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  Agenda
   

 
 

Development Permit Panel  
 

Council Chambers 

Wednesday, May 29, 2013 
3:30 p.m. 

 
 
1. Minutes 

 Motion to adopt the minutes of the meeting of the Development Permit Panel held on 
Wednesday, May 15, 2013. 

  

 
2. Development Permit 12-622179 

(File Ref. No.:  DP 12-622179)  (REDMS No. 3839332 v.5) 

 APPLICANT: Wesgroup Properties 

 PROPERTY LOCATION: 7000 No. 3 Road and 8040 Granville Avenue 

 
Manager’s Recommendations 

 That a Development Permit (DP) be issued which would permit the construction of a 1-
storey commercial building at 7000 No. 3 Road and 8040 Granville Avenue on a site 
zoned “Auto-Oriented Commercial (CA)”. 

  

 
3. Development Permit 12–623994 and Heritage Alteration Permit 12-624406 

(File Ref. No.:  DP 12 – 623994; HA 12-624406)  (REDMS No. 3808522) 

 APPLICANT: Cotter Architects Inc. 

 PROPERTY LOCATION: 3531 Bayview Street 

 
Manager’s Recommendations 

 1. That a Development Permit be issued which would permit the construction of a 
new two-storey mixed-use building over one (1) level of parking at 3531 Bayview 
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Street; 

 2. That a Heritage Alteration Permit be issued for the site at 3531 Bayview Street in 
accordance with Development Permit 12–623994; and 

 3. That Development Permit No. 85-060 for the former building on the site be 
discharged from the Land Title Record. 

  

 
4. Development Permit 12-626615 

(File Ref. No.:  DP 12-626615)  (REDMS No. 3860172 v.2) 

 APPLICANT: Robert Ciccozzi Architecture Inc. 

 PROPERTY LOCATION: 7680 and 7720 Alderbridge Way 

 
Manager’s Recommendations 

 That a Development Permit be issued which would: 

 1. Permit the construction of a mixed-use development that includes 237 residential 
units and 457 m2 (4915 sq. ft.) of commercial space at 7680 and 7720 Alderbridge 
Way; and 

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

  (a) Reduce the required commercial parking aisle width from 7.5 m to 6.7 m. 

  

 
5. Development Permit 13-630238 

(File Ref. No.:  DP 13-630238)  (REDMS No. 3845167) 

 APPLICANT: Everbe Holdings Ltd. 

 PROPERTY LOCATION: 11120 and 11200 No. 5 Road 

 
Manager’s Recommendations 

 That a Development Permit be issued which would: 

 1. Permit the construction of a one-storey single use commercial building at 11120 
and 11200 No. 5 Road on a site to be zoned Community Commercial (CC); and 

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

  (a) Reduce the required side yard (south) setback from 6.0 m to 0 m; 

  (b) Allow 1 parking space (6.2% of required spaces) to be configured as small 
car parking; 
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  (c) Reduce the required setback for parking spaces from 1.5 m to .3 m, for parking 
spaces along the east property line only; and 

  (d) Reduce the required width of the manoeuvring aisle for a non-residential use 
from 7.5 m to 6.7 m. 

  

 
6. New Business 

 
7. Date Of Next Meeting: Wednesday, June 12, 2013 

 
8. Adjournment 

 



Time: 

Place: 

City of 
Richmond 

Development Permit Panel 
Wednesday, May 15, 2013 

3:30 p.m. 

Council Chambers 
Richmond City Hall 

Minutes 

Present: Joe Erceg, Chair 
Robert Gonzalez, General Manager, Engineering and Public Works 
Dave Semple, General Manager, Community Services 

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

1. Minutes 

It was moved and seconded 
Tltat tlte minutes 0/ the meeting of tIre Development Permit Panel held on Wednesday, 
April 24, 2013, be adopted. 

CARRIED 

2. Development Permit 09-506645 
(File Ref. No.: DP 09-506645) (REDMS No. 3550302) 

3862906 

APPLICANT: Timothy Tse 

PROPERTY LOCATION: 7840 Bennett Road 

INTENT OF PERMIT: 

1. To permit the construction of two (2) back-ta-back duplexes on a site zoned "Infill 
Residential (Rl2)"; and 

2. To vary the provisions of Richmond Zoning Bylaw 8500 to permit a 0.83 m 
bui lding projection beyond the vertical height envelope. 

Applicant's Comments 

Timothy Tse and Keith Ross, Landscape Architect, gave a brief overview of the project 
highlighting the following salient points: 

I. 
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• there have been approximately 14 front to back orientated duplex units developed in 
the area due to lot width; 

• the proposed development is compatible in character, fonn, scale and material 10 the 
existing duplex buildings in the area providing a consistent streetscape; 

• the variance requested will penni"t the construction of a gable roof facade that IS 

consistent with other sirnjJar projects in the area; 

• the landscape design is uniform with the neighbourhood; 

• an existing Honey Locust tree on the adjacent property will be protected throughout 
the construction phase; 

• the rear yards are completely fenced and contain a patio, small planting area and 
privacy screening from the [rant units; 

• individual unit entrances are visible [Tom the public street and delineation of public to 
private areas is achieved through the usc of fences, gates, and landscape features; and 

• on site bicycle storage enclosures and parking spaces are provided. 

Panel Discussion 

In response to queries from the Panel it was noted that no common amenity space is 
proposed for the development and that there are a total of 3 parking spaces provided per 
duplex lot. 

Staff Comments 

Wayne Craig, Director of Development, advised that the development includes a servicing 
agreement for [Tontage improvements along Bennett Road (i.e. curb, gutter, boulevard and 
sidewalk improvements including culvert/ditch infilling) and the construction of the rear 
lane. The variance is consistent to other variances that have been granted in the area. 
There are 2 convertible units included in the proposal and all units have Aging-In-Place 
features. 

Correspondence 

Rob Bodnar & Norma Miller, 7800 Bennett Road (Schcdule 1) 

2. 
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Mr. Craig acknowledged receipt of the correspondence from Mr. Bodnar and Ms. Miller 
and confinned that there is no on-street parking on the north side of Bennett Road and that 
staff were advised by Community Bylaws that an average of 2 parking complaints are 
received each year for this area. It is standard procedure that the development drawings 
not include any proposed frontage improvements as the drawings are intended to reflect 
the on-site development. The clustering of trees in question at the northwest corner of the 
site are hedge and shrub plantings and not tree plantings. The last concern related to a 
desire to have an existing hydro and telephone pole removed; however, unti l the entire 
hydro line along Bennett Road has been placed underground BC Hydro is unlikely to 
remove individual poles. 

Gallery Comments 

None. 

Panel Discussion 

The Panel was in support of the project noting the compact design and use of the site. 

Panel Decision 

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

1. Permit the construction o/two (2) back-to-back duplexes at 7840 Bennett Road on 
a site ZOlled ulnfi" Residential (Rl2)"i and 

2. Vary Ihe provisions 0/ Richmond Zoning Bylaw 8500 to permit II 0.83 m bllilding 
projection beyond the verticlllheight envelope. 

3. Development Permit 11-575759 
(File Ref. No.: OP 11-575759) (REOMS No. 3820085) 

APPLICANT: Oris Development (Kawaki) Corp. 

CARRIED 

PROPERTY LOCATION: 6160 London Road (formerly 6160 London Road and 13100, 
13120,13140, 13160& 13200No. 2 Road) 

INTENT OF PERMIT: 

I. To permit the construction of a mixed-use development containing 76 residential 
units distributed in three levels over a 1,3 11.0 m2 (14,1 12 ft2) commercial ground 
floor level and on-site parking fo r 193 cars on a site zoned "Commercial/Mixed Use 
(ZMU20) - London Landing (Steveston)"; and 

2. To vary the provisions of Riclunond Zoning Bylaw 8500 to: 

3. 
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a) reduce the west side required setback for colunms supporting a roof forming 
part of the building from 1.8 m to 1.6 m and to 0.60 m at the corner of London 
Road and No. 2 Road; and 

b) reduce the required east side setback for a storey above the first storey from 7.0 
rn to 6.20 m for the second level of the building only. 

Applicant's Comments 

Dana Westermark, Oris Development (Kawaki) Corp., Rob Whetter, Cotter Architects, 
and Joseph Fry. Hapa Collaborative, provided the following information regarding the 
salient features of the proposed development: 

• the proposed development is directly associated to the design and construction of a 
waterfTont public park and new dike along the south side of the site and the southern 
end of No. 2 Road; 

• the reduction of the west side setback is for columns supporting a roof forming part of 
the building; 

• the setback variance at the corner of London Road and No.2 Road is due to the comer 
cut road dedication at London Road and No.2 Road bringing the building closer to the 
property line; 

• a Montessori School, music studio, and commercial units are proposed in building '8' 
while a restaurant space and smal ler commercial units wrap around building' A'; 

• offsite servicing agreements associated with the development cover the following 
works: Waterfront Park, Dike, and frontage upgrades on London Landing and Dyke 
Road; 

• the overhead hydro lines along No.2 Road and London Road will be removed as part 
of the redevelopment; 

• the 2 buildings have been designed to reflect local historical structures (i .e. cannery 
buildings) and storefronts that have evolved over time; 

• the two buildings are separated by a north-south pedestrian Mews and public access of 
the Mews will be secured by a Public Right-of-Passage Right -of-Way; and 

• the proposed development landscaping and open space design is interrelated with and 
innuenced by the public open spaces to achieve a natural integration between the 
waterfront park/dike public spaces and the outdoor areas of the proposed development. 

4. 
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In response to queries it was noted that public parking is provided within the buildings for 
the commercial spaces and is accessible at grade level. There are 9 additional public 
parking spaces along No.2 Road and underground parking is provided for the buildings. 
It was further noted that the development will meet LEED Silver standards equivalency 
through standard features, such as, energy efficient lighting, Low E glazing systems, and 
ceo-friendly paints and sealants. As well, the development proposes the integration of a 
Geothermal heating and cooling system. The development will be built out in one phase. 

Staff Comments 

Mr. Craig advised that the proposed development includes 45 Basic Universal Housing 
units. 

Correspondence 

None. 

Gallery Comments 

None. 

Panel Discussion 

The Panel commended the exemplary efforts of the consultants and staff in re-creating a 
village at London's Landing and were in support of the project. 

Panel Decision 

I t was moved and seconded 
That a Development Permit be issued which wouid: 

1. Permit the construction of a mixed-use development containing 76 residential 
units distributed in three levels over a 1,311.0 m1 (14,112 ft1) commercial ground 
floor level and oil-site parking f or 193 cars at 61 60 LOlldoll Road (formerly 6160 
LOlldoll Road am/13100, 13120, 13140, /3160 & 13200 No. 2 Road) all a site 
ZOlled "Commercia/lMixed Use (ZMU20) - Londoll Landing (Stevestoll)"; and 

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

a) reduce the west side required setback f or columlls supporting a roof f orming 
part of the building from J. 8 III to 1.6 m alld to 0.60 m at the com er of 
LOlldoll Road alld No.2 Road,' (1 11(1 

b) reduce the required east side setback f or a storey above the first storey f rom 
7. 0 m to 6.20 mfor the second level of the bllilding only. 

CARRIED 

5. 
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4. Development Permit 13-630025 
(File Ref. No.: DP 13-630025) (REDMS No. 3839203) 

APPLICANT: Traschet Holdings Ltd. 

PROPERTY LOCATION: 9091,9111 and 9131 Beckwith Road 

INTENT OF PERMIT: 

1. To pennit the construction of two (2) equal-sized buildings with a total floor area of 
43,150 ft' (4,009 m') on a site zoned "Industrial Business Park (lB2)"; and 

2. To vary the provisions of Richmond Zoning Bylaw 8500 to: 

a) reduce the minimum parking lot drive aisle width from 7.5 m (24.6 ft.) to 6.7 
m (22.0 ft.); 

b) reduce the front yard setback to Beckwith Road from 3.0 m (10.0 ft.) to 1.5 m 
(5.0 ft.) for the buildings; and 

a) reduce the east yard setback to the adjacent lot with an older single-family 
residence from 3.0 m (10.0 ft.) to 0.0 m (0.0 ft.). 

Applicant's Comments 

David Sanford, Sanford Design Group, & Rob Chetner, Traso lini Chatner Constmction 
Development, gave a brief overview of the development as follows: 

• the development proposes the construction of 2 small light industrial buildings on 3 
existing lots to be consolidated; 

• the buildings will be tilt-up concrete construction style with extensive storefront 
glazing to provide a commercial look to the development; 

• the use of cultured stone and articulation by stepping the panels and entrances provide 
interest; 

• the proposed development will meet LEED Silver equivalency; 

• the project will include the development of a rear lane; 

• enlarged landscape is lands at the front of the buildings will provide great street 
presentation; and 

• the loading area to the rear will be fenced to provide shielding. 

Panel Discussion 

In response to a query it was noted that the intended uses would be independent small 
business or light manufacturing. 

6. 
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Mr. Craig noted that the servlcmg agreement will include frontage improvements on 
Beckwith Road and the rear lane construction. The development will meet LEED Silver 
equivalency and provide for 2 electrical vehicle parking stalls. 

Panel Discussion 

Mr. Craig advised that the east yard setback variance is due to the property to the east 
being residential. A 0.0 metre setback would be pennitted provided that adjacent property 
is not residential. The city has a letter on file from the residential property owner noting 
that there was no objection to the 0.0 m setback. Beckwith Road is intended to be 
redeveloped for industrial uses in keeping with the City Centre Area Plan. 

Correspondence 

None. 

Gallery Comments 

Helmut Ott, 9151 Beckwith Road, questioned how this proposal would affect any future 
redevelopment of his property. It was noted that the current project would not affect his 
redevelopment potential. 

Panel Decision 

It was moved and seconded 
Thut (l Development Permit be issued which would: 

1. Permit the constructioll of two (2) equal-sized buildings with a total floor area of 
43,150 Ii' (4,009 III') at 9091, 9111 alld 9131 Beckwith Road 011 a site zoned 
"Industria.l Business Park (TB2) "; and 

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

a} reduce tile minimum parking lot drive aisle width from 7.5 III (24.6 ft.) to 6. 7 
III (22.0 ft.); 

b) reduce thefrolltyurd sethack to Beckwith Roadfrom 3.0 III (1 0.0 ft.) to 1.5 m 
(5.0 ft.) for the huildings; and 

(h) reduce the east yard sethack to the adjacent lot with all older single-family 
residencelrolll 3.0 III (10.0 ft.) to 0.0 11/ (0.0 ft.). 

CARRIED 

5. New Business 

7. 
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6. Date Of Next Meeting: Wednesday, May 29, 2013 

7. Adjou rnment 

It was moved and seconded 
That the meeting be adjourned 01 4:30 p.lII. 

Joe Erceg 
Chair 

CARRIED 

Certified a true and correct copy of the 
Minutes of the meeting of the 
Development Pennit Panel of the Council 
of the City of Riclunond held on 
Wednesday, May 15,20 13. 

Heather Howey 
Acting Committee Clerk 

8. 



14 May 2013 

Development Permit and Variance - 09-506645 
7840 Bennett Road 

Schedule 1 to the Minutes of 
the Development Permit 
Panel Meeting of Wednesday, 
May 15, 2013. 

As owners of the adjacent lot (7800 Bennett), we are unable to support the variance application without 
resolution of the following items: 

1) Page two, point one advises street parking is available on both sides of Bennett Road - this is 
not the case, as there is no parking on the whole north side of Bennett. As can be seen every 
day, people park their vehicles perpendicular to the road on both Bennett and Acheson, which is 
an eyesore and an indication that the adequacy of parking spaces has not been addressed. We 
encourage council to review the number of parking complaints received in this small area. 

2) Page two, point three indicates that a sidewalk is anticipated, but the drawing on page 12 does 
not depict any sidewalk - only culverts. Without a sidewalk, perpendicular parking is far more 
likely to occur on this redeveloped lot. 

3) Page two, point two advises of additional trees clustered in the north west corner of the west 
lot (as depicted on page 14). These trees will, with time, diminish the sunlight at the north end 
of 7800 Bennett. The proposed variance would also diminish the sunlight to our meager green 
space at the north end and provide an absolute blockage of sunlight to the dwelling (previously 
good natural light with only a six foot hedge). Therefore, we don't understand the staff 
comment that the variance would improve the streetscape. 

4) Page two, point three advises that the utility pole at the west end could be removed, as it is 
inconsistent with the 16 adjacent lots to the west, which have no utility poles. Yet, there is no 
firm plan to remove the pole. We encourage the developer to work with BC Hydro, Telus and 
the City to confirm the removal of this pole, which detracts from the appeal of both 7840 and 
7800 Bennett. 

Frankly, all points west of 7840 Bennett are consistent with the official community plan. Council has a 
clear opportunity to extend its vision for the subdivision. 

We are willing to meet with the developer, and a city representative, to address our concerns. 

Rob Bodnar 
Norma Miller 
215 Creekside Drive 
Saltspring Island V8K2E4 



City of 
Richmond 

To: Development Pennit Panel 

From: Wayne Craig 
Director of Development 

Report to Development Permit Panel 
Planning and Development Department 

Date: May 6, 2013 

File: DP 12-622179 

Re: Application by Wesgroup Properties for a Development Permit at 
7000 No. 3 Road and 8040 Granville Avenue 

Staff Recommendation 

That a Development Permit (OP) be issued which would permit the construction of I-storey 
commercial building at 7000 No.3 Road and 8040 Granville Avenue on a site zoned "Auto
Oriented Commercial (CA),'. 

IJ~ c. 7 
waY&Cr~ig)7) 
Director of Devel6pment 

WC:bV 
AU.4 

3839332 
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Staff Report 

Origin 

Wcsgroup Properties has applied to the City of Richmond for pennission to develop a I-storey 
commercial building at 7000 No.3 Road and 8040 Granvi lle Avenue on a site zoned "Auto
Oriented Commercial (CA),'. The proposed gross floor area is 929 m2 ( 10,000 fF) with a 
proposed 0.3 1 FAR and is intended to accommodate a financial institution as a single tenant. 
This site was fonnerly a Shell Canada gas and service station and the si te currently vacant. The 
applicant previously submitted a rezoning application (RZ 11-580385) for this site, which 
cons isted of a mixed-use (residential/commercial) high-ri se tower but this app lication was 
subsequently witJldrawn and the current Development Permit (DP) application was submitted. It 
is now understood that the currently proposed t -storey commercial building is intended as a 
long-tenn (approximately 20 year) interim use for the si te . This site is not being rezoned. 

A Servicing Agreement ror frontage w9rks along Granville A venue and No.3 Road and site 
servicing is required prior to Building Permit issuance. 

Development Information 

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

Background 

Development surrounding the subject site is as rollows: 

To the north, across Granville Avenue is an older, I-storey commercial building fronting 
No.3 Road with at-grade parking in the rear of the lane, zoned as "Downtown 
Commercial (COlI )" with Urban Centre T6 (45) des ignation on the City Centre 
Area Plan (CCAP) Specific Land Use Map for Brighouse Village (203 1); 

To the east, is the east portion of the 'L' shaped mixed-use, mid-rise residentiaVcommercial 
development referred to as the 'Centro' zoned "Residential/Limited Commercial 
(ZMU6) - St Albans Sub Area (City Centre)" with Urban Centre T6 designation 
on the CCAP Generalized Land Use Map (2031); 

To the south, is the south portion of the 'L' shaped, mixed-use, high-ri se residentiaVcommercial 
development referred to as the ' Centro' zoned "Residential/Limited Commercial 
(ZMU6) - St Albans Sub Area (City Centre)" with Urban Centre T6 designation 
on the CCAP Generalized Land Use Map (2031); and 

To the west, across No.3 Road is Brighouse Park with "School & Institutional Use (SI)" with 
Park designation on the CCAP Generali zed Land Use Map (2031). 

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 process for the subject 
Development Permit application. In addition, it complies with the intent of the applicable 
sections of the Official Community Plan and is generall y in compliance with the "Auto-Oriented 
Commercial (CA)" zoning. 

3839332 
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Advisory Design Panel Comments 

The Advisory Design Panel was in support of this proposed development. A copy of the relevant 
excerpt from the Advisory Design Panel Minutes from April 4, 2013 is attached for reference 
(Attachment 2). The design response from the applicant has been included immediately 
fo llowing the specific Design Panel comments and is identified in 'bold italics'. 

Analysis 

COllditions of Alljacellcy 

1. To the North: The applicant proposes to extend similar, recently constructed boulevard 
greenway improvements from the adjacent 'Centro' site across the Granville Avenue 
frontage of the development site including paving, lighting and planting enhancements. 

2. To the East: A portion afthe 'Centro' building extends over the north·south lane and is 
supported by columns along the east property line of the proposed development site. The 
existing north·south lane (SRW) on the 'Centro' site allows for future vehicle cross access 
with the development site at 1 location, midway along the lane. The applicant has agreed to 
grant a parallel approximately 6 m wide SRW for a future lane, ifand when the proposed 
building is demolished or the development site is rezoned. 

3. To the South: The residential amenity area of the adjacent Centro development is located on 
the ground floor with large windows facing north to the proposed development. There are 
north facing residential units on the 2nd floor and above with distant views over the 
development site. The applicant proposes a landscape treatment along the south property line 
including fencing and planting that is sympathetic and compatible with the existing ' Centro' 
development. The proposed planting and semi·transparent fence adequately addresses the 
screening of the parking area but also allows sufficient visibi lity to the existing walkway 
a long the property line with the 'Centro' development to enhance pedestrian safety and 
security. 

4. To the West: The appl icant proposes to extend similar recently constructed boulevard 
improvements from the 'Centro' site north across the No.3 Road frontage of the 
development site including paving, lighting and planting enhancements. There are 3 existing 
BC Hydro poles and overhead wires along the No.3 Road frontage of the development site , 
which will remain however, the applicant wi ll install pre·ducting for future undergrounding 
of the overhead pole li nes together with 3 decorative pedestrian lights plus cash in lieu for a 
future replacement decorative roadway light (see Urban Design and Site Planning section of 
this report together with the Development Permit considerations for detai ls. 

En vironmental COlltamillatioll alld Remedilltioll 

Background: The site was operated as a Shell gaso line retailer for approximately 40 years and was 
closed in November, 2008 then sold to Wesgroup in December, 2009 for redevelopment. The 
redevelopment site was subsequently remediated by Wesgroup, including the removal of the source 
and impacted soi ls by excavation, which received a MOE Certificate of Compliance (C of C) in 
September, 2012. However, there are outstanding contamination and legal issues related to the 
on·going remediation. Issues can be categorized as either on·site (7000 No.3 Road and 8040 
Granville Avenue) or off·site (areas within No.3 Road and Granville Avenue, required 
development site SRW's, called the 'City Lands'). 

3W39332 
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1. On-site: There is a MOE, C of C for the development site. Wesgroup is not required to 
dedicate any land to the City however, there are required SRW's for the City including a 
comer cut at the No 3 Road and Granville A venue intersection as well as SR W's along both 
No.3 Road and Granville Avenue for road and utility purposes. In addition, Wesgroup has 
submitted a report from a qualified environmental professional (Hemmera) indicating that the 
proposed development conforms to the MOE, C ofC including the Schedule B requirements. 
In add ition, the standard City SRW legal agreements include an indemnity to protect the City 
and third parties from lega1liability and financial risk related to any existing on-site 
contamination within SRW's or from environmental contamination. 

2. Off-site: There is a MOE, Approval in Principle (AlP) for the ' City Lands'. Shell currently 
proposes a ri sk assessment approach due the difficulty of excavating around underground 
utilities and infrastructure. The City continues to prefer that the hydrocarbon-impacted soil s 
be removed but the City recognizes that the risk assessment approach wil1l.ikely be successful 
at achieving a C ofC. This C of C wil1like\y include several Schedule B conditions. The City 
has detail ed these concerns to Shell, and several conversations ensued between the three parties 
involved (Shell as the ' Persons Responsible ' - the City as an impacted third party and Wesgroup 
as the developer of the on-site lands). In discussion, it was proposed that Shell provide 
indemnity to the City and address through legal agreement the City' s remaining concerns 
regarding the remediation of the City lands. The remediation of the off-site 'City Lands' 
remains an outstanding issue between the City and Shell. Accordingly, the City continues to 
seek appropriate legal agreements with Shell Canada (as the "Persons Responsible") that these 
costs will not be borne by the City and that the City will not have to exercise the onerous 
process of cost recovery through the Courts afforded by the Environmental Management Act. 

Urban Design alld Site Plallllillg 

1. Design Guidelines: This application conforms with the appropriate design guidelines. A 
copy of this documentation is contained in the Development Permit file. 

2. Urban Design: While the proposed development represents an under utilization of the 
potenti al site density and as such represents a relatively low-density proposal for this lot 
within the City Centre, it is understood that thi s is an interim use with a 10 year lease plus 
two 5-year extens ions. The applicant has addressed the continuity of the retaiVcommercial 
streetwall along Granville A venue, which is a design guideline in the City Centre Area Plan 
(CCAP) by extending the pedestrian canopy and columns to the east property line. 

3. Site Planning: The applicant has located the building adjacent to the cross street intersection 
with the parking located at the rear of the building and bas agreed to shift the location of the 
building entry to the intersection comer to bener recognize pedestrian traffic along No.3 
Road and to help activate tbe public pedestrian realm along both street frontages. 

4. BC Hydro Pole Line: This is a high profile. prominent site in the City Centre located across 
the intersection from City Hall and the 3 existing BC Hydro poles and overhead wires along 
the No.3 Road frontage of this site, have a negative visual impact on the streetscape 
experience. The existing BC Hydro poles, overhead pole lines and transformers will remain 
in place a long No.3 Road due to the disproportionate cost of undergrounding relative to size 
of the proposed deve lopment. However, the applicant with install pre-ducting for future 
undergrounding of the overhead pole lines together with 3 decorative pedestrian lights plus 
cash in lieu for a future replacement decorative roadway light. 

3139332 
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Architectural Form alUl Character 

I. Building Massing: The architect has increased the building mass at the corner to create a 
stronger street presence and helps to anchor the corner, which also better calls attention to the 
building entry and adds some volumetric variety and visual interest to the faml of the 
building. 

2. Architectural Design: The proposed built form is simple and modem in character, which is 
appropriate for this pavilion type building that is visible from all sides. The double volume 
glass element at the corner presents an attractive feature from a distance. The exterior 
finishes are appropriate in terms of type, quality, texture and the proposed subdued colours. 
The use of wood soffits will complement the subtle colour scheme and provide warmth to the 
cooler concrete and metal panels. 

3. Streetscape Continuity: The applicant has agreed to extend the pedestrian canopy and 
columns along Granville Avenue and No. 3 Road in order to better bridge the gap between 
the proposed building and existing buildings on adjacent properties, which in the interim will 
extend the apparent visual continuity of the retail streetwall at-grade along this block 
frontage. 

4. Rooftop Visibility: The applicant proposes bands of coloured roof ballast to improve the 
overlook views of this flat roof from the adjacent residential tower including vertical 
screening of the rooftop mechanical equipment to block views of this equipment from the 
street. 

5. Signage: The applicant has submitted a detailed assessment of the proposed signage but a 
separate sign permit application will be required to confirm compliance with the City'S Sign 
Bylaw. The proposed 4.3 m high pylon sign along Granville Avenue has been relocated to 
eliminate the sight lines concerns in the vicinity of the Granville Avenue vehicle driveway. 

Transportation and Traffic 

1. Land Requirements: The applicant has agreed to the following land requirements: 

a. Granting of an approximate 4.0 m by 4.0 m triangular Statutory Right-of-Way (SRW) for 
road and utility purposes at the southeast corner of the No.3 Road and Granville A venue 
intersection; 

b. Granting an approximate 2.0 m wide Statutory Right-of-Way (SRW) for road and utility 
purposes (future vehicle right turn lane and/or layby area) along No.3 Road; 

c. Granting an further approximate 3.0 m wide Public Rights of Passage Statutory Right-of
Way (PROP-SRW) for road purposes (boulevard improvements) along the entire No.3 
Road frontage; 

d. Granting an approximate 2.0 m wide Statutory Right-of-Way (SRW) for road and utility 
purposes (boulevard and greenway improvements) along the entire Granville Avenue 
frontage; and 

c. Granting an approximate 6.0 m wide Statutory Right of Way (SR W) for future lane and 
utility purposes along the entire east property line of the consolidated development site. 

Note: Separate legal agreements will be required for the above SRW requirements and the 
details are provided in the Development Permit considerations at the end of this document. 
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May 6, 2013 - 6 - DP 12-622179 

2. Site Access: Staff supports both the requested interim vehicle right-in and right-out site 
access/egress driveways along both No. 3 Road and Granville Avenue provided that if the 
currently proposed bui lding is demolished or the development site is rezoned then the only 
site access in the future will be via a shared one-way couplet laneway system along the entire 
east property line to be shared with the adjacent 'Centro' development. 

3. On-Site Parking: The required number of parking spaces for this development is 40 spaces 
and the applicant proposes 44 spaces including 22 regular, 20 small car and 2 accessible 
parking spaces. 

4. Loading: As required, the applicant is proposing one (1) loading/service space for a medium 
sized vehicle (SU9 size) on-site and has demonstrated that there is adequate service vehicle 
manoeuvrability to access/egress this space. 

S. Bike Parking: The Zoning Bylaw requires 3 - Class 1 and 2 - 'Class 2 bike parking spaces 
while the applicant proposes 3 - Class 1 within the building as tenant improvements and 5 -
Class 2 bike parking spaces along Granville A venue. 

6. Other Bylaw Requirements: The applicant has confinned that all drive aisle widths and 
parking space dimensions are in accordance with the Zoning Bylaw with typical dimensions 
included on the site plan. 

Engineering alld Servicillg 

1. The applicant has agreed with and executed the Development Permit consideration, which 
outline the intent of the City's required scope of work for both frontage and servicing 
upgrades. The general description of the works includes: 

a. Confirmation of adequate water supply and submission of fire flow calculations signed 
and sealed by a professional engineer at Bui lding Pennit stage; 

b. Provision of a fire hydrant along Granville A venue, subject to BC Building Code 
requirements and the satisfaction of the Building Department and the Richmond Fire 
Rescue; 

c, Provision of a cash contribution in the amount of$3,086.00 as cash in-lieu of 
construction for a downstream undersized sanitary sewer; 

d. Removal of the existing 200mm rear yard sanitary main located along the south property 
line of 8040 Granville A venue and discharge of the SR W; 

e. Installation of pre-dueling in anticipation of the future removal of the BC Hydro pole line. 

r. Provision of City Centre decorative pedestrian luminaire poles along No.3 Road in the 
ultimate aligrunent and location (l as an interim pedestrian light with a base adaptor 
installed on a roadway light base) including cash-in-lieu for the future replacement 
decorative road/pedestrian pole and luminaire; 

g. Roadway lighting will be assessed in detail at the Servicing Agreement stage to determine 
if the existing lease light on the BC Hydro pole should be retained and whether another 
City Centre Type road/pedestrian luminaire pole is required at the Granville Avenue and 
No.3 Road intersection. 

h. Provision of decorative pedestrian luminaire poles along Granville Avenue; 
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I. Adjustments to other teleconununications equipment to accommodate the future under
grounding of the overhead lines with a pad mounted transfonner to service the 
development site to be located on private property. 

Note: See the DP considerations at the end of this document for detai ls. 

2. A separate Servicing Agreement is required for this proposed development. 

Lalli/scope Design ami Open Space Design 

I. Existing Trees: The applicant has submitted an arborist report including an inventory and 
assessment of atl existing trees on site. The location of existing trees has also been 
superimposed on the site plan. This information demonstrates that none of the existing site 
trees including 1 deciduous hedgerow, I coniferous hedgerow and 2 large deciduous trees 
can or should be retained. The applicant 's arborist and landscape architect recommend the 
removal of a boulevard tree and replacement with a 20 cm (8") cali per maple tree. This 
assessment and recommendation is now supported by the arborist in the Parks Department. 

2. Granvi lle A venue Greenway: Road is a designated greenway and the appl icant proposes to 
extend the continuation of the identical greenway landscape treatment from the neighbouring 
Centro development to the east across the development site along Granville Avenue. 

3. Landscape Design: 

a. The applicant proposes street trees along No.3 Road on private property within the 
proposed SRW's along this frontage while street trees are proposed in the public realm 
along Granville Avenue. The applicant's environment consultant has provided a report 
indicating that the proposed development including both proposed on·site and off·site 
street tree planting complies with the MOE C of C including the Schedule 8 requirements 
with the comment that horse chestnut trees should not be planted since they have a deeper 
tap rool. 

b. The landscape design incorporates a perimeter landscape treatment with small tree, shrub 
and groundcover plantings in combination with a semi·transparent fence along the south 
property line, which provide adequate visual screening from the parking lot on the 
development site to the neighbouring 'Centro' development but also provides acceptable 
visibi lity and security for pedestrians along the walkway on the adjacent site to the south. 

c. The site landscape design includes the continuation of existing boulevard planting along 
both No.3 Road and Granville Avenue with additional planting islands incorporated 
along the Granvi lle Avenue frontage. 

d. The applicant proposes the incorporation of decorative paving consisting of coloured 
(dark grey) castMinMplace concrete with sawMcutjoints, which wi ll complement the 
proposed extens ion of ex isting sidewalk paving treatments from the adjacent boulevards 
across the No.3 Road and Granville Avenue frontages of the development site. 

e . The landscape design also incorporates a small pedestrian plaza area adjacent to the 
intersection including 2 benches and a covered walkway connection to the parking area 
as well as a free standing bike rack along the Granville Avenue frontage. 
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Crime Prevention Through Environmental Design (CPTED) aud S listaillabililJ' 

I. The applicant has provided a comprehensive Jist of CPTED features including: 
• Extensive glazing at the entry with surveillance to other site areas from the building; 
• All exterior building elevations visible from at least one street frontage; 
• Street frontages are designed to encourage pedestrian presence and activity; 
• Parking area is visible from the street; 
• Suitable exterior site lighting will supplement visibility at night~ and 
• Landscape and groundcover planting is low profile with no hidden areas. 

See Attachment 3 for the detailed sununary of CPT ED features. 

2. The applicant has provided a comprehensive list of sustainability features including: 
• Glazing placement ensures maximum light penetration and minimizes solar heat gain; 
• Carefully considered sun shades over glazing exposures; 
• High performance doub le glazed sealed units in thermally broken curtain wall system; 
• High performance wall and roof assemblies, ensures thermal performance of the building; 
• Light co loured roof membrane and coverings to reduce the heat island effect; 
• Low VOC interior fmishes to improve indoor air quality; and 
• Materials specified with high recycled content wherever possible. 
See Attachment 4 for the detailed summary of sustainability features. 

Refuse and Recycling 

The applicant has agreed to include a roof structure over the refuse and recycling enclosure to the 
address overlook concerns from the adjacent residential development. The applicant also 
proposes to provide space within the enclosure for the required number of containers and carts. 

Conc lusions 

Whi le this development proposal does not achieve the ultimate vision contained with the CCAP 
it is a handsome, small building that can comfortably co-ex isting with the surrounding higher 
density development during the interim unti l such time as a higher density development proposal 
become more feasible. The architectural design contributes to the streetscape character along 
both street frontages and accommodations have been included to facilitate the future removal of 
the BC Hydro poles and the undergrounding of the overhead wires. Staff supports thi s 

~roposal as presented. 

Brian Guzzi 
Senior PlannerfUrban Design 

BG:cas 

Attachment 1 - Development Application Data Sheet 
Attachment 2 - Advisory Design Panel Comments 
Attachment 3 - CPTED Features 
Attachment 4 - Sustainability Features 
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Prior to approval of the Development Permit, the developer is required to complete the following: 

1. Conso lidation of all the lots into onc deve lopment parcel. 

2. Receipt of a Letter afCredit for landscape installation in the amount of $83,090.00 (based on a 
detailed cost estimate provided by a Be registered landscape architect). 

3. Provision of a voluntary cash contribution in the amount 0[$3,086.00 fo r sanitary sewer upgrades, as 
indicated in Westgroup Properties' emai l of Apri l 9, 2013. 

4. Provis ion of an approximate 2.0 m wide Statutory Right-of-Way (SR W) for rood and utility purposes 
(future vehicle right tum lane andlor layby area) along the entire west property li ne of the 
consolidated deve lopment si te. The final configuration and width of the SR W is to be detennined by 
the functional road des ign plan to the sati sfaction of the Director of Transportation and confirmed by 
legal survey. The owner is responsible for the design, construction and maintenance of the required 
improvements in the SRW. 

S. Provision of an approximate an approximate 3.0 m wide Public Rights of Passage Statutory Right~of~ 
Way (pROP·SRW) for road purposes (boulevard improvements) along the entire west property line 
of the consol idated deve lopment site. A canopy encroachment is an a llowable encroachment 
w ithin this SRW as described in the respective and associated exp lanatory plans until such 
time as this SRW is required at the discretion of the City for City purposes including but not 
limited to. road or boulevard improvem ents. The fi nal configuration and width of the SRW is to 
be detennined by the functiona l road des ign plan to the satisfaction of the Director of Transportation 
and confirmed by lega l survey. The owner is responsible for the design, construction and 
maintenance of the required improvements in the SRW. 

6. Prov ision of an approx imate 2.0 m wide Statutory Right~of~Way (SRW) for road and utility purposes 
(boulevard and greenway improvements) along the entire Granville Avenue property line of the 
consolidated deve lopment site. The final configuration and width of the SRW is to be detennined by 
the functiona l road design plan to the satisfaction of the Director of Transportation and confinned by 
lega l survey. The owner is responsib le for the design, construction and maintenance of the required 
improvements in the SRW . . 

7. Provision of an approx imate 4.0 m by 4.0 m triangu lar corner~cut Statutory Right~of· Way (SR W) for 
road and utili ty purposes from the intersection of the property lin e.s at the southeast corner of the No. 
3 Road and Granville Avenue intersection frontage streets. The final configurati on and width of the 
SR W is to be detcnnined by the functional road design plan to the satisfaction of the Director of 
Transportation and con finned by lega l survey. The owner is responsible fo r the design, construction 
and maintenance ofthe required improvements in the SR W. 

8. Provision of a min imum 6.0 m wide Statutory Right of Way (SRW) for future lane and util ity 
purposes along the entire east property li ne of the conso lidated development site. A pylon sign and a 
refuse/recyc ling enclosure are allowable encroachments within this SRW according to the respective 
explanatory plans until such time as this SRW is required at the di scretion of the City for City 
purposes including but not limited to a lane. The owner is respons ibl e for the design, construction 
and maintenance of the improvements withi n the SRW. 

9. Provision ofa report from a qualifi ed environmcntal professional that the proposed development 
complies with the MOE Certificate of Compl iance inc luding the Schedule B requirements. 

10. Registration of a flood indemniry covenant on tit le. 

11. Discharge of any appropriate title charges required or supported by the City Law Department. 

Prior to Building Permit Issuance, the developer must complete the following requirements: 
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1. Enter into a Servicing Agreement· for the design and construction of service connections and 
frontage improvements. Works include, but may not be limited to: 

A. Frontage Improvements : 

a. Granville Avenue: The existing Granville Avenue curb is to remain in the current location 
and the required greenway improvements on the boulevard are described as follows from the 
back of the existing curb (refer to Servicing Agreement drawings SA 06-336128 regarding 
the Centro development for more detail): 

• an approximate 3.0 In wide boulevard strip (Le., for grass and street trees). 

• an approximate 2.5 m wide sidewalk with decorative paving (Le., to match existing 
sidewalk to the east on the Centro development), and 

• an approximate 3.485 m wide additional boulevard strip (i.e., with grass, shrubs, street 
trees and decorative paving to the satisfaction of the Director of Development. 

b. No.3 Road: The existing No.3 Road curb is to remain in the current location. The required 
boulevard improvements along the No.3 Road frontage shall be consistent with frontage 
improvements on the adjacent site to the south (refer to Servicing Agreement drawings SA 
06-336128 regarding the Centro development for more detail) but in general shall include the 
following: 

• an approximate 2.0 m wide landscape strip for roadlboulevard improvement purposes 
including grass, unit pavers and street trees, and 

• an approximate 3.0 m wide PROP-SRW for roadlboulevard purposes (i.e., a minimum 
3.0 m wide sidewalk adjacent to the proposed building and a minimum 2.0 m wide 
sidewalk when not adjacent to the proposed building). 

B. Servicing Improvements: 

3&]9332 

a. Drainage Works Servicing: 

• No upgrade required. 

b. Water Works Servicing: 

• Using the OCP Model, there is 976 Lis availab le at 20 psi residual at the hydrant located 
8060 Granv ille and 1,415 Us available at 20 psi residual at 7080 No 3 Road. Based on 
your proposed development, your site requ ires a minimum fi re flow of220 Us. Water 
analysis is not required. However, once you have confinned your building design at the 
Building Permit stage, you must submit fire flow calculations signed and sealed by a 
professional engineer based on the Fire Underwriter Surveyor ISO to confirm that there 
is adequate available flow. 

• Provide a fire hydrant at Granville Avenue frontage to comply with the required hydrant 
spacing for commercial areas subject to BC Building Code requirements and the 
satisfaction of the Bui lding Department and the Richmond Fire Rescue. 

c. Sanitary Works Servicing: 

• Remove the existing 200mm rear yard sanitary main located along the south property line 
of 8040 Granvi lle Avenue and cap at east property line of the proposed site. Discharge 
portion of the existing SROW after the rear yard sanitary remain is removed. An 
appropriately sized Inspection Chamber is required at property line. 

d. Pre-dueting and Lighting along No.3 Road and Granville Avenue: 

• Install remaining 20 m of hydro, telephone and cable pre-ducting from capped end of 
existing pre-ducts on No 3 Road to south property line of proposed site) through th is DP 
to complete the pre-duct on No 3 Road frontage, in anticipation of the future removal of 
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the Be Hydro pole line. Any pad mounted transformers required to service the proposed 
development must be located on private property and not w ith in City SROWs or Public 
Rights of Passage and not impact public amenities such as sidewalks, boulevards and 
bike paths. 

• Prov ide City Centre Type pedestrian lumina ire poles and bases along No.3 Road at the 
ultimate locations including an interim City Centre Type pedestrian luminaire pole 
complete with adaptor plate on a roadway pole base in the ultimate location of any 
roadway light (i.e., to suit with the ex isting street lights located south oflhe proposed 
development). In additional, prov ide cash-in-l ieu for 1 replacement City Centre Type 
road/pedestrian luminaire pole to be insta lled in the future when the BC Hydro poles are 
removed and the overhead pole lines are installed underground. Roadway lighting w ill 
be assessed in detail at the Serv ic ing Agreement stage to detennine if the existing lease 
li ght on the BC Hydro pole should be retained and whether another City Centre Type 
road/pedestrian luminaire pole is required at the Granville Avenue and No.3 Road 
intersection. 

• Prov ide City Centre type pedestrian luminaire poles along Granville Avenue frontage. 

• Prov ide hydro, telephone and cable pre-ducting. 

• Telecommunication equipment ( i.e., SAC Pad, kiosks, etc.) must be located on private 
property and not within City SROWs or Public Rights of Passage and not impact public 
amen ities such as sidewalks, bou levards and bike paths. It is recommended that the 
developer contact the private uti liry companies to leam of their requirements. 

e. General: 

• Additional legal agreements, as detennined via the subject deve lopment's Servicing 
Agreement(s) and/or Development Pennit(s), andlor Bu ilding Permit(s) to the satisfaction 
of the Director of Engineering may be required, including, but not limited 10, site 
investigat ion, testing, mon itoring, s ite preparation, de-wateri ng, drill ing, underpinning, 
anchoring, shoring, pil ing, pre-loading, ground densification or other activities that may 
result in settlement, displacement, subs idence, damage or nui sance to City and private 
utility infrastructure. 

• The Engi neering design, via the Servicing Agreement andlor the Development Permit 
andlor the Building Penni! design must incorporate the recommendations of the impact 
assessment. 

2. Installation o f appropriate tree protect ion fencing around all trees to be retained as part ofthe 
development prior to any construction activities, occurring o n-site. 

3. The applicant is required to obtain a Building Permit for any construction hoarding associated with 
the proposed development. If construction hoardi ng is required to temporarily occupy a street, or any 
part thereof, or occupy the air space above a street or any part thereof, additional C ity approvals and 
associated fees may be required as part of the Building Perm it. For further in/ormation all the 
Building Permit, please contact Building Approvals Division at 604-276-4285 .. 

4. Submission o f a Construction Parking and Traffic Management Plan to the Transportation Division. 
Management Plan shall include locat ion for parking for services, del iveries, workers, loading, 
application for any lane closures, and proper construction traffic controls as per Traffic Contro l 
Manual for works on Roadways (by Min istry of Transportation) and MMCD Traffic Regulation 
Section 01570. 

5. Obtain a Building Permit (BP) for any construction hoard ing. If construction hoarding is required to 
temporarily occupy a public street, the air space above a pub lic street, or any part thereof, additional 
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City approvals and associated fees may be required as part of the Building Permit. For additional 
infonnation, contact the Building Approvals Division 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 
on ly as persona l 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 detennines 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 penn its, as deemed necessary or advisable by 
the Director of Development. All agreements shall be in a fonn and content satisfactory to the 
Director of Development. 

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

(see a signed copy in the development file) 

Signed Date 

3&39332 



City of 
Richmond 

Development Application Data Sheet 
Development Applications Division 

DP 12-622179 Attachment 1 

Address: 7000 No. 3 Road and 8040 Granville Avenue 

Applicant: Wesgfoup Properties Owner: Wesgroup Properties 

Planning Area(s): City Centre Area Plan (CCAP) 

Floor Area Gross: _9",3",0" m",-' __________ Floor Area Net: ---=c93",0=m,-' _________ _ 

I Existing I Proposed 

Site Area : 3014.7 m' 3014.7 m' 

Land Uses: vacant (former gas station) commercial 

OCP Designation: Urban Core T6 Urban Core T6 

Zoning: Auto-Oriented Commercial (CA) Auto-Oriented Commercial (CA) 

Number of Units: Nol Applicable (NA) NA 

I Bylaw Requirement I Proposed I Variance 

Floor Area Ratio: 0 .5 0.31 none permitted 

Lot Coverage: Max. 50 % 31% none 

Setback - Front Yard: Min. 2.0m 3.0m none 

Setback - Side Yard: Min. Om 16Am none 

Setback - Side Yard: Min . 5.0m 5.0m none 

Setback - Rear Yard: Min.6.0m 22 .35m none 

Height (m): Max. 11 .98 m 6.7m none 

Lot Size: 3014.7 m' 30 14.7 m' none 

Off-street Parking Spaces -
39 22 - Rand 20 S none Reoular (R) and Small (S) SDaces: 

Off-street Parking Spaces -
1 2 none 

Accessible: 

Total off-street Spaces: 40 44 none 

Tandem Parking Spaces not permitted none none 

Amenity Space -Indoor: not required none none 

Amenity Space - Outdoor: not required none none 

38)9332 



Excerpt from the Minutes from 

The Design Panel Meeting 

Wednesday, April 4, 2013 - 4:00 p.m. 
Rm. M.1.003 

Richmond City Hall 

Attachment 2 

2. DP 12·622179 -1-STOREY, RETAIL COMMERCIAL BUILDING (BANK) 

Applicant: Wesgroup Properties 

1819112 

Property Location: 7000 NO.3 Road & 8040 Granville Avenue 

Applicant's Presentation : 
Architect Craig Taylor, Taylor Kurtz Architecture and Design, Inc., and Landscape 
Architect Jennifer Stamp, Durante Kreuk, Ltd., presented the project on behalf of the 
applicant. 

Panel Discussion: Comments from the Panel were as follows: 

I . Appreciate the simple urban fann of the building with low density; Noted 

2. Like the urban treatment of the paving; it is simple and ties in with the building; 
Noted 

3. Consider adding another bench similar to the one proposed along No. 3 Road; Tlte 
architect omllaudscape architect have reviewell alld have added all additional 
bellch similar to the one proposed along No.3 Road along Granville Avenue at 
the comer plaza, next to the building entry, and adjacellt to the new planting. 

4. Proposed treatment of the roofi s fine considering the scale and urban context of the 
development; a green roof may not be necessary; Noted (Refer to comments below) 

5. Site layout is simple and efficient; like the architecture of the building; materials are 
good; Noted 

6. Don' t like the roof; consider light screening for the rooftop units; would be nice to 
see a 3D rendering of the roof; The lalldscape architect has reviewed and proposed 
a lion-vegetated roofscape. which integrates with the architectural screening 
developed by the architect for the rooftop ullit area. Decorative p ebbles ill shades 
of grey and brown are proposed to atld colour allli interest to tIre roofscap e. 
Consideration was givell to views from above. 

7. Appreciate the provision for accessible parking spaces; concern that a parked car in 
one of the accessible parking spaces may block the common pedestrian walkway; 
note that the accessible parking spaces are close to the City sidewalk; We believe 
that this comment was based 011 a mismlderstlllldillg of the drawing. The 
accessible parking stall does IIot block tire pedestrill" walkway. 
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8. Architectural form and character is well resolved; appreciate the canopies and 
columns; Noted 

9. The corner is celebrated very well ; overall, a great scheme; Noted 

10. the rooftop is sufficient; a green roof would be difficult to integrate in view of the 
small size and scale of the building; Noted (See commellts above) 

11 . Look at the size of the roof top units and how it will impact the roofscape; consider 
appropriate screening if necessary; See above response 

12. Architecture is clean and clear; share the City's concern regarding the hierarchy of 
ground plane material quality; further design development is needed for the 
concrete paving at the back of the building; Completed as per stalf commentS. 

13. Consider some tint on the concrete paving to add warmth and relate to the finishing 
materials on the fa~ade; rhe landscape architect has reviewed andfurther 
developed 'he concrete special paving, addillg a tint to the cOllcrete to add warmth 
to the architectural finishing materials. 

14. Agree with comment regarding the need for additional furniture considering the size 
and scale of the outdoor spaces; Comment addressed - see respouse above 

15. Concern on the long-term survivability of the narrow planting strip on the east side 
of the building; stepping stones need to be aligned; The lam/scupe architect Iras 
reviewed and re-aligned tire stepping stones witlr the parkillg stu/Is. Wlreel-stops 
have been added to the parking stulls wlriclr are adjacent to the p lallting strip, as 
well as the purking stalls a/ollg tire southern edge 0/ the site to protect plants. 

16. Consider a different colour/green area in one portion of the TOofto provide more 
interest to the neighbouring developments; Comment uddressed - see response 
uhove 

17. Overall, a very well developed scheme; appropri ate context for a small commercial 
building; applicant should follow through on detail s of how different materials and 
planar elements meet as it requires good resolution and construction quality or the 
bui lding may look like a box with random elements; rhe applicant agrees with tire 
above comment and will commit to providing well considered details to ensure the 
intent of tire over/apping planes ill mailltained ill the cOllstrllcted building. 

18. The roof is a big concern; different rock placements are not strong enough; further 
design development of the rDofis needed, e.g. consider a simple reflective white 
roof and screen roof top units or a green roof; See comments above. 

19. Exterior finishes are appropriate in terms of quality, texture, and subdued colours; 
use of wood soffits will complement the subdued colours and provide some warmth 
to the cooler concrete block and metal panels; Ackn owledged 

20. The building looks different from typical retail square box projects; Noted 

21. Southwest canopy will provide sun shading and energy benefits to the building; 
Noted 
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22. Green roof would be a good idea; however, agree with comments that in view of the 
size of the project, it would be economically difficult; Noted 

23. Consider rooftop mechanical system with a heat recovery feature; Tlt e applicml/ 
will work witlt the mechanical consultant alld encourage tire lise of a !reat 
recovery feature witlt lite mechallical system. 

24. Overall , a good energy conservation approach to the bui lding; Noted 

25. Appreciate the open safe design of the development; Noted 

26. Custom wood bench top is prone to use by skateboarders; provide spacers on the 
bench for protection; Skateboard deterrellts "a ve bee" illcorporated illto lite 
design o/Ilte sealillg 

27. Site is located in a very prominent corner and high density area; proposed 
development is a nice one-storey bank; has a nice pavi lion feel to it; double volume 
glass element at the corner looks striking from a distance; quality of materials is 
good; build ing canopies are nice; interesting variety of elevations; and Noted 

28. Consider screening for roof top units on the roof consideri ng their size and provide 
a better ballast design. Repeat comme"t - See respollse above. 



Attachment 3 

Crime Prevention Through Environmental Design (CPTED) Features: 

Policy Reference: 
• Development Permit Guidelines, Section 14.2.11 : Crime Prevention Through 

Environmental Design 

Natural Access Control: 

• Canopies and landscaped walkways guide people naturally from parking lot to public 
street frontages and on toward building entry; 

• Building is served by a single entry vestibule with highly visible glazed doorways on the 
west and east elevations. Building entry orients the public to the street ; 

• Building signage naturally orients the public toward the entry vestibule; 

Natural Surveillance: 

• Extensive glazing in the entry vestibule as well as all other building elevations provide 
easy visibility to exterior activities; 

• All exterior building elevations and landscaping are designed to be visible from at least 
one street frontage and are also visible from neighbouring high rise residential units; 

• Building is oriented tightly to the street and is generously glazed , improving visibility to 
interior activity; 

• Landscape and ground cover planting is low profile with no hidden areas 

Territoriality - Defens ible Space: 

• Street frontages are designed to encourage pedestrian presence and activity; 
• Parking area is visible from the street; parking separation from the street is implied by 

hard and soft landscape elements; avoiding construction of fences. 
• Suitable exterior site lighting will supplement visibility at night; full cut-off fixtures will 

ensure lighting glare does not fallon neighbouring properties. 

Maintenance: 

Grounds, landscape, fixtures and lighting will be maintained to ensure visibility and safety. 
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Attachment 4 

Sustainability Features 

Overview: 

Site & Orientation: 
• Oriented on site to ensure maximum day lighting benefit 
• Increased area of shrub, perennial and tree planting to reduce heat island effect and to 

provide additional habitat for birds and insects. 
• The selected plants are adaptable to temporary drought and wet periods and will be 

irrigated using a high efficiency irrigation system 
• The plants are chosen for their robustness in the urban environment and their minimal 

need for irrigation 
• Full cut off fixtures ensures lighting glare does not fall on to neighbouring properties 

Access & Transportation 
• Located 500m South of Brighouse Station (Canada Line) 
• Local and commuter bus routes extending in all four directions from intersection 
• Visitor bike racks for minimum 5 bikes 
• Strengthens and promotes pedestrian and bike pathways 

Architecture: 
• Glazing placement ensures maximum light penetration and minimizes solar heat gain 
• Carefully considered sun shades over glazing exposures 
• High performance double glazed sealed units in thermally broken curtain wall system 
• High performance wall and roof assemblies, ensures thermal performance of the 

building 
• Light collared roof membrane I coverings to reduce the heat island effect 
• Low vee interior finishes I attention to indoor air quality 
• Materials specified with high recycled content wherever possible 

Building Systems: 
• Energy efficient mechanical systems 
• Low flow plumbing fixtures 
• Energy efficient lighting fixtures 
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City of 
Richmond 

To the Holder: Wesgroup Properties 

Development Permit 

No. DP 12-622179 

Property Address: 7000 NO. 3 Road and 8040 Granville Avenue 

Address: 2000 -1055 Dunsmuir St.. Vancouver Be V7X1J1 

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 thi s 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 facil ities; roads and parking areas; and landscaping and 
screening shall be constructed generally in accordance with Plans # 1 to # 10 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 thi s Permit, the City is holding the security in the amount of 
$83,090.00 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 fai l to carry out the development hereby authorized, according to the terms 
and conditions of thi s Permit within the time provided, the City may lise the security to carry 
out the work by its servants, agents or contractors, and any surplus sha ll be paid over to the 
Holder. Should the Holder carry out the development permitted by thi s 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. 

3839332 



To the Hotder: Wesgroup Properties 

Development Permit 
No. DP 12-622179 

Property Address: 7000 No. 3 Road and 8040 Granville Avenue 

Address: 2000 - 1055 Dunsmuir St. . Vancouver Be V7X1J1 

7. The land described herein shall be developed generally in accordance with the terms ~d 
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 

3839332 

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 
Planning and Development Department 

Date: May 1, 2013 

File: DP 12 - 623994 
HA 12 - 624406 

Re: Application by Cotter Architects Inc. for a Development Permit and a 
Heritage Alteration Permit at 3531 Bayview Street 

Staff Recommendat ions: 

1. That a Development Permit be issued which would permit U1C construction of a new two
storey mixed-use building over one (1) level of parking at 353 1 Bayview Street; 

2. That a Heritage Alteration Permit be issued for the site at 3531 Bayview Street in 
accordance with Development Permit 12 - 623994; and 

3. That Development Permit No. 85-060 for the former building on the site be discharged 
from the Land Tit le Record. 

,} ----::::1 
1h~A'J. ' ~ 

Way e Crai~ ) 
Dir ctor of Development 

/ 
BK:kt/ &,.,....-



May 1,2013 

Origin 

·2· 

Staff Report 

DP 12 · 623994 
HA 12 . 624406 

Cotter Architects Inc. has app lied to the City of Richmond for permission to develop a 
two-storey mixed use building with one (1) level of parking for 30 cars provided under the 
building at 3531 Bayview Street, on a site currently zoned IL Light Industrial. The building 
would feature six (6) ground oriented commercial units with a total commercial retail area of 
708.76 sq. m (7,629 sq.fL), and six (6) dwel ling units. The site is currently vacant as the 
building formerly occupying the site was demolished in May 2011. 

The site is being rezoned from "Light Industrial (IL)" to "Commercial Mixed Use (ZMU22) 
Steveston Commercial" for this project under Bylaw 900 1 (application RZ 12 - 615239). 
Bylaw 9001 received Third Reading following the Public Hearing on March 18,2013 and the 
conditions associated with Final Adoption of the Rezoning are being addressed by the owner. 

A Servicing Agreement for road improvements on Bayview Street, 3rd A venue and the lane to 
the east, including a crosswalk on Bayview Street is a condition of Final Adoption of Bylaw No. 
9001. 

Development Information 

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

Background 

The site is located at the north-east corner of Bayview Street and 3rd Avenue in the 
Steveston Vi llage. To the east of the site is a municipal lane. Under the Steveston Village 
Conservation Strategy (the Strategy) the site can be developed at a maximum density of 
1.6 FAR, and a height of three-storeys. The proposed development is consistent with the 
provisions of the Strategy, although the proposal is only for a density of 1.18 FAR. 

The designation of the Steveston Village Core as a Heritage Conservation Area requires a 
Council-issued Heritage Alteration Permit in tandem with the Development Permit. 

Development surrounding the subject site is as follows: 

To the North: Existing commercial buildings: zoned "Steveston Commercial (CS2)", maximum 
height two (2) storeys; 

To the East: Existing commercial building: zoned "Steveston Commercial (CS2)", maximum 
height two (2) storeys; 

To the South: Vacant remediated parcel zoned "Light Industrial (IL)"; and 
To the West: Historic site zoned "Light Industrial (IL)" occupied by the Gulf of Georgia 

Cannery National Historic Site. . 

• . The proposed building would introduce a character with a strong urban retail frontage on the 
south and west of the site, and upper storey residential units, generally in keeping with recent 
developments in the Steveston Village. 

3808522 



May 1,2013 - 3 - DP 12 - 623994 
HA 12 - 624406 

• The proposal meets the meets the size and massing requirements contained within the 
Steveston Area Plan and the Steveston Village Conservation Strategy. The site has a land 
use designation of "Heritage Mixed Use (Commercial-Industrial with Residential & Office 
Above). The finishes on the building facades would be in keeping with the Development 
Permit guidelines in the Area Plan. 

Rezoning and Public Hearing Results 

During the rezoning process, staff identified the following design issues to be resolved at the 
Development Pennit stage. Adjustments and further design development undertaken during the 
Development Permit review process have addressed the issues raised and are described in italics. 

• Bayview Street elevation with further articulation of the facade, and design changes 
to strengthen the reference to the historic lot lines; 
The articulation of the facade has been increased and a varied palette of materials 
has been proposed. The result is an improvedfacade design and a stronger reference 
10 the historic lot lines. 

• Roofpitch and massing to be further detai led; 
The proposed roo/form and pitch have been simplified and roo/line variation has 
been introduced to minimize the roo/ massing impacts. 

• Glazing on north facade (main entrance to second floor apartment) to be revisited; 
The project architect has introduced additional window division and details, 
including a narrow horizontal band thar helps to break up the dominance o/this 
design/eature. 

• Signage to be reviewed by staff to ensure compliance with the Steveston Village 
Conservation Strategy and the Sign Regulation Bylaw. 
The proposed signage appears to be consistent with the Sign Regulation Bylaw and 
the Strategy. Individual Sign Permit applications will require issuance of a separate 
Heritage Alleration Permit, delegated to the Director oj Development. 

The Public Hearing for the rezoning of this site was held on March 18, 2013. At the Public 
Hearing, there were no concerns expressed about rezoning the property. 

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, the proposal complies with the intent of the 
applicable sections of the Official Community Plan and the Steveston Area Plan. 

Previous Development Permit 

Development Permit No. 85-060 was registered on the title of the property in 1985 to control the 
development of the previous building on the site. As this building has been demolished and the 
proposed bui lding requires a new development penn it, it is recommended that Council authorize 
the discharge of Development Pennit No. 85-060 from the title of the property. 

3808522 



May 1, 2013 

Advisory Design Panel Comments 

-4- DP 12 - 623994 
HA 12 - 624406 

The project was reviewed by the Advisory Design Panel (ADP) on April 4, 2013. The ADP was 
generally supportive of the development and stated that the proposal presented an effective 
mixed-use design in the heritage context of the Steveston Village. The palette presented by the 
architect was supported by the ADP as a departure from typical colour schemes for commercial 
bui ldings and was considered appropriate within the Steveston Village. Roofing material was 
discussed and the architect has proposed a high quality shake profile roof shingle as a reference 
to traditional cedar roofing used in the past. A copy of the relevant excerpt from the Advisory 
Design Panel Minutes from April 4, 20 13 is attached for reference (Attachment 2). 

The ADP provided comments and direction to the architect to work on two specific aspects of 
the design: resolution of the impervious surface along Bayview Street; and the use of materials to 
strengthen the link between the project and the industrial character of the area. The landscape 
plan has been amended to introduce a variety of paving materials and colours to break up the 
paved area, and landscaped areas have been shown along the frontage of the site. 

Specific building materials discussed by the ADP focused on the roofing material and the use of 
cultured stone veneer on the base of the building. The roofing material wi ll be a shake profile 
asphalt shingle, and the building base will feature real stone to address the ADP comments. It 
was suggested that board finished concrete be used, echoing the industrial character of the area, 
but staff noted opposition to exposed concrete had been raised at a public information meeting 
and at the review of the project by the Richmond Heritage Commission. 

The design response from the applicant has been included immediately following the specific 
Design Panel comments and is identified in 'bold italics'. 

Staff are satisfied with the design development undertaken by the architect in response to the 
ADP comments and recommendations. 

Analysis 

COllditiolls of A djacency 
• The proposed building would introduce a strong urban retail frontage to the site, with 

residential on the upper floor, consistent with other recent developments in the Steveston 
Village. 

• A strong character -defining site feature is the site grade, which falls approximately 1.8 m 
from south the north. The south portion of the eastern adjacent property has been excavated 
during the past and a parking lot has been constructed beneath the bui ld ing. 

• Properties to the north are all one-storey older commercial buildings, with rear parking areas, 
providing separation from the three-storey facade of the proposed building. 

• The Steveston Village Conservation Strategy encourages mixed-use buildings with 
residential above commercial, at a height of two and three storeys. Ultimate re-development 
of Moncton Street to the north of site will likely features some two-storey bui ldings, 
addressing adjacency and compatibility issues. 
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• The proposed development meets the intention of the Steveston Area Plan Design Guidelines 
for new development in the Steveston Vi(Jage Heritage Conservation Area. The type, scale 
and character of the building is also compatible with the requirements and guidelines of the 
Steveston Village Conservation Strategy. 

• The proposed building addresses the site grade change which occurs across the property, with 
the north of the site approximately 1.8 m lower than the south portion of the site. 

• The building presents a two-storey pitched roof facade on the south, fronting onto Bayview 
Street, and three-storey facade with a varied roof line to the north of the site. The third 
storey on the north facade results from the under-building parking structure, and a 
commercial unit that fronts onto 3Td Avenue to the west. 

• Pedestrian access to the commercial units is achieved with direct street access to the units 
fronting Bayview Street and 3rd A venue. 

• Two (2) residential units - one (1) large apartment and self-contained house-keeper's unit 
within the apartment - would be accessed from the 3rd Avenue side of the site, the lowest 
portion of the site . 

• The remaining four (4) residential units would have access from the lane on the east side of 
the site, secondary access for the house-keeper's unit is also provided from the lane. 

• The exact configuration of off-site works including the location of the sidewalk and 
boulevard configuration is undetennined at this time. The Transportation Division is in the 
process of public consultation regarding potential streetscape improvements on Bayview 
Street that might have an impact on the sidewalk location and alignment, and planting 
configuration. The ultimate design will be constructed through a Servicing Agreement with 
the City or through a cash-in-lieu contribution, subject to the outcome of the Transportation 
Division's streetscape study for Bayv iew Street. 

• The proposed landscaping design shows planting areas which extend off-site into the public 
road rights-or-way. The location of planting at the south-west and south-east comers of the 
site is proposed to help manage the transition in grade as the sidewalks lum these comers. 
Ultimate design of these planting areas will be coordinated with frontage works through the 
Servicing Agreement. 

• The subject property is encumbered by 5.0 m wide Servicing Right-of-Way for an existing 
box drainage culvert which runs along the entire south edge of the site. This ri ght-of-way 
pushes the building back from the south property line by the proposed 5.6 m setback. 

• Five (5) of the six (6) apartment units would have some dedicated private outdoor space in 
the form of patios or second floor deck space, and three (3) of the units would have access to 
private roof-top amenity areas. The sixth dwelling unit is the housekeeper'S located within 
the large apartment, and has no dedicated outdoor area. 

• Vehicle parking for residents is provided in a parking structure under the building. It is 
proposed that 10 of the residential parking spaces would be provided in enclosed garages, 
and the balance of required residential and commercial parking - an additional 20 spaces -
provided in the shared parking area under the building. 

• Residential visitors' stalls are shared with the commercial parking, consistent with the 
Zoning Bylaw. The size and configuration of parking stalls meets the minimum 
requirements of the Zoning Bylaw. 
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o 1.8 spaces per dwelling unit for a total of 11 residential spaces plus 1 visitors' 
space. 

o 2 spaces per 100 sq. m of commercial area, or 18 commercial spaces, consistent 
with the provisions of the Steveston Village Conservation Strategy. 

• Long lenn bike storage is provided in a storage area in the parking structure, and within the 
private garages, and two additional locking storage areas are provided in the parking garage. 
Six Class 2 spaces (a bicycle rack) will also be provided on the south of the site, near the 
proposed commercial units. The number of bike parking spaces proposed would meet the 
requirements of the Zoning Bylaw. 

• The garbage and recycling area is provided within the parking level. The number of 
containers needed for this development meets City requirements. Garbage collection 
services will be provided by private contract. 

Design Guidelines Compliance 
• The development would meet the development pennit gwdelines for the Steveston Village 

with the varied roof line proposed, and the clear articulation with a strong base to the 
building differentiated from the upper floor. Residential windows are proposed to have a 
design reminiscent of windows used in the past and overall high quality of materials is 
proposed. 

• Weather protection is provided for commercial units in the form of flat metal and panel glass 
canopies, which are well integrated into the building design and meet the guidelines for the 
area. 

• The proposed building design achieves a functional reference to the historic lot lines for the 
property, as required in the Steveston Area Plan. 

• An articulated roof line is proposed and functionaJ roof top deck areas would be provided, 
consistent with the Development Permit guidelines. 

• Commercial unit entrances are well articulated and are recessed from the front wall of the 
building, breaking up the facade and echoing a historical pattern of individual store-fronts. 

A rchitectural Form and Character 
• The overall height and massing of the proposal meets the guidelines of the area plan and the 

Steveston Village Conservation Strategy. 
• The Steveston Village Conservation Strategy identifies the fine grain of development as a 

key heritage feature of the Village. Building design should reflect the historic lot lines in the 
Village. The proposed building reflects and reinforces this heritage character through 
articulation of the building, colour and materials. There is adequate articulation along the 
street frontages, in particular on Bayview Street, with a variety of material types and 
projections from the main building envelope. 

• Proposed materials would vary across the facade, and features hardie lap siding and shingle 
siding, consistent with the design guidelines in the Steveston Area Plan. The proposed 
cultured stone base helps to ground the building. 

• Duroid shingles in a grey shake profile and colour will finish the roof. 
• The exterior colours are drawn from the Benjamin Moore Vancouver heritage palette: 

Strathcona Gold is proposed for the shingle siding for approximately one-third of the 
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building, and Point Grey grey for the balance of the building. The white trim shown is a 
traditional co lour choice and works well with the proposed design. A colour board will be 
presented at the Development Permit Panel meeting. 

• Windows are proposed to be charcoal grey, providing contrast in the facade. A large feature 
glazed area on the north side of the building is also proposed. A variety of windows are 
proposed for the building, with commercial units featuring powder-coated aluminum 
commercial windows. 

• For the residential units, two-thirds of the windows will be real wood framed windows with a 
metal veneer on the exterior. One-third of the windows would be a high-quality vinyl 
windows painted to match the other windows used in the building. The use of the vinyl 
windows is limited to the east and north of the building. 

Landscape and Open Space Design 
• The former site configuration featured a parking lot on the east portion of the site, set at 

approximately 1.8 m below the elevation of Bayview Street, and a building occupying the 
west portion of the site. Landscaping was limited to a small grass boulevard on the 
Bayview street frontage. Accordingly, there are no existing trees or other landscaping on the 
site which could be incorporated into the landscape design. 

• The Steveston Area Plan provides guidelines for landscaping in this area, which suggest that 
the frontage of sites fronting on Bayview Street have low planted areas and planters, without 
large trees, maintaining the historic open feel of the waterfront areas and preserving views to 
the Fraser River. The proposed landscaping responds well to this public realm objective. 

• As most of the areas fronting Bayview Street will have pavement as a dominant feature, the 
applicant is proposing concrete unit pavers at the commercial frontage in contrasting colours 
and accent bands. A soldier course of unit pavers will be used as a band to define the 
commercial frontages. The paved area south of the building is proposed to be broken up with 
contrasting bands of pavers. The stairway at the west will be a semi-pennanent modular stair 
unit that can be removed for access to the culvert if required. 

Sustainability measures 
A range of sustainability measures are proposed by the app li cant including: 

• Brownfield redevelopment; 
• Multiple uses into one development; 
• Close proximity to neighborhood service centre and recreation amenities; 

• Adja.cent to transit; 
• On-site bicycle storage; 
• Secure common areas for recycling, organics and garbage storage; 
• Rapidly renewable wood-frame construction for upper stories; 

• High-albedo roofing; 
• Low-emissions paints and sealers; 
• Low-E double pane windows; 
• Drought-resistant planting requiring minimal irrigation; 
• Energy-efficient LED lighting; 
• Energy star appliances; 
• Adaptable housing compliance; and 
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• Programmable thermostats 

Crime Prevention through Environmental Design 

DP 12 - 623994 
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• The proposed building design features considerable glazing oflower floor commercial units, 
provid ing opportunities for casual surveillance of the outdoor spaces of the building. 

• There is good casual surveillance to the ground floor area and surrounding streets from the 
proposed residential units and the street to provide a sense of additional security. 

• In order to enhance security on the east side of the site, a locking entrance gate is proposed at 
the bottom of the stairs leading to the residential access. 

• An entrance gate is also proposed for the residential entrance from 3rd Avenue. Gates are 
proposed to be a decorative black metal, cons istent with the materials and design proposed 
for the building. . 

• Too increase safety at night, wall mounted marine-style lamps are proposed along the retail 
commercial frontage. 

Accessible Housing 
• 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. 
• The largest proposed apartment will also feature wider hallways and has elevator access 

directly to the unit, achieving some of the adaptable housing guidelines. 

Heritage Alteratioll Permit 
• The development site is located within the Steveston Village Heritage Conservation Area and 

all new development requires a Heritage Alteration Permit (HAP) issued by Council. The 
HA.P has been drafted to require construct ion to be as per the Development Permit issued for 
the site. 

• The proposed building design meets the design guidelines for new development in the 
Village, and would be compatible with the ex isting character of the surrounding area. 

Conclusions 

The proposed development is consistent with the Development Pennit Guidelines for 
Steveston Village, as outl ined in the Steveston Area Plan. The proposal also meets the 
guidelines. density provisions. and parking reductions of the Steveston Village Conservation 
Strategy. 

The proposed massing and scale of the building would be a good fit with the existing character 
of the surrounding area, and would contribute to the on-going re-development of the 
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Steveston Village as a high-quality mixed use area. Staff support the proposed development. 

b } / /
BarrYK:·\ -~ 
Planner~ 
BK:kt 

Attachment 1: Development Application Data Sheet 
Attachment 2: Advisory Design Panel Minutes & Applicant responses (in italics) 

The following are to be met prior to forwarding this application to Council for approval: 
• Payment of cash in-lieu of on-sile indoor amenity space in thc amount 0($2,000; and 
• Receipt ofa Lenet-of-Credit for landscaping in the amount ofSI12,155. 12. 
• Discharge of Deve]opment Pennit 85-060 for the former bui lding on the site. 
• Registration of a legal agreement to ensure that the shared commercial ! residential parking is not assigned to 

any specific tenant. 

Prior to furure Bui lding Permit issuance, the developer is required to complete the following: 
• The applicant is required to obtain a Building Penn it for any construction hoarding associated with the 

propo~ed 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 Bui lding Permit. For further information on the Building Permit, please contact 
Building Approvals Division at 604-276-4285. 
Subm ission ofa construction traffic and parking management plan to the satisfaction of the City's 
Transportation Division (http://www.richmond.ca/serviceslttp/spccial.htm). 
If applicable. payment of latecomer agreement charges associated with eligible latecomer works. 
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Development Application Data Sheet 
Development Applications Division 

DP 12 - 6239941 HA 12 - 624406 Attachment 1 

Address: 3531 Bayview Street 

Applicant: Cotter Architects Inc. 

Planning Area: Steveston Village 

Owner: Penta Bayview Holdings Ltd. 

Floor Area Gross: _1,.,,"-90"-1!-"-m'--' _________ Floor Area Net: --"1,"'9"-O'-1.!.!m'-' ________ _ 

Existing I Pro osed 

Site Area: 1,619 sq. m (17,426 sq.ft) 1,611 sq. m (17,342 sq.ft) 
after dedication 
2-storey mixed-use building 

Land Uses: Vacant site over a partially in-ground 
parkinq structure 

OCP Designation: Neighbourhood Service Centre No change 

Zoning: 
Light Industrial (IL) ZMU22 - Commercial Mixed 

- Use Steveston Commercial 
6 Commercial units including 

Number of Units: Vacant Retail 

• 
6 Residential 

I Bylaw Requirement I Proposed I Variance 

Floor Area Ratio: 1.2 1.18 none permitted 

Lot Coverage: Max. 70% 67% None 

Setback - Front Yard (west): Min. Om ° None 

Setback - Side Yard (north): Min. 1.5 m 1.5 m None 

Setback - Side Yard (south): Min. 5.6 m 5.6m None 

Setback - Rear Yard: Min . Om ° None 

Height (m): Max. 15 m gsc 15 m gsc None 

Lot Size: 1,619 sq. m (17,426 sq.ft) 
1,611 sq. m (17,342 sq.ft) 

None after dedication 
Off-street Parking Spaces -

Residential 8 spaces (R) 12 spaces (R) 
1 spaces (V) (shared with 1 spaces 01) (shared with None 
commercial) commercial) 

Residential Visitors'/Commercial: 17 18 
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Off-street Parking Spaces - 1 
Accessible: 

Total off-street Spaces: 25 

Amenity Space - Indoor: Cash in lieu 

Amenity Space - Outdoor: NA 
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30 

Cash in lieu 

NA 
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None 

None 

None 

None 



Excerpt from the Minutes from 

The Design Panel Meeting 

Wednesday, April 4, 2013 - 4:00 p.m. 
Rm. M.l .003 

Richmond City Hall 

Attachment 2 

DP 12-623994 - 2-STOREY MIXED USE BUILDING WITH 6 DWELLING UNITS AND 6 
CRUS 

APPLICANT: Cotter Architects Inc. 

PROPERTY LOCATION: 5351 Bayview Street 

Applicant's Presentation 

Architect Rob Whettcr, Cotter Architects, Landscape Designer Johnny Zhang. Rod 
Maruyama and Associates Inc., and Dana Westennark, President, Oris Consulting, 
presented the project and answered queries from the PaneL 

Panel Discussion 

Comments from the Panel were as/ollows: 

• Don 't favour mixing corrunercial with residential uses in a development as they 
have different CPTED standards and types of security requirements; the joint 
walkway from the outside going to the common courtyard on the east side of 
the building would also be accessible by non-residents; should be properly 
gated to prevent outsiders from straying into the courtyard. 

Tltere are a great many examples 0/ successful mixed lise bui/dings tlt at 
illtegrate soulld Cl!TED strategies. Tlt e design of tlt e East courtyard Itas 
beell revised, witlt more clarity around public/private separation. In order to 
provide optimal privacy alld security for residellts tlte f ence and gate at tlte 
East property line will be / ull Iteig/tt ami securely locked. TIlliS tltere is no 
need/or an added gate witltill tlte courtyard. 

• Appreciate the deve lopment on two (2) grids which mirrors the streets; like its 
subtlety; adds to the presence of the street. 

• Concern on the use of asphalt shingles; consider pressure-treated shingles or 
cedar shingles for more aesthetic and heritage-appropriate character. 

Based 0 11 tltis comment we selected a differellt, tlticker asphalt sltingle/or tlte 
roofillg. Tltis is a 3-ply product tltat Itas more texture alld relief tltall a 
typical aspltalt sltingle. Tlte product selected is CertabrTeed Lalldmark rL. 
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• Good to see that Residence I is adaptable. 

• Stairs provide alternate access for visitors of apartments and residences that are 
accessed by the elevator in the southeast comer. 

• Site plan and elevations work well. 

• Concern on the long corridor entry into Residence 3; the space is deep and 
narrow and elevated off the iane. 

Please see resp Ollse to first comment/ rom 'he ADP. 

• There is lack of connectivity between CRUs and the lane; consider breaking up 
(1 ) the retaining wall adjacent to CRU 2 and add stairs to help CRU 1 and 
reduce the size of the dead ended terrace off CRU 2; and (2) the retaining wall 
adjacent to CRU 6 and add stairs to provide connectivity to the lane and the 
edge. 

• 

• 

• 

• 

A /oIIC hot" East alld West sides til e retaining wall " as been shorlellel/ to 
provide a smoother trllnsition to the CR Us. A long the West property line (I 

lIew set of stairs has been added/ or better access hetween the CR Us alld 3rd 
Ave. New plaltted hermed llreas at both comers mediate the grade trallsitiolts 
from the raised CRU entries alllithe decline of 3rd Ave (lIId the Lane. 

form and character work well; project broken into two (2) small elements and 
respectful to the Steveston heritage. 

Rendering shows a darker fini shing/cladding that has a bluish tint as opposed to 
the colour sample board which shows a very gray colour; the bluish tone wi ll 
add vibrancy to the architectural character of the building. 
Agree with comments regarding how the building resolves itself with the street; 
scale, form and character seems to be incrementally built over time; pitched 
roof is great; appreciate the articulation and scale of the commercial [Tontage. 

Do not like the use of cultured stone at the ground level; consider alternative 
material, e.g., board form concrete which would be a more honest and 
functional material , which respects the heritage of the Steveston village. 

Real stolle facing will be used illsteat! of cultured stolte. 

• Difficult to comment on landscaping in view of the still ongoing studies on the 
public realm along Bayview Street; however, consider incorporating more soft 
landscaping along Bayview Street and provide stronger swaths of planting with 
infonnal clump/s of trees to provide shade/canopy; consider pioneer species of 
trees; look at informal planting at Granville Island. 

• Agree with comments regarding concern on cultured stone clad retaining wall s. 

• Like the architecture of the building. 
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• Concern on the scale of the public realm along Bayview Street; proposed 
four (4) planters are too small in relation to the magnitude of the public realm 
and will be difficult to maintain; look at opportunity to introduce more 
appropriate scale of landscaping. 

• 

• 

• 

Large planted areas have beell added at hotlt corners a/ollg Bay view. All 
additional plallted afea has been added mid-block 10 furth er break lip the 
plaza ami demarcate 'lt e locatioll of 'he historical /01 tille. A cOlltraslillg 
paving palle", /ras bee" added to provide a sense of scale lind texture to tlte 
ground. 

Find the project interesting but also difficult; building type is difficult to 
ascertain; residential feel of the bui lding looks odd in an area that has a 
commercial/industrial heritage; similar to the nearby deve lopment with Waves 
Coffee House but the subject development has a different feeL 

Generally speaking the desigll direction is well-liked and supported. 

Building is well resolved in terms of articulation and use of the site. 

Fishing shed/cannery building forms would be more appropriate for the subject 
development; steel clad roofs would be more appropriate than asphalt shingles. 

See roof details above. 

• There is a lack of green landscaping in the proposed development; the bui lding 
has a very residential feel but is not carried through in the landscaping, e.g. 
should have front yards, picket fence, etc. 

As explained above more green landscaping has been added. 

• Prefer more robust commercial or industrial type of materials versus the faux 
type of applied fin ishes that are being proposed; more honest materials will 
work well . 

A ll proposed materials offer good quality, durability, amI appearance. 

• Gas meters located in Level PI is a fire protection concern. 

• Low exhaust termination of the parkade should be studied to ensure that 
residents and surrounding properties will not be impacted. 

• A great looking project which is completely in keeping with the heritage of 
Steveston. 

• The project is a good addition to the neighbourhood. 

• Concern on the well glazed grand staircase facing a commercial establishment. 

Through the interior desigll process it is anticipated that all illterior screen or 
film will he used to ensure appropriate privacy for the residents. 
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• 

• 

HA 12 - 624406 

Apprec iate the use and combination of bold colours in the proposed 
development which should be used more in developments in Richmond and 
other municipalities in li eu ofa beige palette. 

A good example of a multi-use building . 

Panel Oecision 

It was moved and seconded 
That DP 12-623994 he supported to move forward to file Development Permit Panel 
subject 10 lite applicant giving consideration to lite comments of the Pallel altd 
(1) working with staff towards resolution and development of lite impervious surface 
along Bayview Avenue where there is support for the illtrodllction of soft in/ormal 
landscaping inc/udillg trees, and (2) 10 work with staff to cOllsider alternative alld 
appropriate materials to strengtltell tlte link between tlte project alld lite industrial 
Iteritage of tlte area, specifically reviewing tlte roof , retaining structures alld parkade 
walls. 

CARRIED 



City of 
Richmond 

To the Holder: COITER A RCHITECTS INC. 

Property Address: 353 1 BA YVI EW STREET 

Development Permit 

No. DP 12 - 623994 

Address: #235 - 11300 NO.5 ROAD, RI CHMON D, BC V7A 5J7 

1. This Development Permit is issued subject to compliance with all of the Bylaws of the City 
applicab le thereto, except as specifically varied or supplemented by this Pennit. 

2. This Development Pennit 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 OP 12-623994 # 1 to OP 
12-623994 #14 attached hereto. 

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

5. As a condition of the issuance of this Permit, the City is holding the security in the amount of 
$ 112,155 .12 to ensure that development is carried out in accordance with the terms and 
conditions afthis Pennit. 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 Qut 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 pennit within the 
time set out herein, the security shall be returned to the Holder. The City may retain the 
security fo r 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 Pennit within 24 months 
of the date of this Pennit, this Pennit shall lapse and the security shall be returned in full. 



To the Holder: 

Property Address: 

COTTER ARCHITECTS INC. 

3531 BA YVI EW STREET 

Development Permit 
No. DP 12 - 623994 

Address: #235 - 11300 NO.5 ROAD, RI CHMON D, BC V7A 5J7 

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 
Pennit which shall form a part hereof. 

This Pennit is not a Building Permit. 

AUTHORIZING RESOLUTION NO. ISSUED BY THE COUNCIL THE 
DAY OF .2013. 

DELIVERED THIS DAY OF > 2013 . 

MAYOR 
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City of 
Richmond 

Heritage Alteration Permit 
Development Applications Division 

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

File No.: HA 12 - 624406 

To the Holder: Penta Bayview Holdings Ltd. 

Property Address: 3531 Bayview Street 

Legal Description: Parcel Identifier: 001-618-555 
Lot "A" (Y60944E) Block 6 Section 10 Block 3 North Range 7 West 
New Westminster District Plan 249 

(5.972, Local Government Act) 

1. (Reason for Permit) 0 Designated Heritage Property (5.967) 
o Property Subject to Temporary Protection (5.965) 
o Property Subject to Heritage Revitalization Agreement (5.972) 
o Property in Heritage Conservation Area (s.971) 
o Property Subject to s.219 Heritage Covenant 

2. This Heritage Alteration Permit is issued in accordance with Development Pennit DP 12 - 623994. 

3. This Heritage Alteration Pennit is issued subject to compliance with all of the Bylaws of the City 
applicable thereto, except as specifically varied or supplemented by this Permit. 

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

AUTHORIZING RESOLUTION NO. <Resolution No.> ISSUED BY THE COUNCIL THE DAY OF 
xxx,2013 

DELIVERED THIS <Day> DAY OF <Month>, 2013 

MAYOR CORPORATE OFFICER 

IT IS AN OFFENCE UNDER THE LOCAL GOVERNMENT ACT, PUNISHABLE BY A FINE OF UP TO $5li,OOO IN THE CASE OF AN 
INOIVIDUAL AND It ,OOO,OOO IN THE CASE OF A CORPORATION, FOR THE HOLDER OF THIS PERMIT TO FAIL TO COMPLY WITH 
THE REQUIREMENTS AND CONDITIONS OF THE PERMIT. 

385 1382 
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City of 
Richmond 

To: Development Permit Panel 

From: Wayne Craig 
Director of Development 

Report to Development Permit Panel 
Planning and Development Department 

Date: May 13, 2013 

File: DP 12-626615 

Re: Application by Robert Ciccozzi Architecture Inc. for a Development Permit at 
7680 and 7720 Alderbridge Way 

Staff Recommendation 

That a Development Permit be issued which would: 

1. Pennit the construction of a mixed-use development that includes 237 residential units and 
457 m' (4915 sq. ft.) of commercial space at 7680 and 7720 Alderbridge Way; and 

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

a) Reduce the required commercial parking aisle width from 7.5 m to 6.7 m. 

~ Dire/efoev 

M,Mj5V 

Att. 

3!60 172 



May 13,2013 -2- DP 12-626615 

Staff Report 

Origin 

Robert Ciccozzi Architecture Inc. has applied to the City of Richmond for pcnnission to deve lop 
237 residential units distributed in three (3) multi-story residential buildings ranging from seven 
(7) to II slories, 457 rn2 (4915 sq. ft.) of commercial space and two-level parkade and podium 
enclosed by townhouses, located at 7680 and 7720 Alderbridge Way. 

Currently, this 0.99 ha (2.45 acre) development site, now occupied by the Grimms Fine Foods 
plant, is composed of two (2) lots bounded by Lansdowne Road, AJderhridge Way and 
Cedarbridge Way. 

The sile is being rezoned from "Industri al Retail (IR 1)" to "RcsidentiaVLirnited Commercial 
(RCL2)" for this project under Bylaw 8946 (RZ 11-593705). 

There is also a Servicing Agreement (SA 13-630300) for water, sanitary and storm and street 
frontage works within these road allowances and the Lansdowne Linear Park (as discussed 
below) that needs to be entered into and secured before adoption of the zoning amendment 
bylaw. 

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. 

Background 

Development surrounding the subject site is as fo llows: 

To the North: Across Alderbridge Way, there is a mix of older warehouses and light industrial 
uses. Most recently, a rezoning application by Dnni Construction Ltd. at 7731 
and 7771 Alderbridge Way (RZ 11-585209) has been approved to rezone that site 
to "High Density Low Rise Apartments (RAH2)" to allow for the construction of 
four (4) six-storey, wood-frame buildings containing 659 dwellings. 

To the West: Also across Alderbridge Way, as it curves northeast, the fonner "V-Tech" light 
industrial building is located on a site that is now zoned "Industrial Retail (IRl)." 

To the East: Across Cedarbridge Way, there are light industrial , office and retail uses on sites 
now zoned " Industrial Retail (IRl )" with one ( 1) site which is under a rezoning 
application for a 160-unit development at 5600 Cedarbridge Way (RZ 12-
620370). 

To the South: Across the narrow, half-width section of Lansdowne Road there is a site with car 
storage, light industrial, office and retail uses which is now zoned " Industrial 
Retail (IR I)." 

3860112 
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Rezoning and Public Hearing Results 

The Public Hearing for the rezoning of this site was held on November 19,2012. At the Public 
Hearing, one (I) lener was recei ved from a local resident that expressed concerns about view 
loss and traffic as well as with noise during the constructions phase. In thi s regards, the City 
requires traffic management plans and site preparation plans to address site excavation and to be 
provided by developers at the time of building permit. The City Centre Transportation Plan and 
the upcoming Transl ink City Centre Transit Plan are designed to address road and transit 
improvements related to the growth of the City Centre. 

During the rezoning process, staff identified the fo llowing design issues which have been 
resolved at the Development Permit stage: 

• Improving the green wall and water features on the Lansdowne elevation of the building 
to better integrate these features into the overall building fonn and into the adjacent 
planned Lansdowne Linear Park. 

• Increasing spacing between the front patios of the townhouse units and adjacent sidewalk 
within the planned Lansdowne Linear Park. 

• Changing the building articulation of the north-west elevation of Building A to improve 
privacy and increase light penetration to the affordable housing units within this building. 

• Refining the balcony railings, concrete overhangs and ledges on the upper floors of each 
of the three (3) buildings above the podium level. 

• Including additional architectural elements that visually associate the amenity building to 
the green wal l and waterfall on the south side of the podium, including a trell is with 
climbing plants and additional windows. 

• Increasing the size and improving fonn of the canopies for each of the building lobbies 
facing the streets. 

• Making refinements to the podium landscape by adjusting the relationships of the pool 
and amenity bui lding with the adjacent buildings, landscaped areas, seating areas and the 
private patios. 

Staff Comments 

The proposed scheme attached to thi s report has sati sfactoril y addressed the significant urban 
design issues and staff comments identified during the Development Pennit review process. In 
addition, it complies with the intcnt of the "Mixed Use" designation of the City' S Official 
Community Plan (OC?) and the "Urban Centre T5 (25 m)" designation within the City Centre 
Area Plan ' s (CCAP) "Lansdownc Village Specific Land Use" map. 

38601 72 
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Of note, the CCAP includes the proposed Lansdowne Linear Park extending from No.3 Road to 
Elmbridge Way, running along the southern 10 m (33 ft .) of the proposed development s ite. The 
proposed development's edge condition along its south side has been designed to achieve a good 
relationsh ip to the future Linear Park as discussed further below. 

Although the proposed development exceeds the 25 m (82 ft.) height identified in the CCAP, the 
proposal meets the related CCAP pol icy. The CCAP states that buildings may exceed the 25 m 
(82 ft.) height identified for a site, provided that the fonn of development contributes towards a 
varied, attractive skyline, does not compromise privacy or sunlight to public area areas and 
provides improved views over what would otherwise be provided. Staff are supportive of the 
proposed heights for Buildings A and B because this faci litates the deve lopment to include 
buildings of varied heights, allowing the development to meet the 2.0 FAR density set out for the 
area in the CCAP. In addition, this condition contributes to the following development features: 

• Increased common outdoor amenity space on larger podium garden that occupies 3,996 
m2 (approximately 1.0 acre) or 45% oflhe net development site; and 

• Building heights of seven (7) to 11 storeys for Buildings A, Band C contributing to 
spacing between these buildings facing the Lansdowne Linear Park on the south side of 
development, and by providing breaks in the building masses facing the street frontages. 

Zoning ComplianceNariances (staff comments in bold) 

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

I) Reduce the required commercial parking aisle width from 7.5 m to 6.7 m. 

Plallning alld Trallsportation staff support the proposed variance give" the small parking 19-
space lot Ileeded for the limited commercial 4915 sq. f t. (457 m1

) floor area, tlte sltort aisle 
sectio"s subject to tlt e varirmce alld configuratioll oftlt e aisles that provide Jor additiollal 
room /or vehicles backing out. 

Advisory Design Panel Comments 

The Advisory Design Panel (ADP) reviewed the proposed development at their meeting on 
February 20, 2013 and was generally supportive of the proposed development design. A copy of 
the re levant excerpt from the Advisory Design Panel Minutes is attached for reference 
(Attachment 2). The design response from the applicant has been included immediately 
following the specific ADP comments and is identified in 'bold italics'. 

Analys is 

COllditiolls of A djacency 

Surrounding Development 
The development's triangular site is bounded on the south side by' a current narrow half-width 
section of Lansdowne Road, and respectively by the full-width (with two (2) trave l and two(2) 
parking lanes) Alderbridge and Cedarbridge Ways to the west and east that each curve to form a 
point at the northern end of the site. Conditions of adjacency for the proposed development are 
discussed in relation to the current light-industrial buildings (with typical heights of one (1) to 

3860 172 
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two (2) stories} in the area and the future development of the area envisioned by the CCAP. The 
CeAP policies support the development of a compact, engaging and urban Lansdowne Village 
with typical building heights of25 m. (82 ft.) or six (6) stories and densities of2.0 FAR under 
the Urban Centre (T5) land-use designation. 

Specifically, the proposed development addresses the conditions of adjacency as follows. 

• The varied building heights and massing of the three (3) buildings ranging from seven (7) to 
11 stories provide for improved views to the Fraser River overlooking the low-rise six (6) 
storey buildings such as Onni 's Riva development located to the north of Alderbridge Way. 
Furthermore, the proposed development 's varied building heights above six: (6) stories 
provide for a variety of building massi ng in the area that combines we ll with the six: (6) 
storey building forms with a comparable 2.0 FAR. 

• The proposal also achieves a good relationship between the proposed development and the 
public streetscape and future residential buildings planned for the surrounding area. In 
particular, the street·oriented townhouses with front entries opening out onto the majority of 
the Alderbridge and Cedarbridge Way street frontages will establish the desired urban, 
pedestrian·oriented character of the streetscape. 

• The locat ion of the three (3) buildings at each comer anchors the development, yet reduces 
the overall mass of the proposed development and provides for potential view corridors for 
future adjacent deve lopments. 

• The proposed Buildings A and B, respectively at eight (8) and II stories are positioned so as 
to provide view corridors and good building separation from a proposed 14 storey tower 
located at across Cedarbridge Way, currentl y under rezoning application RZ 12-620370. 

Lansdowne Linear Park: 
The CCAP designates a 10m (33ft.) wide strip of land for a linear park within the development 
site that extends along the north s ide of Lansdowne Road from No.3 Road to Elmbridge Way. 
The C ity is currently undertaking the Lansdowne Corridor Plan CLCP) which will include a 
general Concept and a more detailed Implementation Plan with a "kit of parts" for the 
Lansdowne Linear Park and adjacent streetscape. While the LCP had been planned to be 
completed in January 20 13, it is now anticipated that the LCP will be completed and brought 
forward to Council for consideration later in 2013. 

The subject development will include the creation of the first phase of the linear park, with an 
area of approxi mately 1,184 m2 (11,989 ft2) that will be transferred by the applicant to the City at 
no cost as a condition of rezoning. Further discussion of the development's relationship to the 
Lansdowne Road and Park is included below. 

Urban Design and Site Planning 

This,development includes with three (3) higher buildings (re lati ve ly low towers) located in such 
a way as to anchor each comer of the site that occupies a fu ll triangular block. Specific urban 
design features include: 
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Three Towers Anchoring Ihe Corners o/the SUe 

• Buildings A and B follow the curved Alderbridge Way frontage and are located at the 
southwest corner and northern point of the triangular development. The buildings include 
eight (8) and 11 storey towers respectively, with lower six (6) storey wings extending 
towards each other along the Alderbridge Way frontage. These building wings are joined by 
a wide, elevated solid curved concrete trellis above the podium level to create a sense of 
connection. 

• Building C, located at the southeast corner of the site at the intersection of Lansdowne Road 
and Cedarbridge Way, is a wider slightly curved, seven (7) storey building that frames the 
curved Ccdarbridge Way. 

Central Podium Parkade Enclosed by Street-Oriented Townhouses 

• Two (2) storey street-oriented townhouses extend along the street frontages of the majority of 
the bottom of the thrce (3) buildings and the central podium that includes the two-level 
parkade. Each townhouse includes individual entry doors to the street and front patios that 
add rhythm and enhance street life on the curved Alderbridge and Cedarbridge Way 
sidewalks and Lansdowne Linear Park onto which they face. These townhouses are setback 
3.5 m (11.5 ft.) from Cedarbridge Way, 4.0m (12.1 ft.) from the Linear Park and 4.33 m (14.2 
ft.) from Alderbridge Way. The front patios fac ing Alderbridge and Cedarbridge Ways range 
from 1.0 m (3.33 ft.) to 1.2 m (4.0 ft.) above the sidewalk level in confonnance to the CCAP 
and OCP DP guidelines. 

• Entry lobbies for each of the three (3) taller buildings also front onto Alderbridge and 
Cedarbridge Ways, introducing desirable breaks in the development's street walls which arc 
largely composed of the townhouse units. 

• The (2) parkade entrances and enclosed loading areas are located on the Cedarbridge and 
Alderbridge Way frontages. The City'S proposed sub-grade Minoru sanitary pump station is 
located within the Cedarbridge building setback adjacent to the first residential parkade 
entrance; the development' s electricity transformer bank is located off of Alderbridge Way 
adjacent to the second parkade entrance for the residential and commercial parking areas. 
The respective locations of the pumps station and transformer bank adjacent to the parkade 
entrances and enclosed loading zones is preferable to being located in front of the street
oriented townhouses or commercial space. 

Lansdowne Linear Park Frontage 
The proposed development forms an important edge to the Lansdowne Linear Park. 
City Parks and Planning staff have provided guidance on the character of the landscape and 
building elevations along the Lansdowne Linear Park. 
In thi s regard, the applicant has focussed on three (3) distinct sections of the development's south 
frontage along the Linear Park. There are: 
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• Retail Frontage (West): The 457 m2 (4 ,9 15 sq. ft.) commercial space located at the 
southwest corner of the development includes extensive window walls and continuous 
canopies along its Lansdowne and Cedar frontages. The adjacent ground plain on-site and 
immediately adjacent in the proposed Linear Park is composed of decorative paving 
designed fo r a possible outdoor seating and formally-treated trees that will convey a morc 
urban character. 

• Pedestrian Gathering Area and Water Fealure (Centre): There is a widening of the 
Lansdowne Linear Park with the gap between Bui ldings A and C that creates a recessed 
section of the parking podium. This gap is enhanced with the inclusion of a pond and green 
wall, overlooked by the indoor amenity area located atop the podium, This gap between 
Buildings A and C fonus a focal point on the development's south facade that is inset several 
metres from the adjacent commercial and residential sections of the development. This 
section of the development creates a quieter green environment with a large two (2) storey 
high green wall and a waterfall that enters the pond. 

To increase the sense of a natural pond, the grade within the adjacent park has been gradually 
increased so that the adjacent gathering area within the park is located slightly above the 
pond. In summary, this gathering area also provides a buffer between the active street
oriented commercial space to the west and the res idential townhouses to the east. 

• Residential Townhouses (East): Two-storey res idential townhouses are located on the 
eastern one-thi rd of the site up to the intersection of Lansdowne Road and Cedarbridge 
Way. These townhouses are setback 4.0m (13. 1 ft.) from the linear park with front entri es 
leading onto patios located above landscape retaining walls ranging from 0.60 m (2.0 ft.) to 
I .Om (3.3 ft.) above a landscaped strip and adjacent sidewalk within the park. 

Architectural Form and Character 

The proposed building design incorporates some features of the " International Style" of 
architecture. Major archi tectural form and character elements are discussed below. 

Towers with Rounded and Angular Forms 

• Buildings A, B and C are provided with extensive wide, rounded concrete s lab overhangs 
and balconies that give a strong horizontal building expression towards each of their 
street elevations. In addition, the three (3) bui lding's walls have a light appearance with 
extensive window walls composed of clear glass and opaque blue glass spandrel panels. 

• Buildings A and B also have angular wings with curtain walls composed of clear glass 
and "Maple Sugar" (mustard colour) metal spandrel panels respectively facing 
Lansdowne Road and Cedarbridge Way. The venical shape of the windows and spandre l 
panels along with the smooth building facades increase the sense of vertical ity of these 
building components. The strength of the angular tower elements is in j uxtaposition with 
the adjacent curvilinear building forms of the elevations facing outwards to the streets, 
contributing to an interesting articul ation of the higher building'S mass. 

3860172 



May 13,2013 - 8 - DP 12-626615 

• The lower six (6) storey wings of Buildings A and 8 facing Alderbridge Way include 
green roofs with sedum ornamental grasses and ground covers as was as large private 
patios. 

interior.Facing Angular Facades a/the Towers 

• The three (3) main buildings each have angular facades facing inwards towards the 
landscaped podium with curtain walls composed of clear glass and "Maple Sugar" 
(mustard colour) metal spandrel panels with inset balconies with glass clad railings with 
horizontal mullions. 

Slreel·Orienled Townhouse Units 

• At street level, two-storey townhouse units surround the majority of the site perimeter as 
discussed above to help create an animated streeiscape. The townhouses have a strong 
angular repeating form that contrasts to the lighter, rounded forms of each of the three (3) 
larger building forms. The concrete townhouses are also predominantly painted "Maple 
Sugar" with smooth-face ebony brick applied to sections of the townhouse forms that 
contributes to a finer grain of architectural expression at the pedestrian level. 

• All townhouse units have their lower levels elevated by 1.2 rn (4.0 ft.) to I.5rn (5.0 ft.) 
above the street, allowing stepped down terraces/patios for connecting outdoor space 
from 1.0 m (3.3 ft.) to 1.2m (4.0 ft.) above the street. Concrete and pisa stone landscape 
walls stepping up to these patios are setback O.Sm (1.66 ft.) from the back of the 
sidewalk. The glass railings end entry gates have also been provided with horizontal 
mullions for additional light and transparency. 

• The townhouses provide layering of intermediate and semi-private spaces between the 
private (townhouse) and the public (street), with landscaping to soften the building edges 
fronting the sidewalks. In summary, the townhouses reflect and frame the curvilinear 
streets, helping to create the pedestrian-oriented environment envisioned for the area. 

Landscape Design alld Open Space Desigll 

The landscape and open space components are outlined by geographic area a follows. 

Lansdowne Linear Park - Southern Elevation of the Project 
• A section of the 10m (33 ft.) wide Lansdowne Linear Park is included within the proposed 

development with pedestrian and cycle-oriented routes on the south side of the project, 
following the City's conceptual design for the Linear Park. 

• The proposed development fronts onto the section of the Lansdowne Linear Park that is 
intended to have a less urban and more residential environment than the sections of the park 
and street to the east and west of the development. Within this sect ion of the Lansdowne 
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Corridor, the deve lopment includes three (3) distinctly·themed sections as discussed above 
and as fo llows: (1) To the east, an urban, hard-surfaced patio and trees fac ing the 
commercial space; (2) in the centre, a softer, greener environment focused on the enlarged 
pond with the waterfall and greenwall that rises out efpand; and (3) to the west, an urban 
residential character with townhouses facing a more natural Linear Park. 

• A linear bioswale have been included along the western-most one-third of the Linear Park. 

Podium Level Landscape 

The podium level includes a wide range of passive and active common on-site outdoor recreation 
uses that relate well to the two-storey amenity building on the podium level which include: 

• An outdoor pool surrounded by patio area with an adjacent hot tub. 

• An outdoor patio seating area with an outdoor kitchen and BBQ located between the amenity 
building and the feature green wall and cascading waterfall that drop to street-level by the 
Lansdowne Linear Park. 

• As far as active sports areas, there is a sport court that can be used for a variety of infonnal 
net sports and a two (2) to five (5) year old play area. 

• More passive recreation areas include a Tai Chi lawn, community garden plots, a fire pit and 
outdoor seating areas. 

• Extensive green roofs are specified for approximately half of the roof area of the lower six 
(6) storey wings of Buildings A and B and most of the roof of the seven (7) storey Building 
c. 

• The podium-level unit s in each of the three (3) bui ldings are provided with large patios, 
substantially larger than the 18.5m (200 ttl) minimum area recommended within the 
Development Penn it Area guidelines. 

Crime Prevention Through Environmental Design (CPTED) 

The project addresses a number of CPTED principles as follows: 

• The project's street frontages include townhouse units that provide for casual surveillance 
over the adjacent public sidewalks. 

• The conunerciallrestaurant space located at the southwest comer of the site provides for 
increased pedestrian activity along its frontage, and the amenity area overlooking the 
Lansdowne Linear Park, provides for more intense surveillance over the park than provided 
by the residential units. 
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• The outdoor amenity space on the podium will be visually open, well illuminated, and offer 
multiple egress options with secured ingress from the public street below. 

• Within the parkade. all parking spaces will be well illuminated and overhead security gates wi ll 
separate resident parking from visitor/commercial parking area. 

Public A rt 

• The developer has offered to voluntarily provide $159,223 to Richmond's Public Art 
Program to facilitate the commissioning of public art. 

• The proposed adjacent Lansdowne Linear Park includes the " Walk of Art" in the City Centre 
Public Arl Plan where the City may commission works of public art. 

Accessible Hous iflg aud Aging ill Place 

• The proposed development includes 14 Affordable Housing Units that are provided with the 
Basic Universal Housing features (detailed in the Development Permit plans) and that are 
designed to be easi ly renovated to accommodate a future resident in a wheelchair. These 
units are required to incorporate all of the accessibi lity provisions listed in the Basic 
Universal Housing Features Section 4.16 of Zoning Bylaw 8500, and are permitted a density 
exclusion of 1.86 m' (20 ft') per Wlit. 

• All of the proposed development's 237 units also incorporate Aging-In-Place features to 
accommodate mobi lity constraints associated with aging, which 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. 

Affordable HOl/sillg 

Following the City'S Affordable Housing Policy, the development will be including 14 
affordable housing (low-end market renta1) to the satisfaction of the City. The affordable housing 
units will have a total combined habitable area of at least 5% of the residential floor area ratio 
(FAR) permitted which equates to 972 m2 (10,465 ft2). The units are denoted on the Development 
Permit plans and summarized on the following table. 

Location 1 Bedroom & Den 2 Bedroom Total 
Buildin A 4 4 
BuildiJl:9...-B 4 4 
Buildin C 4 4 
Townhouses 2 2 
Overall Total 12 2 14 
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On-Site Vehicle Parking aml Loading 

• The proposed project includes a total of295 parking spaces with 252 resident spaces, 43 visitor 
spaces (which includes the 17 shared commercial parking spaces) with the permitted TDM 
parking reduction of 10% set out within Bylaw 8500 with the provision ofTDM measures by the 
development. These include, providing: 

o 120V electric plug-ins for 20% of all parking sta ll s; and 
o 120V electric plug-ins for electri c bikes, one (1) for every 40 bicycle storage racks 

(if there are fewer than 40 bicyc le racks in a storage compound, one (1) 120V 
electric plug-in is required for each compound). 

o An interim 2 m (6.6 ft.) wide asphalt walkway along the east side of Alderbridge 
Way, from Lansdowne Road to a lane just north of Elm bridge Way. 

• There will be regi stration of a covenant on title ensuring that the shared residentiaJ visitor 
and commerciaJ parking is not assigned to any specific residential unit / commercial unit nor 
be designated by the owner or operator for the exclusive use of employees, specific 
businesses, and/or others. 

• There also will be registration ofa restrictive covenant allowing only ri ght-inlright-out 
turning from the dri veway on Alderbridge Way. 

• The proposed development has also accommodated the required two (2) SU9 (medium-sized 
trucks) off-street loading spaces within the .parkadc located below the podium. 

Street Frontage Works & Servicing Highlights 

Lansdowne Park and Road: 
The applicant will be building the Lansdowne Linear Park under the Servicing Agreement and 
transferring it to the City as a freehold parcel under the Rezoning Conditions. This rezoning 
condition also stipulates that , while a landscape plan for the park will be required at the 
Development Permit stage, the final landscape plan may be completed under the Servicing 
Agreement to ensure that that the park meets the final Lansdowne Corridor Plan. In this regard, 
the applicant has been requi red to provide a $400,000 landscape securi ty prior to rezoning 
adoption. City Parks and Transportation staff have been involved in the review of the 
Lansdowne Linear Park and adjacent street widening and frontage works and to ensure that the 
Development Permit meets the LCP's draft concept objectives and the Functional Road Plan 
requirements for the development. 

The applicant will also dedicate land for widening of Lansdowne Road to accommodate the 
following (from south to north) to include: an eastbound travel lane, a left-tum lane/painted 
median, 6.45 m (2 1.5 ft.) wide westbound vehicle travel lanes and a minimum 2.0 (6.6 ft.) m 
wide sidewalk, 3 m wide two-way bicycle path adjacent to the proposed park . 

Alderbridge Way: 
The developer will design and complete road widening to accommodate the fo llowing: a 2.0 m 

(6.6 ft.) wide concrete sidewalk; a 1.65 m (5.5 ft.) wide landscaped boulevard and road widening 
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to accommodate two eastbound/northbound lanes and one left-turn/painted median lane with the 
remaining space to the for the westbound traffic lanes. 

Cedar bridge Way: 
The developer will design and complete road widening to accommodate the following: a 1.65 m 
(5 .5 ft.) wide landscaped boulevard and a 2.0 m (6.6 ft.) wide concrete sidewalk. 

Susfai/lability 

The development has been designed to meet the Canadian Green Building Council LEED 2009 
Silver criteria. In this regard , Eean-Integration has provided a LEEO Scorecard confinning how 
the project meets LEED Silver criteria. The proposed project includes at least 56 points which is 
within the LEED Silver category of 50 to 59 points out of the maximum 110 points under the 
LEED Project Checklist attached to the Development Permit. 

The CCAP requires two LEED criteria to be met, including Heat Island Effect: Roo/Credit and 
Storm Water Management: Treatment Credit which have both been met. 

Other LEED measures within the development include: 

• Transportation features are proposed to encourage the use of alternate travel modes, including bike 
storage for residents, visitors, convenient on·site delivery/passenger loading in the parkade and 
Electric vehicle charging stations for 20% of the residential and commercial parking spaces. 

• A large part of the development site includes green roofs and permeable, absorbing 
landscaping on the podium. 

• The development's podium landscape is also designed to be able to provide for runoff 
directed to Lansdowne Linear Park ' s soft landscape (subject to finalization of the design of 
the park with the City under the Servicing Agreement). 

• Water efficient landscaping with planting that is drought tolerant and includes many native 
species, reducing water use. 

• Domestic water use reduction, including use of low flow fixtures will be specified to 
conserve water. 

• Optimize energy performance with high·performance mechanical and cooling systems. 

• Construction waste management, including diverting waste to recycling. 

• Use of low·emitting interior finishing materials such as adhesives, sealants, paints and 
carpets. 

A letter of assurance will be required prior to issuance of an occupancy permit confirming that 
the building has met the LEED Silver score. 

District Ellergy Utility (DEU) Ready 

As a rezoning condition, there will be registration of a restrictive covenant that ensures that no 
building permit will be permitted to be issued until the Developer enters into legal agreements to: 
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• Design and construct the buildings to facilitate a hook-up to a DEU system (e.g., 
hydronic water-based heating system); and 

• Enter into a Service Provision Agreement and statutory right-of-way that wi ll provide for 
DEU connection and associated access to the subject development when a OEU is 
complete. 

Noise Management 

The applicant has provided sealed letters by registered professionals qualified in acoustics and 
mechanical engineering respectively from Brown Strachan Associates and SRC Engineering 
Consultants Ltd. dated Apri l 22, 2013. These letters confirm how the bui lding design 
accommodates the measures needed to satisfy the "Aircraft Noise Management" standards set 
out in the OCP and the noise management covenant being regi stered as a rezoning consideration. 
As the site is situated in a transitional industrial area and may he subject to noises not typical of 
other residential neighbourhoods over the short term, a covenant is also being regi stered on title 
during the rezoning phase, in this regard. 

Conclusions 

The subject development is consistent with the OCP and CCAP Development Permit Area 
guidelines and land-use policies as well as the RCL2 zoning. 

In particular, the proposed development 's three (3) mid-rise building forms allows for a large 
podium landscape garden and varied building massing. Furthermore, the townhouses facing all 
three (3) adjacent streets will relate well to the adjacent public sidewalks, achieving the 
streetscape and character objectives for the subject development and future adjacent 
developments envisioned by the CCAP. 

In addition , the unique fonn and character of the subject development the dedication and 
development of the first section of the 10 m (33 ft .) wide Lansdowne Linear Park and adjacent 
widening of Lansdowne Road are significant aspects to thi s project. 

Overall , the proposed development wi ll contribute to creating the desired character of 
Lansdoy.mc Village and broader City Centre area. On thi s basis, staff supports issuance of the 
Development Permit for this development. 

Mark McMullen 
Senior Coordinator-Maj or Projects 

MM: kt 
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The fo llowing arc to be met prior to forwarding this application to Counc il for approval: 

• Receipt ofa Letter-of-Credit for on-site landscaping in the amount 0($813,230 (based on estimates provided by 
the landscape architect including 15% contingency). 

• The owner entering into a restrictive covenant to be registered on title that stipulates that the development is 
subject potential loss of views in any direction due to other developments that may be approved in the City 
Centre and requiring thalthc owner provide written regarding potential this potential loss of views. 

Prior to fu ture Bui lding Pennil issuance, the developer is required to complete the followin g: 

• The applicant is required to obtain a Build ing Permit for any construction hoarding associated with the proposed 
development. If construction hoarding is requ ired to tcmporarily occupy a strcet, or any part thereof, or occupy 
the air space abovc a street or any part thereof, addi tional 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 
Division at 604-276-4285. 

• Submission ofa construction traffi c and parking management plan to the satisfaction of the City'S 
Transportation Division (hnp:/Iwww.richmond.ca/servicesittp/soecial .htm). 
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City of 
Richmond 

Development Application Data Sheet 
Development Applications Division 

DP 12-626615 Attachment 1 

Address: 7680 and 7720 Alderbridge 
Amacon (Alderbridge) Development 

Applicant: Robert Ciccozzi Architecture Inc. Owner: .... C"'o"jrp". ___________ _ 

Planning Area(s) : City Centre - Lansdowne Village 

Floor Area Gross: ---.e19"."'90"'5"'.6"""m'-' _________ Floor Area Net 19,679.6 m2 

Site Area: 

Land Uses: 

OCP I CCAP Designation : 

Zoning: 

Floor Area Ratio: 

Lot Coverage: 

Setback- Front Yard - Lansdowne: 

Setback-Side Yard - Alderbridge: 

Setback-Side Yard - Cedarbridge: 

Height (m): 

lot Size: 

Off·street Parking Spaces-
Regular/Commercial: 

Total off-street Spaces: 

Tandem Parking Spaces 

Amenity Space - Indoor: 

Amenity Space - Outdoor: 
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I Existing I Proposed 

10,892 m2 

Industrial I Warehouse 

8,829.9 m net area 
9,939.9 m' inclludi"9 

I 

Mixed-Use I Urban Centre T5 (25 m) 
I Urban T5 

"Industrial Retail (IR1 )" 
i I i I 

2.0 2.0 none permitted 

Max. 90% 45.4% none 

Min. 3.0m 3.0m none 

Min. 3.0 m 4.33 m none 

Min. 3.0m 3.0 m none 

Max. 35 m 34.62 m None 

2400 m 2 8829 m2 none 

241 spaces for 225 market 
residence; 11 spaces for 14 residence; 11 spaces for 14 

affordable units, and 43 visitor Variance for commercial 
affordable units, and 43 visitor parking aisle from 7.5 m 

spaces with 19 shared commercial spaces with 19 shared 
to6.7m 

spaces with the 10%TOM reduction 
; , the 

2% (6) 2% (6) none 

295 295 none 

50% 17.6% (52 spaces) none 

Min. 474 m2 474 m2 none 

Min. 2296 m2 3,996 m2 none 



Excerpt from the Minutes from 

The Design Panel Meeting 

Wednesday, February 20, 2013 - 4:00 p.m. 
Rm. M.I.003 

Richmond City Hall 

Attachment 2 

The design response from the applicant has been included immediately fo llowing the specific 
Design Panel comments and is identified in 'bold italics', 

3860172 

APPLI CANT: Rob Ciccozzi Architects 

PROPERTY LOCATION: 7720 Alderbridge Way 

Applicant's Presentation 

Architect Rob Ciccozzi, Principal, Robert Ciccozzi Architecture. Inc., and Mark van def 
Zalm, Principal, van def Zalm + Associates, Inc., presented the project on behalf of the 
applicant. 

Remarks of the Chair 

The Chair pointed out that in the preliminary presentation of the project last year, a 
significant discuss ion took place in the Panel regarding (8) the need for the City to come 
up with and present to the Panel a comprehensive plan for the Lansdowne Linear Park, 
(b) concern associated with development proceeding in advance of developed overall 
public realm design of adjacent space(s), and (c) the lack of invo lvement of outside 
consultants and the Advisory Design Panel in the design of the City'S public realm 
compared to other cities in Metro Vancouver. He added that the Panel reiterates its 
previous request for more information and looks forward to the presentation of the 
comprehensive/overall plan for the Lansdowne Linear Park to the Panel and the overall 
public realm in general. 

Panel Discussion 

Commentsfrom the Panel were as/allows: 

• 

• 

The whole project works; appreciate the form and character and colour; 
footpri nt on top of the podium with three individual buildings is great; 
appreciate the subtleties of the curves. 

We appreciate tire positive comments. 

Appreciate the two (2) levels of parking inside which are completely hidden . 

Noted. 
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• Applicant could have further developed the landscaping of midrise roofs for 
semi-shared and semi-private uses they are visible from the higher floors/units. 

Tlte following towers have been proposed wilh greenroofs as per drawing L
OS witlti" the Landscape package: 

Built/b'g A: 6th Floor only will contain all extensive greellroo/ and gravel 
maintenance paths. (Approx 83m2 softscape) 

Building B - 6th Floor only will contain an extensive greellroo/ and gravel 
ma;,,'enQnce palhs. (Approx 124m2 so/tscape) 

Building C - 71h Floor will conla;n an extensive green roo/ and gravel 
maintenance pafhs.(Approx 383m2 sol/scape) 

Upper podium -Approximately 4000",2 o/intensive green roof(hardscape). 

• Would like to see more commercial shops; pushing the loading bay further in 
wi ll create an opportunity for small shops to wrap around the loading bay area; 
wi ll create a neighborhood fee l in the development. 

Tlte suggestion is acknowledged however we note that the parking levels are 
currently designed to capacity (illcluding a 10% TDM redllctioll in parking) 
alld although we proposed altemate (off site) loading options, tlte City 
requires the oil-site loading areas within the structure,. therefore expansion 
of the commercial area is 1I0t feasible. 

• Would be nice to see efficient access between the bike lanelbike lockers coming 
out from the buildings. 

An additional access door was added in the P1 level 011 the south fa,ade 
(adjacent to the commercial area) with direct access to the Lansdowne 
frontage. This provides more convenient access to adjacent bike rooms from 
tl,e bike lanes. 

• Provision of 14 affordable units is not enough considering the size of the 
project. 

The City requirement for affordable housing is 5% of market hOI/sing, which 
is met with the 14 Units provided. 

• Ensure accessibility of the exercise and fitness area in the amenity building and 
the public congregation area on the podium; washrooms in these areas should 
include handicapped stalls. 

The facilities ill tlte Amenity buildinc including wasl"ooms, along witlt the 
outdoor amenity areas will be desiglled to meet the requirements for 
accessibility. 
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• Consider outward-opening doors! pocket doors for powder rooms and ensuite 
washrooms in the residential units to fac ilitate the movements of the elderly and 
handicapped residents. 

rite affordable apartmell1 uJlits have been designed /0 lite Richmond 
Adaptable Design Standards (Sectioll 4.16) for accessible housing, with all 
required clearances to fa cilitate movement within 'he suites. 

• Like the scheme and the height variation of the buildings. 

We appreciate tire positive comments. 

• Re lationship to the ground plane on the three (3) sides of the development is 
excellent. 

We appreciate tire positive commellIs. 

• Response to the curvatures on the si le is excellent. 

We appreciate the positive comments. 

• Buildings A and B have deep inside comers; however, they present 
opportunities for private landscaping. 
All the corners contain private patios for each "nit. The writs facing the 
upper podium also contain private patios, separated by a raisell block 
wall/plallter. Please see L-02 for further details. 

• Framing of the townhouses is a bit heavy; needs a finer grain treatment. 

The robust detailing at the Towll/wuse ell tries was intentional to create a 
strong presence and identity at street level. We do note that finer detailing 
within the mass is achieved with a patte", of reveals within the concrete 
fa,atle. 

• Curious on the rationale for the bright colours on the corners which is not a 
usual corner treatment. 

The rectilinear vertical elements at the comers were created to grolllul the 
overall design with their continuation to the ground plane alld juxtaposition 
against the curved elements. rhe colour selected reinforces the contrast 
between the tower elements while identifying with the strong Townhouse 
entry feature; thus creating continuity at the pedestrian level. 

• Very well reso lved project; form and character and massing are great; ground 
plane works well. 

We appreciate the positive commellls. 

• Consider further development on the ground plane along Cedarbridge Way to 
complement the work done on the Lansdowne Road and Alderbridge Way 
sides; blank wall at the loading bay and parkade access seems to be a forgonen 
piece. 
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• Applicant has responded well to all issues raised by the Panel in the previous 
presentation of the project. 

We appreciate tire positive comments. 

• Project works well as a stand-alone project; however, more context information 
would help the Panel evaluate how the subject development will fit in and 
contri bute to the diversity of the architectural character of this d istrict. 

We lIo/e lIre comment and will add cOli/ext into a 3D massing skelclt. 

• Very interesting mix of curvil inear build ing forms with rect ilinear fonns on 
townhouses and inner tower elements; works very well. 

We llppreciate the positive comments. 

• Overall , the scheme hangs together very well as a "whole block" development. 

We appreciate lite positive comments. 

• Weakest piece of the project is the ribbon that connects the two (2) towers on 
AJderbridge Way at the podium level; further design development is needed to 
tie the two (2) towers together, e.g. trellis feature. 

This element was /urtlrer discussed after the close 0/ tire panel presentation. 
Rob Ciccozzi pointed Ollt Ihe strength 0/ lire ribbon cOlllu!cling Ihe two (2) 
lowers was specifical/y proportioned to create 'movement' - mrd when viewed 
from below (as demonstrated in street level shots from tire 3D model) it was 
agreed tlrat tire mass and scale of tire ribbon was very appropriate wlren 
viewed as intended at pedestrian level. 

• Amenity building changes are good improvements both for making this a 
special architectural treatment as well as improving the programming at the 
podium level that includes a mix of activities. 

We appreciate tire positive comments. 

• Careful investigation done by the landscape architect on the project's interface 
with the Linear Park is appreciated; would like to see the overall scheme/design 
of the Lansdowne Linear Park. 

Lansdowne linear Park is to be designed is to be completed alld built IInder 
tire Servicing Agreement after tire City 0/ Riclrmond's fllrther review IInder 
tire Lansdowne Corridor Process. Tire applicant wil/nol be part 0/ this work 
hereafter, aparl from illtegraling both onsile alld of/site hardscape ami 
softscape. 

• Well resolved project; upper level podium has a lot of programs but is 
cohesively put together. 

We appreciate the positive comments. 

• Urban agriculture area on the podium may lack sun exposure based on shadow 
analysis provided by the applicant. 

Revised. Please see drawing L-04 wilh new planler box locations. 
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• Consider rolling up the landscape treatment on the podium level to better 
integrate the raised swimming pool. 

Please refer to LS-02 f or a cross sectioll. r il e lant/scaping does roll tip 10 tir e 
pool. (Please !lote tlte model did nol show the / ull detail 0/ ti, e fin ished 
grades), 

• Sport court is interesting but investigate if the materials (e.g. grass) around it 
will stand up to use and outdoor exposure. 

Revised. Ti, e sport cOllr l willllow be artificial ,uif up to the edge of fh e 
concrete path, 

• Long term maintenance of planters up on the green wall would be challenging 
for the future strata management; consider other alternatives such as vines 
planted in a good soil volume at the bottom. 

All irrigation system will he incorporated withill each planter. GraveVpebbles 
over filter fabric will be added to the top surface layer to suppreS!i weed 
growth. 

• Concur with comments regarding the concern on the maintenance of the green 
wall ; consider/investigate other methods that are not design dependent ; 
appreciate that the landscape architect is moving away from water intensive and 
more sustainable systems. 

Proposed plants are Carex, which will require pruning once a year in 
FeblMarch. Carex are particularly hardy. This is a low mailllellance 
requirement. The strata would be responsible f or the occasional maintelJa"ce 
to til e planters. 

• Landscaping on the podium is interesting and lied together well ; however, look 
at the number of water features on the podium in view of the maintenance 
issues that might be encountered by the future strata. 

• 

• 

Revised. Water feature witfrin the asia" gardell has been deleted and water 
featllre outside tower B has been deleted. TI. e remailling water feature will 
require miuimalmaintenance. Please refer to www.aquascape.caforfllrther 
details Oil the low maintenance/energy requirements of these small water 
f eatures. 

Applicant has responded well to the previous conunents of the Panel during the 
preliminary presentation of the project. 

We appreciate tl.e positive comments. 

International style and curvilinear design of the towers IS more eye-catching 
than the standard Riclunond towers. 

We appreciate the positive comments. 



May 13,2013 -6- DP 12-626615 

3860172 

• Like the idea of carrying the eyebrowl ribbon across the two (2) buildings 
facing Alderbridge Way; however, consider a different material or dimension 
on the street level or in the podium. 

Revised. rhe 'eyebrow' element has been streng,helled by creating a 
thickening a/lhese /ocatiolls. 

• Agree with the comment that the comers are brighter instead of darker; 
however, they rise above and break up the raoOine. 

Refer 10 comments for rationale on c%ur choice on 'he comer elements. We 
also appreciate tl.e positive comments. 

• Nice change in the amenity roof; distinct roof of the amenity building can be 
seen from the street and the podium; like the move of the applicant to pull back 
the amenity building fTom the edge of the podium; lay-out of the club is well 
thought out. 

• 

We appreciate the positive comments. 

Landscaping is well developed; a lot of activities going on at the podium level; 
consider long tenn maintenance costs when management will be taken over by 
the future strata; look at the possibility of creating hard surfaces that do not 
require a lot of maintenance in lieu of some soft landscaping that may not be 
necessary. 

Revised. Please refer to LO-4 following extensive revisions post ADP to 
provide additional lawn areas and planting areas. The asian garden, tire 
courtyard and water featllre outside tower two, two large landscape areas 
eitlrer sic/e of tire amenity area have been significantly revised to 
accommodate more softscape. 

• Current design of the green wa ll requires a lot of maintenance; however, if the 
design will not work particularly during winter, it wi ll still create interest due to 
the presence of certain elements, i.e. stainless steel cables, wall planters, and the 
water feature to the side; water feature should be designed with consideration 
that it may be turned off and drained. 

Acknowledged. 

Panel Decision 

It was moved and seconded 
Tlrat DP 12-626615 be supported to move forward to the Development Permit Panel 
subject to the applicant giving consideration to the commellts of the Panel. 

CARRIED 



City of 
Richmond Development Permit 

To the Holder: 

Property Address: 

Address: 

ROBERT CICCOZZI ARCHITECTURE INC. 

7680 AND 7720 ALDERBRIDGE WAY 

2339 COLUMBIA ST SUITE 200 
VANCOUVER BC V5Y 3Y3 

No. DP 12-626615 

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 "An and any and all buildings, structures and other development thereon. 

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

a) Reduce the required commercial parking aisle width from 7.5 m to 6.7 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 # DP 12·626615·1 to 
# DP 12-626615-58 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 Pennit, the City is holding the security in the amount of 
$813,230 to ensure that development is carried out in accordance with the tenns and 
conditions of this Pennit. 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 Pennit 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 pennined by thi s 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 Penn it, this Pennit shall lapse and the security shall be returned in full. 

3860 112 



To the Holder: 

Property Address: 

Address: 

Development Permit 
No. DP 12-626615 

ROBERT CICCOZZI ARCHITECTURE INC. 

7680 AND 7720 ALDER BRIDGE WAY 

2339 COLUMBIA ST SUITE 200 
VANCOUVER BC V5Y 3Y3 

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

This Permit is not a Building Permit. 

AUTHORlZrNG RESOLUTION NO. 
DAY OF 

DELIVERED THIS DAY OF 

MAYOR 

3860172 

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 
Planning and Development Department 

Date: May 1. 2013 

File: DP 13-630238 

Re: Application by Everbe Holdings Ltd. for a Development Permit at 11120 and 
11200 No.5 Road 

Staff Recommendation 

That a Development Pennit be issued which would: 

1. Pennit the construction of one-storey single use commercial building at 111 20 and 
11200 No. 5 Road on a site to be zoned Community Commercial (CC); and 

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

a) Reduce the required side yard (south) setback from 6.0 m to a m; 

b) Allow I parking space (6.2% of required spaces) to be configured as small car parking; 

c) Reduce the required setback for parking spaces from 1.5 m to .3 m, for parking spaces along 
the east property line only; and 

d) Reduce the required width of the manoeuvring aisle for a non-residential use from 7.5 m to 
6.7m. 

" wa~g 
Director of Develop ent 

BK: 
Atl. 
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Staff Report 

Origin 

Everbe Holdings Ltd. has applied to the City of Richmond for permission to develop a 
one-storey single tenant commercial building at 11 120 and 11200 No.5 Road on a site zoned 
Community Commercial (CC). 

Bylaw No. 8989 to rezone the property from "Agriculture (A 1)" to "Community Commercial 
(CC)" has received Third Reading, and the conditions associated with Final Adoption of the 
bylaw are being resolved by the applicant. The proposed commercial building would be 
consistent with the uses of the "Community Commercial Zone", 

Final adoption of Bylaw No. 8989 is contingent on the approval from the Agricultural Land 
Commission (ALC) of an application to remove the two (2) subject properties from the 
Agricultural Land Reserve. Staff at the Land Commission have confirmed that the application 
has been received and should be considered by the Commission shortly. 

The site currently is currently vacant, as the single family dwelling formerly occupying the site 
was demolished in November of2010. 

A Servicing Agreement for design and construction of frontage works on No.5 Road and for all 
required works and services including storm water management is a condition of Final Adoption 
of Bylaw No. 8989. 

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 development site is located within the Shell mont Area Plan. The adjacent 
development to the north and west is largely commercial with a variety of uses. To the east and 
south are light industrial / business park uses. 

Details of the land uses surrounding the subject site are as follows: 

To the NOlth: A commercial development zoned Auto-Oriented Commercial and Pub (ZC26) 
that includes an existing drive-through servicing a financial institution, on a site 
zoned Auto-Oriented Commercial and Pub (ZC26) -Ironwood Area. 

To the East: A two-storey warehousing complex zoned Industrial Business Park (IBl) with 
off-street parking located on the east side of the site. 

To the South: A three-storey office building with surrounding off-street parking zoned Industrial 
Business Park (IB 1). 

1845 161 
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To the West: On the west side across No.5 Road, a one and two-storey commercial 
development containing a variety of retailing and office activities and a restaurant 
on properties zoned Industrial Business Park (lBl). This commercial complex 
contains a number of drive-through windows that service a food establishment, 
coffee shop and a financial institution. 

Rezoning and Public Hearing Results 

During the rezoning process, staff identified various design issues to be resolved at the 
Development Permit stage. Adjustments and further design development that address the issues 
raised are described in italics, as follows: 

• Submission ofa landscape plan for the whole development site that takes into account 
landscape screening and fencing for neighbouring properties and implementation of 
appropriate landscaping along the streetscape to coordinate with the building design and 
entrance, driveway and proposed frontage upgrades (concrete sidewalk and grass & treed 
boulevard). 
A revised landscape plan and changes to the proposed staircase have been incorporated 
into the design to address this aspect of the proposal. 

• Design refinement to maximize the amount of frontage along No.5 Road, develop a 
visual focal point along the streetscape. 
The well-glazed entry 'lantern ' feature provides a/ocal point along the frontage. 
Changes to building materials to include aluminum and composite panels for textural 
and colour variation also address this issue. 

• Review the proposed variance to the side-yard setback along the south edge of the 
development site for the building from the required 6 m (20 ft.) to within close proximity 
of the property line. Additional design refinement wi ll be undertaken to address the 
proposed reduction to the south side-yard in the context of surrounding development 
through the Development Pennit application. 
Changes to building materials to include aluminum and composite panels for textural 
and colour variation also address this issue. Staff also note that the adjacent (south) 
building is set back approximately 11 m from the shard property line and the setback 
area is occupied by a drive aisle and on-site parking that expose the western portion of 
this faced to direct views from No.5 Road. 

• Incorporate stonn water management provisions to be implemented to maintain and 
reduce stonn flows into the City's stonn system (to be reviewed and approved by City 
Engineering Staff). 
The proposed engineering design currently under review for the Servicing Agreement has 
addressed this issue. 

• Review the <?verall design and layout of the proposed drive-through component and 
ensure it complies with applicable General and Specific Ironwood Sub-Area Plan 
Development Permit guidelines. 

384S167 
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There is a single applicable guideline relating to the proposed drive-through ATM 
Section 8.2. J (d) - The design should create defensible spaces, which provide 
easy surveillance and safety both day arid night. The proposed tenant will utilize on-site 
lighting, landscaping andfencing along with video surveillance to reduce potential safety 
issues arising/rom location of the drive-through ATM behind the building. 

The Public Hearing for the rezoning of this site was held on February 18,2003. At the Public 
Hearing, there were no submissions or comments from the floor. and Council had no comment 
on the bylaw or proposed land usc . 

Staff Comments 

The proposed scheme attached to this report has satisfactori ly addressed the signifi cant urban 
design issues and other staff comments identified as part of the review of the subject 
Development Penn it app lication. The issues identified in the staff rezoning report (and listed 
above) have been satisfactorily addressed. 

In add ition, the proposal complies with the intent of the applicab le sections of the Official 
Communi ty Plan and is generally in compliance with the intent and guidelines of the Shell mont 
Area Plan, Ironwood Sub-Area plan, except for the zoning variances noted below. The 
Development Penn it Guidel ines fo r the Ironwood Sub Area have largely been met through the 
revised design . 

Zoning ComplianceNariances (staff comments in bold) 

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

1) Reduce the required side yard (south) setback from 6.0 m to 0 m. 

(Staff supports the proposed variance as the building to the south is setback approximately 
13.7 m/rom the common property tille. The proposed side yard variance is required to 
accommodate the proposed bui/dillg and required parking, and the reduced setback has heel! 
mitigated throllgh desigll revisions including materials ami articulatioll of the sOllth wall). 

2) Allow 1 parking space (6 .2 % of required parking spaces) to be configured as a small car 
space. 

(For sites which provide 31 or more parkillg spaces, the Zoning Bylaw allows lip to 50% 0/ 
Ihese spaces to he configured as small cars. The sile plan indicates thaI there are 23 parking 
space provided Oil-site, 1 0/ which (6.2 % 0/ spaces) will be a small car space. Sla// supports 
the proposed variallce as the small car space is localed a/ollg Ihe easl property line, adjacellt to 
a parking 101 to Ihe east. Slaff are o/the opinioll that the location 0/ the small cars 011 the east 
property line will have minimal impact 0 11 tlte site layout or the adjacent parking area, and will 
facilitate beller on-site vehicle movement/or tlt e drive-through lalle. This variance was 
reviewed and supported by the Trllnsportation Division). 

3845167 
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3) Reduce the required setback for parking spaces from 1.5 m to 0.3 ill, for parking spaces along 
the east property line only. 

(Staff supports the proposed variance as the adjacent portion of lite adjacent lot that might be 
impacted by fh e variance is occupied by oil-site parking amf manoeuvring, and a fen ce and 
landscaping is proposed a/ollg lite common property line, mitigatillg potelltial impacts o/tlte 
requested variance). 

4) Reduce the required manoeuvring aisle width for a non-residential use from 7.5 III to 6.7 m. 

(Transportation Division staff /tas reviewed the requested variallce amllllls 110 objections. 
The reduced ;IItema/manoeuvring aisle allows for the wider sidewalk 011 lite 110rllt side of tlte 
proposed building, wltich would facilitate disabled access from the two proposed accessible 
parking spaces, and would also allow the development of landscape strip at tlte illterface with 
the existing buildillg to lite nortlt). 

Advisory Design Panel Comments 

The proposal was considered by the Advisory Des ign Panel (ADP) on April 4, 2013. The ADP 
was generally supportive of the development, but did provide a range of comments on the site 
planning, the landscape design and the building design. A copy of the relevant excerpt from the 
Advisory Design Panel Minutes from Apri l 4, 2013 is attached for reference (Attachment 2). 
The design response from the applicant has been included immediately fo llowing the specific 
Design Panel comments and is identified in ' bold italics '. 

The Panel's comments focused on several aspects of the design, relating to the simple nature of 
the structure and the lack of transparency of the building. It should be noted that the abi lity of 
the architect to open up the space of the bui lding is constrained by the tenants' standard interior 
design and security requirements. The second major issue for the Panel was the location and 
configuration of the proposed drive-through ATM at the rear (east) of the site. The proposed 
tenant of the building - a ClBC bank - has advised that an A TM is key to the viability of the site, 
and there is no other location that would permit the drive-through. Various measures including 
fencing, lighting, and video surveillance of the drive-through have been proposed to deal with 
potential safety issues associated with the proposed drive-through location, that were of some 
concern to the ADP. 

Staff are of the opinion that the architect has addressed the majority of the comments of staff and 
the Advisory Design Panel and it is now in order for the Development Permit Panel to review the 
application. 

Analysis 

Conditions of A djacency 
• The proposed building achieves the design objectives of the Shellmont Area Plan, 

Ironwood Sub-area Plan, and is in keeping with the commercial and business park 
character of the surround ing area. 

• The proposed building would have a 0 m setback to the south side lot line. The south 
adjacent building is set back approx imately 14 m from the shared property line. 

3845 167 



May 1,2013 - 6 - DP 13-630238 

• The final site grade will be approximately 2 m above the height of No. 5 Road, which 
requires a sloped driveway into the site. Final site grading wi ll be consistent with the 
grade of the adjacent north and south lots. Final site grading will also be mitigated by 
landscaping adjacent to No.5 Road along the west property line. 

Urban Design alld Site Planning 
• The proposed building is a simple rectangular building, with a glazed entry on the west 

(No.5 Road) frontage of the site. The building has been sited to accommodate the 
required parking and drive-through configuration, while presenting a more urban 
character as a result of the proposed building frontage on No.5 Road. 

• Pedestrian access from the parking area to the commercial space on the site would be 
achieved from a walkway at the north of the site that provides direct pedestrian access to 
the building, and by a staircase from the sidewalk on No.S Road. 

• A ramp is also proposed from the sidewalk on No.S Road to the front entrance, providing 
direct access to persons using wheelchairs or other mobility assistance. 

• Parking for persons with disabilities would be provided in two (2) dedicated spaces north 
of the building. These spaces are located so as to facilitate ready access to the level 
walkway leading from the east end of the building to the front entrance. 

• Vehicle parking would be provided in accordance with the requirements of the Richmond 
Zoning Bylaw. While 17 spaces are required, 23 spaces would be provided. As pennitted 
the Richmond Zoning Bylaw, the on-site manoeuvring aisle will be used for loading 
purposes. This loading scheme has been approved by the Director of Transportation. 

• Short term bicycle storage would be provided in a rack at the front entrance of the 
proposed banle No long-term bicycle parking is proposed for the development. The 
proposed bicycle parking would satisfy the requirements outlined in the Zoning Bylaw. 

A rchitectural Form and Character 
Materials and Colour 

• The proposed building materials are a tan brick for the majority of wall surface, broken 
up by a soldier course of brick and anodized aluminum panels. In addition, composite 
aluminum panels (in the corporate red colour of the proposed tenant) and clear windows 
with clear anodized frames and door will be used. The same red colour will be used for 
columns near the entry, the canopy over the entrance and the sign band. 

384S 167 
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The design has been refined to provide contrast and some visual relief along the south 
wall, with a soldier course of brick, and the aluminum and composite panels that break up 
the wall face. The entrance to the building features a canopy providing weather protection 
for patrons. The canopy has been reduced in area since the design was reviewed by the 
ADP, based on instructions from the proposed tenant. 

• A free-standing proposed pylon sign is proposed to be installed north of the driveway 
access from No.5 Road. The design and proposed materials are generally consistent with 
the building design. All proposed signs will require a sign pennit in conformance with 
the Richmond Sign Regulation Bylaw No. 5560. 

• The proposed sign height is approximately 3.2 m, which exceeds the guidelines for sign 
height in the Ironwood Sub·Area Plan, which suggest a maximum height of2 m (6.6 ft). 
It should be noted that signs on adjacent commercial developmcnts to the north and west 
of the site have exceeded the 2 m guideline. The proposed sign is a simple red and 
yellow corporate logo on a concrete bas~, and the materials are consistent with the 
building, which should mitigate the additional hcight. Staff are of the opinion that the 
additional sign height is generally consistent with the character of signs in the 
surrounding area and have no objection to the sign as proposed. 

Lalldscape Design allli Open Space Design 
• Landscaping is provided around the perimeter of the subject site, with a focus on the front 

(No.5 Road frontage) ofthe site. 

• Staff note that the Design Guidelines in the Shell mont Area Plan, Ironwood Sub-Area 
Plan include recommended tree species and shrub species, some of which have been 
utilized in the proposed landscape design. 

• A 1.5 m landscape strip featuring a combination of low ground cover and shrubs is 
proposed for the north property line, softening the interface to the building to the north, 
which is built at a reduced setback. The proposed landscape strip also features three trees 
which will serve to break up the parking area. 

• The clearing of the site resulted in the removal of three (3) trees in 2010. Tree 
preservation staff reviewed the clearing plan and noted that all trees on the site were 
diseased or in poor condition. The developer was required to replace the removed trees 
with a minimum of six (6) new trees . The landscape plans provided indicate that 12 trees 
will be planted on the site. 

Parking, Loading allli Waste Collection 
• Under the proposed "Community Commercial Zone" a total of 16 parking spaces are 

required for the development, plus one (1) accessible parking space. The proposed site 
plan indicates that 21 parking spaces plus two (2) accessible stalls are proposed. One 
loading space is required, and as mentioned above, the applicant has proposed that the 
manoeuvring aisle be used for loading, which has been approved by Transportation 
Division. 
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• The site plan has been developed to indicate a ' future' waste collection location along the 
east property line. This garbage collection area will not be provided at th is time. For 
security reasons, the bank has daily collection of all waste material generated, including 
shredded material and general office garbage. The site plan shows parking in excess of 
the requirements of the zoning bylaw, and if the bank ceased to operate on site, the 
garbage location shown on the plan could allow the location of a garbage container 
enclosure whi le still providing sufficient parking for other commercial uses. 

Crime Preventioll through Ellvirollmental Desigll 
• A chain-link fence is proposed for the east property line, and which would wrap around the 

north-east corner of the site. The landscape design features low shrub plantings to maintain 
visibility into the site, in conjunction with the fcnce, enhancing site surveillance. 

• Site lighting and on-building lighting, combined with video survei ll ance of the rear of the 
bui lding / ATM location may address the e PTED concerns raised by staff and by the 
Advisory Design Panel. 

Accessibility / Barrier-free Access 
• The two (2) accessible parking spaces are located at the east end of the building. While these 

parking spaces are not in close physical proximity to the main entrance, the configuration of 
ramps for persons using a wheelchair is simpler and presents an easier access from the east of 
the site. 

Conclusions 

The applicant has satisfactorily addressed staffs' comments regarding conditions of adjacency, 
site planning and urban design, architectural fonn and character, and landscape design. The 
applicant has presented a development that fits well into the existing context. Therefore, staff 
recommend support of this Development Pennit application. 

Barry Konkin 
Planner 2 

BK:kt 

Attachment 1: Application Data Sheet 
Attachment 2: Advisory Design Panel Minutes and Applicant Responses (in italics) 
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The following arc to be met prior to forwarding this application to Council fo r approval: 
• Receipt ofa LClIcT..()f-Credil for landscaping in the amount of$37,7 15.35. 

Prior to future Build ing Permit issuance. the developer is required to complete the followi ng: 
• The applicant is required to obtain a Building Pennit 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 ofllie Building Pennit. For further information on the Bllilding Permit. please contact 
Building Approvals Division Of 604-276-4285. 

• Submission of a construction traffic and parking management plan to Ihe satisfaction of the C ity'S 
Transportation Division QillP.:f1www.richmond.ca/serviceslnOOpecial.htm). 

• Jfapp licablc, payment of latecomer agreement charges associated with eligib le latecomer works. 

3845 167 



City of 
Richmond 

Development Application Data Sheet 
Development Applications Division 

DP 13-630238 Attachment 1 

Address: 11120 and 11200 NO.5 Road 

Applicant: Everoe Holdings Ltd. Owner: 890370 Be Ltd. 

Planning Area(s): Shellmant Area Plan; Ironwood Sub-Area Plan 

Floor Area Gross: ...:4"'6,,6"'.3= m'--' _________ Floor Area Net: ...:4"'6,,5"'.3= m'--' ________ _ 

I Existing I Proposed 

Site Area: 2,026 m' 1,858 m' 

Land Uses: Vacant 
Single tenant commercial 

I (bank) 

OCP Designation: Mixed Employment Commercial 

Zoning: Agricultural (AG1 ) Community Commercial (Ge) 

Number of Units: Vacant site NA - commercial uses only 
I Bylaw Requirement I Proposed I Variance 

Floor Area Ratio: 0.5 0.25 none permitted 

Lot Coverage: Max. 35% for buildings 29% None 

Setback - Front Yard (west): Min. 3.0 m 4.0m None 

Setback - Side Yard (north): Min. 6.0 m 18.0 m None 

Setback - Side Yard (south): Min. 6.0m 0.0 m Yes 

Setback - Rear Yard (east): Min. 6.0m 15.4 m None 

Height (m): Max. 9.0 m 8.0m None 

Lot Size: 2,026 sq.m 
1,858 sq.m (after road 

dedication) 
Off-street Parking Spaces 16 21 None Commercial: 
Off-street Parking Spaces - 1 2 None Accessible: 

Total off-street Spaces: 17 23 None 

Less than 31 spaces 
1 space / 6.2 % of total Small Car Spaces provided, there small car required spaces) Yes 

not penmitted 

Setback to parking spaces 1.5 m (5 ft) 0.3 m for spaces on east Yes property line only 

Manoeuvring Aisle Width 7.5 m 6.7 m Yes 

3S45167 



Excerpt from the Minutes from 

The Design Panel Meeting 

Wednesday, April 17, 2013 - 4:00 p.m. 
Rm. M.1 .003 

Richmond City Hall 

Attachment 2 

Applicant's responses are shown ill bold italics. N ote: Applicant's reference top plalls 
submitted April 29. 2013 are the plalls provided i ll A ttachment 1. 

3845167 

DP 13-630238 - 1- STOREY COMMERCIAL DEVELOPMENT FOR A 5,000 SQ. FT. 
FINANCIAL INSTITUTION 

APPLICANT: Everbe Holdings Ltd. 

PROPERTY LOCATION: 11200 and 11120No. 5 Road 

Applicant's Presentation 

Architect Joe Minten and Landscape Architect Jenny Liu presented the project and 
answered queries from the Panel on behalf of the applicant. 

Panel Discussion 

Comments from the Panel were as follows: 

• Consider increasing the height of the fence. Suggest adding a six-foot chain link 
fence and landscape hedge with the same height from the southeast comer of 
the building to the southeast corner of the site and continuing to the north to the 
northeast comer to enhance the safety and security of people using the A TM 
drive-through; users of the ATM drive-through should be able to see that 
nobody is hiding in the surrounding area. 

6' higll chain-Iink/ellce will be provided starting/rom the south east com er 
of the huilding to the north-east corner o/tlle property line. See A-IOO.I site 
plan submilled 0 11 April 29. 

• Consider additional lighting on the driveway entrance to enhance its visibil ity in 
view of the heavy traffic along No. 5 Road; good lighting should also be 
provided in the drive-through comer of the site. 

One pole moullted light has been added to the design at the driveway 
elltrance. See A -IOO.1 site plan submitted 011 April 29 f or the locatioll o/ pole 
moullted lighting amI wall moullted lighting. 



May 1,2013 -2 - DP 13-630238 

384S 167 

• Concern on the traffic problems that would be created by the southbound traffic 
on No.5 Road making a left tum onto the driveway entrance of the subject 
development. 

• 

• 

Proper medians and road improvemellts have been implemented by City 
transportatioll department 011 the off-site civil design. 

Appreciate the changes made by the applicant to improve the accessibility to the 
main entrance of the building; e.g. relocation of accessib le parking spaces and 
widening/ramping of the sidewalk. 

Concern on pedestrian access to the subject development from Ironwood Mall 
(located across the subject development). 

A pedestrian crossing is located approx. 20 m 1I0rlh o/the project. S ee A-
100.2 context photos - No.5 Road lIorlh view - submitted 011 AprilJ6. 

• Concern on the amOlll1t of Slll1 exposure to the two-storey curtain wall located at 
the southwest comer; consider natural ventilation to mitigate heat gain during 
summer. 

The lIew type 0/ glass applicatioll (~" tempered glass with low-E coating & 
~" overall laminated heat strengthened glass unit with claret coloured 
illter/ayer) ill the lalltem area may address this issue. 

• Consider appropriate screening for roof top mechanical wits to mitigate 
. overlook concerns from adjacent developments. 

See A-JOO.1 site plall & A-I03.J roo/top view submitted 011 April 29. 

• Te site is very challenging. 

• Location of the ATM drive-through is a CPTED issue that should be addressed 
by the applicant. 

Three Strategies proposed to address CPTED issue: 

1. 6' high clrain-lillkjellce has been provided startillg/rom the sOllth
east comer o/the bllildillg to the north-east comer o/the property 
line. See A-I00.1 site plait submitted 011 April 29. 

2. Add two (2) wall mOlllltelllights and olle (1) pole mOlillted light ill the 
drive-through area. See A- 100.1 site plall submitted on April 29. 

3. CCTV system - ill the drive through lIrell, th e height restriction bar is 
equipped witlt CCTV system and a camera pole is provided lit tlt e west
soutlt corner 0/ tlte drive- throllglt lIrea. S ee A-JOO.1 site plall 
submitted 011 April 29. 
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• Appreciate some positive changes to site planning; e.g. location of accessible 
ramps. 

• Box-like form of the building could be enhanced with material articulation; 

See revised A-10LJ elevatiolls and A-J03.1 renderings submitted 011 April 29. 
R evisetl 1corporllte" c%llr lIlld material scheme introduces a wider range of 
materials and breaks lip lite proposed/acades. 

• Consider transparency for the east fayade of the building to mitigate its 
blandness and enhance the security for the ATM drive-through. 

Bank illterior fimctionailleetis and layollt does nol allow it happen. 

• Consider enhancing the architectural character of the south facade of the 
building. 

See A-101.l elevations and A-J03.1 renderings submitted Oil April 29. 

• Good landscape treatment; appreciate the seasonal variety of the proposed 
planting. 

• 

• 

• 

• 

Ensure a high quality of landscaping and building materials. 

See A-10l.l elevatiolls and A-103.1 renderings submitted 011 April 29. 

Appreciate the glass in the front of the building; however, consider introducing 
some more transparency to expose what is done inside the building, what the 
business is. Also consideration should be given to providing some transparency 
at the back. 

Don't see the need for the project to go undergo Panel review in view of the 
prescribed box shape of the building. 

CIBC should develop and present a sustainability agenda which could be tied in 
with the design of the building, e.g. natural ventilation scheme for the 
two-storey curtain wall lantern. 

Panel Decision 

It was moved and seconded 
That DP 13-630238 be supported to move forward to the Development Permit Pallel 
subject to the applicant givillg consideration to the comments of the Pallel. 

CARRIED 



City of 
Richmond Development Permit 

No. DP 13-630238 

To the Holder: EVERBE HOLDINGS LTD. 

Property Address: 11120 AND 11200 NO.5 ROAD 

Address: 8860 SCOTCH BROOK ROAD 
RICHMOND, BC V6Y 2M3 

I. 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 Pennit. 

2. This Development Pennit applies to and only to those lands shown cross-hatched on the 
attached Schedule "A" and any and all buildings, structures an d other development thereon. 

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

a) Reduce the required side yard (south) setback from 6.0 m to 0 m; 

b) Allow 1 parking space (6.2 % of required spaces) to be configured as a small car 
parking space; 

c) Reduce the required setback for parking spaces from 1.5 m to 0.3 m for parking 
spaces along the east property line only~ and 

d) Reduce the required width of a manoeuvring aisle from 7.5 m to 6.7 m. 

4 . Subject to Section 692 of the Local Government Act, R.S.B.C.: buildings and structures; 
off-street parking and loading fac ilities; roads and parking areas; and landscaping and 
screening shall be constructed generally' in accordance with Plans OP 13-630238 - 1 to 
DP 13-630238 - 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 Pennit, the City is holding the security in the amount of 
$37,715.35 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 shal l accrue to 
the Holder if the security is returned. The condition of the posti ng of the security is that 
should the Holder fai l 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 deve lopment permitted by this permit wi thin the 
time set out herein, the security shal l 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. 

3845167 



To the Holder: 

Property Address: 

Address: 

EVERBE HOLDINGS L TO. 

11120AND 11200 NO.5 ROAD 

8860 SCOTCHBROOK RD 
RICHMOND, BC V6Y 2M3 

Development Permit 

No. DP 13-630238 

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

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 fann a part hereof. 

This Pennit is not a Building Pennit. 

AUTHORlZING RESOLUTION NO. ISSUED BY THE COUNCIL THE 
DAY OF , 2013. 

DELIVERED THIS DAY OF , 20 13. 

MAYOR 

3S45 167 
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