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7647805

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.

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)”.

DEVELOPMENT PERMIT 23-029453
(REDMS No. 7623245)

APPLICANT: Fougere Architecture Inc.

PROPERTY LOCATION: 10611 and 10751 River Drive



Development Permit Panel — Wednesday, April 24, 2024

ITEM

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”

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 (1)".

New Business

Date of Next Meeting: May 15, 2024

ADJOURNMENT



City of
Richmond Minutes

Development Permit Panel
Wednesday, March 27, 2024

Time: 3:30 p.m.

Place: 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 minutes of the meeting of the Development Permit Panel held on March 13,
2024, be adopted.

CARRIED

1. DEVELOPMENT PERMIT 22-013081

(REDMS No. 7533249)
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:

7642350
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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 spills 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;
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. 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;

ol 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 foosball 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 corner; and

Ll 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.
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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.
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Panel Decision

It was moved and seconded

That a Development Permit be issued which would 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)”’,

CARRIED
DEVELOPMENT PERMIT 22-021165
(REDMS No. 7571832)
APPLICANT: 0853803 BC Ltd. and 1121648 BC Ltd.
PROPERTY LOCATION: 6571 and 6591 No. 1 Road
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.
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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 B and 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.
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Panel Discussion

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 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.

CARRIED
3. New Business
It was moved and seconded }
That the Development Permit Panel meeting tentatively scheduled for Wednesday,
April 10, 2024 be cancelled.
CARRIED
4. Date of Next Meeting: April 24, 2024
ADJOURNMENT
It was moved and seconded
That the meeting adjourn (4:21 p.m.).
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,
Cecilia Achiam Lorraine Anderson
Chair Legislative Services Associate
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" :}")x City of
. Richmond Report to Development Permit Panel

To: Development Permit Panel Date: April 2, 2024

From: Wayne Craig File: DP 23-024119
Director, Development

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



April 2, 2024 -2- DP 23-024119

Staff Report
Origin
Topstream Management Ltd., on behalf of 1377591 BC Ltd. (Incorporation number:
BC1377591; 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 m? (896 fi?) to 180.7 m? (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 (RS1/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 (RD1)” and single-
family homes on lots zoned “Single Detached (RS1/E)”. These properties 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
(RS1/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 (RS1/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
(ZT103) — 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:

e Alignment of the entry driveway and parkade configuration.

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

e 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

e 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 stormwater is
managed and addressed through the development and will not impact the neighbouring
properties.

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 property 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 m?
(896 ft?) in size.

o Two four-storey convertible 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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e 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.

e The secondary suites are designed to be studio or one-bedroom units with unit sizes ranging
from 25.6 m? (275 ft?) to 41.5 m? (447 ft*). 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.

e 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.

e 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.

o 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.

e  While the introduction of Bill 47 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 1% 2024,

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

e 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 arrangement has been secured at rezoning.

o 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.

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

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

o 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# OS1, 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 33 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

opportunities (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 irrigation 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 m? (20 ft?) 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.
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Att. 1. Development Application Data Sheet
2: Excerpt from Advisory Design Panel Meeting Minutes (March 6, 2024)
3: Development Permit Considerations
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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). City Centre
Floor Area Gross: 4,303 m? Floor Area Net: 3,956 m?

| Existing ~ l Proposed
Site Area: 3,089.6 m? (33,256 ft?) 3,084.8 m? (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

Area Plan Designation:

Centre Area Plan land use 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:

28 principal units + 14
secondary suites

| Bylaw Requirement | Proposed | Variance
Floor Area Ratio: Mas);t';;ga'\g?);‘gg;%dnﬁg a 1.20 none permitted
Max. Floor Area: 3,963.36 m? 3,956 m? none permitted
Lot Coverage - Building: Max. 45% 43.8% none
Lot Coverage — Non-porous Surfaces: Max. 756% 74.7% none
Lot Coverage ~ Landscaping: Min. 20% 31.5% none
(Srs;faack - Front Yard ~ Spires Road Min. 3.0 m 3.05m none
gtraél;igl;t-«(;;(:terior Side Yard — Cook Min. 3.0 m 3.05m none
Esn(:;back - Interior Side Yard - West Min. 6.0 m 6.05 m none
Setback — Rear — North (m): Min. 12.5m 12.6m none
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Height (m): Max. 15.0 m (4 storeys) 149 m none
Development Site Area: Min. 3,084.8 m? 3,084.8 m? none
Off-street Parking Spaces — Regular . ,
(R) / Visitor (V): 1.2 (R) and 0.2 (V) per unit 1.2 (R) and 0.2 (V) per unit none
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 (Ciass 1) and 1.25 (Class 1) and 0.2 none
Class 2; 0.20 (Class 2) per unit (Class 2) per unit
3 . _ . 35 (Class 1) and 6 35 (Class 1) and 6
Off-street Parking Spaces — Total: (Class 2) (Class 2) none
i 6 m?/unit x 28 + 10% of net »
Amenity Space - Outdoor site area = 476 m? 930.5m
Amenity Space - indeor: Min. 70 m? or Cash-in-lieu Cash-in-lieu none
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Attachment 2

Excerpt from the Minutes from

The Design Panel Meeting

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

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

ARCHITECT: J+S Architect

LANDSCAPE ARCHITECT: PMG Landscape Architects

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 427 in height, Please refer to landscape details L10 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,
Nofted.

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 response to similar comments 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 L5. Apart from benches, planters in
height that are 18” in height are proposed around the children’s play area as
additional seating, These are for adults to sit, rest and socialize while keeping
their eyes on their children.

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 L5 for details. It can be used by a group of 3 people
JSor 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 A7.01.

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 corners 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 has 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 28.

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 in 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



ATTACHMENT 3

Development Permit Considerations

Development Applications Department
6911 No. 3 Road, Richmond, BC V&Y 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:

L.
2,

(Zoning Amendment) Final adoption of the Zoning Amendment Bylaw 10465,

(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).

(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.

(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 Permit processes.

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

Note:

*

This requires a separate application.

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

Signed Date
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A2 Richmond Development Permit

No. DP 23-024119

To the Holder: Topstream Management Ltd.
Property Address: 8635, 8655, 8675 and 8695 Cook Crescent
Address: 3855 Henning Drive, Unit 207

Burnaby, British Columbia, V5C 6N3

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.

. 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.

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.

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

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 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.

. 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
No. DP 23-024119

To the Holder: Topstream Management Ltd.
Property Address: 8635, 8655, 8675 and 8695 Cook Crescent
Address: 3855 Henning Drive, Unit 207

Burnaby, British Columbia, V5C 6N3

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

MAYOR

7605062
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MAGLIN BACKLESS BENCH
WALL MOUNT
MBE-0870-00046
DINOFLEX RUBBER

PLAY TILE 600MM SQ
FCREST GREEN

CUSTOMIZED SLIDE
EQUIPMENT BY
LANDSCAPE
STRUCTURES

GLASS FENCE BY ARCH

UNIT 23

n
v,__-

=

/ HANGING LIGHTING FEATURE BY ARCH
- -

UNIT 22

PING PONG TABLE
|

T =
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—
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v

(‘St HAUSER CREEMORE COFFEE TABLE | .

"\—I v ] v
KOMPAN, CORE TWIST PRO FAZ105
HANGING LIGHTING FEATURE BY ARCH

MATERIAL LEGEND

PLANT SCHEDULE

PMG PROJECT NUMBER: 22-065

SOD LAWN

BELGARD HOLLAND STONE

KEY QTY BOTANICAL NAME

COMMON NAME

PLANTED SIZE / REMARKS

EE
e z 16 ACER PALMATUM TWOMBLY'S RED SENTINEL'

\) 5 STEWARTIA PSEUDOCAMELLIA

COLUMNAR RED JAPANESE MAPLE
JAPANESE STEWARTIA

2.5M HT: B&B
5CM CAL:B&B

EB BELGARD CORTEZ SLAB

DINOFLEX RUBBER PLAY TILE
600MM 5Q FOREST GREEN

NOTES: * PLANT SIZES IN THIS LIST ARE SPECIFIED ACCORDING TO THE BC LANDSCAPE STANDARD AND CANADIAN LANDSCAPE STANDARD, LATEST EDITION. CONTAINER SIZES
SPECIFIED AS PER CNLA STANDARD. BOTH PLANT SIZE AND CONTAINER SIZE ARE THE MINIMUM ACCEPTABLE SIZES. * REFER TO SPECIFICATIONS FOR DEFINED CONTAINER
MEASUREMENTS AND OTHER PLANT MATERIAL REQUIREMENTS. * SEARCH AND REVIEW: MAKE PLANT MATERIAL AVAILABLE FOR CPTIONAL REVIEW BY LANDSCAPE ARCHITECT AT
SOURCE OF SUPPLY. AREA OF SEARCH TO INCLUDE LOWER MAINLAND AND FRASER VALLEY. * SUBSTITUTIONS: OBTAIN WRITTEN APPROVAL FROM THE LANDSCAPE ARCHITECT
PRIOR TO MAKING ANY SUBSTITUTIONS TO THE SPECIFIED MATERIAL. UNAPPROVED SUBSTITUTIONS WILL BE REJECTED. ALLOW A MINIMUM QF FIVE DAYS PRIOR TO DELIVERY
FOR REQUEST TO SUBSTITUTE. SUBSTITUTIONS ARE SUBJECT TO BC LANDSCAPE STANDARD ANC CANADIAN LANDSCAPE STANDARD - DEFINITION OF CONDITIONS OF
AVAILABILITY. * ALL LANDSCAPE MATERIAL AND WORKMANSHIP MUST MEET OR EXCEED BC LANDSCAPE STANDARD AND CANADIAN LANDSCAPE STANDARD LATEST EDITION. “ ALL
PLANT MATERIAL MUST BE PROVIDED FROM CERTIFIED DISEASE FREE NURSERY. ~ B10-SOLIDS NOT PERMITTED iN GROWING MEDIUM UNLESS AUTHORIZED BY LANDSCAPE

ARCHITECT.

Talid MAGLIN 570 BACKED IPE WOOD

JAMBETTE
THE FOREST VILLA A-17000

NOTE: ALL SOFT LANDSCAPE AREAS TO BE |IRRIGATED USING DESIGN/BUILD HIGH EFFICIENCY, DRIP IRRIGATION SYSTEM WITH RAIN SENSOR. PROVIDE SHOP DRAWINGS FOR

CONSULTANT REVIEW PRIOR TO CONSTRUCMION.

JAMBETTE
& CREATIVE SPACE (L-16023-5)

REFER TO DETAIL

B PING PONG TABLE

—— ).1 CUSTOMIZED SLIDE EQUIPMENT BY
[(®= 7 LANDSCAPE STRUCTURES

@ KOMPAN, CORE TWIST PRO FAZ105

MAGLIN BACKLESS BENCH
E== WALL MOUNT
MBE-0870-00046

8" HT. RETAINING WALL

" CONCRETE CURB
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JAMBETTE
FOREST VILLA

BENCH 970 BACKED IPE wOOD
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CORE TWIST PRO
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DO NOT CUT LEADER

NOTES:

PROTECT TREE FROM DAMAGE DURING PLANTING,
TREE RQOTE NOT TO BE EXPOSED TO SUN, FROST. WIND.
DO NOT LET ROOTS ORY OUT.

CONFIRM FREE DRAINING SUBSOIL.
PROVIDE POSITIVE SURFACE DRAINAGE AT MINIMUM 2%,

CONFIRM EXISTING GROWING MEDIUM MEETS
SPECIFICATIONS AND IS SUITABLE FOR RE-USE.
FERTILIZE AS PER GROWING MEDIUM TEST RESULTS.

CONFIRAY UNDERGROUND SERVICES LOCATIONS PRICR
TO EXCAVATION,

ALL PLANTING PITS SHALL BE DUG BY HAND WHERE
UNDERGROUND SERVICES MAY EXIST.

SET TREE PLUME, USE TWO ROUND STAKES
(Somm - 75mm DIA_ P.T. WOOD), 2.0M IN LENGTH,
EACH 5ET 1/3RD HT. BELOW GRADE,

e GATOR BAG TO BE PLACED SURROUNDING TREE STAKE

1500mm DIA. X 50mm DEEP WELL FORMED IN
i TOPSOIL FOR FIRST YEAR WATERING.

S0mm DEPTH BARK MULCH APPLIED AT A
MINIMUM DISTANCE OF 1§0rmm FROM TRUNK.

FINISHED GRADE OF PLANTING, INCLUDING
BARK MULCH, TO BE EGUIVALENT TO NURSERY
GROWN GRADE. FINISH GRADE TO MEET TOPS
OF CURBS, WALKS AND DRIVEWAYS, ETC,

/*‘CLE?\N CUT SO0 EDGE

-

GROWING MEDIUM DEPTH AS FER SPEC, AL
I - : PLANTING HOLE WITH GROWING MEDIUM TO 23R0S
i L e el e . ___ FULL, THEN REMOVE STRAPPING, CUT ALL BINDING
i | MATERIAL. AND FOLD BURLAP INTO 8GTTON OF
ROOTBALL WIDTH PLUS HOLE, COMPACT CROWING MEDIUM TO 5%
— 650 MM (MIN) PROCTOR DENSITY, TQ REMOVE AIR POCKETS,

COMPACT SUBGRADE UNDER ROOTBALL
..., YO 95% PROCTOR DENSITY, TO PREVERT
REE SETTLING, AFTER COMPACTION,
SCARIFY SIDES AKD BOTTOM OF PLANTING PIT.

~ N\ _TREE AND SHRUB PLANTING AT GRADE

(1
NGARES

FURNITURE BASE

GRADE—«——l —
i ’7?]? %7/7)

CONCRETE
ANCHOR
IN DRILLED HOLE

CONCRETE PAD
FSIDEWALK

NOTE:
SITE FURNISHINGS TO BE INSTALLED TO
MANUFACTURERS SPECIFICATIONS

~0y SITE FURNITURE MOUNTING

14
NOVARES

VERIFY LOCATION OF ANY UNDERGROUND
SERVICES OR OBSTRUCTIONS PRIOR TO
CONSTRUCTION. CURB AS REQUIRED OR EDGE

OF PAVEMENT
DIMENSIONS AND LAYOUT AS PER STRUCTURAL
SOIL PLAN

FILTER FABRIC =

SIDEWALK BASE  —— \
PER ENG. DETAILS \ A\

/
STRUCTURAL SOIL MiX

ENSURE CONTACT
BETWEEN STRUCTURAL SOIL

AND GROWING MEDIUM /

PLANTING MEDIUM—

5 _STRUCTURAL SOIL

Q\ "/ ves
|
| 23 DEPTH GRAVEL
? | DRAIN STRIP
BUILDING _ !r i e 23" ROUNDED RIVER ROCK
WALL i
1 6x8"CONCRETE
| CURg

|
e
|

|

FILTER FABRIC s’

WALL DRAIN MAT:
NILEX WD-16
OR APPROVED EQUIVALENT

LIGHTWEIGHT VOID FILL:
KOROLITE EPS 19 __|

DR APPROVED EQUIVALENT
WHERE REQUIRED

DRAIN MAT: NILEX WD-15 OR ___
APPROVED EQUIVALENT

PREPARED SLAB
{PROTECTION e/

MWATERPROOFING BY OTHERS}

DRAIN STRIP AT BUILDING AT SLAB DROP

125

BUILDING || !
WALL

100 MM COMPACTED
GRANULAR FiLL

o BAVER PATIO

6°%5" CONCRETE
Ve FAVER RESTRAINT

FLASHING BAR SECURED 2"
-~ FROM TOP OF DRAIN MAT
6" LENGTH

GROWING MEDIUK
{REFER TO LANDSCAPE
SPECIFICATIONS)

FILTER FABRIC —+

WALL DRAIN MAT:
NILEX WD-15
OR APPROVED EQUIVALENT

WALL DRAIN MAT:
NILEX WD-15

OR APPROVED

. EQUIVALENT

N

LIGHTWEIGHT VOID FILL: KOROLITE EPS 18
{OR APPROVED EQUIVALENT, WHERE REQUIRED)

DRAINMAT:WO35CR __ ~
APPROVED EQUIVALENT

PREPARED SLAB __
(PROTECTION MIATERPROOFING BY OTHERS)

7\ _PATIO/LANDSCAPE AT SLAB DROP

(3

\wr/ 125

/

/

.

N 2° DEPTH WASHED RIVER SAND
DRAIN MAT: NILEX WD-15

~——— OR AFPROVED EQUIVALENT
UNDER SO ONLY

4" 5G. METAL, POST

1 MINIMURM . 125° THICKNESS

1" 8Q. METAL VERTICALS
{50 0.0 MAX{MAX. 4 GAP)
/ MINIMUM 055° THICKNESS

/ B —

18"X9"x42" CONCRETE f‘

“TCoLuMN
~ADDRESS TAG

5Q. TOP RAHL

1" Q. METAL VERTICALS
7 5 0.0, MAX (MAX. 4" GAR)
/ MINIMUM 055" THICKNESS

f

METAL AND POWDER
- COATED
WITH SILVER FINISH. USE
HIDDEN MOUNTING TO

PATTERN TO BE
GALVANIZED

AAMA 2603 COMPLIANT
POWDER-COATING

COLOUR OF FENCE TO BE APPROVED
BY LANDSCARE ARCHITECT

113 HT. OF POSTIN

CONCRETE FOOTING

[’/6\ 42" HT. ALUMINIUM GATE

17 788" AFFIXTO METAL PANEL
4" Q. METAL POST 4 DECORATIVE METAL
— o5 THICK e PANEL
MINIMUM , 125" THICKNE!
/ s 34" THICKNESS
fi
/
' SQ. METAL GATE 2" SQ. METAL GATE
RAME 3 FRAME
MINIMUM , 125" THICKNESS i L MINIMUM 125" THICKNESS
- ! _— NOTE:
¥ INDUSTRIAL-GRADE METAL
NOTE: FENCING
INDUSTRIAL-GRADE METAL FENCING HEAVY DUTY HANDLE &
HEAVY DUTY HANDLE & HINGES HINGES

AAMA 2603 COMPLIANT
POWDER-COATING
COLOUR OF FENCE TOBE
APPROVED BY LANDSCAPE

\ A
N 1:25
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ARCHITECT
143 HT. OF POST IN
CONCRETE FOOTING

/; SECURITY GATE

\\w ) vas
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70"

8" CONCRETE BORDER
FROM BENCH FOOTING

—»E & r- . 6 e
K

SITE FURNISHING
AS SPECIFIED ON—
LANDSCAPE PLAN

- USE TAMPER PROCH
/ HARDWARE FOR MOUNTING

SHOLID 2X4 CONSTRUCTION

WITH CROSS 8RACING AND-——r—

TOP AND BOTTOM RARS

SBITE FURNITURE MOUNTING

@

" DEPTH CONCRETE o

6" CCMPACTED
CRUSHED GRAVEL

USE TAMPER PROOF HARDWARE PLASTIC MESH SC
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SEE MOUNTING DETAIL

... EDGING AS SPECIFIED
ONLANDSCAPE FLAN

(//8—\\ BENCH ON CONCRETE PAD

. // 125

MAGLIN BACKLESS BENCH

7 WALL MOUNT
MBE-DE70-00046

/

REINFGRCEMENT BY
STRUCTURAL ENG. 8

DRAIN MAT: NILEX PD20_|
OR APPROVED EQUIVALENT

PREPARED SLAS
(PROTECTION /WATERPROCFING BY OTHERS)

VOID FILL MATERIAL

(” 1 18"HT. SEAT WALL
N 1:25

| /

N/ NTS

CONCRETE PAVERS AS PER LANDSCAPE PLAN

/’é\u TREE PROTECTION FENCE

CONCRETE CURB 6" WIDE

~ RUBBER PLAY TILES

PLAYPAD SIZE BASED ON CRITICAL FALL HEIGHT

8" COMPACTED 9MM CLEAR CRUSH AGGREGATE
AS REQUIRED TO ENSURE FINISHED GRADE
1S FLUSH WITH ADJACENT SURFACES

HOUSEKEEPING SLAB AS REQUIRED
BY PLAY EQUIPMENT MANU,

T
R

{08}

VOID FILL: KOROLITE EPS 13
{OR EQUAL, WHERE REGUIRED)

DRAIN MAT: NILEX PD-20
OR APPROVED EQUIVALENT

PREPARED SLAB (PROTECTION
/WATERPROGFING BY OTHERS)

NOTE: RESILIENT SURFACE TO BE INSTALLED TO
MANUFACTURER'S SPECIFICATION AND MUST BE IN
COMPLIANCE WiTH CSA FALL HEIGHT FQR THE
RESPECTIVE PLAY STRUCTURES

12

/1 o PLAY TILE SURFACE EDGE
e

NO STORAGE OF BUILDING MATERIALS WITHIN OR
AGAINST PROTECTION BARRIER,

CONTACT THE FROJECT ARBORIST FOR ANY
CONSTRUCTION WITHIN THE TREE PROTECTION ZONE

§—

B0 MAX,

2 X5 CAP
POST CAP

i

2 X8 TOP RAJL
1X 6 TOP RAIL (INSIDE)

@
3

e § X 6 P, T, POST

3 X & CEDAR VERTICALS

2 X 8 BOTTOM RAfL

1 X 6 BOTTOM RAIL {INSIDE)

NOTES:

SLOPE FOR DRAIN

1/3 HT. OF POST IN
CONCRETE FOOTING

ALL POST TO BE PRESSURE TREATED TD CSA STANDARDS, ALL OTHER MEMBERS

1. TO BE MINIMUM #2 CONSTRUCTICN GRADE UNLESS OTHER WISE SPECIFIED.

2. APPLY TWO CQATS PRESERVATIVE TO ALL END CUTS.

3. ALL HARDWARE TO BE HOT DIPPED GALVANIZED.

4. APPLY TWG COATS OF STAIN ACCCRDING TO MANUFACTURER'S SPECIFICATIONS.
AND IN A COLOUR TO MATCH BUILDING AS APPROVED BY THE PROJECT ARCHITECT.

{’;6\ 5'-6" HT. WOOD FENCE

./ 125

VOID FILL: KOROLITE EPS 19 (OR
EQUAL, WHERE REQUIRED)

DO NOT INFILL AND SWEEP SAND BETWEEN
PAVERS THAT ARE ON TOP OF SLAB LE.
COURTYARD AND PRIVATE PATIC AREAS

PAVERS AS SPECIFIED ON
LANDSCAPE/ MATERIALS PLAN

9mm CLEAR CRUSH GRAVEL BASE
OR ARPPROVED PEDESTALS

NILEX PD-20 OR APPROVED

EQU. DRAIN MAT ONLY

PREPARED SLAB: PROTECTION AND
WATERPROCFING BY OTHERS

NOTE:

FAVERS TO BE INSTALLED TQ MANUFACTURERS SPECIFICATIONS
PAVERS NQT TO BE CUT MORE THAN HALF SIZE

ALL PAVERS TO BE DIAMOND CUT

MAX PAVER LIPPAGE 1/8" BETWEEN SURFACES

FLATNESS TQLERANCE: 3/8” OVER 10 FT

ONLY PAVERS OFF SLAB ARE TO BE INFILLED W{TH POLYMERIC SAND
ONLY PAVERS OFF SLAB ARE TO HAVE BEDDING SAND LEVELING COURSE

7\ PAVERS ON SLAB WITH VOID FILL

l~.\13// 112
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BUILDER'S RESPONSIBILITY TO LAYOUT WORK
tis the Buddar's respansibikty ta [ay out and carry out
the work as detalled in the contrast ocuments, K s
therefore necessary far tne bulder t pay very close

PNO M AN

Asphalt Shingles Roof (Gray Finish)

Hardie Board (White Finish)
Hardie Board (Gray Finish)

Hardie Board (Taupe Finish)
Natural Walnut Fluted Panel
Natural Walnut Wood Panel
Charcoal Metal Flashing
Hardie Bgard in Gray Figj

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

t+|E attention to actual site dimensions geometnes and
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2= drawings.
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1. Asphalt Shingles Roof (Gray Finish) 9. Pre-finished Windows Frame (Black) P
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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 )
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Enlarged Convertible Unit Plan-TH-A2 (UNIT02)

Scale: 1:50
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Convertible Unit Guidelines for Townhouses

Convertibie Urit Guidelines

Doors &
Daorways

Entry doors are a mimmum 863 mm but ideally 914 mm and have clear access.

Entry door clear extenior floor space min. 1220 mm depth by door widih plus 600 mm
on latch side {not needed if roush n wiring provided for futyre putomatic door opener).

Interior doors 10 main living areas, i bathroom and 1 bedroom, min 800 mm clear
opening with tlush thresholds max. 13 mm hewght  Demonsteate wheelchair access
between the hallway and rooms and widen hallway and/or doorway(s) if necessary to
secure access

Patio/balcony mim. 860 mm clear opening. Note how accessed.

All interior thresholds within units comply with BC Butlding Code.

Lever-type handles for all doors.

[9.362m]

Vertical
Circulation

Stair lift, starrcase width, framing support. and landings. as noted on (loor plans in
compliance with manufacturer specifications

OR

Vertical hft, depressed slab area, and landings, as noted on floor plans w compliance
with manufacturer specifications. Framing to accommodate shaft construction without
impact to surrounding structure.
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At the top of all stairways. walls ase reinforced with 27 x 127 solid lumber at $14 nun
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to centre.
Hallways Min. 900 mm width
Garage Mun. ) accessible parking space with min. 4 m garage width
Access from garage to living area mn._300 mun ciear opening
Bathroom Toulet clear floor space min 1020 mm at side and n front
(Min. 1)
Wall blocking for future grab bar installation at totlet, tub and shower. Reinforced
with 27 x 12" sohid fumber in all bathtub. shower, and toilet locations.
Lever-type handles for plumbing fixtures
Pressure and temperature control valves arc installed on all shower faucets.
Cabinets underneath sink(s) are easily removed
Demonstrate bath and shower controls are accessible {layout or fixture placewent).
Kitchen Clear area needed under future work space. Plumbing and gas pipes {in-wall and in-
Noor) located clear of under counter area of future work space (stove. sink & mun. 819
mm wide counter). All pipes are brought in no lngher than 304 mm to 355 mun to the
centre of the pipe from floor level
Cabinets underneath sink are easily removed.
1500 mm turning diameter or turning path diagram.
Lever-type handles for plumbing fixtures
Windows Min. 1 window that can be opened with a single hand {bathrooni. kitchen. living room)
Qutlets & Placement locations of electrical outlets: beside window. bottom of stairways, beside
Suwitches toilet, above external doors (outside and imside}, on front face of kitchen counter,
within praximity of control centre for smart home options
Upgrade to four-plex outlets in master bedroom, home office, garage, and recreation
room
27 May 2013
Planming Committee Report: hip #/wwew.richmand. cajagenaafiles/Open_Planning_5-22-2013 pd?
s
05 308 Seynour Street, Yancouver, BC Carada Y98 35
ol FO4971.3802 FaxGud.571 38RA
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mait infe =€ anad aHnune Flevisan com
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Car Car Shaft Shaft Entrarce
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Minimum Overhead

Maumum Put Depth

9'-3* (2420mm} measured from the last stop finished floor level to the
underside of horsturay

4 {1Mmm) measured from the first stap finshed flror level £ the top uf
pit surface

Also available (Please contact us for dimensions)

«  Opposite (Front and Rear) entrances
o Angled {Front and Side or Rear and Side) entrances

ACP

| 25an2024

I158L/ED FOR DP RESUBMISSION 18423023
ISSUED FOR DR 104072023 -
|S5UED FOR DF COGRDIMA NN 26052023
ISSUED FOR R RE-SUBNIES ON JEICA 02
ISBVED FOR A7 UBIASSION 20032623
lissuEn FaR Az aprLICATION saazoz

MO. RFVISIOH CATEDMIRY)
REVISIONS:;

ISSUED FOR: DATEDY)

P RESUBMISSION

15022024

Copynght Resshd
Everyihing shown herean far use sathis projest only &
may Fot D€ repraduced oLt the ArGRIEEIS vl tien

PermI3sion & Unless e 1€progyLlign carnies ther narmi.

PROECT

8635-8695 COOK CRESCENT
TOWNHOUSE DEVELOPMENT

8635-8695 Coak Crescent,
Richmond BC

CUENT

STALE sEAL
DaTE  pscmzon
DRAWNEY
“erEckeDEY

OB NG,

21-28

SHEET TITLE,

Eniarged Convertible

Unit Plan TH-A2

A2.06a

REVISIOR No.






T 604210 9698 QFFICE@JSARCHITECT.CA
206-4603 KINGSWAY, BURNABY BC V5H 4Md
WWW.ISARCHITECT.CA

CONSULTANT

— 1

w112 Ol F"iﬁ? LIVING ROOM

( 1]

OO0 L } WINDOW CAN BE
r/"”‘\ ABINET —r gIT\IEND W‘TH A IBVILhDE:‘TdR,ESPDNSIBII;ITVTID LAYQUY'WDRK
" UNDERNEATH SINK CLEAND
EAS'\LY REM OVE D - J attentan ta acua) site dimensions geametnies and

conaitions which may vary lrom those - assumed on the

drawings

FUTURE any dscrepancies whiehihe Suldsr discosers wn tne

Sotsc doouments hamacives of pehseen e oot
AUTOMATIC Gecumants & st condians w4 10 60 Astunsed it

DOOR the Archufel immediately belore proceeding with any
wark,

d'dia.

/

4

e

1-11%

Wiften dim=nsions shall have precedence over scaled

OPENER amersans

Copynight Reserved

DL _‘A 6‘_ } This plan 3nd design are ana at alt emes remain tne
[—— - exclusive prepert/ of J+S Atchitect 2ad may nct be used
= - of repatdused w thaut witsa consent

I i

I T3 S | R S

i \

M “ ' n

| et S e | -

:=‘ 1.50 H
oum
FUTURE [ ] FLUSH THRESHOLD MAX. 13MM HEIGHT

AUTOMATIC
DOOR
OPENER

[1.22m][0.82m] [0i51m]

:] i55.1ED FOR ADP 250112028

155 JED FOR DP RESUBAISSION 191272023

= ISSUED FOR DP 10072023

o o 15 JED FGR DP COORDIFATIOH 2610512023

1SSUED FOR RZ RE-SUBMISSION 060412023

ISSUED FOR RZ RE-SUBMISSION 2003703

]\/ 155UED FOR = AePLCATION e
g = 1O, REVISION DATEDMY

REVISIONS:

PERE. 4'-0%1" mD FOR: DATEQAIY)
[1.22m]

ADP RESLAMISSIC! i 2370312024

Copynght Raservad.
Everything shosn hereon for use on this project ordy &
may Not be feproduced wthout the AFCTNECHS witten

peimissian & unless the reproduction carmes therr name

PROJEST

8635-8695 COOK CRESCENT
TOWNHOUSE DEVELOPMENT

8635-8695 Cook Crescent,
Richmond BC

ZUERT

LA

CABINET

_______ v £
e BRI 1 e —N =T
I — — . ;'* DRAAN BY
| S N VU At i B 171 N . . . -
IRy A - NOTE:The BUH units will be in
L \ll\“\i\'\, T b UP compliance with section 4.16 of the 2128
[T T T T T T T ([1 JENS S SR . N (N (N N B

Richmond Zoning Bylaw 8500. e

; | Enlarged BUH Plan TH-E g 11-4%," Enlarged BUH Unit
Scale: 1:30 [a Plan TH-E

DRAMNG P10, REVISION No

@
n
”

[

»
@
ap

| N

P |



Report to Development Permit Panel

To: Development Permit Pane! Date: April 5, 2024

From: Wayne Craig File:  DP 23-029453
Director, Development

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. 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”.

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

WC:sb
Ait. 2
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Staff Report
Origin
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 (ZLLR46) — 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 m® (167,216 ft*) comprised of:
o Approximately 13,067 m* (140,652 ft?) of market strata housing units provided over two
buildings, and common circulation space in all three buildings.
o Approximately 1,009 m? (10,860 ft?) of market rental housing units clustered together in
a single building.
o Approximately 1,459 m? (15,704 ft?) of LEMR housing units clustered together in the
same single building as the market rental housing units.
o Approximately 243 m? (2,618 fi?) 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 Parc 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 RS1/D)".

To the East:  Across Shell Road, are one-storey and two-storey industrial development on sites
zoned “Industrial Business Park (IB1)”.
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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 Parc Riviera development (DP 16-747620) at 10333
River Drive and zoned “Residential Mixed Use Commercial (ZMU17) — 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
Jor 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 were 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 concermns.
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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

e 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 m? (20 ft?) 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
Parc 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 turn 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 Parc 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 m? (2,618 ft?) of indoor amenity space is provided

at the ground level for the shared use of all residents in the development.

o Approximately 46.5 m® (500 ft?) is provided in a multi-purpose room adjacent to the
entry lobby in the northwest building.

o Approximately 50.9 m? (548 t*) is provided in a multi-purpose room adjacent to the
entry lobby in the northeast building.

o Approximately 145.9 m? (1,570 ft?) 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 m® (24,260.8 ft*) 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 37 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 373 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-
Way, 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 102 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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e 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

e 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.

gm/ W

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:

e (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.

e (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.

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

o  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.

e  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).

o Ifapplicable, 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 10611 and 10751 River Drive
Applicant Fougere Architecture inc.
Planning Area(s) Bridgeport

Existing ' | » i 'Pro;')o'sﬂéd
10,047.72 m? for FAR purposes

i 2

Site Area 9,371.9m 9,371.9 m? Net

Land Uses Formerly Industrial Multi-Family

OCP Designation Residential Mixed-Use Complies

Area Plan Designation Residential Mixed-Use (Max. 6 storey; 1.45) | Complies

Zonin Low to Mid Rise Apartment (ZLR46) — Comolies

9 Bridgeport P
18 LEMR units
. . ; . . . 13 market rental units

Number of Units 3 industrial units being demolished 150 market strata units

181 dwelling units total

Bylaw Requirement Proposed Variance

Max. 1.55 FAR (15,574 m2), 1.55 FAR (15,534.9 m?2),
, including Min. 10% (1,456.5 m?2) Including 10% (1,459 m?) LEMR .
Floor Area Ratio LEMR and Min. 0.1 FAR housing and 0.1 FAR (1,008.9 m2) | \one permitted
{1,006 m?) market rental housing market rental housing
Lot Coverage Max. 40% 40% None
River Dr: Min. 3 m River Dr: 3.5 m
Setbacks River Rd: Min. 7.5 m River Rd: 7.5 m None
Sheli 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
Building Height 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
. Width: 74.8 m to 106.5 m
Lot Size None Depth: 97.5 m None
Total: 274 with TDMs Total: 274 with TDMs
LEMR: 18 LEMR: 18
Parking Spaces Market Rental: 16 Market Rental: 16 None
Market Strata: 203 Market Strata: 203
Visitor:37 Visitor:37
Accessible Parking Spaces - Min. 2% 2% None
Small Car Parking Spaces Max. 50% 23% None
Tandem Parking Spaces Permitted 44 Spaces None
Loading Spaces 1 medium space 1 medium space None
. Class 1: 362 (TDM) Class 1: 373 (TDM)
Bicycle Spaces Class 2: 36 Class 2: 40 None
Amenity Space ~ Indoor: Min. 100 m? 243 m? None
Amenity Space — Qutdoor: Min. 1,086 m2 2,254 m? None
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Attachment 2

Annotated Excerpt from the Minutes from

Advisory Design Panel Meeting
Thursday, February 22, 2024 - 4:00 p.m.

Remote (Webex) Meeting

Panel Discussion
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 soffits 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 soffit 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 successtul — 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 fagade 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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e 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.

e 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 1
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.

e 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 hardscape 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.

e 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, but southwest location retained to
allow for separation of potential events in the indoor amenity space and general use of
courtyard by other residents.

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

o 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.

e 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 boards 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.

o 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 horizontal 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 horizontal 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 Ola 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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e 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 on 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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: Richmond Development Permit

No. DP 23-029453

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

Property Address: 10611 and 10751 River Drive

Address: 2425 Quebec Street, unit 202,
Vancouver, BC VAT 4L6

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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Development Permit
No. DP 23-029453

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

Property Address: 10611 and 10751 River Drive

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

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

MAYOR
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City of
Richmond Report to Development Permit Panel

To: Development Permit Panel Date: April 3, 2024

From: Wayne Craig File: DP 23-035339
Director, Development

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)”.

e 2

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

WC:ac
Att. 2



April 3, 2024 -2- DP 23-035339

Staff Report
Origin
Gustavson Wylie Architects Inc. has applied on behalf of the owner, Bontebok Holdings Ltd.
(Directors: Gary Segal and Lorne 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 corner 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 16-744060) 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 corner 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)”.
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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

e 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.

e 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.

o The loading area and garbage, recycling and organics storage enclosures are adequately
screened and located behind the proposed buildings, away from the public streets.

e 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, AVC reduces the outbound volume on the
system.

Urban Design and Site Planning

e 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.

e 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.
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Vehicle access to the site is provided via both Blundell Road (right-in/right-out and left-turn
movements from Blundell through the establishment of a left-turn 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-1 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 corner, 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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o 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 staff’s 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 10 per cent contingency). 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.

o 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:

e  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).

e  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.

e Incorporation of sustainability and accessibility measures in Building Permit plans as determined via the
Rezoning and/or Development Permit processes.
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C_lty of Development Application Data Sheet
# Richmond Development Applications Department

DP 23-035339 Attachment 2

Address: 18399 Blundell Road

Applicant: Gustavson Wylie Architects Inc. Owner: Bontebok Holdings Ltd.

Planning Area(s): Fraser Lands

Floor Area Gross: 759 m? Floor Area Net: 759 m?

’ Existing I Proposed

. 6,635.5 m? (71,424 ft?)
. 2 2 ' 3
Site Area: 6,635.5m" (71,424 ft’) Road dedication: 115.4 m? (1,242 #?)
Land Uses: Vacant Commercial (food establishments with
' drive-through components)
OCP Designation: Industrial No change
Industrial (1) with an amendment to allow
Zoning: “‘Restaurant, drive-through” as a site- No change
specific permitted use

I Bylaw Requirement l Proposed ] VELET
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
Setbgck — Exterior Side Min. 3.0 m 177m None
Yard:
Setbgck — Interior Side N/A 115m None
Yard:
Setback — Rear Yard: N/A 264 m None
Height: Max. 16.0 m 7.6m None
Lot Size: N/A 6,635.5 m? None
Off-street Parking Spaces Min. 56 64 None
— Total
Off-street@ Parkmg 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

No. DP 23-035339

To the Holder: BONTEBOK HOLDINGS LTD.
Property Address: 18399 BLUNDELL ROAD
Address: C/O #520 - 701 WEST GEORGIA STREET

VANCOUVER, BC V7Y 1A1

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 #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
No. DP 23-035339

To the Holder: BONTEBOK HOLDINGS LTD.
Property Address: 18399 BLUNDELL ROAD
Address: # 520 - 701 WEST GEORGIA STREET

VANCOUVER, BC V7Y 1A1

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

MAYOR
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