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  Agenda 
   

 

 

Development Permit Panel  
 

Council Chambers, City Hall 
6911 No. 3 Road 

Wednesday, May 29, 2019 
3:30 p.m. 

 

 

 MINUTES 

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

2019. 

  

 

1. DEVELOPMENT PERMIT 17-776441 
(REDMS No. 6148359) 

 APPLICANT: Bismark Consulting Ltd. 

 PROPERTY LOCATION: 7000/7002, 7020 Williams Road and 10060 Gilbert Road 

 
Director’s Recommendations 

 That a Development Permit be issued which would: 

 1. permit the construction of 15 townhouse units with two secondary suites at 

7000/7002, 7020 Williams Road & 10060 Gilbert Road on a site zoned “Medium 

Density Townhouses (RTM3)”; and 

 2. vary the provisions of Richmond Zoning Bylaw 8500 to reduce the minimum 

exterior side yard setback to Gilbert Road from 6.0 m to 4.5 m. 

  

 

2. DEVELOPMENT PERMIT 17-768248 
 (REDMS No. 6157036 v. 3) 

 APPLICANT: GBL Architects 

 PROPERTY LOCATION: 6551 No. 3 Road 



Development Permit Panel – Wednesday, May 29, 2019 
ITEM   

 

 

2. 

 
Director’s Recommendations 

 That a Development Permit be issued which would: 

 1. permit the development of a two-phase, high rise, mixed use development at 6551 

No. 3 Road and the construction of the development’s first phase including the 

removal and replacement of part of the existing CF Richmond Centre shopping 

mall with a combination of mall- and street-oriented commercial uses, 1,166 

dwellings (including 79 affordable housing units), and new streets and public 

open space on a site zoned “Downtown Commercial (CDT1)”; and 

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

  (a) reduce the minimum permitted front yard setbacks for Phase 1: 

  (i) for balconies adjacent to the Minoru Boulevard/Murdoch Avenue 

corner from 2.0 m to 1.2 m at Levels 3 to 14; 

  (ii) for towers adjacent to the proposed City street at the site’s south edge 

from 3.0 m to 2.0 m at Level 1 and from 3.0 m to 0.5 m at Levels 2 to 

14; and 

  (iii) for parking located below finished grade from 3.0 m to 0.0 m along the 

site’s Minoru Boulevard frontage and the proposed City street at the 

site’s south edge. 

  (d) reduce the minimum parking requirements inclusive of transportation 

demand management parking reductions: 

  (i) for Phase 1, for affordable housing residents from 64 spaces to 30 

spaces; and 

  (ii) for Phase 2, for affordable housing residents from 0.81 spaces per unit 

to 0.375 spaces per unit and market rental housing residents from 0.72 

spaces per unit to 0.6 spaces per unit. 

 

3. New Business 

 

4. Date of Next Meeting: June 12, 2019 

 

 ADJOURNMENT 

 



Time: 

Place: 

City of 
Richmond 

Development Permit Panel 
Wednesday, May 15, 2019 

3:30p.m. 

Council Chambers 
Richmond City Hall 

Minutes 

Present: Cecilia Achiam, Chair 
John Irving, Acting General Manager, Engineering and Public Works 
Peter Russell, Senior Manager, Sustainability and District Energy 

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

Minutes 

It was moved and seconded 
That the minutes of the meeting of the Development Permit Panel held on April 10, 
2019 be adopted. 

CARRIED 

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

6 189879 

APPLICANT: 

PROPERTY LOCATION: 

INTENT OF PERMIT: 

Christopher Bozyk Architects Ltd. 

12580 Vickers Way 

1. Permit the construction of a 3,379.9 m2 (36,382 ft2) industrial building at 12580 
Vickers Way on a site zoned Industrial Retail (IR1); and 

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

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

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

(c) permit car parking spaces for employees to be provided in a tandem 
anangement. 
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Development Permit Panel 
Wednesday, May 15, 2019 

Applicant's Comments 

Christopher Bozyk, Christopher Bozyk Architects Ltd., provided background information 
on the proposed development and highlighted the following: 

• 

• 

• 

• 

vehicular access to the proposed three-storey furniture retail store will be relocated 
from Vickers Way to Sweden Way; 

the proposed treatments to the north and south facades of the proposed building are 
intended to provide visual interest and revitalize the area; 

frontage improvements are proposed along Vickers Way and Sweden Way, 
including installation and improvement of curbs, sidewalks, boulevards, and road 
markings to enhance cyclists' safety at the Sweden Way entry/exit driveway; and 

traffic and parking concerns of neighbouring developments have been addressed by 
the applicant. 

In addition, Mr. Bozyk briefed the Panel on the main landscaping features of the project, 
noting that (i) the proposed landscaping on Vickers Way will upgrade the frontage, (ii) 
trees will be installed along the east prope1iy line, (iii) permeable pavers, trees, and low 
plantings are proposed on the surface parking area, and (iv) a substantial lawn area is 
proposed on the southeast corner of the prope1iy. 

In response to a query from the Panel, Wayne Craig, Director, Development, advised that 
the extensive lawn area on the southern end of the property was determined by a Kinder 
Morgan regulation prohibiting the planting of trees on their pipeline statutory-right-way 
(SRW) area. 

Peter Joyce, Bunt & Associates Transportation Planning and Engineering, referenced the 
applicant's site-specific parking and loading study, noting that (i) the City's Zoning Bylaw 
parking requirement does not reflect the proposed use of the subject site, (ii) the peak 
parking demand for the proposed furniture retail store is from 20 to 30 parking spaces, 
(iii) the applicant is requesting a reduction of the required 136 parking spaces as the 
proposed 66 spaces is more than adequate, and (iv) the development's potential traffic 
impact into the area would be modest as the peak traffic generation in the subject site is 
approximately 20 to 30 vehicles per hour. 

In response to queries from the Panel, Mr. Joyce advised that (i) in response to 
neighbouring developments' traffic concerns and in consultation with City staff, the 
applicant agreed that ingress and egress to/from the site's driveway would be right-in and 
right-out only, (ii) left-turn out from the site's driveway is restricted; however, a left turn 
entry is permitted, and (iii) the applicant's parking study considered existing traffic 
volume in the subject site and other furniture stores across the region, 

Oren Samuel, owner of Paramount Furniture, noted that the proposed furniture retail store 
is high-end in terms of retail price compared to other low to medium-end furniture stores 
in the area and as such, potential traffic increase to the subject site is not expected to be 
significant in the long term. 
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Development Permit Panel 
Wednesday, May 15, 2019 

In response to a query from the Panel, Mr. Craig acknowledged that the proposed number 
of parking stalls for the subject development could accommodate the parking needs of 
other types of furniture stores. 

In response to a query from the Panel, Mr. Bozyk noted that a low level entry sign, not a 
pylon sign, will be installed on the proposed development. 

Gallery Comments 

A prope1iy owner of 12520 Vickers Way spoke in favour of the proposed development, 
noting that (i) the proposed high-end furniture retail store will revitalize the 
neighbourhood, (ii) Vickers Way needs improvements in terms of paving treatment and 
provision of sidewalks to enhance pedestrian circulation in the area, and (iii) an early 
approval of the subject development permit application would be appreciated. 

Correspondence 

Ben and Ingrid Gauer, 12660 Bridgepmi Road (alternate address: 12651 Vickers Way) 
(Schedule 1) 

In response to the issues raised in the correspondence, Mr. Craig noted that (i) the 
applicant had met with the property owners to address their concerns, and (ii) parking on 
Vickers Way is regulated by the City's Traffic Bylaw and enforced by the Bylaws 
Department. 

In addition, Mr. Craig confirmed that the proposed Sweden Way driveway is limited to 
right-in and right-out only; however, a left-in entry is permitted. 

Staff Comments 

Mr. Craig advised that (i) there is a Servicing Agreement associated with the project for 
frontage works on Vickers Way and Sweden Way, (ii) the 10 parking spaces in tandem 
arrangement are subject to a legal agreement restricting their use to employees, (iii) the 
applicant is providing significant Traffic Demand Management (TDM) measures 
including one one-site electric vehicle (EV) charging station available for public use, end
of-trip cycling facilities within the building, a $50,000 cash contribution to the City for a 
future crosswalk on Sweden Way, and a $15,000 contribution towards public art. 

Panel Discussion 

The Panel expressed support for the project, noting that (i) the project is a welcome 
addition to the area, (ii) the building facades are well articulated, (iii) positive 
improvements are proposed on Vicker's Way, and (iii) neighbours' concerns regarding 
site access have been addressed by the applicant. 

Panel Decision 

3. 



Development Permit Panel 
Wednesday, May 15, 2019 

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

1. Permit the construction of a 3,379.9 ni (36,382 jt) industrial building at 12580 
Vickers Way on a site zoned Industrial Retail (IR1); and 

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

(a) Reduce the required number of required parking spaces from 13 6 to 66; 

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

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

CARRIED 

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

6189879 

APPLICANT: Dagneault Planning Consultants Ltd. 

PROPERTY LOCATION: 7341 and 7351 No.5 Road 

INTENT OF PERMIT: 

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

Applicant's Comments 

Brian Dagneault, Dagneault Planning Consultants Ltd., introduced the subject 
development permit application and noted that the intent of the subject application is tore
shape the on-site Environmentally Sensitive Area (ESA) on the subject properties in order 
to adjust the shared property line between the two properties and create two equal parcels 
and facilitate the construction of a single-family home on each parcel. 

Bruce McTavish and Taisha Mitchell, McTavish Resources and Management Consultants, 
with the aid of a video presentation (attached to and forming part of these Minutes as 
Schedule 2) reviewed the results of the ESA environmental inventory and assessment 
conducted on the site and the applicant's proposed ESA compensation scheme. 

In addition, Ms. Mitchell stated that the (i) all existing trees on-site are proposed to be 
retained and protected, and (ii) a Qualified Environmental Professional (QEP) will 
monitor ESA enhancements for three years and provide an annual report. 

In response to a query from the Panel, Ms. Mitchell acknowledged that as part of the ESA 
compensation planting, four conifer species and two deciduous trees are proposed to be 
planted. 

4. 



Gallery Comments 

None. 

Correspondence 

None. 

Panel Decision 

Development Permit Panel 
Wednesday, May 15, 2019 

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

CARRIED 

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

6189879 

APPLICANT: Konic Development 

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

INTENT OF PERMIT: 

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

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

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

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

Applicant's Comments 

Jiang Zhu, Imperial Architecture, provided background information on the proposed 
development, and highlighted the following: 

• 

• 

• 

• 

the two three-storey townhouse buildings facing Steveston Highway have been 
stepped down to two-storeys at the west and east ends to provide an appropriate 
interface with the single-family neighbourhood; 

a Tudor architectural style is proposed and six different types of unit lay-outs are 
provided; 

the proposed development includes one conve1iible unit; and 

the project has been designed to achieve an EnerGuide rating of 82 . 

5. 
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Development Permit Panel 
Wednesday, May 15, 2019 

In reply to a query from the Panel, Mr. Zhu reviewed the rationale and history of the 
proposed building setback variances for the project. 

Meredith Mitchell, M2 Landscape Architecture, briefed the Panel on the main landscaping 
features of the project, noting that protection and retention of two existing trees (one off
site and one on-site), provision of significant on-site pedestrian circulation areas, and 
accessibility to the site were important considerations in the landscape design for the 
project. 

In addition, Ms. Mitchell further noted that (i) permeable paving treatment is proposed for 
the internal drive aisle on pedestrian circulation areas and at the drive aisle entry up to the 
entrance to the outdoor amenity area, (ii) a variety of plant materials are proposed along 
the Steveston Highway frontage to provide an active street frontage, (iii) there is a 
significant amount of natural surveillance on-site, (iv) the outdoor amenity area provides 
active and passive play opportunities, (v) individual rear yard spaces of two-storey rear 
units are larger due to the proposed reduction in building setback from the south property 
line, and (vi) the applicant will make a cash-in-lieu contribution to the City's Tree 
Compensation Fund for replacement trees that cannot be accommodated on-site. 

Staff Comments 

Mr. Craig advised that (i) the two proposed variances were identified at rezoning stage 
and no concerns were noted from the public, (ii) the proposed setback variance along 
Steveston Highway allows an increase in rear yard spaces of rear units and provides 
greater separation from single-family units to the north, (iii) the distance between the curb 
of Steveston Highway and Southgate Road and the building face is between 9.0 to 9.5 
meters, (iv) the applicant has submitted an acoustical and thermal report and noise 
mitigation is factored in the design of the buildings to ensure that they meet Canadian 
Mortgage and Housing Corporation (CMHC) standards, (v) there will be frontage 
improvements along both Steveston Highway and Southgate Road through a Servicing 
Agreement, and (vi) a cash-in-lieu contribution for affordable housing is included in the 
rezoning considerations for the subject development. 

In response to a query from the Panel, Mr. Craig confirmed that a future bicycle lane 
could be accommodated along the Steveston Highway frontage. 

In response to queries from the Panel, Ms. Mitchell acknowledged that (i) the proposed 
landscaping along the Southgate Road frontage matches the existing single-family 
character of the neighbourhood, and (ii) the pad mounted transformer (PMT) at the 
northeast corner is accessible from the internal drive aisle and screened from the street 
frontage on Southgate Road. 

6. 



Panel Discussion 

Development Permit Panel 
Wednesday, May 15, 2019 

In response to queries from the Panel, the design team acknowledged that (i) a solid wood 
fence provides separation between the subject development and the adjacent property to 
the northeast, (ii) the PMT at the northeast corner will be screened and set back from the 
north property line, (iii) an air source heat pump will be provided for each unit and will be 
screened, and (iv) there is no clear delineation of the paving treatment for pedestrian and 
vehicular circulation at the site entry on Steveston Highway as the intended main 
pedestrian access to the site is at the pedestrian entry point off Southgate Road. 

Gallery Comments 

None. 

Correspondence 

None. 

Panel Discussion 

The Panel expressed support for the project, noting that the proposed setback variance 
along Steveston Highway will benefit the project and the adjacent single-family homes to 
the north. 

Panel Decision 

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

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

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

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

(b) reduce the minimum front yard on Southgate Road and the exterior side 
yard on Steveston Highway from 6. 0 m to 5. 0 m. 

CARRIED 

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

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

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

7. 
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Development Permit Panel 
Wednesday, May 15, 2019 

Alteration Permit (HA) at 6900 River Road, and an 
Environmentally Sensitive Area (ESA) DP at 6900 River Road 
and portions of 6899 Pearson Way and 6811 Pearson Way 

INTENT OF PERMIT: 

1. Issue a Development Permit (DP 18-816029) to: 

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

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

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

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

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

3. Issue an Environmentally Sensitive Area Development Permit (ESA DP 18-840993) 
to permit construction of a public walkway and to introduce ecological enhancements 
at 6900 River Road and portions of6899 Pearson Way and 6811 Pearson Way. 

Applicant's Comments 

Gwyn Vose, IBI Group Architects Inc., with the aid of a video presentation (attached to 
and forming part of these Minutes as Schedule 3) provided background information on the 
proposed development and highlighted the following: 

• the three buildings have been arranged to maximize views from the site and create 
as much open spaces as possible; 

• Building H is angled to the side to open up a new public open space to the west; 

• the new driveway to the south of Tower F is intended to provide access to loading 
and garbage for the tower and the entire development and the new driveway to the 
north provides access to the underground parkade; 

• the building massing is controlled by the new flight approach slope determined by 
the Vancouver Airport Authority (VAA); 

• high quality building materials are proposed throughout the development, 
including dark and light stones, metal panels, and energy efficient glazing with 
low-e coating; 

• vertical bands of stone cladding and glass strips between the balcony rows provide 
a vertical expression to the proposed towers; 
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• 

• 

• 

• 

Development Permit Panel 
Wednesday, May 15, 2019 

one to four-bedroom residential units are proposed in the project; 

the three towers are connected by a low-rise indoor amenity structure and common 
areas; 

the project has been designed to achieve LEED Silver equivalency and be 
connected to a District Energy Utility (DEU) system; and 

provision for electric vehicle (EV) charging is proposed for each parking stall in 
the parkade and a charging infrastructure for the secured bicycle storage areas. 

Chris Phillips, PFS Studio, with the aid of a video presentation (attached to and forming 
part of these Minutes as Schedule 3), noted that (i) the project's open space concept 
consists of the continuous riverfront, park system and dike trail and a series of open 
spaces that connect to these, (ii) the Middle Arm experiential walk tells the natural and 
cultural history of the Middle Arm, (iii) open spaces for the site includes a large public 
open space, a riverfront natural park, a natural area on Lot 14 and a north-south greenway 
along the east side, and semi-private courtyards, among others, (iv) there is a strong 
network of walking and cycling throughout the site, and (v) a wayfinding plan is provided 
for the site. 

In addition, Mr. Phillips reviewed (i) the proposed landscaping for the public open space 
to the west, (ii) the landscape elements along the riverfront park and proposed 
improvements which include increase the dike elevation, (iii) the landscaping for the 
courtyard, (iv) the role of the Gilbert Greenway to the east and proposed landscaping 
including the construction of an elevated walkway, (v) the heritage landscape and 
interpretation including the heritage plan for the site and its key components, and (vi) the 
heritage interpretation panel design. 

Keven Goodearle, PGL Environmental Consultants, with the aid of a video presentation 
(attached to and forming part of these Minutes as Schedule 3), reviewed the boundary for 
the current ESA within the site established in 2012, noting that three different ESAs had 
been established through rezoning. Mr. Goodearle clarified that the boardwalk 
encroachment into the ESA is actually only approximately 200 square meters, as the 516 
square meters indicated in the presentation had not been updated. 

Mr. Goodearle further noted that (i) mitigation of ESA encroachment and impacts to the 
site include creation of new ESA over parkade within the Riparian Management Area 
(RMA) on Lot 17, (ii) a modified natural successional approach will be used to 
compensate for ESA and RMA impacts, and (iii) the proposed ESA compensation and 
enhancement scheme will result in a net gain of 726 square meters of ESA. 

In addition, Mr. Goodearle reviewed (i) the areas where native planting will be 
incorporated into the landscaping, (ii) the ESA existing conditions, and (iii) the habitat 
compensation plan. 

Staff Comments 

9. 
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Development Permit Panel 
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Mr. Craig noted that (i) the heritage aspects of the proposal were reviewed and supported 
by the Richmond Heritage Commission, (ii) the Transportation Demand Management 
(TDM) measures strategy associated with the project includes three bicycle maintenance 
areas within the development as well as access to the private Aspac shuttle service, (iii) 
the project has been designed to achieve aircraft noise standards, and (iv) a five-year ESA 
enhancement monitoring period is proposed which exceeds the typical three-year period 
based on the type of planting proposed and the public access into the area. 

In response to a query from the Panel, Mr. Craig confirmed that (i) the City-owned child 
care facility on Lot 13 will be subject to a separate process, and (ii) legal agreements 
secured to date require the child care facility to be delivered prior to occupancy of the 
development site. 

Gallery Comments 

None. 

Correspondence 

None. 

Panel Discussion 

The Panel expressed support for the project, noting that (i) the applicant has put a lot of 
thought and effort into the project, (ii) the dike improvements are an important addition to 
the island's overall dike system, (iii) controlled access to the greenway and ESA are well 
done, and (iv) the large public open space area is well designed and a significant addition 
to the neighbourhood. 

Panel Decision 

It was moved and seconded 
1. That a Development Permit (DP 18-816029) be issued, which would: 

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

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

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

(ii) increase the maximum permitted building projection into the Pearson 
Way public road setback from 1m up to 2.5 mfor proposed Tower F 
and G balconies; 
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2. That a Heritage Alteration Permit (HA 18-840992) be issued to permit 
construction of an elevated public walkway and installation of heritage 
interpretative panels at 6900 River Road; and 

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

CARRIED 

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

6189879 

APPLICANT: Oris Developments (Hamilton) Corp. 

PROPERTY LOCATION: 23200 Gilley Road 

INTENT OF PERMIT: 

Permit the construction of a four-storey, mixed-use development with a partially below
grade parkade with 2,345 m2 (25,239 ft2) of commercial/retail space and 223 units at 23200 
Gilley Road on a site zoned "Residential I Limited Commercial (ZMU35)- Neighbourhood 
Village Centre (Hamilton)". 

Applicant's Comments 

Dana Westermark, Oris Consulting Ltd, introduced the project, noting that (i) the 
proposed development is a continuation of the development across Gilley Road currently 
under construction, (ii) affordable housing units in a mix of unit types including three
bedroom units are proposed, and (iii) the project's energy and sustainability features 
include a geo-exchange heating and cooling system and a variable refrigerant flow (VRF) 
system. 

Bryce Rositch, Rositch Hemphill Architects, provided background information on the 
proposed development and highlighted the following: 

• the project is part of a larger development in four parcels; 

• the U -shaped and L-shaped buildings provide a street wall along Gilley Road, 
reduces the impact to the properties to the south, and allows the provision of south
facing landscaped courtyards; 

• retail spaces are proposed along Gilley Road, including a large retail space in the 
east building, which is intended to accommodate a grocery store; 

• the proposed north-south mews at mid-block is a continuation of the mews across 
Gilley Road, and includes surface parking, access to loading area, an outdoor plaza 
area; and 

• the proposed architecture is vibrant and colourful. 
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Michael Patterson, P+ A Landscape Architecture, briefed the Panel on the main 
landscaping features of the project, noting that (i) the south-facing courtyards allow good 
sunlight exposure, (ii) ground floor units facing to the courtyards are provided with 
generous patios and have direct access to the courtyards, (iii) the courtyards provide play 
areas, covered barbeque areas, spaces for social gatherings and connectivity to on-site and 
off-site pedestrian circulation areas, (iv) the mews provide pedestrian connectivity to the 
pathway along the southern edge of the site and the community centre and elementary 
school to the east, (v) potential locations have been identified for public art, and (vi) some 
existing trees will be retained and the number of replacement trees exceeds City 
requirements. 

In addition, Mr. Patterson reviewed the proposed landscaping for the mews, particularly 
its paving treatment, noting that the mews is intended for shared pedestrian and vehicular 
use. 

In reply to a query from the Panel, Mr. Rositch confirmed that a loading area is provided 
for the large retail space in Building A. 

Staff Comments 

Mr. Craig noted that (i) there is a Servicing Agreement associated with the project for 
frontage improvements along Gilley Road and Smith Drive as well as linear trail and 
RMA enhancements within Queens Canal adjacent to the site, (ii) 133 Basic Universal 
Housing (BUH) units are included in the project, (iii) the applicant has submitted 
acoustical reports to demonstrate that the project will meet CHMC noise standards, and 
(iv) 14 affordable housing units are included in the project and a housing agreement for 
these units have been adopted by Council. 

Gallery Comments 

None. 

Correspondence 

None. 

Panel Discussion 

In response to queries from the Panel, the project's design team noted that (i) an elevated 
crosswalk will be installed across Smith Drive to provide safe pedestrian connection from 
the proposed development to Hamilton Community Centre and Hamilton Elementary 
School, (ii) a median boulevard will be installed along portions of Smith Drive and no 
vehicular access to the mews from Smith Drive will reduce vehicular circulation and 
enhance pedestrian safety on Smith Drive, and (iii) level pedestrian access to retail spaces 
along Gilley Road are limited to the mid-block portion. 
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In response to a query from the Panel, Mr. Westermark reviewed the proposed 
construction works on Gilley Road and provided a timeline for expected completion of 
surface works, noting that there will be traffic disruptions during road construction. 

In response to further queries from the Panel, Mr. Westermark noted that (i) the applicant 
had conducted two neighbourhood information and consultation sessions, (ii) the surface 
parking stalls on the mews is primarily intended for commercial parking during daytime, 
(iii) the residential units along the mews are all single level, and (iv) limited business use, 
e.g. an accountant's office, is allowed in the residential units. 

It was noted that delineation between the mews and the public street through installing 
adequate signage to avoid parking complaints should be done, and staff was directed to 
take the matter under advisement. 

Panel Discussion 

The Panel expressed support for the project, noting that the project is well thought out and 
a welcome addition to the area. 

In addition, the Chair advised the applicant to be mindful of reported security issues in the 
area during pre-construction activities. 

Panel Decision 

It was moved and seconded 
That a Development Permit be issued which would permit the construction of a four
storey, mixed-use development with a partially below-grade parkade with 2,345 m2 

(25,239 fr) of commercial/retail space and 223 units at 23200 Gilley Road on a site 
zoned "Residential I Limited Commercial (ZMU35) - Neighbourhood Village Centre 
(Hamilton)". 

CARRIED 

6. Date of Next Meeting: May 29, 2019 

7. Adjournment 

It was moved and seconded 
That the meeting be adjourned at 5:41p.m. 

CARRIED 
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Chair 
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Certified a true and correct copy of the 
Minutes of the meeting of the 
Development Permit Panel of the Council 
of the City of Richmond held on 
Wednesday, May 15,2019. 

Rustico Agawin 
Committee Clerk 

14. 



Schedule 1 to the Minutes of the 
Development Permit Panel 
meeting held on Wednesday, 
May 15, 2019. 

ANCHOR PACifiC PROPERTIES L TOm 

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

May 3, 2019 

Dear David Weber, 

Re: DP 17-771214 Notice of Application for DP 

12580 Vickers Way, Richmond, BC 

We are the owners of 12660 Bridgeport Rd (alternate address: 12651 Vickers Way), 
Richmond, located directly across the street from the subject property. Due to lack of 
·parking ·rn the neH~Jiibot.rrhooa, "neighbo(Jrrn·g tenants ·park ·an the Vickers ·way ro2fd 
allowance fronting our property. This has been a long-standing irritant and results in 
severely limited parking for our tenants and is the cause of losing many prospective 
tenants for our space. We have no problem with the DP 17-771214 and the huge 
parking relaxation provided there is a covenant registered on 12580 Vickers Way in 
favour of 12660 Bridgeport Rd~ that no occupant or tenant or invitee or customer of 
12580 Vickers way can park on the road allowance fronting 12660 Bridgeport Rd, 
(alternate address of 12651 Vickers way), 'Rithmoiid. 

Sincerely, 

Ben and Ingrid Gauer 
Anchor PaCific Properties Ltd. 

· 16554 77A Ave. 

Surrey, BC 

V4N OL4 

Canada 

PHONE 604-644-0273 

FAX 604-574-3886 

EMAIL ben@bengauer.com 

. . ~ .. . 

H'i wiWka ~.;,_ -m~'b..~~<fh~c-g.21:2f':;€gsa~~4&m we~&~ pnpt!c .. e::..s§ewss-q~· §+w~ ... .:..~-""-"'a . ._..,.q; ... 9:::¥ $;; .:-,&£:n#L"i :;;,s& . ·-···""~Afifi.;<" ...... P2'iio!i 



Environmentally 
Sensitive Area 
(ESA) 
• 2596 m2 (54%) of the study area (7341 & 

7351 no 5 Rd) is mapped as ESA 

• Designated as Freshwater Wetland 

• Site characteristics do align with the 
Freshwater Wetland designation in part 
(forested area in historic bog habitat). 

• McTavish notes the site vegetation is 
characteristic of typical conditions 
described for the Upland Forest 
designation 

• Description of Upland Forest includes 
"Birch, red alder, and black cottonwood 
with lesser amounts of western hemlock 
and western red cedar" 

Schedule 2 to the Minutes of the 
Development Permit Panel 
meeting held on Wednesday, 
May 15, 2019. 

2019/05/21 

1 



4130/2019,3:26:00 PM 

0 
0 

0 ' ""1r(blH~Iint) 
~ Enlllronmtnldt Sonrlr•t Attu 

ArcGIS Web Map 

AAR !!m 8lrllt l 1ft 
., PdetSI4\oonl 

~ Cif)IHJIJ ~ .uu. l:t. AmbuUnct St, l ioru F rlltSIJIOcl nr 

1:2,939 
0.02~ 0.05 

0.07~ 

~QI : (I .. IIfU,C;Ja •• VSGS.tta!I',IIICI'I fU(Iff , ,NIIC;I i , l!l ll 
J.,Ot,llf flfiiCI I I(t!OI,~IJ.fiii'.OIII.fJti(TIUI I~,IoOO:,c:) 
Op.osttoiUip<o>o•blto o,JodltOI:iutotCGJ• to ll( 

C.«IU:YoOt<l,l': 
CI2UIICI¥flfiii;I.Ot'I,IC 

2019/05/21 

2 



Vegetation 

• Tree layer: Birch (decaying) and 
shore pine 

• Shrub layer: salal, agricultural 
blueberry, hardhack 

• Herbaceous layer: Few 
herbaceous species. 

2019/05/21 
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Invasive 
Species 

• Blackberry dominates forest/yard 
interface (~sso m2 of blackberry 
on property) 

• Some creeping buttercup, 
lamium and reed canarygrass 

2019/05/21 
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2019/05/21 

Wildlife 
• No large mammals detected 

• Provides habitat for birds 

5 



2019/05/21 

Soils & Hydrology 
• Historic bog 

• Deep organic soils 

• Mapped as Triggs soil series 

• Dry within ~so em of surface during sampling in March and November of 2016 

• Hydrology altered over time due to agricultural and municipal drainage in area 

• Cyclical wetting and drying 

• No mapped watercourses on or adjacent site 

• Agricultural drainage swale to south of property line 

6 



ESA Impact 

• ESA will be impacted within 1000 
m2 home plates 

• Impact to ESA ~247m2 {9.5% of 
ESA on site) 

• ESA will remain contiguous with 
surrounding ESA 

• ESA will continue to support 
wildlife 

Item 

Parcel address 

Parcel size 

Current ESA 

ESA encroachment 

ESA compensation 

Fmal ESA 
I 

ESA enhancement (blackberry removal) 

7341 No 5 Rd 

2,023.00 

1,231.95 

11.00 

170.40 

1, 391.35 

2019/05/21 

7351 No 5 Rd Combined 

2,748.00 4,771.00 

1,364.50 2,596.45 

263.30 247.30 

255.90 426.30 

1,384.10 2,775.45 

850 

7 



ESA 
Compensation 

ESA encroachment w ill be 
compensated for 

Total compensation-426m2 

Net gain in ESA (+179m2) 

Invasive species will be removed 
with a focus on Himalayan 
blackberry (creeping buttercup and 
Reedcanary grass also on site) 

Any felled or fai led trees to be 
bucked into manageable lengths 
and remain wit hin the forested ESA 
area as coarse woody debris (CWO). 
In trave lled or high use areas, CWO 
wil l be slashed to the ground to 
minimize the potential for injury 
from suspended logs. 

Item 

Parcel address 7341 No 5 Rd 

Parcel stze 2,023.00 

Current ESA 1,231.95 

ESA encroachment 11.00 

ESA compensatiOn 170.40 

Final ESA 1, 391.35 

2019/05/21 

7351 No 5 Rd Combined 

2,748.00 4,771.00 

1,364.50 2,596.45 

263.30 247.30 

255.90 426.30 

2,775.45 

850 

8 



ESA Compensation 
• Total species to plant within ESA 

compensation area: 

• 6 trees (Sitka spruce/lodge pole 
pine/black hawthorn) 

• 410 shrubs (snowberry, 
salmonberry, hardhack, salal) 

• ESA to be flagged and inspected 
prior to demolition and construction 

2019/05/21 
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Site Plan 
Propond ESA boundary to be ftogg.d prior to demolition 
and conatrucllon by CEP lo prevent encroachment. 
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ESA Maintenance and Monitoring 

• Maintenance: 
• Occasional weeding and hand watering until 

establishment 

• Monitoring 
• Inspection after substantial completion and following 

three years 

• Review installation 

• Ensure 80% survival 

• Ensure removal of Himalayan blackberry 

2019/05/21 
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2019/05/21 

QEP Services 

• Delineation of south drainage channel and inspection of ESC Measures 

• Flagging of ESA Boundary 

• Bird nest survey(s) as required 

• Wildlife survey if any species at risk detected 

12 



Trees on site 
• 47 trees inventoried on site 

• Composed of birch, shore pine, 
Douglas fir, black cottonwood, 
cherry 

• All trees retained and protected 
(Including tree has died due to 
natural causes and has fallen 
over) 

2019/05/21 
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Tree 
Protection 
• Tree Protection Zone (TPZ) to be 

established before demolition 
and construction works and to 
remain in place until works 
complete 

• TPZ fencing to be installed with 
sign age 

2019/05/21 

14 



Tree Protection 
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· • Regular monitoring during 
construction 

• TPZ monitoring 

• Note any deficiencies 

• Health and condition of trees 

• Any damage 

• Recommendations and 
confirmation of recommended 
mitigation measures 

• Factors that may affect tree 
health 

2019/05/21 
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City of 
Richmond Report to Development Permit Panel 

To: Development Permit Panel Date: May 8, 2019 

From: Wayne Craig File: DP 17-776441 
Director of Development 

Re: Application by Bismark Consulting Ltd. for a Development Permit at 7000/7002, 
7020 Williams Road & 10060 Gilbert Road 

Staff Recommendation 

That a Development Permit be issued which would: 

1. Permit the construction of 15 townhouse units with two secondary suites at 7000/7002, 7020 
Williams Road & 10060 Gilbert Road on a site zoned "Medium Density Townhouses 
(RTM3)"; and 

2. Vary the provisions of Richmond Zoning Bylaw 8500 to reduce the minimum exterior side 
yard setback to Gilbert Road from 6.0 m to 4.5 m. 

' u#/'0 
Way-ne Crai 
Director o 

WC:sds 
Att. 3 

6148359 
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Staff Report 

Origin 

Bismark Consulting Ltd. has applied to the City of Richmond for permission to develop 15 
townhouse units with two secondary suites at 7000/7002, 7020 Williams Road & 10060 Gilbert 
Road. The subject site is being rezoned from "Two-Unit Dwellings (RD 1 )" zone and "Single 
Detached (RS1/E)" zone to "Medium Density Townhouses (RTM3)" zone under Bylaw 9713 
(RZ 16-743741), which received third reading following the Public Hearing on May 15,2017. 
The subject site previously contained one duplex and two single-family dwellings, which have 
been demolished. 

A Servicing Agreement (SA 18-829000) is associated with the proposal, which is a condition of 
Building Permit issuance and includes, but is not limited to, the following improvements: 

• storm sewer upgrades along the Williams Road frontage; 
• new concrete sidewalk and grassed and treed boulevard along the Williams Road and 

Gilbert Road frontage; and 
• a new concrete bus pad at the existing eastbound bus stop on Williams Road. 

Development Information 

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

Background 

Development surrounding the subject site is as follows: 

To the North: Across Williams Road, a nine unit townhouse development (two and three 
storeys) on a lot zoned "Low Density Townhouses (RTL4)", with vehicular 
access from Williams Road. 

To the East: A 34 unit townhouse development (two storeys) on a lot zoned "Low Density 
Townhouses (RTL1)", with vehicular access from Williams Road. 

To the South: Single-family dwellings on lots zoned "Single Detached (RS liE)" fronting 
Gilbert Road, which are identified for townhouse development in the Arterial 
Road Land Use Policy. 

To the West: Across Gilbert Road, single-family dwellings on lots zoned "Single Detached 
(RS1/E)" fronting Gilbert Road, which are identified for townhouse development 
in the Arterial Road Land Use Policy. 

Rezoning and Public Hearing Results 

The associated rezoning application (RZ 16-743741) was presented to Planning Committee on 
April4, 2017 and originally proposed a maximum floor area ratio (FAR) of 0.65 and no 
secondary suites. The application was supported by Planning Committee, but the applicant was 
asked to explore options to include secondary suites in the development. In response, the 
proposal was revised to include two secondary suites and a maximum FAR of 0.68 to 



May 8, 2019 - 3- DP 17-776441 

accommodate the suites. The revised proposal was presented at the subsequent Council meeting 
on April10, 2017 and the rezoning bylaw received first reading. 

The Public Hearing for the rezoning of the subject site was held on May 15, 2017. No concerns 
regarding the rezoning application were expressed at the Public Hearing and the rezoning bylaw 
received second and third readings. 

Informational signage has been installed on the property and no correspondence has been 
received regarding the proposal. 

Staff Comments 

The proposed scheme attached to this report has satisfactorily addressed the staff comments 
identified as part of the review of the subject Development Permit application. In addition, it 
complies with the intent of the applicable sections of the Official Community Plan (OCP) and is 
generally in compliance with the "Medium Density Townhouses (RTM3)" zone except for the 
zoning variance noted below. 

Zoning ComplianceNariances (staff comments in bold) 

The applicant requests to vary the provisions of Richmond Zoning Bylaw 8500 to reduce the 
minimum exterior side yard setback to Gilbert Road from 6.0 m to 4.5 m. 

Staff supports the proposed variance due to the following: 

• As per Zoning Bylaw 8500, the west setback along Gilbert Road is considered the exterior 
side yard setback. In this context, the exterior side yard setback functions as a front yard 
for the proposed townhouse units along Gilbert Road. The Arterial Road Land Use Policy 
is generally supportive of reduced front yard setbacks, provided that an appropriate 
interface with neighbouring properties is provided. 

• The reduced exterior side yard setback (6.0 m to 4.5 m) along Gilbert Road allows for an 
increased interior side yard setback to the rear yards of the adjacent townhouse 
development to the east. The proposed setback to the east is 4.5 m, which exceeds the 
minimum required interior side yard setback of 3. 0 m. 

• The proposed variance is consistent with the setbacks along Gilbert Road for the 
townhouse development to the north. 

• The variance was identified at rezoning and no concerns were raised. 

• Due to the required road dedication along Gilbert Road (2.0 m), the distance between the 
proposed building face and the back of curb on Gilbert Road would be approximately 8. 8 
m, despite the requested variance. 

Advisory Design Panel Comments 

The Advisory Design Panel (ADP) reviewed the proposal on December 20, 2018 and 
February 6, 2019. The Panel was supportive of the proposed form and character subject to 
further design development in response to their comments. The current proposal incorporates 
changes in response to comments from the ADP including: 
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• Design development of the shared outdoor amenity area along Gilbert Road. 

• Reduction of the number of materials and colours proposed for the buildings. 

• Design development of the narrow spaces between the three storey units. 

A copy ofthe relevant excerpt from the ADP minutes from December 20, 2018 and 
February 6, 2019 is attached for reference (Attachment 2). The design response from the 
applicant has been included immediately following the specific Design Panel comments and is 
identified in bold italics. 

Analysis 

Conditions of Adjacency 
• The subject site is bordered by single-family development to the south, which is identified 

for townhouse development in the Arterial Road Land Use Policy. The existing immediate 
adjacency to the south is the side yard of a single-family dwelling. In response, the 
townhouse units along this interface are reduced to two storeys in order to provide an 
adequate transition to the existing single-family development. In addition, a 7.5 m setback 
from the south property line to the third floor of any townhouse buildings is provided. 

• The direct adjacency to the east is the rear yard of existing two storey townhouse units. The 
proposed interior side yard setback from the ground floor and second storey to the adjacent 
development is 4.5 m, which exceeds the minimum required interior side yard of3.0 m. In 
addition, a 7.5 m setback from the east property line to the third floor of the proposed 
townhouse buildings is provided. Duplex units are proposed along this interface, in order to 
break up the massing. 

• The applicant has provided a shadow study to demonstrate how the proposed height and 
setbacks are articulated to address potential shadowing over adjacent properties to the east 
and south. 

• Windows have been located carefully to avoid adjacent overlook and privacy concerns. 
• Retaining walls will be provided along the south and east property lines in order to provide 

usable yard space for the proposed units (ranging from 0.1 m to 0.46 min height). The 
proposed retaining walls will be behind the existing fences (approximately 1. 8 m high) to be 
retained, in order to maintain privacy (cross-sections are provided in Plan #2.G). 

• Perimeter drainage will be required as part of the Building Permit to ensure storm water is 
managed and addressed through the development and will not impact neighbouring 
properties. 

• The proposal includes rooftop decks on 12 ofthe 15 townhouse units. Staffhave worked 
with the applicant to setback the rooftop decks an appropriate distance from the adjacent 
properties and the street. The proposed townhouse units adjacent to the south property line 
do not have rooftop decks in order to address potential privacy concerns of the adjacent 
single-family dwelling. The rooftop decks along the east property line have been 
significantly setback (ranging from 8.0 m to10.3 m from the east property line) in order to 
address potential overlook and privacy concerns of the adjacent townhouse development. 

• Access to the rooftop decks is via a hatch structure to minimize visual impact from adjacent 
properties and the street. The applicant has confirmed compliance of the proposed roof top 
access structures with the BC Building Code. 
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• A statutory right-of-way (SRW) allowing access to/from the adjacent future development 
sites through the subject site (over the entry driveway and internal drive aisle) has been 
secured at rezoning. 

Urban Design and Site Planning 
• Vehicular access to the proposed development is to be from Williams Road through a new 

driveway at the northeast corner of the site, with future connections to the neighbouring 
properties to the south, secured by a SRW. 

• Road dedication was secured through rezoning, which included a 2.0 m wide road dedication 
along both Gilbert Road and Williams Road, and a 4 m x 4 m corner cut. 

• The layout of the townhouse buildings is oriented around north-south and east-west internal 
maneuvering drive-aisles, providing access to the unit garages. 

• Units along Gilbert Road and Williams Road will have direct pedestrian access from the 
street and the units along the rear will have access from the internal drive aisle. 

• Two of the units will contain a ground-level secondary suite (studio) of approximately 
45.8 m2 (493 ft3

) and 40.6 m2 (437 ft2) in area, which exceeds the minimum Zoning Bylaw 
required size (25.0 m2

), which were secured at rezoning. An additional surface parking stall 
will be assigned to each secondary suite. 

• All townhouse units will have two vehicle parking spaces in a double car garage. Vehicle 
parking spaces for seven units are proposed in tandem arrangement, for a total of 14 spaces 
(47% of total required residential parking spaces), which is consistent with the Zoning Bylaw 
maximum of 50%. A restrictive covenant to prohibit the conversion of the tandem garage 
area into habitable space has been secured at rezoning. 

• A total of three visitor parking spaces will be provided, including an accessible parking 
space. The number of parking spaces proposed is in compliance with the minimum Zoning 
Bylaw requirement. 

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

• The provision of private outdoor spaces complies with the Development Permit Guidelines 
(min. 30m2 per unit) of the OCP. Units have a variety of private outdoor space, including 
front yard, rear yard, decks and roof top decks. 

• The shared outdoor amenity space is located along Gilbert Road in order to maximize tree 
retention opportunities. This location also offers casual surveillance from the street and 
adjacent units. The size of the outdoor amenity area is consistent with the OCP requirement 
(min. 6.0 m2 per unit). 

• Cash-in-lieu of indoor amenity space was secured through rezoning ($15,000) consistent with 
OCP policy. 

• The required waste management enclosure, as well as the covered mailbox kiosk, has been 
incorporated into the design of the buildings to minimize visual impact and is of an 
appropriate size. 

Architectural Form and Character 
• The proposed building form is contemporary with a building mass composed of rectangular 

shapes, stacked to create varying projections. 
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• The overall contemporary form and modem architectural expression of the proposal provides 
for enhanced architectural and built form variation at the comer of Gilbert Road and 
Williams Road. 

• The street fronting units will have individual canopies and varying coloured entry doors. A 
pedestrian scale is generally achieved along the public streets and internal drive-aisle through 
the inclusion of variation in building form, projections, recesses, materials/colours and 
landscape features. 

• The proposed building materials include hardie panel, cement board siding, and cultured 
stone, and are generally consistent with the OCP Design Guidelines. 

• The palette of colours, including brown, grey, beige, and white accent colour on the main 
cladding material, are generally consistent with the contemporary design of the project. 

• The proposed roof top decks are setback from the edge and utilize glass as the material for 
the railing to reduce visual impact from the street. 

Landscape Design and Open Space Design 
• Tree preservation was reviewed at rezoning stage where nine on-site trees were identified for 

removal. Based on a 2:1 tree replacement ratio stated in the OCP, 18 replacement trees on
site are required. The applicant is proposing to plant 18 replacement trees as per the size 
requirements based on the City's Tree Protection Bylaw. 

• One significant Norway Maple tree (tag# 15) (80 em dbh) located on the subject property 
was identified for protection. The shared outdoor amenity area was designed around the 
retained tree. A tree survival security of $10,000 was secured through rezoning for the 
retention of this tree. 

• The proposal provides a pedestrian-oriented streetscape fronting Gilbert Road and Williams 
Road with a landscaped edge treatment including a new tree in each front yard, lawn and 
patio areas, low transparent fencing, and a gate to each street fronting unit. 

• All units along the rear will have a private yard with a patio and a lawn area. Various 
hedges, shrubs and ground covers have been selected to ensure the landscape treatment 
remains interesting throughout the year. 

• Pockets of landscaping will be provided along the drive-aisle between entry doors/garages to 
soften the internal streetscape. Pedestrian access, tree planting, a variety of shrubs, fencing, 
and a bench and mailbox structure will be provided at the west end of the internal drive-aisle 
to provide visual interest at the terminus. 

• An accessible wood deck structure around the tree to be retained is provided in the shared 
outdoor amenity area, along with seating and a variety of planting to activate the space and 
provide opportunities for social interaction. The wood deck structure also provides 
accessible access to the children's play area. 

• A children's play area is proposed in the shared outdoor amenity area, and play equipment 
has been chosen to provide different play opportunities (i.e. climbing, social, imagination, 
balance, motor skills) that can be used by different age groups and for multiple purposes. 
Seating is provided nearby for caregivers. 

• The individual roof top decks will include a hose bib for irrigation and the potential for roof 
top urban agriculture. 

• The vehicle entrance, ends of the drive-aisle and surface parking spaces will be treated with 
permeable pavers for better water infiltration and variety in paving surfaces. 
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• In order to ensure that the proposed landscaping works are completed, the applicant is 
required to provide a landscape security of $118,366.60 in association with the Development 
Permit. 

Crime Prevention Through Environmental Design 
• Expansive glazing for each unit increases the visual presence and surveillance along Gilbert 

Road and Williams Road, the amenity area, as well as the internal drive aisle. All entrances 
are visible and overlooked by pedestrians or by neighbour's windows. 

• Low permeable fencing and low landscaping are provided to maximize clear unobstructed 
views and casual surveillance opportunities. 

• Provision of roof top decks also increases opportunities for natural surveillance and 
encourage "eyes on the street". 

• Landscaping and fencing is provided along the street edge to distinguish the public realm and 
private space. 

Sustainability 
• As the application was submitted prior to the introduction of the Step Code requirement, the 

applicant has provided a report produced by a Certified Energy Advisor to confirm that the 
proposed townhouse units will be designed to achieve an EnerGuide rating of 82. The report 
prepared by the Energy Advisor is on file and will be utilized through the Building Permit 
review process to ensure these measures are incorporated in the Building Permit drawings. 

• The architect advised that the following design/features are incorporated into the proposal: 
o The use of low-flow water fixtures, low-energy lighting and high energy efficiency 

appliances; 
o High insulation and Energy Star windows to alleviate heating and cooling energy 

consumption; 
o Durable and long-lasting materials that can reduce building maintenance; 
o Permeable ground cover and planting to absorb rainwater runoff and reduce load on 

municipal sewers; and 
o Interior paint with low VOC content. 

Accessible Housing 
• The proposed development includes two convertible units that are designed with the potential 

to be easily renovated to accommodate a future resident in a wheelchair. The potential 
conversion of these units will require installation of a chair lift in the staircase of Unit J and 
installation of a vertical lift in the stacked storage space of Unit G. 

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

bathtubs and showers. 
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Conclusions 

As the proposed development would meet applicable policies and Development Permit 
Guidelines, staff recommend that the Development Permit be endorsed, and issuance by Council 
be recommended. 

The list of Development Permit Considerations is included in Attachment 3, which has been 
agreed to by the applicant (signed concurrence on file). 

Steven De Sousa 
Planner 1 

SDS:cas 

Attachment 1: Development Application Data Sheet 
Attachment 2: Excerpt from the Meeting Minutes ofthe ADP (December 20,2018 & 

February 6, 2019) 
Attachment 3: Development Permit Considerations 
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Richmond 

Development Application Data Sheet 
Development Applications Department 

DP 17-776441 Attachment 1 

Address: 7000/7002, 7020 Williams Road & 1 0060 Gilbert Road 

Owner: 7000 Williams Property Holdings Ltd. Applicant: Bismark Consulting Ltd. 

Planning Area(s): Broadmoor 
~~~~~-----------------------------------------------------

Floor Area Gross: 2,485.76 m2 (26,756 fe) Floor Area Net: 1,716.83 m2 (18,479 te) 

Site Area: 

Land Uses: Single-family residential Multiple-family residential 

OCP Designation: Neighbourhood Residential (NRES) No change 

Zoning: Two-Unit Dwellings (RD1) and Single 
Detached 

Medium Density Townhouses (RTM3) 

Number of Units: 4 15 

I Bylaw Requirement I Proposed I Variance 

Floor Area Ratio: Max. 0.70 0.68 None permitted 

Lot Coverage - Buildings: Max. 40% 40% None 

Lot Coverage - Non-
Max. 65% 64% None 

Porous: 
Lot Coverage - Live 

Min. 25% 25% None 
Landscaping: 
Setback - Front Yard 

Min. 6.0 m 6.0 m None (North): 
Setback - Exterior Side 

Min. 6.0 m 4.5 m 
Variance 

Yard (West): requested 
Setback- Interior Side 

Min. 3.0 m 4.5 m None Yard (East): 
Setback - Rear Yard 

Min. 3.0 m 3.0 m None 
(South): 

Height: Max. 12.0 m (3 storeys) 12.0 m (3 storeys) None 

Lot Width: Min. 40.0 m 46 m None 

Lot Depth: Min. 35.0 m 54 m None 

Off-street Parking Spaces 
Min. 2 (R) and 0.2 (V) per unit 

2 (R) and 0.2 (V) per unit + 1 
None - Regular (R) I Visitor (V): (R) per secondary suite 

Off-street Spaces -Total: Min. 30 (R) and 3 (V) = 33 
30 (R) and 3 (V) + 2 (R) for 

None 
secondary suites = 35 

6148359 
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Off-street Parking Spaces 
Min. 2% = 1 1 None 

-Accessible: 

Tandem Parking Spaces: Permitted - Max. 50% = 15 14 None 

Small Car Parking Spaces: Max. 50%= 15 9 None 

Bicycle Parking Spaces -
1.25 per unit 2.0 per unit None 

Class 1: 
Bicycle Parking Spaces-

0.2 per dwelling unit 0.2 per unit None 
Class 2: 
Bicycle Parking Spaces -

19 (Class 1) and 3 (Class 2) 30 (Class 1) and 3 (Class 2) None 
Total: 

Amenity Space - Indoor: Min. 50m2 or Cash-in-lieu Cash-in-lieu None 

Amenity Space - Outdoor: Min. 6.0 m2 per unit= 90m2 90m2 None 

Private Space - Outdoor: Min. 30 m2 per unit Complies None 
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Excerpt from the Meeting Minutes of the 

Advisory Design Panel 

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

Richmond City Hall 

DP 17-776441 -15-UNIT TOWNHOUSE DEVELOPMENT 

ARCHITECT: 

LANDSCAPE 
ARCHITECT: 

Zhao XD Architect Ltd. 

PMG Landscape Architects 

ATTACHMENT 2 

PROPERTY LOCATION: 7000, 7020, 7002 Williams Road & 10060 Gilbert Road 

Applicant's Presentation 

Xuedong Zhao, Zhao XD Architect Ltd., and Denitsa Dimitrova, M2 Landscape 
Architects, presented the project and answered queries from the Panel on behalf of the 
applicant. 

Panel Discussion 

Comments from Panel members were as follows: 

• the package provided by the applicant lacks information on how the proposed 
development fits into its larger context; 

The proposed townhouse design follows the City's OCP and Bylaw guidelines 
and building heights, setbacks and massing are studied and have been 
demonstrated to fit its neighborhood context (see Sheets AO.l & A0.2 for 
additional streetscape elevations, context plans and photos). 

• the applicant needs to consider the relationship between the different pieces of 
the project, e.g. the nature of the narrow spaces between buildings, e.g. whether 
the spaces between Buildings 3 and 4 and Buildings 5 and 6 are public or 
private; 

The space between Buildings 5 and 6 has been improved. The space is 
generally defined by a fence and visitor parking stall. The portion of the 
outdoor space fronting utility closet is for maintenance access. A small 
portion of the space on north is part of fenced private outdoor space for Units 
A2 and A3. The space between Buildings 3 and 4 has also been improved. 
Portion of the outdoor space are planted for limited accessibility to 
pedestrians. A walk path is provided for exit and maintenance purpose (see 
updated Site Plan AI and landscape plans). These spaces are generally public 
with limited accessibility based on landscaping and fence locations. 
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• the proposed outdoor amenity area is not centrally located as it is tucked 
between two buildings on the southwest portion of the site; would not be visible 
from the rest ofthe site if the adjacent handicapped parking is occupied; 

The outdoor Amenity Space has been opened up facing the internal drive 
aisle so that townhouse residents and visitors can easily see it. 8'-7" pathway 
is proposed to the amenity area. The adjacent accessible parking space can 
also benefit the visibility of the Amenity space as accessible parking space is 
more often vacant than other visitor parking spaces. As the amenity space is a 
central point for the development, the adjacency to the amenity area is an 
ideal location for accessible parking. 

• proposed location of children's play equipment has been pushed towards the 
west property line due to the retention of the large Norway Maple tree on the 
outdoor amenity area; consider providing a seating area for adult supervision of 
children playing in the play area and look at the impact of the play area to the 
adjacent townhouse units; 

The design improvements are made for the Amenity area and seating area is 
proposed (see updated landscape architectural plans). 

• concerned on the tight spaces between buildings; canyon effect is detrimental 
especially to buildings that do not have direct access to the southern sun; 
consider animating narrow space between the buildings with windows and 
design features; 

Spacing between buildings is proposed for breaking up building massing, i.e., 
two buildings are proposed instead of one large building with more 
townhouse units. The space between buildings is used merely for a visitor 
parking, and little public accessibility is intended behind the parking. As 
mentioned earlier, the space behind parking is used for maintenance and/or 
exit purposes (see updated Site plan and Landscape architectural plans). 

• rooftop decks will provide great views to the mountains to the north; however, 
concerned about the proposed wood material for the deck; consider a paver 
product or another durable material suitable for long-term use; 

Considerations have been studied for the roof deck paving materials. Cedar or 
treated wood is preferred by developer for the roof deck due to light weight of 
the material and sustainability attributes. Wood is natural, organic, human 
friendly and nice to walk-on so that it is an ideal deck material. The material 
is seen also durable as a part of roof construction assembly as it is also more 
"friendly" to roof structure and roof membrane than heavier masonry pavers. 
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• the overhang in Units A3 and F above the internal drive aisle negatively 
impacts the pedestrian experience; consider stepping back the massing on the 
upper levels of these units; 

Parapet walls on top of roof at these locations are removed to reduce the 
visual weight. Building projection on top floor is intended as a kind of 
expression of modern architectural style which differs from traditional 
architectural composition grammars. It also reflect the necessity of third floor 
layout for the unit interior space function. The overhang provides moreover 
not only weather covering for 2nd floor deck, but also a sense of enclosure for 
driveway below where stained cedar soffit is proposed for the projection. The 
stained cedar soffit provides a natural material, warm and human friendly 
architectural expression. 

• consider installing appropriate screening for the west end of the east-west 
internal drive aisle to provide a better interface with the single-family homes 
across Gilbert Street, e.g. mitigate the headlight glare from vehicles; 

A 6' long wall is extended over the edge at south-west corner of Building 5. It 
can not only provide a screening for vehicle light (toward neighboring house 
across the Gilbert Road), but also improves the far;ade composition of 
Building 5 (see revised Plans and West Elevation of Building 5). The mailbox 
is also enlarged for more screening for the same purpose. 

• angled fin on the comer of Williams Road and Gilbert Road is unnecessary and 
does not add strength to the comer; 

The angled fin is revised to be squared (see revised elevations and 
perspectives). 

• consider reducing the variety of materials and colours for the buildings to create 
a stronger form and character to the buildings; 

Metal panel is removed. The proposed materials are limited to James Hardie 
product and Cultural stone for exterior claddings. The proposed colors for 
Hardie products are limited only to three colors - Aged Pewter, Arctic white 
and Cedartone (see revised elevations and notes for exterior finish and color). 

• the applicant is commended for the modem design of the proposed 
development; 

Design is improved for the Amenity area including children's play area (see 
revised landscape architectural drawings). 

• the children's play area is isolated; the programming of the area under the tree 
needs more coherence; also note that the picnic table and playhouse have 
different design vocabularies and need further refinement; 

Design is improved for the Amenity area including children's play area (see 
revised landscape architectural drawings). 
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• location of bicycle racks is isolated; benches may be needed in this area; review 
the proposed landscaping along the Gilbert Road frontage as it lacks coherence; 

See improved landscape architectural drawings. Bench is proposed for 
pedestrian visitor and visitors on bike or from bus, which serves as a waiting 
or transit use functions. The bench may also be taken by people using 
mailbox, or used by other people either of the townhouse residents or visitors. 

• tree management plan is unintelligible; information on how many trees are 
going to be removed and planted on-site would have been appreciated by the 
Panel; 

See updated tree management plan. 

• a grading plan was missing from the package; 

Key grading data are shown on the architectural Site Plan (Sheet Al). More 
detailed grading plans are to be provided by project civil engineer and/or 
landscape architect. 

• the planting plan provided by the applicant is not legible; 

See updated planting plan provided by landscape architect. 

• appreciate the applicant including a shadow study in the package; 

Shadow diagram is updated. 

• the package is lacking; the applicant is encouraged to reference the plans and 
renderings during the presentation of the project; 

More reference images are included such streetscape and context photos. 

• a checklist for achieving EnerGuide 82 rating was not provided by the 
applicant; 

See enclosed "Modelled Townhouse energy-efficiency performance and 
EnerGuide 82 upgrade recommendations" for the project. 

• appreciate the modern design for the proposed development; however, drainage 
is a serious challenge; concerned about the flat roof decks and potential use of 
interior stormwater leaders which have maintenance issues; 

Roof drains have been studied and designed. All roof drains are lead to 
exterior rainwater leaders and no interior stormwater is proposed (see 
updated Roof Plan and Elevations). 

• Panel appreciates the contemporary design of the project; the project is located 
in a high visibility area; more details on the site context would have been 
helpful to the Panel; 

Site context and streetscape are studied. Sheets AO.l & A0.2 show the 
Streetscape elevations, Context plans and photos of the neighborhood. 
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• concerned on the lack of information in the package provided by the applicant; 
applicant needs to give more thought to drainage issues, material for the roof 
decks, flashing details, and strategy to achieve EnerGuide 82 rating; 

Information on roof deck materials and improved roof drainage have been 
provided and discussed as above. Locations of roof/deck drains are shown on 
the Roof Plan, as well as on building elevations drawings. As the roof/deck 
drains are all connected to exterior rainwater leaders, typical construction 
details including flashing details are to be used. Strategy to achieve 
EnerGuide 82 rating has also been addressed with enclosed documents. 

• the subject site is constrained as it intends to retain a large tree; 

Noted. 

• there is a lack of coherence on the choice of materials and colours and 
architectural and landscaping design; 

Improvements are made including removal Metal panel from the material and 
color palette. As mentioned earlier, cladding materials are limited to James 
Hardie product and cultural stone for building base. Color variations of the 
material are intended to animate the building architectural expression. The 
proposed landscaping including the gate and fence is intended to fit modern 
and contemporary architectural style. 

• conflicts between the plans provided by the applicant and the model presented 
to the Panel need to be resolved; and 

Drawings are updated as well as the massing model is also to be updated to be 
consistent with plans. 

• Hardie reveals is a high quality material, should be identified in package. 

As shown on Sheet A6, reveals/trims are to be aligned with window/door 
corners, and size of paneling will be maximized as possible to achieve simple, 
neat and modern expression of the fa(:ade. A precedent construction sample 
photo is shown on Sheet A6. 

Panel Decision 

It was moved and seconded 
That DP 17-776441 be referred back to the applicant and return to the Advisory Design 
Panel subject to the applicant giving consideration to the comments of the Panel. 

CARRIED 
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Excerpt from the Meeting Minutes of the 

Advisory Design Panel 

Wednesday, February 6, 2019- 4:00 p.m. 
Rm. M.1.003 

Richmond City Hall 

DP 17-776441 -15-UNIT TOWNHOUSE DEVELOPMENT 

ARCHITECT: 

LANDSCAPE 
ARCHITECT: 

PROPERTY LOCATION: 

Applicant's Presentation 

Zhao XD Architect Ltd. 

PMG Landscape Architects 

7000, 7020, 7002 Williams Road & 10060 Gilbert Road 

Stanford Siu, Bismark Consulting, Xuedong Zhao, Zhao XD Architect, Ltd., and Denitsa 
Dimitrova, PMG Landscape Architects, presented the project and answered queries from 
the Panel on behalf of the applicant. 

Panel Discussion 

Comments from Panel members were as follows: 

• appreciate the applicant's response to the previous comments of the Panel; the 
detailing of the project is critical; appreciate the significant articulation in the 
building facades which should be carried through in the detailing; 

Detailing will be an important part of construction design drawings. 

• appreciate the sustainability aspect of using pressure treated wood on the rooftop 
decks of townhouse buildings; however, consider the use of recycled composite 
materials for the roof decks as they are lighter, more durable and easier to 
maintain; 

Pressure treated recycled wood and other recycled composite accessory products 
will be considered for roof deck construction. 

• reconsider installing flammable gas for barbeque on the roof decks of two units 
adjacent to both sides of the existing large deciduous tree due to potential safety 
issues; 

Caution will be taken for gas line installation near the tree for roof deck. 

• appreciate the applicant's move to reduce the variety of materials used on the 
buildings which provide simplicity of character to the buildings; 

Noted. 
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• proposed wood deck under the tree in the outdoor amenity area will have potential 
maintenance issues due to falling leaves; consider using an alternative material for 
the wood deck; 

Light weight wood deck is friendly to tree roots, particularly for an elevated 
decking system. The elevated wood decking also provides good drainage and 
permeability for the area around tree so that it also benefits the maintenance (in 
lieu of masonry paving on grade). 

• understand the intent to create a modem language and massing for introducing the 
overhanging soffit on the south side of Building 6; however, it appears overbearing 
due to visual constraints placed between the two buildings along the internal drive 
aisle; massing of the upper two floors appears overbearing; 

Decorative brackets are introduced under the projections for a "supportive 
structural expression" (see revised elevations). 

• appreciate the applicant removing the angled fin on the comer of Williams Road 
and Gilbert Road; 

Noted. 

• concerned on the safety issues posed by locating the double car garage in UnitE 
close to the driveway entry off Williams Road and the garbage and recycling 
facility at the comer; 

9 m is provided from garage door edge to property line, which meets the City's 
requirement. 

• also concerned regarding the significant number of tandem parking on the site 
without off-street parking as it will give rise to potential safety issues; 

Proposed number of tandem parking meets the City requirement, which 
balances the land use efficiency (for shorter drive aisle) and usability. 
Dimensions for the parking space and driveway comply with the requirement. 

• appreciate the two convertible units provided in the project; 

Noted. 

• appreciate the changes to the project; the revised project is a huge improvement 
over the original project presented to the Panel; appreciate the applicant addressing 
most of the previous comments from the Panel; 

Noted. 

• consider design development of the entrances to townhouse units to provide more 
weather protection; look at the design of the canopies and where lines of rain drip 
down; 

Entrances to all units are provided with canopy for weather protection. Rain 
drips are workable and more detailed drawings will be provided for construction. 
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• agree with Panel comment that the key to the success of the project's architectural 
design is in the detailing; review the details for the design of the roofs including 
parapets, internal and external comers, flashing details and matching of different 
materials and colours; 

Considerations will be taken during construction design drawing phase for 
materials and colors of the detail. 

• understand the rationale for the proposed exterior rainwater leaders and no interior 
stormwater drainage; however, the applicant needs to address the high density of 
rainwater leaders and multiple levels of gutters that may be required; the applicant 
also needs to look at the detailing issue to be dealt with for stepping roofs; 

Rainwater leader and roof drainage are considered and will be further worked 
out during construction design drawing phase. 

• agree with Panel comment for the applicant to reconsider the use of pressure 
treated wood for roof top decks; the pressure treatment process for wood is not 
necessarily environment-friendly; consider using the appropriate type of 
composite material for the rooftop decks as there are many types of composite 
materials; composite material is preferred over wood as it is more durable, easier 
to maintain and more appropriate for the local weather; 

As mentioned the wood is not only a good materia/for suitability but also a 
"natural material", which is considered as a high end sustainable construction 
practice. 

• details of the roof hatch on roof plan A3-R are not accurate; review and revise the 
drawing to show the correct way the roof hatch is opened; 

The roof plan is revised with the swing door lines removed. 

• review colour elevations A5, A6 and A7 and revise accordingly to show the 
correct roof access massing; 

Elevations are revised with correct roof access. 

• appreciate the applicant's presentation; however, the Panel would have appreciated 
if the applicant had presented how the design has evolved from the original design 
previously presented to the Panel; 

Presentation and written response have been provided for revisions to address 
the previous ADP comments which demonstrate how the design has evolved. 

• materials plan for the landscape is difficult to read; 

See updated landscape plans. 
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• materials in the outdoor amenity area appear to be in the wrong place; consider 
relocating the wood deck away from the existing tree to the shady area where the 
lawn is currently located and provide landscaping around the tree; will provide 
relief to the tree as the compacted concrete beams underneath the wood deck may 
negatively impact the tree roots; consider pushing the lawn out into a sunnier area 
within the outdoor amenity area; 

As tree protection zone is required, the space around tree can therefore be more 
efficiently utilized as proposed. The quality of the space adjacent to the tree is a 
high quality "natural" environment that is valuable particularly in urban area. 
People can experience a very natural green environment which is ideal for a 
small Outdoor amenity space of the development. As the tree is big in size, the 
deck around the tree also makes the space more accessible. The lawn at front 
can be more easily maintained. It also makes the Amenity space visually more 
open so that a vista within this limited development site can be created. 

• the design of the outdoor amenity area does not currently appear organic; 
relocating the wood deck to the current lawn area (area E) will provide a softer 
transition of materials from lawn (in lieu of the wood deck) to fibar and create a 
more organic feel to the outdoor amenity area; consider using the balancing beams 
and stepping stones to define the edges between the lawn and fibar; 

Wood deck provides a more "natural" retaining curb and logic boundary for 
flbar so that the lawn can also easily be kept clean. Contrasts of different 
landscaping materials usually contribute visual interest of the Amenity area. 

• consider relocating the visitor bicycle racks away from Gilbert Road to a more 
interior and safer location on the site; 

The proposed bike racks are behind fence and gate which should be safe to use. 
It is a good location for visiting cyclists to dismount and park their bikes. The 
space is convenient and easy for way findings. 

• unfortunate that there is no civil plan submitted by the applicant which provides 
details on the public realm; e.g., connection to the letdowns from the sidewalk; 

Civil plans will be prepared by project civil engineer with required details per 
City standard through the Servicing Agreement. 

• the landscape treatment in front of the fences along Gilbert Road is successful; 
consider a similar approach along Williams Road by slightly pulling back the 
fences and provide soft landscaping between the fence and the sidewalk to 
enhance the public realm experience for pedestrians; 

See updated landscape plans with improvements. 

• agree with Panel comment regarding the viability of the proposed lawn on the 
outdoor amenity area; 

See written response provided earlier. 
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• consider installing an edging material for the wood deck connecting the internal 
drive aisle to the outdoor amenity area to provide safety for users, especially 
people in wheelchairs; and 

See updated landscape plans. 

• would like to see a cane detectible edge on the wooden deck. 

See updated landscape plans. 

• Sara Badyal read the comments submitted by Jubin Jalili summarized as follows: 

• noted the applicant's inclusion of the EnerGuide energy calculations in the 
package provided to the Panel; and 

• satisfied with the project from a sustainability point of view. 

Noted. 

Panel Decision 

It was moved and seconded 
That DP 17-776441 be supported to move forward to the Development Permit Panel 
subject to the applicant giving consideration to the comments of the Advisory Design 
Panel. 

CARRIED 

Opposed: Charan Sethi 
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Richmond 

ATTACHMENT 3 

Development Permit Considerations 
Development Applications Department 

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

Address: 7000/7002, 7020 Williams Road & 10060 Gilbert Road File No.: DP 17-776441 

Prior to forwarding the application to Council for approval, the developer is required to complete the 
following: 
1. Final Adoption of Zoning Amendment Bylaw 9713. 

2. Receipt of a Letter-of-Credit for landscaping in the amount of $118,366.60. The letter-of-credit will not be returned 
until the Letter of Assurance, confirming the landscaping is installed as per the Development Permit, prepared by the 
Landscape Architect, is reviewed by staff. 

Prior to Building Permit Issuance, the developer must complete the following requirements: 
I. Submission of a Construction Parking and Traffic Management Plan to the Transportation Department. Management 

Plan shall include location for parking for services, deliveries, workers, loading, application for any lane closures, and 
proper construction traffic controls as per Traffic Control Manual for works on Roadways (by Ministry of 
Transportation) and MMCD Traffic Regulation Section 01570. 

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

3. Enter into a Servicing Agreement* for the design and construction of servicing works and off-site improvements to 
the satisfaction of the Director of Engineering. Works include, but may not be limited to: 

Water Works: 
a. Using the OCP Model, there is 551.0 Lis of water available at a 20 psi residual at the Williams Rd frontage. 

Based on your proposed development, your site requires a minimum fire flow of220 Lis. 
b. The Developer is required to: 

• Submit Fire Underwriter Survey (FUS) or International Organization for Standardization (ISO) fire flow 
calculations to confinn development has adequate fire flow for onsite fire protection. Calculations must 
be signed and sealed by a Professional Engineer and be based on Building Permit Stage Building designs. 

• Install a new water service connection, complete with meter and meter box, off of the existing 250 mm 
AC water main along Williams Rd. 

c. At Developer's cost, the City is to: 
• Cut and cap the three (3) existing water service connections. 
• Install a new fire hydrant at the Williams Rd frontage. 
• Complete all tie-ins for the proposed works to existing City infrastructure. 

Storm Sewer Works: 
d. The Developer is required to: 

• Upgrade approximately 65 m of existing 300 mm diameter storm sewer along the Williams Rd frontage to 
600 mm. Upgrades are typically manhole to manhole. 

• Cut and cap the three (3) existing stonn service connections, and remove inspection chambers. 
• Install a new storm service connection off of the proposed storm sewer along the Williams Rd frontage, 

complete with inspection chamber. 
e. At Developer's cost, the City is to: 

• Complete all tie-ins for the proposed works to existing City infrastructure. 

Sanitary Sewer Works: 

6150689 

f. The Developer is required to: 
• Cut, cap, and remove the existing 150 mm FRP sanitary main within the development site and along the 

Gilbert Road frontage, as well as all manholes, service laterals, and inspection chambers, and discharge 
right-of-way. 

Initial: ---
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• Install a new manhole at the southwest comer of the development site and tie-in to existing 150 mm FRP 
sanitary main. 

• Install a new sanitary service connection off of the proposed manhole. The manhole shall serve as an 
inspection chamber. 

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

Frontage Improvements: 
h. The Developer is required to: 

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

frontages. 
• To underground overhead service lines. 
• To determine if above ground structures are required and coordinate their locations (e.g. Vista, PMT, 

LPT, Shaw cabinets, Telus Kiosks, etc). These shall be located onsite, as described below. 
• Locate all above ground utility cabinets and kiosks required to service the proposed development within 

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

1. BC Hydro PMT- 4mW X 5m (deep) 
2. BC Hydro LPT 3.5mW X 3.5m (deep) 
3. Street light kiosk- 1.5m W X 1.5m (deep) 
4. Traffic signal kiosk-1mW X lm (deep) 
5. Traffic signal UPS- 2mW X 1.5m (deep) 
6. Shaw cable kiosk- 1mW X 1m (deep) show possible location in functional plan 
7. Telus FDH cabinet - 1.1mW X 1m (deep)- show possible location in functional 

plan 
• Review street lighting levels on all frontages and upgrade as required. 

The Developer is required to design and construct frontage improvements along the Williams Road and Gilbert Road 
frontages. Works include, but may not be limited to: 

a) Williams Road frontage: 

( 1) Construct a new 1. 5 m wide concrete sidewalk at the new property line and grass boulevard with street 
trees behind the existing curb; and 

(2) Construct a 3.0 m wide x 9.0 m long concrete bus pad with conduit pre-ducting for electrical connection 
at the existing eastbound bus stop on Williams Road far-side of Gilbert Road (in accordance with 
TransLink's 'Universal Accessible Bus Stop Design Guidelines'). 

b) Gilbert Road frontage: Construct a new 1.5 m wide concrete sidewalk at the new property line and grass 
boulevard with street trees behind the existing curb. 

c) Vehicle access is to be provided by a single driveway located at the eastern edge ofthe Williams Road 
development frontage. All existing driveways along the Williams Road and Gilbert Road development frontages 
are to be closed permanently. The Developer is responsible for the removal of the existing driveway let-downs 
and the replacement with barrier curb/gutter, grass/tree boulevard and concrete sidewalk per standards described 
in these Rezoning Considerations. 

d) The Developer is responsible for the cost of any traffic signal related works that are required as a result of 
conflict/impact offrontage improvements works and/or utility installations. The required traffic signal works may 
include: replacement of traffic signal poles and bases; replacement of vehicle detector loops; and traffic signal 
cabinet. The details of the traffic signal works will be defined as part of the Servicing Agreement detailed site 
design process. 

Initial: ---
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General Items: 
a) The Developer is required to: 

• Provide, within the first SA submission, a geotechnical assessment of preload and soil preparation 
impacts on the existing utilities fronting the development site and provide mitigation 
recommendations. 

• Enter into, if required, additional legal agreements, as determined via the subject development's 
Servicing Agreement(s) and/or Development Permit(s), and/or Building Permit(s) to the satisfaction 
of the Director of Engineering, including, but not limited to, site investigation, testing, monitoring, 
site preparation, de-watering, drilling, underpinning, anchoring, shoring, piling, pre-loading, ground 
densification or other activities that may result in settlement, displacement, subsidence, damage or 
nuisance to City and private utility infrastructure. 

4. If applicable, payment of latecomer agreement charges associated with eligible latecomer works. 

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

Note: 

* 
• 

This requires a separate application. 

Where the Director of Development deems appropriate, the preceding agreements are to be drawn not only as personal covenants 
of the property owner but also as covenants pursuant to Section 219 ofthe Land Title Act. 

All agreements to be registered in the Land Title Office shall have priority over all such liens, charges and encumbrances as is 
considered advisable by the Director of Development. All agreements to be registered in the Land Title Office shall, unless the 
Director of Development determines otherwise, be fully registered in the Land Title Office prior to enactment of the appropriate 
bylaw. 

The preceding agreements shall provide security to the City including indemnities, warranties, equitable/rent charges, letters of 
credit and withholding permits, as deemed necessary or advisable by the Director of Development. All agreements shall be in a 
form and content satisfactory to the Director of Development. 

• Additional legal agreements, as determined via the subject development's Servicing Agreement(s) and/or Development Permit(s), 
and/or Building Permit(s) to the satisfaction of the Director of Engineering may be required including, but not limited to, site 
investigation, testing, monitoring, site preparation, de-watering, drilling, underpinning, anchoring, shoring, piling, pre-loading, 
ground densification or other activities that may result in settlement, displacement, subsidence, damage or nuisance to City and 
private utility infrastructure. 

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

[Signed copy on file] 

Signed Date 



City of 
Richmond 

To the Holder: Bismark Consulting Ltd. 

Development Permit 

No. DP 17-776441 

Property Address: 7000/7002, 7020 Williams Road & 1 0060 Gilbert Road 

Address: 5003 Minoru Boulevard, 
Richmond, BC V6X 2B1 

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

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

3. The "Richmond Zoning Bylaw 8500" is hereby varied to reduce the minimum exterior side 
yard setback to Gilbert Road from 6.0 m to 4.5 m. 

4. Subject to Section 692 of the Local Government Act, R.S.B.C.: buildings and structures; 
off-street parking and loading facilities; roads and parking areas; and landscaping and 
screening shall be constructed generally in accordance with Plans #1 to #3 attached hereto. 

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

6. As a condition of the issuance of this Permit, the City is holding the security in the amount of 
$118,366.60 to ensure that development is carried out in accordance with the terms and 
conditions of this Permit. Should any interest be earned upon the security, it shall accrue to 
the Holder if the security is returned. The condition of the posting of the security is that 
should the Holder fail to carry out the development hereby authorized, according to the terms 
and conditions of this Permit within the time provided, the City may use the security to carry 
out the work by its servants, agents or contractors, and any surplus shall be paid over to the 
Holder. Should the Holder carry out the development permitted by this permit within the 
time set out herein, the security shall be returned to the Holder. The City may retain the 
security for up to one year after inspection of the completed landscaping in order to ensure 
that plant material has survived. 

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

6148359 



To the Holder: Bismark Consulting Ltd. 

Development Permit 
No. DP 17-776441 

Property Address: 7000/7002, 7020 Williams Road & 10060 Gilbert Road 

Address: 5003 Minoru Boulevard, 
Richmond, BC V6X 2B1 

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

This Permit is not a Building Permit. 

AUTHORIZING RESOLUTION NO. 
DAY OF 

DELIVERED THIS DAY OF 

MAYOR 

ISSUED BY THE COUNCIL THE 
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City of 
Richmond Report to Development Permit Panel 

To: Development Permit Panel Date: May 9, 2019 

From: Wayne Craig File: DP 17-768248 
Director of Development 

Re: Application by GBL Architects for a Development Permit at 6551 No. 3 Road 

Staff Recommendation 

That a Development Permit be issued which would: 

1. Permit the development of a two-phase, high rise, mixed use development at 6551 No. 3 
Road and the construction of the development's first phase including the removal and 
replacement of part of the existing CF Richmond Centre shopping mall with a combination 
of mall- and street-oriented commercial uses, 1,166 dwellings (including 79 affordable 
housing units), and new streets and public open space on a site zoned "Downtown 
Commercial (CDT1 )"; and 

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

a) reduce the minimum petmitted front yard setbacks for Phase 1: 

1. for balconies adjacent to the Minoru Boulevard/Murdoch Avenue comer from 2.0 m 
to 1.2 mat Levels 3 to 14; 

11. for towers adjacent to the proposed City street at the site's south edge from 3.0 m to 
2.0 mat Levell and from 3.0 m to 0.5 mat Levels 2 to 14; and 

m. for parking located below finished grade from 3.0 m to 0.0 m along the site's 
Minoru Boulevard frontage and the proposed City street at the site's south edge. 

b) reduce the minimum parking requirements inclusive of transportation demand management 
parking reductions: 

1. for Phase 1, for affordable housing residents from 64 spaces to 30 spaces; and 

11. for Phase 2, for affordable housing residents from 0.81 spaces per unit to 0.375 spaces per 
unit and market rental housing residents from 0.72 spaces per unit to 0.6 spaces per unit. 

~~ .~ 
w:.ztr:~ 
DirVo:o evel pment 

WC:sch' 
Att. 
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Staff Report 

Origin 

GBL Architects has applied to the City of Richmond for permission to develop a two-phase, high 
rise, mixed use development at 6551 No.3 Road and construct of the development's first phase 
including the removal and replacement of pmi of the existing CF Richmond Centre shopping 
mall with a combination of mall- and street-oriented commercial uses, 1,166 dwellings 
(including 79 affordable housing units), and new streets and public open space on a site zoned 
"Downtown Commercial (CDT1)" (Attachments 1 and 2). The site currently contains a low-rise 
shopping mall and associated surface and structured parking. 

The site is the subject of an Official Community Plan (OCP) Amendment application (CP 16-
752923), which received third reading of Council on December 17,2018. OCP Amendment 
Bylaw 9892 provides for changes to the OCP (Schedule 1) and City Centre Area Plan (Schedule 
2.1 0) specific to the subject development, including the addition of new public open space, 
streets, pedestrian-oriented retail precincts, pedestrian linkages, greenways, bike routes, and 
multi-modal mobility hubs (Attachment 3). In addition, Bylaw 9892 includes new Development 
Permit (Special Precinct) Guidelines specific to this project. 

As a condition of Council approval of the OCP Amendment application, CF Richmond Centre's 
Development Permit process is required to proceed in two steps, including: 

1. An initial Development Permit application addressing the conceptual design of the two-phase 
project to facilitate City review and approval ofthe amount and distribution of floor area 
across the entire development site, together with the detailed design of Phase 1; and 

2. A subsequent stand-alone Development Permit application for the detailed design of Phase 2. 

The subject application addresses all requirements with respect to the first of the two required 
Development Permit applications. Legal agreements will be registered on title prior to OCP 
Amendment Bylaw adoption to restrict Building Permit issuance for Phase 2 until the stand-alone 
Phase 2 Development Permit application is submitted and completed to the City's satisfaction. 

The scope of off-site improvements required with respect to the two-phase development, as 
determined to the satisfaction of Engineering, Transportation, and Parks, was agreed to by the 
developer through the OCP Amendment application process. Prior to OCP Amendment Bylaw 
adoption, legal agreements will be registered on title to require that the developer undertakes the 
phase-by-phase design and construction of the required works, at the developer's sole cost, 
through the City's standard Servicing Agreement processes, including: 

1. Prior to Phase 1 Building Permit issuance, a Servicing Agreement(s) for Phase 1 works, which 
shall include improvements along Minoru Boulevard, the west-half of the new City street 
along the site's south side, interim frontage upgrades on No. 3 Road near the Brighouse 
Canada Line station, and the construction of all areas secured for public access with Statutory 
Rights-of-Ways with respect to Phase 1 (e.g., west halfofPark Road, Minoru Gate, Murdoch 
Avenue, a new north-south connector road, and most of the central plaza); and 

2. Prior to Phase 2 Building Permit issuance, a Servicing Agreement(s) for Phase 2 works, which 
shall include ultimate frontage upgrades along No.3 Road and completion of the new City 
street along the site's south side and the Park Road and plaza Statutory Rights-of-Way areas. 

6157036 
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Development Information 

Please refer to attached Development Application Data Sheet (Attachment 4) for a comparison of 
the proposed development data with the relevant Bylaw requirements. 

Background 

6551 No.3 Road is a roughly 11 ha (28 ac) lot located in the middle ofthe City Centre's 
Brighouse Village area. It is currently occupied by the south pmi of CF Richmond Centre, a 
low-rise, low density, automobile-oriented shopping centre and associated parking. Existing 
development surrounding 6551 No. 3 Road includes the following: 

To the North: CF Richmond Centre's north portion, including the "Horizons" residential towers; 

To the South: Richmond City Hall and annex; 

To the West: Minoru Boulevard, beyond which are low- and high-rise residentic;~.l buildings, the 
Richmond Cultural Centre, and Minoru Park; and 

To the East: No. 3 Road, beyond which are older, low-rise, auto-oriented commercial 
buildings, existing mixed use and residential towers, the Canada Line's terminus 
station (Richmond-Brighouse) and proposed bus mall, and several properties 
subject to recent rezoning and Development Permit applications, including: 
• 6840 and 6860 No.3 Road and 8061 Anderson Road "iFortune" comprising 

an office tower, residential mid-rise building, and retail (RZ 14-678448, 
which has received third reading of Council, and DP 15-708092); 

• 6390 No. 3 Road "Keltic" comprising three residential towers and an office 
tower, child care, and retail (RZ 17-773703 and DP 18-822743, which have 
been issued); and 

• 6560, 6600, 6640, and 6700 No 3 Road "Bene" comprising a mixed 
residential/office tower and retail (RZ 15-694855, which has received third 
reading of Council, and DP 16-754761). 

OCP Amendment and Public Hearing Results 

During the OCP Amendment application process, staff identified design issues to be addressed at 
the Development Permit stage. These issues generally focussed on the development's 
streetscapes and public realm. The outcome of the OCP Amendment review process was a set of 
Development Permit (Special Precinct) Guidelines specific to this project. Staffs review of the 
subject Development Permit application indicates it is consistent with City Centre Area Plan 
(CCAP) objectives for the development ofBrighouse Village and the project's site-specific 
Development Permit (Special Precinct) Guidelines (OCP Amendment Bylaw 9892). 

The Public Hearing for the subject site's OCP Amendment application (CP 16-752923) was held 
on December 17, 2018. At the Public Hearing, concern was expressed regarding the following: 

1. Number of Affordable Housing Units: The developer has increased the number of affordable 
(low-end-of-market) housing units in Phase 1 from 75 to 79. 

2. Number of Family-Friendly Units: The developer proposes to construct 50% of Phase 1 's · 
total1,166 dwellings (i.e. 584) as family-friendly 2-bedroom (479) and 3-bedroom (105) 
units. In addition, the development incorporates various family-friendly features including 
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increased Class 1 bike storage (i.e. 2.0 bikes/unit instead of 1.2 bikes/unit), over-size bike 
lockers able to accommodate multiple adult/child bikes, and large podium-level amenity 
spaces with open lawns and equipment for children's play. 

3. Number of Driveways along Park Road: The developer has removed all driveways from 
Minoru Gate and the portion of Park Road located south of Minoru Gate. This will minimize 
potential pedestrian/vehicle conflicts and allow for temporary road closures for community 
events (e.g., street parties and fun runs) along the development's key route between No.3 
Road and Minoru Park. 

Staff Comments 

The proposed scheme attached to this report has satisfactorily addressed the significant urban 
design issues and other staff comments identified as part of the review of the subject 
Development Permit application. In addition, it complies with the intent of the applicable 
sections of the Official Community Plan and is generally in compliance with the "Downtown 
Commercial (CDT1 )" zone, except for the zoning variances noted below. 

Through the applicant's OCP Amendment and Development Permit processes, the developer has 
satisfied the following development requirements. 

1. Subdivision and Statutory Rights-of-Ways: As a condition of Council approval of the OCP 
Amendment application, the developer must subdivide 6551 No. 3 Road into three fee simple 
lots, including Lot 1 (Phase 1 ), Lot 2 (Phase 2), and Remainder Lot A (remaining shopping 
centre) (Attachment 2), dedicate road widening along Minoru Boulevard and No.3 Road, 
and register public-rights-of-passage rights-of-ways on title to secure the proposed Park Road 
Plaza at the centre of the development and the extensions of Park Road, Minoru Gate, 
Murdoch A venue, a new north-south connector road, and Cook Road. All areas secured by 
rights-of-ways will be owned by the developer and maintained to the City's satisfaction at the 
developer's sole cost. The design of the subject development has satisfactorily addressed all 
applicable subdivision and related requirements. A Certificate of Compliance has been 
received from the BC Ministry of Environment and Climate Change Strategy confirming that 
development may proceed and land being dedicated as City road is free of contamination. 

2. Future City Street: As a condition of Council approval of the OCP Amendment application, 
the developer must provide for a new City street, at the developer's sole cost, along the south 
side of the development site. This shall include the developer's registration of a Statutory 
Right-of-Way on title to the site prior to OCP Amendment Bylaw adoption, followed by the 
phase-by-phase demolition of the shopping centre's existing multi-storey parkade and road 
dedication prior to Building Permit issuance. Road construction will be completed on a 
phase-by-phase basis, at the developer's sole cost, via the City's standard Servicing 
Agreement processes (secured with Letters of Credit). The design of the subject 
development satisfactorily addresses all Development Permit-related requirements for Phase 
1 with respect to the future City street. Development Permit-related requirements for Phase 2 
will be addressed through the future stand-alone Phase 2 Development Permit application. 

3. District Energy Utility (DEU): City Centre District Energy Utility Amendment Bylaw No. 
9921 was adopted for the subject site (Phase 1 and 2) on October 9, 2018. A standard DEU 
covenant will be registered on title to the site prior to OCP Amendment Bylaw adoption 
requiring the developer to design and construct low carbon energy plants, at the developer's 
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sole cost, and transfer them to the City, together with compatible building and mechanical 
systems, to facilitate the development's future connection to a City District Energy Utility 
(DEU). The Phase 1 design includes three low carbon energy plants and satisfies all related 
Development Permit-level requirements. Development Permit-related requirements for 
Phase 2 will be addressed through the future stand-alone Phase 2 Development Permit 
application. 

4. Parking and Transportation: Prior to OCP Amendment Bylaw adoption, covenants and 
Statutory Rights-of-Ways shall be registered on title to the site to secure the developer's 
voluntary commitment to provide, at the developer's sole cost, transportation demand 
management (TDM) measures (e.g., Canada Line-related frontage works, pedestrian-crossing 
improvements, and secured public access through the shopping centre's galleria during 
transit-operating hours) for the purpose of: 

a) Satisfying Zoning Bylaw requirements for reducing minimum required parking rates 
from CDT1 rates to Parking Zone 1; 

b) Further reducing the required parking rate for affordable housing units from Parking 
Zone 1 rates to 0.5 spaces/unit; 

c) Permitting parking reductions of up to 10% for the provision of TDM measures (as 
permitted by the Zoning Bylaw) together with increased TDM reductions for affordable 
housing and future (Phase 2) market rental housing (i.e. from 10% to 25% ); and 

d) Permitting sharing of residential visitor parking with commercial parking. 

The subject Development Permit application satisfies all applicable OCP Amendment 
application requirements with respect to parking and transpmiation. In addition, prior to 
Development Permit issuance legal agreements will be registered on title to the site to 
secure transportation measures specific to the subject application, including the proposed 
Phase 1 Mobility Hub (including car-share and bike-share facilities, smart secured public 
bike storage, electric vehicle charging facilities, weather protection, signage, and related 
public amenities), end-of-trip cycling facilities for commercial tenants, bike repair and 
maintenance facilities for residents, 2-zone transit passes (i.e. 100% of affordable housing 
units for 2 years, 25% of market units for 1 year, and $50,000 for commercial tenants and 
customers), memberships for bike-share ($30,000) and car-share ($20,000) for affordable 
housing occupants, three car-share vehicles, and a 3-year contract with a car-share operator. 

5. Affordable Housing: The developer has entered into the City's standard Housing Agreement 
(Bylaw 9952, adopted January 28, 2019) for the purpose of securing 5% of the residential 
floor area in each phase (excluding market rental housing) as affordable (low-end-of-market) 
housing units in two stand-alone affordable housing buildings (i.e. one in each phase). Prior 
to OCP Amendment Bylaw adoption, the developer must register Housing Covenants on title 
to the site. For Phase 1, the developer has submitted a Memorandum of Understanding with a 
non-profit housing operator to the satisfaction of Community and Social Development and 
the Housing Covenant will set out the details of the developer's affordable housing proposal, 
as described in the subject Development Permit application. For Phase 2, non-profit operator 
involvement, site-specific design requirements, and related Housing Covenant amendments 
will be addressed, to the City's satisfaction, through the future stand-alone Phase 2 
Development Permit application. 
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a) Phase 1 and Phase 2 Affordable Housing Buildings: The Housing Covenants registered 
on title to the Phase 1 and Phase 2 properties will provide for the following: 

1. Habitable Floor Areas: 

Lot/Phase 
Max. Residential Floor Area Min. 5% Habitable Affordable Proposed Habitable Affordable 
(excluding Market Rental) Housing Floor Area Housing Floor Area 

1 963,987 te (89,557.3 m2
) 48,199 te (4,477.8 m'') 49,431 te (4,592.3 m2

) 

2 800,499 te (74,368.8 m2
) 40,025 fe (3,718.5 m2

) 40,926 fe (3,802.2 m2
) * 

Total 1,764,486 fe (163,926.1 m~) 88,224 ft~ (8, 196.3 m~) 90,357 fe (8,394.5 m;,t) * 

• The actual Lot 2/Phase 2 "proposed habitable affordable housing floor area" may vary as a result of the future Phase 2 
Development Permit* review and approval processes, as determined to the satisfaction of the Director of Development 
and Manager, Community and Social Development, provided that it is not less than 5% of the "Max. Residential Floor 
Area (excluding Market Rental)" approved through the Phase 2 Development. 

ii. 

Lot/Phase 

1 

2 

Total 

111. 

iv. 

Dwelling Unit Numbers & Mix: 

Bachelor 1-Bedroom 2-Bedroom 3-Bedroom Total 

12 (15%) 37 (47%) 22 (28%) 8 (10%) 79, including 38% 2- & 3-Bedroom 

22 (37%) 0 (0%) 40 (63%) 0 (0%) 62, including 63% 2-Bedroom 

34 (24%) .37 (26%) 62 (44%) 8 (6%) 141, including 50%2- & 3-Bedroom 

Basic Universal Housing (BUH): 100% of affordable housing units shall comply 
with the Zoning Bylaws BUH requirements. 

Affordable Housing Strategy Requirements: 

Unit Type 
Minimum Habitable Maximum Monthly Total Household Income (Max)* 

Unit Area LEMR Unit Rent* 

Bachelor 400 ff $811 $34,650 or less 

1-BR 535 ff $975 $38,250 or less 

2-BR 741 ff $1,218 $46,800 or less 

3-BR 980 ff $1,480 $58,050 or less 

* Rate shall be adjusted periodically as provided for under adopted City policy. 

b) Phase 1 Stand-Alone Affordable Housing Building: In addition to the above, the Phase 1 
Housing Covenant shall, among other things, secure the following building features. 

6157036 

1. Phase 1 Stand-Alone Building Area: The affordable housing building shall 
comprise at least 67,900 ft2 (6,308.1 m2

), excluding the floor area of uses and 
spaces located within the parkade as follows: 

Features for Exclusive Affordable Housing Occupant Use (Outside the Parkade) Floor Areas 

• Habitable (Dwelling Unit) Floor Area@ Levels 2-13 49,431 te (4,592.3 m2
) 

. Circulation@ Levels 1-13 10,020 fe (930.9 m2
) 

. Residential Service Uses (e.g., mechanical)@ Level 2 493 te (45.8 m2
) 

• Indoor Amenity Space@ Level 2 2,029 fe (188.5 m2
) 

SUB-TOTAL 61,972 fe (5,757.5 m~) 

• Areas excluded from FAR calculations (e.g., core & service uses) 5,927 te (550.6 m2
) 

TOTAL I Gross Floor Area 67,9QQ fe (6,308.1 m;,t) 
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11. Additional Phase 1 Building Features: Affordable housing building occupants will 
have access to the following features at no cost to the occupants (i.e. no fees or 
charges shall apply over and above the Council approved rents): 

• Exclusive use of 189 m2 (2,029 ft2
) of indoor amenity space, including at least 

19 m2 (200 ft2
) of office space for the use of the housing operator; 

• Shared use, with Phase 1 's market housing unit occupants, of the outdoor 
amenity space on Level2 adjacent to the building's indoor amenity space. 

• Exclusive use of 30 parking spaces; 
• Exclusive use of 158 secure Class 1 bike storage spaces, including 16 over

sized bike lockers for family use and low-powered vehicles (e.g., mopeds); 
and 

• Exclusive use of a bike repair/maintenance facility including a foot-activated 
pump, repair stand with integrated tools, and bike wash. 

6. Public Art: Prior to OCP Amendment Bylaw adoption, a covenant shall be registered on title 
to the site to secure the developer's voluntary commitment to provide public art, as per 
Richmond's Public Art Strategy, in Phase 1 and Phase 2. A Detailed Public Art Plan for 
Phase 1 was endorsed by the Richmond Public Ali Advisory Committee (RP AAC) in June 
2018. Revisions to the Plan, to accurately reflect the specifics ofthe Phase 1 development, 
will be presented to RP AAC for information purposes on May 22, 2019. The revised Plan 
includes updated floor areas plus additional artworks (i.e. over and above the developer's 
voluntary Public Art Strategy contribution) proposed through the OCP Amendment 
application review process to screen above-grade parking and utilities along the north leg of 
Park Road. This screening is specifically addressed in the site-specific Development Permit 
(Special Precinct) Guidelines prepared for this project. The details of the artwork screening, 
which is generally described in the subject application, will be the subject of a future General 
Compliance application and approval by the Development Permit Panel and Council. 

Prior to issuance of the subject Development Permit, the developer's Phase 1 public art 
contribution ($1 ,229,242) will be secured as follows: 

a) $829,242 for artworks within the Park Road Plaza and along the site's Minoru Boulevard 
frontage (in compliance with Richmond's Public Art Strategy), including $41,462 (5%) 
in cash for City administration and $787,780 (95%) as a Letter of Credit; and 

b) $400,000 for decorative screening (secured with a Letter of Credit) over and above the 
developer's voluntary Phase 1 Public Art Strategy contribution. 

7. View Blockage and Other Development Impacts: The subject development's towers satisfy 
Development Permit Guidelines with respect to tower separation. Prior to Development 
Permit issuance, a covenant will be registered on title to the site to notify potential purchasers 
that all dwelling units are located in mixed use buildings and future adjacent development 
may blocks views and/or have other impacts 

8. Aircraft Noise: The OCP permits residential and other aircraft noise sensitive uses in this 
location, subject to specific requirements. Prior to Development Permit issuance, the City's 
standard mixed use aircraft noise covenant shall be registered on title requiring that an 
acoustic report, prepared by a certified professional and satisfactory to the City, is submitted 
prior to Building Permit issuance. 
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9. On-Street Tree Removal and Replacement: The developer proposes to remove and replace 27 
bylaw-size trees (at a rate of2:1) to facilitate the construction ofPhase 1. The required 54 
replacement trees will be secured through the Phase 1 DP landscape Letter of Credit. 

In addition to the above, prior to Development Permit issuance, legal agreements will be 
registered on title to ensure that the following development requirements are completed to the 
satisfaction ofthe City: 

1. Phase 1 Occupancy Staging Plan: To ensure that Phase 1 will provide for a five-stage, prior
to-occupancy delivery of specific development features and amenities (e.g., roads, public open 
space, affordable housing, amenity space, public art, and parking); 

2. Shared Residential Amenity Space: To secure the required amount and distribution of 
residential common indoor and outdoor amenity space in Phase 1, which spaces shall be 
specifically designated for shared or exclusive use by market housing and/or affordable 
housing occupants as set out in the Phase 1 Development Permit; 

3. Electric Vehicle (EV) Strategy: To secure the required amount and distribution of charging 
facilities in Phase 1 (i.e. 100% of resident and 2% of commercial spaces), including EV
equipped parking spaces for the public (8) and car-share (3) at the Phase 1 Mobility Hub; 

4. Loading Strategy: To secure the shared use of Phase 1 's required loading and waste 
management facilities; and 

5. Public Washrooms: To secure the developer's commitment to design, construct, and maintain 
washrooms for public use on Lot 2, at the developer's cost, as determined to the satisfaction 
of the City through the future Phase 2 Development Permit process. 

Zoning Compliance/Variances (staff comments in bold) 

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

a) reduce the minimum permitted front yard setbacks for Phase 1: 
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1. for balconies adjacent to the Minoru Boulevard/Murdoch A venue comer from 2.0 m to 
1.2 mat Levels 3 to 14; 

Staff support the proposed variance as it is limited to one corner of the site and the 
balconies will not conflict with pedestrian circulation or vehicle sightliltes. 

11. for towers adjacent to the proposed City street at the site's south edge from 3.0 m to 
2.0 mat Level 1 and from 3.0 m to 0.5 mat Levels 2 to 14; and 

Staff support the proposed variance as it is consistent with the development's site
specific Development Permit (Special Precinct) Guidelines, which encourage a 
combination of varied building setbacks, gardens, planters, trees, terraces, and 
public seating along the site's south frontage with the aim of conveying an 
informal, contemporary, landscape character complementary to that of City Hall. 

111. for parking located below finished grade from 3.0 m to 0.0 m along the site's Minoru 
Boulevard frontage and the proposed City street at the site's south edge. 

Staff support the proposed variance as it is consistent with the development's site
specific Development Permit (Special Precinct) Guidelines and the proposed 
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underground parking will not impact the appearance, landscaping, or amenity of 
the public realm. 

b) reduce the minimum parking requirements inclusive of transpmiation demand management 
parking reductions: 

1. for Phase 1, for affordable housing residents from 64 spaces to 30 spaces; and 

11. for Phase 2, for affordable housing residents from 0.81 spaces per unit to 0.375 spaces per 
unit and market rental housing residents from 0.72 spaces per unit to 0.6 spaces per unit. 

Staff support the proposed variances as they are consistent with CP 16-752923 with 
respect to the developer's provision of various on- and off-site transportation 
improvements (secured by legal agreements registered on title to the subject site). 

Advisory Design Panel (ADP) 

The Advisory Design Panel voted to support the subject Development Permit application 
advancing to the Development Permit Panel (subject to the applicant giving consideration to the 
ADP's comments) and requested a future presentation regarding key public realm features for 
information purposes only. The relevant excerpt from the ADP minutes ofNovember 21, 2018 
(as amended on December 5, 2018) is attached along with the applicant's design response in bold 
italics (Attachment 5). All outstanding design issues have been satisfactorily resolved. An 
update regarding the development's public realm design will be presented to the ADP following 
consideration .of the subject application by the Development Permit Panel. 

Analysis 

PART 1 : Combined Phase 1 & 2 Development Concept 

The purpose of the combined Phase 1 and 2 development concept is to facilitate the City's review 
and approval of the amount and distribution of floor area across the applicant's two-phase, two-lot 
development site, including affordable housing and market rental housing as required through the 
developer's OCP Amendment application process. 

The proposed development concept illustrated in the subject application is consistent with the 
maximum permitted density (i.e. 3.15 FAR average across Lots 1 and 2), built form, street 
pattern, block size, public open space concept, and minimum required percentages of family
friendly 2- and 3- bedroom units (i.e. 40% of market rental units and 50% of other units) and 
Basic Universal Housing units (i.e. 100% of market rental and affordable housing units and 25% 
of other units) required through the developer's OCP Amendment application process. The 
development concept is summarized in the following table. 

Phase 1 Phase 2 Total Combined Phase 1 + 2 

Floor Area Ratio 2.86 FAR 3.49 FAR 3.15 FAR 
on Lot 1 only on Lot 2 only Average across Lots 1 & 2 

Total Net Floor Area 104,373 m;~ ( 1,123,443 ff) 106,788 m;~ (1, 149,458 ff) 211,160 m;~ (2,272,901 tf) 

• Residential Area 89,557 m;~ (963,987 ff) 88,011 m;~ (947,342 ff) 177,568 m;~ (1 ,911,329 ff) 

• Commercial Area 14,814 m;~ (159,457 ff) 18,777 m;~ (202, 116 ff) 33,591 m;~ (361 ,572 tf) 
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Phase 1 Phase 2 Total Combined Phase 1 + 2 

1, 166, including: 1,131, including: 2,297, including: 
Number of • Nil Market Rental • 200 Market Rental • 200 Market Rental 
Dwelling Units • 79 Affordable Housing • 62 Affordable Housing • 141 Affordable Housing 

• 1 ,087 Market Housing • 869 Market Housing • 1,956 Market Housing 

584 units (50%), including: 
554 units (49%), including: 1,138 units (50%), including: 

Family-Friendly 
• 30 Affordable Housing (38%) 

• 80 Market Rental (40%) • 80 Market Rental (40%) 
(2- & 3- BR) Units 

• 554 Market Housing (51%) 
• 40 Affordable Housing (63%) • 70 Affordable Housing (50%) 
• 434 Market Housing (50%) • 988 Market Housing (51%) 

299 units (26%) including: 436 units (39%) including: 735 units (32%) including: 
Basic Universal • 200 Market Rental (100%) • 200 Market Rental (1 00%) 
Housing Units • 79 Affordable Housing (100%) 

• 220 Market Housing (20%) 
• 62 Affordable Housing (1 00%) • 141 Affordable Housing (100%) 
• 174 Market Housing (20%) • 394 Market Housing (20%) 

2,265 spaces, including: 1.340 spaces, including: 3.605 spaces, including: 

Parking • 1 ,377 Residential • 816 Residential • 2,193 Residential 
• 885 Commercial • 521 Commercial • 1 ,406 Commercial 
• 3 Car-share • 3 Car-share • 6 Car-share 

Generally, Phase 1 is proposed to be constructed on Lot 1 (including one stand-alone affordable 
housing building) and Phase 2 is proposed for Lot 2 (including one stand-alone affordable 
housing building and one stand-alone market rental building); however, the comprehensive 
planning of the development includes some overlap between the two phases as follows: 

1. Buildable Floor Area: The majority of the Park Road Plaza will be constructed in Phase 1, but 
its east side will be completed in Phase 2. In order to achieve a desirable interface between 
the plaza and Phase 2' s retail frontage, the Phase 2 building may encroach onto Lot 1. As a 
result, through the future stand-alone Phase 2 Development Permit application, the density 
(shown in the table) may increase marginally on Lot 1 and decrease by an equal amount on 
Lot 2 (i.e. no change in total combined floor area or maximum density). 

2. Parking: The proposed Phase 1 development includes 682 spaces that are surplus to its needs. 
These spaces are intended for the future use of Phase 2 residents ( 192 spaces) and to satisfy 
commercial parking bylaw requirements for Phase 2 (31 spaces) and for the remaining portion 
ofthe existing shopping centre on 6551 No 3 Road (459 spaces). The balance ofthe existing 
shopping centre's 71 0 required parking spaces will be made up by 251 existing surface 
parking spaces. Prior to issuance of the subject Development Permit, legal agreements will be 
registered on title to the subject site to secure Phase 1 's surplus parking spaces for the future 
use of Phase 2 and the remainder mall. 

Legal agreements required to be registered on title to the subject site prior to OCP Amendment 
Bylaw adoption will restrict the construction of Phase 2 pending the future approval of the stand
alone Phase 2 Development Permit application. Through that future DP application, the form 
and character of the Phase 2 development, including details with respect to the two matters 
described above, will be addressed to the satisfaction ofthe City. 

PART 2: Phase 1 Detailed Design 

The developer proposes to construct a high-rise, high density, mixed use development in the 
heart of Brighouse Village, within convenient walking distance of the Richmond-Brighouse 
Canada Line Station, Minoru Park, Richmond Cultural Centre, schools, shopping, existing 
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residential neighbourhoods, and related amenities. The proposed form of development, which 
combines articulated streetwall building elements and towers, generally complies with the 
Downtown Commercial (CDT1) zone and the objectives ofthe CCAP's Development Permit 
Guidelines, as amended by the site-specific Development Permit (Special Precinct) Guidelines 
prepared for the subject development. More specifically, the development has successfully 
demonstrated: 

1. A strong urban concept contributing towards a high-density, high-amenity, mixed-use, 
transit-oriented environment, comprising pedestrian-oriented commercial uses and a variety 
of dwelling types (including 50% family-friendly, 2- and 3-bedroom units); 

2. Variations in massing contributing towards streetscape interest, solar access to publicly
accessible open space and rooftop residential amenity areas, and upper- and mid-level views 
across the site for residents and neighbours; and 

3. An articulated building typology with distinctive forms and features that will contribute 
towards local identity, pedestrian interest, and a sense of human scale. 

Conditions of Adjacency 
The subject development is designed to respect existing and future neighbours as follows. 

1. To the West: The development responds to its existing residential neighbours west of Minoru 
Boulevard by providing for a "green street" (as per the project's site-specific Development 
Permit Guidelines), including: 

a) Greening of the streetscape with landscaped gardens and trees at rooftops, terraces, and 
feature planting areas integrated into the building facades; 

b) Slim towers and increased CCAP tower separation, from 24m (79ft.) to 35m (115ft.), that 
enhance views across the site; and 

c) Articulated streetwalls of varying heights, street-fronting townhouses, glassy residential 
lobbies with outdoor public seating, and greenway/bike path landscape improvements that 
contribute to a pedestrian-friendly streetscape. 

2. To the South: The development responds to the City Hall site by contributing towards a "civic 
promenade" (as per the project's site-specific Development Permit Guidelines), including: 

a) Varied building setbacks, gardens, tree planting, and public seating that, together with a 
broad multi-use path and existing/proposed trees along the south side of the proposed City 
street (to be designed and constructed at the developer's sole cost through the Phase 1 
Servicing Agreement process), contribute towards an informal, park-like public realm; 

b) Slim towers that extend to grade with glassy lobbies and a terraced, two-storey common 
amenity building with landscaped roof decks that complement the form and character of the 
City Hall site, visually expand its park-like qualities, and animate the streetscape; and 

c) Increased CCAP tower separation, from 24m (79ft.) to 35m (115ft.), which enhances 
views across the site. 

3. To the East: The development responds to: 

a) The existing mall frontage along Park Road by creating a small landscaped plaza with public 
·seating, upgrading and integrating the appearance of the mall's existing loading/service area, 
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installing catenary street lighting, and incorporating unique streetscape features to enhance 
animation and visual appeal in the form of two dynamic artworks (secured by legal 
agreements, over and above the developer's voluntary public art contribution) including: 

1. A mural screening the mall's existing utility equipment; and 
11. A large two-part artwork screening above grade parking on the fronting Phase 1 

building; and 

b) The future Phase 2 development by establishing a new publicly-accessible north-south street 
(developer owned/maintained right-of-way area over parking) linking Park Road with the 
proposed City-owned street along the site's south side and installing temporary decorative 
hoarding along the east side of the proposed Park Road Plaza. (At the time of Phase 2 
construction,. this hoarding will be replaced with a new retail frontage and pedestrian 
weather protection.) 

4. To the North: The development responds to the prominence of the Murdoch Avenue/Minoru 
Boulevard corner with a gateway signage feature, special tower lighting (designed to enhance 
night-time southward views towards the site along Minoru Boulevard), and a broad multi-use 
path that will be extended west (by others) to Minoru Park (as per CCAP policy). 

Urban Design and Site Planning 
The proposed form of development takes advantage of the site's irregular shape, the curving 
alignment of Park Road, and its central public plaza to create a dynamic, high-density, urban 
environment that is consistent with the project's site-specific Development Permit Guidelines 
and characterized by: 

1. A "community living room" in the form of a large, sunny plaza at least 2,034 m2 (0.5 acres) in 
size (plus building setbacks) at the heart of the development; 

2. Slim slab towers that fan out around the plaza's west and south sides; 

3. A combination of low- and mid-rise articulated streetwall buildings that provide visual interest 
and help to impart a human scale; 

4. Intimately-scaled, pedestrian-friendly retail streets; 

5. Underground parking that helps to hide services uses from public view, reduce building bulk, 
and allow for generous landscaped public open spaces at grade; and 

6. Maximum tower heights that comply with Transport Canada requirements (i.e. 47 m I 154ft. 
GSC) and minimum habitable floor elevations that comply with Richmond's flood construction 
requirements (i.e. 2.9 m I 10ft. GSC or 0.3 m I 1.0 ft. above the crown of the fronting street). 

Architectural Form and Character 
The CCAP encourages the development of a mosaic of distinctive, yet cohesive, urban villages. 
The project's site-specific Development Permit Guidelines aim to take this objective one step 
further with an urban design vocabulary built around "green streets" and retail "high streets". 

1. The Park Road "high street" is designed to contribute towards the establishment of a distinct 
downtown marketplace and mixed use neighbourhood through a combination of: 

a) Continuous small-scale retail shopfronts with an expressed rhythm of bays, individual 
entrances, large display windows, and pedestrian weather protection; 
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b) A well-considered shopfront framework that aims to maintain the integrity ofthe overall 
streetscape while supporting flexible design opportunities for tenants (which may be subject 
to future Development Permit applications); 

c) Stepped streetwall forms that unify the Park Road's north and south legs; 

d) Special public artworks on the north leg of Park Road that contribute to a unique and 
animated public realm, while screening service/parking uses from view; and 

e) A varied residential expression including a dynamic amphitheatre-like streetwall framing 
the central plaza. 

2. "Green streets", including Minoru Boulevard and the proposed east-west street along the 
development's south side (near City Hall), provide for: 

a) "Greening" of the buildings by incorporating a variety innovative measures aimed at 
integrating planting and trees into the architecture; 

b) An articulated streetwall treatment that enhances the curve of Minoru Boulevard; 

c) A family oftowers differentiated by subtle changes in massing, colour, height, articulation, 
and lobby treatments; and 

d) Gateway features that frame entry points to the site's retail precinct. 

3. The Mobility Hub complements the surrounding mixed use buildings with a highly transparent, 
clean-lined, modern architectural expression that will provide for a welcoming day-lit activity 
node and night-time "lantern" in the public plaza. 

4. Rooftop mechanical screening is designed to conceal equipment and enhance views from 
surrounding towers. 

5. A subdued colour palette is used in combination with variations in texture, articulation, and 
quality materials to break up the massing, reinforce the identity of key public and private 
spaces, and convey a crisp, contemporary image. 

Landscape Design and Open Space Design 
The CCAP encourages the development of a network of neighbourhood parks, green ways, and 
other landscape features. In addition, the project's site-specific Development Permit Guidelines 
encourage opportunities to enhance the public realm and family-friendly housing. Highlights of 
the subject development include: 

1. A comprehensive, all-season, day/night, high-amenity design for the 2,034 m2 (0.5 acres) Park 
Road Plaza (secured for public access with a Statutory Right-of-Way registered on title to the 
lot) that, together with the associated commercial frontages, provides for features and activities 
for a broad demographic, including: 

a) A large grass lawn, decorative paving and lighting, large trees and lush planting, children's 
play opportunities, and areas for socializing and informal recreation (e.g., tai chi); 

b) Approximately 1,115 m2 (12,000 ft2
) of contiguous flexible outdoor space (equipped with 

special lighting and infrastructure) that is designed to accommodate special events and 
community celebrations; 

c) Pedestrian weather protection; 
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d) Fixed and moveable s.eating (including ergonomic seating options for seniors and others); 

e) Perimeter retail/restaurant uses, including sunny areas for outdoor dining; 

f) Landmark public art (which miworks shall be approved in accordance with Richmond's 
Public Strategy); and 

g) An interactive water feature (which, if applicable, will be subject to review and licencing by 
Vancouver Coastal Health prior to Building Permit issuance). 

2. Site-specific sidewalk designs incorporate street trees and planting, decorative paving and 
lighting, public seating and amenities, and wayfinding, together with expanded areas for cafe 
seating and outdoor displays along retail frontages. 

3. Residential amenity spaces, including: 

a) 7,015 m2 (1.7 acres) of outdoor amenity space (including 50% children's play space), based 
on the OCP standard of 6.0 m2 (65 fe) per dwelling unit, comprising: 

1. 771 m2 (8,303 ft2
) of active outdoor recreation space on Level 2 of the 

development's south building for the shared use of all affordable housing and 
market residents; and 

11. Eight (8) landscaped rooftop gardens for the exclusive use of Phase 1 's market 
residents (i.e. 4 for use of the north building and 4 for use of the south building) 
designed to provide for a combination of children's play, strolling, tai chi, 
socializing, relaxing, outdoor dining, and gardening (i.e. raised plots, tool 
storage, hose bibs, and related features), together with special landscape and 
water features; and 

b) 2,413 m2 (25, 101 ft2
) of complementary indoor amenity space including : 

1. 189m2 (2,029 ft2
) of multi-purpose space on Level2 of the affordable housing 

building for the exclusive use of the affordable housing occupants; 
u. 1,308 m2 (14,84 7 ft2

) of active recreation space (e.g., gymnasium, games and 
media rooms, children's play room, and multi-purpose space) on Levels 1, 2, and 
3 of the development's south building for the shared use of all market residents 
(i.e. north and south building residents); 

111. 763m2 (8,213 ft2) in the form of 13 small-scale activity rooms (e.g., lounge, 
wellness, and meeting rooms) distributed between the north and south buildings 
for the exclusive use of each building's market residents; and 

IV. 3 guest suites for short-term accommodation (i.e. two in the north building and 
one in the south), the use of which shall be secured by legal agreements 
registered on title prior to Development Permit issuance. 

4. Private outdoor patios and balconies for all dwelling units. 

5. Additional landscaping in the form of green roofs, residential lobby entrance features, landscape 
buffers along townhouse frontages, and landscaped setbacks along "green streets". 

6. Irrigation systems serving all vegetated areas. 

7. Green roofs and vegetated areas shall incorporate drought tolerant plants to reduce reliance 
on irrigation. 
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Crime Prevention through Environmental Design (CPTED) 
Measures are proposed to enhance safety and personal security including, but not limited to, the 
following measures. 

1. Casual Surveillance: Minimization of blind corners, prominent residential and commercial 
lobby entrances, concentration of public transportation amenities within the Mobility Hub 
(e.g., car-share, bike-share, public bike storage, public EV charging, and drop-off/pick-up 
facilities), clear sightlines to exits within the parkade, glazed vestibules, street-oriented 
residential and retail units, and pedestrian scale lighting; 

2. Territoriality: Landscape buffers and grade changes between public and private spaces; and 

3. Target Hardening: Special security features at all residential, commercial, and parking entrances. 

Accessible Housing 
Richmond's OCP seeks to meet the needs of the city's aging population and people facing mobility 
challenges by encouraging the development of accessible housing that can be approached, entered, 
used, and occupied by persons with physical or sensory disabilities. To address the City's policy, 
the Phase 1 development proposes to provide for: 

1. Barrier-free access to all building lobbies and indoor and outdoor amenity spaces; 

2. Aging in place features in all dwellings (e.g., stairwell hand rails, lever-type handles for 
plumbing fixtures and door handles; and solid blocking in washroom walls to facilitate future 
grab bar installation, by others, beside toilets, bathtubs, and showers); and 

3. 299 Basic Universal Housing (BUH) units (i.e. 26% oftotal Phase 1 units) designed to 
satisfy all applicable Zoning Bylaw requirements, including 100% of affordable housing 
(79 units) and 20% of market housing (220 units). 

Sustainability Measures 
Phase 1 's sustainability goal is to provide a cost-effective, high-value development that targets 
53 LEED points (i.e. LEED Silver "equivalent", as required by CCAP policy) and responds to 
City objectives for enhanced long-term environmental, fiscal, and social sustainability as per the 
attached LEED Checklist (Attachment 6). In brief, the Phase 1 development will include, among 
other things: 

1. A full building energy simulation to optimize energy efficiency measures and an enhanced 
commissioning process to ensure that the building's energy related systems are operating 
efficiently and as designed; 

2. Low carbon energy plants constructed at the developer's sole cost and transferred to the City, 
together with compatible building and mechanical systems, to facilitate the development's 
future connection to a City District Energy Utility (DEU); 

3. A multi-modal mobility hub designed to improve first-kilometer-to-last-kilometer 
connectivity by co-locating an integrated suite of mobility services (e.g., car-share, bike
share, secure public bike storage, and drop-off/pick-up for taxis, ride hailing, shuttle buses, 
and transit) with amenities, retail, restaurants, residential, and complementary features; 
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4. Extended off-street bike paths and pedestrian greenways around the perimeter of the site, 
together with a secured public east-west route through the mall to improve pedestrian access 
to/from the Canada Line during transit hours; 

5. Energized electric vehicle (EV) charging equipment for 100% for resident parking spaces 
(208V - 240V), 2% of commercial parking spaces (208V - 240V), 10% of Class 1 
(i.e. secure) bike storage (120V), and 100% of car-share vehicles (i.e. 3 spaces); 

6. End-of-trip cycling facilities for commercial tenants and employees; 

7. Bike repair and maintenance facilities for residents; 

8. Transit passes and bike- and car-share memberships for residents and tenants; 

9. Enhanced building envelope efficiency measures (e.g., 50:50 window to wall ratio); 

10. At least 75% of the waste generated from construction will be salvaged or recycled; 

11. Low flow/flush plumbing fixtures (e.g., toilets, showers, and faucets) and a high efficiency 
irrigation system to reduce water usage; and 

12. Best practices to optimize air quality and provide a clean and healthy building for occupants. 

(Note that while the Phase 1 development shall be subject to CCAP requirements for LEED 
"Silver" equivalent, Phase 2 will be subject to the BC Energy Step Code.) 

Conclusions 

The proposed development is consistent with Richmond's objectives for the subject property as 
set out in the OCP, City Centre Area Plan (CCAP), CCAP Development Permit (Special 
Precinct) Guidelines specific to this project, and Zoning Bylaw. The project's distinctive form, 
pedestrian-oriented streetscapes, affordable and accessible housing, public art, landscaping, and 
sustainable development measures, together with the developer's concurrent construction of off
site improvements secured through the OCP Amendment application (CP 16-752923), will 
enhance Brighouse Village as a high-amenity, transit-oriented, urban community. On this basis, 
staff recommend that the Development Permit be endorsed and issuance by Council is 
recommended. 

Suzanne Carter-Huffman 
Senior Planner/Urban Design 

SPC:cas 

Attachments: 
1) Location Map 
2) Phase 1 (Lot 1) & Phase 2 (Lot 2) Boundaries 
3) Amended City Centre Area Plan (CCAP): Brighouse Village Specific Land Use Map (Bylaw 9892) 
4) Development Application Data Sheet 
5) Advisory Design Panel Minutes, November 21,2018 (as amended December 5, 2018) 
6) LEED Checklist 
7) Development Permit Considerations 
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ATTACHMENT 1 
Location Map 

Original Date: 05.1091'17 

Revision Date: 
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ATTACHMENT 2 
Phase 1 (Lot 1) & Phase 2 (Lot 2) Boundaries 
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ATTACHMENT 3 
Amended City Centre Area Plan (CCAP): Brighouse Village Specific Land Use Map (Bylaw 9892) 

Specific Land Use Map: Brig house Village (2031) 

General Urban T4 (15m) School Proposed Streets 
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City of 
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ATTACHMENT 4 

Development Application Data Sheet 
Development Applications Department 

DP 17-768248 

Address: 6551 No.3 Road (Richmond Centre I South Mall)- Proposed development of new Lot 1 & Lot 2 (as per CP 16-752923) 

Applicant: _G=B=-L.:...:A::..::rc::.:hc..:.ite:::..:c:..::ts"------------- Owner: RC (South) Inc. & 7904185 Canada Inc. 

Planning Area(s): City Centre (Brighouse Village) 

Floor Area Gross: Phase 1 + 2: 2,476,914 fe (230, 112.8 m2
) Floor Area Net: Phase 1 + 2: 2,272,901 ft2 (211, 159.5 m2

) 

I Existing I PHASE 1 PHASE 2 I PHASE 1 + 2 

Site Area 721,556 ft2 LOT 1: 392,504 112 LOT 2: 329,052 ft2 LOT 1 + 2: 721,556 ft2 

(67,034.8 mZ) (36,464.8 mZ) (30,570.0 m2
) (67,034.8 m2

) 

Land Uses Shopping centre High-rise/mixed use High-rise/mixed use High-rise/mixed use 

OCP Downtown Mixed Use . Urban Centre T6 
(45 m max height) As existing, EXCEPT AMENDED (CP 16-752923/ Bylaw 9892) to provide for: 

• Village Centre • Revised street network to create smaller blocks 

CCAP Bonus • Revised pedestrian network 
• Pedestrian-Oriented . Expanded "High Street" (Pedestrian-Oriented Retail Precinct) designation 

Retail Precinct • New "Park" 
• Proposed Streets • Related DP Guideline changes 
• Pedestrian LinkaQes 

Zoning Downtown Commercial (CDT1) 

Floor Area 
N/A 2.86 FAR 3.49FAR 3.15 FAR Ratio 

Total Net 
N/A 1,123,443 ft2 (1 04,373.3 m2

) 1,149,458 ft2 (106,788.1 m2
) 2,272,901 ft2 (211, 159.5 m2

) Floor Area 

Residential 
N/A 963,987 ft2 (89,557.3 m2

) 947,342 ft2 (88,011.0 m2
) 1,911,329 ft2 (177,568.3 m2

) Net Area 
Commercial 

N/A 159,457 ft2 (14,814.0 m2
) 202,116 ft2 (18,777.2 m2

) 361,572 ft2 (33,591.2 m2
) Net Area 

1, 166, including: 1,131, including: 2,297, including: 
Number of • Nil market rental • 200 market rental • 200 market rental Nil Units • 79 affordable housing • 62 affordable housing • 141 affordable housing 

• 1 ,087 Market Housing • 869 Market Housing • 1 ,956 Market Housing 

• Bachelor: 5% (55 units) . Bachelor: 16% (186 units) • Bachelor: 11% (241 units) 

Unit Mix • 1-BR: 45% (527 units) . 1-BR: 35% (391 units) • 1-BR: 40% (918 units) 
N/A • 2-BR: 41% (479 units) . 2-BR: 41% (467 units) • 2-BR: 41% (946 units) . 3-BR: 9% (1 05 units) • 3-BR: 8% (87 units) • 3-BR: 8% (192 units) 

39% (436 units) including: 32% (735 units) including 

Basic 26% (299 units) including: • Market Rental: 100% (200 • Market Rental: 1 00% (200 

Universal 
. Affordable Housing: units) units) 

Housing N/A 100% (79 units) • Affordable Housing: 1 00% • Affordable Housing: 100% 

(BUH) • Market Housing: 20% (62 units) (141 units) 
(220 units) • Market Housing: 20% (174 • Market Housing: 20% (394 

units) units) 
Aging-in-
Place N/A 100% of non-BUH units 100% of non-BUH units 100% of non-BUH units 
Features 
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PARKING I Min. Bylaw Requirement I PHASE 1 PHASE 2 PHASE 1 + 2 I Variances 

Market 
200@ 0.72/unit = 144 Nil 120 120 

Reduce from: 
Rental • Phase 2: 0.72/unit to 0.6/unit 

Affordable 
Reduce from: 

141 @ 0.81/unit = 115 30 24 54 • Phase 1 : 64 to 30 spaces 
Housing • Phase 2: 0.81/unit to 0.375/unit 
Market 

1,956@ 0.9/unit = 1,761 1,155 + 192* 672 2,019 None Housing 

Visitors Shared (Nil) Nil Nil Nil None 

Commercial 
28,033.6 m2 GLA@ 

3.375/100 m2 GLA = 947 
395 + 31* 521 947 None 

Car-Share 6 (TOM requirement) 3 3 6 None 

Other* N/A 459* Nil 459* None 

Total 2,973 2,265 1,340 3,605 None 

* 682 "Phase 1 Surplus" parking spaces (i.e. 192 + 31 + 459) will be constructed in Phase 1 for the future use of Phase 2 & the 
existing shopping centre (and shall be secured by legal agreement registered on title prior to Phase 1 DP issuance). (NOTE: In 
addition to the Phase 1 Surplus, the existing mall's 251 existing surface spaces make it compliant with Zoning Bylaw requirements.) 

PHASE 1 ONLY I Bylaw Requirement I PHASE 1 I Proposed I Variances 

Floor Area Ratio • 3.15 FAR max • 2.86 FAR None permitted 

Affordable Housing • Min. 5% of residential area: 
49,431 fe (4,592.3 m2

) • None permitted Habitable Area - 48,199 ft2 (4,477.8 m2) 

Lot Coverage . Max. 90% • 60% None 

Height • Max. 45 m • 45m None 

. Parking: N/A • Parking: - 5.2m GSC 
Flood Construction • Dwellings: 2.9 m GSC • Dwellings: 2.9 m GSC min . None Level (Min.) • Other: 0.3 m above crown of road • Other: 0.3 m above crown of road 

Above Grade: 3.0 m min, EXCEPT: 
Reduce from 3.0 m to: 
• 2.0 m @ new City street • Along new City street (south 

Min. 6.0 m, but may be reduced to frontage): 2.0 m min @ Level 1 & 
(Level1) 

• • 0.5 m @ new City street 
Setback @ Front 3.0 m based on an attractive 0.5 m@ Levels 2- 14 

(Levels 2 -14) 
Yards (City Streets) interface with adjacent public 

Reduce from 3.0 m to 0.0 m spaces Below Grade (Underground Parking): @underground parking • Minoru Boulevard & new City street along Minoru & new City 
(south frontage): 0.0 m street 

Setback @ Park 
Road Plaza (SRW) • Min.1.5 m • Min. 1.5 m None 

Setback@ Interior • Nil • Nil None Side Yard 

Balcony Projections • Max. 1/3 of required setback (i.e . 
2.0 m min. to the property line, Reduce from 2.0 m to 1.2 m 

@ Front Yards (City min. 2.0 m setback to the property 
EXCEPT: 

@ Minoru-Murdoch corner • Minoru/Murdoch corner: 1.2 m min . Streets) line) 
~Levels 3-14 

(Levels 3-14) 

Tandem Parking • None • None None 

Amenity Space: • Min. 25,101 ft2 ~2,332 m2
) 

25,971 ft2 (2,413 m2
) • None Indoor (1, 166 @ 2.0 m /unit min.) 

Amenity Space: • Min. 75,304 ft2 (6,996 m2
) 

75,511 ft2 (7,015 m2
) Outdoor (OCP) (1, 166 @ 6.0 m2/unit min.) • None 

CCAP Additional • 39,771 ft2 (3,695 m2
) (Min.1 0% of 

39,771 ft2 (3,695 m2
) • None Outdoor Landscape Net Site) 
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Excerpt from the Minutes of the 

Advisory Design Panel Meeting 
November 21, 2018 (as amended December 5, 2018) 

ATTACHMENT 5 

DP 17-768248- MULTI-TOWER CITY CENTRE MIXED USE REDEVELOPMENT OF 
CF RICHMOND CENTRE SOUTH (PHASE 1) 

ARCHITECT: 
LANDSCAPE ARCHITECT: 
PROPERTY LOCATION: 

Applicant's Presentation 

GBL Architects & Callison RTKL 
PFS Studio & Hewitt 
6551 No.3 Road 

The following individuals presented the project and answered queries from the Panel on behalf of the applicant: 

• Joey Stevens, Architect, GBL Architects 
• David Chamness, Associate Vice President, CallisonRTKL Inc. 
• Kris Snider, Director of Design - Landscape Architecture, Hewitt 
• Christopher Mramor, Associate, PFS Studios 

Panel Discussion 

Comments from Panel members were as follows: 

• General overview of the project: 

• appreciate the innovative design elements and the movement away from a traditional shopping centre with acres 
of parking spaces; 

• the project design has successfully combined residential space on Minoru Boulevard with increased commercial 
use along No.3 Road; 

• consider expanding on the sense of an integrated development community versus a gated community by better 
connecting Park Road's commercial precinct with Minoru Boulevard and City Hall; wrap commercial activity 
around the corners to Minoru Boulevard, create improved sightlines from the plaza out to the neighbours (City 
Hall and Richmond Art Gallery), add creative wayfinding elements that communicate the connections, improve 
the physical connections with enhanced 'gateways' into and out of the site; 

The building and landscape design has been revised to better address street-end views and gateway locations. 

• appreciate how the towers are distributed across the site and the opportunities for articulated mass have been done 
very well; 

• appreciate how far the design process has come and support the differentiating of building heights; 

• appreciate creating a landmark is a huge undetiaking and a tremendous amount of work; 

• a project of this magnitude, with six or seven buildings of this size, is large for a single development permit and is 
very challenging for the Advisory Design Panel; is recommended to be broken up in the future for such large 
applications; 

• consider reducing the height of the podium, in the seven-storey area, to improve the pedestrian experience in that 
area; 

Streetwall height has been reduced to increase sunlight to the plaza. 

• from a retail standpoint, the colorful renderings depict vitality and it will be impotiant to work with retailers to 
create a destination within the site framework; 

• acknowledge the strength of concept; 
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• appreciate the strong visual images depicting the treatment of the different streets; but the realization of the 
images is not happening at the detail level; the 'civic street' does not feel civic as there is little or no civic 
activity; the high street should have wider sidewalks with street trees and benches and site furnishings as 
illustrated in the images; the public realm needs more layers; more statement pieces that support the character that 
is being described in the design concepts; 

The design of the "civic promenade" has been revised to enhance its intended park-like character and better 
complement the City Hal/landscape. Additional landscape/seating areas have been added to enhance Park 
Road. 

• Residential towers: 

• consider using a highlight color on each of the towers to create variety, identity and sense of ownership within the 
development; 

• appreciate the design of the roof lines and how well the roof gardens are integrated with the overall site design; 

• consider dedicated locations, outside of the public realm, for use by residents' dogs; 

Two indoor dog runs with dog wash facilities have been added for the use of residents. 

• 

• 

• 

• 

• 
• 

• 
• 
• 

• 
• 

• 
• 

• 
• 

• 
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ensure residential uses, at ground level are not too close to the curb and consider they would benefit from a traffic 
buffer; 

review the potential for problems for residential units located in the u-shaped residence, at mid-height, where 
inner units intersect at the corners and will be predominantly in shade; 

appreciate the design work incorporated, along Minoru Boulevard, where the first two or three storeys of 
residential units is critical to the pedestrian experience; 

W ayfinding: 

be mindful of the wayfinding elements in assisting visually impaired users; 

the wayfinding depictions seem to be focused on vehicular traffic more than pedestrian traffic; 

A comprehensive way finding strategy will be prepared for the site. 

the wayfinding, at Minoru Gate, at the pedestrian level, is very important; 

Use of materials: 

consider changing the colour palette to create a concept more integrated with other structures in the wider city 
centre area rather than creating what seems like a gateway hotel; 

ensure the pavers used are suitable for persons with restricted mobility and visual impairments; 

the chevron design of the paving stones does not relate to the architecture of the buildings; 

consider moving from a muted color tone to utilizing brighter applications of color; 

encourage different materiality, color or architectural features on the ground plane, to differentiate the gateway 
area of Murdoch Avenue and Minoru Boulevard; 

consider adding highlights or different colors to improve the identification of zones in the complex; 

review the crosswalks in terms of improving the atiiculation of the walkway by using unique colors or textures, 
similar to what has been done in the Steveston area, to identify different zones along High Street; 

This will be addressed through the Servicing Agreement in consultation with Transportation staff. 

an effective and engaging pedestrian network would benefit the project in terms of improving the commercial 
activity across the expanse of the site; 
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• Public art: 

• consider placing art in key circulation areas; 

A detailed public art plan has been prepared that includes a 3-part landmark artwork in the plaza, smaller 
artworks along Minoru Boulevard, and artworks integrated with the buildings along the north leg of Park 
Road. 

• appreciate the site wide approach to public art; 

• consider a collaboration between CF Richmond Centre and Richmond Ati Gallery to rotate art within the public 
spaces; 

• support for the impotiance of public ati to this project and encourage the design team to work with the City of 
Richmond, early in the project, to use ati to distinguish this as a unique landmark in the city; 

• Landscape across the site: 

• appreciate the landscaping treatment in combination with the layering and the small scale of residential units 
along Minoru Boulevard; 

• the landscaping along Minoru Boulevard, with boulevards and a separate bike lane, is comparable to landscaped 
areas around the Richmond Olympic Oval; 

• request landscape architects consult with the City of Richmond on a suitable planting guide for the trees and 
encourage the use of species other than Ginkgo biloba with denser foliage; 

Street tree species will be confirmed to the City's satisfaction through the Servicing Agreement. 

• appreciate the water features and the green space in the plaza area; 

• consider an elevated walkway from notih building to the existing mall where greenery could hang over and 
signage could celebrate the area; 

• consider moving the water feature in the plaza out of this prime sunny location to allow for the creation of a sun 
catchment area with increased seating oppotiunities, which could expand use into the shoulder season; 

• the plan appears to have too few trees along Park Road and increased greenery along south facing facades would 
be desirable; there is room on the podium of the buildings that faces the central plaza, as well as where the 
building steps back at the lower level, to incorporate plantings that would be visible from the plaza and offers 
additional greenery to a fairly imposing building wall; 

The number and size of trees proposed for the plaza has been increased and two smaller treed plaza areas have 
been added along Park Road (including one in Phase 1 and the other in future Phase 2). The height of the 
mid-rise building southeast of the plaza has been reduced and its rooftop has been landscaped for use as 
outdoor amenity space. 

• consider expanding the variety of tree species used along streets; applicant should provide a planting plan for 
trees; no tree plan was provided; 

Street tree species will be confirmed to the City's satisfaction through the Servicing Agreement. A complete 
planting plan is included as part of the Development Permit drawings. 

• review the expanse of space allocated for community gardens as these areas may be underutilized or become a 
maintenance issue for stratas and may need to be transitioned to an alternative use/landscape treatment; 

The design of the proposed garden plots has been revised. 

• consider enhancing the character along the Civic Promenade and including green walls along south facing 
facades; 

Additional green landscaping has been provided along this frontage at grade and at the podium roof level. 
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• consider expanding green roof applications for the visual benefit of elevated residential units looking downward; 

All rooftops (except tower roofs) are landscaped as usable amenity space or green roofs. 

• match the level of detail along Minoru Boulevard to the detail applied along Park Road; 

Additional design development has been undertaken. 

• offering detailed plant selection guidelines, dimensions, and renderings would allow for an improved 
understanding of the sidewalks which appear too narrow at present; 

• increase the number of intimate sitting areas by increasing the number of tree plantings with benching areas either 
behind or underneath the trees; the high street design is lacking the detail proposed by the concept images; the 
central street design is lacking street trees, seating pods, flower pots, and site furnishings; the pedestrian realm is 
being squeezed by roadway, parking lay-bys and unfavourable building setbacks; it feels too narrow and 
underwhelming; more detailed design work is required to illustrate how high street will incorporate the elements 
conveyed in the precedent images; suggestion to allow for a narrowing of the road in favour of wider sidewalks 
directly across from the plaza; 

• 
• 

• 

• 

• 

• 

• 
• 

• 

• 

• 

• 

• 

• 

• 
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Additional landscaping and seating have been provided. 

Gateways on the site: 

the design of the three gateways are underwhelming; 

Additional design development has been undertaken. 

Minoru Gate appears to focus more on automobile traffic than pedestrian traffic; 

the winding walkways seem more like squeeze points and are too narrow overall; 

The walkways have been widened. 

consider expanding the greenery at Minoru Gate and improving the pedestrian experience as this area 1s an 
excellent oppmtunity to connect through the site to Minoru Park; 

Additional street trees, planting, and seating have been added. 

review the potential to enhance the street adjacent to City Hall as a promenade area with coffee shops and food 
establishments to serve office workers; 

Retail uses are planned for the south frontage of Phase 2, which will be adjacent to City Hall. 

the pedestrian experience in the gateways is unremarkable; 

consider greater architectural flourishes to identify areas as robust gateways to the site; 

Gateway signage pylons and tower features have been enhanced. 

suggestion to not rely too heavily on tenants to provide the wayfinding or the design for a strong gateway area; 

the mticulation and expression of opposing residential lobbies weakens the sense of a gateway; 

Residential lobbies have been re-oriented to Minoru Boulevard. 

appreciate the treatment of the building facades at a gateway where there is a transition from commercial to 
residential; 

the Murdoch A venue access and corners could be mticulated more to increase visibility better suited to the 
frontage along a commercial High Street; 

suggest greater differentiating in the materials and colors used at gateways to help show different zones or 
pragmatic areas; 

use the gateways to improve the connection to the adjacent cultural sites; 

Mobility Hub in the plaza: 



• 

• 
• 

• 
• 
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the orientation with the elevator block, closes off the view from the streets and spatially blocks access to the 
plaza; 

consider the expression of the stairs coming up into the park to expand the visual experience for users; 

review whether locating the mobility hub in one of the sunnier locations of the plaza is the optimal use of that 
space; 

Design development has been undertaken with respect to all aspects of the Mobility Hub. 

Plaza area: 

review the application of grass in this area versus hard paving as it relates to flexibility of programming for the 
area; 

• consider terracing the 90' wall shadowing the plaza to improve sun exposure; 

The height of this streetwall has been reduced. 

• 

• 

• 

• 
• 

• 
• 

• 

the provision of benches and lighting at night, is imp01tant for activating different programs in the area; 

Night-time and special event lighting and a mix of fixed and moveable seating are proposed. 

the grassy area in the winter may reduce programming opp01tunities; 

The owner is committed to a high standard of maintenance throughout the development's public realm and 
will take steps to ensure all-season use of the lawn. 

consider the sight lines into the plaza area for pedestrians moving along No. 3 Road, Minoru Boulevard and the 
Civic Promenade (City Hall) and the visual permeability for the area from all perspectives; 

Large public artworks are proposed for the plaza, together with revised building features, to enhance 
sightlines. 

the sight lines throughout the site are imp01tant for inviting people into the plaza area; 

consider incorporating wider seating into the curbs for greater detail in the plaza; incorporate more interesting and 
dynamic seating options that make use of the raised curbs; use the precedents in the concept images presented; 

A mix of fixed seating (benches and platforms) and moveable seating are proposed. 

consider more hardscape for a civic space; 

High Street: 

review the proposed sidewalks as they appear too narrow for a vibrant High Street area; 

The project's site-specific DP Guidelines encourage a narrower, more intimate sidewalk for the Park Road 
high street in contrast with the broad linear walkway proposed for the No 3 Road high street. 

• consider wider walkways that allow for expanded pedestrian movement in the area; 

• Park Road: 

• consider adding another layer, or a similar design change, to the perceived height along Park Road to improve the 
scale for pedestrians; 

• 
• 
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Streetwall heights have been revised. 

consider the Park Road and plaza sight lines; 

Affordable housing tower: 
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• consider recessing the lobby area or adding a treatment to the area between the lobby, parking entrance and the 
commercial loading area to improve the entrance identification and pedestrian experience for residents and 
interface with adjacent service uses; 

The ground floor of the affordable housing building has been revised to buffer it from nearby service uses and 
enhance its interface with the public realm. 

• Mechanical issues: 

• support the energy and sustainability initiatives incorporated into the design; 

• be mindful of required vestibules for Commercial Retail Units (CRU); 

• appreciate the design has good parking given the two site service areas, but further consideration should be 
increasing the height of the P A level of the parkade to accommodate services (increase parking height to 1 0' 8"); 

• careful consideration should be given to kitchen exhaust terminus within this mixed-use site; 

• additional review should also be given to managing the heat generated by a food store as it may become a 
challenge to absorb that level of heat in the future; 

• appreciate the 50% glass to wall ratio on the project; 

• Civic interface: 

• request the applicant to work with City of Richmond staff to improve the interface between CF Richmond Centre 
and City Hall as this is an opportunity to create truly memorable buildings within the city centre rather than 
limiting the focus to expanded green space; 

• consider moving retail, such as a coffee shop, closer to City Hall, to create a promenade experience rather than a 
dense walkway; and 

Retail uses are planned for the south frontage of Phase 2, which will be adjacent to City Hall. 

• potential exists for greater activation of this area by opening it up for use by people as opposed to another 'green' 
street. 
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Panel Decision 

It was moved and seconded 
That DP 17-768248 be supported to move forward to the Development Permit Panel su~;ect to the applicant 
giving consideration to the comments of the Advisory Design Panel. 

CARRIED 
Opposed: Amber Paul 

Rocky Sethi 
Doug Shearer 
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LEED ® BD+C INewConstru'c,tion & Maj or iRienOliJation Sco·recard 

ATTACHMENT 6 
LEED Checklist 

' ' ' ) 

Richm ond Centre Phase l A, 18, l C 
Potential LEED ~Ratling: Silver 

c~rtill~: -l:lHo 49 pa int. Silftr: 50 tl> 59· paint. Gold: ao i!Jo 79 pa int: Platmum: ll()<o. paint: 

IPcllntegrativc Project Plam~ing Arid 'De&ign 

lOCATION AND TRANSPORTATION 

LTc2 Seno.it ive lAnd Protection 

LTc3 High Priority Site 

L Tc4 Su1'110unding Dcn:Jity and Diver~ e. Uce:l 

L TcS Aooeoc to Quality Tron:Jit 

LTc613icycle faciliti~ 

LTcS •Green. Vehidec 

SUSTAINABLE SITES 

S5p l Conctruction Activity Pollution Prevent ion. 

5:5cl Sit e A::::e.::sme.nt 

SSc2 Sit e De\•elopmen t - iPrcrbect or Re:rl:ol'e Hs.hi:t31: 

SSc3 Open Space 

S5c5 Heat IDiand Reduction 

SSc6 Light Polh1tion Reduction 

WATER EFFICIENCY 

WEp1 Outdoor Water Uc.c R.e.duotion 

WEp2 Indoor WnterU~e Reduction 

WEp3 Builcling-Levd W.atcr Metering 

WEe I Outdoor Water Uc.c Reduction 

WEc21ndoor WaterUrl'C Reduction 

l.!'S .sg e 1 
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\\" ) 
LEED@ BD+'C New Constru·ction & Major Renovation Sco:recard 

Richmond Centre Phase lA, 18, lC 
Potential LEED IRatling: Silver 

ENERGY AND ATMOSPHERE 

EApl fundame:ntal Comm.i~~ioning oncl Verification 

EAp2 Minimum Energy P~rfon't'Wllce 

t:Arp3 Huil({jng-Lc:vel Energy Metering 

EAp~ fw1damental Re&i~er.ant Jl.iru1agement 

6 EAcl Enhanced Co·nmtiocioning 

6 J2 EAc2 Optimize Energy P·erfonnance 

EAdi fnhanc.edRc:frigerant M:mngement 

!EAc7 Green Power all'ld Cari:Jon Offi et::o 

MATERIALS AND RESOURCES 

mp1l '"torage all'ld eoUcdion of Recyclables 

1'.1Rp2 Couctruction all'ld De:mol ition W a:·te Mnn,lgemel:ilfc. Pfruming 

~1Rc.l 5ui1d:ing Ltte-Cyc1e Impact RocluctioA 

2 Millc2 "BPOO - Emrironmenb.l Product Declj!J'ation :. 

2 MRclliPOO - Sourcing o' Raw Mnterial.s 

2 I\:1Rc4· fiPDO - Maten.d [l:ilgrco.dient:o 

2 1Rc5 Con:.truotion rutd De.molitiort Wa<Ste M.u:ta.~emer:~t 

INDOOR ENV1RONMENTAL QUALITY 

IEQp· 1 Mj·nimmn [ndoor Air Quality Performancce 

IEQp2 ErwironmCI!ltal Tobacco Smoke Control 

2 lfQc~2 Lo\o.r-Enuttir:~g Material:: 

ll:Qcl •Comtmction.lndoor Air Q_u..,Jity M,magement Pl.m 

IEQc4 1noloor Air Qwlii!:y A~eo:llnel:ilt 

IEQc6 Interior Lighting 

1 2 IEQc7 Daylight 

IEQc9 Acou:tic Perfo:rmanoe. 

l/1I'SP 
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LEED®· BCWC INew Cons.t1rudion & Major IRe novation Scorecard 

} f 1 Richmond Centre Phase lAt l B, lC 
Potential LEED Rating: Silver 

111111 Cr-rtm..d: "() f.o, 4'9 poinb :l i lv~r: 50 h > ·S!!! point. Cold: aO to 79 poinb Pllli:int~m: ll• poinb 

INNOVATION 

INc'l. ll LTc5 Acce3:: to Ql.tmlity Trruuit , ~mpb:ry IPertormruroc 

1Nc1.2 iPurdflltoing Plnn.- Lamp3 

INc-'1.3 DiBtrict tnergy Piilot ·~d.it 

I c-2 tEED"' Acc11edite<t 'Pro~eBOion.tl 

REGIONAL PRIORITY 

RPc2 Regioruru Priority for Ml1c11: Building Life-cycle lmpaot (3]-'0 illt~) 

RPC'3 n.egion.ll Priority for WEc2: I rudoor Water U~e Reduction ( 4 poinb ) 

RPc:4 Region;:Jtl l?riority for Enhanced Commi:o~oning (5 point::) 

· Ti!:lz scoruard Cii' IJttmdM to sm•c •tts a bcncltmarJ:mg tDol tCI <a-;uu; poUnttal LE£D ,,,.,: BD>C p.:rfrrml•rrn rr. It det:'s not ronftrrn a l.IEED 

mttng nor •!J'Wlliiii!Mr r::r.r&rt I!'Ornp!lanrct i%.~ docmm tnt ~tiN! ~It' pz;&pmy.ofW.SPood tz ~nJy to ,fM 1tLlrd.for tloo pn'1JrrHt:St<d a !le-w. Tlltls 
dmiJToiL"nf rs. Mt to ~ nt~td tn any otlrrr (O.FJilrtiy wttltout the •r.Mpr~~i'd ronunt uf 1'/:S!'. 

0 3,1'0 5/2 0 !;) w·s 
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City of 
Richmond 

ATTACHMENT 7 

Development Permit Considerations 
Development Applications Department 

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

Address: 6551 No 3 Road File No: DP 17-768248 

The following are to be satisfied prior to forwarding this Development Permit application to Council for approval: 

1. OCP Amendment Application Legal Agreements (Development Permit Holds): 

1.1. General: Satisfy the terms of legal agreements required to be registered on title to Lot 1 (West), Lot 2 (East), 
and Remnant Lot A prior to OCP Amendment application adoption (CP 16-752923). 

1.2. Affordable Housing: The Housing Covenants required to be registered on Lot 1 and Lot 2 with respect to CP 
16-752923 shall accurately reflect the specifics ofDP 17-768248, as determined to the satisfaction of the City. 
(The Housing Covenant for Lot 2 may be amended or replaced in the future, as determined to the satisfaction of 
the City, to accurately reflect the specifics of the future Development Permit* for Lot 2/Phase 2.) 
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a) Habitable Floor Areas: 

Lot& Max. Residential Floor Area Min. 5% Habitable Affordable Proposed Habitable Affordable 
Phase (excluding Market Rental) Housing Floor Area Housing Floor Area 

1 963,987 fe (89,557.3 m2
) 48,199 fe (4,477.8 m2

) 49,431 fe (4,592.3 m2
) 

2 800,499 fe (74,368.8 m2
) 40,025 fe (3, 718.5 m2

) 40,926 fe (3,802.2 m2
) * 

Total 1,764,486 fe (163,926.1 m2
) 88,224 fe (8, 196.3 m2

) 90,357 fe (8,394.5 m2
) * 

* The actual Lot 2/Phase 2 "proposed habitable affordable housing floor area" may vary as a result of the future Phase 2 
Development Permit* review and approval processes, as determined to the satisfaction of the Director of Development and 
Manager, Community and Social Development, provided that it is not less than 5% of the "max. residential floor area (excluding 
Market Rental)" approved through the Phase 2 Development. 

b) Dwelling Unit Numbers & Mix: 

Lot& 
Bachelor 1-Bedroom 2-Bedroom 3-Bedroom Total 

Phase 

1 12 (15%) 37 (47%) 22 (28%) 8 (10%) 79, including 38% 2- & 3-Bedroom 

2 22 (37%) 0 (0%) 40 (63%) 0 (0%) 62, including 63% 2-Bedroom 

Total 34 (24%) 37 (26%) 62 (44%) 8 (6%) 141, including 50% 2- & 3-Bedroom 

c) Basic Universal Housing (BUH): 100% of units shall comply with the Zoning Bylaws BUH requirements. 

d) Phase 1 Stand-Alone Affordable Housing Building: In addition to the above, the Housing Covenant 
required to be registered on Lot 1 with respect to CP 16-7 52923 shall accurately reflect the specifics of the 
developer's stand-alone affordable housing building proposal, as determined to the satisfaction of the 
Director of Development and Manager, Community and Social Development, in their sole discretion, in 
conjunction with the issuance of the subject Development Permit. 

. 

. 

. 

. 

i. The affordable housing building shall comprise at least 67,900 fe (6,308.1 m2
), excluding the floor 

area of uses and spaces located within the parkade as follows: 

Features for Exclusive Affordable Housing Occupant Use (Excluding Parkade Spaces) Floor Areas 

Habitable (Dwelling Unit) Floor Area@ Levels 2-13 49,431 ff (4,592.3 m2
) 

Circulation @ Levels 1-13 10,020 fe (930.9 m2) 

Residential Service Uses (e.g., mechanical)@ Level 2 493 fe (45.8 m2) 

Indoor Amenity Space@ Level 2 2,029 ff (188.5 m2) 

SUB-TOTAL 61,972 ft2 (5,757.5 m2) 
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Features for Exclusive Affordable Housing Occupant Use (Excluding Parkade Spaces) Floor Areas 

. Areas excluded from FAR calculations (e.g., core & service uses) 5,927 ff (550.6 m2) 

TOTAL I Gross Floor Area 67,900 te (6,308.1 m2
) 

11. The affordable housing building shall comprise 79 units in compliance with the Affordable 
Housing Strategy as follows: 

Unit Type 
Minimum Habitable Maximum Monthly Total Maximum Proposed Units 

Unit Area LEMR Unit Rent*** Household Income** Unit Mix BUH Units* 

Bachelor 400 ff $811 $34,650 or less 12 (15%) 100% 

1-Bedroom 535 ft2 $975 $38,250 or less 37 (47%) 100% 

2-Bedroom 741 ft2 $1 ,218 $46,800 or less 22 (28%) 100% 

3-Bedroom 980 ft2 $1,480 $58,050 or less 8 (10%) 100% 

Total 49,431 te (4,592.3 m2
) Varies Varies 79 (100%) 100% 

BUH units means those units that are designed and constructed to satisfy the Zoning Bylaw's Basic Universal Housing standards. 
Rate shall be adjusted periodically as provided for under adopted City policy. 

111. For amenity space purposes, the occupants of the affordable housing building will have: 
• Exclusive use of2,029 ft2 (188.5 m2) of indoor amenity space, including at least 19m2 

(200 ft2
) for use as administrative (e.g., office) space for the housing operator; and 

• Shared use with Phase 1 's market ownership unit occupants (i.e. same access rights) of the 
outdoor amenity space located on Level2 adjacent to the building's indoor amenity space. 

tv. For parking and bike storage purposes, the occupants ofthe affordable housing building will have: 
• Exclusive use of30 parking spaces on Level PA (100% ofwhich will be equipped with 

electric vehicle charging equipment, in compliance with the Zoning Bylaw), including 14 
standard car spaces, 15 small car spaces, and 1 van-accessible space; 

• Exclusive use of 15 8 Class 1 bike storage spaces, including 16 over-sized bike lockers for 
family use and low-powered vehicles (i.e. vehicles that do not require MV registration, 
such as mopeds), together with electric vehicle charging equipment for shared use among 
bike room occupants (i.e. 18 120V duplex outlets, distributed in compliance with the OCP) 
at Levels P A and PB; and 

• Exclusive use of a bike repair/maintenance facility (including a foot-activated pump, repair 
stand with integrated tools, and bike wash) at Level PB. 

v. For waste management purposes, the occupants of the affordable housing building will have: 
• Exclusive use of a waste management room on Level PB; and 
• Shared use (i.e. shared with Phase 1 's market ownership unit occupants) of waste pick-up 

and related holding facilities at Level 1. 

2. Phase 1 Occupancy Staging Plan: Registration of a restrictive covenant(s) and/or alternative legal agreement(s) on 
title to Lot 1 (West), to the satisfaction of the City, securing that: 

2.1. The Lot 1 (West) development subject to DP 17-768248 shall be comprised of a maximum of five (5) 
occupancy stages, as generally described in the Phase 1 Minimum Stage-by-Stage Prior-to-First-Occupancy 
Requirements set out in the Development Permit, the construction and completion of which shall proceed in 
sequential order from Stage 1 through to Stage 5; 

2.2. For sequential stages (e.g., Stages 1 and 2), Final Building Permit* inspection and/or alternative City 
approval(s) granting occupancy may proceed concurrently, but a later stage may not advance, in whole or in 
pati, ahead of an earlier stage (e.g., no portion of Stage 2 shall be permitted to be occupied until the City 
permits the entirety of Stage 1 to be occupied); and 

2.3. Final Building Permit* inspection and/or alternative City approval(s) granting occupancy shall be restricted, on 
a stage-by-stage basis, until: 

6157036 

a) All applicable Phase 1 Minimum Stage-by-Stage Prior-to-First-Occupancy Requirements have been 
completed to the satisfaction of the City; and 
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b) A letter is submitted by the architect confirming that all applicable Phase 1 Minimum Stage-by-Stage Prior
to-First-Occupancy Requirements are complete. 

3. Parking (Phase 1): Registration of a restrictive covenant(s) and/or alternative legal agreement(s) on title to Lot 1 
(West), to the satisfaction of the City, to secure residential and commercial parking on Lot 1 (West), together with the 
developer's voluntary commitment to provide, at the developer's sole cost, transportation demand management 
(TDM) measures, including various on- and off-site transportation improvements, specific to Phase 1 for the purpose 
of satisfying Zoning Bylaw requirements for reducing the required parking rates (i.e. from CDT1 rates to Parking 
Zone 1), further reducing the required parking rate for affordable housing units (i.e. from Parking Zone 1 rates to 0.5 
spaces/unit), permitting parking reductions up to 10% for the provision ofTDM measures together with increased 
TDM reductions for affordable housing (i.e. from 10% to 25% ), and permitting sharing of residential visitor parking 
with commercial parking, are in compliance with the Development Permit, to the satisfaction of the City. More 
specifically, this shall include the following: 

3 .1. Parking Rates & Related Transpmiation Measures (Phase 1 ): Transportation improvements and TDM measures 
shall be provided generally as follows, as set out in the Development Permit, as determined to the satisfaction of 
the Director of Transpmiation. 
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a) On-Site Measures (Phase 1) providing for enhanced resident, visitor, and commercial (tenant, employee, 
and customer) access to alternative transpmiation modes and reduced parking demand shall include the 
following features, to the satisfaction of the City. No Building Permit shall be issued for Phase 1, in whole 
or in pati, unless the required features are included in the Building Permit* and, where applicable, the Phase 
1 Servicing Agreement* to the City's satisfaction and a letter is submitted by the architect confirming that 
such features satisfy the conditions of the Development Permit. "No occupancy" shall be permitted, 
restricting final Building Permit inspection granting occupancy for Phase 1, in whole or in pati, unless the 
required features are complete to the City's satisfaction as set out in the Phase 1 Occupancy Staging Plan 
and a letter is submitted by the architect confirming that such features satisfy the conditions of the 
Development Permit. 

1. Mobility Hub (Phase 1), located within and below the Park Plaza SRW area, as generally set out in 
the OCP Amendment Considerations for CP 16-7 52923 (Schedule J) and the approved Phase 1 
Development Permit, to the satisfaction of the City, which shall include, but may not be limited to, 
an attractive, coordinated transpmiation hub building together with facilities providing for: 

• Universally accessible, legible, safe, and convenient public access for pedestrians and 
people with bikes and mobility devices (e.g., strollers, scooters, wheelchairs) between the 
plaza and Level PA during (at a minimum) the shopping centre's business hours; 

• An operating City-managed bike share program for 16 bikes at plaza level (which bikes 
will be provided by others), including a designated location, bike racks, and weather 
protection; 

• An operating car-share program capable of accommodating 3 vehicles at Level PA (which 
vehicles will be provided at the developer's cost), including, designated parking spaces 
equipped with electric-vehicle (240V) charging equipment; 

• Public bike storage capable of accommodating 20 bikes in secure lockers equipped with 
smati technology at Level P A; 

• Public electric-vehicle (240V) charging for at least eight (8) vehicles at Level PA; 
• Designated drop-off/pick-up locations for transit vehicles, shuttle buses, taxis, ride-share 

vehicles, and general public use; and 
• Pedestrian weather protection, seating, information signage, lighting, and related features 

and amenities. 
ii. End-of-Trip Bicycle Facilities (Phase 1), located on Level 1 of Building 1A, for the use of Phase 1 

commercial tenants and employees, including: 
• Class 1 (secure) storage for at least 12 bikes; 
• Bike repair and maintenance facilities (i.e. foot-activated pump and repair stand with 

integrated tools); and 
• Two (2) change rooms, each with lockers and a shower, toilet, sink, and grooming station. 
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111. Residential Bike Repair and Maintenance Facilities (Phase 1), co-located with the residential Class 
1 bike storage and provided on the basis of one facility (including a foot-activated pump, repair 
stand with integrated tools, and bike wash) for each residential tower for the shared use of residents, 
including one facility for the exclusive use of the Affordable Housing Building occupants. 

IV. Affordable Housing Bike Measures (Phase 1), including the provision of: 
• Class 1 secured bike storage at a rate of2.0 bikes/unit for 100% of the affordable housing 

units (i.e. increased from the Zoning Bylaw rate of 1.25 bikes/unit); and 
• 10% of required Class 1 bike storage in the form of over-size lockers for family bike 

storage (e.g., children's bikes; bike trailers), electric-assist vehicles (e.g., mopeds), and 
similar equipment/uses. 

v. Residential Visitors (Phase 1) shall have use ofthe Phase 1commercial parking (i.e. same access 
rights as shoppers and other visitors to the CF Richmond Centre site), which commercial parking 
must include at least I 0 spaces near each residential tower elevator core that are designated and 
signed exclusively for public short-term use (i.e. maximum I5 minute duration or as otherwise 
determined to the satisfaction of the Director of Transportation). 

b) Alternative Transportation Program Measures (Phase 1) providing for enhanced resident and commercial 
(tenant, employee, and customer) access to alternative transportation programs shall include the following 
features, to the satisfaction ofthe Director of Transportation. "No occupancy" shall be permitted, restricting 
final Building Permit* inspection granting occupancy for Phase 1, in whole or in part, unless the required 
features are complete (e.g., City-approved implementation methodology secured with legal agreements) to 
the satisfaction of the Director ofTransp01iation. 

i. Transit: A coordinated strategy providing for: 
• Monthly transit (2-zone) passes for 1 year for 25% of market ownership units; 
• Monthly transit (2-zone) passes for 2 years for 100% of affordable housing units; and 
• $50,000 for the purchase of2-zone transit passes or equivalent for use by commercial 

tenants, employees, and customers (based on 50% of the total required developer 
contribution set out in the OCP Amendment Considerations for CP 16-752923); 

u. Bike-Share: A coordinated strategy providing for $30,000 for bike-share (one-year) memberships 
for the first occupants of 100% of the affordable housing units (based on 50% of the total required 
developer contribution set out in the OCP Amendment Considerations for CP 16-752923); and 

m. Car-Share: A coordinated strategy providing for $20,000 for car-share memberships for the first 
occupants of 100% ofthe Phase 1 affordable housing units and three (3) car share vehicles (based 
on 50% of the total required developer contributions set out in the OCP Amendment Considerations 
for CP 16-752923), together with contract(s) with a car-share operator(s) for a three (3) year term. 

c) Off-Site Measures (Phase 1) providing for enhanced pedestrian walkability at specified locations shall 
include the following features, to the satisfaction of the Director ofTransp01iation. No Building Permit 
shall be issued for Phase 1, in whole or in pmi, unless the required features are included in the Phase I 
Servicing Agreement* (secured with a Letter of Credit) to the City's satisfaction. "No occupancy" shall be 
permitted, restricting final Building Permit inspection granting occupancy for Phase I, in whole or in pmi, 
unless the required features are complete to the satisfaction of the Director of Transportation as set out in 
the Phase 1 Occupancy Staging Plan and a letter is submitted by the architect confirming that such features 
satisfy the conditions of the Development Permit and Phase 1 Servicing Agreement*. 

1. Minoru Boulevard/Granville Avenue: Upgrade/enhance existing pedestrian crosswalks and upgrade 
the existing traffic signal; 

ii. Minoru Boulevard/Library Crossing: Upgrade the existing pedestrian crosswalk to include stamped 
and coloured asphalt pavement surface with Duratherm or equivalent; 

m. No.3 Road/ Granville Avenue: Upgrade/enhance existing pedestrian crosswalks and upgrade the 
existing traffic signal; and 

IV. No.3 Road/ Anderson Road: Upgrade the existing pedestrian crosswalk to include stamped and 
coloured asphalt pavement surface with Durathenn or equivalent. 

3.2. Required Parking (Phase 1): Parking shall be provided as set out in the Development Pennit (described in brief 
in the table below), as deteimined to the satisfaction of the Director ofTransp01iation. No Building Permit shall 
be issued for Phase 1, in whole or in part, unless all necessmy Phase 1 parking (which shall include the "Phase 1 

6157036 
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Surplus" parking) is included in the Building Permit* to the Director ofTranspmiation's satisfaction and a letter 
is submitted by the architect confirming that such features satisfy the conditions of the Development Permit. 
"No occupancy" shall be permitted, restricting final Building Permit inspection granting occupancy for Phase 1, 
in whole or in pati, unless the necessary Phase 1 features are complete to the Director ofTranspmiation's 
satisfaction as set out in the Phase 1 Occupancy Staging Plan and a letter is submitted by the architect 
confirming that such features satisfy the conditions of the Development Permit. 

Use Units or Area Min. Permitted Rate* Min. Required Parking Proposed Parking 

RESIDENTIAL 1,166 Varies 1,009 1 '185 . Affordable Housing 79 0.375 spaces/unit 30 30 . Market Ownership 1,087 0.9 spaces/unit 979 1 '155 

COMMERCIAL 
125,725 fe 3.375 spaces/1 00 m2 

395 395 (11 ,680.6 m2
) GLA GLA 

CAR-SHARE N/A N/A 3 3 

Sub-Total N/A Varies 1,407 spaces 1,583 spaces 

PHASE 1 SURPLUS N/A N/A N/A 682 

Total N/A N/A 1,407 spaces 2,265 spaces 

* Min. Permitted Rate & Min. Required Parking mean the Phase 1 parking required to satisfy Zoning Bylaw requirements net of permitted 
Phase 1 reductions, as determined through the Development Permit and secured by a legal agreement registered on title to Lot 1. 
Phase 1 Surplus means the at least 682 parking spaces that the developer shall be required to construct on Lot 1 in Phase 1 that are 
surplus to the Min. Required Parking requirements for the Phase 1 development as determined to the satisfaction of the City through the 
Development Permit. 

3.3. Phase 1 Surplus: The developer shall construct at least 682 parking spaces on Lot 1 in Phase 1 that are surplus to 
the needs ofthe Phase 1 development as determined to the satisfaction of the Director of Transpotiation through 
the Development Permit, which surplus parking spaces shall be secured to the satisfaction of the Director of 
Transpotiation, together with related access and spaces: 

a) For interim use, as determined at the sole discretion of the owner, by Phase 1 residents, commercial tenants, 
employees, shoppers, visitors, and/or construction-related activities; and 

b) For ultimate use by the following, unless otherwise determined to the satisfaction of the Director of 
Transportation through a future approved Development Permit* for Phase 2: 

1. 192 spaces for Phase 2 residential uses; 
ii. 31 spaces for Phase 2 commercial uses; and 

111. 459 spaces for commercial uses located on Remainder Lot A (Nmih). 

4. Shared Loading: Registration of a restrictive covenant(s) and/or alternative legal agreement(s) on title to Lot 1 (West), 
to the satisfaction of the City, to secure that use of the Phase 1 residential and commercial loading facilities (together 
with signage and related features, as required) is in compliance with the Development Permit, as determined to the 
satisfaction of the Director ofTranspmiation. No Building Permit shall be issued for Phase 1, in whole or in pati, 
unless the required features are included in the Building Permit* to the Director ofTranspotiation's satisfaction and a 
letter is submitted by the architect confirming that such features satisfy the conditions of the Development Permit. 
"No occupancy" shall be permitted, restricting final Building Permit inspection granting occupancy for Phase 1, in 
whole or in pati, unless the required features are complete to the Director ofTranspotiation's satisfaction as set out in 
the Phase 1 Occupancy Staging Plan and a letter is submitted by the architect confirming that such features satisfy the 
conditions of the Development Permit. 

5. Electric Vehicle (EV) Parking: Registration of a restrictive covenant(s) and/or alternative legal agreement(s) on title to 
Lot 1 (West), to the satisfaction of the City, to secure that: 

5.1. EV charging infrastructure and equipment shall be provided: 

6157036 

a) For 100% of resident parking spaces (i.e. 100% of market ownership, affordable housing, and 192 "Phase 1 
Surplus" residential parking spaces) in compliance with the Zoning Bylaw; 
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b) For 3 car-share vehicles located within the Mobility Hub in the form of an energized outlet capable of 
providing Level 2 charging or higher to each parking space, together with EV supply equipment for each 
space; 

c) For at least 2% of commercial parking spaces (i.e. 2% of the required Phase 1 commercial parking spaces 
and 490 "Phase 1 Surplus" commercial parking spaces) in the form of an energized outlet capable of 
providing Level 2 charging or higher to each parking space and, for the 8 EV designated spaces located 
within the Phase 1 Mobility Hub, EV supply equipment for each space; and 

d) For at least 1 per 10 Class 1 bike storage spaces or portion thereof in a residential or commercial bike room 
in the form of an energized 120V duplex outlet, together with all related wiring, electrical equipment, and 
infrastructure necessary for its operation, which outlets shall be located to allow for convenient shared use 
by the bike room users. 

5.2. No Building Permit shall be issued for Phase 1, in whole or in part, unless the required features are included in 
the Building Permit* to the Director of Transportation's satisfaction and a letter is submitted by the architect 
confirming that such features satisfY the conditions of the Development Permit. 

5.3. "No occupancy" shall be permitted, restricting final Building Permit inspection granting occupancy for Phase 1, 
in whole or in pati, unless the required features are complete to the Director ofTranspotiation's satisfaction as 
set out in the Phase 1 Occupancy Staging Plan for parking and a letter is submitted by the architect confirming 
that such features satisfY the conditions of the Development Pennit. 

6. Shared Residential Amenity Space: Registration of a restrictive covenant(s) and/or alternative legal agreement(s) on 
title to Lot 1 (West), to the satisfaction of the City, specifYing the amount and distribution of common indoor and 
outdoor amenity space on Building 1A (North) and Building 1B (South) and securing use of the amenity spaces for 
occupants of the Market Ownership and Affordable Housing units to the satisfaction of the City as set out in the 
Development Permit. More specifically: 

6.1. Shared outdoor amenity space provided to satisfY OCP Development Permit Guidelines, including children's play 
space, shall be distributed and designated for the use of residents generally as follows: 

Building Amenity Location Users Min. Amenity Area 

Building 1A (North) Levels L4 & L 10 (4 locations) Building 1A residents only 4,194 m2 (45,141 te) 

Level 2 (south-facing I adjacent to Affordable Shared by all Market residents 

Building 1 B (South) 
Housing indoor amenity & shared Building 1A/1 B (Buildings 1A & 1 B) & Affordable 771 m2 (8,303 te) 

indoor amenity) Housing residents 

Levels L2, L4 & L8 (4 locations) Building 1 B residents only 2,050 m2 (22,066 te) 

TOTAL Varies Varies 7,015 m2 (75,511 te) 

6.2. Indoor amenity space provided to satisfY OCP Development Permit Guidelines shall be distributed and 
designated for the use of residents generally as follows: 

6157036 

Housing Type Amenity Uses Amenity Location Users Min. Amenity Area 

Affordable Housing Multi-purpose AH Building Affordable Housing residents only 189 m2 (2,029 ft2
) 

Active recreation Building 1B 
Shared by all Market residents 

1 ,380 m2 (14,847 ft2
) 

(Buildings 1A & 1 B) 

Building 1A I Level4 
Market residents/Buildings 1A only 

Residential Guest (2 suites) 
81 m2 (876 ft2

) Market Ownership suites Building 1 B I Level 5 
Market residents/Buildings 1 B only 

(1 suite) 

Building 1A (6 rooms) Market residents/Building 1A only 
763 m2 (8,213 ft2

) Other* 
Building 1 B (5 rooms) Market residents/Building 1 B only 

TOTAL Varies Varies Varies 2,413 m2 (25,971 te) 

Other means library, lounge, wellness, meeting, and/or other residential amenity spaces and uses, BUT shall NOT include 
Residential Guest Suites. 
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6.3. Residential Guest Suites provided as part of the development's indoor amenity space with respect to satisfying 
OCP Development Permit Guidelines shall be limited to a maximum of three (3) and restricted to use as short 
term accommodation only. Upon stratification of the subject site, the residential guest suites will be designated 
as common property or as otherwise determined to the satisfaction of the City and shall be accessible to all 
residents of the applicable building (excluding Affordable Housing residents) for the duration of the life of the 
building. 

6.4. Additional indoor residential amenities required with respect to the Development Pennit (DP 17-768248) shall 
be distributed and designated for the use of residents generally as follows: 

Housing Type Amenity Uses Amenity Location Users Min. Amenity Area 

Bike repair & 
Affordable Housing 1 room Affordable Housing maintenance Affordable Housing residents only 

facilities 
Building @ Level PB) (Floor area may vary) 

Building 1A@ Levels PB, 
Market residents/Building 1A only Bike repair & L2 & L3 (4 rooms) 6 rooms maintenance 

(Floor area may vary) 
facilities Building 1B 

Market Ownership @ Level PB (2 rooms) 
Market residents/Building 1 B only 

Dog runs & wash 
Building 1A@ Level 3 Market residents/Building 1A only 

2 rooms 
stations 

Building 1 B @ Level PA Market residents/Building 1 B only 
(Floor area may vary) 

TOTAL Varies Varies Varies 9 rooms 

6.5. For residential uses on Lot 1 (West), with respect to the required common outdoor and indoor amenity spaces 
and related access, spaces, and uses: 
a) No Building Permit shall be issued, in whole or in part, unless the required amenity features are included in 

the Building Permit* to the City's satisfaction and a letter is submitted by the architect confirming that such 
features satisfy the conditions of the Development Permit; and 

b) "No occupancy" shall be permitted, restricting final Building Permit inspection granting occupancy, in 
whole or in pati, unless the required amenity features are complete to the City's satisfaction as set out in the 
Phase 1 Occupancy Staging Plan and a letter is submitted by the architect confirming that such features 
satisfy the conditions of the Development Permit. 

7. Phase 2 Public Washrooms: Registration of a restrictive covenant(s) and/or alternative legal agreement(s) on title to 
Lot 2 (East), to the satisfaction of the City, securing that the owner shall, at the owner's cost, design, construct, and 
maintain washrooms for public use on Lot 2 (East), as determined to the satisfaction of the City through the Phase 2 
Development Permit* approval process. More specifically: 

7 .1. The public washroom facilities, including all related spaces and uses, shall be: 
a) Accessible by the public from the Park Road Plaza SRW area without passing through the commercial 

potiion of the shopping centre (to minimize conflicts between retail activities and public plaza users); 
b) Universally accessible and include wayfinding and measure to ensure personal safety and security; and 
c) Available for umestricted public access during (at a minimum) the shopping centre's business hours. 

7.2. For a building(s) on Lot 2 (East), in whole or in pati, that includes residential or an increase in gross leasable 
floor area on the lot, as determined in the City's discretion: 
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a) "No development" will be pennitted and Development Permit* issuance will be restricted unless the 
required public washroom facilities are included in the Development Permit* to the City's satisfaction; 

b) No Building Permit shall be issued, in whole or in pati, unless the required public washroom facilities are 
included in the Building Permit* to the City's satisfaction and a letter is submitted by the architect 
confirming that the facilities satisfy the conditions of the Development Permit; and 

c) "No occupancy" shall be permitted, restricting final Building Permit inspection granting occupancy, in 
whole or in pa1i, unless the required public washroom facilities are complete to the City's satisfaction and a 
letter is submitted by the architect confinning that the facilities satisfy the conditions of the Development 
Permit. 
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8. Public Art: City acceptance of the developer's offer to contribute towards public art, the terms of which contribution 
shall be as set out in the approved Public Ali Plan and Development Permit for Phase 1 and include the following: 

8 .1. Voluntmy Contribution (Public Art Plan "Part 1 "): The value of the developer's voluntary public ati 
contribution with respect to Richmond's Public Ati Strategy shall be based on the maximum Phase 1 buildable 
floor area (as per DP 17-768248), excluding affordable housing, and the applicable Council-approved rates, as 
indicated in the table below. 

Use Total Floor Area Eligible Floor Area• Rates Developer 
Contribution 

Residential 963,987 te (89,557 m2
) 914,556 ff (84,965 m2

) $0.831ft2 $759,081 

Commercial 159,457 ft2 (14,814 m2
) 159,457 te (14,814 m2

) $0.441ft2 $70,161 

Total 1,123,443 te (1 04,373.3 m2
) 1,074,013 ft2 (99,779 m2) Varies $829,242 

*Eligible Floor Area excludes the developer's proposed Affordable Housing habitable area: 49,431 ft2 (4,592 m2
). 

8.2. Required Development Screening (Public Art Plan "Pati 2"): The value ofthe developer's contribution for 
required screening of parking and utilities (i.e. not subject to Richmond's Public Ati Strategy), as set out in the 
approved Public Ati Plan and Development Permit for Phase 1, shall be $400,000. 

8.3. Combined Phase 1Developer Contribution: Prior to Development Permit issuance for Phase 1, the developer 
shall submit a combination ofLetters of Credit and cash to secure the developer's commitment towards public 
art as part of the Phase 1 development, as indicated in the table below. 

Letter(s) of Credit Cash for City Administration 
Public Art Contributions (Public Art Reserve: (Public Art Provision: Total 

7600-80-000-90173-0000) 7500-10-000-90337 -0000) 

Part 1 Voluntary contribution $787,780 (95%) $41,462 (5%) $829,242 (1 00%) 

Part 2 Required development screening $400,000 (100%) Nii(O%) $400,000 (100%) 

Total $1.187,780 $41,462 $1,229,242 

9. Landscape Security: Submission of a Letter of Credit for landscaping in the amount of$5,391,907, based on the cost 
estimate provided by a CSLA registered landscape architect (including 10% contingency), which shall exclude 
landscape and related improvements subject to a Servicing Agreement (i.e. all areas subject to a Statutory Rights-of
Way for public access purposes including, but not limited to, the Park Road Plaza). For clarity, the landscape estimate 
shall be comprised of the following: 

Occupancy Stage Building (Phase)# Estimated Landscape Cost 

#1 1 C I Retail & Below Grade (Parking) No landscape associated with this stage 

#2 18 I Retail $489,233 

#3 1AI Retail $589,662 

#4 1 B I Residential $1,449,762 

#5 1A I Residential $2,373,077 

Sub-Total . $4,901,734 

1 0% Contingency . $490,173 

Total All on-site landscape, except SRW areas $5,391,907 

NOTE: The developer wishes to remove 27 bylaw-size trees (i.e. DBH > 20 em) from Lot 1 (West) to facilitate pre
construction and construction activities. The replacement of these existing trees on the subject site at a ratio of2: 1 
and in compliance with City bylaws shall be secured through the subject Development Permit landscape Letter of 
Credit. Removal of the subject Lot 1 (West) trees after DP issuance shall not require a Tree Removal Permit or tree 
replacement security; however, Lot 1 (West) tree removal that occurs after DP Panel approval but prior to DP 
issuance will require a Tree Removal Permit (Development Application in Process- T3) and tree replacement 
security in the amount of $27,000 (i.e. 54 replacement trees x $500/replacement tree). Tree replacement security will 
be released to the developer upon the City's receipt of the landscape Letter of Credit for DP 17-768248. 

6157036 
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Prior to future Building Permit issuance, among other things the developer is required to complete the following: 

1. Demolition of the portion of the owner's existing parking structure located on Lot 1 (West) and dedication of the 
SRW area registered along the south side of Lot 1 (West) for the purpose of securing the Future City Street. 

2. Entering into a Servicing Agreement* for the design and construction, at the developer's sole cost, of full upgrades 
across the Lot 1 (West) street frontages, together with other engineering, transportation, and parks works, as 
determined to the satisfaction of the City, which shall include, but shall not be limited to: 

• Construction of the portion of the Future City Street along the south side of Lot 1 (West); 
• Road widening along Minoru Boulevard, together with various intersection improvements; 
• Interim improvements with respect to Murdoch Avenue on Remainder Lot A (Nmih); 
• Canada Line connectivity enhancements in the form of frontage improvements across Remainder Lot A 

(Nmih), 6253 No.3 Road, and 6060 Minoru Boulevard; 
• Construction of the potiion of Park Road and related private (SRW) streets located on Lot 1 (West); 
• Construction of the Park Road Plaza; and 
• Various utility upgrades. 

3. Submission of a Construction Traffic and Parking Management Plan to the satisfaction of the City's Transpmiation 
Depatiment (http://www.richmond.ca/services/ttp/special.htm). 

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

Note: 

* 

• 
Items marked with an asterisk require a separate application. 

Where the Director of Development deems appropriate, the preceding agreements are to be drawn not only as personal covenants 
of the property owner but also as covenants pursuant to Section 219 of the Land Title Act. 

All agreements to be registered in the Land Title Office shall have priority over all such liens, charges and encumbrances as is 
considered advisable by the Director of Development. All agreements to be registered in the Land Title Office shall, unless the 
Director of Development determines otherwise, be fully registered in the Land Title Office prior to enactment of the appropriate 
bylaw. 

The preceding agreements shall provide security to the City including indemnities, warranties, equitable/rent charges, letters of 
credit and withholding permits, as deemed necessary or advisable by the Director of Development. All agreements shall be in a 
form and content satisfactory to the Director of Development. 

• Additional legal agreements, as determined via the subject development's Servicing Agreement(s) and/or Development Permit(s), 
and/or Building Permit(s) to the satisfaction of the Director of Engineering may be required including, but not limited to, site 
investigation, testing, monitoring, site preparation, de-watering, drilling, underpinning, anchoring, shoring, piling, pre-loading, 
ground densification or other activities that may result in settlement, displacement, subsidence, damage or nuisance to City and 
private utility infrastructure. 

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

SIGNED COPY ON FILE 
Signed Date 

6157036 



City of 
Richmond Development Permit 

No. DP 17-768248 

To the Holder: GBL Architects 

Property Address: 6551 No. 3 Road 

Address: 139 East 8th Avenue, Vancouver BC V5T 1 R8 

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

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

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

a) reduce the minimum permitted front yard setbacks for Phase 1: 

1. for balconies adjacent to the Minoru Boulevard!Murdoch Avenue comer from 2.0 
m to 1.2 mat Levels 3 to 14; 

11. for towers adjacent to the proposed City street at the site's south edge from 3.0 m 
to 2.0 mat Levell and from 3.0 m to 0.5 mat Levels 2 to 14; and 

111. for parking located below finished grade from 3.0 m to 0.0 m along the site's 
Minoru Boulevard frontage and the proposed City street at the site's south edge. 

b) reduce the minimum parking requirements inclusive of transportation demand 
management parking reductions: 

1. for Phase 1, for affordable housing residents from 64 spaces to 30 spaces; and 

11. for Phase 2, for affordable housing residents from 0.81 spaces per unit to 0.375 
spaces per unit and market rental housing residents fi·om 0.72 spaces per unit to 
0.6 spaces per unit. 

4. Subject to Section 692 of the Local Govemment 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 #1a to #12 attached hereto. 

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

6. As a condition of the issuance of this Permit, the City is holding the security in the amount of 
$5,391,907 to ensure that development is carried out in accordance with the terms and 
conditions of this Permit. Should any interest be eamed upon the security, it shall accrue to 
the Holder if the security is retumed. The condition of the posting of the security is that 
should the Holder fail to cany 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 

6157036 



To the Holder: 

Property Address: 

GBL Architects 

6551 No. 3 Road 

Development Permit 
No. DP 17-768248 

Address: 139 East 8th Avenue, Vancouver BC V5T 1 R8 

Holder. Should the Holder carry out the development permitted by this permit within the 
time set out herein, the security shall be returned to the Holder. The City may retain the 
security for up to one year after inspection of the completed landscaping in order to ensure 
that plant material has survived. 

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

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

This Permit is not a Building Permit. 

AUTHORIZING RESOLUTION NO. 
DAY OF 

DELIVERED THIS DAY OF 

MAYOR 

6157036 

ISSUED BY THE COUNCIL THE 
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