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6178500 

  Agenda 
   

 

 

Development Permit Panel  
 

Council Chambers, City Hall 
6911 No. 3 Road 

Wednesday, May 15, 2019 
3:30 p.m. 

 

 

 MINUTES 

 Motion to adopt the minutes of the Development Permit Panel meeting held on April 10, 

2019. 

  

 

1. DEVELOPMENT PERMIT 17-771214 
 (REDMS No. 6043764 v. 4) 

 APPLICANT: Christopher Bozyk Architects Ltd. 

 PROPERTY LOCATION: 12580 Vickers Way 

 
Director’s Recommendations 

 That a Development Permit be issued which would: 

 1. Permit the construction of a 3,379.9 m
2
 (36,382 ft

2
) industrial building at 12580 

Vickers Way on a site zoned Industrial Retail (IR1); and 

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

  (a) Reduce the required number of required parking spaces from 136 to 66; 

  (b) Reduce the required number of loading spaces from two medium and one 

large loading space to two medium loading spaces; and 

  (c) Permit car parking spaces for employees to be provided in a tandem 

arrangement. 
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ITEM   

 

 

2. 

2. DEVELOPMENT PERMIT 17-778295 
(REDMS No. 6164058) 

 APPLICANT: Dagneault Planning Consultants Ltd. 

 PROPERTY LOCATION: 7341 and 7351 No. 5 Road 

 
Director’s Recommendations 

 That an Environmentally Sensitive Area (ESA) Development Permit be issued at 7341 

and 7351 No. 5 Road, in order to allow a subdivision application for a lot line 

adjustment. 

  

 

3. DEVELOPMENT PERMIT 17-792077 
(REDMS No. 6155885) 

 APPLICANT: Konic Development 

 PROPERTY LOCATION: 9851, 9891 Steveston Highway and 10931 Southgate Road 

 
Director’s Recommendations 

 That a Development Permit be issued which would: 

 1. Permit the construction of 11 townhouses at 9851, 9891 Steveston Highway and 

10931 Southgate Road on a site zoned “Low Density Townhouses (RTL4)”; and 

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

  (a) allow seven resident vehicle parking spaces to be small-sized; and 

  (b) reduce the minimum front yard on Southgate Road and the exterior side 

yard on Steveston Highway from 6.0 m to 5.0 m. 

  

 

4. DEVELOPMENT PERMIT 18-816029, HERITAGE ALTERATION PERMIT  
18-840922, ENVIRONMENTALLY SENSITIVE AREA DEVELOPMENT PERMIT 
18-840993 
(REDMS No. 6151211 v. 6) 

 APPLICANT: Oval 8 Holdings Ltd. Inc. No. 0805724 

 PROPERTY LOCATION: A Development Permit (DP) at 6811 Pearson Way, a Heritage 

Alteration Permit (HA) at 6900 River Road, and an 

Environmentally Sensitive Area (ESA) DP at 6900 River Road 

and portions of  6899 Pearson Way and 6811 Pearson Way 
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3. 

 
Director’s Recommendations 

 1. That a Development Permit (DP 18-816029) be issued, which would; 

  (a) permit construction of 3 residential towers consisting of approximately 459 

units at 6811 Pearson Way on a site zoned “High Rise Apartment and 

Olympic Oval (ZMU4) – Oval Village (City Centre)”; and 

  (b) vary the provisions of Richmond Zoning Bylaw 8500 to: 

  (i) waive the requirement for on-site large size loading spaces; and 

  (ii) increase the maximum permitted building projection into the Pearson 

Way public road setback from 1 m up to 2.5 m for proposed Tower F 

and G balconies;  

 2. That a Heritage Alteration Permit (HA 18-840992) be issued to permit 

construction of an elevated public walkway and installation of heritage 

interpretative panels at 6900 River Road; and 

 3. That an Environmentally Sensitive Area Development Permit (ESA DP  

18-840993) be issued to permit construction of a public walkway and to introduce 

ecological enhancements at 6900 River Road and portions of 6899 Pearson Way 

and 6811 Pearson Way. 

  

 

5. DEVELOPMENT PERMIT 18-829286 
(REDMS No. 6154118 v. 5) 

 APPLICANT: Oris Developments (Hamilton) Corp. 

 PROPERTY LOCATION: 23200 Gilley Road 

 
Director’s Recommendations 

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

storey, mixed-use development with a partially below-grade parkade with 2,345 m
2
 

(25,239 ft
2
) of commercial/retail space and 223 units at 23200 Gilley Road on a site 

zoned "Residential / Limited Commercial (ZMU35) – Neighbourhood Village Centre 

(Hamilton)”. 
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6. New Business 

 

7. Date of Next Meeting: May 29, 2019 

 

 ADJOURNMENT 

 



Time: 

Place: 

City of 
Richmond 

Development Permit Panel 
Wednesday, April 10, 2019 

3:30p.m. 

Council Chambers 
Richmond City Hall 

Minutes 

Present: John Irving, Chair 
Laurie Bachynski, Director, Corporate Business Service Solutions 
Peter Russell, Senior Manager, Sustainability and District Energy 

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

Minutes 

It was moved and seconded 
That the minutes of the meeting of the Development Permit Panel held on March 13, 
2019 be adopted. 

CARRIED 

1. DEVELOPMENT VARIANCE 18-829639 
(REDMS No. 6035554) 

6163364 

APPLICANT: Bradley Dore 

PROPERTY LOCATION: 7266 Lynnwood Drive 

INTENT OF DEVELOPMENT VARIANCE PERMIT: 

Vary the provisions of Richmond Zoning Bylaw 8500 to reduce the required rear yard 
setback for 40% of the rear wall of the first storey and a portion of the second storey from 
7.15 m to 6.0 m, at 7266 Lynnwood Dlive on a site zoned "Single Detached (RS2/B)". 

Applicant's Comments 

Bradley Dare, Reine Photography and Design, with the aid of a video presentation 
(attached to and forming part of these Minutes as Schedule 1), provided background 
information on the subject development valiance permit application and highlighted the 
following: 

1. 



6163364 

Development Permit Panel 
Wednesday, April1 0, 2019 

• the subject lot was originally part of a rezoning and subdivision application that 
subdivided the original lot into nine lots; 

Ill 

II 

II 

the irregular shaped subject lot has a south property line significantly longer than its 
north property line, with the difference in the length of the side lot lines resulting in 
a lot depth that exceeds 20 meters, thus requiring an increased rear yard setback for 
40 percent of the rear wall of the first storey and a portion of the second storey; 

the increased setback requirement has created design and massing challenges for 
the proposed two-storey single-family home on the subject lot, so the applicant has 
requested a setback variance to allow a rear yard setback from 7.15 meters to 6.0 
meters for 40 percent of the first storey and a portion of the second storey of the 
proposed single-family home, which is consistent with the required rear yard 
setbacks for its neighbours to the north; 

the proposed rear yard setback variance will ensure that the design and massing of 
the proposed single-family home on the subject site will not adversely impact its 
neighbours in terms of potential shadowing, access to sunlight and sight lines; and 

the proposed rear yard setback variance for the subject lot is supported by adjacent 
neighbours to the south, north, and east. 

Staff Comments 

Wayne Craig, Director, Development, advised that (i) the applicant had consulted with 
immediately adjacent neighbours and no objections were noted regarding the proposed 
setback variance, (ii) letters of support from the neighbours were attached to the staff 
report, (iii) the subject development variance permit application is specific to the attached 
house plans, and any changes to the house plans will invalidate the permit, and (iv) the 
site servicing frontage improvements were dealt with through the original rezoning and 
subdivision application adopted by Council. 

Panel Discussion 

In reply to queries from the Panel, Mr. Dore noted that (i) the irregular shape of the 
subject lot poses constraints for the design of the proposed two-storey single-family home, 
(ii) the development immediately to the south of the subject lot is existing, and (iii) the 
developments to the north are still proposed and have similar setbacks to the proposed 
development on the subject lot. 

Gallery Comments 

None. 

Correspondence 

None. 

2. 



Panel Discussion 

Development Permit Panel 
Wednesday, April10, 2019 

The Panel expressed support for the proposed rear yard setback variance, noting that it is a 
good approach to ensure that the massing of the proposed single-family home on the 
subject lot will provide an appropriate interface with its neighbours. 

Panel Decision 

It was moved and seconded 
That a Development Variance Permit be issued which would vary the provisions of 
Richmond Zoning Bylaw 8500 to reduce the required rear yard setback for 40% of the 
rear wall of the first storey and a portion of the second storey from 7.15 m to 6.0 m, at 
7266 Lynnwood Drive on a site zoned "Single Detached (RS2/B)". 

CARRIED 

2. DEVELOPMENT PERMIT 18-835560 
(REDMS No. 6114286) 

6163364 

APPLICANT: Gustavson Wylie Architects Inc. 

PROPERTY LOCATION: 5991 No.3 Road 

INTENT OF PERMIT: 

Permit exterior renovations to the existing building at 5991 No. 3 Road on a site zoned 
"Downtown Commercial (CDTl)." 

Applicant's Comments 

Cameron Evans, Gustavson Wylie Architects, Inc., (accompanied by Ron Baron, 
Gustavson Wylie Architects, Inc.) with the aid of a video presentation (attached to and 
forming part of these Minutes as Schedule 2) briefed the Panel on the proposed exterior 
renovations to the existing two-storey commercial building and highlighted the following: 

• the TD Bank branch occupying the existing two-storey commercial building can 
be accessed from the parkade at the back and from the intersection of Westminster 
Highway and No. 3 Road; 

• the existing building is currently clad in limestone veneer, and the proposed 
exterior renovation intends to differentiate the two building entrances by 
introducing green aluminum panels and a timber-finished linear panel above the 
entrances for better identification; and 

• three new bicycle racks are proposed to be located on the sidewalk along No. 3 
Road. 

3. 



Development Permit Panel 
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In reply to queries from the Panel, Mr. Evans acknowledged that (i) only the two 
entrances to the building will be treated with the proposed green and timber-finished metal 
panels, (ii) the existing planter at the southeast comer of the site will be maintained, (iii) 
there will be no changes to the south and east fa~ades of the building; however, new 
exterior lighting will be installed, and (iv) there are existing glass canopies on the south 
and east sides of the building. 

Gallery Comments 

None. 

Correspondence 

None. 

Panel Discussion 

The Panel expressed support for the proposed renovations to the existing two-storey 
building, noting that they will provide more visual interest to the prominent comer at No. 
3 Road and Westminster Highway. 

Panel Decision 

It was moved and seconded 
That a Development Permit be issued which would permit exterior renovations to the 
existing building at 5991 No.3 Road on a site zoned "Downtown Commercial (CDT1)." 

CARRIED 

3. New Business 

It was moved and seconded 
That the Development Permit Panel meeting scheduled on Thursday, April 25, 2019 be 
cancelled. 

CARRIED 

4. Date of Next Meeting: May 15, 2019 

5. Adjournment 

It was moved and seconded 
That the meeting be adjourned at 3:50p.m. 

CARRIED 

4. 

6163364 



John Irving 
Chair 

6163364 

Development Permit Panel 
Wednesday, April10, 2019 

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, AprillO, 2019. 

Rustico Agawin 
Committee Clerk 

5. 
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City of 
Richmond Report to Development Permit Panel 

To: Development Permit Panel Date: April 17, 2019 

From: Wayne Craig File: DP 17-771214 
Director of Development 

Re: Application by Christopher Bozyk Architects Ltd. for a Development Permit at 
12580 Vickers Way 

Staff Recommendation 

That a Development Permit be issued which would: 

1. Permit the construction of a 3,379.9 m2 (36,382 ft2
) industrial building at 12580 Vickers Way 

on a site zoned Industrial Retail (IR1); and, 

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

6043764 

a) Reduce the required number of required parking spaces from 136 to 66; 

b) Reduce the required number of loading spaces from two medium and one large 
loading space to two medium loading spaces; and 

c) Permit car parking spaces for employees to be provided in a tandem arrangement. 

pment 
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Staff Report 

Origin 

Christopher Bozyk Architects Ltd. has applied to the City of Richmond for permission to 
develop a 3,379.9 m2 (36,382 ft2

) furniture retail sales building for Paramount Furniture at 12580 
Vickers Way on a site zoned Industrial Retail (IR1). The site currently contains two single 
storey industrial buildings on one legal parcel. The existing buildings will be demolished prior to 
redevelopment of the site. The proposed building will be addressed from Sweden Way. 

The proposed use is consistent with the Industrial Retail (IRl) zone. Accordingly, a rezoning 
application is not needed. A Servicing Agreement will be required prior to the issuance of a 
Building Permit for utility upgrades, site servicing and frontage improvements. Frontage 
improvements will be completed along the property lines on both Vickers Way and Sweden 
Way. 

Development Information 

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

Background 

The subject site is located within the Bridgeport Planning Area and consists of a recently 
consolidated parcel with two single story industrial buildings. Primary road frontage and vehicle 
access is currently from Vickers Way; the site also has a small portion of road frontage on 
Sweden Way at its southeastern corner. 

Development surrounding the subject site is as follows: 

• To the north across Vickers Way, are three two-story buildings zoned Industrial Retail 
(IRl), with access and frontage on both Vickers Way and Bridgeport Road; 

• To the east on the adjacent lot is a one-story building zoned Industrial Retail (IR1). 
Further to the east, across Sweden Way, is a large surface parking lot for IKEA; 

• To the south is a two-story building and surface parking lot zoned Industrial Retail (IR1); 
and, 

• To the west on the adjacent lot is a two-story building zoned Industrial Retail (IR1), and 
fronting on Vickers Way. 

Public Input 

In response to the notification sign being installed on the subject property, staff received one 
inquiry in person at City Hall, and two pieces of written correspondence about the development 
proposal (Attachment 2): 

6043764 

• One inquiry was from two employees of Richmond Lighting, located immediately to the 
east ofthe subject site at 3251 Sweden Way. Comments included: 

o Concern regarding the location of the proposed access from Sweden Way, citing 
existing dangerous traffic conditions; 
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6043764 

o Inquiring about the undergrounding of hydro poles; and 
o expressing interest in appearing to Council as a delegation to present their 

concerns regarding potential traffic impacts. 

As discussed further below, the proposal includes relocating the existing vehicle access 
from Vickers Way to Sweden Way and undergrounding the hydro poles servicing the 
site. No left turns will be permitted exiting from the site. Movement will be restricted 
through regulatory signage and other measures as determined through the transportation 
functional road plans to be provided as part of the Servicing Agreement. In accordance 
with recommendations from the applicant's Transportation Engineer, adequate sightlines 
exiting the site will be managed by restricting trees and signage from sightline triangles 
established by the Transportation Engineer. The existing trees do not hinder driver 
sightlines from Sweden Way. 

The notification area for the proposed DP will include a mailed notice to 3251 Sweden 
Way, so the business will be notified of the DP Panel date. 

• Written correspondence was received from the owner of Mobler Furniture, located 
immediately south ofthe subject property at 3351 Sweden Way. The concerns expressed 
by the neighbouring business were that: 

o The entrance to Paramount is too close to Mobler and should be moved north to 
avoid traffic problems and accidents. The driveway causes visibility issues; and 

o Paramount's signs should be moved to not block Mobler's entrance and windows, 
should not be higher than Mobler's signs, and should not be located along the 
property boundaries. 

Staff responded with a written letter to address the concerns expressed by the owner of 
Mobler Furniture. The applicant's Transportation Engineer has reviewed the proposed 
access location relative to the City's standards and the Transportation Association of 
Canada (T AC) standards, and has no concerns. However, Transportation staff 
recommend restricting left turn movements from the site due to existing traffic volume in 
the area. Sight lines will be preserved exiting the site by adhering to the sight line triangle 
establish by the Transportation Engineer. A free standing sign is proposed to be located 
on the north side of the driveway entrance. The applicant will be required to obtain a Sign 
Permit to demonstrate compliance with the City's Sign Bylaw 9700 which includes 
maximum height and area restrictions. 

• Written correspondence was received from the real estate division of IKEA, which is 
located east of the subject property at 3320 Jacombs Way. The concerns expressed by 
the neighbouring business were that: 

o The proposed entrance to Paramount is too close to the driveway to the south 
(Mobler) and the left turn movement out of the site should be restricted; 

o The entrance to IKEA relative to the proposed entrance to Paramount causes 
concerns for safety and visibility. A permanent concrete island should be installed 
on Sweden Way; 

o The proposed reduction of parking spaces causes concern regarding potential 
spillover onto the IKEA site; 
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o The proposed variance for ten tandem parking spaces for employees causes 
concerns regarding potential spillover onto the IKEA site; and 

o IKEA would like to be notified of the location and design of a future crosswalk 
and requests that the study and be provided with an electronic copy of all plans 
and reports prior to approval. 

Staff discussed the concerns with IKEA and provided the following responses: 

o The applicant's Transportation Engineer has reviewed the proposed access 
location relative to the City's standards and the Transportation Association of 
Canada (T AC) standards, and has no concerns. However, Transportation staff 
recommend restricting left turn movements from the site due to existing traffic 
volume in the area. Sight lines will be preserved exiting the site by adhering to the 
sight line triangle establish by the Transportation Engineer. 

o The City's Transportation Department will review options for restricting the left
turn movement through a detailed review of a Transportation Functional Plan, a 
condition of the Development Permit. A legal agreement is proposed to be 
registered on title to restrict the movement of vehicles leaving the site to right
turns only. 

o The applicant submitted a site specific parking and loading study that considered 
current utilization at Paramount Furniture's existing site on Minoru Boulevard, as 
well as at three proxy sites (nearby large-scale furniture stores: Mobler Furniture, 
Jordan's Home and TJY Home). The study found that the peak visitor parking 
demand for Paramount Furniture store will be around 20 spaces on weekdays and 
31 spaces on Saturdays. The proposed 66 parking spaces exceeds the peak 
demand as determined through the study by more than 1 00%, as such, spillover 
onto the adjacent site is not anticipated. The applicant is providing measures to 
support alternative modes of transportation, including end-of-trip facilities for 
cyclists, a contribution to a new east-west crosswalk across Sweden Way, and a 
an EV (electric vehicle) fast charge station. 

o As a Development Consideration, the applicant will register a legal agreement to 
ensure that where two parking spaces are provided in a tandem arrangement both 
parking spaces are assigned to employees. 

o As the location and timing for the pedestrian crosswalk is not yet known, contact 
information to the City's Transportation Department was provided to IKEA. 

Notification of the Development Permit application will be sent to all owners of properties 
located within 50 m ofthe subject site, including both 3251 and 3351 Sweden Way, and 3320 
Jacombs Way. 

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 ofthe applicable 
sections of the Official Community Plan, including the Development Permit Guidelines and the 
Bridgeport Area Plan, and is generally in compliance with the Industrial Retail (IRI) zone except 
for the zoning variances noted below. · 
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Zoning ComplianceNariances (staff comments in bold italics) 

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

1) Vary Section 7.7.2.3 of the Zoning Bylaw to reduce the minimum number of parking stalls 
from 136 to 66; 

Staff supports the proposed variance to reduce the required number ofparking spaces 
from 136 spaces to 66 spaces. The parking rate is based on the Zoning Bylaw's general 
rate for 'Warehouse Sales' and does not reflect the actual use and operation of the 
Paramount Furniture store. The applicant undertook a site-specific parking and loading 
study that considered current utilization at Paramount Furniture's existing site, as well as 
at three proxy sites (nearby large-scale furniture stores: Mohler Furniture, Jordan's Home 
and T JY Home). 

The study found that the peak visitor parking demand for Paramount Furniture store will 
be around 20 spaces on weekdays and 31 spaces on Saturdays. The design proposal also 
includes the following Transportation Demand Management measures to support a 
reduction in vehicle parking: a $50,000 contribution to a future crosswalk for Sweden Way 
(design and location to be determined by Transportation Department according to a future 
study), cyclist end-of-trip facilities, and an EV (electric vehicle) fast charge station. 

2) Vary Section 7.13.6.1 of the Zoning Bylaw to reduce the minimum number of loading spaces 
from two medium and one large loading spaces to two medium loading spaces. 

Staff supports the proposed variance to reduce the number of loading spaces by providing 
only the two medium loading spaces, and not providing the one large loading space 
required. The applicant undertook a site-specific parking and loading study that 
considered current utilization at Paramount furniture's existing site. The study found that 
the store generates only three medium-sized (SU9) truck visits per week (not including 
garbage pick-up). A legal agreement will be required to prohibit any trucks larger than 
the dimensions of an SU9 truck from entering the site. 

3) Vary Section 7.5.6 of the Zoning Bylaw to allow ten spaces for employees to be provided in 
a tandem arrangement. 

Staff supports the proposed variance to allow employee parking spaces in a tandem 
arrangement: the ten spaces will be designated specially for employees and will have low 
turnover. The total number of small car spaces provided on site meets the Bylaw 
requirement offewer than 50% ofthe parking spaces provided (29 out of66 spaces). 

A legal agreement will be registered on title prior to Development Permit issuance to 
ensure that where two parking spaces are provided in a tandem arrangement both parking 
spaces are assigned to employees. 

Advisory Design Panel Comments 

The development proposal was reviewed by the Advisory Design Panel on November 8, 2018. 
An annotated excerpt from the Advisory Design Panel Minutes is attached for reference 
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(Attachment 3). The design response from the applicant has been included immediately 
following the specific Design Panel comments and is identified in bold italics. 

Analysis 

The proposed development is a three-storey furniture retail store, located on the northern third of 
the property, sited to avoid two SRWs in the middle and south portion of the site. Vehicle access 
is proposed via Sweden Way, with pedestrian entrances on both Vickers Way and Sweden Way. 

Legal Encumbrances 
Three Statutory Rights of Way (SR W) are registered on title that limit the placement of buildings 
and structures on the site: 

• a 54.86 m wide BC Hydro SRW oriented east-west across the site and containing three 
hydro poles (SRW 238711C); 

• a 15.24 m wide BC Hydro SRW oriented east-west (SRW 295811C); and 
• a 2.13 m wide Trans Mountain SRW oriented east-west (El9564). 

The site plan and landscaping, including tree species selection, have been designed to meet the 
requirements of BC Hydro and Kinder Morgan. 

BC Hydro has reviewed the site plan and provided a Compatible Use Conditional letter stating 
they have no objection to the proposed use, as long as BC Hydro's conditions for safety, security 
and long-term operation are met. Permission was granted until August 2018; as a condition of the 
Building Permit, the applicant will be required to provide proof that BC Hydro has extended 
permission to cover the construction period. 

Kinder Morgan has reviewed the site plan and provided written advice to the applicant on 
complying with their requirements at the time of construction. Revisions to siting of the parking 
area were made to comply with Kinder Morgan's requirements. Additional conditions include: 

• notification of any disturbance within 100 m of the pipeline at least 3 days prior to 
disturbance; 

• supervision of all works within 7. 5 m of the SR W by a Kinder Morgan supervisor; 
• hand digging only within 0.6 m of the pipeline; and 
• approved permits for ground disturbance within 30m of the pipeline and its SRW. 

The applicant is required to demonstrate compliance with all Kinder Morgan and BC Hydro 
requirements prior to SA approval and BP issuance. 

Conditions of Adjacency 
• The proposed furniture retail store is located within an industrial neighbourhood, with 

frontage on both Vickers Way and Sweden Way. Neighbouring parcels on Vickers Way are 
currently occupied by low density, one to two-storey light industrial buildings with entries 
and vehicle parking access on Vickers Way. On Sweden Way to the south and east, the 
neighbourhood is generally characterized by larger, newer furniture and appliance retail 
stores. 

• To the east and west, the building will line up front to back with the existing neighbouring 
buildings. Although the proposed building will have a 0 m setback from the west side 
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property line and 0.07 m from the east property line, there are no visible party walls above 
grade. 

• The proposed building will extend 4.77 m above the neighbouring building to the west. The 
portion of the building that extends above the neighbouring building is articulated on the top 
floor and the south west corner, and utilizes distinct materials (glazing, corrugated metal and 
painted concrete wall). 

• The proposed building will extend 5.3 m above the neighbouring building to the east. The 
portion of the building that extends above the neighbouring building is articulated on the top 
floor, and utilizes distinct materials (glazing, corrugated metal and painted concrete wall). 

• The design provides entry character on the Vickers Way frontage through an articulated entry 
with a steel canopy, and landscape features, including a small rectangular plaza and benches. 

• Landscape buffers are provided along the south, east and west property lines: 
o A nearly 6 m wide landscape buffer is provided along the southern property line 

(over the Trans Mountain Statutory SRW). 
o A 1.0 m landscape setback is provided along the east property line, screening 

parking from the adjacent parcel and from Sweden Way. 
o A 2.17 m landscaped buffer is provided along the west property line. 

Urban Design and Site Planning 
• The site layout was developed to achieve the most efficient use of the site given site 

constraints that include BC Hydro and Kinder Morgan pipeline SRWs which restricts 
buildings from being constructed within the southern third of the site. 

• Building massing provided along Vickers Way fills in the streetscape between the two 
adjacent existing buildings, and results in a landscaped parking area facing Sweden Way. 

• Consistent with the neighbouring buildings along Vickers Way, the proposed building will 
have street presence and a distinct entrance on Vickers Way. 

• Vehicle access is provided only from Sweden Way. Pedestrian access with a universally
accessible walkway leads to the building from both Vickers Way and Sweden Way. Vehicle 
access is discussed in greater detail in the following section. 

• At the front entry on Sweden Way, the building is setback 42.06 m from the future sidewalk 
to accommodate the BC Hydro Statutory Rights of Way (SRW) that crosses the site. 
Although setback from its fronting street, the three-storey height of the building grants an 
indirect street presence on Sweden Way. 

Parking and Transportation 
• The proposal includes redirecting primary vehicle access from Vickers Way to Sweden Way, 

between the driveways for 3251 Sweden Way and 3351 Sweden Way, and enhancing the 
driveway entrance with landscaping. The applicant has requested a change of address to 
reflect the change in vehicle access. 

• Access from Sweden Way is supported by the applicant's Transportation Engineer as well as 
City staff. Traffic exiting the site will be limited to right turn only. The applicant is required 
to enter into a legal agreement registered on title restricting access to right-turn-out only. 
Physical measures to restrict left turns movements will be determined through the Functional 
Plan and may include signage, road markings and/or a raised island in Sweden Way. 

• Redevelopment of the subject site will provide frontage improvements on both Vickers Way 
and Sweden Way: 
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o The Vickers Way frontage is an asphalt road without curb or sidewalk and with 
overhead hydro lines. The frontage will be improved with a 1.5 m asphalt 
sidewalk and 0.15 m curb, and a minimum 1.5 m landscaped boulevard. The new 
sidewalk, curb and landscape boulevard will transition to Vickers Way at a 20: 1 
taper. A 1.5 m SRW will be secured through the Development Permit to ensure 
sufficient space to accommodate the frontage improvements. 

o The Sweden Way frontage will be improved with a new 1.5 m sidewalk and 1.5 m 
landscaped boulevard, along with green bike line paint and a bike stencil across 
the driveway. A 3.0 m wide SRW will be secured across the Sweden Way 
frontage through the Development Permit to ensure sufficient space to 
accommodate all frontage improvements. 

o The final design of frontage works for both Vickers Way and Sweden Way is to 
be completed in accordance with a Functional Plan completed through a Servicing 
Agreement prior to issuance of the Building Permit. 

• The applicant is providing 66 parking spaces, including one accessible space, one van 
accessible space, and twenty-nine small car spaces including ten small-car tandem spaces for 
employees. 

• Proposed Transportation Demand Management measures to support variances include: 
o Contribution of $50,000 towards a new special crosswalk to provide a safe 

pedestrian connection across Sweden Way (specific location to be determined by 
Transportation through additional study); 

o Provision of one fast EV charge station with a 240 V receptacle; and 
o End-of-trip facilities for employees, including a shower and change facilities. 

• 14 Class 2 bicycle parking spaces are provided for visitors and 1 0 Class 1 parking stalls are 
provided inside the building for employees. 

Architectural Form and Character 
• Design elements incorporate high quality materials and landscaping to create attractive 

facades that animate the public space along Vickers Way and provides an attractive fa<;ade 
visible from Sweden Way. 

• Pedestrian scale is achieved through the building massing and detailing on the ground level, 
such as a formal entrances, windows and canopies. 

• The design employs strong lines and distinct massing to create a contemporary architectural 
expression. 

• Proposed materials are durable, low maintenance materials, such as concrete, aluminum, 
steel and glass, which fit with the industrial nature of the surrounding neighbourhood. 

• Facades are painted concrete enhanced with decorative ombre metal panels. The metal 
panels feature more strongly on the south fa<;ade, forming a screen in front ofthe glass 
fa<;ade. 

Landscape Design and Open Space Design 
• Landscaping is designed to complement and soften the strong lines of the architectural 

expression, without hiding elements of the building. 
• There are no existing trees on the site; 3 trees on the neighbouring property will be protected 

prior to demolition. 31 new trees, including six conifer trees, are proposed, along with a 
variety of ground covers. 
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• A pedestrian-oriented streetscape is proposed along both Vickers and Sweden Way frontages , 
with a landscape edge that includes a layering of ground-cover, low-growing plants, shrubs 
and trees, with universally-accessible pedestrian pathways. 

• The primary vehicle entrance via Sweden Way creates a sense of arrival with a landscape 
island and a pedestrian pathway leading to the primary entrance. 

• An on-site irrigation system is proposed. 
• .To ensure the landscape works are completed, the applicant is required to provide a 

landscape security of $59,196 as a condition of the Development Permit. 
• The surface parking area incorporates areas of permeable pavers, trees, shrubs and 

groundcover plantings. 

Crime Prevention Through Environmental Design 
• The design was developed to prevent hidden corners and alcoves. 
• The site plan was developed to encourage regular pedestrian and vehicular flow throughout 

the site. 
• Pedestrian routes are short, open and visible from the building. 
• The building and walkways will be lit at night. 
• All doors will be fitted with tamper-resistant hardware. 

S ustainability 
• 31 trees are proposed to be planted on-site, as well as other landscape plantings. 
• Permeable pavers are proposed for all parking stalls. 
• Class 1 and 2 bike parking stalls will be provided, along with end-of-trip facilities for 

employees. 
• Electric Vehicle (EV) charging will be provided on site. 

Public Art 
• Due to the small scale of the project, no public art is proposed on site. Instead, the applicant 

will make a contribution of$15,752 to the City ' s Public Art Reserve for city-wide projects. 

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. 

~ ?wt'---(2_ 
Jeanette Elmore 

-(o { Planner 2 

JE:cas 

Attachment 1 : Data Sheet 
Attachment 2: Correspondence from the Public 
Attachment 3: Annotated Minutes from Advisory Design Panel 
Attachment 4: Development Considerations 
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City of 
Richmond 

Development Application Data Sheet 
Development Applications Department 

DP 17-771214 Attachment 1 

Address: 12580 Vickers Way 

Applicant: Chris Bozyk Architects Owner: Twigg Place Holdings Inc. 

Planning Area(s ): _B_r __ id__,g,__e_Lp-=-o-'rt ___________________________ _ 

Floor Area Gross: 3,495.1 m2 Floor Area Net: 3,379.9 m2 

~------------- ~-=--------------------

I Existing I Proposed 
Site Area: 5,463 m2 No change 

OCP Designation: Mixed Employment No change 

Zoning: Industrial Retail (IR1) No change 

I Bylaw Requirement I Proposed I Variance 

Floor Area Ratio: 1.0 FAR 0.62 none permitted 

Lot Coverage: Max. 60% 30% none 

Setback- Front Yard: Min. 3.0 m 
47.45 m (42.06 m from none 
SRW on Sweden Way) 

Setback- Side Yard Min. 0 m 0.07 m/0.01 m none 
(eastern/western): 

Setback- Rear Yard: Min. 0 m 
7.47 m (5.97 m from none 

SRW on Vickers Way) 

Height (m): Max. 12.0 m 12.0 m none 

Lot Size: No minimum 5,463 m2 none 

3 spaces/1 00 m2 GLFA 1.89 spaces/1 00 m2 

Off-street Parking Spaces-
up to 350 m2 + 4 spaces GLFA with TOM Variance from 136 

per additional 100 m2 

measures parking spaces to 
GLFA 66 parking spaces 

Total Off-street Parking Spaces- 136 66 

Variance from 2 
Total Loading Spaces: 2 medium and 1 large 2 medium medium and 1 large 

to 2 medium spaces 
Variance to allow 10 

Tandem Parking Spaces Not permitted 10 stalls (15%) 
parking spaces in 

tandem 
arrangement 

Bicycle Parking Spaces (Class 1) 
0.27/100 m2 GLFA (10 

10 none 
spaces) 

Bicycle Parking Spaces (Class 2) 
0.4/100 m2 GLFA (14 

14 none 
spaces) 
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Richmond City Hall 
6911 Road no. 3 
BC V6Y 2C1 

August grh. 2017. 

Modern Furniture 

Attention Jeanette Elmore 
Planning and development Department. 

ATTACHMENT 2 

3351 SWEDEN WAY 

RICHMOND, BC V6V 2B1 

TEL: 604-270-3535 / FAX: 604-270-0829 
WWW.MOBLERFURN ITU HE.COM 

Regarding the Planning of 12580 Wickers Way, for the development 
of a retail store for Paramount Interiors. 

DP -17- 771214 

The plan calls for the front entrance and exit to be on Sweden Way, 
right next to the main entrance and exit to Mobler Furniture. 

While we welcome Paramount as a retail neighbour we do have some 
Concerns about the following. 
1. The entrance to Paramount is too close to Moblers entrance and 

should be moved further North on Sweden Way, in order not to 

create traffic problems and accidents. Also it a curved road which 

creates further visibility problems. 

2. All Paramount signs must be on the North side of their entrance, 

So they will not block the view of Mobler's entrance and store 

windows. 

3. No sign can be higher than the approved sign at Mobler's 

entrance. 

4. There can be no signs what so ever along the borderline 

between Mobler and Paramount. 
. . . . . . . . . . . . . . . . . . . . . . . . . . . . 



August II, 20I7 
Pagel 

We trust that these common sense requests will be considered, 

and that we will be consulted before any decisions are made in 

regards to this development application, that might impact our 

future business. 

Also we would appreciate an invitation to any future meetings 

concerning the traffic plan of the area, especially in regards to 

the Paramount development. 

Sincerely 

Mobler Imports Ltd 

Harry Ravensgaard 

cc. Bent Ewald Precident 
J esper Langballe General manager 
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April 8, 2019 

City of Richmond 
City Clerk's Office 
6911 No. 3 Road 
Richmond, BC, V6Y 2C1 

® 

Attention: David Weber, Director, City Clerk's Office 

Dear Sir: 

VIA EMAIL 

Subject: Application by Christopher Bozyk Architects Ltd. For a Development Permit 
at 12580 and 12586 Vickers Way (DP 17-771214) 

Further to our conversation with Jeanette Elmore, City of Richmond Policy Planning 
Department on April 2, 2019 regarding the above-noted application for Development Permit 
that will be considered at the April 10, 2019 Development Permit Panel, IKEA would like to 
submit the following comments for consideration. 

IKEA reviewed the Report to Development Permit Panel dated March 15, 2019 relating to 
the applications at 12580 and 12686 Vickers Way, Richmond. Although IKEA does not 
oppose the development in general, IKEA would like to provide the following comments 
relating to the application. 

-IKEA would like to further reiterate and support the comment on Page 3 of the staff report 
relating to the proposed entrance made by Mobler Furniture. We agree with the staff 
recommendation to restrict the left turn movements from the site due to the existing traffic 
volume in the area and we trust that measures to restrict left turn movements will be 
secured in the future through the Functional Plan. We recommend a physical barrier such as 
a raised island as opposed to road markings. 

-IKEA is concerned with the existing traffic movements from the IKEA site driveway on 
Sweden Way to the proposed driveway in terms of safety and visibility due to the location 
on the curvature of Sweden Way and the interaction with customers leaving the IKEA 
property. Restricting left turns with a permanent concrete island installed on Sweden 
Way will help to alleviate the issue. 

-IKEA has concerns regarding the zoning variance requested to reduce the required number 
of parking spaces from 136 spaces to 66 spaces. It appears Staff support the reduction 
based on the parking utilization study prepared by the applicant. Although the anticipated 

IKEA Properties Ltd. 
1065 Plains Rd. East, Burlington, Ontario, L7T 4K1 

Phone: (905 637-9440 Fax (905) 637-0914 
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usage of the parking is below the requested 66 spaces with a suggested maximum of 31 
spaces on Saturdays, should the parking in fact be maximized during busy times, we are 
concerned spill over will occur on the IKEA site. 

-IKEA has concerns regarding the zoning variance requested to allow 10 tandem parking 
stalls on the property. IKEA is concerned with the coordination of tandem parking as it can 
be difficult to manage with staff work schedules and again concerned about possible spill 
over parking on the IKEA property. 

-IKEA is concerned about the location and design of the future crosswalk requested by Staff. 
The staff report indicates the location and design will be determined by Transportation 
Department in accordance to a future study. We request to be notified of the filing of the 
study and to be provided an electronic copy of all relevant plans and reports for review and 
input prior to approval and finalization. 

We trust the above concerns will be considered in the review of the application for variance 
to the zoning by-law. The concerns relate to the safety of the existing and future traffic and 
pedestrian movements on Sweden Way and surrounding streets and the ability to continue 
to operate our business as it currently exists with a sufficient amount of parking and safe 
movement of customers. 

Should you have any questions or concerns regarding the above, please do not hesitate to 
contact me. 

Best Regards, 

Kristina Preece, BES MCIP RPP . 
Real Estate Specialist 
IKEA Properties Limited 
kristi na . preece@ i kea . com 

IKEA Properties Ltd. 
1065 Plains Rd. East, Burlington, Ontario, L7T 4K1 

Phone: (905 637-9440 Fax (905) 637-0914 



Annotated excerpt from the minutes from 

The Design Panel Meeting 

Wednesday, November 8 - 4:00 p.m. 
Rm. M.1.003 

Richmond City Hall 

Attachment 3 

• appreciate the applicant considering public art; installing public art would articulate and 
animate the site; could also make the site more attractive and differentiate it from the rest of 
the developments in the neighbourhood; 

• appreciate the applicant differentiating the pedestrian crossings on the surface parking lot in 
terms of paving treatment; 

• consider installing benches and bicycle racks along the Vickers Way frontage to further 
animate the frontage; also consider further articulation of the plaza on Vickers Way to read 
more like a pedestrian entry/gathering place; the applicant's treatment of the Vickers Way 
frontage could provide a precedent for future redevelopments in the neighbourhood; 

The total14 required bike parking Class 2 are provided (8 on Vickers Way plaza and 6 on 
Sweden Way near the building). One bench on Vickers Way, one on Sweden Way near 
the building. 

• consider a black or gray colour for the canopy above the pedestrian entries at the north and 
south sides of the building to better match the proposed colour of the building roo:fline; 

Canopy (steel) will be painted black. 

• appreciate the applicant installing a significant number of trees on the site considering the 
site constraints, e.g. utility SRWs; 

• consider installing an additional tree adjacent to the existing conifer trees to the south of a 
row of three trees along Sweden Way; 

An additional tree was not added (in the east side landscape strip south of the Pines) for 
visibility of reading the pylon sign which is two sided. The sign itself has an ample 
planting at its base of mixed evergreens and flowering shrubs. 

• consider further detailing ofthe planting islands (e.g. installing root barriers) on the surface 
parking lot proposed to be planted with Acer rubrum "Armstrong" and Ash variety trees to 
mitigate potential damage to the paving on the parking lot; 

See landscape plan 

• review the curved geometry of the pedestrian plaza on Vickers Way which is not consistent 
with the strong rectilinear lines of the building; 

Rectangular plaza shown 
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• proposed herringbone paving pattern on the crosswalks more complicated than the modem 
character of the building; consider simplifying to a running bond or stack bond paving 
pattern; 

Running bond paving pattern is proposed (see landscape drawing). 

• not sure about the depth of water table on the site; ensure that base and sub-base detailing 
for the proposed permeable pavers will enable stormwater to percolate; 

This issue will be addressed at BP application stage by our Civil Consultant 

• consider installing groundcovers in lieu of the proposed lawn around the curved entry 
(between the two large Ash trees) directly across the cluster of three narrow conifer trees for 
easier maintenance; 

Shown on revised landscape drawing 

• appreciate the applicant providing suitable access to the building for people with 
disabilities; 

• consider installing benches closer to the building to make them more usable to employees 
and customers; 

Bench is provide closer to building 

• proposed location of the address sign is visible from the south; however, it may not be 
visible from the north; consider increasing the height of the address sign; 

Address signs have been moved to 25" high (see signage plan SOl) 

• consider moving the bicycle parking away from path closer to the south entrance of the 
building for easier access and installing bicycle racks to the north entrance of the building to 
animate the Vickers Way building entry; 

The total14 required bike parking class 2 area provided (8 on Vickers Way plaza and 6 
on Sweden Way at the south west corner of the building) 

• proposed tandem parking for employees could accommodate only small cars; confirm 
whether provision for employee parking is adequate; 

We confirm that provisions for employee parking are adequate 

• support Panel comments to install benches and bicycle racks on the Vickers Way frontage; 

Bench and bicycle racks are shown on Vickers Way plaza 

• agree with comment that the configuration of the small plaza space at the north building 
entrance could be better aligned with the geometry of the building; 

Rectangular plaza shown 

• appreciate the building design and proposed materials, e.g. the "Ombrae" metal system is a 
nice accent material; 
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• also support the Panel comment to ensure that the proposed signage on the south side will 
not be blocked by trees; 

Proposed signage is 25" high and will not be blocked by trees 

• consider relocating garbage and recycling to the staging area in the building to avoid 
potential conflict with visitor parking stalls; 

As per Ms. Emy Lai 's (Environmental Programs Department, CoR) advice, we keep the 
garbage and recycling outside. To minimize the potential conflict with visitor parking 
stalls, we will arrange the garbage pick-up time accordingly. 

• support the proposed project which could stimulate redevelopment in the Vickers Way 
neighbourhood; 

Vestibule is provided 

• the applicant is advised that a vestibule is also required at the building's Vickers Way 
entrance as per BC Building Code; 

• consider introducing other sustainability measures, e.g. solar PV for limited lighting (such 
as fac;ade lighting), in addition to installing efficient mechanical and lighting systems; 

These measures will be addressed at the BP application stage with our Consultants' 
advice 

• appreciate the design of the building and the proposed landscaping on the site; appreciate 
the frontage improvements on Vickers Way; 

• also appreciate the details in the package provided by the applicant; however, the applicant 
needs to provide further details e.g. proposed planting of trees in tight areas and permeable 
paving treatment details (e.g., whether all permeable pavers or introduce concrete between 
permeable pavers for parking line paint); 

All permeable pavers with painted lines proposed. Detail proposed planting of trees in 
tight areas is shown on landscape drawing. 

• the curved geometry of the small plaza at the north entrance of the building requires 
appropriate materials that would support the curve or consider a more contemporary 
approach to match the architecture of the building; 

Rectangular plaza is proposed. 

• applaud the extent of greenery m parking area; the project is a great addition to the 
neighbourhood; 

• support the refined design of the building which is a big improvement in the neighbourhood; 

• consider relocating or adding the high quality "Ombrae" material to the northeast comer of 
the building to highlight the building; 

We propose to keep the northfar;ade as it is. Adding or relocating 'ombrae' would affect 
the far;ade 'material/colour proportion' 
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• consider installing additional pavers at the north building entrance to further articulate the 
entrance; 

Pavers are added 

• the applicant is advised to reconcile the number of bicycle parking proposed to be provided 
as indicated in the package as opposed to actual usage; 

The total of 14 required bike parking class 2 is provided (8 on Vickers Way plaza and 6 
on Sweden Way near the building) 

• support the Panel comment to (i) ensure sufficient soil volume for planting of trees on site, 
and (ii) consider installing root barriers, 

Root barriers will be installed and sufficient soil volume will be provided 

• agree with Panel comment that the spherical plaza at the north building needs to be 
reconciled with the strong linear lines of the building; also agree that cutting of pavers to 
create the proposed geometry would be challenging; and 

• additional signage information would be helpful both on the building and monument signs. 

More information will be provided when applying for signage permit. 

Panel Decision 

It was moved and seconded 

That DP 17-771214 be supported and move forward to the Development Permit Panel subject 
to the applicant giving consideration to the comments of the Advisory Design Panel. 

CARRIED 
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City of 
Richmond 

Address: 12580 Vickers Way 

Development Permit Considerations 
Development Applications Department 

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

File No.: DP17-771214 

Prior to approval of the Development Permit, the developer is required to complete the 
following: 
1. Receipt of a Letter of Credit for landscaping in the amount of $59,196 (based on the costs estimate 

provided by a CSLA registered landscape Architect including 10% contingency). 

2. Submission of a Contract entered into between the applicant and a Certified Arborist for supervision 
of any on-site works conducted within the tree protection zone of the off-site trees to be retained. The 
Contract should include the scope of work to be undertaken, including: the proposed number of site 
monitoring inspections, and a provision for the Arborist to submit a post-construction assessment 
report to the City for review. 

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

4. A 1.5 m Statutory Right-of-Way (SRW) Public Right of Passage (PROP) along the Vickers Way 
frontage to facilitate road and frontage improvements (width may be amended to reflect a Functional 
Plan approved by the Director of Transportation); 

5. A Statutory Right-of-Way (SRW) Public Right of Passage (PROP) along the Sweden Way frontage 
of 2.0 mat the north boundary increasing to 3.0 m at the southern boundary to facilitate road and 
frontage improvements (width may be amended to reflect a Functional Plan approved by the Director 
of Transportation); 

6. Registration of a flood plain covenant on title identifying a minimum habitable elevation of 2.9 m 
GSC. 

7. Registration of a legal agreement on title ensuring no left turns from the site to Sweden Way and 
implementation of physical measures to restrict left-turn movements as determined through a 
Functional Plan. 

8. Registration of a 3.0 x 2.0 m right-of-way to the City for the water meter and meter box. Right-of
way dimensions to be finalized during the Servicing Agreement stage. 

9. Registration of a legal agreement on title limiting access and egress to the site for general traffic, 
medium sized trucks (SU9 vehicles) and emergency vehicles. 

10. City acceptance of the developer's offer to voluntarily contribute $0.44 per buildable square foot (e.g. 
$15,752) to the City's Public Art Reserve. 

11. City acceptance of the developer's offer to voluntarily contribute $50,000 towards a future crosswalk 
across Sweden Way. 

12. Registration of a legal agreement on title ensuring that where two parking spaces are provided in a 
tandem arrangement both parking spaces must be assigned to employees. 

13. Confirmation that the development will comply with all Kinder Morgan requirements, including 
securing all required permits, for working in and around SRW El9564. 
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14. Confirmation that the developer will comply with all BC Hydro requirements for working in and 
around SRW 238711C and 295811C. 

15. Registration of a legal agreement on title securing the provision of bicycle end-of -trip facilities, 
including a shower and change facilities for employees. 

16. Registration of a legal agreement on title securing the agreement securing the provision of one EV 
fast charge station with a 240V EV receptacle, available to the public at all times. 

Prior to Building Permit Issuance, the developer must complete the following 
requirements: 
1. Enter into a Servicing Agreement* for the design and construction of engineering infrastructure 

improvements. A Letter of Credit or cash security for the value of the Service Agreement works, as 
determined by the City, will be required as part of entering into the Servicing Agreement. Works 
include, but may not be limited to: 

Water Works: 

• Using the OCP Model, there is 287 Lis of water available at a 20 psi residual at the Vickers 
Way frontage. Based on your proposed development, your site requires a minimum fire flow 
of250 Us. 

• The Developer is required to: 
• Submit Fire Underwriter Survey (FUS) or International Organization for Standardization 

(ISO) fire flow calculations to confirm the development has adequate fire flow for onsite 
fire protection. Calculations must be signed and sealed by a Professional Engineer and 
be based on Building Permit Stage building designs. 

• Provide a minimum 3.0 x 2.0 m right-of-way to the City for the water meter and meter 
box. Right-of-way dimensions to be finalized during the servicing agreement stage. 

• Obtain approval for all fire hydrant locations from Richmond Fire Rescue. 

• At Developer's cost, the City is to: 
• Install a new water service connection to serve the proposed development. Meter and 

meter box to be located onsite in a right-of-way. 
• Install a new fire hydrant to meet the required spacing for industrial land use. 
• Replace approximately 6 m of existing AC water main with PVC to facilitate the 

proposed storm connection, centered on the crossing location. 
• Cut and cap, at main, the existing water service connection and remove meter. 

Storm Sewer Works: 

6043764 

• The Developer is required to: 
• Install a new storm connection, complete with inspection chamber, connecting to the 

existing storm sewer on the north side of Vickers Way. 
• Remove the existing storm sewer and culverts on the south side of Vickers Way from the 

west property line of the development site to Sweden Way, and infill ditches. Ensure 
proper drainage following storm sewer and culvert removal. 

• Confirm, via video inspection, that the existing storm sewers and culverts on the south 
side of Vickers Way do not have any existing connections and are safe to remove. If there 
are existing connections, the connections shall be reconnected to the storm sewer on the 
north side of Vickers Way provided that hydraulic requirements can be met. 



• Connect the existing ditch at the western property line of the development site to the 
existing storm sewer on the north side of Vickers Way, complete with a new headwall, 
manholes, and approximately 17m of storm sewer. 

• At Developer's cost, the City is to: 
• Complete all tie-ins for the proposed works to existing City infrastructure. 

Sanitary Sewer Works: 

• At Developer's cost, the City is to: 
• Cut and cap the existing sanitary service connection at main and remove inspection 

chamber SIC6928. 
• Install a new sanitary service connection complete with inspection chamber. 

Frontage Improvements: 
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• The Developer is required to complete: 
• A functional road plan based on survey to the satisfaction of the Director of 

Transportation to confirm the road improvements for Vickers Way and Sweden Way. 
• Road improvements for Vickers Way to industrial standard, and as determined through a 

Functional Plan. From existing centerline including but not limited to: 
• 6.0 m asphalt 
• 0.15 m asphalt curb and gutter 
• 1.5 m landscaped boulevard 
• 1.5 m asphalt sidewalk 
• Taper curb transition to existing edge of pavement on Vickers Road at 

20:1 
• Road improvements for Sweden Way from the southern property line to the boundary 

with the property to the east (3251 Sweden Way), and as determined through a 
Functional Plan including but not limited to: 

• 1.5 m landscaped boulevard 
• 1. 5 m sidewalk 
• Green bicycle paint and stencil across the new access location 

• Coordinate with BC Hydro, Telus and other private communication service providers 
• When relocating/modifying any of the existing power poles and/or guy wires within 

the property frontages. 
• To underground the overhead service lines. 
• To locate all above ground utility cabinets and kiosks required to service the 

proposed development within the developments site (see list below for examples). A 
functional plan showing conceptual locations for such infrastructure shall be 
included in the development process design review. Please coordinate with the 
respective private utility companies and the project's lighting and traffic signal 
consultants to confirm the requirements (e.g., statutory right-of-way dimensions) 
and the locations for the aboveground structures. If a private utility company does 
not require an aboveground structure, that company shall confirm this via a letter to 
be submitted to the City. The following are examples of statutory right-of-ways that 
shall be shown in the functional plan and registered prior to SA design approval: 

• BC Hydro PMT- 4mW X 5m (deep) 
• BC Hydro LPT- 3.5mW X 3.5m (deep) 



• Street light kiosk 1.5m W X 1.5m (deep) 
• Traffic signal kiosk- 2m W X 1.5m (deep) 
• Traffic signal UPS- 1mW X 1m (deep) 
• Shaw cable kiosk- 1m W X 1m (deep)- show possible location in 

functional plan 
• Tel us FDH cabinet-1.1 m W X 1 m (deep- show possible location 

in functional plan 
• Complete other frontage improvements as per Transportation's requirements. 

General Items: 

• The Developer is required to: 
• Coordinate with BC Hydro prior to site preparation (site densification, pre-load, 

excavation, etc.) to address any impact to the overhead transmission lines and poles along 
the south property line. 

• Coordinate with Kinder Morgan prior to site preparation (site densification, pre-load, 
excavation, etc.) to address any impact to the jet fuel line along the south property line. 
Early coordination is recommended in case Kinder Morgan has any major objections or 
requirements for the development that could affect building design. 

• Enter into, if required, 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, 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. 

2. Confirmation that the development will comply with all Kinder Morgan requirements, including 
securing all required permits, for working in and around SRW E19564. 

3. 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. 

4. 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. 
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• 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. 

• 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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City of 
Richmond Development Permit 

No. DP 17-771214 

To the Holder: Twigg Place Holdings Ltd 

Property Address: 12580 Vickers Way 

Address: 101-5520 Minoru Boulevard, Richmond BC V6X 2AO 

1. This Development Permit is issued subject to compliance with all ofthe 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. The "Richmond Zoning Bylaw 8500" is hereby varied to: 

• reduce the minimum number of parking stalls from 136 to 66; 

• reduce the minimum number of loading spaces from two medium and two large 
loading spaces to two medium loading spaces; 

• Permit small car parking spaces in a tandem arrangement. 

4. Subject to Section 692 of the Local Government Act, R.S.B.C.: buildings and structures; 
off-street parking and loading facilities; roads and parking areas; and landscaping and 
screening shall be constructed generally in accordance with Plans #1 to #7 attached hereto. 

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

6. As a condition of the issuance of this Permit, the City is holding the security in the amount of 
$59,196 to ensure that development is carried out in accordance with the terms and 
conditions of this Permit. Should any interest be earned upon the security, it shall accrue to 
the Holder if the security is returned. The condition of the posting of the security is that 
should the Holder fail to carry out the development hereby authorized, according to the terms 
and conditions of this Permit within the time provided, the City may use the security to carry 
out the work by its servants, agents or contractors, and any surplus shall be paid over to the 
Holder. Should the Holder carry out the development permitted by this permit within the 
time set out herein, the security shall be returned to the Holder. The City may retain the 
security for up to one year after inspection of the completed landscaping in order to ensure 
that plant material has survived. 

7. If the Holder does not commence the construction permitted by this Permit within 24 months 
of the date of this Permit, this Permit shall lapse and the security shall be returned in full. 
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8. The land described herein shall be developed generally in accordance with the terms and 
conditions and provisions of this Permit and any plans and specifications attached to this 
Permit which shall form a part hereof. 

This Permit is not a Building Permit. 

AUTHORIZING RESOLUTION NO. 
DAY OF 

DELIVERED THIS DAY OF 

MAYOR 

6043764 

ISSUED BY THE COUNCIL THE 
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ANCHOR PACIFIC PROPERTIES lTD. 

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

May 3, 2019 

Dear David Weber, 

Re: DP 17-771214 Notice of Application for DP 

12580 Vickers Way, Richmond, BC 

We are the owners of 12660 Bridgeport Rd (alternate address: 12651 Vickers Way), 
Richmond, located directly across the street from the subject property. Due to lack of 
·parking in the neiglibo(Jrhood, neighbourin-g tenants ·park on the Vickers Way -ro21d 
allowance fronting our property. This has been a long-standing irritant and results in 
severely limited parking for our tenants and is the cause of losing many prospective 
tenants for our space. We have no problem with the DP 17-771214 and the huge 
parking relaxation provided there is a covenant registered on 12580 Vickers Way in 
favour of 12660 Bridgeport Rd. that no occupant or tenant or invitee or customer of 
12580 Vick9rs Way can park on th9 road allowance fronting 12660 Bridg9port Rd, 
(alternate address of 12651 Vickers Way), 'Richmond. 

Sincerely, 

Ben an9 Ingricj_ Gauer 
Anchor Pacific Properties Ltd. 

16554 77 A Ave. 

Surrey, BC 

V4N OL4 

Canada 

PHONE 604-644-0273 

FAX 604-574-3886 

EMAIL ben@bengauer.com 
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City of 
Richmond 

To: Development Permit Panel 

From: Wayne Craig 
Director of Development 

Report to Development Permit Panel 

Date: April16, 2019 

File: DP 17-778295 

Re: Application by Dagneault Planning Consultants Ltd. for a Development Permit at 
7341 and 7351 No 5 Road 

Staff Recommendation 

That an Environmentally Sensitive Area (ESA) Development Permit be issued at 7341 and 7351 
No. 5 Road, in order to allow a subdivision application for a lot line adjustment. 

WC:je 
Att. 4 

6164058 



April16, 2019 -2- DP 17-778295 

Staff Report 

Origin 

Dagneault Planning Consultants Ltd. has applied to the City of Richmond for an 
Environmentally Sensitive Area (ESA) Development Permit to re-shape the on-site ESA in 
association with a subdivision application for a lot line adjustment at 7341 and 7351 No.5 
(Attachment 1 ). As the site is currently designated as an ESA, a Development Permit is required 
prior to subdivision approval. 

Each site currently contains a single family home and associated structures which will be 
demolished to permit construction of a new home on each parcel. No rezoning is needed as the 
proposed use is consistent with the 'Agriculture and Golf (AG 1 )' zone. 

An application for non-farm use for the lot line adjustment had been forwarded by Council to the 
Agricultural Land Commission (ALC) in September 2016 (AG 16-732022). The ALC approved 
the non-farm use application in November 2016. 

The Development Permit Panel previously recommended issuance of this Development Permit 
on April 25, 2018. Prior to completion by the applicant of the Development Permit 
Considerations, Council adopted amendments to the AG1 zone (December 18, 2018) which 
affected the applicant's proposed site plan, particularly the location of the septic field. The 
current application proposes a revised approach that is consistent with the current Zoning Bylaw 
regulations. 

Development Information 

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

Background 

Development surrounding the subject site is as follows: 

• to the north, a single family home on a lot zoned 'Agriculture and Golf (AG 1 )' and partially 
designated as Environmentally Sensitive Area (ESA); 

• to the east (across No.5 Road), a single family home on a lot zoned 'Agriculture and Golf 
(AG 1)' and partially designated as ESA, and a farm market on a parcel zoned 'Roadside 
Stand (CR)' and 'Agriculture and Golf(AG1)'; 

• immediately to the south, an unopened City-owned farm road zoned 'Agriculture and Golf 
(AG1)' and designated ESA. To the south ofthe farm road is a single family home on a lot 
zoned 'Agriculture and Golf (AG 1)' and partially designated as Environmentally Sensitive 
Area ESA; and 

• immediately to the west, an unopened City-owned road zoned 'Agriculture and Golf (AG 1 )' 
and designated ESA. To the west of the farm road is a parcel zoned 'Agriculture and Golf 
(AG1)' that is currently being farmed. 

6164058 
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Staff Comments 

The proposed scheme attached to this report has satisfactorily addressed the significant 
Environmentally Sensitive Area (ESA) 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 
Agriculture and Golf(AG1) zones. No variances are being sought through this ESA 
Development Permit application. 

Advisory Design Panel 

As the scope of this Development Permit does not involve any building design components, the 
application has not been reviewed by the Advisory Design Panel. 

Analysis 

Site Planning 
7341 and 7351 No.5 Road are adjacent, 'Agriculture and Golf (AG 1)' zoned parcels that are 
2,023 m2 and 2,748 m2

, respectively. The applicant proposes to re-align the property boundary 
between the two addresses to create two equal sized parcels. The Farm Home Plate on each 
parcel would be 1,000 m2 and would include a septic field and tank for each home. 

Approximately half of each parcel is designated as Environmentally Sensitive Area (ESA), with 
the ESA located mostly at the rear of the parcels. A small portion of ESA extends along the 
southern property line of 7351 No. 5 Road. The ESA is part of a 16.5 ha contiguous ESA that 
extends over numerous other parcels (see Attachment 3) 

To accommodate the Farm Home Plate on each site with septic fields within the Farm Home 
Plate, the applicant proposes to re-shape the ESA boundary to be situated entirely outside of the 
Farm Home Plate on each parcel. A detailed report completed by McTavish Resources 
(April12, 2019) proposes that a total of247.30 m2 ofESA would be removed. 

Proposed compensation would include establishing an additional426.30 m2 of new ESA behind 
the line of the Farm Home Plates for the two parcels. Net gain in total ESA over the two parcels 
would be 179m2

. Additional compensation measures proposed include the removal of 850 m2 of 
. . . 
mvas1ve species. 

ESA Environmental Inventory 
The City of Richmond identifies the ESA in this location as 'Freshwater Wetland'. The on-site 
ESA is part of a contiguous 16.5 ha ESA situated over several adjacent parcels, including an 
unopened City farm road. 

An environmental inventory and assessment report was submitted by McTavish Resources and 
Management Consultants Ltd. (April12, 2019). The environmental inventory, completed in 
2016 and 2017 found no wet areas, and determined that the vegetation and habitat features do not 
reflect the City's description of a Freshwater Wetland ESA. Instead the biologist suggests that 
the area is more reflective of a broad-leaf upland forest designation. 

6164058 
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The on-site ESA was reported to be a fallow blueberry field that had been inactive for 
approximately 30 years and has become overgrown with a mix of native and non-native tree and 
shrub species. The majority of the tree cover is mature birch trees with lodgepole pine. The 
shrub layer is dominated by domesticated blueberry and a mix of native species including 
hardhack, salal, mountain ash and red elderberry, with the occasional fern. Invasive and pioneer 
species, including Himalayan blackberry, dominate the majority of the eastern edge ofthe ESA 
and are found throughout the ESA in lesser quantities. Other invasive species, including lamium 
and creeping buttercup, are present across the interface of the ESA and the residential yard. 

Wildlife habitat may include birds, raptors and small animals, and eight bird species were 
identified during the inventory. The report concludes that the vegetation does not represent 
significant wildlife habitat values. 

Tree Inventory 
The tree inventory, completed by McTavish Resources and Management Consultants 
(Aprilll, 2016, updated April12, 2019), determined that there are 48 bylaw-sized trees on the 
site. 

The majority of the trees are within the ESA and include a mix of paper birch and European 
birch in advanced age and experiencing health decline as a result of bronze birch borer and 
fungal disease. Additional tree species within the ESA include 3 shore pines (#505, #508, #537), 
1 oak(#518), 1 cherrytree(#1000)and 1 willowtree(#1617). 

The remaining on-site trees (within the Farm Home Plate) include: 

• 1 shore pine which has died and fallen since the inventory was completed (#533); 

• 1 Norway spruce in fair condition (#534); 

• 1 poplar in fair condition (#535); 

• 1 cherry tree in poor condition (#536); 

• 4 undersized hazelnut trees; and 

• 1 undersized Douglas fir in excellent condition. 

The City's Tree Preservation Coordinator has reviewed the arborist report and has the following 
comments: 

• the majority of the trees located in the ESA are in fair condition. These trees should be 
retained and protected where ever possible. Dead trees beyond the Farm Home Plate and 
within striking distance should be assessed by a certified Arborist for 'wildlife modification' 
as even these types of tree contribute to the ecological value of an identified ESA; 

• no trees are proposed to be removed from the Farm Home Plate at this time. Any future 
removals require a Tree Removal Permit and are to be compensated at a ratio of 2:1; and, 

• tree protection fencing must be installed prior to demolition or construction and stay in place 
until completion of works. 

6164058 
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Proposed Environmentally Sensitive Area Compensation (Plans 1, 2 and 3) 
To accommodate the future development of the lots, applicant proposes to remove 247.30 m2 of 
(Environmentally Sensitive Area) ESA. In compensation for losses to the ESA, the proposed 
landscape restoration plan (Plans 1, 2 and 3) includes: 

• removal of Himalayan blackberry and other invasive plant species, concentrated within 
approximately 850m2 ofthe site; and 

• designation, protection and enhancement of 426.30 m2 of new ESA with native plant species, 
including planting 6 trees and 410 shrubs and plants. 

The proposal represents a net gain in habitat area and function by augmenting the area of second
growth birch forest with a new densely planted, contiguous natural area to be protected as ESA. 
The newly designated and planted ESA would increase overall native plant density and diversity, 
while retaining connectivity with the contiguous ESA and the Ecological Network. The 
enhancements will result in positive benefits to wildlife habitat, hydrological function, carbon 
storage and air quality. 

To ensure that the proposed enhancements have the best chance of survival and that invasive 
species are controlled, monitoring and annual reporting by a Qualified Environmental 
Professional will occur for three years following completion of the landscape restoration plan. 

Development Permit Considerations include bonding for the landscape restoration costs and 
success monitoring, installation of temporary tree and ESA protective fencing, and the 
registration of legal agreements to ensure protection and retention of the modified ESA 
(Attachment 4). 

Engineering Comments 

A Servicing Agreement will not be required for this development. Utility connections and 
frontage improvements will be addressed at the time of Building Permit, including completing 
new water and storm water connections. Registration of a new Statutory Right of Way for the 
existing storm water inspection chamber is a consideration of the Development Permit. 

Financial Impact 

The application results in an insignificant Operational Budget Impact (OBI) for off-site City 
infrastructure (such as road works, waterworks, storm sewers, sanitary sewers, street lights, street 
trees and traffic signals). 

Conclusion 

The applicant proposes to remove a total of247.30 m2 from the Environmentally Sensitive Area 
(ESA) as part of a subdivision application for a lot line adjustment. Compensation is proposed 
through a combination of additional ESA designation on-site, planting of 426.30 m2 of newly 
established ESA area with native trees, shrubs and plants, and removal of 850 m2 of invasive 

6164058 
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plant species. As the proposed landscape restoration plan would result in a net gain in ESA area 
and function, staff recommend that the Development Permit be endorsed, and issuance by 
Council be recommended. · 

1D y Jeanette Elmore 
Planner 2 

JE:cas 

Attachments : 
Attachment 1: Location Map 
Attachment 2: Data Sheet 
Attachment 3: ESA Context Plan 
Attachment 4: Development Permit Considerations 

6 164058 
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City of 
Richmond 

Development Application Data Sheet 
Development Applications Department 

DP 17-778295 Attachment 2 

Address: 7341 & 7351 No.5 Road 

Owner: Kuljit Bapla and Gurjit Bapla Applicant: Dagneault Planning Consultants 

Planning Area(s): East Richmond 
~~--~~~-----------------------------------------------------

I Existing I Proposed 

Site Area: 7341 No.5 Road= 2,023 m2 7341 No. 5 Road= 2,390 m2 

7351 No. 5 Road= 2,748 m2 7351 No. 5 Road= 2,387 m2 

Land Uses: Single family residential No change 

OCP Designation: Agriculture No change 

Zoning: Agriculture and Golf (AG1) No change 

Number of Units: 7341 No. 5 Road: 1 unit 
No change 

7351 No. 5 Road: 1 unit 

I Bylaw Requirement I Proposed I Variance 
Floor Area Ratio: Max. 0.6 Max. 0.6 none permitted 

Floor Area: Max. 400m2 Max. 400m2 none 

Lot Coverage: 
Max. 60% of max. floor Max. 60% of max. floor 

none 
area area 

Setback- Front Yard: Min. 6.0 m Min. 6.0 m none 

Setback- Side Yard (one side): Min. 1.2 m Min. 1.2 m none 

Setback- Side Yard (other side): Min. 4.0 m Min. 4.0 m none 

Setback- Rear Yard: Min. 10m Min. 10m none 

Farm Home Plate Max. 1,000 m2 Max. 1 ,000 m2 none 

Farm Home Plate Front Setback: Max. 75 m Max. 75 m none 

Road Setback for Home Max. 50 m Max. 50 m none 

Height (m): Max. 2 storeys or 9 m Max. 2 storeys or 9 m none 

Lot Size: N/A 
7341 No. 5 Road= 2,390 mL 
7351 No. 5 Road = 2,387 m2 none 

Total off-street Spaces: Min. 2 Min. 2 none 

6164058 



ATTACHMENT 3 
r-----------~--------------------------------------------------

City of Richmond Interactive Map 

This map is a user generated static output from an Internet mapping site and is for reference only. Data layers that appear on this map may or may not be accurate, current, or 
otherwise reliable. 

©City of Richmond 



ATTACHMENT 4 

City of 
Richmond Development Permit Considerations 

Development Applications Department 
6911 No. 3 Road, Richmond, BC V6Y 2C1 

Address: 7341 & 7351 No.5 Road File No.: DP 17-778295 

Prior to approval of the Development Permit, the developer is required to complete the following: 
1. Receipt of a Letter of Credit for landscaping in the amount of $1 7, 71 0. 00 based on the cost estimate provided in the 

Synthesized Environmentally Sensitive Area Report (McTavish Resource & Management Consultants Ltd, April12, 
2019). 

2. Submission of a Contract entered into between the applicant and a Certified Arborist for supervision of any on-site 
works conducted within the tree protection zone of the trees to be retained. 

3. Submission of a Contract entered into between the applicant and a Qualified Environmental Professional to monitor 
and provide annual reporting to the City on the ESA for three years following City approval of substantial completion. 

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

5. Installation of appropriate Environmentally Sensitive Area (ESA) protection fencing and silt control fencing at the 
boundary of the ESA as proposed by the Development Permit, per the Appendix IV. Tree Retention Plan, Arborist 
Report 7341 and 7351 No 5 Road, Richmond (dated April12, 2019) prior to any construction activities, including 
building demolition, occurring on-site. 

6. The granting of a 1.5 m by 1.5 m wide statutory right-of-way at the northeast comer of the development site for the 
existing inspection chamber STIC45655 being retained. 

7. Registration of a flood plain covenant on title identifying a minimum habitable elevation of 2.9 m GSC. 

8. Registration of a legal agreement on title to identify the modified ESA and to ensure that landscaping is retained and 
planted as identified within the Environmentally Sensitive Area Assessment (McTavish Resource & Management 
Consultants Ltd, April 12, 20 19), and will not be abandoned or removed. 

9. Registration of a legal agreement on title to allow City access to the property in case the works identified within the 
Environmentally Sensitive Area Assessment (McTavish Resource & Management Consultants Ltd, April12, 2019) 
are not completed, maintained or monitored as proposed. 

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. Complete works to be done at the developer's sole cost via City Work Order: 
• Water Works: 

• Using the OCP Model, there is 407.0 Lis of water available at a 20 psi residual at the No 5 Road frontage. 
Based on your proposed development, the site requires a minimum fire flow of 95 Lis. 

• The Developer is required to submit Fire Underwriter Survey (FUS) or International Organization for 
Standardization (ISO) fire flow calculations to confirm development has adequate fire flow for onsite fire 
protection. Calculations must be signed and sealed by a Professional Engineer and be based on Building 
Permit stage building designs. 

• At Developer's cost, the City is to: 
o Cut and cap the existing water service connections serving the development site, and remove water 

meters. 
o Install two new water service connections, complete with meters and meter boxes, one for each new lot. 

Initial: ---



- 2-

• Storm Sewer Works: 
• At Developer's cost, the City is to: 

o Cut and cap, at inspection chamber, the existing storm service connection serving the development site at 
the northeast comer. Inspection chamber STIC45655 to be retained to serve 7331 No 5 Road. 

o Cut and cap, at main, the two southern service connections serving the development site and remove 
inspection chambers. 

o Install a new storm service connection at the adjoining property line of the newly subdivided lots, 
complete with inspection chamber and dual service leads. 

• Frontage Improvements: 
• The Developer is required to coordinate with BC Hydro, Telus and other private communication service 

providers: 
o To locate all above ground utility cabinets and kiosks required to service the proposed development 

within the development site. 
o Before relocating/modifYing any of the existing power poles and/or guy wires within the property 

frontages. 

• General Items: 
• The Developer is required to enter into, if required, 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, 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. 

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. 

• Applicants for all City Permits are required to comply at all times with the conditions of the Provincial Wildlife Act and Federal 
Migratmy 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 

5783843 



City of 
Richmond 

To the Holder: 

Property Address: 

Address: 

Development Permit 

No. DP 17-778295 

Dagneault Planning Consultants Ltd. 

7341 and 7351 No. 5 Road 

220- 8171 Cook Road 
Richmond, BC V6Y 3T8 

1. This Development Permit is issued subject to compliance with all ofthe 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, #2 and #3 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 
$1 7, 719.00 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 ofthe security is that should the 
Holder fail to carry out the development hereby authorized, according to the terms and 
conditions of this Permit within the time provided, the City may use the security to carry out the 
work by its servants, agents or contractors, and any surplus shall be paid over to the Holder. 
Should the Holder carry out the development permitted by this permit within the time set out 
herein, the security shall be returned to the Holder. The City may retain the security for up to 
one year after inspection of the completed landscaping in order to ensure that plant material has 
survived. 

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. 

6!64058 



Development Permit 
No. DP 17-778295 

To the Holder: Dagneault Planning Consultants Ltd. 

Property Address: 

Address: 

7341 and 7351 No.5 Road 

220-8171 Cook Road 
Richmond, BC V6Y 3T8 

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. 
OF 

DELIVERED THIS DAY OF 

MAYOR 

6164058 

ISSUED BY THE COUNCIL THE DAY 
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Figure 13 GPS locations of invasive Himalayan blackberry (January 2016) 

Figure 14 Approximate blackberry coverage (December 2017) 
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City of 
Richmond Report to Development Permit Panel 

To: Development Permit Panel 

From: Wayne Craig 
Director, Development 

Date: April 15, 2019 

File: DP 17-792077 

Re: Application by Konic Development for a Development Permit at 
9851, 9891 Steveston Highway and 10931 Southgate Road 

Staff Recommendation 

That a Development Permit be issued which would: 

1. Permit the construction of 11 townhouses at 9851, 9891 Steveston Highway and 
10931 Southgate Road on a site zoned "Low Density Townhouses (RTL4)"; and 

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

a) Allow seven resident vehicle parking spaces to be small-sized; and 

b) Reduce the minimum front yard on Southgate Road and the exterior side yard on 
Steveston Highway from 6.0 m to 5.0 m. 

/J~o 
WayKe Craig , ) 
Director, Devel ment 
(604-247- ) 

WC:cl 
Att. 3 
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Staff Report 

Origin 

Konic Development has applied to the City of Richmond for permission to develop 11 
townhouses at 9851, 9891 Steveston Highway and 10931 Southgate Road on a site zoned "Low 
Density Townhouses (RTL4)", with vehicle access from Steveston Highway (Attachment 1). 
The site is currently vacant. 

The site is being rezoned from the "Single Detached (RS 1 /E)" zone to the "Low Density 
Townhouses (RTL4)" zone for this project under Bylaw 9659 (RZ 10-552879). The Bylaw was 
given Third Reading at the Public Hearing held on March 20, 2017, and the applicant is working 
to complete all of the Rezoning considerations. 

Off-site works required as part of the proposed development include boulevard and storm sewer 
upgrades along Steveston Highway and Southgate Road, which will be undertaken as part of a 
Servicing Agreement to be entered into prior to issuance of a Building Permit. 

Development Information 

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

Background 

Existing development immediately surrounding the subject site is as follows: 

• To the north, are single-family dwellings fronting Southgate Road and Southgate Place 
on lots zoned "Single Detached (RS1/E)". 

• To the south, immediately across Steveston Highway, are large lots zoned "Agriculture 
(AG I)" that are in the Agricultural Land Reserve (ALR) at 9660 Steveston Highway and 
IIIII No.4 Road, one of which contains a single detached dwelling. 

• To the east, immediately across Southgate Road, is a small commercial plaza on lots 
zoned "Community Commercial (CC)" and "Gas and Service Station (C02)" at I 08II 
and 10991 No. 4 Road, which contain a group daycare/preschool, a learning centre, and a 
carwash/oil change facility. 

• To the west, is an existing dwelling on a lot zoned "Single Detached (RS liE)" at 
9835 Steveston Highway. 

Rezoning and Public Hearing Results 

During the rezoning process, staff identified the following design issues to be resolved at the 
Development Permit stage: 

• Showing finalized locations for aboveground utility infrastructure required to service the 
proposed development. 

• Addressing transitions in lot grading at the property lines within tree protection zones. 
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• Enhancing on-site permeability and highlighting the drive-aisle's dual-purpose for both 
vehicle and pedestrian circulation through the use of varied materials. 

• Refinement to landscape design as it relates to tree sizes, abundance of shrubs/ground 
cover on-site along Steveston Highway, and providing clearance next to visitor parking. 

• Improvements to upper storeys and roof forms where the buildings step down to 
two-storeys. 

• Design development to further articulate facades and break up the building mass. 

• Review of the proposed colour palette and exterior building materials. 

• Demonstrating that all of the relevant accessibility features are incorporated into the 
design of the proposed Convertible Unit, and that aging-in-place features will be 
incorporated into all units. 

• Reviewing the applicant's design response to the principles of Crime Prevention Through 
Environmental Design (CPTED). 

Through the review of this Development Permit application, staff has worked with the applicant 
to address these issues to staff satisfaction and to ensure that the proposed architectural form and 
character is consistent with the design guidelines contained within the Official Community 
Plan (OCP). The applicant has made the following modifications to their proposal to address the 
urban design issues identified: 

• The location for the aboveground utility infrastructure required to service the townhouses 
are demonstrated on the Site Plan and have been confirmed to be acceptable by the 
private utility service providers. Impact of the infrastructure on the public realm is 
minimized by locating the Shaw and Telus kiosks in an enclosed electrical room on-site, 
and through proposed landscaping/screening for the hydro kiosk at the east end of the 
internal drive-aisle. 

• Significant effort and review was undertaken by the applicant, the project Arborist, and 
City staff of the proposed lot grading in tree protection zones at shared property lines to 
arrive at an acceptable outcome (i.e., using a terraced approach to maintaining the lot 
grade in the tree protection zone for Tree# 11 to the northwest at 9835 Steveston 
Highway, while using permeable pavers and varied layers of bedding course and sub
base in the tree protection zone of Tree # 7 to the northeast, shared with 10911 Southgate 
Road). 

• On-site permeability has been enhanced with the expanded use of permeable pavers over 
the internal drive-aisle from the site entry all the way to the central outdoor amenity 
space to highlight its' shared use for both vehicle and pedestrian circulation. 

• The landscape design has been refined to include a mix of deciduous and coniferous trees 
of various sizes, the height and abundance of shrubs on-site along Steveston Highway has 
been clarified, and shrubs have been removed next to visitor parking spaces to ensure 
adequate clearance for door opening. 

• Design improvements have been made to upper storeys and roof forms where the 
buildings step down to two-storeys, to reflect a more subtle transition. 
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• Significant design development has been made to provide fayade articulation and break 
up the building mass such that each individual unit is well-defined. 

• The proposed material and colour scheme has been enhanced, is of a high-quality and 
will be compatible with that of adjacent single-family development. 

• Aging-in-place features are proposed in all units, as noted on the plans, and the 
Convertible Unit proposed at the west end of Building A is designed to meet all of the 
guidelines in the Official Community Plan (OCP). 

• Information on how the proposal responds to the principles of CPTED is summarized in 
the "Analysis" section below. 

The Public Hearing for the rezoning of this site was held on March 20, 2017. At the Public 
Hearing, the neighbouring property owner at 10911 Southgate Road raised questions regarding 
the expected timeframe for the start of construction, when the applicant would attempt to contact 
the neighbouring property owner, and whether the joint consent of neighbouring property owners 
is required to remove trees. 

In response to the neighbour's questions, staff advised that if a tree is jointly owned, the joint 
consent is required for tree removal. The applicant also identified that construction would begin 
as soon as all permits are obtained, and that action was taken in January, 2017 to enquire about 
the owner's interest in selling their property and to advise of the development plans in the event 
that the owner did not wish to sell. 

Bylaw 9659 for the rezoning of the subject site was given Third Reading at the Public Hearing. 

Following Third Reading of Bylaw 9659 and to enable demolition ofthe dwellings on the 
subject site, a valid Tree Removal Permit was obtained in June 2017 to remove of the trees 
agreed-upon during the Rezoning Application review process, including removal of the two trees 
on the shared property line ofthe subject site and 10911 Southgate Road. 

The applicant has since reached out to the property owners at 1 0911 Southgate Road to provide 
an update on the anticipated timeline for construction on-site and to address any concerns they 
may have. City staff has not received further correspondence from the neighbouring property 
owner at 1 0911 Southgate Road in response to the Development Permit application. 

Staff Comments 

The proposed scheme attached to this Report (Plans# 1.a to# 4.f, and Reference Plans) 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 OCP and is generally in compliance with the "Low 
Density Townhouses (RTL4)" zone, except for the zoning variances noted below. 

Zoning ComplianceNariances (staff comments in bold italics) 

As identified at Rezoning stage, the applicant requests to vary the provisions of Richmond 
Zoning Bylaw 8500 to: 
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a) Allow seven resident vehicle parking spaces to be small-sized. 

Staff is supportive of this variance for the following reasons: 

• Richmond Zoning Bylaw 8500 allows small car parking spaces (up to a maximum 
of 50%) where more than 31 parking spaces are proposed on-site. The City's 
Transportation Department staff support the proposed variance as the seven small 
car parking spaces (approximately 32 %) meet the intent of the Zoning Bylaw as it 
would otherwise comply if the proposed parking contained more than 31 spaces. 
Also, the use of the small car parking spaces enables all of the required resident 
parking spaces to be provided in a side-by-side arrangement within the garages of 
each unit. 

b) Reduce the minimum front yard on Southgate Road and the exterior side yard on 
Steveston Highway from 6.0 m to 5.0 m. 

6 I 55885 

Staff is supportive ofthis variance request for the following reasons: 

• A reduction in the building setback from the south property line along 
Steveston Highway and from the east property line along Southgate Road enables 
wider setback to be provided from the north and west property lines, resulting in a 
more sensitive interface with the existing single-family housing to the north and 
west. 

• The frontage improvements along both Steveston Highway and Southgate Road 
that are required with rezoning enable a more desirable boulevard alongside the 
street-fronting units, complete with grass and trees between the property line and 
the existing curb of the road, as compared with the current condition along these 
frontages. The resulting distance between the curb of Steveston Highway and the 
building face is approximately 9.0 m, and approximately 9.5 m between the curb 
and building face on Southgate Road. Prior to final adoption of the rezoning 
bylaw, a restrictive covenant is required to be registered on title to ensure that noise 
attenuation is required to be incorporated into dwelling unit design and 
construction. The applicant has submitted an acoustical and thermal report and 
recommendations, prepared by a registered professional, confirming that dwelling 
unit design complies with the Canadian Mortgage and Housing Corporation 
(CMHC) guidelines for interior noise levels and the ASH RAE 55-2004 "Thermal 
Environmental Conditions for Human Occupancy" standard for interior living 
spaces. 

• The proposal maintains consistency with the private outdoor space guidelines in the 
OCP through the provision of larger yards for all units as well as the provision of 
additional private outdoor spaces in the form of uncovered decks off the main 
living area on the second floor of some of the units. 
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Advisory Design Panel Comments 

The Advisory Design Panel review of the proposal was held on December 20, 2018, and was 
supported to move forward to the Development Permit Panel subject to the applicant giving 
consideration to the comments identified at the meeting. A copy of the relevant excerpt from the 
Advisory Design Panel Minutes is attached for reference (Attachment 3). The design response 
from the applicant has been included immediately following the specific Advisory Design Panel 
comments and is identified in 'bold italics'. 

Analysis 

Conditions of Adjacency 

• The proposed townhouses at the subject site are designed with consideration of the adjacent 
single-family context to the north and west. 

• The proposed buildings along the interface with the rear yards of adjacent single-family lots 
(Buildings C and D) are a maximum of two-storeys in height and are in a duplex form. 

• The proposed three-storey buildings along Steveston Highway (Buildings A and B) have 
been designed to step down to two-storeys along the interface with the side yard of adjacent 
single-family lots, and the physical separation to the adjacent single-family lot to the north is 
at least 6. 7 m due to the proposed east-west drive-aisle. 

• The applicant has provided a preliminary concept showing how the property at 1 0911 
Southgate Road could redevelop for townhouses in the future, a copy of which is on file. To 
enable potential future shared use of facilities at the subject site by 10911 Southgate Road, 
legal agreements for public access over the entire drive-aisle and shared access to the garbage 
and recycling room are required to be registered on title prior to rezoning. 

• Consistent with the OCP guidelines for sites located across an intervening road from ALR 
lands, a legal agreement is required to be registered on title prior to rezoning to secure a 
4.0 m wide landscape buffer on-site (as measured from the south property line) along the 
Steveston Highway frontage and to indicate that the subject site is potentially subject to 
impacts of noise, dust, and odour resulting from active agricultural operations. 

Site Planning, Access, and Parking 

• This proposal is to develop 11 townhouse units on a site that will be approximately 2,506 m2 

(26,980 fe) in area after the required corner cut road dedication. 

• The proposed site layout consists of: 

- Two buildings on the south portion of the site along Steveston Highway, which are 
three-storeys in height, each stepping down to two-storeys at either end (Buildings A and 
B). 

Two duplex buildings on the north portion of the site, which are two-storeys in height 
(Buildings C and D). 

- An east-west internal drive-aisle that bisects the site. 
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• The siting of the buildings enables: 

- The common outdoor amenity space to be provided in a visible and centrally-located 
portion of the site opposite the main vehicle access point. 

- Easier on-site vehicle manoeuvring. 

- A treed and landscaped yard along Southgate Road, which provides for a more visually 
interesting public realm. 

• Site access was reviewed as part of the Rezoning Application review process and supported 
by the City's Transportation Department. A single vehicle access point to the site is 
proposed from Steveston Highway, and is positioned approximately mid-block. The 
proposed townhouse development is anticipated to generate a manageable amount of traffic 
that can be accommodated within the existing geometry and capacity of the adjacent road 
network. The site access configuration was developed in consideration of spacing to the 
adjacent streets and signalized intersections on Steveston Highway. The access point and 
internal east-west drive-aisle on-site is intended to provide shared access to future 
developments to the northeast and to the west, avoiding the need for additional access points 
in this block between Southgate Road and Southridge Road in the future. A Statutory Right
of-Way (SRW) for Public Right-of-Passage (PROP) over the internal drive-aisle is required 
to be registered on title prior to final adoption of the rezoning bylaw. On the basis of these 
considerations, a full movement access to the site is supported. 

• Pedestrian access to the site is proposed in two locations: from a walkway off 
Southgate Road and from the vehicle entry point on Steveston Highway. The decorative and 
permeable surface treatment of the drive-aisle at the site entry has been carefully designed to 
highlight its' shared use by both pedestrians and vehicles. 

• The main pedestrian entries to the units in Buildings A and B are proposed to front onto 
Steveston Highway, while the main unit entries to the units in Buildings C and Dare 
proposed to front the internal drive-aisle. Individual garages are arranged along the internal 
drive-aisle. 

• The proposed number of resident and visitor vehicle and bike parking spaces is consistent 
with the parking requirements in Richmond Zoning Bylaw 8500. Resident vehicle and bike 
parking spaces are proposed in individual garages, all of which vehicles are in a side-by-side 
arrangement. Visitor vehicle parking spaces are provided adjacent to buildings and are 
screened from public view by landscaping. A rack for three visitor bicycle parking spaces is 
proposed within the common outdoor amenity space. 

Open Space and Landscape Design 

Outdoor Amenity Space 

• A common outdoor amenity space of 89.25 m2 in size is proposed on-site in a central 
location that is visible from the main site entry point, and exceeds the minimum size 
specified in the OCP guidelines (i.e., minimum 66 m2

). 

• A children's playhouse is proposed within the outdoor amenity area, which features 
interactive play activities like a working telescope, mailbox, spinning flowers, as well as 
countertops, pass-through windows, and seating for social play. In addition to the playhouse, 
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boulders, balance beams, and stepping logs are also proposed within the outdoor amenity 
area for natural play, as well as a dry stream bed and bridge, bench seating, a mail kiosk, and 
bike rack. The area is also to contain two Japanese Maple trees, a variety of shrubs, and 
lawn. 

• A smaller passive common outdoor space containing bench seating, shrubs, and lawn is also 
provided on-site within a portion of the east yard, off Southgate Road (60.87 m2 in size). 

Private Open Space 

• Private outdoor space for each ofthe units is proposed primarily in the form of yards at 
grade, and exceeds the minimum size guidelines in the OCP. Additional private outdoor 
spaces are also proposed for some of the units in the form of small uncovered decks off the 
main living area on the second floor. 

Landscaping 

• On-site tree retention and removal was assessed as part of the Rezoning Application, at 
which time the City's Tree Preservation Coordinator concurred with the applicant's proposal 
to: retain Tree# 11 off-site to the northwest at 9835 Steveston Highway and Tree# 7 to the 
northeast, shared with 10911 Southgate Road; and to remove a total of 16 trees (including 
hedges) on-site/on shared property lines due to poor and hazard condition, as well as conflict 
with the building envelope and proposed lot grading. The property owner at 9860 Southgate 
Place obtained a permit to remove Tree# 9 located on their property, which was identified as 
a hazard tree during the Rezoning process. Following Third Reading of the rezoning bylaw, 
the applicant obtained a Tree Removal Permit to remove the on-site/shared trees in June 2017 
to enable demolition and site preparation, and an interim replacement security for these trees 
was collected and will be held until after the final Landscaping Security is submitted by the 
applicant prior to Development Permit issuance. 

• Consistent with the 2:1 tree replacement ratio in the OCP, the applicant is required to plant 
and maintain a minimum of 32 replacement trees on-site, with the understanding that the City 
will accept a contribution from the applicant in the amount of $500/tree for any replacement 
trees that cannot be accommodated on-site. 

• The proposed Landscape Plan includes a mix of 25 deciduous and coniferous trees, as well as 
a variety of shrubs, perennials, grasses and groundcover. In-lieu of planting the remaining 
required seven replacement trees on-site, the applicant is required to submit a contribution to 
the City's Tree Compensation Fund in the amount of $3,500 ($500/tree) prior to issuance of 
the Development Permit. 

• The tree and plant species proposed in the Landscape Plan include: Cypress, Dogwood, 
Hornbeam, Maple, and Spruce, as well as Azalea, Daylily, Fountain Grass, Hosta, Mock 
Orange, Laurel, Viburnum, Victoria California Lilac, and Yew hedges. 

• The proposed on-site landscaping treatment along Steveston Highway, within the 4.0 m wide 
ALR landscaped buffer is proposed to include grass, trees, and shrubs, while the off-site 
boulevard treatment will contain a new sidewalk, grass and trees. At rezoning stage, the 
proposal was presented to the Agricultural Advisory Committee, and was supported 
unanimously. 
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• To define the street edge along Steveston Highway and Southgate Road, low decorative 
metal fencing with pedestrian gates is proposed, while 1.8 m high solid wood fencing is 
proposed elsewhere around the perimeter of the site. A variety of other fencing types are 
proposed elsewhere on-site to enable screening and definition between yards. 

• A variety ofhardscape materials and colours are proposed on-site to distinguish between 
pedestrian and vehicle areas, provide visual interest and assist with surface permeability. 
Specifically: a mix of asphalt and permeable pavers over the internal drive-aisle and visitor 
parking spaces, broom-brushed concrete pedestrian pathways from the public sidewalk on 
Steveston Highway to individual unit entries, a stepping stone pathway from Southgate Road, 
and permeable pavers for patios in the individual yards of units in Buildings C and D. 

• The Landscape Plan requires that all soft landscaped areas be irrigated consistent with 
industry standards. To ensure on-going maintenance, the installation of an automated 
irrigation system is proposed. 

Indoor Amenity Space 

• Consistent with the OCP, the applicant proposes to submit a contribution to the City prior to 
rezoning bylaw adoption in-lieu of the provision of common indoor amenity space on-site. 
Since the associated rezoning bylaw was in-stream and received Third Reading by Council 
prior to City Council updating the contribution rates in the OCP on February 19, 2018, the 
former contribution rates apply (i.e., $1 ,000/unit, for a total of $11 ,000). 

Architectural Form and Character 

• The proposal contains elements ofthe Tudor architectural style, using gable roofs, entry 
porches with columns, two tones of brick cladding at the ground level, and a combination of 
light and dark composite cement panels, siding, and shake at 2nd and 3rct levels. 

• There is an architectural rhythm to the units through the use of vertical bays that accentuate 
individual units along the dominant frontage on Steveston Highway. The east side elevation 
facing Southgate Road has been designed to include more articulation and an additional entry 
porch to simulate the character of single-family housing. 

• Consistent with the design guidelines in the Arterial Road Land Use Policy, the rear 
buildings along the rear yard interface with adjacent single-family housing to the north are 
proposed in duplex form and are limited to two storeys. The architectural style ofthe duplex 
buildings are consistent with the Tudor style proposed for the street-fronting buildings along 
Steveston Highway. 

Accessible Housing 

• All of the proposed units incorporate aging-in-place features to accommodate mobility 
constraints associated with aging. These features include: 

6155885 

Stairwell hand rails. 

Lever-type handles for plumbing fixtures and door handles. 

Solid blocking in washroom walls to facilitate future grab bar installation beside toilets, 
bathtubs and showers. 
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• As demonstrated on the Site Plan and Reference Plans (Plan# I.e, and Drawing No. A5.0 
and A 5.0B), the proposed development includes one Convertible Unit in Building A that is 
designed with the potential to be easily renovated to accommodate a future resident in a 
wheelchair (i.e., Unit Type AI). The potential conversion ofthis unit will require the 
installation of a vertical lift (e.g., elevator). 

Sustain ability 

• On July 16, 2018, Richmond City Council adopted the BC Energy Step Code requirements 
for new residential developments. These new requirements apply to most Building Permit 
applications filed on or after September 1, 2018, except for developments with: a) a valid 
Development Permit; or b) an acceptable Development Permit application submitted to the 
City by July 16, 2018. Since the associated rezoning bylaw received Third Reading by 
Council and the associated Development Permit application was received prior to 
July 16,2018, this project may be constructed to meet the City's previous Townhouse 
Energy Efficiency and Renewable Energy Policy, so long as an acceptable Building Permit 
application for the development is submitted to the City by December 31, 2019. If this 
deadline is not met, the development will be required to meet the City's Energy Step Code 
requirements. 

• Consistent with the previous Townhouse Energy Efficiency and Renewable Energy Policy, 
the applicant has committed to achieving an EnerGuide Rating System (ERS) score of 82 and 
to providing pre-ducting for solar hot water heating for the proposed development. Prior to 
rezoning bylaw adoption, a legal agreement is required to be registered on Title specifying 
that all units are to be built and maintained to an ERS score of 82 or higher, and that all units 
are to be solar hot water ready. 

• The applicant has submitted an acceptable evaluation report by a Certified Energy Advisor, 
which confirms that the proposed townhouse units are designed to achieve an ERS 82 score 
of 82. The key technical elements that enable this rating to be achieved will be specified in 
the legal agreement registered on Title to ensure that they are included in the building design 
at Building Permit stage. 

• The applicant has also identified the following features are proposed to be provided in all 
units: 

Low E double glazed windows. 

Energy Star appliances and light bulbs. 

An energized outlet in all garages to enable Level 2 electric vehicle charging, consistent 
with the Zoning Bylaw. 

Crime Prevention Through Environmental Design (CPTED) 

• The applicant has identified that the proposal responds to the following principles of CPTED, 
as encouraged in the design guidelines contained within the OCP: 

Natural Access Control 
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A single and visible vehicle entry point is proposed to the site from Steveston Highway, 
with decorative surface used to highlight the dual-use of the entry point for both 
vehicles and pedestrians, and the secondary pedestrian entry point to the site off 
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Southgate Road is clearly defined through the use of a trellis structure/gate that has a 
direct sightline and requires a key to enter. Low fencing with perimeter trees is used to 
delineate the public versus private space. 

Natural Surveillance 

The common outdoor amenity space is centrally-located and highly visible implying 
informal supervision throughout the site. Front yard-facing windows in Buildings A 
and B provide for "eyes on the street". Bench seating is proposed in both the common 
outdoor amenity space and passive outdoor space along Southgate Road. Landscape 
design considered CPTED principles to inform plant species selection. 

Territoriality/Defensible Space 

Impersonal spaces such as the internal drive-aisle and surface parking spaces are 
personalized through the use of varied soft and hard landscape materials. Landscaping, 
screening, and varied fence types are appropriate to the spaces they intend to define. 
Exterior building-mounted lighting is proposed to illuminate entries. 

Site Servicing & Off-site Improvements 

• Servicing requirements and off-site improvements to support the proposed development were 
identified as part of the Rezoning Application, and include: 

A 4 m x 4 m corner cut road dedication at the southeast corner of the subject site and 
$20,000 contribution towards the future installation of a special crosswalk at the 
intersection of Southgate Road and Steveston Highway, all prior to rezoning bylaw 
adoption. 

Entering into a Servicing Agreement prior to Building Permit issuance for the design 
and construction of the required water, storm and sanitary service connections, as well 
as boulevard and storm sewer upgrades along Steveston Highway and Southgate Road. 

Conclusion 

This proposal is for an 11-unit townhouse development at 9851, 9891 Steveston Highway and 
10931 Southgate Road, with vehicle access from Steveston Highway. 

The applicant has addressed the design issues identified through the rezoning process, as well as 
additional staff comments regarding site planning, urban design, architectural form and 
character, and landscape design identified as part of the Development Permit Application review 
process. The proposal provides an appropriate response to the surrounding single-family context 
and conforms to the applicable design guidelines contained within the OCP. 

The development proposal complies with the requirements of the "Low Density Townhouses 
(RTL4)" zone, with the exception ofthe zoning variances discussed. 
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On this basis, staff recommends that the Development Permit be endorsed, and issuance by 
Council be recommended. 

Cynthia Lussier 
Planner 1 
(604-276-41 08) 
CL:blg 

Attachment 1: Location Map 
Attachment 2: Development Application Data Sheet 
Attachment 3: Excerpt from the December 20, 2018 Advisory Design Panel Meeting minutes 

and Applicant's design response 

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

• Submission of a contribution to the City's Tree Compensation Fund in the amount of$3,500 in-lieu of planting 
the seven remaining required replacement trees on-site. 

• Receipt of a Letter-of-Credit or other form of security acceptable to the City for landscaping in the amount of 
$119,943.29 (I 00% of the cost estimate provided by the Landscape Architect, including all materials, labour, 
and a I 0% contingency). 

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

• Incorporation of accessibility measures (e.g., Aging-in-place features in all units, and Convertible Unit features 
in one unit) in Building Permit plans as determined via the Rezoning and Development Permit applications. 

• Incorporation of energy efficiency measures and pre-ducting for solar hot water heating in Building Permit 
plans to achieve an ERS score of 82, as specified in the legal agreement that is required via the Rezoning and 
Development Permit applications. 

• Incorporation of noise mitigation measures in Building Permit plans as outlined in the acoustical and thermal 
report and recommendations prepared by the appropriate registered professional as part of the Development 
Permit application, which demonstrates that the interior noise levels and noise mitigation standards comply 
with the City's Official Community Plan and Noise Bylaw requirements (as per the noise covenant registered 
on Title prior to rezoning). 

• Entrance into a Servicing Agreement* for the design and construction of off-site improvements, as well as 
water, storm, and sanitary service connections. Works include, but are not limited to: 

Water Works 

o Using the OCP Model, there are 518 Lis of water available at 20 psi residual at the hydrant at the south side 
of Steveston Highway and 284 Lis of water available at 20 psi residual at the hydrant at the northwest 
comer of the Steveston Highway and Southgate Road intersection. Based on the proposed development, 
the site requires a minimum fire flow of220 Lis. At Building Permit stage, the applicant is required to 
submit Fire Underwriter Survey (FUS) or International Organization for Standardization (ISO) fire flow 
calculations to confirm the development has adequate fire flow for on-site fire protection. Calculations 
must be signed and sealed by a Professional Engineer and be based on Building Permit Stage designs. 

o At the applicant's cost, the City will: 

6155885 

Cut and cap at the main the existing water service connections at the Steveston Highway frontage. 

Install a new water connection to service the proposed development. Connection to the existing 
500 mm diameter watermain along the north side of Steveston Highway is not permitted. Details of 
the new water service shall be finalized via the Servicing Agreement design review process. 
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Relocate the existing fire hydrant at the northwest comer of Steveston Highway and Southgate Road 
intersection to match the required frontage improvements (as identified by the City's Transportation 
Department). 

Storm Sewer Works 

o The applicant is required to upgrade the existing ditch along Southgate Road to a single I 050 mm storm 
sewer at road centerline. The length of the ditch upgrade shall match the extent of the required frontage 
improvements (as identified by the City's Transportation Department). Tie-ins of the proposed I 050 mm 
storm sewers shall be as follows: 

The south end of the new I 050 mm storm sewer at Southgate Road centerline shall tie-in to the 
existing storm sewer alignment along the north side of Steveston Highway via a new manhole. 

The north end of the new 1050 mm storm sewer shall tie-back to the existing drainage systems along 
the east and west sides of Southgate Road via new manholes and/or storm sewer inlet structures. 

o The applicant is required to upgrade the existing 525 mm diameter storm sewer to 750 mm diameter 
(approximately I 02 m long) along Steveston Highway from the proposed site's west property line to the 
existing manhole STMH2902 (located at the northeast comer of Steveston Highway and Southgate Road). 
The storm sewer upgrade along Steveston Highway shall include (but is not limited to) the following: 

Removal of existing manholes STMH2801 and STHMH 2803. 

Provide new manholes at the west property line and at the junction of the proposed 750 mm diameter 
storm sewer along Steveston Highway with the proposed I 050 mm diameter storm sewer along 
Southgate Road. 

o The applicant is required to upgrade the existing 600 mm diameter storm sewer to 1050 mm diameter 
(approximately 8 m long) from the new manhole at the junction of Steveston Highway and Southgate Road 
and tie-in to the existing manhole STMH2902 via a reducer. Existing manhole STMH2902 shall be 
replaced if it is found to be in poor condition. 

o The applicant is required to install a new storm sewer connection to service the proposed site. Details of 
the new storm service shall be finalized via the Servicing Agreement design review process. 

o At the applicant's cost, the City will: 

Extend the existing drainage connections at the Southgate Road frontage of I 0811 No.4 Road to 
Southgate Road centerline and connect it to the new 1050 mm storm sewer. 

Plug the existing pipe opening at the north side of manhole STMH2902. 

Sanitary Sewer Works 

o The applicant is required to provide a sanitary service connection to the proposed site off of the existing 
sanitary main at Southgate Road. 

o At the applicant's cost, the City will cap at the property line the existing sanitary service connections for 
9851 and 9891 Steveston Highway and 10931 Southgate Road. 

Frontage Improvements 

o The applicant is required to coordinate with BC Hydro, Telus, and other private communication service 
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providers to: 

Underground the existing overhead service lines along the Steveston Highway frontage. 

Pre-duct for future hydro, telephone and cable utilitie·s along all road frontages. 

Locate all above ground utility cabinets and kiosks required to service the proposed development 
within the developments site (see list below for examples). A functional plan showing conceptual 
locations for such infrastructure shall be included in the Development Permit application design review 
process. Please coordinate with the respective private utility companies and the project's lighting and 
traffic signal consultants to confirm the right-of-way dimensions and the locations for the aboveground 
structures. If a private utility company does not require an aboveground structure, that company shall 
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confirm this via a letter to be submitted to the City. The following are examples that shall be shown in 
the functional plan and registered prior to Servicing Agreement design approval: 

BC Hydro PMT- 4 m W X 5 m (deep) Traffic signal UPS-2m W X 1.5 m (deep) 
BC Hydro LPT 3.5 m W X 3.5 m (deep) Shaw cable kiosk I m W X I m (deep) 
Street light kiosk 1.5 m W X 1.5 m (deep) Telus FDH cabinet 1.1 m W X I m (deep) 
Traffic signal kiosk I m W X I m (deep) 

o The applicant is required to upgrade the boulevard along Steveston Highway to the ultimate 
condition, including (but not limited to) installation of a treed/grass boulevard at the existing curb 
and a 1.5 m wide concrete sidewalk at or near the south property line of the subject site. 

o The applicant is required to upgrade the road and boulevard along Southgate Road, including (but 
not limited to): road widening to achieve a minimum pavement width of 11.2 m (note: 
examination of the existing road base is also required to determine if new road base construction is 
required); installation of curb and gutter, a 1.5 m wide treed/grass boulevard, and a 1.5 m wide 
concrete sidewalk at or near the east property line of the subject site. The curb return at the 
southeast comer of the subject site is to have a 9.0 m radius .. 

o The applicant is required to provide street lighting along Steveston Highway and 
Southgate Road frontages. 

General Items 

o If pre-load is required, the applicant is required to: 

Provide, prior to pre-load installation, a geotechnical assessment of preload and soil preparation 
impacts on the existing utilities fronting or within the development site (e.g., existing sanitary mains 
along the north property line and existing 150 mm diameter watermain along Southgate Road 
frontage), proposed utility installations, the existing houses along the north property line, and provide 
mitigation recommendations. The mitigation recommendations shall be incorporated into the first 
Servicing Agreement design submission or prior to pre-load. 

o 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. 

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

• Submission of a Construction Parking and Traffic Management Plan to the satisfaction of the City's 
Transportation Department (http://www.richmond.ca/services/ttp/special.htm). The 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 Infrastructure) and MMCD Traffic Regulation Section 01570. 

Notes: 

* 
• 

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 
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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. 

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

DP 17-792077 

Attachment 2 

Development Application Data Sheet 
Development Applications Department 

Address: 9851, 9891 Steveston Highway and 10931 Southgate Road 

Applicant: Konic Development Owner: 1002397 BC Ltd. 

Planning Area( s ): _B=-r:...::o-=a-=-d:...:.:m:..::.o-=-or:___ __________________________ _ 

I Existing I Proposed 

Site Area: 2,515 m2 (27,071.21 fe) 2,506 m2 (26,974.33 ft2
) 

Vacant Land 
Land Uses: (previously single-family Town housing 

and duplex housing) 

OCP Designation: Neighbourhood Residential No change 

Zoning: Single Detached (RS 1 /E) 
Low Density Townhouses 

(RTL4) 

Number of Units: Previously 4 11 

I Bylaw Requirement/ I 
OCP Guideline 

Proposed 
I 

Variance 

Floor Area Ratio: Max. 0.60 0.60 none permitted 

Buildable Floor Area (m2
) 

Max. 1,503.55 m2 1,503.37 m2 

none 
(16, 184.60 ft2

) (16,182.62 ft2
) 

Lot Coverage - Buildings 
Max. 40% 37.88% none 

(% of lot area): 
Lot Coverage - Buildings, 
Structures, and Non-Porous Max. 65% 55.88% none 
Surfaces: 
Lot Coverage - Live Plant 

Min. 25% 26.59% none Material: 

Setback- Front Yard (east): Min. 6.0 m 5.03 m 
To reduce from 
6.0 m to 5.0 m 

Setback- Interior Side Yard 
Min. 3.0 m 4.55 m none (north): 

Setback- Exterior Side Yard 
Min. 6.0 m 5.00 m 

To reduce from 
(south): 6.0 m to 5.0 m 

Setback- Rear Yard (west): Min. 3.0 m 3.29 m none 

11.95 m (3 storey buildings) 
Building Height (m): Max. 12.0 m none 

8.79 m (2 storey buildings) 
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Bylaw Requirement/ I 
OCP Guideline Proposed Variance 

On-site Vehicle Parking Spaces 
Min. 22 spaces (2/unit) 22 spaces (Resident): 

none 
Min. 3 spaces 3 spaces 

On-site Vehicle Parking Spaces 
(0.2/unit; min. 1 space (of which 1 space is 

(Visitor): 
must be Accessible) Accessiblel 

On-site Vehicle Parking Spaces -
Min. 25 spaces 25 spaces none 

Total: 
Max. 50% of resident 

N/A none Tandem Parking Spaces: 
_parking spaces 

Min. 100% for sites with 
68% (15 spaces) To allow 7 small Standard Parking Spaces: 

less than 31 car parking 
Small Parking Spaces: N/A 32% (7 spaces) spaces 

Amenity Space Indoor: Min. 70m2 Cash-in-lieu N/A 

Min. 66m2 Main space - 89.25 m2 

N/A Amenity Space - Outdoor: 
Passive space- 60.87 m2 
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Annotated Excerpt from the Minutes to the 

Advisory Design Panel Meeting 

Thursday, December 20, 2018 - 4:00 p.m. 
Rm. M.1.003 

Richmond City Hall 

Attachment 3 

4. DP 17-792077 - 11-UNIT TOWNHOUSE DEVELOPMENT 

6155885 

ARCHITECT: 

LANDSCAPE 
ARCHITECT: 

PROPERTY LOCATION: 

Applicant's Presentation 

Imperial Architecture 

M2 Landscape Architects 

9851, 9891 Steveston Highway and 10931 Southgate Road 

Jiang Zhu, Imperial Architecture, and Meredith Mitchell, M2 Landscape Architects, 
presented the project and answered queries from the Panel on behalf of the applicant. 

Panel Discussion 
Comments from Panel members were as follows: 

• appreciate the applicant contributing to the City's Public Art Fund; applicant is 
encouraged to consider incorporating public art into the project, particularly at 
the corner of Steveston Highway and Southgate Road; Noted. A contribution 
in-lieu of the provision of public art on-site was already determined through 
the Rezoning Application. 

• differentiation of units in Buildings C and D is needed to break down the 
massing of these buildings; consider introducing different colours and materials 
and a differentiating architectural feature between units; Revised the elevation 
designs for back buildings. More architectural elements such as covered 
porches and bay windows with dormer roof above were introduced in order to 
add more details and break up the massing. 

• support the installation of the trellis feature to define the common space from 
private space for the east end unit; Noted. 

• consider further articulation of the east end unit of Building B, e.g. carrying 
down the white pattern language down to the second floor to further highlight 
the corner as a gateway; Revised the second floor bay window profile (on east 
end of south elevation) to correspond the wood patterns and rhythm of the 
main architectural treatment/language used on Building B. 
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• support the pedestrian walkway articulation on the internal drive aisle; consider 
adding a matching permeable pathway along the south side of the internal drive 
aisle for pedestrian circulation to Buildings A and B; also consider adding 
pedestrian connections with a different paving pattern or colour treatment from 
the main sidewalk to the interior pedestrian networks; Decorative paving at site 
entry extended to east-west pedestrian pathway on internal drive aisle to 
provide connection to outdoor amenity area. Additional matching permeable 
pathway along the south side of the internal drive-aisle is proposed. Paving 
pattern/colour treatment for interior network is different than main sidewalk 
as requested. 

• support the proposed sustainability features of the project; appreciate the level 
of information regarding the project's sustainability strategy included in the 
package provided by the applicant; Noted. 

• appreciate the applicant's presentation of the project; commend the applicant 
for providing a plant list with larger fonts; Noted. 

• concerned that the pedestrian treatment on the internal drive aisle may be 
underused by pedestrians and has potential maintenance issues; Decorative 
paving at site entry extended to 3' wide east-west pedestrian pathways on both 
the north and south sides of the internal drive aisle to provide connection to 
outdoor amenity area; this will encourage pedestrian usage throughout the 
site and promote entry to the outdoor amenity space. Maintenance should not 
be a concern as decorative paving within drive-aisles is common. 

• from an urban design view, support the proposed plantings in the portion of the 
front yard facing Steveston Highway which serve as a vegetative buffer to lands 
within the Agricultural Reserve on the south side of Steveston Highway; Size 
for Victoria California Lilac and Photinia revised to #2 pot; 40cm to ensure that 
mature height will not exceed 1.2m; will still provide a vegetative buffer. 

• screening for the exposed facades on Buildings A and B at visible locations is 
not adequate; consider installing a trellis and/or higher and more vertical 
planting on building facades, i.e. on blank brick walls, on either side of the main 
entrance to the site; Planting has been revised to provide larger/taller/more 
vertical shrubs to screen exposed facades on Buildings A and B. 

• the outdoor amenity area is sited in a good location; however, the area is very 
narrow; needs to have an adequate play area; Trellis at amenity area entry 
provides greater sense of arrival. Trellis has been made wider so that the mail 
kiosk, pathway, and bike rack are all underneath the trellis. 
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• the trellis feature and bicycle racks at the entry to the outdoor amenity area 
separate/isolate the area from the rest of the development and block sunlight 
into the area; consider opening up the entry to the outdoor amenity area; Trellis 
at amenity area entry provides greater sense of arrival. Trellis has been made 
wider so that the mail kiosk, pathway, and bike rack are all underneath the 
trellis. The wider structure will also allow for more circulation through the 
area and the total number of overall wood members has been decreased in 
order to allow for more sunlight into the area. 

• concerned that the sod area under the play elements may not work; This is not 
believed to be an issue, the only area with sod under the play element is with 
the playhouse. With proper maintenance and irrigation, the sod should be 
healthy. Climbing rock, stepping logs, balance beams will not be an issue as 
these features are sitting on grade with no grass underneath. 

• consider rearranging the play elements in the outdoor amenity area to under 
accentuate the linearity of the space; also, the bench is not located in the best 
location; Trellis at amenity area entry provides greater sense of arrival. 
Trellis has been made wider so that the mail kiosk, pathway, and bike rack 
are all underneath the trellis. The wider structure will also allow for more 
circulation through the area. Play elements have been rearranged and 
spaced out to provide more room down the middle of the area. The elements 
are arranged to promote continuity and a theme/linearity from one feature to 
another. Allows for children to work their way through the space from south 
to north. Bench within central amenity area has been relocated. It is not 
intended to be set in cast-in-place concrete, rather installed within the 
planting bed; this is not an uncommon practice. 

• appreciate the applicant's efforts to retain the existing tree adjacent to Unit 111; 
however, the applicant is cautioned on the survivability of the retained tree 
considering its proximity to the townhouse unit; Details of construction 
around existing tree illustrated on tree management plan and landscape 
detail/section. 

• consider relocating the PMT to provide continuity to the east-west internal drive 
aisle up to Southgate Road; Several alternate PMT location options were 
proposed during design stage and the current location is the only option 
which was agreed by city and approved by BC Hydro. 

• the tree management plan provided by the applicant needs more coherence and 
could have been better presented; Adequate detail and descriptions have been 
provided on the tree management plan. 

• appreciate the model giving clarity to the proposed scheme; Noted. 

• unfortunate that the PMT is located at the east terminus of the east-west internal 
drive aisle; if it could not be relocated elsewhere, consider a more significant 
landscape on the east terminus as a transition buffer; 1.20m high Hicks yew 
hedge screen provides adequate transition buffer to amenity area; space is 
limited as is. 
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• consider increasing the size of the outdoor amenity space; also consider design 
development of the roofscape of adjacent townhouse units to allow more 
daylight into the amenity space; The "L" shape site and rear setback 
requirements caused by historical subdivision layout created challenges on 
the design especially enlarging the outdoor amenity area by reducing building 
footprints. A shadow analysis was conducted to compare the shadow effect 
between two different roof profiles. The study indicated the roof slope 
profiles have minimum difference on amount of sunlight or shadow over the 
amenity area. In consideration of consistency of the architectural treatment 
and language used in each building, we propose to maintain the gable roof 
profile for back buildings. 

• appreciate the lineal and more urban expression along Steveston Highway; 
Noted. 

• duplex units could benefit from the small shift in the alignment of the internal 
driveway; investigate opportunities for accentuating the jogging so the duplex 
units can split; This option was considered during design stage. The jogging 
driveway is one ofthe townhouse design guidelines in OCP part 14. 

• agree with the Panel comment that the outdoor amenity space is narrow and 
there is a lot going on in the limited space; consider reducing the setback to the 
west property line and take away some of the adjacent private lawn area to 
widen the amenity space; This option was reviewed at design stage, however, 
the width requirement on visitor parking stall and clearance on both sides to 
vertical barriers (wall or fence) make the option of narrower west yard 
setback not valid. Also reducing the west yard setback further creates 
concerns on privacy to the neighbor next door. 

• also agree with Panel comment to eliminate the trellis as it would hide the 
amenity space and make it feel more constrained; Trellis at amenity area entry 
provides greater sense of arrival. Trellis has been made wider so that the mail 
kiosk, pathway, and bike rack are all underneath the trellis. The wider 
structure will also allow for more circulation through the area. 

• consider extending the permeable paving treatment on the site entry up to the 
intersection and connect to the outdoor amenity space to enhance on-site 
pedestrian experience; East-west pathway along north side of internal drive
aisle has been maintained, and additional matching permeable pathway along 
the south side has been proposed. Decorative paving at site entry extended to 
east-west pedestrian pathway on internal drive aisle to provide connection to 
outdoor amenity area; this will encourage pedestrian usage and promote 
entry to the outdoor amenity space. 

• the package provided to the Panel was helpful; Noted. 

• overall architectural style is dated but contextual; simple and well done; Noted. 
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• consider replacing the vinyl shake with the more durable and higher quality pre
painted hardie which is more appropriate to an arterial road development; 
Revised exterior finish schedule to replace vinyl shake with suggested Hardie 
shake. 

• appreciate that the applicant is putting a lot of thought on the retention of the 
large tree; however, agree with concerns regarding its survivability; Noted. 

• agree with the suggestion to relax the setback to the west property line as it 
would provide breathing room around the outdoor amenity space; This option 
was reviewed at design stage, however, the width requirement on visitor 
parking stall and clearance on both sides to vertical barriers (wall or fence) 
make the option of narrower west yard setback not valid. Also reducing the 
west yard setback further creates concerns on privacy to the neighbor next 
door. 

• appreciate the design of the convertible units; the units are spacious and the 
elevator is well designed; Noted. 

• proposed location of the PMT negatively impacts the exterior amenity area; 
Several alternate PMT location options were proposed during design stage 
and the current location is the only option which was agreed by city and 
approved by BC Hydro. 

• agree with Panel comments that there is a lot going on in the central outdoor 
amenity space; investigate opportunities for simplifying its design and 
relocating the mailbox; Design at entry of central outdoor amenity area has 
been simplified, trellis provides greater sense of arrival at the entry into the 
area. Trellis has been made wider so that the mail kiosk, pathway, and bike 
rack are all underneath the trellis. The wider structure will also allow for 
more circulation through the area. 

• proposed treatment of the north side of the internal drive aisle with permeable 
pavers to define on-site pedestrian circulation could either be maintained or 
eliminated due to potential maintenance issues; East west pathway along north 
side of internal drive aisle has been maintained, additional matching 
permeable pathway along the south side is proposed. Decorative paving at 
site entry extended to these pathways to provide connection to outdoor 
amenity area; this will encourage pedestrian usage and promote entry to the 
outdoor amenity space. 
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• and, support the proposal from the Panel to extend the permeable paving 
treatment at the site entry through the intersection up to the outdoor amenity 
area to bring the amenity area out into the street to highlight the area and allow 
more play opportunities for children. Decorative paving at site entry extended 
through the intersection up to the outdoor amenity area, and connected to the 
3' wide east-west pedestrian pathways on both the north and south sides of 
internal drive-aisle to provide connection to outdoor amenity area; this will 
encourage pedestrian usage throughout the site and promote entry to the 
outdoor amenity area while bringing the amenity area out towards the street 
to highlight the area and allow additional play opportunities. 

Panel Decision 

It was moved and seconded 
That DP 17-792077 be supported to move forward to the Development Permit Panel 
subject to the applicant giving consideration to the comments of the Advisory Design 
Panel. 

CARRIED 



City of 
Richmond Development Permit 

To the Holder: 

Property Address: 

Address: 

KONIC DEVELOPMENT 

9851, 9891 STEVESTON HIGHWAY AND 
10931 SOUTHGATE ROAD 

C/0 1135- 13700 MAYFIELD PLACE 
RICHMOND, BC V6V 2E4 

No. DP 17-792077 

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. The "Richmond Zoning Bylaw 8500" is hereby varied to: 

a) Allow seven resident vehicle parking spaces to be small-sized; and 

b) Reduce the minimum front yard on Southgate Road and the exterior side yard on 
Steveston Highway from 6.0 m to 5.0 m. 

4. Subject to Section 692 of the Local Government Act, R.S.B.C.: buildings and structures; 
off-street parking and loading facilities; roads and parking areas; and landscaping and 
screening shall be constructed generally in accordance with Plans # 1.a to # 4.f attached 
hereto. 

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

6. As a condition of the issuance of this Permit, the City is holding the security in the amount of 
$119,943.29 to ensure that development is carried out in accordance with the terms and 
conditions ofthis Permit. Should any interest be earned upon the security, it shall accrue to 
the Holder if the security is returned. The condition ofthe posting of the security is that 
should the Holder fail to carry out the development hereby authorized, according to the terms 
and conditions of this Permit within the time provided, the City may use the security to carry 
out the work by its servants, agents or contractors, and any surplus shall be paid over to the 
Holder. Should the Holder carry out the development permitted by this permit within the 
time set out herein, the security shall be returned to the Holder. The City may retain the 
security for up to one year after inspection of the completed landscaping in order to ensure 
that plant material has survived. 

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

6155885 



To the Holder: 

Property Address: 

Address: 

KONIC DEVELOPMENT 

Development Permit 
No. DP 17-792077 

9851, 9891 STEVESTON HIGHWAY AND 
10931 SOUTHGATE ROAD 

C/0 1135- 13700 MAYFIELD PLACE 
BC V6V 2E4 

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

This Permit is not a Building Permit. 

AUTHORIZING RESOLUTION NO. 
DAY OF 

DELIVERED THIS DAY OF 

MAYOR 

6 I 55885 

ISSUED BY THE COUNCIL THE 
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City of 
Richmond 

To: Development Permit Panel 

From: Wayne Craig 
Director of Development 

Report to Development Permit Panel 

Date: April 24, 2019 

File: DP 18-816029, 
HA 18-840922, 
ESA DP 18-840993 

Re: Application by Oval 8 Holdings Ltd. Inc. No. 0805724 for a Development Permit at 
6811 Pearson Way, a Heritage Alteration Permit (HA) at 6900 River Road, and an 
Environmentally Sensitive Area (ESA) DP at 6900 River Road and portions of 
6899 Pearson Way and 6811 Pearson Way 

Staff Recommendation 

1. That a Development Permit (DP 18-816029) be issued, which would 

(a) Permit construction of 3 residential towers consisting of approximately 459 units at 6811 
Pearson Way on a site zoned "High Rise Apartment and Olympic Oval (ZMU4)- Oval 
Village (City Centre)". 

(b) Vary the provisions of Richmond Zoning Bylaw 8500 to: 

(i) Waive the requirement for on-site large size loading spaces. 

(ii) Increase the maximum permitted building projection into the Pearson Way public 
road setback from 1m up to 2.5 m for proposed Tower F and G balconies. 

2. That a Heritage Alteration Permit (HA 18-840992) be issued to permit construction of an 
elevated public walkway and installation of heritage interpretative panels at 6900 River 
Road. 

3. That an Environmentally Sensitive Area Development Permit (ESA DP 18-840993) be 
issued to permit construction of a public walkway and to introduce ecological enhancements 
a~ 6900 River Ra7d portions of 6899 Pearson Way and 6811 Pearson Way. 

/ ) ' 

4vY;~· 
Director f Dev lopment 

WC:dn 
Att. 
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Origin 

- 2 -

Staff Report 

DP 18-816029 
HA 18-840992 

ESA DP 18-840993 

Oval 8 Holdings Ltd. Inc. No. 0805724 ("Oval 8") has applied to the City of Richmond for a 
series of permits, which are discussed in this report and include: 

• A Development Permit (DP 18-816029) for permission to develop 3 residential towers, 
with approximately 459 units and below grade parking at 6811 Pearson Way ("Lot 17"). 

• A Heritage Alteration Permit (HA 18-840992) to permit construction of an elevated 
public walkway at 6900 River Road ("Lot 14") and to install historical interpretation 
s1gnage. 

• An Environmentally Sensitive Area Development Permit (ESA DP 18-840993) to permit 
construction of an elevated public walkway at 6900 River Road ("Lot 14") and to 
introduce ecological enhancements at Lot 14 and 6811 Pearson Way ("Lot 17"). 

Attachment 1 includes a summary of the subject lot locations. 

The subject site was included in a larger rezoning application (RZ 09-460962) and associated 
Servicing Agreements (SA) which required the applicant to: 

• Dedicate, design and construct upgrades to introduce final road conditions and interim 
sidewalks across the subject sites' street frontages at Pearson Way and River Road. 
Works also included storm sewer and sanitary system upgrades, and related works 
(i.e. various traffic signals, frontage and pedestrian enhancements, and related features). 
(SA11-564833). 

• Design and construct interim dike road access and a temporary perimeter swale 
(SA 13-633918). 

Additional notable requirements of the rezoning application included: 
• Registration of a "No Development" covenant (CA5349574) that requires the owner of 

Lot 17 to obtain a Heritage Alteration Permit (HAP) and Environmentally Sensitive Area 
Development Permit (ESA DP) for Lot 14 as a condition of a permit being issued for Lot 
17. The "No Development" covenant includes additional terms that are discussed in a 
subsequent section of this report. 

• Registration of a Public Open Space Area statutory right of way that both secured a 
temporary 920m2 (0.23 acres) public open space on the adjacent western property, 
6633 Pearson Way ("Lot 9") and the obligation to design and construct the permanent 
Public Open Space Area, which includes no less than 4,325 m2 (1 acre) of area at Lot 17. 

Development Information 

Attachment 1 includes a series of location maps that identify the location of the separate and 
related development applications that are discussed in this report (i.e. DP 18-816029, 
ESA DP 18-840993, HA 18-840992). Please refer to the attached Development Application 
Data Sheet (Attachment 2) for a comparison of the proposed development data with the relevant 
Bylaw requirements. 
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Background 

"River Green" Development Background 

- 3- DP 18-816029 
HA 18-840992 

ESA DP 18-840993 

The subject properties are part of the "River Green" development, which includes approximately 
11 hectares (27 acres) of riverfront property in the City Centre's Oval Village. The River Green 
development extends between the No.2 Road Bridge and Gilbert Road and is bisected by the 
Richmond Olympic Oval. It is a multi-phased, high rise, high-density, mixed use development 
that includes new streets, parks and open spaces, and related public amenities. 

DP 18-816029 (Lot 17) 
The proposed redevelopment of Lot 17 is the final phase of residential redevelopment proposed 
by the applicant within the portion of the River Green development that is east ofHollybridge 
Way (i.e. between the Richmond Olympic Oval and Gilbert Road). The proposal to develop Lot 
17 (DP 18-816029) includes: 
• Three residential towers (G, Hand F) that would introduce approximately 459 residential 

units and below grade parking. 
• Common outdoor amenity space (7,125 m2 [76,690 ft2

] and indoor amenity space (1,820 m2 

[19,590 ft2]) would be secured for use by all residents in the development. 
• Delivery of the applicant's obligation to design and construct, at the developer's sole cost, at 

least 4,325 m2 (1 acre) and 920m2 (0.23 acres) of Public Open Space Area at Lot 17 and Lot 
9 respectively. 

Heritage Alteration Permit (HA 18-840992) 
Lot 14 is a designated heritage property under Heritage Designation Bylaw No. 5572 -1990, 
Amendment Bylaw 8794 (6900 River Road). The narrow, L-shaped property is a remnant of the 
original larger Brighouse Homestead. Samuel Brighouse was one of Richmond's early pioneers 
and the site's primary heritage value is its historical association with Samuel Brighouse. There is 
no building or structure on the site but some trees that were planted by Samuel Brighouse or his 
descendants remain on the site and are historically significant. 

Environmentally Sensitive Area DP (ESA DP 18-840993) 
The Official Community Plan (OCP) designates all of Lot 14, as well as portions of Lot 13, Lot 
17 and the Gilbert Road right of way as a contiguous Environmentally Sensitive Area (ESA) 
Development Permit area. In December 2011, Council issued ESA DP 11-593370, which 
permitted pre-construction activities (i.e. site clearing, preloading, dewatering containment) 
within the ESA identified on Lots 17 and 13, and secured commitments to compensate for 
disturbance ofvalued ecosystem components. Servicing Agreement SA 11-564833 (completed 
in March, 20 16) also permitted encroachment into the ESA from the east and the south in order 
to permit road works and the construction of connecting platforms for the future elevated public 
walkways. Compensation was provided within the remaining natural areas within the Gilbert 
Road right of way. 

The proposed ESA DP 18-840993 provides an approach for protecting, compensating and 
minimizing the impacts of development on the remaining valued ecosystem components within 
the ESA, to provide a net gain in ESA area and function. 
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Riparian Area Regulation (RAR)/Riparian Management Area (RMA) 

DP 18-816029 
HA 18-840992 

ESA DP 18-840993 

The City of Richmond applies a Richmond specific riparian management approach to meet the 
provincial Riparian Areas Regulation (RAR). The City identifies watercourses where the RAR 
applies and establishes Riparian Management Areas (RMA). The Department of Fisheries and 
Oceans (DFO) was consulted during the rezoning process. It was determined that although the 
Gilbert Road watercourse, which parallels the eastern edge of Lot 14, is a fragmented drainage 
watercourse that is uninhabited by fish, it does provide food and nutrients to downstream fish 
habitat. The watercourse was designated a 15m RMA (measured horizontally from top of bank) 
with acknowledgement that area within the 15 m RMA had already been impacted by 
development. A conservation strategy was established to mitigate impacts to the RMA using 
best management practices that include habitat off-sets to ensure no net loss of habitat (quality 
and/or quantity). 

Applications for a HAP and ESA DP are consistent with the terms of the No Development 
covenant that is registered on both Lot 17 and 13 (i.e. residential development at Lot 17 and 
future development of a child care facility at Lot 13 is conditional to issuance of an ESA DP and 
HAP). The proposed ESA DP and HA permit would: 
• Introduce "Gilbert Greenway", which is a north/south public pedestrian walkway that would 

provide a direct connection between River Road and the waterfront. The pathway would 
include an elevated public walkway at Lot 14 that connects to a public walkway constructed 
on the parking structure at Lot 17. Five interpretive panels would be installed along Gilbert 
Greenway to commemorate the historical significance of the original Brighouse Homestead. 
Gilbert Greenway is part of the Council supported River Green Village Parks and Open 
Space Plan. 

• Introduce ecological enhancements at Lot 14 and 17 to compensate for encroachments into 
the ESA. The proposed Habitat Restoration Plan proposes a modified natural successional 
approach which includes removing invasive plant species, dense re-planting of native 
understory species and a mix of native and suitable non-native tree species in keeping with 
the heritage values associated with Lot 14. 

Site and Surrounding Development 

The subject applications consider three adjoining properties that are located in the Oval Village 
in the City Centre Area Plan (CCAP). The properties are located east ofHollybridge Way and 
are in an area defined by Pearson Way, River Road, Gilbert Road and the waterfront 
(Attachment 1 ). 

Lot 17 and Lot 13 are zoned "High Rise Apartment and Olympic Oval (ZMU4)- Oval Village 
(City Centre)" and designated "Urban Centre T5 ( 45m)" and "Village Centre Bonus" in the Oval 
Village Specific Land Use Map. Lot 14 is owned by the City and is zoned "School and 
Institutional Use (SI)'' and designated "Park" in the Oval Village Specific Land Use Map 
(Attachment 3). There is no rezoning application associated with the subject proposal. 

There are currently no residential uses on the subject properties. Lot 17 was previously 
developed as an office building, which required a Development Variance Permit (DV 89-367) to 
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HA 18-840992 

ESA DP 18-840993 

permit the proposed building height. The DV permit would be discharged from title of the 
property as a consideration ofDP issuance. 

Development surrounding the subject properties is as follows: 

To the north, dike, future Waterfront Park and the Middle Arm of the Fraser River. The crest of 
the existing dike would be raised to 4.7 m geodetic, including transition to retain existing grade 
at Dinsmore Bridge. Extension of the Waterfront Park would be designed and constructed 
through an SA as a condition of Building Permit issuance. The area is zoned "High Rise 
Apartment and Olympic Oval (ZMU4) Oval Village (City Centre)" and designated "Park" in 
the oval Village in the City Centre Area Plan (CCAP). 

To the east, Gilbert Road approach to the Dinsmore Bridge. Beyond the bridge, existing light 
industrial lands that are zoned "Industrial Business Park (IB 1 )" and designated "Park" in the 
Aberdeen Village in the CCAP. 

To the south, Pearson Way, a new residential development including two high rise and one low 
rise building at 6699/6655 River Road, 6622/88 Pearson Way ("2 River Green") that is currently 
under construction (DP 16-743848); River Road and a constructed mixed use high-rise 
development at 6911 Pearson Way ("River Park Place", DP 12-617639). The properties are 
zoned "High Rise Apartment and Olympic Oval (ZMU4)- Oval Village (City Centre)" and 
"Residential/Limited Commercial (RCL3)" respectively and are designated "Urban Centre T5 
(45 m) and (25m)" and "Village Centre Bonus (VCB)" in the Oval Village in the CCAP. 

To the west, a residential development that includes two high rise towers at 6611/6633 Pearson 
Way ("2 River Green") has been constructed (DP 11-587954). The property is zoned "High Rise 
Apartment and Olympic Oval (ZMU4)- Oval Village (City Centre)" and is designated "Village 
Centre Bonus (VCB)" in the Oval Village in the CCAP. 

Rezoning and Public Hearing Results 

The subject site was included in a comprehensive rezoning application (RZ 09-460962) for the 
"River Green" development area east ofHollybridge Way (adopted October 24, 2011). A 
subsequent zoning text amendment application (ZT 12-61 0289) that proposed a voluntary 
Affordable Housing (AH) Value Transfer cash in lieu contribution of$6.79 million to the City's 
Capital AH Reserve Fund was adopted by Council (September 23, 2013). Proposed changes to 
the approved subdivision plan required an associated zoning text amendment (ZT 15-695231 ), 
which was adopted by Council on July 25, 2016. There were no written submissions or 
submissions from the floor and no concerns about the proposed zoning text amendment were 
expressed at the Public Hearing. 

Staff Comments 

The proposed development scheme attached to this report generally complies with the provisions 
of the existing zoning and the urban design form and character objectives of the Official 
Community Plan (OCP) and the City Centre Area Plan (CCAP) and associated Development 
Permit Guidelines except for the zoning variances noted below. 
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Zoning ComplianceNariances (staff comments in bold) 

DP 18-816029 
HA 18-840992 

ESA DP 18-840993 

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

1) Waive the requirement for on-site large size loading spaces. 

(Transportation staff support the proposed variance based on the operating characteristics of 
the site. The site would simultaneously accommodate up to three medium size loading vehicles 
and parcel and courier deliveries would use the auto-court and on-site concierge service. The 
applicant has provided a statement certifying that occupied phases of River Green are rarely 
serviced by a large size truck (WB-17) during move-in/out and/or delivery.) 

2) Increase the maximum permitted building projection into the Pearson Way public road 
setback from 1m up to 2.5 m for proposed Tower F and G balconies. 

(Staff support the proposed variance as the proposed projections are limited to balconies on 
the south elevation of proposed Tower G and west elevation of proposed Tower F. The 
proposed variance would apply to balconies at and above the third building storey and would 
not interfere with public pedestrian circulation or vehicle sightlines. The proposed projections 
would articulate the building fafade and maximize the functional width of the proposed 
balconies.) 

Established Phased Delivery of Public Amenities 
During the rezoning process, legal agreements were registered on title to establish a strategy to 
facilitate the phased delivery of public amenities associated with developing "River Green" east 
ofHollybridge Way, which includes development of the subject sites. Supplementary to the 
rezoning and associated text amendment reports, the River Green Village Parks and Open Space 
Plan, which was presented to the Parks, Recreation and Cultural Services Committee and 
endorsed by Council on February 12, 2013, summarized a variety of public open space areas that 
are being implemented on a lot by lot basis through incremental Development Permit 
applications, including the subject applications. 

Waterfront Park and Dike Construction 
A conceptual design for the Waterfront Park and Dike from Hollybridge Way to the Dinsmore 
Bridge was established during the rezoning review process. The dike works include raising the 
height of the dike from 3.3 m to 4.7 m geodetic, as well as a required transition to existing 
elevation at the Dinsmore Bridge. The Waterfront Park includes separate pathways for 
pedestrians and cyclists set at the crest of the dike, illumination, and enhanced native planting 
within the foreshore. The Waterfront Park and dike improvement obligations are secured by a 
legal agreement registered on title of the lot and the applicant would be required to enter into SA 
agreements for final design and construction as a condition of Building Permit (BP) issuance. 

Gilbert Greenway 
Gilbert Greenway, a north/south public pedestrian walkway that would provide a direct 
connection between River Road and the waterfront, would include an elevated public walkway at 
Lot 14 that connects to a public walkway constructed on the parking structure at Lot 17. Both 
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sections of Gilbert Greenway are required to enter into SA agreements for final design and 
construction as a condition of Building Permit (BP) issuance as outlined in Attachment 15. 

Public Open Space Area 
In accordance with registered legal agreements, the developer constructed a temporary 920 m2 

(9 ,902 ft2
) Public Open Space Area along the eastern edge of Lot 9 at the time the property was 

developed. The temporary park has since been removed to facilitate pre-construction activity 
and future construction at Lot 17 in accordance with the terms of the registered agreement. As a 
consideration ofDP issuance, the developer would discharge the covenant (CA5349576) that is 
associated with temporary public space at Lot 9. 

The developer is obligated to design and construct, at the developer's sole cost, the permanent 
Public Open Space Area, which includes the eastern portion of Lot 9 and at least 4,325 m2 (1 
acre) of Public Open Space Area at Lot 17 (Attachment 4). The developer would be required to 
enter into a SA agreement for final design and construction as a condition of BP issuance. The 
Public Open Space Area is conceptually shown in the attached plans and includes: 
• A large public open space on a western portion of Lot 1 7 that would be seamlessly connected 

to the Public Open Space Area located on an eastern portion of Lot 9. The space would be 
programmed to include both active play and passive uses. The space would include 
approximately 624m2 (6,716 ft2

) of programed children's play area, an open lawn area for 
recreation and sports, planting that references the river landscape, a contemporary orchard 
with historical references, and public pathways. 

• An approximately 4 m wide area along the northern edge of Lot 17 that facilitates transition 
between the private outdoor amenity area and the public waterfront. The area would be 
planted with native vegetation and would support the City's emerging Ecological Network 
Management Strategy. 

• The northern portion of Gilbert Greenway. An approximately 3.6 m wide public pedestrian 
pathway is proposed on the top of the parking structure along the eastern edge of Lot 1 7 
abutting Lot 14. The exposed parkade elevation would be screened with vegetation to 
visually extend the adjacent Environmentally Sensitive Area (ESA) and heritage corridor. 
The public pathway would seamlessly connect to the southern portion of the pathway that is 
proposed as an elevated public walkway at Lot 14 to provide a direct connection between 
River Road and the dike pathway. 

• An approximately 3 m wide pedestrian pathway located along the southern edge of the drive 
court (between Towers G/H and Tower F) that provides an east/west connection through the 
site and a connection between Gilbert Greenway and Pearson Way, which is consistent with 
CCAP objectives to maximize pedestrian permeability within this neighbourhood. 

Public Art 
The developer's public art obligations for the River Green development were established by the 
Public Art Plan that is embedded in the No Development Covenant and registered on title. As a 
condition ofDP issuance, the applicant would provide a voluntary contribution towards the 
provision of on-site public art ($211,000.00). The Richmond Public Art Advisory Committee 
(RPAAC) considered and supported the applicant's proposal to introduce public art at the south 
west comer of Lot 17 within the Public Open Space Area on October 16, 2018. 
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The registered plan also identifies the entrance to Gilbert Greenway at Lot 14 as a preferred 
location for public art. As a consideration of the associated HA permit, and in accordance with 
the covenant that is registered on title, the applicant would provide a public art contribution for 
Lot 14, as well as a contribution toward public art that supports the heritage value of the site 
($41,000.00 + $42,000.00) in accordance with the established public art selection process (i.e. a 
separate report to Council). 

Child Care 
The developer is required to construct a minimum 464.5 m2 (5,000 ft2

) turnkey child care facility 
and related outdoor areas at Lot 13 and to transfer the facility and the land to the City, at no cost 
to the City, prior to occupancy of any residential unit at Lot 17. A concept plan for a single 
storey building with underground parking and an outdoor play area is attached (Attachment 5). 

On July 23, 2018, Council considered and supported the applicant's request to modify the 
existing legal agreement to allow permits for Lot 17 to be issued in advance of those required for 
the child care facility. Occupancy of the proposed residential units at Lot 17 remains tied to 
delivery of the child care facility. As additional security, the developer has provided a Letter of 
Credit (LOC) for $4.75 million to ensure timely delivery of the building. 

Advisory Design Panel Comments 

The Advisory Design Panel (ADP) reviewed the proposal to redevelop Lot 17 on 
January 8, 2019. The Panel was supportive of the proposed form and character subject to the 
applicant giving further consideration to the Panel's comments. The applicant's response to the 
Panel's comments includes design development to: 
• The ground level treatment of Tower G to increase visual permeability of the ground level 

uses to pedestrians. 
• Screen mechanical equipment that is located within the common outdoor amenity area. 
• Encourage public access and use of the Public Open Space Area. 
• The southern edge of Building F to soften the interface with the future child care facility at 

Lot 13. 

A copy ofthe relevant excerpt from the ADP Minutes from January 8, 2019 is attached for 
reference (Attachment 6). The design response from the applicant has been included 
immediately following the specific comments from members of the ADP and is identified in 
'bold italics'. 

Richmond Heritage Commission 

The development proposal was presented to the Richmond Heritage Commission (RHC) on 
January 24, 2019. The Heritage Commission supported the proposal to construct an elevated 
public walkway at Lot 14 and the removal of 16 heritage trees. The Commission agreed that the 
proposed interpretive panels capture the overall history of the site and the area. The proposed 
HAP incorporates responses to comments from the Heritage Commission including reducing the 
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length of the text on the historical interpretive signage. A copy of the relevant excerpt from the 
RHC Minutes from January 24, 2019 is attached for reference (Attachment 7). 

Analysis 

The proposed development is characterized by its riverfront location, connected public open 
spaces, environmental and heritage preservation and enhancement features, below grade parking, 
and the terraced tower massing of Towers G and H. The subject development proposal is 
consistent with OCP, CCAP and Zoning Bylaw intentions. 

Analysis: Development Permit for Lot 17 (DP 18-816029) 

The proposal is a single phase development and no air space parcels are proposed. 

Conditions of Adjacency 
The proposed development of Lot 17 would have minimal impacts on existing and future 
surrounding development as follows: 
• The distance between on-site towers and between on and off-site towers is greater than 24 m, 

which is consistent with CCAP design guidelines. 
• Consistent with CCAP design guideline objectives, varying building setbacks are proposed 

for Tower G and H. Tower G is uniquely sited at an angle, which would: 
o Minimize overlook impacts on both Tower H residents and residents in the adjacent 

"2 River Green" development at Lot 9. 
o Maintain a view corridor to the river for the future residents of the "River Green 3" 

development, which is currently under construction southwest of the subject site at 6699 
River Road ("Lot 12"). 

o Maximize the width of the Pearson Way access to the Public Open Space Area and 
establish an inviting gateway to the Public Open Space Area. 

o Minimize building shadow impacts on the Public Open Space Area and future children's 
play area. 

• Proposed Tower F would be separated from a future single storey child care facility by a 7.5 
m wide right of way that would provide access to the future child care facility and would be 
used by collection and delivery vehicles accessing Lot 17(Attachment 15/Sketch A). To 
maximize pedestrian comfort in this space, the applicant proposes vertical stone pillars along 
this fa<;:ade to add texture to the wall at ground level, downcast lighting that would be 
integrated into the building's design, and a pattern of natural and charcoal colored concrete 
for the drive aisle. 

• The proposed development would be required to register a covenant on title prior to DP 
issuance that notifies residents that they may be affected by on-site, as well as off-site 
impacts that are typical in high density, mixed-use neighbourhoods (e.g. loss of view, 
shading, overlook, privacy, ambient noise and nighttime ambient light, etc.). 

Urban Design and Site Planning 
Public Realm- Public Open Space Area and Street Frontage: Consistent with the CCAP's 
objective to create a destination Waterfront Park and to enhance public access to the waterfront 
by securing public open space on private property in locations where it supports an integrated 
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open space system, the obligation to provide a minimum of 5,245 m2 (1.3 acres) of Public Open 
Space Area at Lots 9 and 17 that was secured through the associated rezoning would be 
constructed. 
• Adjacencies to the Public Open Space Area include the following: 

o Two storey residential townhouse units and common amenity spaces with supplementary 
private outdoor space, defined entrances and a slightly raised private patio elevation (0.5 
m) are proposed next to the Public Open Space Area on the western portion of Lot 17. 

o Private residences with slightly raised private patios (0.5 m) and a landscaped planter are 
proposed adjacent to the northern portion of the Gilbert Greenway (an approximately 3.6 
m wide public pathway that is proposed on the parking structure). The public pathway 
would overlook the adjacent ESA area where enhancement works are proposed. 

o To establish pedestrians as the priority over vehicles within the auto-court area, an 
intermittent fountain, horizontal bands of stone paving (black, salt and pepper and light 
grey granite) and landscaping that visually and physically narrows the entry to the auto
court are proposed. 

• Although Lot 17 is large, it has limited street frontage. The narrowest building elevations are 
oriented toward the street frontage and the applicant proposes to animate the buildings' 
limited street frontages with common outdoor amenity space uses at ground level that 
incorporate vision glass and patio spaces. The design of proposed Tower F would manage a 
limited area of exposed parking structure by increasing the setback and treating the area with 
high quality materials and finishing details. 

• The proposed development must meet the requirements of the Richmond Flood Plain 
Designation and Protection Bylaw 8204. A flood indemnity covenant was registered on title 
prior to adoption of the rezoning bylaw. 

• A BC Hydro Vista box is not required to service the site. The applicant has provided 
correspondence from BC Hydro that advises only a junction box would be required to 
provide hydro service to the site. The box would be installed flush with grade within the 
boulevard in a location that is determined through the SA process. 

Vehicle and Truck Access: The site's limited road frontage and extensive perimeter Public Open 
Space Area informed the overall site and functional planning. 
• Resident and visitor parking would be provided within two levels of mainly below grade 

parking that would be accessed via the proposed auto-court. 
• Waste collection and delivery vehicles would access the site via a proposed drive aisle along 

the southern property line. The drive aisle would also provide access to the future child care 
facility at Lot 13 and accommodate its independent waste collection and loading 
requirements, which has been reviewed and is supported by Transportation staff. As a result, 
the total buildable area at Lot 13 would be increased. The developer would be required to 
register a right of way agreement to secure public use of the drive aisle as a condition of DP 
Issuance. 

• Fire access has been reviewed by Fire staff and the applicant has confirmed that the proposed 
auto-court facilitates truck access and tum around to service Towers G and H. The developer 
has confirmed that the design and construction of the auto-court, including the proposed 
water feature, would support the weight of a fire truck. Tower F would be accessed from 
Pearson Way. 
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• Three on-site medium size (SU-9) loading spaces are provided. The developer has 
demonstrated to staffs satisfaction that collection and delivery trucks can tum around on
site. 

Parking and Waste Collection: The proposed vehicle, bicycle and truck parking is consistent 
with the site specific bylaw (ZMU4). 
• Proposed residential vehicle parking slightly exceeds the bylaw requirement and the proposal 

complies with bylaw requirements for visitor parking. Eleven tandem parking stalls are 
proposed and as a consideration ofDP issuance, the applicant would be required to register 
an agreement on title that requires tandem parking to be assigned to a single unit. 

• Residential bicycle storage is located in secure rooms within the parkade within close 
proximity of building elevators. Short term bicycle parking is provided in visually prominent 
locations (i.e. lobby entrances, auto-court perimeter, adjacent to Public Open Space Area). 

• There are three designated waste storage areas within the upper parking level. The collection 
space proposed in Tower F would accommodate Tower F residents and also provide short
term waste storage and a pickup area for the overall development. 

TDM Measures: Although the development proposal meets on-site parking requirements, on-site 
Transportation Demand Management (TDM) amenities are proposed. Three bike maintenance 
and repair areas are proposed and residents would have access to the River Green concierge 
shuttle service that provides transportation to local destinations. 

To ensure that the required vehicle and bicycle parking and associated amenities are available 
and accessible at all times, the developer would be required to register agreements as a 
consideration ofDP issuance that prohibit conversion of bicycle parking and repair/maintenance 
areas, and prohibit conversion or assignment of visitor parking. 

Wayfinding: As part of the required Servicing Agreement for Gilbert Greenway and the Public 
Open Space Area, Parks staff would oversee the design and installation of a signage strategy that 
is consistent with the City's Parks wayfinding standards. Signage would be installed in key 
locations as shown in Attachment 8 (i.e. at each entry to Gilbert Greenway and at both entries to 
the east/west pedestrian connection that bisects the residential development). 

Common Indoor Amenity Space: A total of 1,820 m2 (19,590 ft2
) of indoor amenity space is 

proposed, which meets CCAP guidelines. The common indoor amenity space is distributed 
between the buildings and includes two low-rise buildings that are linking architecture between 
the proposed residential towers. An agreement would be registered on title to secure equal 
access to the amenities (indoor half basketball court, indoor pool, fitness centre, party and study 
rooms, play room, music room, etc.) and associated outdoor patio areas for all residents. 

Arcltitectural Form and Character 
Massing: 
• The proposed development scheme is characterized by the absence of an above ground 

parking podium, tower floor plates that continue to ground level, and terraced building 
massing above the eighth storey for Towers G and H. 

6!51211 



April24, 2019 - 12- DP 18-816029 
HA 18-840992 

ESA DP 18-840993 

• While the building floorplates are generally larger in this neighbourhood, the development 
scheme proposes varying floorplate shapes and terraced building massing for proposed 
Tower G and H, which is consistent with CCAP objectives to support distinctive building 
forms. 

• The Vancouver Airport Authority (V AA) has submitted an application to Transport Canada 
for new Airport Zoning Regulations (AZR) that affect CCAP supported building heights at 
Lot 17. The building heights proposed by the developer at Lot 17 would not meet the height 
restrictions imposed by the new AZR but would comply with proposed special height 
provisions that would maintain safety criteria as determined by the V AA. The V AA has 
confirmed that the proposed building heights are consistent with the proposed special 
provisions, which are subject to approval by Transport Canada (Attachment 9). These 
provisions affect building heights on the northeastern portion of the site and have shaped the 
terraced building massing that is proposed for Tower G and H. Proposed Tower His most 
impacted by the proposed new flight approach slope, which is reflected in its distinctive, 
dynamically terraced building form. Proposed Tower F is a rectangular tower form and is 
not affected by the VAA's application. 

• The towers are connected by low rise indoor amenity and common areas. The linking 
architecture between proposed Tower F and H would be constructed on columns and 
elevated above ground level to facilitate pedestrian connectivity and use below. 

• The elevated building corridor between proposed Tower F and the amenity building, as well 
as limited balcony encroachments and architectural building elements (i.e. fin walls) are 
proposed to encroach into the east/west pedestrian pathway that is part of the Public Open 
Space Area and provides a connection between Gilbert Greenway and Pearson Way. The 
attached Development Permit Considerations include proposed modification to the Public 
Open Space Area covenant to permit the building encroachments (Attachment 15). 

Building Articulation 
• Articulation of the development's horizontal expression would include different 

combinations of balcony sizes and shapes, large patios at terraced building storeys and the 
use of varied cladding materials in muted hues including stone cladding (light and dark grey), 
spandrel and metal panels (grey), metal cladding (white, silver), architectural painted 
concrete (hues of grey and white), louvers (grey hues), and tempered glass guardrails. Dark 
grey louvers would screen rooftop mechanical equipment and the rooftop elevator shaft. 

• Exposed columns, double height spaces and cantilevered building elements would create 
interesting spaces at ground level. 

• The applicant proposes cantilevered building frame elements, exposed structural vertical 
columns and associated building recesses, and projecting vertical building fins to enhance 
visual interest of the building elevations. 

• Proposed varying roof forms, which includes rooftop balcony skylights and glass awning, in 
addition to terraced building forms and parapets, would enhance the skyline in both plan and 
elevation view. 

• Color and materials would be used to differentiate between the towers including: 
o Creating the impression of taller, slimmer towers by: 
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o Applying vertical stone cladding to highlight breaks in building massing along long 
building elevations (Tower H). 

o Identifying townhouse unit entries with vertical dark grey stone cladding bands. 
o Adding depth and texture with exposed structural columns. 
o Cladding limited areas of exposed parking with stone (Tower F). 

Landscape and Open Space Design 
Residential Open Space 
• The common residential outdoor amenity space, which is in addition to the Public Open 

Space Area, would be located at ground level and at a series of patios associated with 
common indoor amenity areas. The ground level common residential outdoor amenity 
spaces are designed as passive spaces with a contemporary riverfront theme that would 
visually extend the waterfront experience into the development and would be characterized 
by paver patterns, water pools, wood decks, trellis structures, boulders, and benches 
integrated into planters. A zen/tai chi garden on the rooftop of a proposed half basketball 
court would feature a shore pine and Japanese maples along the perimeter of the patio. 

• The applicant proposes to landscape the northern portion of the site that abuts the future 
Waterfront Park with native trees, shrubs and groundcovers (vine maple, shore pine, 
hardhack, red stem dogwood, salal, dull Oregon grape, baldhip rose, red elderberry, red 
huckleberry), which is consistent with environmental objectives for this site. 

• Sedum green roofs are proposed for both low-rise indoor amenity buildings and the rooftops 
would be irrigated. 

• Individual patio depths range between approximately 2m to 18.5 m and private patio 
landscaping would be required to comply with YVR's application for new aeronautical 
zonmg. 

• As a consideration of Development Permit issuance, the developer would provide a Letter of 
Credit for $2,403,302.00 for landscaping on Lot 17 that excludes costs associated with the 
Public Open Space Areas on Lot 1 7, which will be part of a separate Servicing Agreement 
(SA). 

Public Open Space Area: Conceptual plans for the Public Open Space Area, which would be 
subject to a separate SA, are included in the attached plans. The SA is a consideration of 
Building Permit issuance and would include design and construction details. 

Tree Replacement (Lot 17) 
A survey submitted by the applicant confirms that there are no existing bylaw trees on the site. 
No tree protection is required for Lot 17. In accordance with terms established by ESA 
DP 11-593370, which facilitated pre-construction works at Lot 17 and Lot 14, 162 replacement 
trees, including 56 specimen trees, are required to be planted (i.e. 3 to 1 replacement ratio and 1 
in 3 specimen trees). The proposed landscape plan includes 155 trees on the subject site, 
including 46 trees that are larger trees (i.e. 8 em calipers). Ten additional specimen trees would 
be planted within the boulevard and selected through the standard SA process. In accordance 
with rezoning terms, some of the replacement trees will be located off-site on adjacent 
developments as summarized below. 
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Table 2: Pre-construction ESA (Lot 17 & 14) Tree Replacement & Lot 17 Landscaping Summary 

#non-specimen trees # specimen trees TOTAL 

Lot 17 Total 109 46 155 

Lot 9 (including 10 0 10 
Public Open 
Space Area) 

Lot 12 30 0 30 

Total 149 46 195 

. . . . 
Note: 10 add1t1onal spec1men trees would be planted w1th1n the Lot 17 boulevard along Pearson Way as a cond1t1on 
of the required SA, which is part of a larger compensation strategy for the removal of trees on City property, as 
established by the Heritage/Environmental Conservation Plan (December 2011). 

S ustainability 
BC Energy Step Code: The subject application complies with grandfathering provisions 
including in the amended Building Regulation Bylaw (Bylaw 9769) and the developer is electing 
to proceed in accordance with the energy efficiency requirements that applied prior to the 
adoption of the bylaw amendments. In order to achieve this, the applicant must submit a 
Building Permit application to the City before December 31, 2019 or be subject to the Energy 
Step Code requirements. 

District Energy Utility (DEU): The subject site is located within the Oval Village District Energy 
Utility service area. The development would connect to and be serviced by the District Energy 
Utility (DEU). As a condition ofDP issuance, the applicant would register a legal agreement on 
title regarding the developer's commitment to connect to the Oval Village District Energy Utility, 
including the operation of and use of the DEU and all associated obligations and agreements as 
determined by the Director of Engineering. 

LEED: The subject application will target LEED (version 4) silver equivalency. A preliminary 
equivalency scorecard was prepared by the applicant and is attached to this report (Attachment 
10). 

Electric Vehicle (EV) Charging Infrastructure 
The applicant proposes to provide an energized outlet (Level 2 receptacle) for every residential 
parking stall. The applicant intends to install an EV Management System to control the electrical 
demand for the EV charging to ensure minimum charging levels are achieved over an eight hour 
overnight period. The development would also provide charging infrastructure in the secured 
bicycle storage areas (1 receptacle for every 10 lockers). 

Livability 
Accessibility: All of the proposed units would incorporate aging in place features to 
accommodate mobility constraints associated with aging. These features include lever-type 
handles for plumbing fixtures and door handles, and solid blocking in washroom walls to 
facilitate future grab bar installation beside toilets, bathtubs and showers. Barrier-free access 
and/or accessibility provisions (i.e. wheelchair platform lift) are provided to facilitate access to 
building lobbies and to indoor and outdoor amenity spaces throughout the building. 
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Basic Universal Housing (BUH): The proposal includes 51 units that would be constructed to be 
fully accessible in accordance with the Basic Universal Housing (BUH) features outlined in 
Section 4.16 of the Zoning Bylaw. The Zoning Bylaw supports a density exclusion of 1.86 m2 

(20 ft2
) per BUH unit, which the developer proposes to apply. 

Noise Mitigation: Noise related covenants were registered on title at the time the site was 
rezoned, including a Mixed Use Airport Noise Covenant, Industrial Noise Covenant and a 
Residential Airport Noise Covenant. The applicant has provided an acoustical and mechanical 
thermal report, prepared by a qualified professional, that demonstrates compliance with Aircraft 
Noise Sensitive Development (ANSD) policy for internal noise and thermal comfort. 

Crime Prevention Through Environmental Design (CPTED): The applicant has provided a 
summary of feature CPTED measures which focus on: 

• Encouraging passive surveillance through design (i.e. activating public spaces, avoiding 
sudden changes in grade and/or reducing sightlines, clear glazing at entrances and ground 
level amenity spaces); and 

• Creating well defined spaces (i.e. designing with wayfinding in mind including 
distinguishing between public, semi-private and private spaces, and signage and lighting 
strategies) (Attachment 11). 

To minimize impacts on the natural environment at Lot 14 and to ensure public safety, the 
southern portion of Gilbert Greenway, which would be located at Lot 14, is proposed as an 
elevated public walkway. The Environmental Impact Assessment (EIA) suggests measures to 
minimize risks and nuisance such as unsanctioned paths and litter (i.e. elevated walkway with 
railings, perimeter fencing where appropriate, barrier planting, and illumination). In addition, a 
five year monitoring program would be established and would assess whether additional 
measures maybe be implemented in the future. 

Site Servicing and Frontage Improvements (Existing Legal Encumbrances) 
All off-site Engineering, Transportation, and Parks requirements for the "River Green" 
development were identified and secured through the original rezoning (RZ 09-460962). Legal 
agreements are registered on title that require necessary improvements to be designed and 
constructed, at the developer's cost, on a phase by phase basis using the City's standard 
Servicing Agreement and/or Development Permit process. 

Modifications to schedules in the registered "No Development" covenant that relate to the timing 
of the SAs associated with the development proposal are proposed to specify that the required 
SAs are a consideration of Building Permit issuance. These modifications are included in the 
attached Development Permit Considerations (Attachment 15). 

Analysis: Heritage Alteration Permit (HA 18-840992) 

Boardwalk 
A portion of the Gilbert Greenway located on Lot 14 will be an elevated boardwalk. The 
proposed boardwalk alignment has been chosen to minimize environmental disturbance and any 
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negative impacts on the heritage value of the site, particularly heritage trees. The proposed 
boardwalk material is steel grate to allow light and water penetration and prevent slipping. A 
wire panel guard is proposed with wood top tailing. The existing (historic) site grades will 
remain unchanged and the elevated boardwalk on Lot 14 will connect to the greenway proposed 
on Lot 17. 

Heritage Trees 
The heritage value of Lot 14 mainly lies in the unique collection ofheritage trees planted by 
Samuel Brighouse and continued by his descendants. The Statement of Significance for the site 
and the trees is attached (Attachment 12). The Arborist Report submitted for the Heritage 
Alteration Permit (HAP) application identifies a total of 150 trees on the subject site and in 
vicinity. Out of 150 trees, 45 trees that are approximately 60 to 100 years old are considered 
heritage trees that are believed to be planted by Samuel Brighouse or his descendants. Based on 
the assessment, the Arborist identified the following seven heritage tree species: American Elm, 
English Oak, Green Ash, Horse Chestnut, Little-leaved Linden, Lombardy Poplar and Scots 
Pine. 

A total of 16 of the heritage trees, including one tree that has failed and been converted to a 
wildlife stem, are deemed hazardous and are proposed to be removed (1 tree) or converted into 
wildlife stems (15 trees). In order to compensate for the loss of the heritage trees, the applicant 
would provide 48 replacement trees (Scm to 7cm caliper) at a 3:1 ratio. The species of the 
replacement trees reflect the heritage species, and the locations respect the existing patterns of 
the tree planting. The heritage tree management plan is summarized in Attachment 13. Twenty 
nine heritage trees would be retained and protected. 

Heritage Interpretation 
To commemorate the overall site history, five interpretive panels would be installed on top of the 
wood railing along the proposed boardwalk to capture the historical themes and cultural 
significance of the site. The proposed topics of the panels are: 

• Evolution of the Middle Arm and the Brighouse Estate 
• Remnants of the Brighouse Cultural Landscape - the Woodlot 
• Historic Windrow and Ditch and their Ecological Function 
• Historic Sloughs Replacement by Dikes and Ditches 
• Brighouse Estate and its Dikes and Ditches 

The plans attached to the proposed HAP identify the proposed locations and design details of the 
panels. The locations of the panels have been proposed to interpret what the public can see from 
the boardwalk. 

As a consideration of HAP issuance, the applicant is required to: 

1. Enter into a legal agreement regarding the following: 
• Submission of a letter of credit in the amount of $93,600 ($1,950/tree) for 48 heritage 

replacement trees and its terms and conditions and release schedule. 
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• Submission of a letter of credit in the amount of $42,500 to ensure that the heritage 
interpretation panels are installed in accordance with the plans and maintained for five 
year and its terms and conditions and release schedule. 

The landscape LOCs may be reduced to reflect the costs of landscape works secured through 
the SA. 

2. Submission of a public art voluntary contribution of a total of $83,000 ($41 ,000 with 
additional $42,000 for enhanced heritage interpretation) to the Public Art Program 
administration 7500-10-000-90337-0000 for a heritage-themed public art project near the 
south entrance to Gilbert Greenway. 

Analysis: Environmentally Sensitive Area (ESA) (ESA DP 18-840933) 

Environmentally Sensitive Area (ESA) Detailed Assessment 
The proposed elevated public walkway extends through the City-owned lot at 6900 River Road, 
which is entirely designated as ESA. The ESA is classified as "Upland Forest" and extends off
site slightly to the east, south and west. The Gilbert Road watercourse is situated immediately 
east of Lot 14, and as a result, a 15 m Riparian Management Area overlaps over the majority of 
the Upland Forest ESA. 

The contiguous "Upland Forest" ESA totals approximately 7,695 m2 (82,828 ft2
), and connects 

to the "Shoreline" ESA that encircles Lulu Island. Within this OCP designated area, the 
following has been historically removed: 

• 276m2 (2,970 ft2
) ofESA vegetation on Lot 17 was approved for removal through ESA 

DP 11-593370; and, 
• 318m 2 (3,422 ft2

) mapped on Lot 13 was also subject to ESA DP 11-593370, however, 
at the time of application and issuance of that ESA DP, neither the ESA designation nor 
significant vegetation was present on the lot. Vegetation on Lot 13 currently consists 
primarily of invasive blackberry species with some tree canopy extending over the site 
from Lot 14. Removal of vegetation on Lot 13 is proposed to be compensated for at a 
ratio of greater than 1:1, as discussed below. 

The resulting Upland Forest ESA area, based on existing conditions, is 7,101 m2 (76, 434 ft2
) and 

is designated as a "site" in the Ecological Network Management Plan (See Plan #1 in the 
attached ESA DP). 

Proposed Impacts to ESA 
Impacts to the ESA and RMA will result from alignment of the elevated walkway from River 
Road to the south, through Lot 14, and connecting to Lot 17 to the west (ESA DP 18-840993 
Plans 1-7). The installation of cast-in-place boardwalk footings with vertical support columns 
and steel grate boardwalk platforms would encroach into the ESA by 200 m2 (2, 152 ft2

) as 
calculated in an environmental report submitted by PGL Environmental Consultants (PGL): 
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• 71 m2 (7 64 ft2
) for the area impacted by footings, calculated as 100% encroachment into 

the ESA due to complete and permanent impacts. Some footings are within the 
ESA/RMA overlap area; and 

• 128m2 (1,377 ft2) for the surface area ofthe boardwalk platforms, calculated as 50% 
encroachment because vegetation can be maintained underneath the elevated boardwalk, 
and the steel grate material will allow light and water to penetrate to the understory. 
Some portions of the walkway are within the ESA/RMA overlap area. 

Biophysical Inventory 
In the environmental impact assessment submitted by PGL (completed in March 20 19), the 
quality of vegetation within the subject ESA was found to vary between lots: 

• On Lot 14, vegetation is heavily influenced, restricted and degraded by human activities 
and invasive species. Most species found on-site, including trees, are non-native species 
(approximately 95%). Some of the non-native trees have historical values dating back to 
the Brighouse family. Small pockets of native species red alder, red elderberry and 
salmonberry were found on site. 

• Within the Gilbert Road statutory right of way east of Lot 14, vegetation is limited to the 
area west of the Gilbert Road sidewalk and travel lane. The ESA below the road was 
restored through SA 11-564833 and is characterized by a dense plant community of 
young woody species with lesser amounts of young coniferous trees. A live-planted 
geobag wall provides a transition between the Gilbert Road sidewalk at a higher 
elevation, and the vegetated portion of the ESA/RMA to the west. The restoration area 
has completed year 5 of success monitoring and is considered by PGL to be healthy and 
functioning. 

• On Lot 13, vegetation is almost entirely characterized by Himalayan blackberry. 
Significant vegetation was not found at the time of issuance ofDP. 

• Within Lot 17, all vegetation that previously existed has been removed as part of lot 
preparation activities approved through DP 11-593370. 

No rare plants or species at risk were identified within any portion of the ESA. 

Wildlife Survey 
PGL completed two field visits (May and December 20 18), and describes the ESA within the 
project area as a tertiary wildlife corridor that provides connectivity between the Fraser River 
foreshore and the woodlot. The corridor likely provides habitat and nesting opportunities for 
song birds. Several species of song bird were observed. Some trees may be large enough to 
support raptors; however, no raptors were observed. The tree canopy cover and understory also 
provide opportunities for wildlife foraging, nesting and cover, however, no mammals or 
amphibians were observed. 

Tree Inventory 
The arborist report submitted by Arbortech identified 150 trees within the ESA, including 72 
Bylaw-sized trees and 78 undersized trees (Attachment 14). Forty one trees and 12 undersized 
trees are proposed for removal or conversion to wildlife stems (i.e. a tree that may be alive or 
dead that provides present and/or future wildlife habitat). This includes 16 heritage trees noted 
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in an earlier section of this report and 25 Bylaw sized trees as outlined below. A total of 57 large 
and 641 undersized trees are proposed as part of this application. 

Of the trees proposed for removal, 25 bylaw-sized trees were assessed to be dead or dying and 
would represent hazards to the public. 

• 22 Bylaw-sized trees are proposed to be wildlifed (tree tags #302, 303, 305, 307, 308, 
313, 316, 317, 319, 328, 329, 330, 334, 340, 341 , 342, 343, 344, 345, 375, 887, and888) 
are in poor condition and would represent hazards to the public based on the proposed 
alignment of the walkway; 

• 1 tree, tree tag #377, is dead and has previously been modified as a wildlife tree. No 
changes are proposed; 

• 2 Bylaw-sized trees are proposed to be removed (tree tags #327 and 386). 

12 additional undersized trees are proposed to be removed from the ESA: 
• 1 tree (ST1APR) conflicts with the walkway; 
• 8 trees within 3 stands (STliA, ST2RP, #885) are invasive species (holly and black 

locust), and are proposed to be removed to support ESA objectives; and 
• 3 trees within 1 stand (ST1 TPD) are dead. 

Mitigation 
The location of the walkway and its footings have been intentionally sited to limit impacts to 
significant environmental features, including the watercourse, trees and their structural roots, and 
notable native plant populations. While the attached plans provide conceptual locations for all 
walkway footings, the ultimate locations would be field-fit with the assistance of a Qualified 
Environment Professional at the time of construction to ensure impacts to tree roots are 
minimized. The walkway is intentionally designed to be as straight as possible to limit the 
surface area impacted within the ESA. Low impact construction methods will be used to further 
limit impacts, including hand-construction, hand-digging and use of small machinery where 
possible. 

Proposed Compensation and Landscape Restoration 
The enhanced and protected ESA area is proposed to be expanded to include a portion of Lot 17, 
ensuring a net gain of726 m2 (7,814 fe) in the total area ofESA post-development (from 7,101 
m2 (76,434 ft2

) to 7,827 m2 (84,249 ft2
) as noted in Table 3). 

To compensate for impacts, the ESA and RMA west of the Gilbert Road watercourse will be 
enhanced using a modified natural successional approach (note that the ESA and RMA east of 
the watercourse was enhanced through SA 11-564833 and are considered successful). The total 
area ofESA and RMA proposed to be enhanced is 3,523.5 m2 (37,926 ft2

) (see Table 3 below). 

Table 3· Habitat Enhancement Balance Sheet 

ESA I RMA 

ESAIRMA Enhanced West of Gilbert Road Watercourse 2,001 m2 

ESA enhanced within non-RMA 1,043 m2 

I 
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ESA/RMA Enhanced Below Walkway and over parkade (calculated at 
50%) 

ESA Created on Lot 17 over Parkade (calculated at 50%) 

RMA Enhanced on City Land 

ESA 

191m2 

79.5 m2 

DP 18-816029 
HA 18-840992 

ESA DP 18-840993 

RMA 

209m2 

Total Habitat Restored 3,523.5 m2 (37,926 te) 

The modified successional approach focuses on removal of invasive species and dense re
planting with native understory plants with a combination of native and suitable non-native tree 
species. The restoration plan would maintain connectivity to the Fraser River, enhance the 
natural environment, and improve biodiversity (See Plan #2, 3 in the attached ESA DP). 

The proposed restoration area proposes a variety of native plant species suited to shaded, riparian 
environments. The planting list is refined into 8 zones, based on specific location and 
anticipated post-development sun exposure. 

• Zone 1- ESA/RMA along the edge of the Gilbert Road watercourse (~97m2): 
o Low-growing aquatic plants and shrubs at ~ 3 plants/m2

. 

• Zone 2- ESA/RMA interface with Developed Lands(~231 m2
): 

o Shrubs and small trees at ~ 4 plants/m2
. 

• Zone 3 -ESA/RMA and ESA-only under the elevated walkway (~356m2) 
o Groundcover and shrubs at~ 3 plants/m2

. 

• Zone 4- Geobag wall within ESA/RMA, along Lot 17/Lot 14 property line(~ 90 m 
length, height ranging from 2.3 m to 3.4 m) 

o Shade tolerant ferns and shrubs at ~ 2-3 plants/geobag. 

• Zone 5 - ESA/RMA forested riparian management area ( ~979 m2
): 

o Native trees species with shade-tolerant shrubs and groundcover at ~ 3 plants/m2
. 

• Zone 6- Former Brighouse Estate Woodlot, predominantly ESA/non-RMA (~405m2): 
o Shrubs and groundcover at ~3 plants/m2

. 

• Zone 7 - All areas within 5 m of replacement trees(~ 1,536 m2
): 

o Shrubs and groundcover at 4 plants/m2
. 

• Zone 8 - ESA created over parkade within RMA, on Lot 17 ( ~ 173 m2
) 

o Shallow-rooted shrubs and groundcover at ~ 3 plants/m2
. 

To compensate for removal of 16 heritage trees, the proposed restoration plan includes 48 6-8 em 
caliper replacement trees (ratio of3:1), as discussed above within the HAP description. To 
compensate for removal of non-heritage trees from the ESA, 6 Pacific dogwood trees and 3 vine 
maple trees (sized 6-8 em) are proposed to be planted within the ESA as replacement trees. The 
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proposed restoration plan also includes 641 undersized trees (plugs, #1 and #2 pot size), which 
are expected to establish within the park better than larger, more mature trees ( 405 black 
hawthorn, 100 bitter cherry, 60 red alder, 51 Pacific dogwood, 15 Douglas-fir, and 10 grand fir). 
Due to site constraints and accessibility, replacement tree sizes may be reduced by the Parks 
Department based on the planting space available at the time of planting. Tree replacement 
would be provided at a ratio of 17: 1. 

In total, 57 larger sized trees (6-8 em caliper) and 641 small sized trees will be planted in the 
ESA. 

The result would be a total of 3,523.5 m2 (37,926 ft2
) of enhanced natural area within ESA and 

RMA, which represents a net gain in habitat function and ecosystem services by: 
• Enhancing 3,314.5 m2 (35,676 ft2)ofESA and 209m2 (2,249 ft2) ofRMA; 
• Supplementing the existing tree canopy cover with 698 new trees; 
• Improving the density and diversity of native plant species with 12,606 native plants and 

shrubs; and 
• Improving connectivity with the contiguous Shoreline ESA and the Ecological Network 

as a result of removing invasive species and enhancing the function of contiguous natural 
areas. 

For details on the proposed compensation and landscape restoration, refer to ESA DP 18-
840993, Plans #1 -7. 

T bl a e 4: ESA E h n ancement s ummary 

Existing Proposed Change summary 

ESA area 7,101 m2 7,827 m2 (84,249 ft2
) Net gain: 726 m2 (7,803 ft2

) more ESA 
(76, 445 ft2

) area 

Tree inventory 72 Bylaw Hazard : Hazard: Retain 3,523.5 m2 (37,926 ft2
) of enhanced 

sized trees Remove Wildlife natural area including 57 large trees 
and 641 undersized trees (plugs) 

2 23 47 

78 Remove 12 (dead, invasive, conflict with 
undersized walkway) 
trees 

45 Heritage Hazard: Hazard : Retain 
Trees Remove Wildlife 

1 15 29 

Monitoring and Maintenance 
To ensure that the proposed enhancements have the best chance of survival and that invasive 
species are controlled, monitoring, maintenance and annual reporting by a Qualified 
Environmental Professional (QEP) will occur for 5 years following completion of the landscape 
restoration plan. Reports will be provided to the City. 
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Development Permit considerations include bonding for the costs ofthe landscape restoration 
including plants, soil, irrigation and the five year monitoring program; tree security for non
heritage trees within the ESA; installation of tree and ESA protection fencing, and the 
registration oflegal agreements on Lot 17 to ensure protection and retention of ESA on private 
land as outlined in ESA DP 18-840993, Plans #1 -7. 

Financial Impact or Economic Impact (DP 18-816029, HA 18-840992, ESA DP 18-840993) 
The development proposal is anticipated to result in the following estimated Operational Budget 
Impacts (OBI): 

• Engineering: Approximately $70,000.00, which considers the anticipated ongoing 
maintenance of road works, sidewalks, bike paths, street trees and dike. These costs will 
be considered as part of the 2020 Operating budget. 

• Parks: 
o Approximately $32,000.00, which considers the anticipated ongoing maintenance 

of plant beds and furnishings within the Waterfront Park. 
o Approximately $21 ,000.00 for maintenance of the elevated walkway and plant 

beds at Lot 14. 

Conclusion 

Staffrecommend support for the subject Development Permits (DP) and Heritage Alteration 
(HA) permit on the basis that DP 18-816029, HA 18-840992, and ESA DP 18-840993 would: 

• Meet applicable policies and DP Guidelines; 
• Expand and enhance public open space within the Oval Village neighbourhood; and 
• Preserve and improve access and exposure to the area' s environmental and historic 

significance. 

Staff recommend that the Development Permits and Heritage Alteration permit be endorsed, and 
issuance by Council be recommended. 

72~r/_ 
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Urban Design 
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Attachment 2: Data Sheet 

d·Y~ 
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6 15121 I 



April24, 2019 - 23-

Attachment 9: Letter from YVR/Special Height Provisions 
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Attachment 11: Crime Prevention Through Environmental Design Summary (provided by 
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Attachment 15: Development Permit, Environmentally Sensitive Area Development Permit, 
Heritage Alteration Permit Considerations 
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City of 
Richmond 

Development Application Data Sheet 
Development Applications Department 

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

DP 18-816029 

Address: 6811 Pearson Wa 

Applicant: Oval 8 Holdings Ltd Owner: Oval 8 Holdings Ltd. 

Planning Area(s): City Centre Area Plan (Oval Village) 

Floor Area: Gross: 54,290 m2 Net: 48,991 m2 

-=~~--~~~~--------------------

1 Existing I Proposed 

Site Area 18,208 m2 18,208 m2 

Land Uses vacant residential 

OCP Designation Mixed Use No change 
Urban Center T5 (25m), VCB 

CCAP Designation (Lot 14: Park) No Change 
High Rise Apartment and Olympic Oval High Rise Apartment and Olympic Oval 

Zoning: (ZMU4)- Oval Village (City Centre) (ZMU4)- Oval Village (City Centre) 

Number of Units 0 Total: 459 

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

~ -~ ~l~-- ~~~-~-ZMU4 ~~~~--~ 
~-~~~ -~ -~~ -- ~ -~ 

Proposed Variance 
Floor Area A Development Permit for Lot 12 

None Combined maximum floor area was issued for 34,231 m2 of 
supported by the ZMU4 zone for Lot residential floor area and 1 ,562 permitted 

12 and Lot 17 is 83,227.5 m2 for m2 of commercial floor area; 
48,991 m2 of residential floor area 

residential uses (and 3,261.9 m2
) for therefore the maximum permitted 

other uses (provided that all non- floor area at Lot 17 is 48,996.5 
residential uses are located on Lot mz 

13). 

Floor Area Ratio 
2.69 None 

permitted 

Minimum Lot Size Min. 18,000 m2 18,208 m2 
None 
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I 

I ZMU4 I Proposed Variance 
Lot Coverage 

none For the area identified as J in ZMU4, Lot 
coverage means the % of the total 
horizontal lot area that is covered by 
buildings and all enclosed and/or 
supported structures, including 
landscaped roofs over parking spaces 
where such roofs are situated above Max. 37% 
finished site grade, but excluding eaves, Landscape minimum 40% Lot coverage: 34% 
balconies, unroofed patios and raised Landscape minimum: 66% 
decks, and landscaped roofs over 
parking spaces where such landscaped 
roofs are situated at or below finished 
site grade. A minimum of 40% of the lot 
shall be covered by a combination of 
trees, shrubs, native and ornamental 
plans or other landscape material 

TWRF: Variance 

Pearson Way -West face setback 3m 

TWRG: 
Pearson Way- South face setback 3.19m 

TWRH: Increase the 
Not Applicable as it doesn't face any public maximum 
street permitted 

Min. 3m building 
Amenity Building: projection 

Setback- Public road setback 
-Parking structures entirely West Face setback 41.1 m into the 
located below finished grade Pearson 
may project (subject to DP) Building Projections Way public 
-Permitted building projection: 1 TWRF: road setback 
m Balcony projection: 1.92 m from 1m up 

for balconies from level 3-12 to 2.5 m for 
TWRG: proposed 
Balcony projection: 2.5 m Tower G and 
for balconies from level 3-12 F balconies. 

Parkade: 
Located entirely below grade within 
setback zone on sides facing Public Roads 
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' I 
' ZMU4 Proposed I I Variance 

TWRF: none 

South Face setback 5.69m 
East Face setback 6.69m 
North Face setback: 125.6m 

TWRG: 
West Face setback 26.71m 
East Face setback 69.3m 

Setback- Side Yard, Rear yard Min. 3.0 m North Face setback: 18.8m 

TWRH: 
West Face setback 102m 
East Face setback 9.56 
North Face setback: 8.62m 

Amenity Building: 
East Face setback 7.57m 

Awning/weather protection: None none 
Encroachments 
-Awnings, canopies and similar 

Architectural appurtenances: None 

shading/weather protection and 
2 m beyond required road Signage: None 
setback for B/L specified Vertical Fin/sunshade: 2 m 

signage may project 2 m 
encroachments 

-Parking entirely below grade may 
Parking Structure: project 
East facing Parking structure projects 0.4m 
into side yard and is landscaped 

Max. 47 m geodetic subject to a Tower G: 47m 
Height (m) Tower H: 33.5m none 

DP Tower F: 47m 

Lot Size ZMU4: Min. 18,000 m2 18,208 m2 
none 

• Min. residential at 1.2/unit: 
Off-street Parking Spaces - 551 none 

Resident • Min. residential visitors: 
Residential: 574 

City Centre Zone 2 0.2/unit: 92 
Residential visitors: 92 

Off-street Parking Spaces - • Min accessible: 2% 
Accessible:14 stalls (12 residential, 2 

none 
Accessible • Max. small car: 50% . 

visitor) 
Small Car: 41% . Permitted where 2 spaces Tandem Parking Spaces 

serve 1 unit 
11 tandem stalls none 

. Medium size: 1 space plus 1 Variance 
space per each additional 160 

Waive 
Loading 

dwelling units over 240 units: 
3 medium sized loading spaces requirement 3 medium spaces 

• Large size: 1 space for every for on-site 

2 buildings: 2 large spaces large size 
loading 

Class 1 Bike Storage (Secure) . Min. 1.25/dwelling unit:574 575 none Rate: Residential (1.25/unit) 
Class 2 Bike Storage (Unsecured) . Min. 0.2/dwelling unit: 92 94 none Rate: Residential (0.1 /unit) 

All residential parking spaces 
none Electric Vehicle (EV) Charging- (excluding visitor parking spaces) Residential: 1 00% 

Vehicle to feature energized outlet 
(minimum Level 2 charging) 
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I I I ZMU4 Proposed I Variance I 

Electric Vehicle (EV) Charging -
1 charging receptacle provided for every 1 0 none bicycle 1 0% of spaces 

bicycles 

• OCP: Min. 6.0 mz/unit, 
including 600 m2 for children's Overall outdoor amenity: 7,125 m2 none 

play space (i.e. 2,754 m2 Onsite common outdoor amenity: 3,337 m2 

based on 459 units) plus On-site Public Open Space Area: 3,977 m2 

• CCAP: Min. 10% of net site Children's play total: 624m2 (includes 414 

Outdoor Amenity Space 
(i.e. 1 ,820 m2 based on m2 on Lot 17 and 212m2 on Lot 9). 
18,208 m2

) 

=4,574 m2 

Private outdoor space . Private outdoor space: Balconies: 17,742 m2 

minimum area 9 m2
, minimum Range of balcony areas: 6 m2 

- 296 m2 

depth 2.5 m 
• 2 mz /unit: 918 mz (based on 

459 units) none 

• ZMU4 permits an additional 

Indoor Amenity Space 
0.1 FAR provided that it is 

1,820 m2 

entirely used to accommodate 
amenity Sr:>ace: 1 ,820 m2 

= 2,738 m2 

Basic Universal Housing (BUH) Not required 51 BUH none 
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S "fi L d u M a· I V"ll (2031) Bylaws SoBS. 
8701 

pee• IC an se ap: va 1 age 201111a'2~ 

General Urban T4 (15m) 

Urban Centre TS (45m) 

Urban Centre TS (25m) 

Urban Core T6 (45m) 

Park 

0 Village Centre: 
Hollybridge Way & 
River Road Intersection 
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Non-Motorized Boating 
& Recreation Water Area 

~ Village Centre Bonus 

+ Institution 

•••••• Pedestrian Linkages 

Waterfront Dyke Trail •••••• 

* 
Enhanced Pedestrian 
& Cyclist Crossing 

- Proposed Streets 

- Pedestrian·Oriented 
Retail Precincts-High Street 
& Linkages 

- Pedestrian-Oriented 
Retail Precincts-Secondary 
Retail Streets & Linkages 
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Advisory Design Panel 

Tuesday, January 8, 2019 

ATTACHMENT 6 

DP 18-81,6029' 
DEVELOPMENT 

THREE-TOWER CITY CENTRE RESIDENTIAL 

ARCHITECT: 

LANDSCAPE 
ARCHITECT: 

PROPERTY LOCATION: 

Applicant's Presentation 

mr Group Architects 

PFS Studio 

6811 Pearson Way 

Martin Bmckner and Gwyn Vose, ffii Group Architects, Inc., and Chris Phillips, PFS 
Studio, presented the proj ect and answered queries from the Panel on behalf of the 
applicant. 

Panel Discussion 

Comments from Panel members were as .follows: 

• ,the applicant is conunended for the clear presentation of the project; appreciate 
th e highly articulate-d model which clarifies the design intent of the project~ 

• like the strong carry over from the basic approach to the sculpting of the 
buildings; the applicant has responded well to the proj ect's site context; 

• investigate opportunities £or visual connectivity through the subject site coming 
from Pearson Way (in particular, the vie\v into the end of Tower G) to get a 
view of the inner courtyard so it will not feel like the pedestrian/motorist is 
approaching a wall at ground levd ; 

An·hited Response: We have added windows at the street end ...-ie\v as 
pedestl"ians walk north on the sidewalk along Pearson \Vay. The nindmvs 
nill be dear glazing to allow for ·rie\vs into the de...-elopments amenity area. 

• consider raising the heights of the guardrails on the wide portion of the 
boardwalk to address ·visibility, screening, weather and safety concerns~ 

A1:chited Response: 'Ne have considered this comment and find the 
guardrail heights to be sufficient and in line "'ith railing height 
regui1·ements by code. 
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• consider design development of the inner courtyard to contain the site services 
and make them less visible; 

Landscape Architect Response: The mechanical pop-up is only 1.17' 
higher than the finished grade. Planting and shmbs can be designed to 
coYer the structure. Benches are integrated for seating opportunity. 

• appreciate the focused presentation by the applicant; the proposed scheme is 
well thought out; 

• appreciate the well thought out design of most of the public areas and open 
spaces; however, the space between Tower F and the proposed child care centre 
is tight, i.e., there is only a thin line of trees separating the driveway and the 
proposed child car·e centce; ceview the design and landscaping of the space 
between To\\'e£ F and the child care ·centre to enhance the safety of children; 

Architect Response: The childcar·e facility design falls und.er a separate 
development permit process. Re'\iew of the edge condition will be 
considered when the design process begins with input from the City and 
operator. 

• appreciate the privacy and CPTED considerations in the design of the public 
boardwalk; howevec, also ·consider wayfinding foe re.sidents and visitors 
considering the pmx:imity of the private patios and the heritage woodlot to the 
boardwalk; the boardwalk should cead like a public space to encomage the 
public to use it; 

Landscape Architect Response: Refer to the concept wayfinding package 
which has been pnpared and t·e,iewed with City staff. Signage ll>ill be 
provided at each entry to the boardwalk, i.e. the southeast corner entt·y, 
south secondary entry, mid-block RO.,V enh1- and the north enhy The 
design of the signs will match the City's new Park & Trails signs. 

• understand the different nature/ function of the publicly accessible open space 
'\Vest of Towe-r G and the on-site common outdoor amenity acea; howevec, it is 
not apparent in the model; considec installing appropriate signage to enhance 
wayfinding in the publicly accessible open space to inform the public of its 
uses; 

Landscape Architect Response: Refer to the concept wayfinding package 
which has been prepared and l"eY:iewed with City staff. Signage Thill be 
prm-ided at each entry to the boudwa1k, i.e. the southeast corner entry, 
south seconda11' enh1', mid-block RO.,V enh1· and the north entry. The 
design of the signs will match the City' s new Park & Trails signs. 
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• consider installing a public art feature at the south end of the publicly accessible 
open space considering its public nature and scale; will help announce the civic 
use and significance of the open space; 

Landscape AI·chitect Response: The public art is located in the Northwest 
Corner of the site "'ithin the children's play area and adjacent to the new 
dike path. The proposed location '"as brought forward and approved by 
the Richmond Public Ali Committee on October 16, 2018. 

• agree with the positive comments regarding the presentation of the proje.c.t; 

• understand that the public boardwalk is unique and has a special role to play in 
the proposed development; also appreciate the em irorunental aspect of the 
boardwalk; reconsider the use of steel grate wall-way on the raised portion of 
the boardwalk and replace it with an appropriate material to make the 
boardwalk surface more accessible to people with disabilities and to dogs; 

Landscape Architect Response: After further discussions with Parks and 
Planning the steel grate surface is still preferred. This surface will be 
designed as per the City's standard and conform to Americans Di<>abilities 
Acts (ADA) requirements. 

• consider providing a variety of play experiences on different levels and surfaces 
in the children' s play area; the applicant is encouraged to introduce multi
sensory play experiences; 

Landscape Architect Response: The current play structure prmides 
differ·ent Je,·els and surfaces for different age gr·oups and prmides 
wheelchair access. \Ve haYe proYided additional play equipment like a 
music panel and talking tubes that allows for more sensory play 
experiences. 

• appreciate the applicant for putting a lot of thought and work into the project; 

• important that the applicant do project detailing~ ensure that the size of planters 
is appropriate to support the trees especially during adverse weather conditions; 

Landscape Archited Response: The rooftop indhidual planter is 
4'x4'x30''ht, the planter weight is approx. 1250lb and should nithstand 
adverse weather conditions. 

• ensure the long-term maintenance and monitoring of the ecological 
enhancements to the Environmental.ly Sensitive Area (ESA); 

Emironmental Consultant Response: The ecological enhancements in the 
ESA, indmling invasive plant management and revegetation, will be 
subject to a fin-year success monitoring and maintenance program. Upon 
completion of this, the monitoring and maintenance 1·esponsibilities "'ill be 
transfened to the City's Park Department in perpetuity. 
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• appreciate that d1e project is designed to conn·ect to the City's District Energy 
Utility (DEU) System using hybrid heat pumps; also appreciate the 50 percent 
glass-to-wall ratio; the project is on the right track in terms of sustainability; 

• consider improving wayfinding arotmd the perimeter of the subject site; 
Landscape Architect Response: Refer to the concept 'vayfinding package 
which has been pr·epar·ed and reviewed with City staff. Signage will be 
provided at each entry to the boar·dwa1k, i.e. the southeast corner entry, 
south secondary entry, mid-block R.O.\V entry and the north entry. The 
design ofthe signs will match the City's new Par·k & Tr·ails signs. 

• appreciate the provision of a drive oourt between the towers which connects the 
residents to the d1ree towet"s; 

• appreciate the landscaping at the north end of the public open spac,e; however, 
consider enhancing the landscaping on the south end to provide animation in 
view of the size of the open space and to identify the area as public space; 

Landscape Architect Response: The south end has been adju.sted to 
provide a consistent pathway leading to the central open lawn. Forma1 
plantings were added to frame and identify this public space enfiT. 

• consider enhancing the safety features in the boardwalk and installing 
appropriate signage to delineate public and private areas; 

Landscape Architect Response: Refer to th(' concept '"'ayfinding package 
which has been prepared and r·eviewed with City staff. Signage will be 
provided at each entry to the boardwalk, i.e. the southeast corner entr·y, 
south secondary entry, mid-block R.O.W entry and the north entry. The 
design of the signs will match the City's new Par·k & Trails signs. 

• appreciate the ardutecture of the dwee towet"s; the proposed colour palette for 
the towers are similar but each has a unique form and expr;ession~ 

• common areas are well programmed; 

• the heritage interpretation and integration of infonnation panels in various 
locations will draw the attention of the public to the public spaces; the public 
boardwalk has a successfi.ll precedent in Waterfront Residences at Imperial 
Landing in Steveston; 

• appreciate the :restoration of and ecological enhancements .in the ESA; 

• the site is walkab1e; appreciate the proposed on-site pedestrian circulation 
scheme; 

• appreciate the provision of aging-in-place and Basic Universal Housing (BUH) 
features for the residential units; 

• appreciate the provision for car-sharing and bicycle parking in the project; 
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Advisory Design Panel 
Tuesday, January 8, 2019 

ATTACHMENT 6 

• appreciate the clear presentation of the project; like the intricate model; 

• window-to-wall ratio could ·e:xcceed 50 percent as it appears in the model; 

Architect Response: \Ve han completed a whole building energy mode) 
and our analysis indicates that there is 48% of glazing on this project. 
Please refer to memo prepared by our sustainability engineer. 

• appreciate the new glide slope incotporated into the building forms in r·esponse 
to YVR's flight path restrictions; 

• consider incorporating weather protection in the public areas, e.g. along the 
river front and on the park space; need to balance CPTED concerns versus 
weather pmtecti:on; 

Landscape Architect Response: \Ve ha'\'e (>XplorE.>d and considered this 
commE>nt. \VE.> feel the space does not warrant weather protection and 
prefE>r to keep th(> emironment open and unobstructed to encourage 
airflow and pE>destrian traffic and maintain the opE>n view from Pearson 
\Vay to the 1iver and mountains. 

• the shadow study shows good sunlight penetration int,o the public open space in 
the afternoon; however, the inner courtyard (between Towers G and H) may not 
get a lot of sun exposure; concerned on the usability of the courtyard space by 
residents; 

Anhited Response: ThE> east towe1· will receiYE' dirE>ct sunlight f.1·om 
ll:45am - 2:00pm on the equinox. \Vhile the WE>st building receives 
morning light from 9;00am - l0:30am. The middle courtyard rec(>iH~s 
plE>nty of solar exposm·E' midday from lO:OOam- 1:30pm. Solar exposut'E' 
improYE.>s further north where spaces are used for residents to walk and 
enjoy viE>ws. 

• on-site street parking may not be adeqtk,te to serve the needr; of the public 
wanting to access the river front; 

Architect Response: There is street parking aYailable on Pear·son \Vay and 
the development (Lot l2) south of Lot 17 will han ample commercial 
parking aYailable for the public. 
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Advisory ·Design Panel 
Tuesday, January 8, 2019 

ATTACHMENT 6 

• would appreciate if the river front walkway could be flexed into the private. 
courtyard space; 

Landscape Architect Response: The pedestrian dike trail is adjacent to the: 
rinrside, while the bikeway is against the landside. If the riwrfront 
walkway is flexed into the landside planting area, this might be a safety 

. concern as pedeshian crossing oyer the bikeway at this nan·mv planting 
area. In addition to that, the planting buffer bt-tween the bikeway and 
private property prmide the eco planting and habitat corridor connecting 
to the ESA area. Based on RiYer Green Phase l n11erience, the public 
walkway flexed into prh·ate com-tyard can cause: trespassing and security 
ISSUeS. 

• appreciate the applicant incorporating public art into the project; public art 
benefits the project .and improves the quality of public spaces around it; the 
applicant is encouraged to continue consulting the City on public art; 

• portions of walls on the west face (ground level) of Building F along Pearson 
Way appear high in the rendering~ coru;'ider reducing to pedestrian scale, e.g. 
through adding strips, breaking down the patterning or adding vertical panels to 
break down the mass; will help achieve a moJ:ie human scale for the public 
spaces on Pearson Vl ay; 

Landscape Anhitect Response: The\ ista box has been remoYed based on 
BC Hydm' s confirmation and 1·eplaced by plantings and frees. The walls 
on the- west face ''ill be dadded in stone. There will also be architectlll"al 
gates to hide the gao;; meter e:quipment. Pbnting is also located on Levell 
which will drape oYer the wall. 

• proposed surface treatment of the loading area south of Building F is monolithic 
(i.e. , use of just a single paving material and colour); consider increasing the 
pedestrian comfort in this space by breaking down the space or adding lighter 
tones of colour ; and 

Landscape Architect Response: Paving patterns haYe been addl'd to thl' 
lane to b1·eak down the space. An architectural fence will also be included 
to around the perimeter of the lane to ensure the space is secure- and to 
keep pedestrians out of the ESA areas. 

Architectural Response: '\rhite nrtical stone '"'ith down lighting has been 
added to break up the fa~ade, prOlide a more human scale and to ensure 
the area is se<·ure: and safe at night. 
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Advisory Design Panel 
Tuesday, January 8, 2019 

ATTACHMENT 6 

• appreciate the provision of a public boardwalk along the east side looking down 
on the green landscape below; however, consider introducing different 
landscaping treatment on some portions of the boardwalk, e.g. the north portion 
of the boardwalk could be landscaped to read as a gateway and publicly 
accessible. 
Landscape Architect Response: Formal planting and signage has been 
added to the widened north enh'y to emphasize the entrance to the public 
walkl'l•ay that leads to the boardwalk. 

Panel Decision 

It wa moved and seconded 
Tltat DP 816029 be supported to mm•efon•·arrlto the De1•elopmeut Permit Panel subject 
to the applicant gi1•ing consideration to tlte comments oftlte Ad1•isory Design Pauel. 

CARRIED 



City of 
Richmond 

ATTACHMENT 7 

Minutes 

RICHMOND HERITAGE COMMISSION 

Held Thursday, January 24, 2019 
Room M 2.002 

Richmond City Hall 

5. New Business 
Heritage Alteration Permit (HA-840992) 6900 River Road 

The applicant's heritage consultant/landscape architect provided an overview of the heritage value of the subject 
property and the larger development site with the aid of a PowerPoint presentation. Details of the proposed heritage 
interpretation throughout the development site, proposed walkway design and interpretive panels were provided. 

Commission asked if the text on the panels might change in the future. Staff clarified that the overall design, themes, 
content and locations will not change but there may be some minor changes to the text. In response to Commission's 
question regarding the use of QR codes, the applicant noted that currently QR codes are not proposed in the panels. 

In response to the Commission's questions, the following information was provided: 

With regard to the maintenance plan, the applicant noted that the site will be maintained by the applicant for five 
years and will be handed over to City. 
With regard to the proposed tree removal for the walkway construction, staff noted that two trees were in conflict 
with the walkway construction. One tree is in poor condition and the other is a small-sized tree. 
The applicant confirmed that the temporary plaque had been removed from the site. 
The applicant indicated that the anticipated completion date was 2023. 

Commission noted that the proposed interpretive panels adequately captured the overall history of the site and the area 
and did not have concerns regarding the proposed tree removal. 

It was moved and seconded: 
That the Heritage Alteration Permit application for 6900 River Road to construct a walkway be supported as 
presented. 

CARRIED 

After putting forward the resolution, Commission further discussed the project. 

- Discussion ensued regarding the usefulness of QR codes. One member noted that users typically like to read 
while they are on the site rather than taking the information away. 

- Commission felt the text on the proposed panels was quite lengthy. 
- Concerns were raised that users might think the pathway is a private pathway which belongs to the residential 

development. Way-finding and visual cues need to be strengthened to ensure that users are aware that the 
walkway connects River Road to the waterfront. 

Staff noted that the additional comments would be communicated to the applicant for consideration. 

6151211 



Proposed Wayfinding Signage Strategy 

Site Plan - Signage Locations 
I 
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Legend 

S 1 Boardwalk entry at Gilbert Rd 

S2 Boardwalk entry at River Rd 

S3 Intersection of building F and Lot 14 

S41ntersection of Lot 17 and Pearson Way 

SS Intersection of dike and boardwalk 



ATTACHMENT 9 

Beyond, Every Day. 

14 January 2019 

t. s. Diana N il<olic Via email: DNikotic!arichmond. ca 
Senior Planner [Urban Desi·gn) 
Policy P'lanning Department 

· CITY OF RI CHMOND 
69 11 No. 3 Road 
Richmond, BC V6Y 2C 1 

Dear M s . Nikolic: 

RE: Development Application at 6811 Pearson Way (DP 18- 81 6029) 

This le t ter i.s in response to your request for comment on the proposed deve lopment 
application by Ova l 8 Hold ings !ASPACJ to develop th r ee residentia l towers at 68 11 
Pears on Way. 

As the City of Richmond is aware, the Va ncouver Airport Authority has applied to 
Transport Canada to create new Airpor t Zoning Regulations [''AZRs") , wh ich wm include 
pr otect ion fo r the two future runway options .identified in ou r long- term airport master 
plan. The AZR's a re fede ral regulat ions tha t govern the heights of bui ldings a nd 
st r uctures nearthe airport to ensu re safe a ircraft operations. The current AZR restricts 
height at 6811 Pear son Way to 4 7m above sea levet, and th is height restri ction will be 
lowered over portions of the site with the enac tment oF the new AZR. 

We have reviewed the plans de livered by ASPAC staff to us on September 4, 20·18. As 
depicted in the plans, the buildings will not meet the height r estrictions imposed by the 
new AZR. To work proactively w it stakehold,er·s, we have agreed to propose special 
provisions in t he new AZR that wou ld allow the development at 6811 Pearson Way to 
exceed the new AZR on the condit ion that t he devel oper keep the build ings at heights 
that wiU not impact the safe operation of our existing and potentia l future runways. Our 
rev iew of the pl ans confirms tha t t he heights proposed meets these· requi rements. 

P.O. BOX t.Mi3f.i 
Y'IR DO MESI 'IC TERMINAL IWO 
R CHM OND BC CIINAOA ViB 'IW2 
WWW.YVR. CA 

TEUEPI-IONE 6Ul..27t..6500 
FI\[:S I'tllti' 6 4 .2'/6.6505 

6151211 

Page 1 of 2 



Beyond, Every Day. 

VANCOU\i£R 
INTERNATI C t;AL 
AIR PORT 

We caution the City that the special provisions we are proposing for the new AZR are 
subject to review and final approval by Transport Canada. While we commit to use 
commercially r-easonab le effor-ts to caLJse Tr ansport Canada to adopt the special 
provisions, the ultimate dec ision rests with the Federal Government, who may not 

approve, resulting in the heights associated with the new AZR applying to th is site. We 
have been in conversations with AS PAC and they are aware of our efforts to assist in 
this matter . 

We also note that the area is in very close proximity to the airpo rt and is exposed to 
no ise from aircraft and airport operations and to Low level overflights of aircraft. 

Transport Canada land use planning gu idelines recommends aga inst res idential Lar,d 

uses at thls location due to the level of noise exposure. Shou ld th is development 
proceed, adequate noise insulation and appropriate disd osure for new and future 
purchasers should be the required. 

Feel free to contact me at 1604] 276·6366 should you havl'il any questions. 

Sincerely yours, 

Mark Chr istopher Cheng, M.Eng. (me.ch l 
Supervisor, No;se & Ai r Qual ity 

P.o. BOX t. 46J!l 
WR DOMESTIC TE I~M I NAL nro 
HICHMDNIJ HC CAIM llA V'IB 1W2 
VfWW.YVR.CA 

1 t::Lt: PI-ICIN f:: b(]4.276 .. 6500 
rACS~tl lE 61l4.21'6.6"05 
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ATTACHMENT 11 

Crime Prevention Through Environmental Design (provided by the applicant) 

Natural Surveillance 

1. Blind Comers 
a. All pathways avoid sudden grade changes that would reduce sightlines. 
b. In parking areas with blind comers, mirrors will be installed to allow users to see around the 

corner. 

2. Siting and Building Layout 
a. Strategic building configuration, which enhances site permeability (e.g. wider urban plaza in 

between Tower F,G and H to gain natural surveillance from the pedestrian traffic and 
reasonable tower spacing to allow for natural surveillance from the neighboring buildings. 

b. Residential entrances are located on prominent locations and have clear sight to multiple 
adjacent roadways/pathways. 

c. Outdoor seating will be strategically positioned to allow for more 'eyes on the street. 
d. Balconies are situated in the centre of the residential units to protect privacy. They are either 

separated by a vertical building element or a privacy screen. 
e. The indoor amenities are located on multiple levels and open to the outdoor amenity spaces. 
f. Visitor bicycle storage facilities are located around the building and close to lobbies for ease 

of access. 
g. Multiple exits are visible from all parking areas, as well as clear Long clear sightlines across 

the parkades. 
h. All parking Levels will provide adequate and uniform Levels of Lighting. 
i. Parking walls will be painted white or bright colours to reflect light 
j. A signage program has been developed for the project, clearly identifying and colour-coding 

access to elevator cores, stairs as well as residential lobbies 
k. Vestibules will have clear glazing. 
I. Access to the parkade is Limited to two designated monitored entrances. 
m. Residential parking will be accessed through with access control. 
n. Vehicular access points will be clearly demarcated for both drivers as well as pedestrians to 

limit any points of conflict between the two. 
o. The public plaza, and courtyard amenity spaces are easily observed by people from a 

multitude number of windows and locations. 

3. Entrances 
a. Main entrances will have clear glazing to allow the viewer to see into them before entering. 
b. Main entrances can be seen from the street and neighbours. 
c. All entrances will provide adequate levels of Lighting. 

4. Landscaping 
a. Trees Located on Level 1 will have raise crowns to avoid a continuous barrier. 
b. Low groundcover will be used along pedestrian pathways. 
c. No Landscaping will impede or conceal the building entrance from the street 

5. Lighting 
a. Inset and modulated spaces on the building facades, along access/egress routes, will be well 

lit 
b. All pedestrian pathways will include pedestrian scale lighting and direct light. 
c. Areas not intended to be used at night will avoid Lighting. 
d. All Lighting will be located away from walls to avoid climbing opportunities. 

Territoriality 

6151211 

1. Public spaces at the amenity Levels are separated through the use of Landscaping and pavement 
treatments. 

2. Ground-level townhouse-style units will be elevated and gated. 
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Lot 14 Statement of Significance 

2 .4 .2 Brighouse Homestead Site, 
6!JDD River Road 

D1!5crlptlon 
The BrigJlDu se Homeste.ad sioo m n.sis.t s. of Um narrow, 
l - s.haped property parallel to Gilbert Road and extending 
f rom River Road sou th to the Railway tracks. The site is 
heavily treed and 1,_ tile location of a drainage ditch that 
runs along it!> fe gt h. This property is a de,.ig ated eritdg:e 
site and is on ttte Nat ional Register of Historic Pfaces.. 

Valu!!'s 
The Brighouse Homestead site is val ed for its hi5torical. 
aesthetic. social an ecological importa ce. pa rticular~ or 
the ornamental tree planting t at dates in JJa rt tot e late 
1Bil0s. 

The Brighouse Homestead site is historical ly s.ig ificant as 
the home of Samuel Brigh.ouse in the late 800s and early 
1900s unt il hi5 return to England in 1.913. Brigh.olJ5.ewas 
one of the farge st landowners on Rich.moml 's l l'u Island, 
who farmed and raised liivestock and horses. The 8rigfm se 
Hamestead was part oftlle patte n aflarge ar s ttlat were 
to(ated n.ear water acces5 on the Middle Arm af t · e Fra.ser 
River at t e tum of tlie mnl:ury. W fie t e filter offered he 
only access to the eartv settlements. its presence ami th.e 
tow-tying wet Ia d required the constructian of 11rotecttve 
dikes and t ile di !;!ging of d.raimage ditches to create viable 
f ;onm!and. 

A significant a-spect o the slte is that the 81ig se 
propertv rem aimed in Um family' unt il it was pu rr:tla!;ed by 
the Township of R[chmond in196s.As expressed i Samuel 
81ig ouse's will, 5ubsequentOI"mers included e ·gh.ouse's 
nep ews Michael Blighouse Wilkinson an Alfred Pearson. 
and their rnildren ensuring ongoing c;om .and imprCPJement 
afthe lands. 

6151211 

Historic tree res'IJ rces. of the site in 1011 
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The site is important a.s a mpresentative of tile f·arge estat es and farms arquimd bv individuals i Rirhmond's 
early history and ofthe agriw lti.J ral root s of the community. The present. site· •tas part of B lighou~e's !j00-arre 
estate on Lut Island, and its remaining form shows in part the original fd'{D t of tim Brighouse Home-stead and 
Estate reminiscent of tlle English trai:lition of mws. of trees lining roads and drilleo..,'a'l'5 leai:ling to a ma or house 
.and garden. ~et withrn t e larger a!Sficultural context of ordlard. fiefd·s and wmodlots. The present ditch along 
uilhert Road •as. origi alty !orated as a division tletween two fields. typiral i Rictlmond. with a na turalty formed 
hedgerow along Lt . 

The rompo5iticm of t lile tmes as ctocume ted i several tree< T'!lf!YS refllea s t e ortginal planting ami the evolution 
of the site over time_ e remaining trees comtey the original pattern of vtillov;, elm. oak. cedar. Scotth pine . . and 
ash surrounld[ng the homestead. The cont inuing pre.seml:! of the trees i dlcates th:e ongoing presenoo of the 
original grade or ground plane in this area of t h.e sit e. ln an era of pioneering in North Ameri( a, tlle Uel:! seedlings 

rought (Tiler from England symbolize a .connection t o the familiar landsLapes of that country. Apple trees in a grid 
ldentified in ; 981 were tlle remains of orchards o ce exta ton tlle site. 

As a result of ~am age to the River Road dike in 19"16. tlle original oak trees pfame try Brighouse were lly necessity 
removed '•' en th.e dlke was repaired am:l widen d. Wilkrmon ;:md Pea.rson mp!acedl t lhem 'lith n m sam!:! variety 
f o d else1nh2re on the estate. These oa s w2re tmas:ured by tne ( m unity as •;eJt at least until t e 1940s 
8righo se aooms m se2dlirrgs •tere dlstJib ted amo g th2 comm nity fm pf2 ing o oth2r pmpertie·s. 

The site .also mfletts e histmy of mom rerent developments on t e Brigh.ouse lands. The wncstt cf on of 
t e Dinsmore 8rid'lle in \969 as part of Rirhmorrd's ongoi g post-war !SflltWttl efferti"li'ely bisecte th.e origi al 
· omest2·ad and d l!a ged t e relat ionship ben•teen tlle site. tile adjacent !armllls and the<rlatellfrcmt. While the 
ra ilway was retm:ated a ong a route cfesatbin.g,origrnal field patterns.. 

Sodal and com itv values are fGu rrd in the im!lmt ance of tlle 8righ se· Homestead to dli:! City of Richmond 
as a reflection of " significant part of its h.istory. !Rec~nize i:l lly the citizens of Rin:tlmond throog a erit:age 
designat ion. t e s!te was placed on the Canadian Register of mstoric Places in 2 ()2_ 

The riparia area is importanUo1 the eml~ira l values foun i tlle rege e.ration of a migina drainage dit c:ll . as. 
well as represen ·ny a landscape feature o bot cu lt ral and natural va e. 

[h;ar.lr.ter-Dmnlng Elements 
• Ttm iCJcatimwH e Homest ead c o.se to river acce.ss o tlle !lo trldleAr and t e mlations lp of t' e site o e 

Rkver Road dli .e .. t e road a d t e- river 

• Vieo.•l's ficm t e site overt e river. to Sea ls[; d and th.e North S om mou ta i s 

• H ill! presen original •llro nd fevel toot remains in tile areas of tree· planting 

• Trare5 of ayricultural field pa ttemswhlich reflert th.e original land use and laymrt of tlle Brfgnouse Estat!e 

• Tne remains o ttte dist inct u ee Jill a nting begun by Sa u ei Brig o se and ~:ontin ued by hk!i de see ndents in 
and aro rrrl h.is o estead. such as; tlhe Ue2s in tlle designated parcel. th.e River Road uees .and t e· Hee5 
linirrg the drive\Yay 

• The ntq e rnllenton of tree species 

• The rai t1•1ay rig t-of -\'i'd'l/ tllat creates t e smrt em bou daFII' of t e sUe· 

• The ditlil and regenera ·ng ·parian planting along th.e easte1 edgi:! of t e site_ 



Remnant Heritage Trees Summary 

Samuel Brighouse Trees 

Species Retain Remove 

American elm 

English oak 

Green ash 

Horse chestnut 

Little-leaved Linden 

Lombardy poplar 

Scots pine 

Heritage trees to be reta ined: 

Tag# 353- American Elm, 35 em 
Tag# 376- American Elm, 35 em 
Tag# 378- American Elm. 22 em 
Tag# 380 - American Elm. 90 em 
Tag# 381- American El m . 51 em 
Tag# 383 - American Elm, 45 em 
Tag# 385- American Elm. 48 em 

Tag# 338- English Oak. 90 em 
Tag# 352- English Oak 110 em 
Tag# 382- English Oak, 95 em 
Tag# 384- Engl ish Oak, 45 em 
Tag# 401- English Oak. 51 em 

Tag# 304- Ash. 44 em 
Tag# 306- Ash. 46 em 
Tag# 311- Ash. 43 em 
Tag# 312- Ash, 47 em 
Tag# 314- Ash, 45 em 
Tag# 322- Ash. 38 em 
Tag# 324- Ash, 35 em 
Tag# 325- Ash.31 em 
Tag# 326- Ash, SO em 

Tag# 323- Horse Chesnut, 65 em 
Tag# 391- Horse Chesnut, 38 em 

Heritage trees to be removed 
or converted to wildlife: 

1 0 

4 0 

0 0 

0 0 

0 0 

0 0 

0 0 

5 0 

Tag# 315- Linden. 65 em 
Tag# 318- Linden, 58 em 
Tag# 884- Linden, 36 em 

Tag# 310- Pop lar, 90 em 
Tag# 320- Poplar, 80 em 
Tag# 321- Poplar. 100 em 

LEGEND: 

• ASH 

• ENGLISH OAK 

• AMERICAN ELM 

HORSECHESTNUT 

LmLELEAF LINDEN 

• LOMBARDY POPLAR 

SCOTS PINE 

SUBTOTALS: 

Tag# 375- American Elm, 35 em. to be converted to wildlife 
Tag# 386- American Elm, 55 em. converted to w ildlife 

Tag# 313- Ash, 40 em. to be converted to wildlife 
Tag# 328- Ash. 40 em. to be converted to w ildlife 
Tag# 329- Ash,28 em. to be converted to wildlife 
Tag# 334- Ash, 2Scm. to be converted to wildlife 

Tag# 316- Linden. 67 em. to be converted to wildlife 
Tag# 319- Linden, 35 em, to be converted to wildlife 
Tag# 327- Linden. 42 em. t o be removed 

Tag# 340- Scots Pine. 4Scm. to be converted to wildlife 
Tag# 341- Scots Pine. 21cm. to be converted to wildlife 
Tag# 342- Scots Pine. 28cm, to be converted to wildlife 
Tag# 343- Scots Pine. 30cm . to be converted to w ildlife 
Tag# 344- Scots Pine, 32cm . to be converted to wildlife 
Tag# 345- Scots Pine. 34cm. to be converted to w ildlife 
Tag# 887- Scots Pine, 23cm, to bei converted to w ildlife 

LOT 14 REMNANT HERITAGE TREES PLAN 

13 

s 

9 

2 

6 

7 

45 

Brighouse Descendant Trees 

Retain Remove/ Convert 
to wildlife stem 

6 2 

1 0 

9 4 

2 0 

3 3 

3 0 

0 7 

24 16 * 

9 

5 

13 

2 

6 

3 

7 
45 

(* Including tree #386 that has 
failed and has been converted to 
wildlife stem) 

\' 

.,,," ·"" .. 

LOT 17 

~· 

. ;,~ .. -

I 
l 
I 

J ;:·· 
"' I:, 
I 
I 

.. >' l ·· 
-· I 
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RETAINED HERITAGE WOODLOT AND WIND
ROW TREE SPECIES 

LEGEND: 

ASH 9 

0 ENGLISH OAK 

AMERICAN ELM 7 

8 HORSECHESTNUT 2 

LITILELEAF LINDEN 3 

0 LOMBARDY POPLAR 3 

SCOTS PINE 0 

SUBTOTALS: 29 

® .R.eiairied deciduous tree 

Retained conifer tree 

15m RMA 

Proposed ESA-3 

REPLACEMENTTREESINLOT14 

• Scots pine 

• Green ash 

• Red oak 

• London planetree 
or amencan elm • White swamp oak 

.... ,.-[h.. Subtotal 

Note: Rep lacement trees 
shou ld be Scm-7cm caliper. 
Tree spec ies su bject to 
availability- possible 
substitutions to be confirmed 
by the City. 

REFER TO ENVIRONMENTAL 
REPORT FOR THE LOT 14 
PROPOSED PLANTING DESIGN 

4 

18 

2 

10 

14 

48 

LOT 14 RETAINED HERITAGE TREES AND PROPOSED NEW TREES 

ATTACHMENT 13 
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ESA Tree Summary Table 

Lot 14 Gilbert Road SR W 

Retain Wildlife Remove Retain Wildlife Remove 

Bylaw Trees 30 Trees,#: 13 trees, #: 1 tree, #: 17 trees,#: 10 trees, #: 1 tree, #: 
(> 20 em)* • 310, • 302, • 386 . • 301 , • 303 , • 327 . 

• 318, • 307, • 304, • 305, 
• 324, • 334, • 306, • 308, 
• 333, • 340, • 309, • 313, 
• 335, • 341, • 311, • 316, 
• 338, • 342, • 312, • 317, 
• 352, • 343, • 314, • 319 
• 353, • 344, • 315, • 328, 
• 376, • 345, • 320, • 329, 
• 378, • 375, • 321, • 330 . 
• 380, • 377 • 322, 
• 381, (already • 323, 
• 382, modified), • 325, 
• 383, • 887, • 326, 
• 384, • 888. • 331 , 
• 385, • 391, 
• 401, • 884 . 
• 501 , 
• 502, 
• 503, 
• 504, 
• 505, 
• 506, 
• 507, 
• 508, 
• 509, 
• 510, 
• 511 , 
• 883, 
• 886. 

Undersized 66 trees,#: 11 trees, #: 1 trees: 
Trees (<20 • STlAP, • STlAPR, • #885. 
em)* • STlAPS • STliA, 

(2 trees), • STlTPD 
• STlBPAP (3 trees), 

(8 trees), • ST2RP (6 
• STlJR, trees). 
• STlPM (3 

trees), 
• STlPOPL, 
• STlPSER, 
• STlPXT 

615 1211 
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• STlTBR 
(10 trees), 

• STlTBR 
• STlTC, 
• STlTP (8 

trees), 
• STlUA, 
• ST2BPAP 

(2 trees), 
• ST2CRL 

(3 trees), 
• ST2FS, 
• ST2IA, 
• ST2PC, 
• ST2PS, 
• ST2QR, 
• ST2UA 

(17 trees). 

Totals 96 13 14 16 9 2 

*Heritage trees are shown in bold 

6151211 



City of 
Richmond 

ATTACHMENT 15 

Development Permit & HA Considerations 
Development Applications Department 

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

Address: 6811 Pearson Way (Lot 17) 
File No.: DP18-816029 

Prior to issuance DPlS-816029, the developer is required to complete the following: 
1. Statutory Right of Way*: Granting of an approximately 649m2 statutory right of way (SRW), 

generally as shown in the Sketch Plan A and subject to final dimensions established by the surveyor 
to the satisfaction of the City for the purpose of securing public access and use. The SR W area will 
provide for: 

• Public right of passage for pedestrian, bicycles, vehicles, emergency services, City services 
and third party utility services and vehicles; 

• A designated loading/collection area including a loading parking space for the future child 
care facility at 6899 Pearson Way; 

• Design and construction at the owner's cost, including but not limited to universal 
accessibility, decorative finishing, landscaping, lighting, as well as safety measures related to 
vehicular and/or pedestrian use and/or crossing of the SRW; 

• Maintenance and repair at the owner's cost. 

2. No Development Covenant: Modify CA5349574 "No Development" covenant (Schedule E, F, J, L) 
to require the owner of Lot 17 to submit detailed designs and enter into Servicing Agreements (SA) as 
a condition of Building Permit issuance rather than as a condition of Development Permit (DP) 
issuance. 

3. Public Open Space Covenant: Modify CA5349577 "Public Open Space- Lot 17" covenant (Section 
3.2 (a)) to include a new subsection to permit limited building and balcony encroachments into the 
Public Open Space Area in accordance with the DP. 

4. No Development Covenant: Satisfy the terms of the restrictive covenant (CA5349574). The 
registered agreement secures that "no development" will be permitted and that the City is not 
obligated to issue any of a Development Permit (DP), Building Permit (BP), or final building 
inspection until the conditions as outlined in the restrictive covenant have been satisfied to the 
satisfaction of the City. The terms include requirements for: 

4.1. Schedule A: An Environmentally Sensitive Area Development Pennit, which requires that the 
owner of Lot 17 applies for an ESA DP for the affected properties and requires the owner to 
secure an ESA DP, which is subject to City approval. 

4.2. Schedule B: An Heritage Alteration Permit, which requires that the owner of Lot 17 makes an 
application for an Heritage Alteration Pennit (HAP) and requires the owner to secure an HAP, 
which is subject to City approval. 

*Any works essential for public access within the required statutory right-of-way (SRW) are to be included in the 
Servicing Agreement (SA) and the maintenance & liability responsibility is to be clearly noted. The design must be 
prepared in accordance with good engineering practice with the objective to optimize public safety and after 
completion ofthe works, the Owner is required to provide a certificate of inspection for the works, prepared and 
sealed by the Owner's Engineer in a form and content acceptable to the City, certifying that the works have been 
constructed and completed in accordance with the accepted design. Works to be secured as a condition of Building 
Permit issuance. 
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4.3. Schedule C: Phasing, which requires that DPs for Lot 9 and Lot 12, and that the ESA DP and the 
HAP permit precede issuance of a DP for Lot 17. 

4.4. ScheduleD: District Energy Utility (DEU), which requires the owner of Lot 17 to undertake the 
following to the satisfaction of the City: 

• Design and provide plans and specifications demonstrating capability to connect to and be 
serviced by the DEU that will be constructed by or on behalf of the City; 

• Provide an energy modelling report; 
• Enter into the Service Provider Agreement or alternative agreement; 
• Enter into a Section 219 Covenant for the installation, operation and maintenance of all 

necessary facilities. 
o The required restrictive covenant, SRW, and/or alternative legal agreement(s), which 

are to be to the satisfaction of the City, are to secure the owner's commitment to 
connect to District Energy Utility (DEU), which covenant and/or legal agreement(s) 
will include, at minimum, the following tenns and conditions: 

o No building pennit will be issued for a building on the subject site unless the building 
is designed with the capability to connect to and be serviced by a DEU and the owner 
has provided an energy modelling report satisfactory to the Director of Engineering; 

o If a DEU is available for connection, no final building inspection permitting 
occupancy of a building will be granted until the building is connected to the DEU 
and the owner enters into a Service Provider Agreement on terms and conditions 
satisfactory to the City and grants or acquires the Statutory Right ofway(s) and/or 
easements necessary for supplying the DEU service to the building; 

o If a DEU is not available for connection, no final building inspection permitting 
occupancy of a building will be granted until: 

• The City receives a professional engineer's certificate stating that the 
building has the capability to connect to and be serviced by a DEU; 

• The owner enters into a covenant and/or other legal agreement to require that 
the building connect to a DEU when a DEU is in operation; 

• The owner grants or acquires the Statutory Right ofWay(s) and/or easements 
necessary for supplying DEU services to the building; and 

• The owner provides to the City a letter of credit, in an amount satisfactory to 
the city, for costs associated with acquiring any further Statutory Right of 
Way(s) and/or easement(s) and preparing and registering legal agreements 
and other documents required to facilitate the building connecting to a DEU 
when it is in operation. 

4.5. Schedule G: Public Art, which requires the owner of Lot 17 to submit a design, implementation 
and management plan that is consistent with the Public Art Plan, to enter into a Public Art 
Agreement, and to provide a public art voluntary contribution of$211,000.00 ($200,450.00 to 
the Public Art Reserve 7600-80-000-90173-0000 and $10,550.00 to the Public Art Program 
administration 7500-10-000-90337-0000) and in lieu of providing public art as part ofthe 
subject development. 

4.6. Schedule H: Child Care, which requires the owner of Lot 17 to deliver a child care facility at Lot 
13 as a condition of occupancy of the proposed residential units at Lot 17. 

4.7. Schedule N: Community Planning, which requires the owner of Lot 17 to voluntarily contribute 
$100,000.00 to future City community planning studies, as set out in the City Centre Area Plan 
and as required by the Rezoning Considerations for the subject property (City Centre 
Community Planning and engineering Account #3132-1 0-520-00000-0000). 

5. Tandem Parking: Registration of a legal agreement on Title, subject to final approval of the Director 
of Transportation: 

6151211 



- 3- ATTACHMENT15 

• Ensuring that where two parking spaces are provided in a tandem arrangement both parking 
spaces must be assigned to the same dwelling unit; and 

• Prohibiting conversion ofthe any of the tandem car parking areas into general storage space 
or other non-care parking uses. 

6. Visitor Parking: Registration of a legal agreement on Title, subject to final approval of the Director of 
Transportation, to: 

• Maintain the number of visitor parking stalls as required by the Zoning Bylaw requirements 
in perpetuity; 

• Prohibit the selling, leasing, assigning, or designating any of the visitor parking spaces to 
individual unit owners/renters/occupants or any other persons; and 

• Ensure that the required visitor parking stalls are available for use by visitors to this 
development at all times. 

7. Non-Conversion of Bicycle Parking and Repair/Maintenance Areas: Registration of a legal agreement 
on Title, subject to final approval of the Director of Transportation, to: 

• Prohibit the conversion of bicycle parking and/or bicycle repair/maintenance areas into 
habitable space, general storage space or other uses that are not related to bicycle parking 
and/or repair/maintenance; and 

• Secure all bicycle parking and repair/maintenance areas for shared common use by all 
residents of the development. 

8. View and Other Development Impacts: Registration of a legal agreement on Title stipulating that the 
development is subject to potential impacts due to other development that may be approved within the 
City Centre including without limitation, loss of views in any direction, increased shading, increased 
overlook and reduced privacy, increased ambient noise and increased levels of night-time ambient 
light, and requiring that the owner provide written notification ofthis through the disclosure statement 
to all initial purchasers, and erect signage in the initial sales centre advising purchasers of the 
potential for these impacts. 

9. Discharge DV 89-367: Discharge Development Variance Permit 89-367, which was issued in 1990 to 
permit a three storey office building that has since been demolished. 

10. Discharge CA5349576: Discharge Temporary Works- SRW Public Open Space from Lot 17, which 
is no longer required as the temporary public open space at Lot 9 was approved to be removed and 
will be replaced by a permanent Public Open Space Area, which is to be design and constructed to the 
satisfaction of staff as a consideration of Building Permit issuance. 

11. Letter of Credit: Receipt of a Letter of Credit for landscaping on the portion of Lot 17 that is not 
included in the Public Open Space Area in the amount of$2,403,302.00 based on the cost estimate 
provided by PFS Studio. 

Prior to Building Permit Issuance, the developer must complete the following 
requirements: 
1. No Development: Satisfy the terms of the restrictive covenant (CA5349574) to the satisfaction of the 

City. The terms include requirements to enter into a Servicing Agreement (SA) t: 

1.1. Schedule E: Park, which requires the owner of Lot 17 to develop a concept for the Public Open 
Space Area, to undertake detailed design and to enter into SAt s for the Public Open Space Area, 
the Waterfront Park, Lot 14 and any works associated with the HAP and/or ESA DP. As part of 
the SA process, the applicant is required to provide associated Letter of Credits (LOCs) for the 
design and construction of the Public Open Space Area, Waterfront Park, Lot 14 and HAP 
and/or ESA DP. The Public Open Space Area is to include a minimum of 46 specimen trees(~ 8 

t This requires a separate application. 
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em caliper), including at least one native tree species. The applicant may replace the existing 
Public Open Space Area right of way with a survey plan that secures a minimum of 4,325 m2 of 
Public open Space Area at Lot 17. 

1.2. Schedule F: Road and Related Improvements, which requires the owner of Lot 17 to submit 
detailed designs for the remaining required road works and related improvements. The applicant 
is required to enter into a SAt and to provide an associated LOC. 

6151211 

The Developer is required to complete frontage improvements, including road works and behind
the-curb frontage treatments, for: (i) Lot 17; (ii) Lot 14; and (iii) works that were left unfinished 
from SA 13-632452 for Lot 9 and Lot 12. The required works include: removal of temporary 
asphalt sidewalk and other temporary frontage treatments; construction of new sidewalk and 
landscaped boulevard; and pavement widening to the ultimate width. The Lot 17 boulevard along 
Pearson Way is to include a minimum of 13 trees, including a minimum of 10 specimen tree 
species, which may be non-native trees, in accordance the Heritage/Environmental Conservation 
Plan (December 2011). The comments on the frontage works required for Lot 13 are for 
information only as the development of Lot 13 is under a separate application. The required 
frontage improvements are to be carried out for the following roadway sections: 

Pearson Way (West-East)- Lot 9 and Lot 12 Frontages 
Some of the behind-the curb frontage improvements are noted as "future works" in the SA design 
drawings for Lot 9 and Lot 12. As Lot 17 is the last phase of the River Green development, the 
frontage improvements required for the two earlier phases must be completed in conjunction with 
the current phase. The following road cross-section describes the required frontage 
improvements across the Lot 9 and Lot 12 road frontages. (Measurements are from south to 
north). 

South property line: 
• 2.0 m wide concrete sidewalk (the back of the sidewalk is on a 0.5 m wide SRW) 
• 1.85 m wide grass boulevard with street trees 
• 0.15 m wide south curb 
• 12.0 m wide pavement 
• 0.15 m wide north curb 
• 1.85 m wide grass boulevard with street trees 
• 2.0 m wide concrete sidewalk (the back of the sidewalk is on a 0.5 m wide SRW) 
• North property line 

Pearson Way (West-East) Lot 17 and Lot 12 Frontages 
The following road cross-section describes the required frontage improvements for the section of 
Pearson Way (W-E) across the Lot 17 and Lot 12 road frontages. (Measurements are from south 
to north). 

South property line: 
• 2.0 m wide concrete sidewalk (the back of the sidewalk is on a 0.5 m wide SRW) 
• 1.85 m wide grass boulevard with street trees 
• 0.15 m wide south curb 
• 10.0 m wide pavement 
• 0.15 m wide north curb 
• 1.85 m wide grass boulevard with street trees 
• 2.0 m wide concrete sidewalk (the back of the sidewalk is on a 0.5 m wide SRW) 
• North property line 
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Pearson Way (West-East) Curb Extensions 
At approximately mid-block Pearson Way (W-E), curb extensions are required for traffic calming 
purposes. The curb extensions are to have a 2.0 m off-set from the adjacent curb line. The road 
cross-sections noted under Items 1 and 2 above refer to the sections of Pearson Way to the west 
and east of the curb extensions respectively. 

Pearson Way (North-South) Lot 12 and Lot 17 Frontages 
The following road cross-section describes the required frontage improvements for the section of 
Pearson Way (N-S) between Pearson Way W-E and River Road. (Measurements are from west 
to east). 
West property line: 
• 2.0 m wide concrete sidewalk (the back of the sidewalk is on a 0.5 m wide SRW) 
• 1.85 m wide grass boulevard with street trees 
• 0.15 m wide west curb 
• 12.0 m wide pavement 
• 0.15 m wide east curb 
• 1.85 m wide grass boulevard with street trees 
• 2.0 m wide concrete sidewalk (the back of the sidewalk is on a 0.5 m wide SRW) 
• East property line 

Pearson Way (North-South) Lot 12 and Lot 13 Frontages 
The following road cross-section describes the required frontage improvements for the section of 
Pearson Way N-S between Pearson Way W-E and River Road. (Measurements are from west to 
east). 
West property line: 
• 2.0 m wide concrete sidewalk (the back of the sidewalk is on a 0.5 m wide SRW) 
• 1.85 m wide grass boulevard with street trees 
• 0.15 m wide west curb 
• 12.0 m wide pavement 
• 0.15 m wide east curb 
• 0.9 m wide grass boulevard 
• 2.0 m wide temporary asphalt sidewalk 
• 0.45 m wide grass strip 
• East property line 

River Road Lot 12 and Lot 13 Frontages 
The following road cross-section describes the required frontage improvements for the section of 
River Road between Pearson Way N-S and Gilbert Road. (Measurements are from north to 
south). 
North property line: 
• 2.0 m wide concrete sidewalk with a 0.5 m wide stone paving band along the north edge of 

the sidewalk (the sidewalk is to be located on a 2.0 m wide SRW) 
• 1.55 m wide buffer strip 
• 1.8 m wide bike lane 
• 1.56 m wide grass boulevard with streets 
• · 0.15 m wide north curb 
• 16.1 m pavement 
• 0.15 m wide south curb 
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River Road Lot 14 Frontage 
The road cross-section for Lot 14 River Road frontage is the same as that noted under Item 6 
above with the exception that a 2.0 m wide SRW would not be required as Lot 14 is owned by the 
City. 

River Road/Gilbert Road Intersection 
As part of the road works required under SA 13-632452, the Developer is to construct the final 
curb/gutter at the River Road/Gilbert Road intersection to align with existing curb lines. The 
final curb/gutter works are to be carried out upon completion of the full curb-to-curb construction 
of River Road between Hollybridge Way and Gilbert Road. 

Traffic Signals 
The following traffic signal works are required. 
• River Road/Pearson Way intersection- The construction of a new traffic signal at the River 

Road/Pearson Way intersection is part of the off-site works under SA13-632452. Theses 
signal works are mostly complete. The remaining works will be completed by the City and 
paid for by the Developer. Work Order #9534547 will remain open until the full traffic 
signal is complete and operational. 

• River Road/Gilbert Road intersection - At the River Road/Gilbert Road intersection, some of 
the existing traffic signal infrastructure may be affected by the Lot 14 frontage works and 
may needed to be modified and/or replaced. The Developer is responsible for all such related 
costs. Transportation staff will determine the requirements for and the costs of the traffic 
signal infrastructure modifications and/or replacements. 

Statutory Right-of-Way Requirements 
The following SRWs are required. 
• Pearson Way (W-E)- 0.5 m wide SRW behind property line, both sides of the road. 
• Pearson Way (N-S)- 0.5 m wide SRW behind property line, both sides of the road. 

• River Road- 2.0 m wide SRW behind property line for Lot 12 and Lot 13, north side of the 
road 

1.3. Schedule J: Dike, which requires the owner of Lot 17 to undertake the following to the 
satisfaction of the City: 
• Submit a Conceptual Dike Plan; 
• Provide a detailed design that includes any related works; 
• At its sole cost, obtain all necessary governmental and related approvals pertaining to the 

dike and related works; 
• Enter into a Dike SAt that includes the following provisions and to provide an associated 

LOC: 
o The owner of Lot 17 is responsible for raising the height of the crest of the dike to a 

minimum elevation of 4.7 m geodetic; 
o The owner of Lot 17 is responsible for the costs associated with raising the crest of 

the dike to 4.0 m geodetic. 
o The City will be responsible for the cost of raising the crest of the dike above 4. 0 m 

geodetic. 

1.4. Schedule L: Water, Sanitary Sewer, Storm Sewer and Related Improvements, which requires the 
owner of Lot 17 to enter into a SAt and associated LOC for the design, construction and 
installation of servicing works. 
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2. 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. 

3. Incorporation of accessibility measures in Building Permit (BP) plans as determined via the 
Development Permit processes. 

4. 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. 

5. Confirmation that the recommendations identified in the acoustic evaluation report by Brown 
Strachan Associates, dated February 26, 2019 and in the mechanical thermal report by Y oneda and 
Associates, dated January 22,2019, or equivalent measures, have been incorporated into the 
construction plans. 

6. Confirmation that the commitments regarding EV charging provisions, which are identified in the 
letter, dated April 17, 2019, from Nemetz and Associates Ltd., or equivalent measures, have been 
incorporated into the construction plans to the satisfaction of Sustainability staff. 

Address: 6900 River Road 
File No.: ESA DP18-840993 

Prior to issuance of ESA DP 18-840993, the developer is required to complete the 
following: 
1. Receipt of a Letter of Credit for landscape restoration in the amount of $1 7 5, 002.5 8 based on the cost 

estimate provided by PGL Environmental Consultants Ltd, April2019. The landscape LOC may be 
reduced to reflect the costs of landscape works secured through the SA. 

2. Submission of a Contract entered into between the applicant and a Certified Arborist for supervision 
of any on-site works conducted within the tree protection zone of the trees to be retained. The 
Contract should include the scope of work to be undertaken, including: the proposed number of site 
monitoring inspections, and a provision for the Arborist to submit a post-construction assessment 
report to the City for review. 

3. Submission of a Contract entered into between the applicant and a Qualified Environmental 
Professional to monitor and provide annual reporting to the City on the ESA for five years following 
City approval of substantial completion. 

4. Submission of a Tree Survival Security to the City in the amount of $480,000 for the 113 trees to be 
retained. 

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

6. Installation of appropriate Environmentally Sensitive Area (ESA) protection fencing and silt control 
fencing in accordance with the Construction Environmental Management Plan (PGL Environmental 
Consultants, March 2019) prior to any construction activities occurring on-site. 

7. Registration of a legal agreement on title to identify the modified ESA on Lot 17 and to ensure that 
vegetation is retained and planted as identified within the Environmental Impact Assessment (PGL 
Environmental Consultants Ltd, March 20 19), and will not be abandoned or removed. 
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8. Registration of a legal agreement on title to allow City access to the property in case the works 
identified within the Environmental Impact Assessment (PGL Environmental Consultants Ltd, March 
2019) are not completed, maintained or monitored as proposed. 

Address: 6900 River Road 
File No.: Heritage Alteration Permit 18-840992 

Prior to issuance of HA 18-840992, the developer is required to complete the following: 
1. Enter into a legal agreement with the City regarding the following: 

1.1 Submission of a tree replacement security in the amount of $93,600.00 ($1,950/ tree) for the 
required 48 heritage replacement trees prior to the issuance of the HAP. The landscape LOC may 
be reduced to reflect the costs of landscape works secured through the SA. The release of the 
security will be released in stages as described below. 

• 50% of the security can be released upon receipt of a completion report prepared by a 
certified arborist confirming that the trees have been planted in accordance with the approved 
plans including the locations, sizes and species of the replacement trees, to the satisfaction of 
the Director of Development and/or the Director, Parks Services, Community Services, Parks 
Services. 

• The other 50% will be held to ensure that the trees survive for the maintenance period of five 
years. The 50% of the security can be further reduced to 25% after three years from the date 
of completion upon receipt of a monitoring report prepared by a certified arborist, to the 
satisfaction of the Director of Development and/or the Director, Parks Services, Community 
Services, Parks Services. The report must summarize the maintenance activities performed 
and confirm that the trees are still in compliance with the approved plans and in good 
condition. 

• The final 25% can be released in its entirety after five years from the date of completion upon 
receipt of a second monitoring report prepared by a certified arborist report confirming the 
tree are still in compliance with the approved plans and in good condition, to the satisfaction 
of the Director of Development and/or the Director, Parks Services, Community Services, 
Parks Services. 

1.2 Submission of a Letter of Credit in the amount of $42,500.00 prior to the issuance of the HAP. 
The landscape LOC may be reduced to reflect the costs of landscape works secured through the 
SA. 90% of the security can be released upon receipt of a letter from the landscape architect 
confirming that the work has been completed in accordance with the approved HAP. The final 
10% can be released after the required five year maintenance period. 

2. Submission of a public art voluntary contribution in the total amount of $83,000 ($41 ,000 with 
additional $42,000.00 for enhanced heritage interpretation) to the Public Art Program administration 
7500-10-000-9033 7-0000 for a heritage-themed public art project near the south entrance to Gilbert 
Greenway. 

Notes: 

• 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 
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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. 

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

Signed (on file) Date 
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City of 
Richmond Development Permit 

To the Holder: 

Property Address: 

Address: 

Oval 8 Holdings Ltd. Inc. No. 0805724 

6811 Pearson Way 

Suite 1830 - 1055 West Hastings 
Vancouver BC V6E 2E9 

No. DP 18-816029 

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. The "Richmond Zoning Bylaw 8500" is hereby varied to: 

a) Waive the requirement for on-site large size loading spaces. 

b) Increase the maximum permitted building projection into the Pearson Way public· 
road setback from 1m up to 2.5 m for proposed Tower F and G balconies. 

4. Subject to Section 692 of the Local Government Act, R.S.B.C.: buildings and structures; 
off-street parking and loading facilities; roads and parking areas; and landscaping and 
screening shall be constructed generally in accordance with Plans #1 to #9.01 attached 
hereto. 

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

6. As a condition of the issuance of this Permit, the City is holding the security in the amount of 
$2,403,302.00 to ensure that development is carried out in accordance with the terms and 
conditions of this Permit. Should any interest be earned upon the security, it shall accrue to 
the Holder if the security is returned. The condition of the posting of the security is that 
should the Holder fail to carry out the development hereby authorized, according to the terms 
and conditions of this Permit within the time provided, the City may use the security to carry 
out the work by its servants, agents or contractors, and any surplus shall be paid over to the 
Holder. Should the Holder carry out the development permitted by this permit within the 
time set out herein, the security shall be returned to the Holder. The City may retain the 
security for up to one year after inspection of the completed landscaping in order to ensure 
that plant material has survived. 

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

Property Address: 

Address: 

Development Permit 
No. DP 18-816029 

Oval 8 Holdings Ltd. Inc. No. 0805724 

6811, 6899 Pearson Way, 6900 River Road 

Suite 1830 - 1055 West Hastings 
Vancouver BC V6E 2E9 

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

This Permit is not a Building Permit. 

AUTHORIZING RESOLUTION NO. 
DAY OF 

DELIVERED THIS DAY OF 

MAYOR 

6151211 

ISSUED BY THE COUNCIL THE 



City of 
Richmond 

DP 18-816029 
SCHEDULE "A" 

Original Date: 04/12/18 

Revision Date: 

Note: Dimensions are in METRES 
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City of 
Richmond Heritage Alteration Permit 

To the Holder: 

Property Address: 

Address: 

Oval 8 Holdings Ltd. Inc. No. 0805724 

6900 River Road 

Suite 1830 - 1055 West Hastings 
Vancouver BC V6E 2E9 

No. HA 18-840992 

(s.617, Local Government Act) 

1. (Reason for Permit) 0 Designated Heritage Property (s.611) 
D Property Subject to Temporary Protection (s.609) 
D Property Subject to Heritage Revitalization Agreement (s.610) 
D Property in Heritage Conservation Area (s.615) 
D Property Subject to s.219 Heritage Covenant (Land Titles Act) 

2. This Heritage Alteration Pennit is issued to authorize: 

- Construction of the elevated boardwalk and installation of heritage interpretative panels in 
accordance with plans as shown in Schedule A, Plan #1 to Plan #11. 

- Introduction of ecological enhancement in accordance with approved ESA Development Permit 
DP18-840993. 

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

4. If the work authorized by this Heritage Alteration Permit does not commence within 24 
months of the date of this Permit, this Permit lapses. 

AUTHORIZING RESOLUTION NO. ISSUED BY THE COUNCIL THEDA Y OF 

DELIVERED THIS DAY OF '2018 

MAYOR CORPORATE OFFICER 

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

6151211 



LOT 14 SITE PLAN H 0992 
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WOOD TOP RAIL \11TH 
INITRPRETATKIN PANEL 

WOOD TOP RAIL \11TH 
INTERPRETATION PANEL 

1951 

3000 

STEEL BEAM 

1500 

1951 

3000 

STEEL BEAM 

1500 

CONC. COLUMN 

LOT 14 BOARDWALI< DETAILS 

EXISTING GRADE 

EXISTING GRADE 

HA 

J8X184 1PE TIMBER W/ TOOLED 
EDGE, BOLTED TO STEEL PlATE 

16mm TH1CK STEEL POST, 
WELDED TO BASE PlATE 

111RE PANEL GUARD R~L 

STEEL GRATE 

EXISTING TOP OF BANK 

STEEL BEAM 
STEEL BEAM 

Steel grate precedent image 
*Anti slip 
*Allows li ght penetration 
*Allows w ater to pass through 
* Easy maintenance 
* Th is surface wi ll be designed as per the City's 
standard and conform to Americans Disabilities 
Acts (ADA) requirements. 
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16mm 1liCK STEIL POST, ~ \ 
WELOEDTOBASEPlATE \ 
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Interpretation panel precedent image 

LOT 14 HERITAGE INTERPRETATION PANELS DETAILS 

PORCELAIN ENAMEL 
PANELS, B&:W IMAGES 

16 GAUGE, 6 STUDS 
IN EACH PANEL 

STEEL FRAME W'ELOEO 
TO EXISTING POST 
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~~~~M~~ 
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GUARDRAIL SECTION 1: 10 

Existing railing at River Road boardwalk 
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Remnant Heritage Trees Summary 

Samuel Brig house Trees 

Species Retain Remove 

American elm 

English oak 

Green ash 

Horse chestnut 

Little-leaved Linden 

Lombardy poplar 

Scots pine 

Heritage t rees to be retai ned: 

Tag# 353- American Elm, 35 em 
Tag# 375- American Elm, 35 em 
Tag# 378- American Elm, 22 em 
Tag# 380- American Elm. 90 em 
Tag# 381 - American Elm, 51 em 
Tag# 383- American Elm, 45 em 
Tag# 385 - American Elm. 48 em 

Tag# 338- English Oak. 90 em 
Tag# 352- English Oak. 110 em 
Tag# 382- English Oak, 95 em 
Tag# 384- English Oak, 45 em 
Tag# 401- English Oak. 51 em 

Tag# 304- Ash, 44 em 
Tag# 305- Ash, 45 em 
Tag# 311- Ash, 43 em 
Tag# 312- Ash, 47 em 
Tag# 314- Ash, 45 em 
Tag# 322- Ash, 38 em 
Tag# 324- Ash, 35 em 
Tag# 325- Ash,31 em 
Tag# 325- Ash, 50 em 

Tag# 323- Horse Chesnut, 55 em 
Tag# 391- Horse Chesnut, 38 em 

Heritage trees to be removed 
or converted to wildlife : 

1 0 

4 0 

0 0 

0 0 

0 0 

0 0 

0 0 

5 0 

Tag# 315- Linden, 55 em 
Tag# 318- Linden, 58 em 
Tag# 884- Linden, 35 em 

Tag# 310- Pop lar, 90 em 
Tag# 320- Poplar, 80 em 
Tag# 321- Poplar, 100 em 

LEGEND: 

• ASH 

• ENGLISH OAK 

• AMERICAN ELM 

HORSECHESTNUT 

UTTLELEAF LINDEN 

• LOMBARDY POPLAR 

SCOTS PINE 

SUBTOTALS: 

Tag# 375- American Elm, 35 em, to be converted to w ildlife 
Tag# 385- American Elm, 55 em, converted to wildlife 

Tag# 313 - Ash, 40 em, to be converted to wildlife 
Tag# 328- Ash, 40 em, to be converted to wildlife 
Tag# 329- Ash,28 em, to be converted to wi ldlife 
Tag# 334- Ash, 25cm, to be converted to wildlife 

Tag# 315- Linden, 57 em, to be converted to wildlife 
Tag# 319- Linden, 35 em, to be converted to wildlife 
Tag# 327- Linden, 42 em, to be removed 

Tag# 340- Scots Pine, 45cm, to be converted to wildl ife 
Tag# 341- Scots Pine, 21cm, to be converted to wildlife 
Tag# 342- Scots Pine, 28cm, to be converted to wild life 
Tag# 343- Scots Pine, 30cm, to be convert ed to wi ld life 
Tag# 344- Scots Pine, 32cm, to be converted to wildlife 
Tag# 345- Scots Pine, 34cm, to be converted to wildlife 
Tag# 887- Scots Pine, 23cm , to be converted to wi ldlife 

LOT 14 REMNANT HERITAGE TREES PLAN 

13 

9 

2 

6 

7 

4S 

Brighouse Descendant Trees 

Retain Remove/ Convert 

to wildlife stem 

6 

1 

9 

2 

3 

3 

0 

24 

2 9 

0 5 

4 l3 

0 2 

3 6 

0 3 

7 7 

16 * 45 

(*Including tree #385 that has ,1.. 
failed and has been converted to 
wildlife stem) --\ .... 

"\'·~. 

··"' .. :--

L 
STAND 1 - ApPROX (was 
-Sf£ TR££ INIIfNrORY FOR 
D£TA1LS. 

.~· ,. . .:-

LOT 17 

A~; ' A, 1 
rJ..- ,,... 

~-

Kll\ 18--8-40 99 2. 



RETAINED HERITAGE WOODLOT AND WIND
ROW TREE SPECIES 

LEGEND: 

0 ASH 9 

0 ENGLISH OAK 5 

AMERICAN ELM 7 

8 HORSECHESTNUT 2 

LITILELEAF LI NDEN 3 

LOMBARDY POPLAR 3 

SCOTS PINE 0 

SUBTOTALS: 29 

Retained conifer tree 

15m RMA 

Proposed ESA-3 

REPLACEMENTTREESINLOT14 

• Scots pine 

• Green ash 

• Red oak 

• London planetree 
or amencan elm • White swamp oak 

.1·1- D>" 
Subtotal 

Note: Rep lacement trees 
shou ld be Scm-7cm caliper. 
Tree spec ies subject to 
availability- possible 
substitutions to be confi rmed 
by the City. 

REFER TO ENVIRONMENTAL 
REPORT FOR THE LOT 14 
PROPOSED PLANTING DESIGN 

4 

18 

2 

10 

14 

48 

LOT 14 RETAINED HERITAGE TREES AND PROPOSED NEW TREES 
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City of 
Richmond 

HA 18-840992 

r----t---1-C 

f----__f---::--1-~ 
r----~_;;4~ 

Original Date: 11/22/18 

Revision Date: 12/05/18 

Note: Dimensions are in METRES 



City of 
Richmond 

Environmentally Sensitive Area 
Development Permit 

To the Holder: 

Property Address: 

Address: 

No. ESA DP 18-840993 

Oval 8 Holdings Ltd. Inc. No. 0805724 

6900 River Road, and portions of 6811 and 6899 Pearson Way 

Suite 1830 - 1 055 West Hastings 
Vancouver BC V6E 2E9 

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 #7 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 
$175,002.58 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. 

6151211 



To the Holder: 

Property Address: 

Address: 

Development Permit 
No. ESA DP 18-840993 

Oval 8 Holdings Ltd. Inc. No. 0805724 

6811, 6899 Pearson Way, 6900 River Road 

Suite 1830 - 1 055 West Hastings 
Vancouver BC V6E 2E9 

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

This Permit is not a Building Permit. 

AUTHORIZING RESOLUTION NO. 
DAY OF 

DELIVERED THIS DAY OF 

MAYOR 

6151211 

ISSUED BY THE COUNCIL THE 



ESA DP 18-840993 
SCHEDULE "A" 

1----J---i-C 

L-----1--::--r;~ 
0 r----.._.:.:....,l.z 

Original Date: 12/05/18 

Revision Date: 04/23/19 

Note: Dimensions are in METRES 
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City of 
Richmond 

To: Development Permit Panel 

From: Wayne Craig 
Director, Development 

Report to Development Permit Panel 

Date: April 18, 2019 

File: DP 18-829286 

Re: Application by Oris Developments (Hamilton) Corp. for a Development Permit at 
23200 Gilley Road 

Staff Recommendation 

That a Development Permit be issued which would permit the construction of a four-storey, 
mixed-use development with a partially below-grade parkade with 2,345 m2 (25,239 ft2

) of 
commercial/retail space and 223 units at 23200 Gilley Road on a site zoned "Residential I 
Limited Commercial (ZMU35) Neighbourhood Village Centre (Hamilton)". 

WC:mm 
Att. 3 
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Staff Report 

Origin 

Oris Developments (Hamilton) Corp. has applied to the City of Richmond for permission to 
develop a four-storey mixed-use development with a partially below-grade parkade, 2,345 m2 

(25,239 ft2
) of commercial/retail space and 223 units at 23200 Gilley Road (Parcel 1) on a site 

zoned "Residential/ Limited Commercial (ZMU35)- Neighbourhood Village Centre 
(Hamilton)". The site currently contains a shopping centre with a large surface parking lot. 

The site is being rezoned from "Community Commercial (CC)" to "Residential/ Limited 
Commercial (ZMU35)- Neighbourhood Village Centre (Hamilton)" under Bylaw 9746 
(RZ 16-754305). 

The following servicing works are being completed under a Servicing Agreement 
(SA 18-842116) as part of the required rezoning considerations: 

• Westminster Highway: The applicant will upgrade Westminster Highway to the ultimate 
standards at the Gilley Road intersection with new northbound and southbound left-turn 
lanes, provision of on-street bike lanes and sidewalks that are coordinated and add to the road 
works required for the Parcel2 development to the north (SA 15-717692). 

• Gilley Road High Street: Gilley Road will be raised and rebuilt as part of the servicing 
works for the Parcel 2 development to the north. For this application (Parcel 1 ), the applicant 
will be constructing streetscape works including a concrete sidewalk, boulevard, street trees 
and decorative street lights as well as a mid-block crosswalk. 

• Smith Drive: Along the entire development frontage with Smith Drive, the applicant will 
provide a new treed boulevard, concrete sidewalk, and on-street parking along the west side 
of the street. There will also be traffic calming elements including a raised median, curb 
extensions, and an enhanced pedestrian crossing at the existing crosswalk located near the 
southern limit of the development frontage. 

• McColl Crescent - Queen Canal Pathway: The applicant will improve the existing pathway 
connection via a new statutory right-of-way (SRW) between the existing public pathway in 
the City-owned Queen Canal Corridor and the existing dedicated City pathway leading to 
McColl Crescent in the adjacent singk·family neighbourhood. 

• Queen Canal Corridor: The applicant will be removing invasive species and planting native 
species within the Riparian Management Area (RMA) that includes this City-owned corridor 
and which extends into the development site (as discussed in the RMA section below). 

Development Information 

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

Development surrounding the subject site is as follows: 

• To the north, across Gilley Road: A four-storey, mixed-use building being constructed on a 
site zoned "Residential I Limited Commercial (ZMU29)- Neighbourhood Village Centre 
(Hamilton)" (RZ 14-660663 and DP 15-716268), and four single-family dwellings zoned 
"Single Detached (RS 1 /F)" under a rezoning application (RZ 18-83 7721) being reviewed by 
City staff to permit construction of a four-storey, mixed-use building. A Staff Report on the 
proposed rezoning will be forwarded to Planning Committee and Council at the completion 
of the Staff review. 

• To the south: A subdivision of single-family dwellings fronting McColl Crescent zoned 
"Single Detached (RS 1/B)". 

• To the east, across Smith Crescent: The Hamilton Community Centre and Hamilton 
Elementary School on sites zoned "School & Institutional (SI)". 

• To the west, the Queen Canal Corridor and a gas station site zoned "Gas & Service Stations 
(CG 1 )". 

Rezoning and Public Hearing Results 

During the rezoning process, staff identified the following design issues to be resolved at the 
Development Permit stage: 

• Additional vertical and/or horizontal articulation needs to be added to the rooflines of the east 
and west buildings respectively facing Smith Drive and the Queen Canal corridor. 

• Additional articulation needs to be added to the long straight top edge of the parkade podium 
facing the Queen Canal corridor. 

• Stepping back ofthe upper floor(s) ofthe south end ofthe wings of each building should be 
considered, with particular attention to the building wing at the southeast corner of the site. 

• The grade difference between the ground floor of the buildings and Smith Drive to the east 
and the Queen Canal corridor to the west should be refined; with the objective of achieving a 
comfortable height transition, adequate landscape screening of the parkade and application of 
CPTED principles. 

The Public Hearing for the rezoning ofthis site was held on June 18,2018. At the Public 
Hearing, nine members of the public provided correspondence in support of the application and 
one member of public expressed the following concerns about rezoning: 

• Traffic in the area as a result of the proposed density. 

• Sufficient parking for the proposed development. 

• Access to the proposed development and its effect on traffic flow. 

• The lack of a designated pick-up and drop-off area for the adjacent school. 
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Staff worked with the applicant to address the issues raised in the rezoning Staff Report and at 
the Public Hearing in the following ways: 

• Additional raised roofs, coordinated with the building's articulation, have been added to the 
east and west buildings respectively facing Smith Drive and the Queen Canal corridor. 

• The fourth floor of south wing of the east building has been stepped back from the third floor 
to reduce building mass facing Smith Drive. 

• An increased quantity and diversity of plants have been included along the western edge of 
the parkade adjacent to the Queen Canal Riparian Management Area and adjacent to 
Smith Drive. 

• The proposed Development Permit plans provide 451 vehicle parking spaces; more than the 
required 412 parking spaces. 

• The driveway entrance to project's surface parking lot off of Gilley Road was improved by 
adjustment of the paving surface and placement of bollards along the edges of the driveway 
entrance onto Gilley Road. 

• The applicant and City met with School District staff, Community Centre staff, and 
representatives from the Hamilton Community Association and Hamilton Elementary School 
Parent Advisory Committee to: 

o Adjust the proposed median and frontage works along Smith Drive being constructed 
under the Servicing Agreement for the subject Parcel development. 

o Develop a plan for the relocation of the entrance driveway to the School I Community 
Centre parking to Gilley Road (adjacent to the existing exit driveway). 

It should also be noted that City staff reviewed the TIA prepared by the applicant's consultants 
for the rezoning application to ensure that the necessary transportation works are included for the 
anticipated traffic from the subject development and surrounding proposed developments. 

Staff Comments 

The proposed scheme attached to this report has satisfactorily addressed the significant urban 
design issues and other staff comments identified as part of the review of the subject 
Development Permit application. In addition, it complies with the intent of the applicable 
sections of the Official Community Plan (OCP) and is in compliance with the "Residential I 
Limited Commercial (ZMU35)- Neighbourhood Village Centre (Hamilton)". The proposed 
development is also consistent with the applicable Hamilton Area Plan land-use policies and 
Development Permit Area Guidelines. 

Advisory Design Panel Comments 

The Advisory Design Panel was in favour of the proposed project. A copy ofthe relevant 
excerpt from the Advisory Design Panel Minutes from Thursday, December 20,2018 is attached 
for reference (Attachment 2). The design response from the applicant has been included 
immediately following the specific Design Panel comments and is identified in 'bold italics'. 
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Analysis 

Conditions of Adjacency 
The proposed development has four adjacency conditions: the Gilley Road "High Street" to the 
north, Smith Drive to the east, the Queen Canal Corridor to west, and an existing single-family 
subdivision to the south. Specifically, these adjacencies include: 

• The Gilley Road "High Street" project frontage forms the functional front of the project with 
the surface parking lot entrance and both building lobbies located near the middle of the 
block. This frontage is occupied by commercial I retail units, including a space capable of 
accommodating a grocery store in the east building. Gilley Road rises from approximately 
1.0 m geodectic elevation at Queen Canal to 3.5 mat the middle of the block and then falls 
back to approximately 1.5 m geodectic elevation at Smith Drive. This results in a situation 
where the retail frontage is at street level for approximately one-half of the block and above 
street level at the Queen Canal at the northwest comer of the site and Smith Drive at the 
northeast comer of the site. These grade differences have been managed with terraced 
planters and wide staircases at these comers of the site. 

• Along the Smith Drive frontage, there is an average 2.0 m (6.6 ft.) grade difference between 
the ground floor of the building and the sidewalk level. However, the majority of the 
building is setback further than the minimum 3.0 m (9.8 ft.) zoning building setback which 
has allowed for two levels of landscaping from street level to the main building podium level 
for much of the frontage. The parkade entrance provides access to all of the residential 
parking spaces for the building and an exterior residential loading space located adjacent to 
the parkade entrance. The exposed upper portion of the concrete parkade wall is screened 
with taller shrubs while lower a landscaping step is located between the loading space and 
Smith Drive for CPTED reasons. 

• Along the Queen Canal Corridor to the west, the grade adjacent to the Riparian Management 
Area (RMA) is approximately 1.0 m (3.3 ft.) below the building's first floor level elevation at 
3.5 m. The grade difference is addressed by the parkade being located partially below the 
existing grade, the sloping down of the parkade ceiling towards the edge of the building, and 
extensive landscape planting located between the building's parkade and the edge of the 
RMA located to the west. 

• To the south, the back of the project podium is an average of 1.0 m (3.3 ft.) above the 
adjacent grade on-site and adjacent single-family subdivision to the south ofthe site. The 
three wings ofthe project's two buildings are setback between 6.4 m (21.0 ft.) and 10.14 m 
(33.3 ft.) which in excess of the minimum 6.0 m (20.0 ft.) zoning setback. Moreover, the 
majority of remainder ofthe project's south elevation is composed oflarge south-facing 
courtyards. Between to the two buildings, there is a pedestrian connection from the back of 
the surface parking lot to the proposed east-west public pathway running along the south of 
the project and connecting Smith Drive to the Queen Canal corridor. 

• The preservation of 13 large Pine trees and a tall Cedar hedge along the south property line 
provides a good buffer to the rear yards of the existing single homes. The proposed east-west 
public pathway (within a statutory right of way be registered as a rezoning consideration) 
within the project's south yard is also partially screened with the planting of deciduous trees. 
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Access and Parking 

• Ofthe development's total451 parking spaces, the main vehicular access is provided to the 
420-space underground parkade via a driveway entering from Smith Drive which slopes 
gently downward to the partially-below grade parkade. The second 31-space surface parking 
lot is located between the two buildings and with a level access driveway from Gilley Road. 

• The driveway entrance to the small surface parking lot has been located adjacent to the mid
block crosswalk and curb-extensions to be constructed on Gilley Road in a manner to provide 
traffic calming and reduce the pedestrian crossing distance over Gilley Road. 

• The proposed parking exceeds the minimum requirements of Zoning Bylaw 8500 with a total 
of 367 resident parking spaces and 84 commercial parking spaces (35 of which will be shared 
as residential visitor spaces). 

• There will be a total of 143 small-car parking spaces (32% of the total parking spaces) and 
eight accessible parking spaces (2% of the total parking spaces) in compliance with Zoning 
Bylaw 8500. 

• As part ofthe rezoning considerations, there will be two restrictive covenants registered on 
Title ensuring that 35 shared commercial/visitor spaces will remain free for visitor use and 
will not be allocated to specific tenants and ensuring that the two (2) parking spaces within 
each of the 22 tandem parking arrangement pairs will be assigned to the same unit. 

• There will be two loading spaces located within the surface parking lot adjacent to the east 
building and a third loading space located adjacent to the parkade entrance from Smith Drive 
as required under Zoning Bylaw 8500. The two loading spaces within the surface parking lot 
provide for all of commercial loading and part of the residential loading while the loading 
space located adjacent to the parkade entrance from Smith Drive provides for only residential 
loading. 

Urban Design and Site Planning 

• Gilley Road will be reconstructed into a "High Street" compatible with the urban village 
environment as envisioned by the Hamilton Area Plan. The proposed 3.35 m (10.0 ft.) wide 
public sidewalk on the south side of the street will be complemented with street trees. The 
buildings will be set back at a minimum of 1.5 m (5.0 ft.) from the property line with an on
site sidewalk to provide for a generous combined 4.85 m (15.0 ft.) wide pedestrian area that 
will extend for the length of the block. 

• The main pedestrian entrances to both buildings are provided near the middle block of the 
Gilley Road "High Street" frontage, level with the finished grade of Gilley Road and 
adjacent to the small, 31-space surface parking lot. 

• An outdoor market square will be located between the surface parking lot entrance and a 
proposed grocery store in the east building. The proposed market square includes an outdoor 
seating area with space for a possible outdoor market and the main public art work. 

• The Gilley Road mid-block crosswalk will connect the proposed market square to the 
High Street Plaza being built in the above-noted Parcel 2 development to the north. 
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• The east-west public pathway, running along the south side of the project, connects the 
Queen Canal Corridor with Smith Drive and the Hamilton Community Centre and 
Elementary School. This connection also provides alternative access to the surface parking 
lot. 

Architectural Form and Character 

The project's two contemporary-style, mixed-use, four-storey buildings include the following 
elements: 

• The east building will include 85 units and the west building will include 138 units; 
residential units are located in the south portion of the ground floor and the upper three floors 
of each building. 

• There is a large parkade podium supporting the two buildings, the surface parking lot and 
common amenity courtyards for each of the buildings. The parkade is largely located below 
the raised grade of Gilley Road to the north, and is screened by landscaped areas sloping up 
from the other property lines. 

• Along Gilley Road, there is a minimum setback of 1.5 m (4.9 ft.) from the back of the public 
sidewalk for the ground floor commercial units with the residential units on the second floor 
set back a further 1.5 m (5.0 ft.) to 4.0 m (13.1 ft.) from the retail units below. 

• There are large roof overhangs and lower awnings over the commercial units that provide an 
attractive, sheltered pedestrian environment along Gilley Road. 

• The fourth floor of south wing of the east building steps back from the third floor to provide 
visual interest and reduce building mass when viewed from Smith Drive. 

• The "L" shaped east building and "U" shaped west building footprints encompass 
south-facing courtyards that provide substantial sun exposure and reduced building mass 
facing the existing single-family subdivision to the south. 

• The residential portions of each building include fa9ade articulation and sundecks on the 
upper three floors. 

• The most prominent northwest and northeast corners of each building facing Gilley Road and 
the southwest corner ofthe west building are emphasized with the inclusion of raised sloping 
roofs. 

• Raised roofs, coordinated with the building's articulation, have been added along with the 
west elevation of the west building facing the Queen Canal. 

• The dominant cladding materials of both buildings are similar with the east building having a 
darker colour scheme and the west building having a lighter colour scheme as follows: 
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o On the ground-floor, the commercial units fronting the Gilley Road "High Street" 
include large storefront windows and are clad with dark gray tiles in the east building 
and light beige tiles in the west building. 

o The upper three residential floors are mainly clad in horizontal beige vinyl siding 
accented with dark gray and dark red Hardi panels in the east building and dark gray 
and light orange Hardi panels in the west building. 
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o Each building includes banks of balconies supported by columns clad with brown 
Hardi cladding and enclosed with aluminum and glass railings. 

• The Development Permit reference plans also include the locations and character for 
commercial signage. Compliance with the City's Sign Regulation Bylaw 9700 for specific 
business signs will be confirmed through separate sign permit applications. 

Landscape Design and Open Space Design 

• The outdoor amenity spaces have a total area of 1,363.5 m2 (14,676 ft2
) which complies with 

the OCP Development Permit Area Guidelines. 

• The large central courtyards for each building include common patios, seating areas, large 
glass-covered trellises and outdoor grills. 

• There is extensive landscaping with a variety shrubs and trees adjacent to the Queen Canal 
Corridor and within landscape terraces facing Smith Drive. 

• The surface parking lot, located between the buildings, includes landscape islands with trees. 

• The ground-level units facing the surface parking lot are screened by raised concrete planters 
with shrubs and trees. 

• Each of the ground level units facing the central courtyards and Queen Canal are provided 
with large private patios with landscape beds and trees providing privacy. 

• The play areas for project total 600m2 (6,458 ft2
) in compliance with the OCP Development 

Permit Area Guidelines. 

• There is a variety of play equipment designed for ages one to 12, including two of each of the 
following: spinner apparatus, spinner seats, spring horses, teeter totters, balance beams, stilt 
apparatus, climbing nets, kid's tables and cottages. 

• Along the south side of the project, below the building courtyards, there are a number of 
deciduous trees to be planted adjacent to the new east-west public pathway and the existing 
Pine trees and large hedge being preserved to provide a buffer to the abutting single-family 
homes to the south of the site (discussed further below). 

• The applicant will be required to provide a landscaping security of $943,519.50 prior to 
Development Permit issuance. 

• There is a total of 200 m2 (2, 152 ft2
) of indoor recreation space within the two buildings and 

with each building including the 100m2 (1 ,076 ft2
) minimum required under the OCP 

Development Permit Area Guidelines. 

• These common indoor amenity spaces have direct access to the interior courtyards. 

• All on-site landscaped areas will be watered by a water-efficient irrigation system. 

Riparian Management Area (RMA) 

• As noted above, the Queen Canal Corridor RMA extends 15 m ( 48 ft.) from the top of bank 
of the canal into the development site. The applicant has provided a follow-up report from a 
Qualified Environmental Professional (QEP) that provides recommendations for proposed 
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riparian habitat enhancement planting within the off-site City-owned Queen Canal and the 
on-site portion of the RMA subject to this Development Permit: Main elements include: 

o Removal of areas of pavement at the back of the existing shopping centre. 

o There will be removal of waste, debris and invasive species. 

o Re-vegetation with natural successional species. 

• As a rezoning consideration, there will be registration of a restrictive covenant and statutory 
right-of-way provisions for: 

o Developer/owner undertaking the recommendations of the QEP Report including native 
plantings, and owner maintenance of works and plantings. 

o The ability of the City to enter into the area to undertake and/or maintain works and 
plantings if required in the future. 

o The provision of a $36,951.33 security to the City for the duration of the five year 
maintenance period. 

• The off-site portion of the RMA within the City's Queen Canal corridor includes removal of 
invasive species and planting of native species as specified by the QEP as required by City 
Environmental Sustainability and Parks staff. 

• The off-site RMA works are included with the Servicing Agreement (SA) plans with the 
security being included within the SA, and with QEP monitoring required to be completed to 
the satisfaction of City Parks and Environmental Sustainability staff. 

On-Site Tree Preservation 

The landscape plans and arborist report provide for the following: 

• 39 trees located on the development site are to be removed as they are in poor condition 
(previously topped, buried basal flare, sparse foliage) and are in conflict with the 
development. 

• 103 replacement trees will be planted which is in excess of the specified 78 replacement trees 
required under the 2:1 replacement tree ratio as per the OCP. 

• 13 Black Pine trees and a large Cedar hedge near the south property line are to be retained 
with submission of tree survival security to the City in the amount of $30,000 to be held for a 
term of three years in addition to the landscaping security under the Development Permit. 

Public Art 

• The applicant prepared a Preliminary Public Art Plan which was endorsed by the Public Art 
Advisory Committee on March 12, 2019 which includes Public Art for the following 
locations: 

6154118 

o The major art piece being located at Outdoor Market Square adjacent to Gilley Road 
between the two buildings. 

o Adjacent to Gilley Road, there will be smaller Public Art pieces at the northwest and 
northeast comers of the site, and adjacent to the east-west public pathway located to 
the south of the buildings. 
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• The Public Art is being secured by a $197,043.10 security being provided by the applicant as 
a rezoning consideration. 

Crime Prevention Through Environmental Design 

• The outdoor amenity areas are located within the internal courtyards with limited access 
points to the adjacent public streets. 

• There are light standards and low bollard lights respectively included within surface parking 
lot and commercial patios located near the centre of the development. There will also be 
subdued building-mounted downward facing lighting within the residential courtyards while 
the commercial units on the front of the building have lighting provided by building-mounted 
sconce lights. 

• The external street frontages and internal courtyards provide significant resident surveillance 
due to the design of the building and landscaping. 

Accessible Housing 

• The proposed development includes 133 basic universal housing units (60% of the total 
units) that are designed to be easily renovated to accommodate a future resident in a 
wheelchair. These single-storey units are required to incorporate all ofthe accessibility 
provisions listed in the Basic Universal Housing Features section ofthe City's Zoning 
Bylaw, and are permitted a density exclusion of 1.86 m2 (20 ft2

) per unit (see specifications 
within Architectural Plan A6.0 within the attached Development Permit plans). 

• 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. 
o Solid blocking in washroom walls to facilitate future grab bar installation beside toilets, 

bathtubs and showers. 

Energy and Sustainability 

As required by the Hamilton Area Plan, the applicant has provided a Canadian Green Building 
Council LEED Project Checklist (Attachment 3) which achieves a LEED Silver equivalent rating 
in part by the following: 

• Utilization of energy efficient lighting, a geo-heat exchange heating system, mechanical 
systems and appliances. 

• Minimizing outdoor water use with drought-tolerant and native landscape species where 
possible. 

Affordable Housing 

As the rezoning application was received prior to July 24, 2017, it is subject to grandfathering of 
the five percent affordable housing contribution rate as required under the rezoning. With the 
adoption of Housing Agreement Bylaw 9955 on February 25, 2019, the applicant has entered 
into a housing agreement to provide 14 affordable housing units proposed with six units in the 
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east building and eight units in the west building. Of the 14 units, six of these units will be 
family-friendly two-bedroom units. 

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. 

Senior Coordinator- Major Projects 
(604-276-4173) 

MM:blg 

Attachments: 

Attachment 1: Application Data Sheet 
Attachment 2: Excerpt from Minutes of December 20, 2018 Advisory Design Panel 
Attachment 3: LEED Scorecard 

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

• Receipt of a Letter-of-Credit for landscaping in the amount of $943,519.50 and on-site Riparian Management 
Area security of$36,951.33 . 

• Submit an acoustical and mechanical reports and recommendations prepared by an appropriate 
registered professional, which demonstrates that the interior noise levels and noise mitigation standards comply 
with the City's Official Community Plan and Noise Bylaw requirements as indicated in the Rezoning 
Considerations. 

• The applicant will need to complete the following related to site servicing: 
• Confirm with Hydro, Tel us, and Shaw if a Vista switch or other aboveground utility boxes are required to 

facilitate the undergrounding of the overhead lines on Gilley Road. These boxes need to be located onsite 
and shown on the Development Permit (DP) plans. 

• Confirm what aboveground boxes are required for traffic signals and street lights, which need to be located 
onsite and shown on the DP plans. 

• Show on the DP plans the locations for the aboveground utility boxes that are being located from Smith 
Drive into their site, as indicated in the Rezoning Considerations. 

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

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

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

Development Application Data Sheet 
Development Applications Department 

DP 18-829286 Attachment 1 

Address: 23200 Gilley Road 
Elashi Developments Ltd. & 

Owner: Aman Developments Ltd. Applicant: Oris Developments (Hamilton) Corp. 

Planning Area(s): Hamilton 
~~~~---------------------------------------------------------

I Existing I Proposed 

Site Area: 14,625 m2 14,574 m2 

Land Uses: Commercial Mixed Use 

OCP Designation: NSC - Neighbourhood Service Centre NSC - Neighbourhood 
Service Centre 

Neighbourhood Village Centre (Retail Neighbourhood Village 

Area Plan Designation and Office With Residential Above 4 Centre (Retail and Office 
Storey 1.50 FAR) With Residential Above 4 

Storey 1.50 FAR) 
Community Commercial (CC) Residential I Limited 

Zoning: 
Commercial (ZMU35) -
Neighbourhood Village 
Centre (Hamilton) 

Number of Units: None 223 

I Bylaw Requirement I Proposed I Variance 

Floor Area Ratio: 1.5 1.49 none permitted 

Lot Coverage: Max. 55% 50% none 

Setback - Gilley Rd: Min. 1.5 m 1.5 m none 

Setback - Smith Drive: Min. 3.0 m 3.84 m none 

Setback- West Side Yard: Min. 6.0 m 9.44 m none 

Setback - South Side: Min. 6.0 m 6.4 m none 

17.0 m for main roof & 17.0 m for main roof & 

Height (m): 
20.0 m for localized 19.48 m for localized 

architectural elements I architectural elements I 
none 

raised roofs raised roofs 

Lot Size: Min. 12,000 m2 14,574 m2 none 

Off-street Parking Spaces -
Min. 328 and 84 367 and 84 none 

Resident/Commercial: 
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Off-street Parking Spaces-
Min. 8 8 none 

Accessible: 

Total off-street Spaces: Min. 412 451 none 

Tandem Parking Spaces Max. 182 22 none 

Amenity Space- Indoor: Min. 200m2 200m2 none 

Amenity Space - Outdoor: Min. 1,338 m2 1,363 m2 none 
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Excerpt from the Minutes from 

The Design Panel Meeting 

Thursday, December 20, 2018-4:00 p.m. 
Rm. M.1.003 

Richmond City Hall 

Attachment 2 

DP 18-829286 - MIXED USE 225-UNIT APARTMENT AND 27,000 SF 
COMMERCIAL DEVELOPMENT 

ARCHITECT: 

LANDSCAPE 
ARCHITECT: 

PROPERTY LOCATION: 

Applicant's Presentation 

Rositch Hemphill Architects 

P+ A Landscape Architecture 

23200 Gilley Road 

Bryce Rositch, Rositch Hemphill Architects, and Michael Patterson, P+A Landscape 
Architecture, presented the project and together with Dana Westermark, Oris Consulting 
Ltd., answered queries from the Panel on behalf of the applicant. 

Panel Discussion (Applicant responses in Bold Italics under comments) 

Comments from Panel members were as follows: 

• appreciate the applicant considering public art for the project; 

• appreciate the model, images and renderings presented by the applicant which 
give a good picture ofthe design of the project; 

• consider introducing different patterns and textures to further break down the 
horizontal emphasis and provide diversity to retail spaces along Gilley Road to 
better address the Gilley Road "High Street" frontage; 

We believe that there is already sufficient interest and diversity, with strong 
bay spacing at approximately 20' increments. Please refer to the 3d images 
A0.2 to A0.4 and the building elevations AA4.1 & A4.3 
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• consider replicating the different parapet heights along the Westminster 
Highway elevation into the Gilley Road elevation to add more activity and 
diversity to the "High Street" frontage; 

This has already been incorporated in our DP Application the different 
parapet heights and materials along both Westminster Highway and Gilley 
Road 'High Street' frontages and may not have been apparent to the ADP. 
Please refer to the 3d images A0.2 to A0.4 and the building elevations AA4.1 
&A4.3 

• consider enhancing the pedestrian scale of the buildings on the Smith Drive and 
Queen Canal elevations through introducing a different colour for the ground 
floor or lower two levels to emphasize the transition from commercial to 
residential uses; 

The raised and landscaped Parkade lid and walls on both Smith Drive & 
Queen Canal translate as the 'Base' of the building above. Please refer to 
A4.2 and A4.3 building elevations. 

• the applicant is commended for integrating geo-exchange system into the 
project; the applicant is encouraged to review auxiliary heat rejection potential; 

ORIS is committed to using a geo-exchange system and is exploring the 
possibility of heat rejection systems. 

• two sets of site services may be needed given the size of the project; review the 
clear height in the parkade given the significant site services in the ceiling 
required for the proposed grocery store; 

The site services do not go through the parkade. There will be designated 
mechanical/Electrical room at Level 1 back of the commercial space as the 
mech/electrical equipment are not permitted below the flood plain El. 3.50 m. 

• the LEED Version 2009 scorecard submitted by the applicant needs to be 
revised to the LEED Version 4 current standard to confirm LEED silver 
equivalency; 

ORIS submitted the Version 4 LEED scorecard on February 19, 2019 

• appreciate the model and package provided by the applicant; the landscape 
package which is thorough and easy to read; 

• the proposed development is a good addition to Hamilton area; appreciate the 
proposed architectural form and attention to urban design; 

• proposed courtyards are oriented well and have a good sun exposure; 

• consider redesigning the courtyard in Building B to create two spaces (a bigger 
lawn and a play area) or three differently-shaped spaces; 

The courtyard landscape spaces have been revised to increase the amount of 
outdoor play area in response to City planning requirements. 
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• consider raising the level of the pavers on the enclosed courtyards to be flush 
with curbs and the flex use lawns; 

The courtyards have been designed to be accessible spaces. Where possible 
pavers will be raised to be flush with curbs. 

• consider opening up the play area in Building A (East Building) courtyard to 
provide more access to users; also consider changing the shape of the lawn to a 
more squarish one to allow more uses for outdoor activities; also consider 
enhancing the connection of the courtyard to the indoor amenity space through 
widening the throat and/or cutting back on planting on the north side of the 
lawn; 

Courtyards have been redesigned to accommodate spaces for a range of ages 
and have been designed to provide a stronger indoor/outdoor relationship to 
the interior amenity spaces. 

• consider grading the little portion between the parkade structure and the edge of 
the Riparian Management Area (RMA) to reduce the exposed wall and provide 
a more naturalistic screening in order to soften this edge; 

An architectural exit stair from the parkade has been added to the northwest 
corner of the site adjacent the RMA area. We have provided a pathway 
connection from the exit to Gilley. We have provided a planted edge with 
hedging, trees and shrubs against the building face with the pathway adjacent 
the property line and RMA area. Planting design for the RMA includes native 
plant material of shrubs and trees which will grow to provide naturalistic 
screening to soften this building edge. 

• appreciate the middle mews; however, the patio space on the west side appears 
not protected from vehicles coming into the mews; applicant needs to provide a 
more detailed design; 

We have provided a more robust delineation of pedestrian space from 
vehicular space through the use of varied paving colours and concrete 
curbing to define the drive isle and the use of concrete planters and metal 
bollards to further define and protect the pedestrian spaces. The project also 
anticipates the placement of a public art piece at the entry to the mews off 
Gilley Road to provide a focal point for the project and to further articulate 
and animate the pedestrian space adjacent the vehicular entry. 

• consider installing fancy planting at the corner of Westminster Highway and 
Gilley Road or incorporating an interesting treatment on the corner wall facing 
Westminster Highway, e.g. public art or signage, to add pedestrian interest; 

Additional planting has been added to the NW corner of the building as 
identified above. 

• support the project as it will be a great addition to the Hamilton area; 

• appreciate the package provided by the applicant; model is helpful m 
understanding the project; 
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• the applicant is encouraged to review the design of the entry to the mews; 
consider a stronger differentiation between areas for seating and vehicular 
circulation; 

See comments above 

• size of the proposed indoor amenity space for each building is small relative to 
the width of the courtyard in the two buildings; consider increasing the size of 
the two indoor amenity spaces to create a stronger indoor-outdoor amenity 
relationship; 

The landscape plans have been revised in conjunction with the architectural 
changes to create a stronger inside outside relationship of amenity spaces. 

• appreciate the presentation of the project; the package is good and the model is 
helpful; 

• the applicant is encouraged to work with staff on a traffic management plan for 
the project post construction due to location of loading to avoid pedestrian and 
vehicular conflict in the mews; 

This has been done. 

• appreciate the signage plan for the project; however, the applicant is encouraged 
to further refine it as part of the fine grain of the pedestrian realm; 

Way finding locations have been added to the landscape plan and a detail 
added to the detail sheets. 

Additional Sheet A4. 7 Signage Plan. 

• ensure that mechanical equipment and venting are considered early in the 
project; recommend that a mechanical consultant be brought in at this stage of 
the project; also consider the acoustics in the equipment to mitigate noise; and 

A mechanical consultant has been retained and will ensure that these issues 
are addressed. 

• the applicant is encouraged to pay more attention to the interface of the 
residential units with the mews. 

Landscape plans have been revised to further articulate the shared mews 
space by adding additional width to the sidewalks for pedestrian circulation 
by reducing the private patios to minimum 10' depth and adding a low fence 
element and gate to further separate the public from private patio's. 

In response to Panel comments, Mr. Westermark commented that the applicant had 
contemplated the provision of just a single indoor amenity space to be located in Building 
A (East Building) and making it larger and more significant to create a stronger 
relationship with the adjacent courtyard. 

ORIS has decided to provide 2 indoor amenity spaces (one per building). 
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In response to Mr. Westermark's comment, the Panel noted that the approach could be 
considered subject to the provision for efficient pedestrian passage, clear direction and 
appropriate signage towards the location of the larger indoor amenity area in Building A. 
In addition, it was noted that the children's outdoor play area for Building A could be 
further opened up to provide a stronger connection to the courtyard adjacent to the indoor 
amenity space. 

ORIS has decided to provide 2 indoor amenity spaces (one per building). 

A stronger connection has been provided between the Building A indoor amenity and 
the outdoor play area. 

Panel Decision 

It was moved and seconded 
That DP 18-829286 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 
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City of 
Richmond Development Permit 

To the Holder: 

Property Address: 

Address: 

No. DP 18-829286 

ORIS DEVELOPMENTS (HAMIL TON) CORP. 

23200 GILLEY ROAD 

12235 NO. 1 ROAD 
RICHMOND, BC V7E 1T6 

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

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

3. Subject to Section 692 ofthe Local Government Act, R.S.B.C.: buildings and structures; 
off-street parking and loading facilities; roads and parking areas; and landscaping and 
screening shall be constructed generally in accordance with Plans # 18-829286-1 to # 18-
829286-4 7 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 
$ 943,519.50 and on-site Riparian Management Area security of $36,951.33 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 ofthe posting ofthe security is that should the Holder fail to carry 
out the development hereby authorized, according to the terms and conditions of this Permit 
within the time provided, the City may use the security to carry out the work by its servants, 
agents or contractors, and any surplus shall be paid over to the Holder. Should the Holder 
carry out the development permitted by this permit within the time set out herein, the security 
shall be returned to the Holder. The City may retain the security for up to one year after 
inspection of the completed landscaping in order to ensure that plant material has survived. 

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. 

6154118 



To the Holder: 

Property Address: 

Address: 

Development Permit 
No. DP 18-829286 

ORIS DEVELOPMENTS (HAMIL TON) CORP. 

23200 GILLEY ROAD 

12235 NO. 1 ROAD 
RICHMOND, BC V7E 1T6 

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

This Permit is not a Building Permit. 

AUTHORIZING RESOLUTION NO. 
DAY OF 

DELIVERED THIS DAY OF 

MAYOR 

6154118 

ISSUED BY THE COUNCIL THE 



AGI 

46.94 

22760 

City of 
Richmond 

DP 18-829286 
SCHEDULE "A" 

1 \ 

29.00 
23280 

35. 8 

Original Date: 10/24/18 

Revision Date: 

Note: Dimensions are in METRES 

40 
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