAH-<t 
&..,..,,~.,_~ere0f'llc111.,••'lu,,1;.p-u,iact<irt,',& 
1myn111t.n,prlld...cadwihul~~l$°..,,lttffl 
pwmt•l~ I 1.wtfllher~~~e, ,-fleJr na1r.1 

8635-8695 COOK CRESCENT 
TOWNHOUSE DEVELOPMENT 

8635-8695 Cook Crescent, 
Richmond BC 

21-28 

iHEi.rmu: 

Sun & Shadows Studies _.,_ 
A0.06 



---- ----------

~OFOF ATTIC ___ _ 
41'-6".j12.48M) 

AVE.RAG 5. FINISH GRADE 

SECTION A-A 
Scale: 1:150 

""' ~: 
Iii• 
"'' C l 

~: 
"-I 
51• ._, 

I 
I 
I 
I 

10' I 
(3.05ml 

BLD1 
________ i ~rnnITTTITTmml'TTTfrmr""" 

____ l __ ~!+-=::i=========~=====~~====¥====¾r==c====;F=====::!:t
l 
I 

--, --~===t==,;:=i;;;;tt:==;;=§!ir=,.==i 

----~ ~~1,=· =~~:!!:::::!:;Ell\=~#¥.~;!:#i 

SECTION A 1-A 1 
Scale: 1 :150 

---------- FINISHING GRAOlt.lG 

•------- EXISITINGGRADING 

I 
+- --ti ~==,f,=;;,=='=== 

BLD2 

"'' ~: 
"'' "'' c l 
"'• 81 
0..1 

f~ 
I 
I 
I ,:I 
I ~ I 
1 8'-2!,2" I 32'-93/4" 

{10.00mJ !(250m] j 

I I 
ArrmTTT11TinlITT11!,1111IT1TTTTTTTT~ f --7 ---+--+ 

: ~~ 

~ 
:::, 
>-

~ 
~ 
~· 
~ 

~ 

~ 
::, 
~ 

~ 
0 
::1: 
I 

ii' 
~ 

" z 
!;; 
13 

u.J (.) 

- t 5 
I 

T 61l4210 969B OFFICE@JSIIAC11TECT.CA 

2DG,-,Yi03 KINGSWA Y, B'.RNABY. BC V5H -4M4 

WWW.JSARCHITEt;T.CA 

~"-'S AUPOHSllllrrY TO U,YQUT WQRK 

ft" lllllt 8ia:lef5 rtK'O,,.IINlit/ ID litY<:1-' ~rlD """" '-" 
o,,e wor1'etdll!t.1eo1111i,e,;,c,f'lbxt~l'U. i ,s 
111¥efllll• nenn1r; ""' lioe buol~• IO pa-, ~"" d;,• 
llt\l!'l11°"le•ctulll .. e dll'WltlltfC'lll,9'!0'11U'1U;r.nd 
ecndl110n•""'-'Cll~vari lrt..,.,6$e MlillZlli. .,,,w 
11 ...... ,1'91. 
"V e1111:reca11-:~, ... ~,ct, i,,e aidoe,, d,s.~,. -..~""'th,e, 
~~•.,Cl ~O.Cl.111\tnll.lMl!Wt"'fl Of'~fO'lll'oec.0f'T!JM 
IIOIHIT1tlH' site l&Ol1d-llotll, a,e ti, ... dlscusnd'tt'llh 
:~ct.Jet,ori-<ilir.ei, b,lo,. pi-oeeedl'Q ... 111 a,,v =

1
=ns.on• IMI ,-.. pot,,;;~e o-«• loCthd 

C:aP'fngt-,Re..,,.,ca. 

'On ..... n 11'10 CHl,a.'1 W.. ■nct..L,11 1""" , .. ,.,.IA. 11'11 
utk.a.e pn,~""1r <If J•! jl,/.:J'l»:l ■nl ll'>ly r« b.. 1-d 
gr1~111n(h.a:;Nl~ut-11o,,..,.,....,.,t_ 

,,,,. ! 2"!1a1r.-c-~ 

IMI..IED"Olil Dl"Mf:5utaol~,J l ,.,,nui~ 
ISSleFOR DP 1Ml1/lOiJ 

ISQIB) FOR CP CQQROIHoltnOH 

l$W!D FOl'I IU MIHlu&...is:;,ON 

ISSUED FO" IU AE-GUfl .. lSSION 

1ssi..ro,0111,u APP1..IC"TION l llll~r.10:t:: 

NO. AE",,ISIQN O,,,,TE~l'f) 

REVISIONS: 

ISSUED FOR: a,r,1~, 

~Pfngll Rntllleo!. 
f:¥a°l'lh"9 i.l'l°""nMr,e,o~'l<l r w• DOll'H F"=II~ , n1y, " 
m■~ ...:rt be ~gl'll~''"" .,,.,_,c11,a M Nlactl'w,-t~n 
ll"f'l'ffl'llan 4 ..,..., \~ ,.~alft-t1ni, c■rnM 111,u ,ama. 

8635-8695 COOK CRESCENT 
TOWNHOUSE DEVELOPMENT 

8635-8695 Cook Cre!lcent, 
Richmond BC 

""""· 
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Section A&A1 

A4.01 
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Convertible Unit Guidelines for Townhouses 

Unit Gu idelines 

Entry dvors are a minimum 863 mm but ideally 914 mm a1\d h:'.lve clear access. 

Entry door clear exterior Ooor space min . 1220 mm depth by door width plus 600 mm 
on latch side fnm needed 1f rou,• h in wirin1• provided for future automatic doo r ooener) 
Interio r doors 10 ma in li ving areas, I bathroom and I bedroom, min . 800 mm clear 
opening with nush thresholds max. 13 mm height Demonstrate wheelchair access 
between the hall way and rooms and widen hallway and/or doorway(s) if necessa ry to 

secure access . 
Patio/balconv min . 860 mm clear openin c•. No te how accessed. 
All interior thresholds within units comolv with BC Buildin° Code. 
Lever-tvne handles for a ll doors 
Stair l ift, s taircase width. fram ing support. and landings . as noted on floor plans in 
compliance wich manufacturer specifica tions 

OR 
Vertical lift, depressed slab area . and land ings. as noted on floor plans m compli ance 
with manufacturer specifications , Framing ro accommodate sha ft construction without 
imnact to surround inl!: structure. 
At the top of all stair-.vays. walls are reinforced with 2" x I T so lid lumber at 9 14 mm 

to centre. 
M in. 900 mm width 
Min. l accessible uarkirnr ~mace with min -t m !!arae:e \vidth 
Access from t1 ara"e to livinu area min. 800 mm clear 01,enin11 
Tade! clear floor space min JO:W mm at s ide and In front 

Wall blocking for futu re grab ba r insiallation at toilet, tub and shower. Reinforced 
with 2" :-.: 11" solid lumber in all bathtub, shower , and toilet locations . 
LeYer-tvoe hand les fo r nlumbinl! fixtures 
Pressure and temoeracure control valves are installed on all shower faucets 
Cabinets underneath s inkfs \ are easilv remov i?d. 
Demonstrate ba th and shower controls are access ible {layout or fi;(ture nlacement) . 
Clea r area needed under future work space. Plumbing and gas pipes (in-wall and in-
Ooor) located clear of under counter area of future work space {stove. sink & min . 810 
mm wide counter). All pipes are brought in no higher than 304 mm to 355 mm to the 
centre of the oioe from floor level 
Cabinets underneath sink are easily removed. 
l 500 mm rurnino diameter or turnino nath dia11ram 
Lever-tvDe hand les for olumbinu fixtures. 
Min. l window that can be onened with a sin" le hand (bathroom. kitchen . livim1: room) 
Placement loca tions of e lect rical outlets: bes ide window. bo ttom of stairways, beside 
to il e1 . above ex ternal doors (outside and inside) . on front face of ki tchen counter, 
within nrox imitv of contro l centre fo r smart home ootions 
Upgrade to four-plex outlets in master bedroom. home office. ga rage. and recrt:ation 

room 

27 May 2013 
Planning Committee Report: http·flv-.wN.r ichmond.ca/agendafiles/Open_Planning_5-22-2013.pdf 
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Classic (CLS Model): 
Cons truction or Dry wJ ll Hoistw,1y Residenti,li Home Elevator with hydr,,ulic 

cyl inder di s ide 
(~ W thl. 
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"Specifica tions sho wn are for r efer ence only and suojec t to final eng 1neer1n:;i 
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BUILDUl."S RE$POMSl61L1TY TO LAYOUT WORK 

II •~ !hi, 8 udd•f'Ste1por,1,bl,t ; !o lay 3lll and CM')' out 
tl\e "o•k a~ df:!ild! d ,n ~ : -cmt racl CQcum en!~. I!,, 
10e, ..:ori, l'e '1'5U r I to, lh~ t,,.,,l<ier to p~1· ve ry dose 
an~n11on ,,. <M:1\Jal s ,!e d1men..., ,n!. ,;ieo=""' ' a nd 
con<:1 bo n1, .,. t-..c n m•yv~ry lf111n tho...,~ onth.! 
dfa,,. ,ng, . 

r,,n, ,;11 s c, .. p.1nc, .. , Ahlct. 11>< eu,tde r ,:,, s c<>, e-11 wr.11in th.; 
cor,lra ct docum"11S 11>1:mu t,, ~, or i,;,n·,nn 11,., conlrat 
~,x: ...mc r\\1 i!.,11c>cGr,:J.no,,,-. ., ,. 10D1:d11:uue:J,•"1n 
:,:rcMel 1mm .. d<at .. ~ be1o,~ procu~ng ",fh an, 

Wr,t•£>n d,m~ns,or,s shall Mav,e pr<!cea~nce ov~r 5Ciled 
domtM1ons 
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Convertible Un it Guidelines for Townhouses 

Unil Guidel ines 

Entry doors are a mininrn111 S63 nim but ideally 914 mm and have clear access 

Enny door clear exterior floor splloce min. 1220 mm depth by door width plus 600 mm 
on la1ch side (not n~eded if rou.2.h in wirinl! oro')-·ided for future a.U1omatic door coener). 
Interior doors to main living areas. I batluoom and l bedroom. min. 800 mm clear 
opening with flush thresholds ma.x. 13 mm height. Demonstrate wheelchair ac:ce,s 
between rhe hallway and rooms and Mden hallway :rndi or daorwa.y(s) if necessary to 

secure access 
Patio/balconv mm 860 mm clear openinO' Note haw accessed 
All intcnor thresholds within unils comolv with BC Buildimr: Code. 
Lever-type handles for all doors 
Stair lift, staircase width. frs.ming support. and landrngs, as noted on floor plaos jn 
compliance w ith manufacturer specifications. 
OR 
Vertical lift. depcessed s lab area, and landing$, as noted on fl oor plans in compliance 
with manufacturer specifications. Framing to accommodate shaft cons1ruction without 
lmoact to surroundim:i: 1tructurc_ 
At the top of all stairway<.:. wnlls are reinforced with 2·• x 12" solid lumber at() 14 mm 

to centre. 
Min. 900 mm width 
M in. l access:.ib le pnrl.:insr. spa.cc with m in. 4 m 2:ara~e width 
Access from sr.nra~e to livinR area min_ &00 mm clear ooenini? 
Toilet clear floor sp;ice min. l 020 mm at si.dt! and m front 

Vi'a ll blocking for future grab bar installation at toilet, tub and sho"·cr Reinforced 
with 2" ,-. 12'" solid lumber in all bathrub. shower. and toilet loc;i.cions. 
Le•·er-tvue handles for olumbinu fixtures . 
Pressure and temperature control vah•es are installed on all shower faucm. 
(Jbinets underneath sink(s) ore eo.sily removed. 
Demonsuate bath and shower control~ lire l!lccess1ble (l.iyoul or fixtu,e pfacemenl). 
Clear .are;,. needed under future work 5pace. Plumbing and gas pipes (in-wall and in ... 
floor) located cleo.r of under counter area o( future work space (-!ltove.. sink & min. 810 
mm wide counter). All pipes are brought in no, higher than 304 mm to 355 mm to the 
centre of the oioe from floor level. 
Cabmets underneath sink are easih,· removed. 
t500 mm lurninn diameter or tumin11. oath dia2ram. 
Lever-tvne handles for olurnbing; ftxtures 
Min. l window that can t,e opened with a sin!!.le llimd (bathroom, kitchen livlng room) 
Placemen\ locations of electrical outlets: beside window, bottom of stairv .. e.ys, be5ide 
toilet. above external doors (oulilde and 1nSLde). on front face of kitchen counter, 
wi1hm proxirnir; of control centre for smart home options. 
Upgr,1de to four-plex outlets in master bedroom, home office, garage, and recreation 
10am. 

7J May2013 
Plan Ai ng Comrrittu Report: 'nl:tp· f l'WMtY. rlc;hm011d. i::aJ age!ldafil as/Open_ Pl a.nning_S-22-201 ~. pdf 

Classic (CLS ~odel): 
Construction or Drywall Hoistway Residential Home Elevator w ith hydraulic 
cylinder a.t side 

.. 
"Specificot ioris shown for reference only and subjact l e fincl engineering ' 

c., Cu Sh.1ft ShUt Enlr.inc.e 

.MoCV!J 
Capu.1ty Width Dep th Width ~ pth Width 

No. 
lb, A. • C D 

l,KgJ fl:.m ft-in ft-in ft-in O•in 
[m m 1mm mm 

CL.",.f.53327 
550 3'-3" x:r l'-r 

(:.?.'-tlJ {1000 (t-(l(JJ (95(1) 

CLS-f-733J:! 
705 J".J" 3'-J" il'-1\ " 3•.1H 

[32U) 1'1001 (HUiU) 1495 1225 {9~1) 

Cl.5-f.t!l><I ""' 3' ·3" 4'-1" 4'·11" .f'-10· 3'· 1" 

l'°"i l OOO (1 250) (1-195 (1475 {'JSU) 

Minimum O"t:rhll'..d : ~· -r (2l,2Umm) meuured &ufl\ the last ~h.,p ftni,ihed floor le vel tu tlw 

underside of ht.r1Stw.)y. 
M;,..,,;imum ru Depth'. 4~ ( lOOnun) m~o1sured from th• first llcp fi111>1h...d flu\/r Jr,:~! IQ thir vip ('f 

p11surf.l~ 

A l!ICI .ava ilable (Pl~~ r ~-ont.1.::1 U:io for d1trwll!!.IOn.r.)· 

Oppc>sik (Front ~nd Ru.r) ,nlr.m tn 

• Angll!'d {front md 5,d~ or R.ur ,utd Sldt1 m tr-mrH 
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City of 
. Richmond 

To: Development Permit Panel 

From: Wayne Craig 
Director, Development 

Report to Development Permit Panel 

Date: 

File: 

April 5, 2024 

DP 23-029453 

Re: Application by Fougere Architecture Inc. for a Development Permit at 10611 and 
10751 River Drive 

Staff Recommendation 

That a Development Permit be issued which would: 

1. Pennit the construction of a mid-rise residential development comprising 181 residential 
units, including 18 low-end-of-market-rental (LEMR) units and 13 market rental units at 
10611 and 10751 River Drive on a site zoned "Low to Mid Rise Apartment (ZLR46) -
Bridgeport". 

Wayne Craig 
Director, Development 
(604-247-4625) 

WC:sb 
Att.2 
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Staff Report 

Origin 

DP 23-029453 

Fougere Architecture Inc., on behalf of Bains Properties (River Drive) Inc. ( director: Ravjot 
Bains) has applied to the City of Richmond for permission to develop a mid-rise residential 
development at 10611 and 10751 River Drive on a site zoned "Low to Mid Rise Apartment 
(ZLR46) Bridgeport". 

The site is being rezoned from the "Industrial Storage (IS)" zone to the "Low to Mid Rise 
Apartment (ZLR46) - Bridgeport" zone for this project under Richmond Zoning Bylaw, 
Amendment Bylaw 10454 (RZ 21-941625). 

Highlights of the proposed development include: 

• 181 dwelling units, including 150 strata units, 13 market rental units and 18 Low-End Market 
Rental (LEMR) units. 

• One four-storey and two six-storey apartment buildings, and a one-storey amenity building 
over a one-level shared parking structure. 

• A total floor area of approximately 15,534 m2 (167,216 ft2
) comprised of: 

o Approximately 13,067 m2 (140,652 ft2
) of market strata housing units provided over two 

buildings, and common circulation space in all three buildings. 
o Approximately 1,009 m2 (10,860 ft2) of market rental housing units clustered together in 

a single building. 
o Approximately 1,459 m2 (15,704 ft2

) of LEMR housing units clustered together in the 
same single building as the market rental housing units. 

o Approximately 243 m2 (2,618 ft2
) of indoor amenity area. 

A Servicing Agreement is required as a condition of rezoning adoption and includes, but is not 
limited to, Shell Road widening, frontage improvements along River Drive and Shell Road, dike 
improvements, utility connections and public walkway widening. The provision of land for road 
and diking purposes is required as a condition of rezoning adoption. 

Development Information 

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

Background 

Development surrounding the subject site is as follows: 

To the North: City dike along the North Arm of the Fraser River, which is being improved as 
part of the overall Pare Riviera development and further improvements are 
required as part of the subject development. 

To the South: Across River Drive, are single detached homes zoned "Single Detached (RS2/B 
and RS 1/D)". 

To the East: Across Shell Road, are one-storey and two-storey industrial development on sites 
zoned "Industrial Business Park (IB 1 )". 
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To the West: Across a public walkway connection from River Drive to the City's waterfront 
trail, the final phase of the Pare Riviera development (DP 16-747620) at 10333 
River Drive and zoned "Residential Mixed Use Commercial (ZMUl 7) River 
Drive/No. 4 Road (Bridgeport)". The project is currently under construction. 

Rezoning and Public Hearing Results 

The Public Hearing for the rezoning of this site was held on June 19, 2023. At the Public 
Hearing, the following concerns about rezoning the property were expressed. Responses to the 
concerns raised are provided below in italics. 

Ensuring availability of affordable housing 
The proposal includes 13 market rental housing units and 18 low-end-of-market rental 
housing units, secured by legal agreement registered on Title and is consistent with the zone 
for the property. 

• Density of dwelling units 
The proposed density complies with the Official Community Plan Bridgeport Area Plan and 
zoning. 

• Building height and impacts on views 
The proposed development complies with the Bridgeport Area Plan which designates the site 
for six-storey Residential mixed-use buildings and is consistent with the heights in the 
remainder of the block. The proposed four-storey and six-storey apartment buildings comply 
with the same 26 m maximum building height as the remainder of the south side of the block 
between No. 4 Road and Shell Road. In addition to the Shell Road public realm along the 
east edge of the site, a public access to the dike walkway is provided along the west edge of 
the site. 

• Increased vehicle traffic 
As part of the Rezoning review process, a Traffic Impact Assessment was prepared by a 
qualified professional confirming that the existing road network can accommodate the 
additional traffic generated by the proposed development. This Traffic Impact Assessment 
was reviewed and approved by the City's Transportation Department. 
In addition to road improvements that vvere secured through the neighbouring development 
to the west, the proposed development will provide boulevard and sidewalk improvements 
along the site's River Drive frontage, road widening and frontage improvements along the 
site's Shell Road frontage to be constructed as part of the required Servicing Agreement 
works. 

• Building demolition impact of rodent infestation requiring pest control 
The developer is aware of and committed to addressing the issue. The developer has 
engaged a pest control professional and is required to submit confirmation that any rodent 
activity has been addressed as part of the demolition permit application process. 
Construction activity impacts of truck queuing blocking driveways, dust and dirt and flat tires 
from framing & roofing nails 
The developer is aware of the concerns and is committed to staying in regular 
communication with neighbouring residents. The contractor is required to display contact 
information on the Demolition Permit and Building Permit on-site for area residents to use 
to report any concerns. 
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Prior to building permit issuance the applicant is required to submit a Construction Traffic 
and Parking Management Plan for approval by the City’s Transportation Department and 
provide a security deposit as part of the Building Permit process to ensure roads are kept 
clean and City infrastructure is maintained.  During construction, Developers are to store 
construction materials and debris safely onsite. The developer will ensure project 
contractors follow the Construction Traffic and Parking Management Plan and is committed 
to keeping to reviewing the roadways daily to ensure they are kept clean and clear.   

Staff Comments 

The proposed scheme attached to this report has satisfactorily addressed the urban design issues 
and other staff comments identified as part of the review of the subject Development Permit 
application.  In addition, it complies with the intent of the applicable sections of the Official 
Community Plan and is in compliance with the “Low to Mid Rise Apartment (ZLR46) – 
Bridgeport” zone. 

Advisory Design Panel Comments 

The application was considered by the Advisory Design Panel on February 22, 2024.  A number 
of the panel’s comments centred on the building height and site planning design which had been 
determined through the rezoning process and which are not a consideration of the Development 
Permit itself.  However, and as a result of the discussion, the Advisory Design Panel requested 
the application return to the panel with the applicant addressing the comments.  The applicant 
considered and addressed the other Design Panel comments and made improvements to the 
building and landscape design.  Staff have reviewed the responses and design package and are 
satisfied with the corresponding design response to the form and character related comments 
from the panel and determined that further design review by the panel was not required.  An 
annotated copy of the relevant excerpt from the Advisory Design Panel Minutes from  
February 22, 2024 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’. 

Analysis 

Housing 
 The following table indicates the proposed unit mix of LEMR, Market Rental and Market 

Strata units, with the overall number of units, and unit mix of LEMR units and Market Rental 
units remaining the same as noted at rezoning.  The Market Strata unit mix includes two 
fewer two-bedroom units, and one addition one-bedroom unit and three-bedroom unit. 
 
Unit Type LEMR Market Rental Market Strata Total 

Studio 11% (2 units) - - 1% (2 units) 

1-Bedroom 11% (2 units) 31% (4 units) 30% (45 units) 28% (51 units) 

2-Bedroom 39% (7 units) 38% (5 units) 46% (69 units) 45% (81 units) 

3-Bedroom 39%  (7 units) 31% (4 units) 24% (36 units) 26% (47 units) 

Total 18 Units 13 Units 150 Units 181 Units 
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• The proposed development includes 91 basic universal housing units that are designed to be 
easily renovated to accommodate a future resident in a wheelchair. These include 16 LEMR 
units, 10 market rental units and 65 market strata units. 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. 
• 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. 
• The building lobbies are accessed from the grade level central courtyard as well as from the 

fronting sidewalks and public walkway. 

Conditions of Adjacency 

• 

• 

• 

• 

Ground level units are proposed with individual and shared connections to the sidewalks 
along both fronting roads and the public walkway along the west edge of the site, providing a 
pedestrian-friendly streetscape and residential character compatible with the neighbouring 
Pare Riviera development to the west. 
Long frontages are visually broken up with smaller framing and vertical components for 
visual interest and a more pedestrian compatible scale and form. 
The massing of the development is broken down into four buildings arranged surrounding a 
central open space, providing porosity through the site and open space pedestrian 
connections to River Drive, Shell Road, the dike pathway and the public walkway along the 
west edge of the site. 
The public walkway along the west edge of the site is being widened from the interim 1.5 m 
width in a 3 m wide right of way on the adjacent development to the west to an ultimate 3 m 
wide in a 6 m wide right-of-way. The public walkway provides a pedestrian connection 
between River Drive and the dike walkway. The owner constructed and owner maintained 
public walkway was secured through the rezoning with registration of a Public-Right-of
Passage Statutory-Right-of-Way together with the design and construction through a 
Servicing Agreement. 

Urban Design and Site Planning 

• 

• 

• 

The proposed building height is six-storeys along the northern portion of the site, and steps 
down in height toward River Drive and the single-detached neighbourhood to the south. All 
of the buildings are located on top of a shared enclosed one-level parking structure. 
The podium level central courtyard accommodates grade level pedestrian access to all 
buildings. This access will be limited and controlled, so will also be able to be used for only 
fire truck access, including a turnaround onsite. When not needed for use by fire trucks, the 
access and tum around areas function as outdoor amenity open space, pedestrian connections 
between the buildings, children's ground games and children's bike route. 
A four-storey building anchors the intersection of River Drive and Shell Road, referencing 
the four-storey Pare Riviera development building at the intersection of River Drive and 
No. 4 Road further west. 
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• A lower one-storey building provides a transition to neighbouring development to the west 
and the entry to the public walkway along the west edge of the site. 

• Two of the apartment buildings have entry lobbies facing fronting public sidewalks on River 
Drive and Shell Road respectively. The northwest apartment building has an entry lobby that 
fronts onto the public walkway along the west edge of the site. The lobbies of all three 
apartment buildings and the southwest amenity building have access at grade from the central 
courtyard with accessible pathway connection to the River Drive sidewalk that also serves as 
emergency vehicle access. 

• Indoor amenity space proposed in this development complies with Official Community Plan 
(OCP) requirements. Approximately 243 m2 (2,618 ft2) of indoor amenity space is provided 
at the ground level for the shared use of all residents in the development. 
o Approximately 46.5 m2 (500 ft2

) is provided in a multi-purpose room adjacent to the 
entry lobby in the northwest building. 

o Approximately 50.9 m2 (548 ft2
) is provided in a multi-purpose room adjacent to the 

entry lobby in the northeast building. 
o Approximately 145.9 m2 (1,570 ft2) is provided in a stand-alone amenity building 

featuring an amenity room with seating, dining and kitchen facilities, a fitness room with 
exercise equipment, and a guest suite. Registration of a legal agreement on Title is 
required prior to Development Permit issuance to ensure the guest suite is restricted to 
short-term stay only, available for guests of residents only and prohibiting kitchen 
facilities in the guest suite. 

• Outdoor amenity space proposed in this development complies with Official Community 
Plan (OCP) requirements. Approximately 2,253.9 m2 (24,260.8 ft2) of outdoor amenity space 
is provided in the central courtyard for the shared use of all residents in the development. 
Further details are provided in the Landscape Design and Open Space Design section of this 
report. 

• Vehicle access to the one-level underground parking structure and truck access to the loading 
space will be provided from River Drive. Garbage/recycling storage is located inside the 
parking structure for collection in the loading area on-site. 

• The proposed development meets the requirements of the Richmond Flood Plain Designation 
and Protection Bylaw 8204. Registration of a flood plain indemnity covenant on Title was 
secured through the rezoning. 

• The developer has provided an acoustic report prepared by a qualified acoustic professional 
which indicates locations for window and wall upgrades to mitigate aircraft noise in 
compliance with the aircraft noise-sensitive use legal agreement secured through the 
rezoning. As part of the future Building Permit application process, the developer will be 
required to provide confirmation from a qualified acoustic professional that the proposed 
development is designed and constructed in compliance with the ANSD standards regarding 
interior noise and thermal comfort standards. 

Architectural Form and Character 
• The project proposes a contemporary architectural style featuring vertical tower and 

projecting framing articulations. The scale of the building design elements on the low-rise 
and mid-rise buildings is pedestrian-friendly and provides visual interest. 

• The exterior cladding is a combination of fibre cement panel, vertical board and batten and 
horizontal plank materials. 
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• Entry lobbies are identified with columns and covered areas framing entries with clear
glazing and generous interiors. 

• The colour palette of white with accents in four shades of blue and wood-tone provide visual 
interest and a visual connection to the neighbouring development to the west. 

Transportation 
• 

• 

• 

• 

A vehicle access will be provided off River Drive. This area is designed to provide access to 
the parking structure, as well as to a garbage/recycling collection and loading area. 
The one-level enclosed parking structure accommodates a total of 274 parking spaces, 
including: 
o 18 parking spaces for LEMR units. 
o 16 parking spaces for market rental units. 
o 203 parking spaces for market strata units, including 44 tandem spaces. Registration of a 

legal agreement on Title was secured through the rezoning to ensure pairs of tandem 
parking spaces are assigned to the same unit. 

o 3 7 parking spaces for visitors. 
o A total of 6 accessible parking spaces. 
The proposed number of parking spaces is consistent with the Richmond Zoning Bylaw 
parking requirements, subject to the provision of the Transportation Demand Management 
measures (TDMs) secured through the rezoning, including: 
o Transit Pass Program with monthly bus pass (two-zone) offered to 15 per cent of the 

strata units (23 units) for a period of one year. 
o Additional Class 1 Bicycle Parking provision of Class 1 bicycle spaces at the rate of 

two spaces for each dwelling (instead of 1.25 spaces per dwelling). Bike storage rooms 
will have outlets for bicycle charging. 

o E-bike and e-scooter storage area. 
o Bicycle Maintenance Facility - provision of a bicycle maintenance room for shared use 

by all residents, including a bike stand, repair tools and bike washing area. 
The proposed number of bicycle storage spaces is consistent with Richmond Zoning Bylaw 
requirements. 
o There is a total of 3 73 Class 1 bicycle storage spaces provided within secure rooms. 
o There is a total of 40 Class 2 bicycle storage spaces provided in the central courtyard. 

Tree Management 
• Tree management was addressed at rezoning. There are no existing trees on the development 

site. Two off-site existing trees are being removed from the required new lot for diking 
purposes. One off-site City tree in the River Drive boulevard is being retained. 

• To ensure the protection of the one existing City tree, the provision of a $5,000.00 tree 
survival security and registration of a tree survival security legal agreement on Title was 
secured through the rezoning. 

Landscape Design and Open Space Design 
• Along the River Drive and Shell Road along the west side of the development, raised semi

private patios with individual and shared stair accesses are buffered with tiered planters, 
including 0.6 m high raised planters at grade. 
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• Along the west edge of the subject site, a public walkway is provided in Statutory-Right-of
W ay, as secured through the rezoning, providing a pedestrian connection between River 
Drive and the dike walkway. Along the public walkway frontage, raised semi-private patios 
with shared stair accesses are buffered with tiered planters, bench seating is provided, stair 
access to the lobby of the northwest apartment building is provided and a pathway 
connection to the central courtyard is provided. 

• Along the north edge of the subject site, semi-private patios front onto the new required City 
lot for diking purposes and the City dike. 

• Along the River Drive frontage, an open space provides gently ramped pedestrian access to 
the central courtyard and also acts as an emergency vehicle access. Class 2 bicycle racks are 
located throughout the central courtyard in close proximity to building entry lobbies. 

• Outdoor amenity space is provided in the central courtyard for the shared use of all residents 
in the development. A central BBQ and dining area features a large open trellis, shrub and 
tree planting. Shrub and tree planting is provided throughout the central courtyard and 
provides screening along the edges of the courtyard to surrounding semi-private patios. 

• Children's play is accommodated in the central courtyard with two play structures, painted 
ground games, table tennis, bike track and open play surface and lawn areas with climbing 
mounds. The children's play structures include climbing, sliding, spinning, social and 
imaginative play activities. 

• The plant palette selection includes native and non-native, deciduous and coniferous species 
with a variety of textures and colours, providing all-season interest. The landscape design 
includes planting of l 02 trees of seven species, including coniferous species of cypress, and 
deciduous species of maple, dogwood, magnolia, oak and snowbell. 

• A lighting plan is included in the DP plans. Downward focussed lighting will be provided 
throughout the site. Lighting will be provided through a combination of bollards, overhead 
post fixtures, and fixtures mounted on walls, steps and planters. 

• On-site irrigation will be provided for all planted areas. 
• To ensure the provision of landscaping, a legal agreement and associated landscape security 

in the amount of $692,801.78 is required prior to Development Permit issuance. 

Public Art 
• The developer intends to install public art on-site in the landscaped area at the intersection of 

River Drive and Shell Road. The provision of public art was secured through the rezoning 
and is being reviewed through the City's Public Art Program process. 

Crime Prevention Through Environmental Design 
• Crime Prevention Through Environmental Design (CPTED) principles have been considered 

throughout the proposed development. 
• Public areas, pedestrian pathways and resident private/semi-private areas are designed to be 

well-defined by soft landscaping and hard fencing/gates to clearly delineate boundaries of 
uses. 

• The entry lobbies are designed to be visually open from the central courtyard, sidewalks and 
public walkway. 

• The parkade entry ( overhead gate) is designed with clear sight lines. 
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• Views from interior spaces provide passive surveillance opportunities to outdoor amenity 
areas and patios. Views from upper units provide passive surveillance opportunities of 
grade-level public pathway. 

Sustainability and Renewable Energy 
• The developer has committed to design the subject development to meet the City's 

application Step Code requirement of Step 3 with a privately owned low-carbon energy 
system. 

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. 

Sara Badyal 
Planner 3 
(604-276-4282) 

SB:js 

Att. 1: Development Application Data Sheet 
2: Advisory Design Panel Meeting Minutes (Annotated Excerpt from February 22, 2024) 

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

• (DP Panel Notification Fee) Payment of all fees in full for the cost associated with the Development Permit 
Panel Notices, consistent with the City's Consolidated Fees Bylaw No 8636, as amended. 

• (Landscape Security) Entering into a legal agreement and submission of a Landscaping security in the amount 
of $692,801.78. 

• (Guest Suite Amenity) Registration of a legal agreement on Title, ensuring that any guest suite in the indoor 
amenity building be restricted to no more than one suite, short term stay only ( maximum two weeks per month), 
use by residents visitors only, and not include kitchen facilities. 

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

• Compliance with legal agreements secured via the Rezoning and/or Development Permit processes. 

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

• 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 (https://www.richmond.ca/services/transportation/special.htm#TrafficPlan). 

• If applicable, payment of latecomer agreement charges, plus applicable interest associated with eligible 
latecomer works. 
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City of 
Richmond Development Application Data Sheet 

Development Applications Department 

DP 23-029453 Attachment 1 
Address 

Applicant 

Planning Area(s) 

Site Area 

Land Uses 

OCP Designation 

Area Plan Designation 

Zoning 

Number of Units 

Floor Area Ratio 

Lot Coverage 

Setbacks 

Building Height 

Lot Size 

Parking Spaces 

Accessible Parking Spaces 

Small Car Parking Spaces 

Tandem Parking Spaces 

Loading Spaces 

Bicycle Spaces 

Amenity Space - Indoor: 

Amenity Space - Outdoor: 

7623245 

10611 and 10751 River Drive 

Fougere Architecture Inc. 

Bridgeport 

I Existing I Proposed 

9,371.9 m2 

Formerly Industrial 

Residential Mixed-Use 

Residential Mixed-Use (Max. 6 storey; 1.45) 

Low to Mid Rise Apartment (ZLR46) -
Brid eport 

3 industrial units being demolished 

10,047.72 m2 for FAR purposes 
9,371.9 m2 Net 

Multi-Family 

Complies 

Complies 

Complies 

18 LEMR units 
13 market rental units 
150 market strata units 
181 dwellin units total 

Max. 1.55 FAR (15,574 m2 ), 1.55 FAR (15,534.9 m2 ), 

including Min. 10% (1,456.5 m2 ) Including 10% (1,459 m2) LEMR 
None permitted 

LEMR and Min. 0.1 FAR housing and 0.1 FAR (1,008.9 m2 ) 

1,006 m2 market rental housin market rental housin 

Max. 40% 40% None 

River Dr: Min. 3 m River Dr: 3.5 m 
River Rd: Min. 7.5 m River Rd: 7.5 m 

None 
Shell Rd: Min. 6 m Shell Rd: 6 m 

West Side Yard: Min. 6 m West Side Yard: 6 m 
0-20 m of River Dr & > 70 m from 0-20 m of River Dr & > 70 m from 

Shell Rd: Max. 10 m Shell Rd: 6 m 
0-20 m of River Dr & <70 m from 0-20 m of River Dr & <70 m from None 

Shell Rd: Max. 15 m Shell Rd: 15 m 
20-36 m of River Dr: Max. 26 m 20-36 m of River Dr: 23 m 

None 
Width: 74.8 m to 106.5 m 

None 
Depth: 97.5 m 

Total: 274 with TDMs Total: 27 4 with TDMs 
LEMR: 18 LEMR: 18 

Market Rental: 16 Market Rental: 16 None 
Market Strata: 203 Market Strata: 203 

Visitor:37 Visitor:37 
, Min.2% 2% None 

Max. 50% 23% None 

Permitted 44 Spaces None 

1 medium space 1 medium space None 

Class 1: 362 (TOM) Class 1: 373 (TOM) 
None 

Class 2: 36 Class 2: 40 

Min. 100 m2 243 m2 None 

Min. 1,086 m2 2,254 m2 None 



Panel Discussion 

Attachment 2 

Annotated Excerpt from the Minutes from 

Advisory Design Panel Meeting 

Thursday, February 22, 2024 - 4:00 p.m. 

Remote (Webex) Meeting 

Comments from Panel members were as follows: 

• In general, the massing is successful and overall treatment is sufficient Noted. 

• Understand the need to provide fire truck access in the central courtyard; however, 
investigate opportunities for reducing the amount of hardscape in the courtyard - Design 
revised with increased planting. Courtyard design reviewed, necessary pathways reviewed, 
bike parking relocated closer to building entrances and areas of paving converted to 
landscaped areas. Hardscape now only remains in the required fire truck access and 
turning areas, in the connections between buildings and parking structure access, as well 
as for seating and bike parking. 

• The proposed material and colour palette appears limited; investigate opportunities for using 
additional colours to provide more visual interest and identity to the buildings, e.g. consider 
introducing additional colours and textures to the amenity building to make it more different 
than the rest of the buildings within the site Design revised to provide a new colour 
palette. Comment considered along with request from another panel member to make the 
architecture more consistent with the surrounding areas. The new colour palette 
comprises "base" colours of dark grey and white,four accent tones of blue to break up the 
massing and strengthen the emphasis on the vertical building elements, and wood tone 
coloured so/fits on the ground floor. 

Blue has been a colour consistently used in all previous phases along River Drive, and our 
proposed colour palette picks up one of the previously used blues (James Hardie-Evening 
Blue) and adds three complimentary tones. 

The blue areas are limited in area/size, to not be overpowering, but in combination with 
white, the coloured areas draws the eyes to it, making it stand out. 

The wood tone used for the so/fit is also a type of material used in previous phases, thus 
subtly continuing the existing architectural character, and also adds some warmth and 
depth to the experience, as people move throughout the development. 

• Review the site grading to ensure that all habitable spaces in the proposed development meet 
the City's flood plain construction level requirement for the area-All habitable floor area is 
above the flood construction level. 

• In general, the proposed development is quite successful - Noted. 
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• Ensure that materials and finishes for public art are durable, sustainable, suitable for long
term maintenance and resistant to vandalism -:--Noted. The Public Art will be reviewed 
through the City's Public Art Program process. 

• Ensure ease of access for drivers with disabilities to visitor parking in the parkade - There 
will be an intercom system at the entrance to the visitor parking area, so visitors can be let 
in by residents. The intercom will be installed to be easily accessible from the driver side of 
a car. 

• Considering its location, the project could have been better designed to take more advantage 
of the views to the river and the mountains; there is lost opportunity for more residential 
units and users of the internal courtyard and the indoor amenity building to enjoy the view to 
the river; the design of the proposed development need not follow the earlier phases of the 
overall project, i.e. lower building forms along the road and stepping up to larger apartment 
buildings facing the river - Land use, density and building heights are set by Council. The 
permitted density and building height, and restrictions of lowered building heights 
approaching River Drive, are provisions of the zoning for the site as determined by 
Council. The Development Permit application complies with the site's zoning. 

• Given the intent to provide fire truck access in the central courtyard, there is still a significant 
amount of hardscape in the courtyard; investigate opportunities to reduce the amount of 
hardscape in the courtyard, e.g. introduce green spaces in some sections of the courtyard -
Addressed above. 

• The north fa9ade of the buildings facing the river read like bare vertical walls; consider 
introducing further architectural and landscaping treatments to celebrate their connection to 
the river - Design revised with colour palette and building materials changes. The north 
facades of the northern buildings are characterized by two strong tower-like forms and 
several notches in the building massing, providing protected outdoor space for residents. 
The massing articulation and outdoor spaces add to the activation of the buildings. While 
making the colour and material revisions requested by other panel members, the tower-like 
elements were visually strengthened by cladding them in blue. 

• Appreciate the proposed planting of native plant species along the waterfront; however, 
consider enhancing the landscape to improve the experience of users, e.g. installing seating 
and alcoves Considered. The landscape area along the waterfront is beyond the site 
property line, not part of the on-site Development Permit. These City dike lands will be 
designed through required off-site Servicing Agreement in continuation with the 
Environmentally Sensitive Area planting to the west and for a sensitive transition to the 
dike access road and Shell Road pump station node. 

• The design of the project, particularly the proposed architecture is well done; understand the 
constraints of the site due to its trapezoidal shape; however, the buildings could have been 
better sited, designed and oriented to provide better connection to the river - Noted and 
addressed above. 

• Support the Panel comment for the applicant to ensure the use of durable and sustainable 
materials for long-term maintenance of public art - Addressed above. 
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• Look at the existing public art in the immediate neighbourhood that could provide precedents 
for the proposed public art in the subject site -Addressed above. 

• In general, the overall massing is attractive; however, support the Panel comment that there 
is lost opportunity to connect the central courtyard to the river due to the narrow slot on the 
north side facing the river; investigate opportunities to adjust the turned wings in Buildings I 
and 2 and relocate the density elsewhere in the subject site to help open up the view corridor 
of more units to the river and mountains and improve the relationship of the central courtyard 
with the river - Noted and Addressed above. 

• Understand the need to provide fire truck access and turnaround in the internal courtyard; 
however, agree with the Panel comment that there is a significant amount of hards cape in the 
internal courtyard; investigate opportunities to introduce soft landscaping, particularly 
around the edges to soften the relationship of the internal courtyard with the surrounding 
buildings Addressed above. 

• The proposed location of the amenity building at the southwest corner is a missed 
opportunity to anchor the internal courtyard in a significant way; investigate opportunities to 
relocate the amenity building to provide direct views from the courtyard to the north 
Design improved with added north facing patio and small child's play area in front of the 
indoor amenity room to improve connection between indoor amenity space and outdoor 
space. Central amenity building location considered, hut southwest location retained to 
allow for separation of potential events in the indoor amenity space and general use of 
courtyard by other residents. 

• Consult with the Fire Department regarding alternate arrangement for the fire lane to reduce 
the overall paving on the courtyard - Addressed above. 

• The entrance to the internal courtyard reads like a vehicular entry court; consider creating 
sub-spaces within the courtyard to reduce its scale and provide opportunities for more 
planting - Considered. The circular nature of the roundabout facilitates pedestrian 
connections between buildings and emphasizes the central community space it surrounds. 
Multiple sub-spaces are provided in the internal courtyard. Vehicle access is restricted to 
emergency vehicles only. 

• Question the usability of the proposed chess boards in the middle of the courtyard; consider 
installing alternate landscape elements - Design improved with ground games replacing 
chess hoards which are more suitable for children's play. One is a "cycle track" that leads 
from the northern playground through the center to the southern playground in front of 
the amenity building. This "cycle track" will intuitively lead kids to from one playground 
to the other and encourage the use of the entire space for play. 

• The architectural character along River Drive is made challenging by the change to white 
stucco-like EIFS as an exterior cladding material; consider using exterior cladding materials 
in the other phases of the overall development for building facades in the subject site facing 
the street and the river-Design improved. Stucco material was removed and replaced with 
a combination of cementitious panels and horiwntal siding, on top of the board and batten 
base. 
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• In-plane colour changes would be tricky to achieve; random horizontal banding on some 
facades is not successful and hard to achieve on stucco - Design improved. Colours were 
revised and a more ordered approach was used. 

• The architectural character of the proposed indoor amenity building feels like a single-family 
home due to the use of EIFS cladding material and the size of the windows; consider 
introducing necessary changes to make its architectural character feel more community 
oriented and consistent with the surrounding area - Design improved. Colours and 
materials of the amenity building were revised to horizontal siding in the "River Rock" 
colour for the elevations on the podium level. The horiwntal siding, use of a single-colour 
and lower building height differentiate the amenity building while maintaining a 
relationship throughout the development through using colour that is also found on other 
buildings. The lower building height in the southwest corner is a provision of the zoning 
for the site as determined by Council and is intended to provide a smaller scale massing at 
the transition to the single detached neighbourhood to the south. 

The following written comments submitted by Panel members Pam Andrews and Nicci Theroux 
were read into the record by the Chair: 

• Appreciate the comprehensive package and presentation Noted. 

• According to page O 1 a of the package, all of the fully accessible units ( one three-bedroom 
and 15 one-bedroom) are located in Building 1 which is a strata building; since the majority 
of people with disabilities are below the poverty level and would be less likely to be property 
owners, it makes more sense to locate some of these units in the south rental building -
Reviewed. A high number of Basic Universal Housing units (91 BUH units) are proposed, 
not accessible homes. There are 65 BUH units in strata buildings and 26 BUH units in 
the rental building. Out of 31 units in the rental building, 26 units (84%) have BUH 
features. The five street facing homes have steps down to lowered living area and patio, 
which is why these units do not meet BUH requirements. 

• There are 15 one-bedroom and one three-bedroom accessible units; it would be more useful 
to have a variety of sizes for the variety of family structures that will buy or rent units 
Addressed above. 

• Soil volume appears low for the trees in the courtyard; consider permavoid or similar 
material to augment available soil volume - Design improved. Revisions were made to 
ensure sufficient soil volume is provided for each tree, including relocation or re-sizing 
some trees. Each tree has at least 10 cubic meters soil volume. 

• The perimeter of the courtyard is shady; plant material to take this into consideration -
Considered. 

• Consider adding some landscape screening on the west side between patios and the play area 
- Considered. A 10' wide raised planters with hedges and trees provide a landscaped 
buffer between the playground and patios. 

• Appreciate the terraced walls below 600 mm along pedestrian pathways; but this also 
requires that adequate soil volume be achieved; slab drops may be necessary - Considered. 
The terraced planters along pedestrian pathways are on grade and tree soil volumes 
addressed above. 
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• Consider installing a blue/green roof on Buildings 1, 2 and 3 for storm water management 
goals - Considered. The project warranty providers do not support green roofs 011 wood 
frame buildings. A light-coloured bitumen roof is provided to mitigate heat island effect. 

Panel Decision 

It was moved and seconded 
That DP 23-029453 be supported to move forward to the Development Permit Panel subject to 
the applicant giving consideration to the comments of the Advisory Design Panel. 

DEFEATED 
Opposed: David Semczyszyn, Vikas Tanwar and Alan Tse 
Note: Pam Andrews and Nicci Theroux had earlier left the meeting and were not able to vote on 
the motion 

As the above motion was defeated, the following referral motion was introduced: 
It was moved and seconded 
That DP 23-029453 return to a future meeting of the Panel with the applicant addressing the 
comments of the Panel. 

CARRIED 
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City of 
Richmond Development Permit 

To the Holder: 

Property Address: 

Address: 

Fougere Architecture Inc. (Wayne Fougere) 
2425 Quebec Street, unit 202 
Vancouver, BC V5T 4L6 

10611 and 10751 River Drive 

2425 Quebec Street, unit 202, 
Vancouver, BC V5T 4L6 

No. DP 23-029453 

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 #42 attached hereto. 

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

5. As a condition of the issuance of this Permit, the City is holding the security in the amount of 
$692,801.78 to ensure that development is carried out in accordance with the terms and 
conditions of this Permit. Should any interest be earned upon the security, it shall accrue to 
the Holder if the security is returned. The condition of the posting of the security is that 
should the Holder fail to carry out the development hereby authorized, according to the terms 
and conditions of this Permit within the time provided, the City may use the security to carry 
out the work by its servants, agents or contractors, and any surplus shall be paid over to the 
Holder. Should the Holder carry out the development permitted by this permit within the 
time set out herein, the security shall be returned to the Holder. The City may retain the 
security for up to one year after inspection of the completed landscaping in order to ensure 
that plant material has survived. 

6. If the Holder does not commence the construction permitted by this Permit within 24 months 
of the date of this Permit, this Permit shall lapse and the security shall be returned in full. 
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No. DP 23-029453 

To the Holder: Fougere Architecture Inc. (Wayne Fougere) 
2425 Quebec Street, unit 202 
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Property Address: 10611 and 10751 River Drive 

Address: 2425 Quebec Street, unit 202, 
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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. 
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Notes: 
- Bicycle maintenance facility, charging outlets for min. 10% of class 1 bicycle storage and other TD Ms as per legal agreements. 
- 91 BUH units required to comply with section 4.16 of Richmond Zoning Bylaw 8500 
- Aging in place features to be provided in all units, including stairwell handrails, lever-type handles for doors and plumbing 
fixtures, and solid wall blocking in washrooms at all toilets, bathtubs and showers to facilitate future grab bar installation. 
- Irrigation automatic system for all planted areas 
- Public pathway PROP SRW registered on title along west edge of site. 
- Servicing Agreement required via RZ for off-site works and works in PROP SRW 
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BAINS PROPERTIES INC. 
110 - 6086 Russ Baker Way 

Richmond, BC V7B 1 B4 

Contact: 
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rav@bainsproperties.ca 
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PMG LANDSCAPE ARCHITECTS 
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Burnaby BC V5C6G9 

Contact: 
Mary Chan Yip 

mary@pmglandscape.com 
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FOUGERE ARCHITECTURE INC. 
202 - 2425 Quebec Street 
Vancouver, BC V5T 4L6 
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Wayne Fougere 

wayne@fougerearchitecture.ca 
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Contact: 
Terry Thrale 
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STRUCTURAL 
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Darryl Bowers 

bowers@wsb-eng.com 

SURVEYORS 
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Contact: 
Johnson Tam 

johnson@jctam.com 

MECHANICAL AND ENERGY 

SRC ENGINEERING CONSULTANTS 
205-4180 Lougheed Hwy 
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Contact: 
George Ghattas 

George@src-eng.com 

GEOTECHNICAL 
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AREA SUMMARY 
I 

NW BUILDING NE BUILDING 
(BUILDING 1) (Area in SF) (BUILDING 2) (Area in SF) 

r 
GROSS j EXCL. l 

~ ROSS 
EXCL. NET NET 

FIRST FLOOR 2,618 3,932 8,686 14,455 4,580 9,875 

SECOND FLOOR I 12,526 1 488 , 12,038 13,321 586 12,735 

I THIRD FLOOR 12,526 1 488 12,038 13,321 586 12,735 

FOURTH FLOOR 488 12,038 I 12,552 586 11,966 12,526 1 

586 1 
i 

FIFTH FLOOR 11,736 488 11,248 12,552 11,966 

11,736 1 
t 

SIXTH FLOOR 488 1 11,248 I 12,552 586 1 11,966 

TOTAL 67,296 1 71,243 
i 

TOT AL AREA AFTER EXCLUSIONS 

Exemption for basic universal housing features for 91 units @ 1.86 sm/91 units 

NET TOTAL AREA 

• includes 15,704sf habitable lEMR area (0.145 FAR) and 10,860sf habitable rental area (0.1 FAR) 

SE BUILDING I 

(BUILDING 3) (Area in SF) 
I 

I 

GROSS EXCL. NET I 

9,256 576 
I 

8,680 I 

8,119 916 
! 

7,263 1 

8,179 916 7,263 

8,179 916 7,263 

. . 

. I . I 
30,469 1 

169,008°1 

1.822 I 
I 

167,186 ! 

1.55 1 

,r~ 
AREA PLAN 

o 20m 60m -
SW BUILDING 

140m 
I 

(AMENITY) (Area in SF) 

EXCL. i GROSS NET 
- ---

2,003 I 433 1,570 

. . 

. 

I . . 

. 

I . . 

1,570 
1,048** 

2,618 

0.024 

•• Indoor amenity In btJifding 1=500sf, Indoor amenity in building 1=548sf, Total common amenity area provided In apartment bu11dings= 1,048sf 

PROJECT STATISTICS 

SITE DATA 

CIVIC ADDRESS 
#10611 RIVER DRIVE, RICHMOND B.C. (P.I.D. 008 • 930 • 601) 
#10751 RIVER DRIVE, RICHMOND B.C. (P.I.D. 003 - 715 - 868) 

SITE AREA 108,932.9 sf (2.50 Acre) (1.01 Hectare) 

DEDICATIONS 
LOT B (DIKING PURPOSES) 
RIVER DRIVE 
SHELL ROAD 

5,783.77 sf 
1,557.54 sf 

713.49 sf 

NET AREA ' 108,152.76 sf (2.49 Acre) (1.01 Hectare) * includes lot B and River Drive dedications 

CURRENT ZONING 
PROPOSED DENSITY 
COVERAGE 

SETBACKS 

NORTH (RIVER ROAD - DIKE) 
SOUTH (RIVER DRIVE) 
EAST 
WEST 

BUILDING HEIGHT* 
ZONES 

ZONE 1 
0-20 m of River Dr & > 70m from Shell 
ZONE 2 
0-20 m of River Dr & <70m from Shell 
ZONE3 
20-36 m of River Dr 
ZONE 4 
>36 m of River Dr 

ZLR46 
181 UNITS (72 UPA/178 UPH) 
40% (@ PODIUM LEVEL) 

ALLOWED 

7.5 M 
3.0 M 
6.0M 
6.0M 

ALLOWED 

10M 

15M 

15M 

26 M 

PROPOSED VARIANCE REQUESTED 

7.55 M NO 
3.55 M NO 
6.0M NO 

6.05 M NO 

PROPOSED VARIANCE REQUESTED 

BM NONE 

15 M NONE 

15 M NONE (Balconies project 
1.41 m into the area) 

23 M NONE 

• Parapet walls. elevator overrun, rooftop mechanical room, st,ai1,, euipment screening enclosure etc. are included in the building height. 

UNIT MIX 

BUILDING 1 BUILDING 2 BUILDING3 TOTAL 
(STRATA) (STRATA) AH/LEMR MR 

3 BEDROOM 13 23 7 4 47 

2 BEDROOM 36 33 r 7 5 81 

1 BEDROOM 27 18 2 4 51 I 
STUDIO 0 0 2 0 2 

TOTAL HOMES 76 74 18 13 181 

•Seepage 20 for detailed unit mix and area 

PARKING SUMMARY 
UNIT RATIO TDM RED. REQUIRED PROVIDED 

COUNT (10%) ' REGULAR SMALL I H/C (REG.) VAN TOTAL 

CONDOS/ STRATA 150 1.5 1.35 203 145 * 53 1 4 203 
LEMR UNIT I 18 

1.0 NIA 18 15 ' 3 0 0 18 
MARKET RENTAL 13 1.2 N/A 16 14 2 a 0 16 
VISITOR (181) 0.2 NIA 37 31 5 a 1 37 

205 63 5 
TOTAL 

, 274 274 
'Includes 22 tandem stalls 

BIKE PARKING 
UNIT RATIO REQUIRED PROVIDED 

COUNT 
HORIZONTAL VERTICAL -OVER SIZED I TOTAL 

CLASS 1 
CLASS 2 
SHARED E-BIKE AND E-SCOOTER 

TOTAL 

SHARED AMENITY SPACE 

INDOOR AMENITY 

OUTDOOR AMENITY 

' 
181 2.0 

I 
362 323 40 10 

0.2 37 40 

I 399 

243 sm [146 sm (Amenity Building)+ 46 sm (Building 1}+51 sm (Building 2)] 

2,254 sm (lnduding 588 sm Children's paly area) 

373 
40 
5 

418 
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Unit Mix Data 

Type Features 
Habitable Unit 

Strata AH MR 
Area• 

Building 1 Building 2 Total Building 3 Total % Bulldlng3 Total % 

A 997 sf 6 6 
Bl BUH .. 1,115 sf 4 2 
B2 1,097 sf 2 
Cl BUH•• 1,021 sf 5 2 

Three Bedroom 
C2 1,021 sf 

36 24% 1 
7 39% 4 31% C3 euw• 1,021 sf 5 

C4 1,021 sf 1 
D 1,008 sf 6 
E 979 sf 6 
f BUH .. 1,044 sf 1 
G 882 sf 12 12 
H BUH .. 800 sf 5 6 4 2 
Hl BUH•• 800 sf 6 
I 782 sf 5 5 69 46% 7 39% 5 38% Two Bedroom 
J 784 sf 6 
Kl sutt•• 820 sf 5 3 2 
K2 B20 sf 1 
l 806 sf 2 5 
M BUH•• 605 sf 15 
N BUH•• 594 sf 17 4 

One Bedroom 0 557 sf 12 45 30% 2 11% 4 31% 
p 674 sf 1 1 
Q BUH•• 735 sf 1 
R BUH•• 582 sf 1 2 11% Studio s BUH•• 523 sf 1 

TOTAL 150 18 13 

• Per 4.2.3 Habitable area Is measured to the exterior face of the dwelling unit's exterior wall and the centre line of the partition walls that demise the unit from neighbouring dwelling units and the 
- BUH features per Richmond zoning bylaw Section 4: General Development Regulations - 4.16 Basic Univeral Housing Features 

Accessiblllty Data 

STRATA AH MR TOTAL 
BUH Units BUH Units BUH Units BUH Units 

three Bedroom 11 7% 6 33% 2 15% 19 10% 

Two Bedroom 22 15% 7 39% 4 31% 33 18% 

One Bedroom 32 21% l 6% 4 31% 37 20% 

Studio 0 0% 2 11% 0 0 2 1% 

Total 65 43% 16 89% 10 71% 91 50% 

Total 

Total % 

12 
6 
2 
7 
1 47 26% 5 
1 
6 

6 
1 

24 
17 
6 

10 81 45% 6 
10 

1 
7 

15 
21 
12 51 28% 
2 
1 
1 2 1% 1 

181 
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RIVER DRIVE 

0 0 

cibMioFRDAD 

0 

~~-

UNIT RATIO TDM RED. REQUIRE PROVIDED 
COUNT (10%) 

REGUlAR SMALL ;HfC (REG.) VAN TOTAL 

~ --- PARKING SUMMARY 

--------t-- --;---+ ---+- ----,f-----, ' 
C ON OO S/ STRATA 
LEMR UNIT 
MARKET RENTAL 
VISITOR 

TOTAL 

• Includes Z1 tandem stalls 

BIKE PARKING 

CLASS I 
CLASS 2 

150 
18 
1l ! (181) 

SHARED E·BIKE AND E-SCOOTER 

TOTAL 

1.5 
1.0 
1.2 
0.2 

UNIT 
COUNT 

181 

1.35 203 
N/A 18 
N/A 16 
NIA 37 

274 

RATIO I REQUIRE 

2.0 l62 
0.2 37 

399 

145' 53 1 4 203 
15 3 0 0 18 
14 2 0 0 16 
31 5 0 1 37 

205 63 

274 

PROVIDED 

HORIZONTAL, VERTICAL OVERSIZED TOTAL 

m 40 10 373 
40 40 

5 

418 

Noto- I: Bicyd• mainteaana, and ,.pair facility will have blcvd• r,,palr stand iwftJ, toe ls). Joel pump, faucet. how, and drain for bicyde -hing. 
Appropriate sign age ID ti-, bicyde m~nt,nanc, and repair facility will be provided. 

MIN. CAR STAU SIZES 

REGULAR SIZE 
2,Sm x 5.S m 

KC STALL5 

SMAU. SIZf 
2.3 mKUm 

MIN. BIKE STALL SIZES 

Kf/f't HORIZONTAL 
:\_ 1.8mx0.6m 

-!IP' 
•□ ~ BIKf & ~SCOOTIR 
~ 1.8 mx0.6m 

LOADING AAfA 

'1!' VERTICAL !T 1.0m,0.6m 

~ 
.lj7 OVERSIZED 
~ l- 2.4 m x0.9m 

MEDIUM SIZE LOADING SPACE 
9,1md.Om 
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SITE PLAN 

SCALE 1:500 

Sm 10m 
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ENCAYM'ION TECHNOLOGY ALl"TI-,ORIZED IY 
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ORIGINA\. I~ IN ELKllU)NI( FORM 
Tll.ANlMITUO fO YOU. AfN PRINTED VEftSION 
CAN BE RELIED UPON ASA Til:UE COPY OF THE 
ORIGINAL WHEN SUPPLIED av~, ORIGl"IAL 

AUTt10fl, BEARING !MAGES Of THE 
fROHSSIONA.L.SEAI.ANO DIGITAL n:lnlFICATf 

01\WI-IEN '"f'IINTEO fROMTI--1.E OIGIT.tllY 
CERTIFIED EU:CTJ.ONIC ~ILE SENT TO YOU. 
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- ~UHUNJTS 

ACCESSl~LE PAlHS 

ELEVATOR LOCATION 

SEE FLOOR PLAN MD UNIT F1AN 
PAGES FOR UNJT LAYOUTS. 

ACCESSIBILITY 
STRATEGY 

SCALE 1:500 

Sm 10m 

THl5 DOCUMENT 1-1.&.S IE[N El.£C'TI\ONICA,llY 
0:I\T1F1EO wtTH DIGITAL Cf.ftTiflCATE A.f\10 

ENCllYPTION TECHMOlOGY ALmfQR:fZED BY 
THE AIIIC ANO APEGBC. ntE AUllt'JmAnYf: 

0"-ICilHAL r5 IN ELECl'll0N1( ~M 
TftANWillTEO TO YOU . .ANY' PRINTm YEFU!ON 
CAN BE REU(D UPON AS A TRUE CO!'Y OfTHE 
0/'HGINAL WHEN SUPPLIED 8Y THI ORIGINAL 

AlJTHOA,, HARING IMAGES OF THE 
l'ROF,SSIONAL.:!iEALAND OK.ITAL CERTIFl(Ali 

011 WHEN Pfl!NTEO f ftOM THt DIGITALLY 
CERTIFIED H.ECTRONIC mE SENT TO YOU. 
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NW BUILDING 
(BUILDING 1) 
LEVELS 1 & 2 

SCALE 1 " ~ 25' - o· 
0 1m - Sm 
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n-llS COCUMENT HAS IHK [LIC'TkONJCAU.V 
CEJl11'11EO WITT1 OIGrTAL CUl,TIFICATE AHO 
(~YPTION TECHNOLOGY AUlltO,UZED 8Y 
THE AIQC AHDAPEG8C. THE AUTHORITATIVE 

O,UGIM.L IS IN El ECfllONIC: FORM 
TRANSMITTHHO YOU. ANY PAIN TEO V1:,11,SION 
CAN!£ RCUED UPON AS A TllUE CC!'Y 01"1ltE 
OFIIGINAL Wr-lEN §UP'PutO !!IV Tld OR.IGINAL 

AUTHOR, 9EA~ING !MAGES OF TJ-1£: 
1'110FES510NAL 5UU. AND DICilTALCUTlflO\T?. 

OR WHt;N f'RIJ,jTED FROM THE OIGITAJ.LY 
CEP.Tl~tEO ELECTRONIC lll.E SENT TO VOU. 

~~~;~~ "A~'~rq, .I ,._f; ........ c-_.. ·, 
~ ," I'-"..: ..._ 'o~~ .... , "' -;. 
!"';.:: '.i:• ~=-

t:~1~ 7i(;! ~) 
7:,~i co ..... 

'•u,. ,n,11 

RIVER POINTE 
#10611 and #10751 

River Drive for 
Bains Properties Inc. 

DP 23-029453 - RESUBMISSION 
MARCH 04, 2024 

_.,Pllllfll 
FOUGERE 
architectu re inc . 
8Rm5H COWM81A • ALBERTA , WASHtNGTON 
ZOZ-/.42SC)l,l,0<!1rMt 1504.lll.2907 
Vlr1Ql11tn IIC Y5T 4Ui Mugsardlllecbi~Ci 



"'-'""' lS.7.m 

!W.COM'I' 
1S,hm 

'"""" 10 ◄ 1111 

305 
LNITIII 
(BU") 

405 
IJNITM 
(OUHl 

...... 

306 
UNITM 
(BUH) 

406 
mmM 
(BUH) 

I] 
I -

BUILDING 1 
LEVEL 3 

BUILDING 1 
LEVEL 4 

"""' 
AU. lllt UHITTAIIE tESIGNED Pet FIICt<MONO~[NG IYIAW ttC'OOH ,4! 
GUHAL ONELOPMOO lEGUU.110H~ ••t 15 UO:K: UNPJEW NOJSIHG 
IUJIJR5, 

AU U'llfS WIU 1NC0""1Mlt AGIMG IN PlAIJ: FEAlU!ESSUClf "5 
~ llOCl::NG IM l,'.11fl:tltlM WAlLS FDR lh'$T,,l..l,,\nON OF YMMAAS 

l,IESIDETOll£T,T\J!I.IJol}~ 
• PRCvmoH Of lE\IEltwtOLESfOl f-WMltlG FOO\JJIE~»ID 

DOORIWIOIB 
• Eaffl.Y DOORS t,IINIMIM Ph MM CWJI Ql'EIING 

09 

April 5, 2024 
DP 23-029453 
DP Plan #8 

0) 
NW BUILDING 
(BUILDING 1) 
LEVELS 3 & 4 

SCALE 1 " = 25' · o• 
O 1m Sm -

TI·IIS cocu,-,..eNT HAS i,eEl't E\.ECTIIONl(.ALLY 
CERTIFIED Wm! Dl(ifTAI.CERTiflCATt AP4D 

ENCAVIJTION T£CHNOLOGY AUTHORIZED l'I' 
TI-I! AIIC AND AP'EG9C. Tt1E AUTI-iOIIITATIVE 

ORfGIW.L IS IN ELECTRONIC FORM 
11lANSMITTm TO YOU. MY PRINTED Vl:RSION 
CAN BE l\t:UfU Uf'ON A5 A. TRUE COPY OF THE 
ORIGINAL WHEN 5UPPUEO &YniE ORIGINAL 

AUTHOfl, GEAAING 1MAGES Of THE 
PKOf~SIONAL SEAL AND D1GITAL CERTiflCAit 

OR. Wt-11:N PFtlNTtD RtOM TI-IE ClGfTAU.Y 
CEIi.Tl f i ED fLE~ONIC fllf SENT TOVOU. 
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NW BUILDING 
(BUILDING 1) 
LEVELS 5 & 6 

SCALE 1" = 25' ·O' 

0 lm Sm - ' 

THIS OOCUMENT HAS SEEN UECTRONICAll Y 
CERTIFIED wm,. OIGlTAL CERTIFICATE ANO 

ENCA'r'PTION TECHNOLOGY ALITHOIUZED IY 
THE AIBCAAD Al'EG8C. THE AlJTHORl TATIVE 

ORIG,IHA.L ~ IN ELECTRONIC FORM 
TRANSMITTED TD YOU. A"°' PRINTED VE'°ION 
CAN 81E' Rt:UEO UPON AS A. TRUE ( OPVOF THE 
ORIGINAL WMEN SUPPLIED IIY ~£ ORIGINAL 

AUTHOft, llf.A.IVNG IMAGES Of THE 
l'flOFE;SIONALSEAL ANO DIGITAL CERTIFICATE 

OR WHEN PR:INTt0 F'AOM THE DIGITAL.LY 
CfRTifH!O ELECTRONIC FILE SfNT TO YOU 
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NW BUILDING 
{BUILDING 1) 
ROOF PLAN 

SCALE 1" = 25' • O" 
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THIS DOCUMENT HAS BEEN ELECTRONICALLY 
CERTIFIED WITH DIGITAL CERTIFICATE AND 

ENCRYPTION TECHNOLOGY AVTHORIZED BY 
THE AIBC ANO APEGBC. THE AUTHORITATIVE 

ORIG INAL IS IN ELECTRONIC FORM 
TRANSMITTED TO YOU. ANY PRINTED VERSION 
CAN BE RELIED UPON AS A TRUE COPY OF THE 
ORIGINAL WHEN SUPPLIED BY THE ORIGINAL 

AUTHOR, BEARING IMAGES OF THE 
PROFESSIONAL SEAL AND DIGIT AL CERTIFICATE 

OR WHEN PRINTED FROM THE DIG ITALLY 
CERTIFIED ELECTRONIC FILE SENT TO YOU. 
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NE BUILDING 
(BUILDING 2) 
LEVELS 1 & 2 

SCALE 1" ,d5' - O" 
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ENCl"'l'PT!ON TtCMNOLOGY AtJTHOlllZED BY 
Tl-IE AIRC A~D APEGIC. TI-!f AU'Tl«JlbT.ATIVE 

OIUGINAL I~ IN ElECTRONKR)RM 
fJI.IJ'lSMfM'ED TO YOU. ANY PRJNTI::O VERSION 
CAN SE RELIED UPON AS A TRUE COPY OfTHE 
OlllGINAL WHEN 5UPPllfD W'fTH( OP.IGIHAL 

AUTHOR, RfAIU'-IG IMAGES Of TiiE 
PROFESSIONAL S~AL AND tJl(ilTAl CERTIFl(All: 

OR WHEN PRINTED FROM THE 01GITAL1Y 
CERTIFIED ELEC'TROMIC fllE SENT TO YOU. 
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RIVER POINTE 
#10611 and #10751 

River Drive for 
Bains Properties Inc. 
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architecture inc. 
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PLANT SCHEDULE PMO PROJECT NUMBER: 23-0:U 

QTY BOTANICAL r<fAMIE COMMON NA'-£ P'-ANTEO SIZE/ REMARKS 

11 ACER CIRCINATIJM VINEfAAPLE 2.SM HT, B&B: '3 STEM CLUMP 
29 ACER GRISEUM P'AM::RBARKMAPLE 6CM CAL; UW Sltl: O&e ,. CHAWI.EC'fPARIS OBTUSA 'GRACIUS' SI..EHDER ~ IN()f(I FALSE C.VP'RESS JMHT; B&e 

CORNUS KOUSA X NUTTALur ·srARUGtff STARLIGHT HY!l,RID OOGNOOO tiCN C.AL; USM STO; 8&8 

1.4.AONOLlA SOULANG~NA 'RUS11CA RUSRA Rll.ST1CA RED WA13NOLIA 6CM CAL: 1.SM STD; 11&8 ,. QUEr:tCUS PAlUSTRIS 'GREEN Pl~LAR' GREEN Pill.AR PIN AA. &CM CAL; U1M STD; 818 
13 STYW JAPONICUS 'PINK.CHIMES' PINK F~EO JAPANESE SNC\'liBELL 5CM CAL; 1.6M 6TD; B&B 

NOiES: • Pl.ANT SIZES IN THIS U.:ST ARE SPECIFlED ACCORDING TO THE EiC UNOOC.APE STANDARD ANO CANADIAN LANOsc-.PE STANllARO, LATESTEDmON. CONT.-.INER SIZE'S 
SPEC:IFIE:D AS PER CNLA STAN DARO_ BOTM PLA""' SlZE AI-IO CONTAINER SI2.EARE THE. MINiM!.JM AOCE.PTABLE SIZES, • REi:'ER TO SPECIFICATIONS ~OR OE.FINED CONTAltE.R 
MEA!Ufl.EMf.NTS ANO OT>-tfR PI.AkT MATERIAL RE.QlllRf.MfNTS. • :sE.A.flcH ANO REVlt!w: MAld: P'.ANTMAl'!NI.AL.A\/AIU.!IL.E FOFI:. OPTIONAL. fl.f\'l!.WeY L.Af,10SCAP'f AACHITECT AT 
SOURCE OF SUPPLY. AR£A OF SEARCH TO INCLUDE LOWER MAIHLAND ANDHl.AsERVALLEY_' st.rBslffUT10NS: OQTAIN~N APP'ROVAL FROM THE LANDSCAPE ARC~ITECT 
PRIOR TO MA.Klt./G ANY 51.JBSTlT\JTIONS TO THE SPECIFlfC MATIRIAL UNAPPROVED 5UBSTITlJTIONSWIL.L OE REJECTED. AL.LOWA.MINIMUM OF FIVE DAYS PRIOR TO DELIVERY 
FOR REQUEST TO SVSS1ll1.JTE. SLISSTin.tTICNS ARE SUBJECT TO 8C LANDSCAPE STANOAR0 ANO CANADIAN LANDSCAPE STANOAAO· DEFINITION OF C::ONOmor.is OF 
,WAIU.!!IL.ITY' •• A.L.L. LJ\NC>SCAPE MATEf~J.ollt.L. ANO WOFl!<MAf,ISHIP MLISTMEEi OR ExCEEO l!C lANCSCAPE STANDARD ANO 0:ANAOIAN LANO.SCAPE. SfANOARC I.Alf.ST E.Dlf10N. • ALL 
PU.NT MATERIAL MUST BE F>FIO\JIDEO FROM CERT1Flrn OISE.ASE FREE. NURSERY.• BIO-SOLIDS tJOTPERMITTED lN GRO'MNG MEDPJM UNLE.SS Al/Tl-lORl2E.O BY LANDSCAPE 
AR:CI-IITECT. 

NOTE· 4 REPl.JliCEMENTTREES REQUIRED, •REPLACEMENT TREES PRO\IIOEO. 
NOTE..' ALL SOFT LANDSCAPE AREAS TO EIE. IRR~TEOWTl-t A HIGH EFF-it"!,le:NCY AUTOMATIC tRRIGATIO~ S't'STHJI• INSTALLATION TO 1.1.A.B.C STANDRADS, LATE.ST EDITION, 

.-- __ ~--c~·-·. __ ____ _ ~----<a,O<Ml''N'""':>rc.·;<;<,11•c:----."c:.~.-+/a,j<,:~, /(• 
. ' -·--------- ' ' ~, -------- ---- .. ~·- : __ -- --------- ·: :-·: . ,, 

~_._-'--_~ __ ":""_._"!'". ~-_•~_--:-:()_ ~• •• · .. ': -. i'iL ';'." . oo-o.o~q) '.'":' "":· .. ~. ~!!!!•~~~' --lf.'er ~--~~---~- ""'(j' - ~- _; .- - 0 -~"""'i--"'"===i=-5' :- . E5 !--~--~-.-.. -._-.,.-:-"-_ 

,;~;;~-~:;·~\. -.::.. 
~·· ::· 

~ __ J ;,o~~(o},.. ae,n,(D) 0007{0] ________ ~oe(.D) 0O.cn(!l) ! . ~-- ... ._ _ u 

2!0l2:•11.Z'.1P 

(:I Copyright r1Mrv11d. Thia drawi11g and d•ign i• Iha 
property or PMG Landi.ca?• Ard,Hect. 11nd may net be 
reproduced or used to, other projl!Cts without their 
perm111ion. 

SuiteC100 .. 4185Slil1Creek.Drive 
8wnaby, British CQlumbl.i, VSC 6G9 
p: 604 294-001 ! ; t. 604 294-0022 

SEAL: 

Apri l 5, 2024 
DP 23-029453 
DP Plan #31 

NlW !~ ~l.JIN/CITTCOMU8'Jll 

NO. DATE REVISION DESCRIPTION DR. 

CUENT: 

RIVER POINTE 
RESIDENTIAL DEVELOPMENT 

10611 ANO 10751 RIVER DRIVE 
RICHMOND, BC 

LANDSCAPE 
PLAN 

DATE: 2l.ff:B.17 

SCALE: 1:250 

DR.1,WN: MC/M~ 

OESION: MC/MM 

C:J-HC"□· MCY 

PMG PROJECT NUMBER 

DRAWING NUMBER: 

Ll 
OF 14 

23-032 
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CC0P11ight reHr.ied. Thi<J arawing and design is the 
prop111ty of PMG Landscape Architad!I and may net b8 
reprodu-=ed or used for other p(Oj ecls without their 
perminion. 

Suile C100 • 4185 Still Creek Drive 
Burnaby, BrtUsh Columbta, V5C 6GS 
P' 604 284--0011 : t 604 294-0022 

SEAL: 

!April 5, 2024 
DP 23-029453 
DP Plan #32 

' :M.MAJU crt.,COMME,41'1 

' 2"' ....... lll" "'l)PCOMMOf'IS 

flEW! rT(~/tnl tlJM"""n 

l n~ur2~ 

l Jl-NJG1, l'L,l,J•ffl~G.,~/0ET.......S.1,00€0 

NO. CATE RE\r'lalON DESCRIPTION 

CLIENT: 

PROJECT 

RIVER POINTE 

-
OR. 

RESIDENTIAL DEVELOPMENT 

10611 AND 10751 RIVER DRIVE 
RICHMOND, BC 

DRAWll'IG TITLE: 

LANDSCAPE 
SHRUB PLAN 

DATE: 23.Fal.11 

SCALE 1:1.00 

ORA~: MC/MM 

DESIGN MC/MM 

CHK"tl: MCV 

F'MG PROJECT NtJMSER 

DRAWING NUMBER 

L2 
OF 14 

23-032 
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SW BUILDING 
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CCoP,right re:seNe!J. Thi, tnwing and dHlgn Is the 
property of PMG Landacape Architecta ami may Ml 1::,8 
repro~u~ed or u11e(j for other projecia w1tho1.1t their 
perm1ss1on. • 

Suite C100 - 4185 SlillCreelc.Or;..,e 
Bumaby. British COiumbia, VSC 6GS 
p: 604 294-0011 . f: 604 294-0022 

SEAL 

. 
1 . 
' . . 
' I 

NO. 

April 5, 2024 
DP 23-029453 
DP Plan #33 

:M.MAA.1>4 i'o0,co~Met.i1'5 

l4.fU.Ql tll' ~CW- 11151~ 

UJAN 2' NEW ~ll DL>rH/Ctl CCIMMEHT) 

21 sm l0 t lT'I q,i:uu .. lHIOM 

ll..S.r"f.l ~M§lt[Pl»I 

:IJ.Mll.. l ' PlAJIITIN.,;. t l.NIS/0(1A11,.'!;olOOf O 

OATE REVISION DESCRIPTION 

Cll ENT: 

PRO JECT: 

RI VER POINTE 

OR. 

RE SIDENTIAL DEVELOPMENT 

106 11 AND 10751 RIVER DRIVE 
HMOND, BC RIC 

\"'1NGTITLE: ORA 

LA NDSCAPE 
RUB PLAN SH 

DATE.; 

SCALE 

OR• 

DESIG 

WNc 

N" 

CKK'D: 

2:3.FEB.17 

1:100 

MC/MM 

MC/ M M 

MCV 

DRAWING r,.IVMBE.R 

L3 
OF14 

23-032 
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@Capy(lght JfliHINIKl_ Thi, dr..wing and d■11ign ia tli.fl 
property ot PMG LH\dlU:l~t /vehitedg 111d mey n()t be 
repro,duced or used for ottur p,o;echi withci.l thei1 
p11m1111on. 

~ 
Suite C100 • 4HI5 still Creek Drive 
Burnaby, 8,ittsh C0lumtlii1o, VSC 6G9 
p: 604 294-0011 ; t. 604 294-0022 

SEAL 

April 5, 2024 
DP 23-029453 
DP Plan #34 

CITfQ)""WMTS .. 

NO. OATE REVISION OESCRIPTIOH DR. 

CUE.NT: 

F'R.OJECT· 

RIVER POINTE 
RESIDENTIAL DEVELOPMENT 

10611 ANO 10751 RIVER DRIVE 
RICHMOND, BC 

DRAWING TITLE 

LANDSCAPE 
SHRUB PLAN 

DATE: 23.FEB.17 

SCALE: l;UXJ 

DRA'NN: MC/MM 

DESIGN MC/M!lli 

CHl('0• MCV 

PMG PROJECT NUM6EFt 

DRAWNG NUMBER: 

L4 
OF14 

23-032 
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PLANT SCHEDULE 
KEY QTY BOTANICAL NAME CDN MON NAME 

SHRUe 

"' ARONIA ME.LA NOC ARPA. 'AIJT1JMN MAGIC' BL.ACK CHO l<EB ERRY ,. AZALEA.JAPONICA 'CAR.OLINE GAEILE' AZALEA; RADIANT PINK 

" BIJX.U.S MIC:ROP11Yl.l.A WNTER GEM' LrTTI.E:•LEAF ROX 

\OS CORNUS S.ERICEA 'l(ELSEYI' OWARF KELSEY DOC:.V'IOOC 

" EUONYMUS Al.ATA 'COUPACTUS' COMPACT 1MNGEC BURNING eUSH 

" FOTHEltGILLA w.JOR 'MOUNT AIRY' MOUNT AIRY FOTHERGILLA 
2 HIBISCUS !YfHACIJ! '01$fAU BLIJE' BLUE AOSE OF SH6-RON 

\1 HYORA.NGEA QUERGIFOUA 'RURY SUPPE.R.S' RUBY SUPPERS OAKLEAF HVORANGEA ., MAHONIA AOUIFOUUM 'COMPACT A' COMPACT OREGON CRAPE HOLLY . ,,. NA M DINA DOMESTICA 'FIREPOWER' FIREPOWE~ Hl:AVENLY BAMBOO .. " RHODODENDRON 'PURPLE .SPLENDOR' RHOOODENORON: DARK PURPLE: L. MAY .. FI05A 'NIJTl<ANA' NOOTl<A.ROSE 

"' ROSA MEIDELAND 'RONICA' MEIDLANO ROSE; PINI( 
RUBUS SPEC:TABILIS SAU.IONHERRY .. SPfRA~ JAPOHICA 'LITTl.E PRINCESS' LITTI.Ji: PRjNC:f;:SS SPRAEA; PjNI( 

54 S'l'MPHORICJ.RPOS AI.Brus COMMON SNOW6.fRRY 

"' SYMPHORICAAPOS DOORENBOSII .MAGIC BERRY' CORAL BE.RRY 

'" TMUS X MEOIA 'HICt<.!ll' HICK'S'l"EW .. "" VACCINIUMOVA.TUM EVERGREEN HUCKLEBERRY 

G ss 

j 
123 CALAMAGROSTIS ACUTIFLORA .KARL FOERSTI;R' FEA1l1ER R!EO G~S 

'" FESTVCA IDAHOENSIS IOAMO FE&CUE 

w HAKONECHLOA MACRA 'AUREOLA' GOLD VARIEGATEO JAPANESE FOREST GRASS 
J HELICTOTRICHON SEMFERVlRENS BLLJE OAT GRASS .. LUZUlA NIVEA ~HfOWV"'A'OOO ~IJSN 

24 MISCANTHUS SIHENSIS .MORNING LIGHT MORNING L.IGHT JAP.SILVER GRASS .. PAN1CUM VIRGA TUM 'ROTSTRAt1LBUSCH" RED SVIIITCH GFl.4:SS 
SJ4 SllPA 11:NUISSIMA MEXICAN FEATHER GRASS 

PE~NNIA~ 

TAACHE.LOSPE.~MUM JASMINC>ICES STAR JASMINE 

J 
77 ClMlfUGA RAMOSA .HILLSIDE BL.t!CK BEAUTY' 8LACI( BEAlfTY BUGBANE 

77 CROCOSMIA 'LUCIFER' LIJCIFER CROCDSt.41A ., CICEITTRA SPECTABILIS BlEE:D\NC. H~RT 

' HELJ.EBORLJS • HYBRIDlJS LENTEN ROSE· C.OtOUR MIX 

" HOS.TA FORTUNE! 'fftANCEE' H05TA GREEr,.ANO ~ITE VARJE:GATED 
\5 PEROVSKIA A TRIPLIC:IFOLIA RIJSSIAl'l SAGE 

" R.U06ECKIA FULGIDA. VAR SULLIVA~fl11 'GOlO.STURM'lUOBECKJA; YEUOW 
S\ SALVIA X SUPERBA VIOLET SAGE 

I 
m AACTOSTAPHYLOS UVA-'JRSI 'V,1.NCOUI/El'\JACE: l<JNNIKJNNICK , .. GAlJLTt1ERIASI-IALt.ON SAL.t!L 
,cs ~AHONIA. NER\IOSA LONGlEAF MAHONIA 

'" POLYSTICHUhll hlllJNIT\JM VIIESTE.F!N SWORO FERN 

PMG PROJECT NUM8!R: 13-'32 

PLAlrrl~ll Sill! I RE:MARKS 

lt3 POT: 4<1Chll 
,2 POT: 25Chll 
#2 POT: 2SCM 
'2POT: !iOCM 
12POT; :,ocM 
13 POT; eoc:1111 
JfJ POT: !lOChll 
JfJ POT:8CChll 
#3 POT; 40CM 
12POT; <IFJCM 

UPOT:SOCM 
12.POT:<I0CIIA 
t2POT;<ICCM 
UPOT; • DCM 
12POT; •OCM 
J:)POT: 50CM 
t2POT;3CCM 
1.2M B&D 
lll'OT;lCGM 

•1 POT 
11 POT 

11!1 "1T 
f 1 "1T 

11 POT 
11 POT 
11 f>OT 
f1 f'◊T 

lt3 ?OT: 75CM: STAKED 

ISCM POT 

15CM POT 
15CM POT 
15CM POT 
#1 ~OT:1 EYE 
1SCM POT 
tSCM POT 
15CM POT 

11 POT;:20CM 
#1 POT; 20CM 

#1 POT; 25CM 
11 POT; 2'5CM 

I-IOTES . • PLANT SIZES IN THIS LIST AAE SPECFIEO ACCORDING TO THE. ec LANDSCAPE STANOAR[) A~D CANADIAN LANDSCAPE STANOAAO, LI.TEST ECNTION. CONTAINER SIZES 
SPECIFIED AS PER cm.A STANOAAD. D01l1 PLANT SIZE AND COHTAINE.R SIZE ARE THE MINIMIJM ACCEPTAeLE SIZES. • REFER TO SPECIFICATIONS FOR DEFINED CONT All-IE.A 
tr.1EA5UR.EMENTS Ar-10 OTHER Pl.o\NT MATER:!AL REQUIREMEHTS. • SEARC~ ANO REVIEW: MAKE PLANT MATERIAL .A.VAil.ADLE FOR OPTlONAL flEVIEW BY LANDSCAPE ARCHITECT AT 
SOURCE. OF SUPPLY. AREA OF SE.ARCH TO INCLUDE LOWER MAIHL.ANO ANO FRASER VAU.EV. ' S.UBSTITVTIONS: OBTAINWFUTTEN APPROVAL FROM THE LANDSCAPEAff.Ct11TECT 
PRIOR TO MAK.ING ANY $UOSTITUTION$ TO THE SPECIFIED MAT'ERlAL. UNAPPROI/E.D SUtlSTITUTIDNS 'MU. BE REJECTED. ALLO'N A Ml,'\CMUM Of FiVE DAYS PRIOR TO OELI\IER'Y 

r~Jr~~-T~L~~~i~E :~~::2~~t~~"~:=~:~;~~~ ~~~sg::~~~~~R~:~~~NEA~T~~~~~s;NA;~~~~~N~~~;~~o;::i~~D~~s~ ~ ~rnoN. • ALL 
~H~~~~RIAL MUSTOE PROVIOEO FROM CERTlFl=D OISE.AS!; FREE NURSERY . • BIO-SOLIDS NOT PERMITTED IN GROW1NG UEOIUM UNLESS AllTHORIZED av LANDSCAPE 

NOTES A.LL SOFT LANDSCAPE AREAS TO BE IFIRIGI\TEOWTH A HIGH EFFICIENCY AUTOMATIC IRRIGATION SYSTEM; INSTAU.ATIONTO 1.1.A.6.C: STANDRA!>S, LATEST EOITION. 

\ 
\ 

\ 

~ 
2JOJ2-?.llP 

C Co11tt1~ re.eNed. Thi$ r:te.wlnQ aind dHlgn ti. the 
p,of111rty cf PMG Land9cape Archiltn::h and may not be 
rep,-odL1ctd or u1ed tor oll\er pn:ijecta without th1i1 
pennl&&krn. 

Suite C100 - 416S SlillCree:K Drive 
B urnaby. Britisli COiumbia, VSC 5G9 
p 604 294-0011 : t 604194-0022 

SEAL· 

April 5, 2024 
OP 23-029453 
DP Plan #35 

l U.NJ(;.J' Pl,.llo'fU,.('it'l.loNS/O(TAIU.1.00£0 

NO. OATE REVISION DESCRIPTION 

CLIENT: 

PROJECT: 

RIVER POINTE 

""i t r 

DR. 

RESIDENTIAL DEVELOPMENT 

10611 ANO 10751 RIVER DRIVE 
RICHMOND, BC 

DAA'MNG TITLE: 

LANDSCAPE 
SHRUB PLAN 

OATE: n.fH.17 

SCAlE: 1:100 

ORAV'M'. Mc/MM 

OESIGN: MC/MM 

CHK'D: MCY 

PMG PROJECT r-lLIMl'!ER: 

DFUIWING NUMBER: 

LS 
0~ 14 

23--032 



~ 
, I 

I 

i 

-t 
J,, 
· , '· 

i/~ _;, 

I 

',·, : 

l I '·!. ) 
,/ 

iii 
I 

} 

I 

tt I 

l 
~ ·-....... j I 
) 

} / ~ 

[> _-j ' 
i ~ ' 'Al 

J 
.j I I Al 
I 

'Al :r -_/ , Al 

WATER ENTRY 
{"/ 

\ 
ROOM 

)t ) 
/ 

>f .1 
• I 

I 

I 
:,1 

l /--_ -, 
·' ~ ' ,,-

'I ·, 
'( 

;1 
;I 

' / . 

4, .{, ..,-;:; 

f ~ 
', { 

.::~ > ' 

~'\'-~ ,, 
"-11/' 

~f 
,:::,_ 

-

-+--+.ot'--_,;: -...:.. 

" 

L 

PLANT SCHEDULE • SRW PLANTING PMQ PROJECT NUMBER: JUU. 

KEY OTY BOTANICAL NAME COMMON NAME PLAflrfEO SIZE l REMARI01 
TREE 

S.Q,8 Zl UOUIOAMBAR ST'r'RACIFLUA 'SLENDER SILHOLETTE' SLENDER. SILHOUE.TTE SW~TGUM 6CM CAL: 2M Sltl: B&B 

G~S 

" AlAl.E.'1. JAPONICA 'J'UFiF'l..E SPLENDOU~' AZALEA,: REO.VIOlET DPOT; <CQr;M .. NAN DINA DOMESTICA 'FIR~OWER' FtREPOWER HEAVENLY 5,1,MSCC 12:POT; 40CM 

~- r;ALAMAGROSTIS ACUTlFLORA 'KARL FOERSTER FEATHER REED GRASS fl Pol 

''" SW'A TENU\SSIMA MEXICAN FEATI-1ER GRASS 11 F"OT 
P NMAL 

@ 30 RIJOBECi<JA FULOl!l/1. VAA SUU.IVANTII . GOW.STURM' RUOBECKIA: VElJ.O\N 1SCMPOT 

NOTES 'PLANT SIZES IN THS UST Al=IE SPEClFlED ACCORDING TO THE BC LANDSCAPE STA.NOAA□ -'ND CN'W,IAN L-'NDSCA.PE STANDARD. LATEST EDITlON. CONTAINER SIZES 
SPECIFIED AS >'ER CNLA. STANDARD. BOTH PLANT SIZE AND COt,tTAINER SIZE ARE TI-IE MINMUM ,1,CCEPTABLE SIZES. • REFER TC SPE!;lFlCATtoNS FOR DEFINCD CONT,1,INER 
MEASUREMENTS ANO OTl'IER PLANT MATERIAL REQUIREI-.IE:NTS. • SEARCH AND RE.VIM· M.N<.E PLANT W\.T'E.RIALAVMLABLE FOR O?TIONAL RE.Vl!W BY LAtmSCAPE A~CHITE.CT AT 
SOURCE OF SUPPLY. A.REA OF SEARCH TO INCLUOE. LOINEA: MAINLAtID AND FRASER VALLEY .• SuBSTITllTIONS· OBTAIN WRITTEN APPROVA L mot.A lHE LANDSCAPE ARCHITECT 
PRIOR TO MAKJNG ANY SU85TITLITK)NS TO THE SPEC.IRE□ MATE.RIAL UNAPPROVED SUBSTIT\JTK>NS~LL SE REJEC.TEO. ALLOWAM~MUM OF FIVE OAV:S PRIOR TO DELIVERY 
FOR REQUEST TO SUBSflTUTE. SUSSTITUTIOtlS ARE SIJBJEcl To 8C LANOScA.PE ST ANDAAO AND CANADIAN LANDSCAPE STANOAAD. OEFlMTION OF' CONOfTIONS OF 
AVAILABILITY .• ALL LANDSCAPE MATERIAL ANO WOR.~MANSHIP MUST MEET QR e.xceeo EiC LAHDSCAPI; STANOAA'O AN□ CANADIAN LANDSCAPE STANDARD LATEST EDITION,. ALL 
PL.Nff MATERIALM\JST BE PROVIDED FROM CERTIFIED DISEASE FREE NURSE RV." 510-SCU□s NOT PERMtTTE□ 1N GROWlr¥J MECU/M \JNlE.S:SAUTHoRIZED BY LANOSCAPE 
ARCHITECT. 

~ 
Bon-!I.ZIP 

©Copyrt""1t rese-Ned. lhis cnl\Mng arid design Is the 
proparty at PMG Lll(li:iK:11?'(1 Ari:11rt■d.l and m1y nal be 
reprci~e9d cir und fo r other JHDJBl:ts withou1 their 
permlnlon.. · 

S utteC100 - 4185StillCreekDrive 
Burnaby. British Columbia. V5C 6G8 
p: 604 294-0011 ; t. 604 294.{)022 

SEAL: 

April 5, 2024 
DP 23-029453 
DP Plan #36 

NO. DATE R.EVISION □Esc.::rPTION DR. 

PROJECT 

RIVER POINTE 
RESIDENTIAL DEVELOPMENT 

10611 AND 10751 RIVER DRIVE 
RICHMOND, RC 

DRAYANC3 TITLE· 

SRW PLANTING 
PLAN 

DATE: 2HH.17 ORA\NING NVMB~R· 

SCM .. E: 1:100 

L12 CRA~: MC:/MM 

DESIGN MC/MM 

CHK'C: M<.Y Of 14 

PMG PROJECT t4Ut.4BER: 23-032 
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City of 
. Richmond 

To: Development Permit Panel 

From: Wayne Craig 
Director1 Development 

Report to Development Permit Panel 

Date: 

File: 

April 3, 2024 

DP 23-035339 

Re: Application by Gustavson Wylie Architects Inc. for a Development Permit at 
18399 Blundell Road 

Staff Recommendation 

That a Development Permit be issued which would permit the construction of two single-storey 
buildings with drive-through restaurant uses at 18399 Blundell Road on a site zoned 
"Industrial (I)". 

Wayne Craig 
Director, Development 
(604-247-4625) 

WC:ac 
Att. 2 
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Staff Report 

Origin 

DP 23-035339 

Gustavson Wylie Architects Inc. has applied on behalf of the owner, Bontebok Holdings Ltd. 
(Directors: Gary Segal and Lome Segal), to the City of Richmond for permission to develop two 
single-storey commercial buildings with drive-through restaurant uses at 18399 Blundell Road 
on a site zoned "Industrial (I)" (Attachment 1 ). The site is currently vacant, except for a small 
building at the southeast comer that houses a water pressure release valve chamber, which will 
remain. 

A Zoning Text Amendment to amend the "Industrial (I)" zone to allow for "Restaurant, 
Drive-through" as a site-specific permitted use on the subject property under Bylaw 9532 
(ZT 13-639146) was adopted on May 10, 2021. Additionally, a Development Permit 
(DP 16-750045) was issued by Council on May 10, 2021 to facilitate the construction of two 
single-storey multi-unit commercial buildings with two drive-through restaurants, consistent with 
zoning. However, as construction did not commence within 24 months of the approval date, the 
permit lapsed. As such, a new Development Permit is required to be issued in order to facilitate 
construction. The new Development Permit application submitted for the site is generally 
consistent with the previously issued permit. 

An associated Servicing Agreement (SA 16-7 44060) was processed as a condition of final 
adoption of the Zoning Text Amendment. Works included frontage upgrades along Blundell 
Road and Nelson Road, modifications of the existing Blundell median, a bus landing pad, service 
connections and an on-site public pathway to avoid existing City infrastructure and utilities 
generally located in the southeast comer of the site. These works have largely been completed, 
with some remedial work outstanding. 

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 

The subject site is located in the Fraser Lands industrial area. Development surrounding the 
subject site is as follows: 

To the North: Light industrial buildings, parking and loading areas on properties zoned 
"Industrial (I)". 

To the South: Across Blundell Road, an existing rail line and light industrial buildings, parking 
and loading areas on properties zoned "Industrial (I)". 

To the East: Across Nelson Road, light industrial buildings, parking and loading areas on 
properties zoned "Industrial (I)". 

To the West: Light industrial buildings, parking and loading areas on properties zoned 
"Industrial (I)". 

7603680 
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Staff Comments 

The proposed development consists of two single-storey multi-unit commercial buildings with 
two drive-through restaurants (including pick-up windows and vehicle queuing areas) and 
required surface parking. The proposal is generally consistent with the previous Development 
Permit (DP 16-750045) issued for the site. The proposed development has addressed the 
planning and design issues identified as part of the review of this Development Permit 
application. In addition, this development proposal complies with the intent of the applicable 
sections contained within the Official Community Plan (OCP) and would comply with all 
aspects of the "Industrial (I)" zone. 

Advisory Design Panel Comments 

Because of the scale of the development, the limited building area and the consistent design 
approach as the previously issued Development Permit, the development proposal was not 
presented to the Advisory Design Panel. 

Analysis 

Conditions of Adjacency 

• 

• 

• 

• 

Adjacent properties to the north and west of the development site are light industrial 
buildings with surface parking and loading areas. The proposed siting of the buildings on the 
development site would provide an 11.5 m setback to the north property line and a 26.4 m 
setback to the west property line. Additionally, a landscape buffer with a strip of trees and 
shrubs along the north and west property lines is proposed. 
Along the Blundell Road and Nelson Road frontages, a 3.0 m wide landscape buffer is 
proposed, with a strip of trees and shrubs to provide screening of the surface parking from 
the street. Additional information is provided in the "Landscape Design and Open Space 
Design" section of this report. 
The loading area and garbage, recycling and organics storage enclosures are adequately 
screened and located behind the proposed buildings, away from the public streets. 
Regarding potential noise generated by the restaurant and drive-through operation, the 
applicant has confirmed they will comply with the City's Noise Bylaw. The applicant 
advised that the drive-through speakers will be equipped with Automatic Volume Control 
(AVC), which adjusts the outbound volume based on the outdoor, ambient noise level. When 
ambient noise levels naturally decrease at night, A VC reduces the outbound volume on the 
system. 

Urban Design and Site Planning 
• The proposed siting of the buildings are centred on the development site to accommodate 

required vehicle access, drive-aisle circulation, drive-through vehicle queuing areas and off
street parking and is consistent with the previous Development Permit. 

• Efforts have been made to limit parking along street frontages to single-loaded aisles. Staff 
have worked with the applicant to provide a 3.0 m wide landscape buffer along the Blundell 
Road and Nelson Road frontages to screen the view of surface parking and drive-through 
queuing areas from the street. 

7603680 
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• Vehicle access to the site is provided via both Blundell Road (right-in/right-out and left-tum 
movements from Blundell through the establishment of a left-tum bay in the existing 
median) and Nelson Road (right-in/right-out). The applicant has demonstrated sufficient 
turning radii for the on-site movement of delivery, disposal and fire vehicles. 

• A total of 64 visitor vehicle parking stalls are proposed, which exceeds the Zoning Bylaw 
requirement of 56 spaces. Included are two accessible parking spaces located in close 
proximity to the entrances of the buildings. 

• Nine parking spaces are to be equipped with 60amp Level 2 charging outlets in compliance 
with the City's EV charging requirements. 

• Bicycle parking and a loading space will be provided in accordance with the Zoning Bylaw; 
three Class- I and four Class-2 bicycle parking spaces will be provided in an accessible 
location near the entrances of the buildings and in view from the street. 

• Pedestrian walkways are clearly delineated and are proposed to provide direct pedestrian 
access from the City sidewalks to the entrances of the buildings. Areas of the pedestrian 
walkways that cross drive aisles or vehicle queuing areas utilize an alternative colour ( dark 
grey) of pervious pavers to provide visual and textural identification. Additionally, 
appropriate signage will be installed in these areas to further enhance pedestrian safety and 
visibility. 

• A barrier-free circulation path to the entrances of the buildings; with a minimum clear width 
of 1.5 m and a maximum slope of five per cent, from the City sidewalk on Blundell Road and 
Nelson Road, and from the accessible parking spaces, will be provided. 

• An outdoor plaza eating area, which includes picnic tables, benches and planters is proposed 
to be located between the two buildings. 

• Garbage, recycling and organic waste storage facilities are sufficiently sized, within a walled 
enclosure and adequately screened from public view. 

• There is an existing small building located in the southeast corner of the subject site within 
an existing Statutory Right-of-Way (SRW), which will remain and continue to house a water 
pressure release valve chamber . The landscaping and treatment of this area was finalized 
and secured through the Servicing Agreement. 

Architectural Form & Character 
• The proposed single-storey buildings incorporate a contemporary design complementary to 

the adjacent light industrial buildings. 
• Variation in height and horizontal plane provide visual interest and differentiation between 

units. 
• The southeast corner building acts as an anchor and landmark for the development site 

through changes in colour and height of the painted metal panels. Additionally, this building 
includes an active frontage on both sides of the street, with glazing extending around the 
corner. 

• The proposed metal building materials are consistent with the surrounding industrial area. 
• Canopies are provided at the restaurant entrances to offer weather protection. 
• Parapet wall on the roof is designed to screen the rooftop mechanical equipment from street 

view. 
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Landscape Design and Open Space Design 

• 

• 

• 

• 

• 

• 

• 

• 

• 

• 

A Landscape Plan, prepared by a registered Landscape Architect, has been submitted by the 
applicant, which addresses tree planting and landscape design. 
The subject site currently has no existing on-site trees, and 57 trees are proposed to be 
planted and maintained on-site. 
Landscape islands are proposed adjacent to drive-through queuing and surface parking areas 
to break up the hardscape portions of the site. The introduction of a significant amount of 
trees around the perimeter of the site further addresses visual impact. 
The Landscape Plan includes a combination of deciduous and coniferous trees, which will be 
planted and maintained on-site. 
Structural soil trenches will be provided underneath identified surface parking areas where 
required to allow for adequate soil volume for trees. 
Pervious pavers are proposed for the pedestrian walkways and outdoor plaza area to 
minimize the amount of impervious surfaces. 
To accommodate for existing City and utility infrastructure in the southeast comer, a City 
sidewalk was constructed on the subject site through the associated Servicing Agreement 
(SA 16-744060). No further changes to the sidewalk are required. 
Additional landscaping, including a variety of shrubs and groundcover on-site are also 
included in the Landscape Plan. 
In order to ensure the 57 trees are planted and maintained and proposed landscaping works 
are undertaken, the applicant is required to submit a Landscaping Security in the amount of 
$189,701.76 (100 per cent of the cost estimate provided by the Landscape Architect, which 
includes a 10 per cent contingency) prior to the application being forwarded to Council for 
approval. A portion of the security will be released after construction and landscaping at the 
subject site is completed and a landscaping inspection by City staff has been passed. The 
City may retain the balance of the security for a one-year maintenance period. 
A lighting plan is provided, which does not cause spillover onto adjacent properties. This 
included both downward-facing building-mounted lighting as well as pole-mounted lighting 
in select locations on site. 

Crime Prevention through Environmental Design 
• The site plan minimizes potential entrapment areas and the landscape plan maintains visual 

permeability. 
• Public entrances to the buildings are visible from the street. Large glazing areas facing the 

street and surface parking offer opportunities for passive surveillance. 
• Surface parking areas are open, with minimal changes in grade, which allows for visual 

transparency, clear sightlines and facilitates vehicle movement and pedestrian safety. 
• Outdoor areas will be well-lit by dual lamp standards and perimeter site lighting will be 

provided by street lamp standards. Lighting on the buildings will be contained within canopy 
soffit areas. 

Sustainability Measures 
• In accordance with the Zoning Bylaw 8500 requirements for Electric Vehicle Charging 

Infrastructure for New Non-Residential Buildings, the applicant has provided for nine EV 
stalls with 60amp Level 2 charging. 
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• The applicant advised the following additional features will be incorporated into the 
development: 

o High-performance low-E tinted glazing. 
o Thermal values consistent with ASHRAE requirements. 
o Energy efficient programming lighting. 
o Energy efficient heating systems and fixtures 
o Light-coloured roofing ballasts. 

Conclusion 

The proposed development consists of two single-storey multi-unit buildings with restaurant and 
drive-through uses. The proposal adequately responds to staffs urban design, architectural form 
and character and landscape design comments identified through the review of the Development 
Permit as well as the applicable design guidelines contained within the Official Community 
Plan (OCP). The proposal as designed complies with the site's "Industrial (I)" zone and the 
surrounding industrial context. 

On this basis, staff recommend that the Development Permit be endorsed, and issuance by 
Council be recommended. 

Alex Costin 
Planning Technician - Design 
(604-276-4200) 

AC:js 

Att. 1 : Location Map 
2: Development Application Data Sheet 

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

• Submission of a Landscaping Security in the amount of$189,701.76 (based on the cost estimate provided by a 
registered Landscape Architect, including IO per cent contingency). A portion of the security will be re1eased 
after construction and landscaping at the subject site is completed and a landscaping inspection by City staff has 
been passed. The City may retain the balance of the security for a one-year maintenance period. 

• Payment of all fees in full for cost associated with the Public Notices. 

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

• 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 ). 

• 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. 

• Incorporation of sustainability and accessibility measures in Building Permit 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 23-035339 Attachment 2 

Address: 18399 Blundell Road 

Owner: Bontebok Holdings Ltd. Applicant: Gustavson Wylie Architects Inc. 

Planning Area(s): Fraser Lands --------------------------------
FI o or Area Gross: 759 m2 Floor Area Net: 759 m2 

I Existing I Proposed 

Site Area: 6,635.5 m2 (71,424 ft2) 
6,635.5 m2 (71,424 ft2) 

Road dedication: 115.4 m2 (1,242 ft2) 

Land Uses: Vacant 
Commercial (food establishments with 

drive-through components) 

OCP Designation: Industrial No change 

Industrial (I) with an amendment to allow 
Zoning: "Restaurant, drive-through" as a site- No change 

specific permitted use 

I Bylaw Requirement Proposed I Variance 

Floor Area Ratio: Max. 1.0 0.11 None Permitted 

Lot Coverage - Buildings Max. 75% 11.4% None 

Setback - Front Yard: Min. 3.0 m 20.8 m None 

Setback - Exterior Side 
Min. 3.0 m 17.7 m None Yard: 

Setback - Interior Side N/A 11.5 m None 
Yard: 

Setback - Rear Yard: N/A 26.4 m None 

Height: Max. 16.0 m 7.6 m None 

Lot Size: N/A 6,635.5 m2 None 

Off-street Parking Spaces 
Min. 56 64 None 

-Total 
Off-street Parking Spaces 

Min. 2 2 None - Accessible: 

Loading: Min. 1 medium space 1 medium space None 

Bicycle Parking - Class 1 : Min. 3 3 None 

Bicycle Parking - Class 2: Min. 4 4 None 



City of 
. Richmond Development Permit 

To the Holder: 

Property Address: 

Address: 

BONTEBOK HOLDINGS LTD. 

18399 BLUNDELL ROAD 

C/O #520 - 701 WEST GEORGIA STREET 
VANCOUVER, BC V7Y 1A1 

No. DP 23-035339 

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 general I y in accordance with Plans # 1 to # 13 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 
$189,701.76 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. 



Development Permit 

To the Holder: 

Property Address: 

Address: 

BONTEBOK HOLDINGS LTD. 

18399 BLUNDELL ROAD 

# 520 - 701 WEST GEORGIA STREET 
VANCOUVER,BC V7Y1A1 

No. DP 23-035339 

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 

7603680 

ISSUED BY THE COUNCIL THE 
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LANDSCAPE PLANTING NOJES 

1. Al plln!lng m.i•rl!il and ,xeculo:" 1h1.Q -:orlDrm to th, 
OUrft.n l od':ion Of' h Ca,nl<hn L.a!'dl-t"PII S131')dafd {C::LS) H 
I miniffllHn accept1bl1- s.t1r1dud. 

~- Plt!\1 ~~ .. st.I bi, S1lltl(Ced nun Y..w,iogt.oA Stalll arid 
ac. 
J. Lan ~'3?11 Cg.n~toi' sh.e 'liubm'I ii .-01 I •e~ort fol "eti &Otl 
type spaclfl•d Ori 11te lif'ld1Jdin9 111 lmpartld 'toil ,n~ ni1'ing 
s1111111Wldtd f« 1-.oll l. to lJnd1cape Ccn&Ultlnt for appriwal 
p~o, le sell d lilvll)' lD llll. Soll r•~cnshtll bl (11t.d PI.O mo,e 
thai l)!".e mon-lh before Slltmltlal Sotl reportlllutl indttdil CLS 
m&aiW,e11 ~ so11 qu&~ per ~•d toil ty~ a nd 
reoommendadoM kir amendmerit. 

~. l.a11dsc1i;,"11 C11fflractor , hall ;ii!'l"ltnd-ap~0<1•d lollls par 
1n:tlrucicf1 of:tcll report Pravids dorumenlllboo o1 fer11~z:~, 
ilnd ~""' 1w'll'llllom1 i111d r~• ~hl~$\dW~ oll1d 
mallUna nca p1r1ods 

5. 11'1• pr1p11•d IU~f&i:111h11' C• I PPfC\liti:I b1 I~~ 
Co-n1Jlletnt prior to applcaUon M t~pgc~ mMIK• 1ndfra, 
17aoirl9. C(lml'~~d 1>1Jbg~ rl,e .. 11.M11 b~ ~c.arifllid to a 
rn1nnnum d'\I~ o' ,5" t15timmJ lmtBaoch tel)' bafor& pl.King 
9''""''19 inedur,,. 

e. Thi L.andH:•~• C:1n1"8Ctor 1h~I ~ rt tf,t-:~rtae$ 
bdw'lleri plant q111 nbt 11!5 1n !he plilnl hi ¥1"1 p/1 n (o U-.• 
Ul'ldlc1p,1 CCflt lllant prior Ill a,celing pl•nt m11en11. V'r'here 
lh•,1111 llgc,epancy th• ~l•n 11\&II 1up1r11d1 I t .• bit 

7 . . 4JI plant onal1r,1l sod a,d 1 .. d• s~all bl 1,:::,::rov.a' ~ 
l.oodscape COM1Jfl;l,r. P'kift" rlr,J,,ery on ul•. Th• \..1.rt'l1ea.p1 
Ccnlrlcior 1t\all 1)10\'td& phdcl~rapM- '..r:tl ,u~ ute,erce tor 
trectS 3nd loi:=ifi(ln mfonna'ioo tor eorltairler &t.:tdt. to tt.e 
L.a,td5uip, COl\$1llt.1'11 oriOf ltl lt;t Lariffii:apt! Con~~rtilFII: 
SChldu~l"G I fiflcl 1ntpet'tKlfl. The Li ndKlil~ Cooo1"10f ~al 

I pn,~ide c:wheets or ;a,mple1 of -.oa and snd1. hr 1ppro·l.i. 
P lanl m1t.n.i.110d1n;j n i:dl ""re,;,tW on~li: J'111I bll' 
ttplaced O'f th& L1n.dsap1 C:c,nlnctorstno cast to VI• 
Owriitr. 

8. Fbntrna.t.e,'bl, IOd 111d6Ndw'asl'JA0~11 strall '1~ be 
rr,adelllllt\<1ullt;•Wflthm1+1Provaloft-.e,l<1ndse..1pe 
Coffl!l~nt. 

')_ .AH ,:il■nl "'*1111 ~n~h,Jdlnlil 7ool b;sll~) ll'lill bll' 11-g{ 
pemldous. WHd5, tod, d1N!1. if'llulnon 1n11 1rm!t1i11n. 
Plaot material , h.Jt b■ Jupph d bi, r,,i111rie1....t,o ..-eoertfied 

• a,' th@.CIH r PIB,V.Sprcgr■/T\ C1n1dan Nurs11)'C1rffiealior1 
IM~.llte jCNCI) c·J rre:'11: certll'inlon 1tandard 
~llpik~a...,pl■nta t a.I. l'«ln-eon1om1in~ i111111tl'll1t1rlal r)tcV•d■CI 
bo,' lhe- l a.ndscepe Co n'lrac»r shatlt be remcvtd. ,1 spcsed ol 
and ieplao::1d at tl-.e Lartd'ioCape Gontractcr'1- e)::perwo,, 

,o. If cbsliUCllons or 01:her concf:icns dtfiTilen131 ta heallr,y 
~luitgrCM1t111,1ncic~nlW11d. l.l't1LAmdli~ C:~J1~$NII 
11a~fy 1hI l...anilMcapt Con■ubm and r■Cll,JHI admti:,nal 
1nsbu~o..,. 

i ~!:a~tt~•,~:=.n:L:::=~=~~.:~~c.:~ 

1 
I ~"'1<11 10c.ib11nort,11-,pric:ir tupl:tnt119. 

J 1J. Plaritl 1h11 r,lll ~ llNnad ptlll to dvWIJ)' IJ!l$$4l 
l ottieflfll'iH 11~d D'f !hf.I L1nd1-:epe CanslAt&nl 

1J. ln1h1l1 compca!•d org&l'II: rm.ild)!CI ClS i111r.d<1rD Oil a.II 
tl"IJ\/b b■CI ahtr plandn11 and !ake sm:iot1. F~C'N Cl.S 
standa,:hi for deplh and'instalation. 

1.C. The Lan~ Cor:TM.1.:ohall pr~(l,e te«el 1 
~wintonarw::e pw CLS mndMd tor laodsC1FI IYPI lll'ld io 
!Jlr.ll~frtlfffl fol" all plant !Ml2~al far 1 ye:u el'Wthe dale ot 

~~~f:::j~:1,1;::i1~~n!,1!:~~w~~~jJ~~: ~-- - ~--------------j 

~ att.'11-fclo'Mrtg ~H,. 
15. M il• pllr,ling sh.al;I hav• l1!'1d0',lijn• r 1pprcval !rm,niapal 
i.rolhllWH) priqrfc iMLll]■~DI\. Sae, IJ)tllllll, 1n.t1htj11n 
rn"'1:h1:d anr;l loxa~on t'Cl<,Jlre landown.,- appr,:w11.attt,111,,-. Of 
1n1tall1.tion. 01ft ~;w'41 material and hsl::ijladon ghal COtrfo1m 
lo al ~nrdpal req,Jln.,rr-.,ne,. 

IB . .AII tandSC1111plng ~ill! h iYe a hl,Jl"I effleiency 1rngatton 
r,s141m to 11_.,BC: 1Wnd.J•ds... Unlau oUl•~i: i!plli!~ed, l hll' 
1m;1~cn 1y1ti:m 1h1II b~ design.built br tht l1119alio11. 
C:DnlradDr. Thi lmgabDn Contni:tllr1h1II providl!! , ~c;:i 
r;l1~n91 rorUnd&capre Con1L/lant1pp.rov11. 
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2. lnsbll t•rT•?(>n.ry ti... Drabtc1ion fnCI~ H pll :arboril'I 
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oth~r .11-c!Mtlei; ill~ a~dwtvn khe phl!Kllan zcr1• .:llrir19 
cor.nudi011. 

3. R~OY~l dU,e 1111 b.1olffl ff~IK •!Nanoe tco,dn■tlor, 
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