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  Agenda 
   

 

 

Development Permit Panel  
Electronic Meeting  

 
Council Chambers, City Hall 

6911 No. 3 Road 

Wednesday, May 29, 2024 
3:30 p.m. 

 

 

 MINUTES 

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

2024. 

  

 

1. DEVELOPMENT PERMIT 18-829207 
 (REDMS No. 7570968) 

 APPLICANT: Arcadis Architects (Canada) Inc. 

 PROPERTY LOCATION: 9520 Beckwith Road 

 
Director’s Recommendations 

 That a Development Permit be issued at 9520 Beckwith Road to permit the construction 

of a 7 storey light industrial and office building on a site zoned “Light Industrial and 

Office (ZI19) – Bridgeport Village (City Centre)”. 

  

 

2. New Business 

 

3. Date of Next Meeting: June 12, 2024 

 

 ADJOURNMENT 

 

,- City of 
9s• Richmond 

-
□ 

□ 



Time: 

Place: 

City of 
Richmond 

Development Permit Panel 
Wednesday, May 15, 2024 

3:30 p.m. 

Remote (Zoom) Meeting 

Present: Wayne Craig, General Manager, Planning and Development, Chair 
Cecilia Achiam, General Manager, Community Safety 
Marie Fenwick, Director, Arts, Culture and Heritage 

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

MINUTES 

It was moved and seconded 

Minutes 

That the minutes of the meeting of the Development Permit Panel held on April 24, 
2024 be adopted. 

1. DEVELOPMENT PERMIT 21-945917 
(REDMS No. 7658413) 

APPLICANT: Arno Matis Architecture 

PROPERTY LOCATION: 6851 and 6871 Elmbridge Way 

7686677 

CARRIED 

1. 
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Development Permit Panel 
Wednesday, May 15, 2024 

INTENT OF PERMIT: 

1. Permit the construction of 376 residential units, hotel and accompanying commercial 
uses in a high-rise mixed use development containing three 15 storey towers at 6851 
and 6871 Elmbridge Way on a site zoned "High-Density Mixed Use (ZMU52) - Oval 
Village (City Centre)"; and 

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

(a) reduce the minimum road setback of 3.0 m along River Road to 0.25 m to allow 
a projection on a small portion of the development's podium (Levels 3 to 6) for 
components of the building and residential balcony units; and 

(b) not require a large size on-site loading space in the proposed development. 

Applicant's Comments 

Arno Matis, Arno Matis Architecture, with the aid of a visual presentation (attached to 
and forming part of these minutes as Schedule 1), provided background information on 
the proposed development, highlighting the following: 

II 

II 

II 

II 

II 

II 

II 

II 

II 

II 

the project consists of three 15-storey towers for hotel, residential and commercial 
uses; 

a total of 376 residential units are proposed, including 341 market residential units 
and 35 low-end-of-market (LEMR) housing units, 22 of which are two- to three
bedroom units; 

38 Basic Universal Housing (BUH) units will be provided and 11 hotel units are 
proposed for hearing-impaired hotel guests; 

a total of 682 parking stalls are provided on-site, including 52 parking stalls 
reserved for special events use at the neighbouring Richmond Olympic Oval 
facility; 

four at grade public plazas are located in all four corners of the site and additional 
public plazas are located at mid-block; 

the existing lane between the subject development and Ora mixed-use development 
to the east will be widened; 

a new west road will be constructed along the west property line of the subject site; 

the architectural design of the proposed three towers was inspired by the City's 
natural landscape; 

the siting of the three towers considered the existing location of neighbouring 
towers as well as the Richmond Olympic Oval to maximize views and minimize 
shadowing; 

the primary vehicle access to the parkade for residents and hotel guests is located 
mid-block of the new west road; 
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■ 

■ 

■ 

■ 

■ 

■ 

■ 

■ 

Development Permit Panel 
Wednesday, May 15, 2024 

a secondary vehicle access for hotel and on-site employees only is proposed off the 
existing lane to the east which will be widened; 

extensive wayfinding signage will be installed to minimize traffic along the lane; 

a comprehensive package of Transportation Demand Management (TDM) 
measures is proposed to reduce vehicle ownership in the proposed development; 

the project will comply with Step 2 of the BC Energy Step Code and will be 
connected to a City District Energy Utility (DEU) facility; 

extensive sustainability measures are proposed to enhance energy efficiency in the 
proposed development; 

accessibility routes are provided for accessible pedestrian circulation at grade and 
in the common outdoor amenity area on level 6; 

exclusive as well as shared indoor and outdoor amenity spaces for residents and 
hotel guests are provided; and 

proposed building and exterior cladding materials include, among others, glass and 
concrete. 

Jeffrey Staates, PPS Studio, with the aid of the same visual presentation, briefed the Panel 
on the main landscape features of the project, noting that (i) the overall landscape design 
is consistent with the river-inspired theme of the architectural design of the buildings, (ii) 
ground level hard and soft landscaping include the use of banding for surface paving 
treatment and planting around the bands, (iii) the proposed outdoor amenity area on level 
6 of the project podium includes, among others, layered planting, small and medium-sized 
trees, seating, multi-purpose lawn, outdoor pool, and small decks overlooking the street 
below, (iv) a terrace is provided at the south end on level 8 of the hotel (east) building, (v) 
on level 9, teITaces and green roof are proposed for the hotel building and the principal 
children's play area for the residential use is proposed to be located in the courtyard area 
between the two residential towers, and (vi) a series of patios with stair access and small 
planting strips are proposed on the rooftop of residential towers. 
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Staff Comments 

Development Permit Panel 
Wednesday, May 15, 2024 

Suzanne Smith, Program Manager, Development, noted that (i) there is a Servicing 
Agreement associated with the project which includes, among others, frontage works, a 
new west road along the western edge of the site that will connect Elmbridge Way and 
River Drive, and widening of the existing lane to the east and related works, (ii) 52 
parking stalls will be allocated to Richmond Olympic Oval for use during special events 
and can be used by the public at other times, (iii) an interim asphalt walkway will be 
installed on the south side of River Road to connect the subject site to Oval Way and 
provide an additional pedestrian route to access the Richmond Olympic Oval facility, (iv) 
the project includes a comprehensive package of Transportation Demand Management 
(TDM) measures secured through the rezoning process, (v) the project has been designed 
to comply with Step 2 of the BC Energy Step Code and will be connected to the City 
Centre District Energy Utility (DEU) for space and domestic hot water heating and 
cooling through an on-site low carbon energy system, and (vi) six on-site trees were 
identified for removal at the time of rezoning and 83 trees are proposed to be planted on
site which exceed the City's Official Community Plan requirements. 

In addition, Ms. Smith stated that there are two proposed variances associated with the 
project, noting that (i) the proposed variance on the minimum road setback along River 
Road applies only to one small corner portion of the development's podium on levels 3 to 
6 which will not impact the pedestrian streetscape at-grade and will enable the units at this 
corner portion to achieve adequate private outdoor amenity space, and (ii) the proposed 
variance to not require a large size on-site loading space in the development is supported 
by staff as it was determined at rezoning that a medium size loading space is sufficient for 
the proposed uses in the development. 

In closing, Ms. Smith noted that a public art contribution in the amount of approximately 
$330,000 will be provided by the applicant and a Public Art Plan is required for the 
project which will be brought forward for Council approval prior to the issuance of a 
Building Permit. 

Panel Discussion 

In reply to queries from the Panel, the applicant noted that (i) a digital model was used in 
a previous presentation of the project to illustrate the project's site layout and building 
massing which could be made available to the Panel, (ii) there will be a comprehensive 
signage strategy around the perimeter of the site that will be developed and implemented 
to assist in wayfinding, (iii) the adjacent Ora mixed-use development to the east of the 
subject site has two vehicle access points from the existing lane to their below grade and 
above grade parking system, and (iv) the subject development's secondary vehicle access 
from the lane is located directly across from Ora's below grade parkade entrance for 
safety and visibility reasons. 
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Development Permit Panel 
Wednesday, May 15, 2024 

With regard to the query on parking and traffic management to mitigate and manage 
traffic in the area during construction, the Chair advised that a Construction Parking and 
Traffic Management Plan is required should the application move forward to Building 
Permit stage. 

In reply to further queries from the Panel, the applicant noted that (i) the owner has 
engaged the services of a public art consultant and they are currently in the process of 
selecting an artist for the project's public art; however, no specific choice of public art and 
their location in the subject site have been have been determined, and (ii) the applicant has 
incorporated noise mitigation measures in the building design to comply with the City's 
noise mitigation standards. 

In reply to further queries from the Panel, the applicant confirmed that (i) portions of the 
green roof on the ninth floor of the hotel building where there are no public access there is 
an intensive green roof component, (ii) the applicant will look into the impact of the use of 
banding and contrast in colours for at grade paving treatment on visually impaired persons 
and will address the connection of the public walkways to the pedestrian entrances of 
buildings, (iii) the street-fronting commercial units can be accessed from at grade parking 
level 1 (Pl) through the pedestrian circulation zone along the ramp and out to the new 
west road walkway, and (iv) the parking stalls allocated to the Richmond Olympic Oval 
for use during special events are located in parking levels P 1 and P2 which can be 
accessed from the new west road. 

The Chair advised the applicant to review the proposed ground level paving treatment in 
order to assist the on-site circulation of visually impaired persons and provide an efficient 
and accessible connection from the sidewalks/pathways to the building entries prior to the 
project moving forward to Council for consideration. 

Correspondence 

Luo Yilei (Elaine Luo), 3600 Broadway St. (Schedule 2) 

Staff noted that Ms. Luo' s email indicated she has no concerns and comments regarding 
the proposal. 

Gallery Comments 

None. 

Panel Discussion 

The Panel expressed support for the project, noting that (i) it nicely complements the 
Richmond Olympic Oval, (ii) it is carefully designed and well thought out, and (iii) it is a 
good addition to the area. 

5. 



Panel Decision 

Development Permit Panel 
Wednesday, May 15, 2024 

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

1. permit the construction of 376 residential units, hotel and accompanying 
commercial uses in a high-rise mixed use development containing three 15 storey 
towers at 6851 and 6871 Elmbridge Way on a site zoned "High-Density Mixed Use 
(ZMU52)- Oval Village (City Centre)"; and 

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

(a) reduce the minimum road setback of 3.0 m along River Road to 0.25 m to 
allow a projection on a small portion of the development's podium (Levels 3 
to 6) for components of the building and residential balcony units; and 

(b) not require a large size on-site loading space in the proposed development. 

CARRIED 

2. DEVELOPMENT PERMIT 22-008932 
(REDMS No. 7540972) 

7686677 

APPLICANT: Kenneth Kim (Kenneth Kim Architecture Inc.) 

6500 Cooney Road PROPERTY LOCATION: 

INTENT OF PERMIT: 

Permit the construction of six townhouse units over a common parking structure at 6500 
Cooney Road on a site zoned "Parking Structure Town Housing (ZT93) - Brighouse (City 
Centre)". 

Applicant's Comments 

Cavan KaiYue Liao, Kenneth Kim Architecture Inc., with the aid of a visual presentation 
(attached to and forming part of these minutes as Schedule 3), provided background 
information on the proposed development, highlighting the following: 

■ 

■ 

■ 

■ 

■ 

the project includes a three-storey building with six townhouse units over a single 
level parking structure at grade; 

the building height is consistent with neighbouring three-storey townhouse 
buildings; 

a north-south lane is proposed along the east property line of the subject site that 
will provide access to the parkade from Cook Road; 

a total of 10 parking stalls will be provided on-site; 

the common outdoor amenity space and shared facilities are located along Cooney 
Road and an accessible pathway will be provided to enhance on-site accessibility; 

6. 
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• 

• 

• 
• 

• 

Development Permit Panel 
Wednesday, May 15, 2024 

the proposed townhouse units will be located fronting Cook Road; 

the project provides one convertible unit; 

non-combustible exterior cladding materials are proposed; 

a variety of private outdoor spaces are provided for each townhouse unit; and 

the single slope roof of the building is a distinctive design feature of the project. 

Fred Liu, Fred Liu and Associates Inc., with the aid of the same visual presentation, 
briefed the Panel on the proposed landscaping for the project, noting that (i) two 
significant elm trees along Cook Road will be retained and protected, (ii) adjustments to 
landscape design have been made to ensure the protection of the two retained trees, (iii) 
four conifer trees are proposed to be planted on-site as replacements trees, (iv) coniferous 
shrubs will be planted in between individual patios to provide privacy, (v) layered 
planting is proposed to provide separation between the sidewalk and the patios along 
Cook Road, (vi) a small playhouse and natural logs will be installed in the children's play 
area, (vii) a bench is provided in the west side yard that could be used by parents to 
supervise children in the children's play area, (viii) two street trees are proposed to be 
planted, and (ix) climbing vines will be planted to soften the appearance of the fence 
along the north property line of the subject site. 

Staff Comments 

Ms. Smith noted that (i) there is a Servicing Agreement associated with the project which 
includes, among others, utility upgrades and frontage improvements along Cooney Road 
and Cook Road frontages, intersection improvements, and construction of a new north
south lane along the east property line which will be widened through future development 
to the east and provide future connection from Cook Road to Spires Gate, (ii) all of the 
proposed units will incorporate aging-in-place features, (iii) the development will provide 
one convertible unit, (iv) the development will comply with Step 3 of the BC Energy Step 
Code, (v) the proposed ten parking stalls will be provided with Level 2 electric vehicle 
(EV) charging, (vi) six trees are proposed to be planted on-site for the three on-site trees 
identified for removal at rezoning and a voluntary cash-in-lieu contribution to the City's 
Tree Compensation Fund will be provided by the applicant for the additional four trees 
that the applicant had originally committed to provide at rezoning stage but could not be 
accommodated on-site due to installation of required utilities on-site, and (vii) significant 
efforts were made to retain and protect two City trees along Cook Road including 
adjusting the design of the Cook Road sidewalk to ensure the retention and protection of 
the two City trees. 

7. 
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Panel Discussion 

Development Permit Panel 
Wednesday, May 15, 2024 

In reply to queries from the Panel, the applicant noted that (i) the proposed design of the 
development's parkade does not include an entrance gate as recommended by the City's 
Transportation Department, (ii) the applicant will consider installing a gate for the parkade 
entrance should it be required for security reasons; however, the significant width and 
height of the parkade entrance would need to be considered, (iii) Crime Prevention 
Through Environmental Design (CPTED) measures have been incorporated in the design 
of the parkade including using bright paint and installing appropriate lighting, (iv) there 
will be no privacy concerns for the adjacent development to the east as the proposed 
north-south lane along the east property line of the subject site will provide more than 
adequate separation between the proposed development and the adjacent development to 
the east which also have an existing lane adjacent to the proposed lane of the subject site, 
and (v) to address potential privacy concerns of the adjacent development to the north, the 
building height of the proposed development has been lowered to match the height of the 
adjacent development to the north and a five-foot fence will be installed along the north 
property line of the subject development. 

In addition, the Chair advised that a comprehensive Construction Parking and Traffic 
Management Plan will be required as a condition for Building Permit issuance should the 
application move forward to this stage. 

The Panel then directed staff to work with the applicant to investigate opportunities to 
install an entrance gate for the parkade to address CPTED concerns prior to the 
application moving forward to Council for consideration. 

Correspondence 

None. 

Gallery Comments 

None. 

Panel Decision 

It was moved and seconded 
That a Development Permit be issued which would permit the construction of six 
townhouse units over a common parking structure .at 6500 Cooney Road on a site zoned 
"Parking Structure Town Housing (ZT93) - Brighouse (City Centre)". 

CARRIED 

8. 



Development Permit Panel 
Wednesday, May 15, 2024 

3. DEVELOPMENT PERMIT 23-034544 
(REDMS No. 7643815) 

7686677 

APPLICANT: Maskeen (Hamilton) Properties Corp. 

PROPERTY LOCATION: 4651, 4671, 4691 Smith Crescent and 23301, 23321, 23361, 
23381 Gilley Road 

INTENT OF PERMIT: 

Permit the construction of a mixed-use mid-rise development comprising commercial 
space, City-owned community amenity space and 186 residential units, including 19 low
end-of-market (LEMR) units at 4651, 4671, 4691 Smith Crescent and 23301, 23321, 
23361, 23381 Gilley Road on a site zoned "Residential/Limited Commercial (ZMU53) -
Neighbourhood Village Centre (Hamilton)". 

Applicant's Comments 

Sameh Guindi, Ionic Architecture Inc., with the aid of a visual presentation (attached to 
and forming part of these minutes as Schedule 4), provided background information on 
the proposed development, highlighting the following: 

• 

• 

• 

• 

• 

the project consists of one four-storey apartment building, one five-storey mixed
use building and a two-storey amenity building; 

the existing public strollway along the western edge of the site will be widened; 

the developer will design and construct a Community Policing Office with turnkey 
finish which will be transferred to the City; 

surface parking for visitors as well as for the two reserved parking stalls for the 
Community Policing Office will be provided on the podium level central courtyard; 

a green roof will be installed on top of the two-storey amenity building and an 
elevator will be provided to provide accessibility; and 

proposed landscaping along Smith Crescent include tiered planters to provide 
screening to the parkade wall. 

Ben Aldaba, PMG Landscape Architects, with the aid of the same visual presentation, 
briefed the Panel on the main landscape features of the project, noting that (i) landscaping 
along the Smith Crescent and Garripie A venue frontages includes tiered planters and 
planting at grade to help screen the parkade wall, (ii) vertical landscape screening is 
proposed along Gilley Road to screen the tapered retaining wall, (iii) the large central 
courtyard on the podium level includes multiple uses for residents including among 
others, open play turf and lawn areas, children's play area, seating areas, and gathering 
spaces, (iv) the proposed landscaping in the central courtyard has been designed to 
integrate with the amenity building, (v) bollard lighting is provided throughout the 
courtyard to enhance security and assist in wayfinding, (vi) street lighting will be installed 
along the three road frontages, and (vii) permeable pavers are proposed for visitor parking 
stalls in the central courtyard. 

9. 
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Staff Comments 

Development Permit Panel 
Wednesday, May 15, 2024 

Joshua Reis, Program Manager, Development, noted that (i) the project is required to 
provide a City-owned Community Policing Office with a turnkey level of finish, (ii) the 
project will provide 19 low-end-of-market (LEMR) residential units, 17 of which consist 
of two- to three-bedroom units, (iii) the publicly accessible areas on the site include the 
extension of the public plaza and the north-south public strollway along the west property 
line, (iv) there is a comprehensive Servicing Agreement associated with the project as a 
condition of rezoning adoption including, among others, the extension of Garripie 
Avenue, widening of Smith Crescent, the public plaza and the public strollway along the 
west property line, frontage improvements, and service utility connections, (v) there is a 
cash-in-lieu contribution towards the Hamilton Area Sanitary Pump Station, (vi) the 
project provides a comprehensive package of TDM measures, and (vii) staff have 
coordinated with the applicant who has committed to work with owners of adjacent 
properties, developers and the neighbouring school and provide information regarding 
construction traffic management plans and schedules for the proposed development. 

Panel Discussion 

In reply to queries from the Panel, the applicant noted that (i) the podium level central 
courtyard which includes, among others, the common outdoor amenity space is publicly 
accessible and is not fenced, (ii) the amenity building is not publicly accessible, and (iii) 
the amenity building provides indoor amenity spaces for all residents including, among 
others, activity rooms, accessible washroom, bicycle room and access to the green roof 
area. 

In reply to a further query from the Panel, the applicant reviewed the building elevations 
of the proposed development, noting that (i) majority of commercial units have a large 
frontage and are clad with clear glazing and aluminum panels above for installation of 
signage, (ii) the proposed exterior cladding materials for the residential buildings include, 
among others, glazing, fibre cement panel, metal panel, and stone cladding materials, (iii) 
identical exterior cladding materials and colours are proposed for the two residential 
buildings, and (iv) there is variation in exterior cladding treatment for the amenity 
building from the two residential buildings to provide more visual interest. 

In reply to a query from the Panel, staff confirmed that the public strollway and Garripie 
A venue extension will be designed through the Servicing Agreement that is required as a 
condition of rezoning adoption. 

1 

Gallery Comments 

None. 
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Correspondence 

None. 

Panel Discussion 

Development Permit Panel 
Wednesday, May 15, 2024 

Staff were directed by the Panel to work with the applicant to review the design of the 
podium level central courtyard taking into consideration measures to ensure that the 
resident's amenity areas are appropriately secured from general public access. 

It was moved and seconded 
That a Development Permit be issued which would permit the construction of a mixed
use mid-rise development comprising commercial space, City-owned community 
amenity space and 186 residential units, including 19 low-end-of-market (LEMR) units 
at 4651, 4671, 4691 Smith Crescent and 23301, 23321, 23361, 23381 Gilley Road on a 
site zoned "Residential/Limited Commercial (ZMU53) - Neighbourhood Village Centre 
(Hamilton)". 

CARRIED 

4. New Business 

None. 

5. Date of Next Meeting: May 29, 2024 

ADJOURNMENT 

It was moved and seconded 
That the meeting adjourn (5:14 p.m.). 

Wayne Craig 
Chair 

7686677 

CARRIED 

Certified a true and correct copy of the 
Minutes of the meeting of the 
Development Permit Panel of the Council 
of the City of Richmond held on 
Wednesday, May 15, 2024. 

Rustico Agawin 
Committee Clerk 

11. 



6851-6871 ELMBRIDGE WAY 
DP BOARD PAN EL PRESENTATION 

PROJECT Tl MELINE: 

DATED AUG 16TH 201 7 (UND ER PREVIOU S OWN ERSHI P) 
LANDA AQUIRES PROJECT: JAN 2020. 
REZON ING AMENDMENT SUBMISSION:JUNE 3, 2021 

SITE AREA: 148,887 SF (AFTER DEDICATIONS) 

HEIGHT: 15 STOREYS (47M) 

GROSS FLOOR AREA: 781,041 SF 

FAR: 3.05 (INCLUDE AMENITY) 

------~ 

Schedule 1 to the Minutes of the 
Development Permit Panel 
meeting held on Wednesday, 
May 15, 2024 



PUBLIC BENEFITS 

$6 MILLION CONTRIBUTION TOWARD COMMUNITY AMENITIES 
(LARGEST IN RICHMOND HISTORY) 

35 AFFORDABLE HOUSING UNITS 
38 BASIC UNIVERSAL HOUSING UNITS (ACCESSIBLE) 

(32 AFFORDABLE AND 6 MARKET) 

11 HEARING-IMPARED HOTEL UNITS 

52 PARKING STALLS FOR THE OLYMPIC OVAL; 

4 PUBLIC PLAZAS AT GRADE; 

A NEW NORTH-WEST CONNECTOR ROAD; 

214 NEW HOTEL ROOMS TO PROVIDE: 
105 HOTEL JOBS+ 62 RETAIL JOBS TO BE CREATED*; 

SUSTAINABLY-BUILT LOW-EMISSIONS BUILDING 
CONNECTED TO OVAL VILLAGE DISTRICT ENERGY UTILITY; 

'CALCULATIONS BASED ON, EMPLOYMENT GENS/TIES, A FULL GUIDE, ARUP ECONOMICS+ PLANING I EMPLOYMENT DENSITY DRIVERS JONAS DELOITTE. 
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TOWER LOCATION AND ORIENTATION 
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TOWER LOCATION AND ORIENTATION 

BENT-SLAB BLOCK MASSING DIMENSIONALLY SIMILAR TO STANDARD RICHMOND FLOORPLATE: 
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TOWER LOCATION 

PROPOSED TOWER LOCATIONS ARE STEPPED AND SHIFTED SOUTH TO REDUCE SHADOWING 
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PROGRAM 

PROGRAM UNITS 

AFFORDABLE UNITS 35 !32 BUHl 

AFFORDABLE FAMILY UNITS f 2 [62% ] 

MARKET RESIDENTIAL 

MARKET FAMILY HOUSING 

TOTAL BUH UNITS 

HOTEL ROOMS TOTAL 
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PUBLIC PLAZA 
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VEHICLE ACCESS 

SECONDARY VEHIC 
LANE [HOTEL/ON-SITE EMPL 

ORA 

PRIMARY VEHICLE ACCESS 
NEW WEST RD. (ALL VEHICLES) 

OLYMPIC OVAL G) 
N 



OUTREACH TIMELINE 

THE TEAM HAS WORKED EXTENSIVELY WITH THE NEIGHBOURHOOD TO IMPROVE VEHICLE ACCESS 

DEC 6, 2022 

DEC 8, 2022 

FEB 22, 2023 

FEB 24, 2023 

MARCH 20,2023 

MARCH 29, 2023 

MEETING #1 WITH ORA STRATA COUNCIL 

CANVASS OF BUSINESSES ADJACENT TO THE SITE 

MEETING #2 WITH ORA STRATA COUNCIL 

MEETING WITH T&T MANAGEMENT TEAM 

CANVASS OF ORA COMMERCIAL TENANTS 

FOLLOW UP LETTER SENT TO ORA STRATA COUNCIL 
VIA THE PROPERTY MANAGER SUMMARIZING 
PROPOSED REDESIGN OF THE LANE 



PRIMARY VEHICLE ACCESS 

ORA 

G) 
N 

PRIMARY VEHICLE ACCESS 
NEW WEST RD. 

• MAIN ACCESS FOR ALL VEHICLES 

• GATED WITH INTERCOM 

• GATE TO REMAIN OPEN DURING REGULAR BUSINESS 
HOURS FOR COMMERCIAL USE 

• INTERCOM SYSTEM TO BE AVAILABLE FOR NON
RESIDENTIAL USERS WHEN GATE IS CLOSED 

OLYMPIC OVAL 



SECONDARY VEHICLE ACCES S 

SECONDARY VEHICLE ACCESS LANE 

SIGNIFICANT IMPROVEMENTS MADE TO REDUCE 
LANE TRAFFIC 

• HOTEL/ON-SITE EMPLOYEE USE ONLY 

• REGULATED THROUGH USE OF FOB 

• SECURITY GATE TO BE ADDED 

• LANE WILL BE WIDENED 

• SIDEWALK PROVIDED ALONG L~NtG ER 

• WAYFINDING SIGNAGE TO BE ADDED 

• HOTEL DROP-OFF TO MOVED FROM LANE 
TO INSIDE PARKADE 

ORA 

OLYMPIC OVAL Cu 
N 
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TDM MEASURES 

TDM MEASURES TO REDUCE VEHICLE OWNERSHIP: 

CAR SHARE VEHICLES AND STALLS 

CAR POOLING STALLS 

25% ADDITIONAL LONG-TERM BIKE PARKING, 
AND 5% SHORT-TERM BIKE PARKING 

2-ZONE TRANSIT PASS SUBSIDY 

END-OF-TRIP FACILITIES 

I• • ELECTRICAL OUTLET FOR LONG TERM CLASS A BIKE PARKING 

BICYCLE MAINTENANCE AND REPAIR STATION 



SUSTAINABILITY 

Connection to Oval Village District 
Energy Utility (OVDEU) 

Sustainability-Built Low Emissions 
building 
(meeting Step 2 of BC Energy Step Code referenced in BC 
Building Code 2018} 

782 Bike Stalls 

Addition of 26 off-site trees and 
93 on-site trees 

Intensively landscaped podium roof to 
reduce runoff and store water 

Passive daylight control through 
balcony frame expression 

Use of green concrete resulting in 
reduced embodied emissions 



SUSTAINABILITY 

PROJECT COMPLIES WITH STEP 2 OF BC ENERGY STEP CODE REFERENCED IN BC BUILDING 

CODE 2018 VIA THE LOW CARBON BUILDING ENERGY SYSTEMS COMPLIANCE PATHWAY. 

+ CONNECTION TO OVAL VILLAGE DISTRICT ENERGY 
UTILITY (OVDEU); 

A HIGH PERFORMANCE BUILDING 
~ ENVELOPE 

tiJ OPTIMIZED GLAZING PLACEMENT 

~ HYDRONIC FAN COIL UNITS ·w WITH EC MOTORS 

0 RAINWATER MANAGEMENT VIA ROOF 
, LANDSCAPED PODIUM ROOF/AT GRADE 

- REDUCED HEAT ISLAND EFFECT 

0 PASSIVE SHADING 

0 GREENING OF SITE 

A ADDITIONAL BIKE PARKING w REQUIRED: 769 
PROVIDED: 782 



ACCESSIBILITY 

ACCESSIBILITY ROUTES -AT GRADE ACCESSIBILITY ROUTES -AMENITY SPACES AT L6 



AMENITY 

RESIDENTIAL AMENITY SPACE REQUIREMENT 

NUMBER OF UNITS AREA REQUIRED AREA PROPOSED 

RESIDENTIAL INDOOR 376 752 SQM 
AMENITY SPACE {341 MARKET+ 35 AFFORDABLE/ {2SQM PER UNIT/ 

753 SQM 

RESIDENTIAL OUTDOOR 376 2256 SQM 3139 SQM 

AMENITY SPACE {341 MARKET+ 35 AFFORDABLE/ {6SQM PER UNIT/ 
/2039 SQM l6 RESIDENT/Al + 649 SQM l6 SHARED+ 

451 SQM l9 RESIDENT/Al) 

PER CITY CENTRE AREA PLAN 3·32, 3.1.8 MULTIPLE-FAMILY B. AMENITY SPACE,• "NOTWITHSTANDING THE ABOVE PROVISIONS, IN THE CASE OF LARGE PROJECTS [TYPICALLY EXCEEDING 400 DWELLING UNITS[, THE MINI· 
MUM AMENITY SPACE MAY BE REDUCED, PROVIDED THAT THE DEVELOPMENT INCLUDES ONE OR MORE SPECIAL RECREATIONAL FACILITIES, TOGETHER WITH MULTI-PURPOSE SPACE, TO THE SATISFACTION OF THE CITY;" 



AMENITY: LEVEL 6 
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AMENITY: LEVEL 9 
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MATERIALS & EAST ELEVATION 
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HOTEL TOWER CASE STUDY - CASCADE CITY 



LANDSCAPE: GROUND LEVEL 
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LANDSCAPE: GROUND LEVEL PRECEDENT IMAGES 

PLANTING WITH TREES AND EDGE SEATING 

MOVABLE FURNITURE AT CRU PATIOS 

PUBLIC ART OPPORTUNITIES 



LANDSCAPE LEVEL 6 PLAN 
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LANDSCAPE: LEVEL 6 PRECEDENT IMAGES 

STEPPING STONE PATH LANDSCAPED ISLAND 'R IVER' AS DRY CREEK 

MEADOW PLANTING LAWN OUTDOOR FITNESS 

LANDSCAPE STRUCTURE POOL DECK 



LANDSCAPE: LEVEL 8 PLAN 



LANDSCAPE: LEVEL 9 PLAN 



LANDSCAPE: ROOF TOP PLAN 
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LANDSCAPE: LEVEL 9 AND ROOF PRECEDENT IMAGES 

HOTEL CRU TERRACE 

TOPOGRAPHY PLAY PLAY STRUCTURE 

PENTHOUSE ROOF TERRACE 
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From: 
Sent: 
To: 
Subject: 

Categories: 

Elaine Luo <1uoe1aine@outlook.com > 
May 3, 2024 9:23 AM 

CityClerk 
Notice of Development Permit 

Rustico 

Schedule 2 to the Minutes of the 
Development Permit Panel 
meeting held on Wednesday, 
May 15, 2024 

To Development Permit Panel 
Date: ,Ali ,'., y /~ 2-0 7--4 
Item #. .t. 
Ae: 0.;::'P::::---2--:/:-.. -,,-_,-S-'-1-1-1---

I City of Richmond Security Warning: This email was sent from an external source outside Hie 
attachments unless you recognize the source of this email and the content is safe. 

Luo Yilei 
3600 Broadway St 
Richmond BC V7E 2X8 

I am unable to attend Development Permit Panel meeting due to being unavailable May 15th 2024. 
The purpose of the development permit to be issued on site 6851 and 6871 Elm bridge Way seems fine, no 
extra comments. 

1 

MAY O 3 2024 

CEIVE 

RK 'S 



Schedule 3 to the Minutes of the 
Development Permit Panel 

~---------------------------------------meeting held on Wednesday, 
May 15, 2024 
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MATERIALS LEGEND 

f11 Horlzonlal HardleP!ank Siding 
L'.J COLOUR:Ughl B,own 

r:;-i Slapdash Stucco Finish 
L':J COLOUR:Slate Gray 

Q Slapdash Stucco Finish 
0 COLOUA:llghl Gray 
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(e.g. Longboard® Tongue & G1oove) 
COLOUR:SJmulatad Wood 
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Outside of Glass 
COLOUR: Medium Brown 

0 Concrete- Painted 
COLOUR: Light Gray 
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0 COLOUR: Ivory While 
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APPENDIX 1: PLANT LIST & LANDSCAPE PLAN (LINE DRAWING) 

p LANT L I ST 
Frojec.t No. 220102.KIM 

Updated @2024-04-IB 

KEY QTY. BOTANIC.AL NAME GOHMON NAHE PLANTED SIZE 
~\tu,,,~ 

2 MAcS-NOLI A 5. VULG AN Vvlc..cm Sav. Magnolia 3 @EH B bc.m cal., 1.15m std. ~ ~ 

\·; 

~ 4 PINUS GONTORTA GONTORTA Shore Pine 84 B 5.5m+ ht. 
848 5.0m+ ht. 

2 STE~ARTI A PSEUDOGAMELLIA Japcmese SteY'!artia 848 Cfc..m c..al., 1.15m std. 

Cl 20 ABELIA ED~ARD cS-OUGHER DJ'llarf Abelia #2 pot 40cm ht. 
H b HYDRANcS-EA SERRATA BLUE Bl RD Blve Bird H~drangea #5 pot 50c..m ht. 
L 44 LAVANDULA SPICA HUNSTEAD English Lavender #I pot heav~ 

OS b OSHAREA BURK~OODI I BvrkY'lood Osmaria #3 pot bOc.m ht. 

II 55 LEUCOTHOE AXEL Gherr~ Lavrel #2 pot 30cm ht. 
L:!,. 28 RHODODENDRON D~ARf (H~b. TBD) DJl'larf Rhododendron #;2 pot 3Sc..m ht. 

AIIO.-ie>d b ROSA HEIDI BONICA/RED SEVILLENA Meldlland Rose #2 pot 35c.m ht. 
© 31 TAXUS HEDIA HIGKSII Hie.k's Yell'l 84:B I.Sm+ ht. 
V 3 VIBURNUM BURK~OODI I BvrkY'!ood Vlbvrnvm #3 pot bOc.m ht., bvsh~ 
0 8 HYDRANcS-EA A. PETIOLARIS Climbing H~drangea #3 pot Stkd., Heav~ 

NOTE: I. All plant material& &hall meet orexc.eed BC.5LA/E3C.LNA 5tandard. 

2. All grass areas shall be sodded vnless otherJl'llse lndlc..ated. 
3. "H~b. TBD" denotes h~brlds to be determined at the nvrser~ dvrlng plant material fnspec..tlon. 
4. For all other reqvJrements, see Landsc.ape Spec.lfic..atlons c$ Details on 8.5 11xll 11 sheets. 

(Spec... is to be inc..lvded for tendering c$ c.onstrvc.tion vse) 
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consultants : 

O~ER : MASKEEN (HAMIL TON) PROPERTIES CORP, 
TEL: (604) 502- 9096 
fox: (604) 502-9035 
email info@moskeen.ca 

SURVEYOR : ONDERWATER LAND SURVEYING LTD. 
TEL: (604) 57'4-7311 
fox: (604) 57-4-301 8 
email mott@onderwoter.ca 

CIV,L ENGINEER : H. Y. ENGINEERING/SURVEYING 
TEL, (604) 583-1616 
fox : (604) 583- 1737 
email hyengineering.com 

TRAFFIC ENGINEER : CTS TRAFFIC ENGINEERING 
TEL; (604) 936-6190 
fo_- : (604) )1)1)1 - JOOUC 

email gvlieg®cts-bc.com 

ARBORIST : ARBORTECH CONSUL TING 
TEL: (604) 275-3484 
fox : (60-4) 275-9554 
emoll norm@orborlechbc.co 

LANDSCAPE ARCH, PMG LANDSCAPE ARCHITECTS 
TEL: (604) 294-0011 
fox: (604) 294-0022 
emoll Ben@pmglondscope.com 

CODE CONSUL TANT : PONTEM GROUP 
TEL: (604) 363-7329 
emoll echen@pontemgrp.com 

view from north-west 

Schedule 4 to the Minutes of the 
Development Permit Panel 
meeting held on Wednesday, 
May 15, 2024 
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existing building over .-Jj 

23233 Gilley Rd. ';,, 
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r.r------------------------------~ r----------------------------~ 
I ~ : I 
I I I l 
/ mixed-use commercial/residential development under construction 1 
L 1 ' I I 

I r.J I 

parcels 6 & 7 proposed residential - commercial development 
Hamilton Lands Richmond B.C. 

reeycllnglgarbago 

0240 I. (T}J yd. 

0360 I, rlJ4 yd, 

~ jg[[[] l)Plcd tpOCt: 
~ 15m. 11!.-n. 

residential visitor parking 

~to iDIJ r: :•:.:,: 
15~ ~j resldentlal parking -~[ □ r:1~~ ~~: 

~ 2,5m,,: 6.&n., 

residential rental parking 

g t~~10:{em 011::1
.~~: D ~~ol17f,!,: 

bicycle parking 

total site parking provision summary : 
259 parkade spaces in parkade 

•lnctudes5accenlbl111pacet 
- lncludea7small earspaces 
-lncludes26 tandemspaces 
(landem1p11ce,for2Jlbedroomunllsonlyl 

34 surface spaces (dwg. 3) 
-lncludos2bylawaccenlble spaces 
- Includes 2 nurvtd CPOspaces 

total parking provided - 293 spaces 

total site bicycle parking provision summary : 
raqulredclaH1.spaees: 
resldentlals trata1.6 x. 167 .,251 req'd 
resldcnUalnmtal1 .25x.19 • 24req'd 

totalrequlred: 275spae111 
non .... Hldentla1 •2spaees(111peral11) 

requlredelass2. s paees: 
.2x 166 ., J8r11sldentlalspae111 

.1.non•resldenllal1pae1111 
41lotal 

~: 26J clan 1. spaces In parkade 
12 clast 1. s paceslnsurfaeeblkeroom 
2elan1.bleytlal()(;ktrs lnpar11ade 

44clan2.vlsl\or1paeesln raeks(both levels} 

(+ 1 mf~~~:~~~:!~:~!:~~a0r~tjde ) 

I parkade area• 90,132 s.f. (8373 m2) I 
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site plan / parkade level 
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I issued for D.P. 

I 
existing building ·-·-·-·-·-·-·-·-·-·-·-·-·-·-·-·-·-·-·-·-·-·-·-·-·-·-· !-

key to unit types : 

S studio unit 

1 one-bedroom unit 

2 two-bedroom unit 

3 three-bedroom unit 

*g.f.a. per bylaw : 
12,482 s.f. 
(1 ,160 m2) 

nol11e. czoulootortocdai&otlon: 
•g.{o, per b~at utludn 1\ah I: tlmlor 

at 141per loani ir.d medlG'llcd ond 
tleclrkd room, on al lloort 

(1tferladtl}IOtf0ttdc11!0Uon1) 

::'2'1'$~i1Jl.!W~/#?/,,...../--J'-/--/---~ parcel 7 

parcel 3 

........ 
........ 

........ ........ 

parcel 2 

existing building 

m::::::::::J 
( High Street) 

[CD) 

Im [CD) 

r.r------------------------------1 r------------------- ---------~ 
I 7 I : 

/ mixed-use commercial/re
1

s idential develop~ent under construction I 
I I ---- I I 
L~ rJ parcel 1 / l 

parcels 6 & 7 proposed residential - commercial development 
Hamilton Lands Richmond B.C. 

48,896 s.f. 
4542.5 m2 

parcel 6 

62,007 s.f . 
5760.5 m2 

110,907 s.f. total site 
2.546 ac. (1 .030 ha) 

building A ground floor: 
19 apartment units 
17,000 s.f. residential 

7,900 s.f. commercial (net) 
24,900 s.f. (2323 m2) 

res ldentlal g.f.a. per bylaw calculation: 

net area-16,200 s.f. (1,505 m2) 

surface parking provision : 

32 shared visitor spaces 
(commercial & residential) 
2 reserved CPO spaces 

2 shared loading spaces 
noltrt. courl)O'dporithq : 
- spoct1lnsecureparkad1<r1lnlen6ed l<rrtsldenl1 

c,id the~ vlslt011, ood Iii lhus a ucur, 01lkl tllh 
fob-onl1accen. 

- IUl'IOCt ll)OCel h ccurlpd C(WT\$1rlN 2 tpOCH lor \ht 
CPO unit and J2JpOCH lortnart-lwm lillll'fd UN 
bylh!hn, lh1co,wnercblun\11ond IIIICPOunlL 

12 c lass 1. resident bicycle spaces 
34 class 2. visitor bicycle spaces 
-~ J tommercbl don 2. IPOCIS ne:d la pl,ug 
- oddlllanal clos! 2.\h11111' blc,d1 spoca 1n parkad1 

F""bdf===,,_==-===i 
10 o o 10 ,o 40itNtfw 
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,2() ,o ltO 100 (,0 '"' 

site plan/ ground floor 

ADP submission 
Feb. 26 2024 

revised to May 6 2024 3 
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existing building 

I parcel 3 

----- ----- ----- -----
I parcel 2 

existing building 

Gilley Road ( High Street ) 
Im 

cm im 

,r------------------------------7 r----------------------------, j Lo I I 

/ mixed-use commercial/re~idential developm'ent under construction l 
I I I I I 
L, r.J parcel 1 1 I 

I I L, ___ _, I : ~ 
parcels 6 & 7 - proposed residential - commercial development 

issued for D.P. I Hamilton Lands Richmond B.C. 

key to unit types : 

S studio unit 
1 one-bedroom unit 

2 two-bedroom unit 

3 three-bedroom unit 

4-H,--,/-flll--Hl''---"l,,,__,,.__,I-+ building B floors 2,3,4: 

~ 
lo • 0 

,. ,,,, 

14 units per floor 
13,072 s.f./floor 

(1,215 m2) 

•g.f.a. per bylaw : 
12,712 s.f.lfloor 

(1,181 m2) 

building A floors 2,3,4,5 : 
28 units per floor 

22,080 s.f. 
(2,051 m2) 

•g.t.a. per bylaw : 
19,474 s.f./floor 

(1,809 m2) 

no\111.grounoororeo: 
'g.l,a. per b~ot eiitludes 1lor3, devulcn ond 
mechc111led ond eleclrleol room1 on al llo«a 
- med'I. a elec. rooms only on 9'0Und loor 
- refw to d*g. 10e for cdailollont 

I ,. __ 
.. loo IIOINI 

l!, l!, jz 1 A 
.ll .ll -~ u u ~ .ll 

.l! J 
l ? 

7 'il ~~ " ~~ 
ii. 

~ .. ,I & 

8~ a" 15: 
g u " i.o 5i 
ail ·" a 
i~ MJ 

~., 
b !H 1~ 

() £ I~ -u 
i~ iii 

~ 
!l 

'l' lBo e [Em 5 
9 0 

j ~r 
• I~ 

£ i~~ ~ .. ~ 
2wii 

I I ! ~l 
f } 

-st-

' I 

l -<( 

a, 

"' J ij' °' • :f i .!. • l N -=--
levels 2, 3, 4 & 5 ~ f i i ~ 

ADP submission 
Feb. 26 2024 

revised to May 6 2024 4 



EXTERIOR VAT£RIALS & FINISHES : 
VAT£RIAL / FINISH COLOUR VAT£RIAL / FINISH 

(DSTONE IKL - \\,ARTON [STAT£ STONE @ \\,NOO\\S & OOORS : 

Q)JAl,i[S HARDI[ PANELS cOl,IVERaAL UNITS -
Si,IOO!H - PRIVE - NIGH GRAY 

l{RTICAL 9DING Sffi[ RE~OENTIAL UNITS -
Q)JAl,i[S HARDIE PANELS sl,IOO!H - PRIVE - NIGHT GRAY @ Al,IENITY BUILDING 
(l)JAl,i[S HARDIE PANELS sl,IOO!H - PRIVE - COB!I.E STONE @HARDI[ F Asa A 

@JAl,i[S HARDIE PANELS s!IOOTH - PRIVE - ARCTIC \\Hl1£ (D)CONCR[T[ 

@JAl,i[S HARDI[ SOfFIT sl,loo!H - PRIVE - ARCTIC \\HIT[ @ALUV. AND Gl,\SS R~LING 

Q)FAST PLANK SYS1£V DARK WALNUT @GLASS CANOPY 
@cOl,IVERClAL SGNAGE / 

@Alll VHAL PANEL SOLUTION PEW1£R METALLIC Sek BACKING SUPPORT 

COI.CXJR 

BLACK ALUVINUV FRAVES 
CLEAR Gl,\SS 
BLACK ~NIL & CLEAR GLASS 
\\HIT[ [NAl,IEL FRAVES & CLEAR GLASS 
nVBrn BARK 

NA TUR AL C0NCR[1[ 
BLACK £NAVEL ALUV. & CLEAR GLASS 

CLEAR Gl,\SS 
B. coVPO9T[ \\'000 PtASTIC 
DARK WALNUT (I 1/2 IN+ ◄IN) 

'"'''"' ------♦{ii 

GLLEY ROAD-©-

.,...,n 
----♦-◄.'ii 

U/llPAAKOIO 
----♦o.~ 

key plan ~ 

parcels 6 & 7 - proposed residential - commercial development ADP submission 
Feb. 26 2024 

Hamilton Lands Richmond B.C. revised to May 6 2024 Sa 



A3 partial west elevation to courtya(t 

~::°n. ---------1-

!E!:11!.1!!.l!:.. __ _ 
tll,71 

!!!!11!!1.,_ __ _ 
t lO.H 

A5 north elevation 
L,,_ 

entrance . . ' 

L,,_ 
lobby 

A4 partial north elevation to courtyard 

parcels 6 & 7 - proposed 
Hamilton Lands 

5£1:d(Dn -;ur------

"'""'n ---~ 

L,,_ 

GARRIPIE AVE~UE 

~'----~ 
GILLEY ROAD key plan© 

AG partial west elevalf~':{ to plaza 

residential - commercial development 
Richmond B.C. 

EXTERIOR MATERIALS & FINISHES : 
MAT£R1Al. / FlijS>l 

(!) STQNE 

@ JAMES HARDIE PANELS 
11:RTICAL SIDING Sl'll.E 

Q:) JAMES HARDIE PANELS 

(l) JAMES HARDIE PANELS 

@ JAMES HARDIE PANELS 

@ JAMES HARDIE SOfnT 

(J) FAST P1.ANK SYSTEM 

@ ALIJ METAL PANEL SDI.UTioH 

® \'INDOWS & DOORS -
coVVERCIAL UNITS 

RrnD[NTIAL UNITS 

@JAMES HARDIE FASOA 

(!JI CONCRETE 
@ METAL AND GLASS R~LING 

@METAL & GLASS CANOPY 
(]JI col,IVERCIAL ~GNAG£ 
@ ~CN BACKING SUPPORT 

co.cm 
IXL - \\IARToH ESTATE SToHE 

SMOOTH - PRIVE - NIGHT GRAY 

SMOOTH - PRIVE - NIGHT GRAY 

SMOOTH - PRIVE - ARCTIC \\IHTE 

SMOOTH - PRIVE - COBBLE SToHE 

SMOOTH - PRIVE - ARCTIC \\lllTE 

DARK WALNUT 

PEWTER METALLIC 

BLACK ALuVlliuV FRAMES 
a.EAR GLASS 
BlACK ~Nil & a.EAR GL\SS 
PRIVE COi.OR - PEWTER METALLIC 

NATIURAL CONCRETE 
BLACK / NA TIURAL ANDO. ALLIV. 

PA TTERIED GI.ASS 
(VARIES, 3D ILLUMINATED) 
B. Col,IPOSITE l'(OOO PLASTIC 

DARK WALNLIT (1/l' X !") 

ADP submission 
Feb. 26 2024 

revised to May 6 2024 Sb 
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couNC _____ _ 

F'OURTHF'L 
+l'J:'"1r------

THIROF'L 
♦10.u- -

SCCCINO F'L 
+7.61 __ _ 

mou~o n +T.fi"6 __ _ 

..:::::,._ 
lobby 

B1 - south elevation to courtyard 

C[IU)'(C ___ _ 

F'OVRTl-1 fl 
+Inr-----

Tl-llROfL +lfili ____ _ 

SCCCIND Fl rrs1------

GROUND Fl 
+4.56----

B3 - west elevation exit ..:::::,._ 
lobby 

CU.ING ------

fOVRTl-1 fl +1J.1T _______ _ 

THIRD fl +Tir66 _____ _ _ _ 

SECOND fl +7.111 __ _ _____ _ 

JUQ_P~G 
+o.4~ --

(0 ® 
parcels 6 & 7 

Hamilton Lands 

EXTERIOR !i!ATERIALS &: fl~ISHES : 
UATtRIAL/fVf~ "'"" (!)Sl°'lE IXL-'#ARTOl'{ESTATCST<i{E 

(!)JAIJES HAROIE P»iClS 
'f{RTICAI. SIOOiG snu: 

slJoom - PR~[ - NKJIT mAY 

@JAIJESHAROIEP»!ClS slJOOnt - PR!IJE - NIGH mAY 

(!)J/llES HAAO[ P!l<OS suoom - PRjJ[ - ARcllC 111-tl[ 
(!)JAIJESHAROIEP»!ClS slJOOTH - PRl!JE - COBll.E STOI([ 

(!)JAIJESHAROIESOFTIT slJOOTH - PRIVE - ARCTIC 'l\ttll[ 

(JJrASll'WjJ(SlSffU OARK'ffAikJT 

@AI.IJl.tTAI.PA.\i[L5a.UTI(j( P<l\'TE!l Uwwc 

®~-·"''"" BLAO<Alu\lNllJmAI/ES coU\IEROAI.UklTS 
CLEAAClASS 

RESl>EI\IW.liiJTS OL.AO<Vokn.&Cl!ARa.ASS 

@JAUES HARD( FASCA PRt\lE CCX.OR - PC'ffTER IJETALUC 
<lJ>OlliO!m kATVRALC!liCRETC 
@UEIAl!l<Oo.ASSRAIA<G ,.;c, I NAM"- AAoo. AtuU. 
<!)I.IETAL .t: a.Ass CANOPY PATTERkED Cl.Ass 
(!}CrAA/EROAl 9GliAGE (VAAlES.JOUIMlilTED) 
@9'2iOAO<f.!G9JPPOOI D.cd.lP09TCPPLAST1C 

,.,, W"""T(l/l' x •·1 

B4 - east elevation 

proposed residential - commercial development 
Richmond B.C. 

~ 
GAR~ Al/f. UE 

GILLEY ROAO 

building B elevations 

ADP submission 
May 6, 2024 Sc 
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Garripie Ave. strollway strollway 

streetscape to 'strollway' 
10 10 20 

existing bulldlng (approx.) 

streetscape to Gilley Road 'High Street' f==b===:J~======i:::==::::F====i 
10 10 20 JO mt!lrH 

parcels 6 & 7 - proposed residential - commercial development 
Hamilton Lands Richmond B.C. 

Gilley Road 

Smit Crescent 

streetscapes 

ADP submiss ion 
Fe b, 26 2024 

revised to May 6 2024 6a 
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Smith Crescent 
parkade entry building B 

streetscape to Garripie Avenue 
10 20 JO mttlre!I 

Gi lley Road building A bui lding B 

streetscape to Smith Crescent 

parcels 6 & 7 - proposed residential - commercial development 
Hamilton Lands Richmond B.C. 

ulsUngbulldlng(appro~.) 

-e-
CAARIPIE A'rU!tJE 

C r 

a~ 
CU.CY ROAD key plan @ 

Garripie Ave. 

streetscapes 

ADP submission 
Feb. 26 2024 

revised to May 6 2024 6b 
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2-bedroom apt. 3-bedroom apt. 

3 

2-bedroom apt. 3-bedroom apt. 

2-bedroom apt. 

to m.t".-.. (0 

parcels 6 & 7 
Hamilton Lands 

-~:! _____________________ _ 

r- -1i 
i::ft:::::::::::::::::::::: 
' ,, r--.J i, 

I possible ruture development 

l ('
1
~tacked townhouses') 

------~----------------------
1-r- - - - -n ----------------- - ----

[ ~-----ii 
. :: :: 

f---r ~r 1·····r f;;;;;;;;;;;;~::::::: 
! --#,:.1u1u,•:ldtw•I~ ! ! 
• ___ Ji_ ~:;·:~::::u~;:~d1 -~~-------------------
~ i tJ:----!:~~l~~ ~:U~_P!~~~----

1-•·rnl i 't-future1.5m. 

plj i r.o.w. 

20 JD IHI detail section C 

xx 

2-bedroom apt. 

2-bedroom apt. 

2-bedroom apt. 

2-bedroom apt. 

2-bedroom apt. 

(O 20 

boiler room (behind) 

2-bedroom apt. 

2-bedroom apt. 

2-bedroom apt. 

2-bedroom apt. 

xx 

__ pr2posed bulldlng_h~ht ~~ax .• allowed bulldlng height l.0 QQ 

I 

i 

detail section B pl 

proposed residential - commercial development 
Richmond B.C. 

section C 

-,,,, 

Allure trees 
eostslde 

i 
i 
pl 

detail site sections 

ADP submission 8 b 
Feb. 26, 2024 

revised to May 6, 2024 
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3'-6" h. 

ft(!) pipe roiling~ 
~rth P.L. 

north P.L. I 

12" CONC. _/ <o'<> 
RETAINING WALL ,-.,...___,.o,...·_ 

SECTION 

existing 
bldg. 

(approx.) 

\J 
12" CONC. I 

RETAINING WALL 

arripie Ave.I 

ED SECTION 

I 

north P.L. II existing house 

3'-6"h. 

1'f (!) pipe railing 

Garripie Ave. 

building B 

------------------xr------

7 (D road profile detai;s~t Garripie Ave. 
North - Seal ■ : 1/16"•1'-o· 

property grade 

parking 
0m 118'-o'J 

o' 16' 

parcels 6 & 7 - proposed residential - commercial development 
Hamilton Lands Richmond B.C. 

20' 

Smith Crescent 

, ....... 

site details 

ADP submission 
Feb. 26, 2024 

revised to May 6, 2024 9 
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issued for D.P. 

~-Lr-Lr~r-Lr-L~~ 

□ □ roof 

..r""LJ"1 __ jL-J""'L._..r"'l..._ 

level 5 level 4 

level 2 

level 3 

studio unit 

B one-bedroom unit 

C two-bedroom unit 

D three-bedroom unit 

( r denotes reverse plan) 

~ affordable unit 

BUH basic universal housing 

all affordable units (19 units) to have 
Basic Universa l Housing features 

(per Zoning Bylaw section 4.16) 

parcels 6 & 7 - proposed residential - commercial development 
Hamilton Lands Richmond B.C. 

affordable housing data : 

minimum unit areas per AH Strategy : 

studio unit 400 s.f. 37 m2 
1-bedroom unit 535 s.f. 60 m2 
2-bedroom unit 741 s.f. 69 m2 
3-bedroom unit 980 s.f. 91 m2 

affordable units provided : 
none studio units 

1-bedroom B5 
2-bedroom CJ 
2-bedroom C4 
2-bedroom CS 

2 X 552 = 1104 S.f. 

1 x974= 974s.f. 
9 X 748 = 6732 s.f. 
1 X 964 = 954 s.f. 

3-bedroom D1 3 x 1072 = 3216 s.f. 
3-bedroom D2 3 x 1020 = 3060 s.f. 

19 units total -16,040 s.f. 
(min. required area: 15,695 s.f. - see 10e) 

affordable unit percentages : 

2/19 = 10.5% 1-bedroom units 
11/19 = 57.9% 2-bedroom units 
6/19 = 31.6% 3-bedroom units 

100¾ 

total all units percentages : 
bldg. A: bldg. B : total: 

studio- 15 

I 
115 1-bedroom - 53 23 76 

2-bedroom - 59 29 88 
3-bedroom - 4 3 7 - -

131 55 186 

8.0% 
40.9% 
47.3% 

3.8% 

100¾ 

apartment unit distribution 

ADP submission 
Feb.26,2024 

revised to May 6 2024 10d 
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A studio unit 

8 one-bedroom unit 

C two-bedroom unit 

D th ree-bedroom unit 

(refer to dwg. A-11a for locations) 

saleab le/rentable f loor areas : 

commercial area : 

7,930 s.f. inc luding CPO 

(includes mech. & elec. spaces) 

sa leable residential area : 

unit type area no. units total area -

A 444 s.f. 14 6,216 s.f. 
A1 460 s.f. 1 460 s.f. 

8 572 s.f. 26 14,872 s.f. 
81 656 s.f. 7 4,592 s.f. 
82 695 s.f. 5 3,475 s.f. 
83 686 s.f. 18 12,348 s.f. 
84 695 s.f. 4 2,780 s.f. 
8 5 539 s.f. 11 5,929 s.f. 
86 827 s.f. 1 827 s.f. 
B7 742 s.f. 1 742 s.f. 

C 846 s.f. 36 30,456 s.f. 
C1 872 s.f. 6 5,232 s.f. 
C2 846 s.f. 4 3,384.1. 
C3 975 s.f. 27 26,325 s.f. 
cs 754 s.f. 6 3,770 s.f. 

D2 1,020 s.f. 1 1,020 s.f. 

totals - 167 units 122,571 s.f. 
(11387 m2) 

rentable residential area : 

uniy type area no. units total area -

B5 552 s.f. 2 1,104 s.f. 

C3 974 s.f. 1 974 s.f. 
C4 748 s.f. 9 6,732 s.f. 
CB 954 s.f. 1 954 s.f. 

D1 1,072 s.f. 3 3,216 s.f. 
D2 1,020 s.f. 3 3,060 s.f. 

tota ls- 19 units 16,040 s.f. 
(1490.1 m2) 

residentia l summary : 

total units - 167 + 19 = 186 units 

total unit area- 122,571 + 16,158 = 138,729 s.f. 
(12,887.9 m2) 

stair 
158 s.f. 

parcels 6 & 7 
issued for D.P. Hamilton Lands 

levels 2-5 ground floor 

bylaw floor area calculation (net area for density calculation) : 

building A: 

floor- actual gross area -

ground 25,160 s.f. 2336.4 m2 
second 22,848 s.f. 2122.6 m2 
third 22,848 s.f. 
fourth 22,848 s.f. 
fifth 22,848 s.f. 

totals - 116,542 s.f. 10826.8 m2 

bui lding B : 

floor - actual gross area -

ground 13,012 s.f. 1208.8 m2 
second 13,072 s.f. 1214.4 m2 
third 13,072 s.f. 
fourth 13,072 s.f. 

totals- 52,228 s.f. 4852 m2 

deductions per zoning bylaw -f------ -~------~---------, bylaw net floor area-
elevators stairs 

158 s.f. 316 s.f. 
158 s.f. 316 s.f. 
158 s.f. 316 s.f. 
158 s.f. 316 s.f. 

632 s.f. 58.7 m2 1,264 s.f. 117.4 m2 

mech. I elec. 

454 s.f. 

454 s.f. 42.2 m2 

24,696 s.f. 2294.3 m2 
22,374 s.f. 2078.5 m2 
22,374 s.f. 
22,374 s.f. 
22,374 s.f. 

114,192 s.f. 10608.4 m2 

deductions per zoning bylaw -
t-------~------~----------< bylaw net floor area-

elevators stairs 

74 s.f. 316 s.f. 
74 s.f. 316 s.f. 
74 s.f. 316 s.f. 

222 s.f. 20.6m2 948 s.f. 

mech. I elec. 

210 s.f. 

88.1 m2 210 s.f. 19.5 m2 

12,802 s.f. 1189.3 m2 
12,682 s.f . 1178.2 m2 
12,682 s.f. 
12,682 s.f. 

50,848 s.f. 4723.8 m2 

notes -

- mech. and elec. spaces may be 
deducted on any floor 

- stairs and elevators deducted above 
ground floor only 

notes-

- mech. and alee. spaces may be 
deducted on any floor 

- stairs and elevators deducted above 
ground floor only 

tota l bylaw floor area for site density calcu latlon: 114,192 + 50,848 = 165,040 - (22 x 20') = 164,620 s.f. r20 s.f./unit deduction fo r units with BUH features) 

bylaw resldentlat area for affordable housing provision requirement : 

by law tota l area: 114,192 + 50,848 = 165,040 s.f. bylaw residential area : 165,040- 7,930 = 157,110 s.f. x 10¾ = 15,711 s.f. required area provided: 16,158 s.f. 

fl oor area calculations 

proposed residential - commercial development 
Richmond B.C. 

ADP submission 
Feb. 26, 2024 

rev ised to May 6 2024 10e 
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roof 

ROOF PLA~ 

~!f 

activity r om 

activity r om 

F=t..:....-=--.F7 
6 0 to melrs, 

o 6 to 20 30 

activity room 
720 sq. ft (67 m2) 

SCC~D FLOOR pt~ 1,082s.f. (100.5m2) deckarea450s.f. (42m2) 
.J/11·-1•-o· 

lu.,l~o'-O"j ~ T ,,~, 
r r 

11T!i1 ~~ ,,~- ) 

I 
[U-&J 

I ----
I ! 

,_ 
GROU~D f'l.OOR pt~ 1,450 s.f. (134.7 m2) 

J/ID"•l ' •o• 

skylight 

parcels 6 & 7 - proposed residential - commercial development 
ADP submission 

Feb. 26 2024 
revised to April 12 2024 Hamilton Lands Richmond B.C. 11a 



west elevation to strollway 

[XlERIOR MATERIALS & fl~ISHES : 
MA TERI AL / FINISH CCX.OUR MA TERI AL / FlNISH COi.OUR 

(DSTONE IXL - \\,ARTON ESTATE STDltE (ID \\1NOO\\S & ODORS : 
BLACK ALUMINUM fRA\IES 

@JA\IES HARDIE PANELS 
coliMERCIAL UNITS -

5MOOTH - PRIME - NIGHT GRAY CLEAR GlASS 
VERTICAL SIDING smE RE~OENTIAL UNITS - BLACK ~NYL & CLEAR GlASS 

Q)JA\IES HARDIE PANELS SMOOTH - PRIME - NIGHT GRAY @ AMENITY BUILDING \\ttlTE ENA\IEL FRAMES & CLEAR GLASS 
o □ n 
{!)~ (!)~lll~»ps (!)~ 

auu:t - amrsui ai.a.a-MC-.:tt-.: 
(!)JA\IES HARDIE PANELS SMOOTH - PRIME - COBBLE STONE @) HARDIE f ASCIA TIMBER BARK 

@JA\IES HARDIE PANELS SMOOTH - PRIME - ARCTIC \\ttlTE (]JICONCRETE NATURAL CDltCRETE 

@JA\IES HARDIE sorm SMOOTH - PRIME - ARCTIC \\ttlTE @ALUM. AND GLASS RAJUNC BLACK ENAMEL ALUM. & CLEAR GLASS 

Q)FAST PLANK SYSTEM DARK WALNUT @GLASS CANOPY CLEAR GLASS 
@COMMERCIAL ~GNAGE / B. COI/PO~TE \\1000 PLASTIC 

@ALl3 METAL PANEL SCX.UTION PEWTER METALLIC SIGN BACKING SUPPORT DARK WALIM (I 1/2 IN+ ◄IN) □ (!)~ 
UI.U•amt!ID( 

materials & colours - all buildings 

south elevation east elevation entrance 

6 0 6 IOm,tru 

parcels 6 & 7 - proposed residential - commercial development 
ADP submission 

Feb. 26 2024 
revised to Aprll 12 2024 Hamilton Lands Richmond B.C. 
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City of 
Richmond 

To: Development Permit Panel 

From: Josh Reis 

Report to Development Permit Panel 

Date: May 14, 2024 

File: DP 18-829207 
Program Manager, Development 

Re: Application by Arcadis Architects (Canada) Inc. for a Development Permit at 
9520 Beckwith Road 

Staff Recommendation 

That a Development Permit be issued at 9520 Beckwith Road to permit the construction of a 
7-storey light industrial and office building on a site zoned "Light Industrial and Office (Zll 9) -
Bridgeport Village (City Centre)". 

Josh Reis, MCIP, RPP, AICP 
Program Manager, Development 

JR:ke 
Att. 3 

7570968 



May 14, 2024 - 2 -

Staff Report 

Origin 

DP 18-829207 

Arcadis Architects (Canada) Inc. (on behalf of Mailin Chen, Adam Wu and Zhiping Zhang, 
directors of 1128457 BC Ltd.) has applied to the City of Richmond for permission to develop a 
7-storey 3,757 m2 (40,436 ft2) light industrial and office building at 9520 Beckwith Road on a 
site zoned "Single-Detached (RS 1/F)". The site is currently vacant. 

The site is being rezoned from the "Single-Detached (RS 1/F)" zone to the "Light Industrial and 
Office (Zll 9) - Bridgeport Village (City Centre)" zone for this project under Bylaw 9931 
(RZ 18-821103 ), which was granted 3rd reading at the June 17, 2019 Public Hearing. 

A previous report was considered and endorsed by the Development Permit Panel on 
November 14, 2019. Since the project was endorsed at the November 14, 2019 Development 
Permit Panel meeting, a number of revisions have been undertaken to the proposal and are 
summarized as follows: 

• Revisions to the Environmentally Sensitive Area (ESA) compensation approach at the 
south edge of the subject site previously approved through General Compliance for 2899 
and 2888 Jow Street (DP 18-825006) south of the subject site that was issued by Council 
on November 28, 2022. 

• Requirements for this project to secure legal agreements on neighbouring properties for 
the purposes of providing parking, vehicle access, loading facilities, a canopy over the 
main building entrance, and pedestrian/public access for use and the benefit of the 
development on the subject property. 

• Updates to the project's building energy efficiency performance targets to be in 
compliance with BC Energy Step Code for applicable portions of the project. 

This report focusses on the changes to this project outlined in the above bullets and incorporates 
these revisions into a modified Development Permit for the project on the subject site. 

Except as noted in this report, information in the Development Permit Panel report presented at 
the November 14, 2019 meeting remains applicable to this proposal and is attached for reference 
purposes (Attachment A). The proposal's overall site planning, urban design, architectural and 
landscape features and vehicle access, site circulation and parking provisions remain consistent 
with what was presented to the Development Permit Panel on November 14, 2019. 

This project is proposed to be the fourth building in the multi-phased development involving the 
following surrounding properties: 

• 2777 Jow Street (to the west) newly constructed office and industrial building. 
• 2899 and 2888 Jow Street (to the south) proposed hotel on each lot (currently under 

construction). 

The proposed building consists of light industrial uses on levels 1 and 2, off-street parking on 
levels 3 and 4 and office uses on levels 5, 6 and 7, which complies with the "Light Industrial and 
Office (Zll 9) Bridgeport Village (City Centre)" zone for this project. 

7570968 



May 14, 2024 - 3 - DP 18-829207 

A Servicing Agreement (SA 19-873503) is required as a condition ofrezoning adoption and 
includes, but is not limited to, the following improvements: 

• Road and frontage works along the subject site's Beckwith Road frontage (including all 
applicable transitions and tie-ins). 

• Infrastructure works related to service connections and tie-ins and identified upgrades to City 
storm and water systems in accordance with the rezoning application (RZ 18-821103 ). 

Development Information 

Please refer to attached Development Application Data Sheet (Attachment B) 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 Beckwith Road, single-family homes zoned "Single-Detached (RS 1/F)" 
and designated Industrial Reserve - Limited Commercial in the City Centre Area Plan 
(CCAP); 

• To the east: an existing commercial development zoned "Auto-Oriented Commercial (CA)"; 
• To the south: a site currently under redevelopment for a proposed hotel zoned "Light 

Industrial, Office and Hotel (Zll 0) Bridgeport Village (City Centre)"; and 
• To the west: a recently constructed business centre building containing offices and light 

industrial uses zoned "Light Industrial, Office and Hotel (Zll 0) - Bridgeport Village (City 
Centre)". 

General Compliance at 2899 and 2888 Jow Street 

On November 28, 2022, Council approved a General Compliance for changes to the design of 
the proposed landscaping and Environmentally Sensitive Area compensation plan for 
Development Permit (DP 18-825006) that is for two separate hotels located at 2899 and 2888 
Jow Street. The reason for the General Compliance was to address the decline in health and 
death of a stand of trees located on 2888 Jow Street and the subject site (9520 Beckwith Road) 
that are contained in a designated ESA and previously had been identified for retention. A 
comprehensive revised ESA compensation plan was developed by the project's Qualified 
Environmental Professional (QEP) and landscape architect that is coordinated with the approved 
General Compliance and this Development Permit application for 9520 Beckwith Road. 

That General Compliance report noted that the changes to the ESA compensation plan being 
provided on 9520 Beckwith Road would be confirmed and appropriately secured through the 
modified Development Permit being presented in this report and included: 
• the provision of 14 replacement trees and accompanying shrubs on the subject site; and, 
• The conversion of one tree on the subject site which had declined in health to a wildlife tree. 

Additional information about the ESA compensation plan being provided for in the Development 
Permit proposed for the subject site at 9520 Beckwith Road, including the necessary revisions to 
the implementation measures as a result of the General Compliance approved changes (i.e., legal 
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agreement updates; landscape security/performance provisions), is provided in latter sections of 
this report. 

Staff Comments 

The revised proposal 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 Pennit application and is consistent with the building design previously considered 
and endorsed by the Development Permit Panel on November 14, 2019. In addition, it complies 
with the intent of the applicable sections of the Official Community Plan and is in compliance 
"Light Industrial and Office (Zll 9) - Bridgeport Village (City Centre)" zone for this project. 

Advisory Design Panel Comments 

The revisions to this project outlined in this report did not result in any changes to the building 
design or on-site landscape provisions outside of the ESA compensation area. Based on this, 
subsequent review by the Advisory Design Panel (ADP) was not required. 

Analysis 

Overview of BSA Compensation on 9520 Beckwith Road 

• 

• 

• 

• 

• 

• 

The landscape plans for the compensation to be provided at grade are compliant with the 
plans presented and approved through the processing of the General Compliance for the 
properties to the south. 
The plan provides for compensation planting at the south edge of the site and will contain 
14 replacement trees and accompanying shrubs and groundcovers. 1 of the 5 wildlife trees 
(trees that have declined in health and died) will be retained on the subject site to provide 
additional ecological habitat and function. 
All trees and shrubs consists of native species and verified by the consulting QEP to provide 
ecological habitat and function in the compensation area. The area of the compensation to be 
provided for on-site at the south edge of 9520 Beckwith Road at grade is 146 m2 (1,572 ft2

) 

Consistent with the rezoning, additional ESA compensation planting in the rooftop areas will 
be provided on level 5 and level 7 of the development, which will consist of native shrubs, 
plants and trees. No changes have been made to these compensation areas through the 
previously referenced General Compliance process. The combined areas of compensation 
plantings on level 5 and level 7 is 457 m2 (4,919 ft2

). 

A total of 603 m2 (6,491 ft2
) ESA compensation area achieves a net gain of 333 m2 

(3,584 ft2
) when compared to the original assessed ESA of 270 m2 (2,906 ft2). The project 

QEP has confirmed that the proposed ESA compensation plan for the subject site will result 
in a net gain in habitat area and improvement in ecological function. 
The Landscape cost estimate for the ESA compensation and enhancement areas and 
associated landscape security and performance provisions have been updated to reflect the 
changes outlined in this report. 

Overview of Remaining Landscaping on 9520 Beckwith Road 
• Remaining areas of landscaping will be along the subject site's north property line (Beckwith 

Road) and portions of the west property line (Jow Street) that will provide a landscaped edge 

7570968 



May 14, 2024 - 5 - DP 18-829207 

between the building and sidewalk/grass and treed boulevard along Beckwith and parking 
and road access along Jow Street. 

Implementation, Monitoring, Maintenance and Performance Provisions - BSA Compensation 
and On-site Landscape Areas 

• 

• 

• 

For ESA compensation areas: 
o A legal agreement will be registered on the subject site to secure the ESA 

compensation areas proposed in this Development Permit proposal. This legal 
agreement will also cover the ESA compensation area on the neighbouring site 
directly to the south along the north portion of 2888 Jow Street (to take into account 
the ESA compensation area that is located both on 9520 Beckwith Road (south 
portion) and 2888 Jow Street (north portion). This legal agreement will also include 
ESA compensation post-implementation monitoring and maintenance provisions in 
accordance with the report and recommendations of the QEP. This legal agreement 
updates the prior rezoning consideration item to take into account revisions to the 
ESA compensation approach that was brought forward and approved through the 
referenced General Compliance review process. This legal agreement will be 
registered on title as a Development Pennit consideration item to be completed for 
this project (Attachment C). 

o In accordance with the recommendations of the project QEP, once ESA compensation 
works have been implemented, monitoring will occur over a five year period to 
ensure vegetation establishment, survivorship and growth. Monitoring and 
inspections by the consulting QEP will occur twice a year (spring and fall) with the 
QEP to provide reports to the City after each inspection. 

o Consistent with the prior Development Permit endorsed on November 14, 2019, the 
Development Permit consideration incorporates monitoring from the project's QEP 
on bird activity to ensure mitigation measures incorporated into the project's building 
and landscape design are mitigating the risk of bird strikes in the development. 

o Prior to Development Permit issuance, the applicant is required to submit a landscape 
security for all proposed ESA compensation works identified in the plans based on 
100% (plus a 10% contingency) of the cost estimate provided by the landscape 
architect. Based on the provided cost estimate, an ESA landscape security of 
$110,466 is a required Development Permit consideration for this project. 

For remaining on-site landscaping along the west and north portions of the site and other 
landscape elements within the project: 

o Prior to Development Pennit issuance, the applicant is required to submit a landscape 
security for all proposed on-site landscaping works identified in the plans based on 
100% (plus a 10% contingency) of the cost estimate provided by the landscape 
architect. Based on the provided cost estimate, an on-site landscape security of 
$260,095 is a required Development Permit consideration for this project. 

The applicant has also coordinated and has an agreement with the neighbouring commercial 
development to the east to update an existing continuous landscaped buffer edge located on 
this neighbouring site (9711 Bridgeport Road) that would maintain a contiguous landscaped 
edge between the these two properties. 
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Vehicle Access, Parking, Loading and Pedestrian Access Provisions on Neighbouring Sites 

• 

• 

The development on the site at 9520 Beckwith Road is considered the final phase in the 
overall project involving the three other development sites (2777 Jow Street - new office and 
industrial building; 2899 and 2888 Jow Street - Hotel project currently being constructed). 
These development sites were envisioned to largely function together as a whole consistent 
with prior approvals. 
The proposed development involves the provision of vehicle access, parking, loading 
facilities and pedestrian sidewalk that are located on neighbouring properties. To facilitate 
this arrangement, legal agreements (including public right of passage statutory right of way 
for the pedestrian sidewalk) are required to be provided by the neighbouring properties to the 
east (2777 Jow Street and 2899 Jow Street) as a Development Permit consideration. The 
applicant has provided a letter from their lawyer confinning that the adjacent property 
owners have not objected to the registration of these agreements. 

o Vehicle Access - Is provided from the north-south road (Jow Street) located on the 
neighbouring site to the east (2777 Jow Street) that connects Beckwith Road and 
Bridgeport Street. A legal agreement will be required as a Development Permit 
consideration for this project that will facilitate vehicle access through the 
neighbouring property at 2777 Jow Street. The location of the vehicle access is at the 
south west portion of the subject site and will enable access to Jow Street. 

o Parking - On neighbouring site at 2777 Jow Street between the road and west edge of 
the subject site, there is an existing row of off-street parking. Through the prior 
rezoning for 9520 Beckwith Road, 4 parking stalls on 2777 Jow Street will be secured 
through a rezoning consideration legal agreement to be used solely for the 
development on the subject site. 

o Loading-The subject site provides for on-site loading facilities (two medium sized 
loading spaces). In accordance with the previous rezoning, large loading space 
facilities is being provided on 2899 Jow Street that will be able to be used by the 
subject development at 9520 Beckwith Road. A legal agreement will be required as a 
Development Permit consideration for this project that will facilitate shared loading 
bay facilities located on 2899 Jow Street. 

o Pedestrian Access and Sidewalk On the neighbouring site to the west (2777 Jow 
Street) between the road, parking and west property line of 9520 Beckwith Road, 
there is an existing concrete sidewalk. To ensure access is available to the public 
along the west frontage of the development at 9520 Beckwith Road that has access to 
the industrial units and office lobby at-grade, a legal agreement will be required as a 
Development Permit consideration for this project. This legal agreement will apply 
to an area 2.9 m (9.5 ft.) in width and 75.2 m (246.7 ft.) in length and located on 2777 
Jow Street and will provide for public access and City access for servicing and 
emergency service purposes. 

Canopy Encroachment into 2777 Jow Street 
• The subject development proposes a canopy over the main entrance to the office component 

of the project at the south west portion of the building. This canopy is permitted to encroach 
up to the subject site's west lot line, in accordance with Zoning Bylaw requirements. This 
development is proposing to encroach this entrance canopy approximately 1. 7 4 m ( 5. 7 ft.) 
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over the shared property line between of the subject site (9520 Beckwith Road) and 2777 
Jow Street. 

• To facilitate encroachment of a canopy onto the neighbouring property at 2777 Jow Street, a 
legal agreement will be required between these two properties that will also need to address 
the canopy also encroaching over a portion of public access and sidewalk being secured over 
this area and is a Development Permit consideration item for this project. 

Building Energy Efficiency Revisions -Application of BC Energy Step Code Provisions 

• 

• 

• 

At the time that Development Permit Panel last considered the proposed development, the 
project had proposed to meet the Leadership in Energy and Environmental Design (LEED) 
Silver criteria as a sustainability measure proposed for the subject development. Since then 
and with revisions to the City's sustainability policies, the application of the BC Energy Step 
Code (to the office use) and other building energy efficiency performance targets (to the 
industrial use) will be applicable and complied with in this development. 
Through the associated rezoning application, a legal agreement to secure this development's 
requirement to connect to a District Energy Utility (DEU) is required and ensures the 
building is designed with the capability of being serviced by a DEU system. 
For the office component of the project, the applicant's consultant has undertaken 
preliminary modelling to confirm that the proposed building design in this Development 
Permit application will be able to meet the applicable BC Energy Step Code 3 performance 
targets for the project. For the industrial component of the building, the applicant's 
consultant has confirmed the building has been modelled and will be compliant with the 
National Energy Code of Canada for Buildings (NECB) energy efficiency pathway for this 
component of the project. 

Lighting 
• At-grade, light bollards are integrated along the north and west sides of the building that have 

been design and oriented to minimize light over spill and glare into surrounding areas. 

Conclusions 

This Development Permit presents revisions to the project on ESA compensation changes and 
updated building energy efficiency targets for this project. 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. 

Kevin Eng 
Planner 3 

KE:cas 

y 

Att. A Previous Staff Report Considered at November 14, 2019 Development Permit Panel 
Att. B Development Application Data Sheet 
Att. C Development Permit Considerations 
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City of 
Richmond 

ATTACHMENT A 

Report to Development Permit Panel 

To: Development Permit Panel Date: October 24, 2019 

From: Wayne Craig File: DP 18-829207 
Director, Development 

Re: Application by IBI Group Architects (Canada) Inc. for a Development Permit at 
9520 Beckwith Road 

Staff Recommendation 

That a Development Permit be issued which would permit the construction of a seven-storey 
light industrial and office building at 9520 Beckwith Road on a site zoned "Light Industrial and 
Office (ZI19)-Bridgeport Village (City Centre)". 

). . ,,,-·) 

/ /;/' r~rrL_y_ __ _ 
Way({/~Cp1g ~ 
Director Development 
(604-2 ,.7-4625) 

\~ 

WC:mm 
Att. 5 
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Staff Report 

Origin 

DP 18-829207 

IBI Group Architects (Canada) Inc. has applied to the City of Richmond for permission to 
develop a seven-storey, 3,757 m2 (40,436 ft2

) light industrial and office building at 
9520 Beckwith Road on a site zoned "Single Detached (RS 1/F)". The site is currently vacant. 

The site is being rezoned from the "Single Detached (RS 1/F)" zone to the "Light Industrial and 
Office (ZI 19) - Bridgeport Village (City Centre)" zone for this project under Bylaw 9931 
(RZ 18-821103). 

The subject application forms a fourth phase to be added to the three-phase development to the 
south and west on which City Council approved a rezoning to "Light Industrial, Office Hotel 
(Zll0)- Bridgeport Village (City Centre)" (RZ 10-539048) on September 11, 2017 (Attachment 
2). The three phases within this adjacent development include an 11-storey office/light industrial 
building in Phase 1 to the west at 9466 Beckwith Road (DP 11- 594571) currently under 
construction, and two hotels to the south at 9455 and 9533 Bridgeport Road on which a further 
Development Permit (DP 18-825006) to make several changes to the design of the hotels was 
issued on April 8, 2019. 

As part of this three-phase development, a new north-south street will be constructed which 
straddles the above-noted hotel and office building sites, and connects Bridgeport Road to 
Beckwith Road. Public access over this road is secured by a Statutory Right-of-Way (SRW). 
The street was officially named "Jow Street" by Council at their April 8, 2019 meeting. Jow 
Street is located immediately adjacent to, and provides access to, the subject development site at 
9520 Beckwith Road (to be re-addressed to 2777 Jow Street upon Building Permit application 
being submitted). 

The Servicing Agreement (SA 12-611073) for the above-noted three-phase development to the 
west and south includes improvements to Beckwith Road to which the subject development's 
road works will be designed to match as discussed below. This Servicing Agreement also 
includes the design of the planned adjacent Jow Street. 

As a Rezoning Consideration for the subject site, the applicant has made a Servicing Agreement 
application (SA 19-873503) for the design and construction of the following works: 

• Frontage works along Beckwith Road that includes the widening of the southern half of 
Beckwith Road to accommodate a 2.0 m wide concrete sidewalk, a 1.5 m wide landscaped 
boulevard, a 1.8 m wide bike lane, a 3.25 m wide curb lane and a 3.1 m wide centre lane. 

• Upgrade of the existing 900 mm storm sewer along the development's Beckwith Road 
frontage to 1050 mm. 

• Removal of the existing 600 mm storm culvert along the development's Beckwith Road 
frontage. 
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Development Information 

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

Background 

Development surrounding the subject site is as follows: 

• To the north: Across Beckwith Road, existing single-family homes on lots zoned "Single 
Detached (RS 1/F)" and designated "General Urban (T4) Area B - Industrial Reserve: 
Limited Commercial" within the City Centre Area Plan (CCAP). 

• To the east: There are four large retail/commercial buildings on a site zoned "Auto-Oriented 
Commercial (CA)" and designated "General Urban (T4) Area B - Industrial Reserve: 
Limited Commercial" within the CCAP. 

• To the south: A large lot at 9533 Bridgeport Road (2899 Jow Street) zoned "Light Industrial 
and Office (Zil0)- Bridgeport Village (City Centre)" and is subject to a Development 
Permit (DP 18-825006) which authorizes the construction of a 10-storey hotel. 

• To the west: A large lot at 9466 Beckwith Road (2788 Beckwith Road) zoned "Light 
Industrial and Office (Zll 0)- Bridgeport Village (City Centre)" and subject to the above
noted approved Development Permit (DP 11-594571) which authorizes the construction of 
an 11-storey light industrial/office building on this lot. 

Rezoning and Public Hearing Results 

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

• Completing a Stage 2 Environmentally Sensitive Area (ESA) report as required under the 
Rezoning Considerations. 

• The Stage 2 ESA Report has been prepared which includes a detailed invasive species 
removal plan, a construction monitoring plan, a bird strike monitoring and a plan for 
removing invasive species. The landscape plans were also revised based on the 
recommendations in the Stage 2 ESA Report as discussed in the ESA sub-section of this 
report. 

• Preparing irrigation plans for the ground level and on the building terraces. 

• Detailed irrigation plans have been prepared and included within the Development Permit 
landscape plans. 

• Including more detail on the building materials and colours within the architectural plans. 

• More detail on the building materials and colours has been included within the 
architectural plans. This includes the specifications for metal panel cladding, details on 
the vertical metal fins and other architectural elements on the building facades as well as 
the colours for each material. 

The Public Hearing for the rezoning of this site was held on June 17, 2019. At the Public 
Hearing, there were no written submissions or verbal submissions. 
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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 in compliance with Zoning Bylaw 8500. 

Advisory Design Panel Comments 

The Advisory Design Panel was in favour of the proposed project. A copy of the relevant 
excerpt from the Advisory Design Panel Minutes from July 17, 2019 is attached for reference 
(Attachment 3). The design response from the applicant has been included immediately 
following the specific Design Panel comments and is identified in 'bold italics'. 

Analysis 

Conditions of Adjacency 

• Beckwith Road and Jow Street present the building's face to the public realm with 
street-oriented, glazed light-industrial units on the first two floors of the building and the 
offices above. 

• There are separate street-oriented entrances to Beckwith Road and Jow Street for each of the 
ground-level light industrial units, and a lobby entrance fronting Jow Street for the office 
space on the upper floors. 

• There is an existing landscape buffer to the east side of the proposed building on the adjacent 
lot that is being enhanced with the planting of three additional Maple trees and shrubs in 
addition to the six existing Maple trees located along the property line on the adjacent site. At 
such time that the adjacent lot is re-developed, it is anticipated that a new building would be 
located immediately adjacent to the subject building in place of this landscaping buffer. 

• Along the southern property line, the applicant's Qualified Environmental Professional 
(QEP) identified that 146 m2 (1,572 ft2

) of Environmentally Sensitive Area (ESA), including 
10 trees, are to be retained near the south property line. Immediately to the south of this 
natural on-site ESA, there is natural ESA area on the adjacent site at 9533 Bridgeport Road 
in which a further ten trees are to be retained and maintained. 

• The shadow diagrams of the subject building show that the extent of the shadows during 
most time of the year fall within the shadows of the approved office building and hotels 
within the existing, adjacent three-phase development. 

Urban Design and Site Planning 

• The architectural character of the building is generally similar to the 11-storey office and 
light industrial building being constructed on 9466 Beckwith Road to the west of the subject 
site. 

• The building siting, pedestrian and vehicle access are designed to make the building fit into 
the urban framework created by the approved three-phase development to the west and 
south. 
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• To the south, a surface driveway from Jow Street provides access to the parkade and loading 
bay within the building and is adjacent to the ESA and tree retention area. 

• The stepping back of the fifth to seventh floors of the building reduces shadowing and 
apparent mass of the building on its north and east elevations. 

Parking and Access 

• There are 72 parking spaces within the third and fourth floors of the proposed building and 
four surface parking spaces (including the two accessible parking spaces) in compliance with 
Zoning Bylaw 8500. 

• The project also will include two medium (SU9) on-site loading spaces within the building 
and have one WB-17 (large) loading space provided within the adjacent development to the 
west at 9466 Beckwith Road as permitted under Zoning Bylaw 8500. 

• There are four surface parking spaces located on the adjacent site at 9466 Beckwith Road 
(see Architectural Plan A0.09 in the Development Permit). These four parking spaces are for 
the exclusive use of the subject building. There is also a WB-17 (large) loading space within 
the parkade on 9466 Beckwith Road to be shared with the subject building. The sole use of 
the four parking spaces and sharing of the loading space are being secured by registration of 
a restrictive covenant and easement prior to rezoning adoption. This document will be 
registered on the subject site at 9520 Beckwith Road and adjacent lot at 9466 Beckwith Road 
to ensure access to these parking spaces and loading space are available for use in perpetuity 
by subject development. 

• Prior to Development Permit issuance, the owner will be required to grant a statutory right
of-way (SRW) measuring approximately 2.9 m by 75.2 m (9.5 ft. by 246.7 ft.) adjacent to the 
west side of the subject site on 9466 Beckwith Road for the sidewalk purposes for public 
pedestrian and bicycle access and to provide general access by the City for servicing and 
emergency services purposes. 

Architectural Form and Character 

• On the prominent elevations facing Beckwith Road and Jow Street, the building is clad in 
glass curtain wall that includes vision glass and blue spandrel glass panels with occasional 
louvered panels to allow for ventilation of the light industrial units. 

• The visually prominent northwest and southwest comers of the building are anchored with 
solid vertical elements that extend from street level to above main roof level and are clad in 
white metal panels. 

• Further visual interest is achieved by terracing inwards the fifth and sixth floors of the 
building on the north, south and east elevations. 

• Visual interest is also achieved by cantilevering outward of the third and fourth storeys 
facing Beckwith Road and Jow Street. 

• The east side elevation is located just off the east property facing the side parking lot and 
concrete side wall of the adjacent Michael's store. To add visual interest to the first four 
floors, attractive patterning has been added to the building's east wall, behind which are the 
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parkade and building service areas. The fifth and sixth floors are terraced inward to reduce 
the massing of the building. 

• The seventh floor is effectively a small penthouse set further back from the edge of the sixth 
floor on all but the south side. 

• The terraces on the fifth to seventh floor of the building are well landscaped for design and 
ESA compensation purposes. 

Landscape Design and Open Space Design 

• The above-noted grove of existing trees along the south property line will be preserved and 
additional trees planted as discussed below, and secured by a covenant to be registered on 
Title as part of the Rezoning. 

• There are planters adjacent to the sidewalks adjacent to Beckwith Road and Jow Street. 

• The terraces on the fifth and seventh floors of the building are designed with large planters 
with native species for ESA compensation purposes as discussed below. 

• The remainder of the seventh floor is comprised of a large patio covered with pavers and 
planters with shrubs and trees. 

• The applicant will be required to provide a security for landscaping in the amount of 
$65,754.70 for the ESA plantings and $165,901.45 for the other landscaping. 

Tree Retention and Replacement 

As part of the rezoning application, the applicant has submitted a Certified Arborist' s Report that 
was reviewed and accepted by the City as follows: 

• The 10 large coniferous trees proposed to be retained on the subject site will complement the 
further 12 trees being protected on the site to the south at 9533 Bridgeport Road on which the 
above-noted hotel is planned to be built. Together, these on-site and off-site trees form a 
viable grove of 22 coniferous and deciduous trees. A Tree Survival Security of $80,000 for 
these 10 trees will be provided and retained by the City for a period of three years after 
occupancy of the building as rezoning consideration (see Landscape Plan L-05 within the 
Development Permit). 

• There are 18 trees located on adjacent neighbouring properties, with six trees located on the 
property to the east and 12 trees are identified on the property to the south; all of which are in 
good condition and are to be retained and protected under Development Permit (DP 18-
825006) issued for the adjacent hotel site. 

• There are a total of 27 on-site replacement trees within the Development Permit plans. This 
exceeds the 26 replacement trees required for 13 trees removed for project. Of these 13 trees, 
seven are in good condition but are in conflict with the proposed development and six are not 
good candidates for retention due to health and structure as identified at the time of the 
Rezoning application. 
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• To provide a soft green landscape buffer to the east side of the proposed building, the 
applicant has obtained written approval from the adjacent commercial property owner 
immediately to the east to allow for the planting the three additional Maple trees and shrubs. 

Environmentally Sensitive Area (ESA) 

There is a mapped ESA Development Permit Area along the southern property line of the site. 

The strategy for protection of part of the ESA area and providing ESA compensation was 
developed as part of the Rezoning application process. Given that modification to this ESA is 
subject to a Development Permit, the applicant engaged a Qualified Environmental Professional 
(QEP) to assess the ESA area as part of the Rezoning application and prepared a Stage 1 ESA 
Report. More specifically, the Stage 1 ESA Report identified that the 270 m2 (2,906 ft2

) of 
mapped ESA is comprised of: 

• 146 m2 (1,571.5 ft2
) of natural area which includes the above-noted 10 trees proposed to be 

retained near the south property line and that are outside of the adjacent lawn area to the 
north. 

• 143 m2 (1,539 ft2
) within the remaining mapped ESA area, comprised mainly oflawn and 

having very low environmental value to invertebrates and birds. 

Staff have reviewed the Stage 1 ESA Report and agreed that the proposed prescription provides 
both a net gain in quality and quantity over the current on-site ESA natural area 146 m2 (1,571 
ft2

) to be maintained within the site to be maintained due to the following: 

• Preservation of the natural portion of the ESA area at grade level. 

• The provision of additional ESA compensation areas on levels 5 and 7 of the building. 

• Vertical and lateral connectivity of ESA within the site and on the building. 

• The extensive planting of native shrubs on the ground-level ESA area and roof-top ESA 
compensation areas, with plant species selected for suitability to urban ecosystems. 

The Stage 2 ESA report, prepared for the Development Permit application, confirmed that the 
removed existing 143 m2 (1,539 ft2

) ESA area comprised of lawn will be more than compensated 
for with proposed ESA compensation areas with native species proposed for the building's 
terraces. In this regard, under the Rezoning Considerations, the City has required that the 
applicant provide a net gain of 333 m2 (3,261 fl2) of ESA area comprised of the persevered ESA 
area and ESA compensation areas. The Stage 2 ESA Report and landscape plans in the 
Development Permit provide for: 

• Remaining natural ESA area of 146 m2 (1,539 ft2
) with the existing trees is to be maintained, 

and the understory being enhanced with the removal of invasive of species and the planting 
of three native trees and shrubs. 

• ESA compensation on level 5 of the building of 198 m2 (2,131 ft2
) with the planting of native 

plants and level 7 with 259 m2 (2,779 ft2
) with the planting of native shrubs and trees. 

As part of the Development Permit required for project, the applicant's QEP has provided a 
detailed Stage 2 ESA Report and landscape plans (Attachment 4) that: 
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• Include a detailed invasive species removal plan. 

• Provide detailed site planting and construction monitoring plans. 

• Provide a plan for removing invasive species in the other identified landscape areas outside 
of the ground-level on-site and off-site ESA areas to be maintained and the ESA 
compensation areas. 

• Provide irrigation plans for the ground-level ESA and roof-top ESA compensation areas. 

• Provide estimates for the value of the ground-level and roof-top portions of the plantings, and 
the cost of a five-year monitoring plan. 

The QEP has also reviewed the design of the building and ESA landscaping made the following 
recommendations regarding reducing bird strikes follows: 

• Accent lighting included in the previous landscaping plans has been removed to reduce the 
effects of lighting on the ESA. 

• Mitigation to reduce the chances of bird collision risk have been incorporated into the 
building design including: 

• The south side of the building adjacent to the ground level ESA includes design features 
that will lower the risk of bird collisions including a mixture of frosted glass windows, 
opaque spandrel glazed windows, metal paneling, concrete wall and mechanical 
ventilation louvers. 

• The building fa9ade above the Level 5 ESA compensation area includes architectural 
features including and ventilation louvers as well as deep and highly accentuated walls. 
Below the Level 5 ESA compensation area is a three-tone painted concrete wall and 
textured wall that is not hazardous to birds. 

• To ensure that the risk of bird collision monitored after construction, a biologist will visit 
the site in the morning as part of a baseline assessment twice a month for the first six 
months after building completion (which will include a migratory period). Annual 
monitoring will then extend for the following three years. If there are any areas of the 
building that are found to have an elevated risk the biologist will specify additional bird
strike migration measures. 

• That ESA compensation on Level 7 is has a low risk of bird collision as it is on the top floor 
with a small penthouse limited clear glazing. 

• The remainder of the building is also a mix of design features that will reduce the risk of bird 
collision including the features described above for the ESA compensation areas as well as 
mechanical louvers and aluminum fins which all break up the nature of the fa9ade along with 
the changes in color and shape. 

As a Rezoning Consideration, there will also be registration of a legal agreement for the purpose 
of ensuring the planting and maintenance of the above-noted on-site ESA areas and the existing 
adjacent 256 m (2,756 ft2

) ESA area on the hotel site at 9533 Bridgeport Road. The covenant 
also provides for a three-year to five-year monitoring plan, as needed, for the reviewing the 
perform?tnce of the ESA plantings. The applicant will also provide a $10,000 security for the 
five-year ESA monitoring plan and an $11,000 security for the bird strike monitoring plan. 
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Crime Prevention Through Environmental Design 

• The external street frontages provide significant surveillance from the street-oriented light 
industrial and office units due to the design of the building. 

• The substantial area of windows at the hotel lobbies and ground-level amenity spaces provide 
clear views onto the exterior pedestrian areas associated with the building and 
Bridgeport Road. Pedestrian-scale bollard lighting is provided on the sites. 

Sustainability 

The proposed development includes the following sustainable features: 

• The proposed buildings will continue to meet minimum LEED Silver (version 4) equivalent 
that provides a range of 52 points up to 73 possible points out of a maximum 110 points with 
a focus on energy efficient and indoor environmental quality. See Attachment 5 for the 
LEED checklist (Attachment 5). 

• The applicant will be required to register a legal agreement on Title securing the owner's 
commitment to connect to a District Energy Utility (DEU) that provides that no Building 
Permit will be issued unless the building is designed with the capability to connect to and be 
serviced by a DEU. The developer will also be required to provide mechanical drawings and 
energy modeling, which shall be reviewed by the City and LIEC for compliance with DEU 
requirements (i.e. capable of connecting to a future DEU system) prior to Building Permit 
issuance. 

Accessibility 

The proposed development also includes the following accessible design elements: 

• There are two accessible parking spaces located in close proximity to the main entrance 
lobbies for the office and light industrial spaces within the building. 

• There is a broad sidewalk that provides level access to all of the light industrial units on the 
ground floor. 

Public Art 

The applicant will be providing a$ 15,235.16 monetary contribution to the City's Public Art 
Program as a Rezoning Consideration. 

Aircraft Noise Policy & City Noise Bylaw 

The proposed development is located in Area lA (New Aircraft Noise Sensitive Uses Prohibited) 
on the Aircraft Noise Sensitive Development Policy. The project includes non-aircraft sensitive 
uses in compliance with the policy. Thus, there will be registration of an aircraft noise 
indemnification covenant is required prior to rezoning adoption as part of the rezoning 
application. 

The proposed development must address additional OCP Noise Management Policies related to 
mixed-use, commercial and ambient noise, as well as other impacts of densification. In this 
regard, the applicant will also be required to register a legal agreement on Title. This agreement 
will require that an acoustical engineering report be provided to the City prior to issuance of the 
Building Permit that confirms that the project mitigates unwanted noise from the building and 
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that the rooftop HV AC units will not exceed noise levels allowed in the City ' s Noise Bylaw 
8856. 

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 

iifli1~ 
Mark McMullen 
Senior Coordinator - Major Projects 
(604-276-4173) 

MM:blg 

Attachments: 
Attachment I : Development Application Data Sheet 
Attachment 2: Overall Development Site Plan 
Attachment 3: Excerpt from the Advisory Design Panel Minutes 
Attachment 4: ESA Map 
Attachment 5: LEED Scorecard 

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

• Receipt ofa Letter-of-Credit for landscaping in the amount of $65,754.70 for the ESA plantings and 
$I65 ,901.45 for the other landscaping. 

• Receipt of a Letter-of-Credit for $10,000 to secure the five-year environmental monitoring plan and a Letter-of
Credit for $11 ,000 to secure the bird strike monitoring plan. 

• Granting of an approximately 218 m2 (2,347 ft2
) statutory right-of-way measuring approximately 2. 9 m by 7 5.2 

m (9.5 ft. by 246.7 ft.) adjacent to the west side of the subject site on 9466 Beckwith Road (2788 Jow Street) 
for the sidewalk purposes for public pedestrian and bicycle access and general access by the City for servicing 
and emergency access purposes. The works are to be built by the owner/developer and are to be maintained by 
the owner. Any works essential for public access within the required statutory right-of-way (SRW) are to be 
included in the Servicing Agreement (SA) and the maintenance & liability responsibility is to be clearly noted . 
The des ign must be prepared in accordance with City specifications & standards and the construction of the 
works will be inspected by the City concurrently with all other SA related works . 

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

• Make any revisions to the existing SA 12-611073 for changes to the design of J ow Street to provide necessary 
vehicle and pedestrian access and other servicing works for the subject development. 

• Summit the following DEU information to Lulu Island Energy Company: 

a) For review mechanical, plumbing and architectural drawings (in PDF format) showing that a building 
mechanical system is compatible with the future DEU system and will be able to utilize the DEU for not 
less than I 00% of all the annual space heating and domestic hot water heating for a building as determined 
in the energy modeling report. 

b) Submit for review a DEU energy modeling report showing: 

i. space heating, cooling and domestic hot water heating peak loads and hour by hour consumption, and 

ii. percentage of annual space heating and domestic hot water requirements supplied by DEU. 
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b) Submit for review mechanical, plumbing and architectural drawings (in PDF format) showing that a 
building mechanical system is compatible with the future DEU system and will be able to utilize the DEU 
for not less than 100% of all the annual space heating and domestic hot water heating for a building as 
determined in the energy modeling report. 

c) Confirmation that the room noted as "Combined Mechanical Room": The general guideline for required 
DEU infrastructure within the building is 6.1 lm L x 2.83m W x 2.13m H. 

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

• Submission of a construction traffic and parking management plan to the satisfaction of the City's 
Transportation Department (http://www.richmond.ca/services/ttp/special.htm). 
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City of 
Richmond 

Development Application Data Sheet 
Development Applications Department 

DP 18-829207 Attachment 1 

Address: 9520 Beckwith Road (2777 Jaw Street) 

Applicant: IBI Group Architects (Canada) Inc. 

Planning Area(s): City Centre Area Plan 

Owner: 1128457 B.C. Ltd 

Floor Area Gross: 66,843 ft2 (6,21 O m2
) Floor Area Net: 40,436 ft2 (3,757 m2

) 

I Existing I Proposed 

Site Area: 2,097.7 m2 2,043.3 m2 

Land Uses: Vacant Office and Light Industrial 

OCP Designation: MEMP - Mixed Employment MEMP - Mixed Employment 

Zoning: Single Detached (RS1/F) Light Industrial and Office (ZI 19) -
Bridqeport Villaqe (City Centre) 

Number of Units: None None 

I Bylaw Requirement I Proposed I Variance 

Floor Area Ratio: 1.85 1.84 none permitted 

Lot Coverage: Max. 75% 72.72% none 

Setback - Front Yard (Beckwith): Min. 3.0 m 3.0 m none 

Setback - Side Yard (East): Min. 0.0 m 0.2m none 

Setback - Side Yard (West) Min. 0.5 m 0.7 m none 

Setback - Rear Yard: Min. 10.0 m 14.1 m none 

Height (m): Max. 30 m 28.04 m none 

Lot Size: none 2,043.3 m2 none 

Off-street Parking Spaces -
74 74 none 

Reqular/Commercial: 
Off-street Parking Spaces -

2 2 none 
Accessible: 

Total off-street Spaces: 76 76 none 

Tandem Parking Spaces not permitted None none 

Amenity Space - Indoor: N/A N/A none 

Amenity Space - Outdoor: NIA N/A none 
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Excerpt from the Minutes from 

The Design Panel Meeting 

Wednesday, July 17 -4:00 p.m. 
Rm. M.1.003 

Richmond City Hall 

Attachment 3 

1. DP 18-829207 - 7-STOREY MIXED USE LIGHT INDUSTRIAL AND OFFICE 
DEVELOPMENT 

6318022 

ARCHITECT: 

LANDSCAPE 
ARCHITECT: 

PROPERTY LOCATION: 

Applicant's Presentation 

IB I Group Architects 

Van der Zalm and Associates 

9520 Beckwith Road 

Salim Narayanan, Architect, IBI Group Architects and Travis Martin, Landscape 
Architect, van der Zalm + Associates, presented the project and together with Kelly 
Koome, Arborist, van der Zalm + Associates, answered queries from the Panel on behalf 
of the applicant. 

Panel Discussion 

Comments.from Panel members were as follows: 

• appreciate the applicant contributing to the City's Public Art Fund; however, 
the applicant is encouraged to incorporate public art into the project to improve 
the project's public realm; /Bl: Applicant appreciates the importance of the 
project as an integral part of Bridgeport community area, and together with 
design team makes thoroughgoing efforts to maximally enhance the public 
realm experience. Applicant believes that the City of Richmond has 
paramount view in regards of city's public art vision. As follows, and due to 
site conditions and confined quarters, applicant opts to contribute to City's 
Public Art Fund. 
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appreciate the high density of tree planting and landscaping along the building's 
Beckwith Road frontage to provide a buffer to the existing single-family homes 
to the north; however, consider opening up the landscaped area along the north 
edge of the site to provide additional pedestrian access to the building from the 
north and address potential CPTED concerns; /BJ: Landscaping at North 
elevation, along Beckwith road, was revised accordingly, to open up the 
elevation and introduce additional pedestrian connection. See A0.09 and L-
02A 

support the terraced building form stepping away from the east property line at 
the upper levels to reduce the massing of the building; also appreciate the 
introduction of vertical elements to break down the horizontal mass of the 
building; consider further breaking down the building massing particularly at 
the lower levels to provide a more pedestrian-oriented character to the building; 
/BI: Has been done and no further changes are proposed. 

support the proposed bollard lighting along the west and north sides of the 
building; 

consider introducing landscaping around the Pad Mounted Transformer (PMT) 
fronting Beckwith Road to screen it from pedestrian view; /BJ: Green hedge 
was added around PMT, to create aesthetic concealment. See A0.09 and L-
02A. 

consider adding lighting to the loading area on the south side of the building to 
enhance pedestrian experience and safety at night; /BJ: Upward accent lights 
and flood lights were added to increase illumination, accentuate the trees, 
along South elevation. See L-02A. 

the model and the applicant's presentation helped clarify the project's concept; 

the scale of the project relative to its site context is appropriate; shape and form 
of the building is also appropriate for its proposed uses; 

the applicant needs to address concerns regarding lighting and ventilation in the 
two parking levels inside the building; consider incorporating louver strips into 
the glass material wrapping the parking levels for ventilation; lighting in the 
parking levels should match the type of glass material for the parking level 
walls and reduce headlight glare from inside, e.g. obscure, translucent or 
spandrel; /BJ: Extensive louver panels were incorporated at North and South 
elevations. Furthermore, "staggered" curtain wall panels design at West 
elevation will provide additional parking ventilation. Re: Glazing - spandrel 
and frosted glass panels are used interchangeably, to create a desirable 
lighting effect and reduce/block headlight glare. See elevations A2.01, A2.02, 
A2.03 

simplicity of articulation on the southwest corner of the building is appropriate; 
consider mimicking this approach to the northwest corner that has a corner glass 
condition; consider a more solid corner treatment; IBJ: A more solid corner 
treatment adopted - Long staircase window, on North elevation, was deleted. 
SeeA2.01 
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• articulation of vertical fins on the west face of the building is effective; 
appreciate the interlacing of vertical fins that aligns with the two middle parking 
levels in the building; consider highlighting this condition as the project moves 
forward; also consider a slightly denser articulation of the vertical fins on the 
north face of the building to highlight the two middle parking levels; 

/BI: Parking levels at North elevation were further accentuated by 
introducing mechanical louvers. No further changes are proposed. 

• appreciate the amount of planting in the project and extensive use of native 
species; concerned on vine planting below Level 5 which is not shown on the 
planting plan for Level 5 as it is technically not on Level 5; applicant needs to 
consider provision of maintenance access; /BI: Guardrail access will be 
provided to maintain step-down planter. AfLXed ladder is shown on Al.OS (at 
Gridline LI between Gridlines DIE). 

• shadow study shows that the north elevation is a dark space most of the time; 
high density of planting including trees, native shrubs and planters along the 
Beckwith Road frontage will pose sightline issues; consider keeping the 
planting low and open up some of the trees to allow more sunlight; /BI: 
Landscaping at North elevation was revised accordingly, to allow more 
sunlight in. See AO.O9 and L-O2A 

• support the Panel comment regarding the lack of provision for maintenance 
access for vines on the lower planter below Level 5; consider installing a 
permanent ladder structure on the outside to connect the higher Level 5 planter 
to the lower planter; 

/BI: Guardrail access will be provided to maintain step-down planter. A fLXed 
ladder is shown on Al.OS (at Gridline Li between Gridlines DIE). 

• programming on the building rooftop could be enhanced; consider breaking up 
the 20-foot long planting bed into smaller beds as it is difficult to maintain; the 
applicant could use the freed space for other uses that would benefit office 
space users; /BI: A break in the landscaping was made. 

• support the retention of existing trees along the south property line and the 
proposed additional planting of trees on the site; 
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■ the project is nice and compact; however, the applicant needs to integrate into 
the building design the mechanical and ventilation requirements for the 
building's intended uses, e.g. provision of louvers for the two lower floors of 
light industrial uses; Canadian Standard Association (CSA) requirements may 
also impact the design and programming of the rooftop deck to provide for the 
mechanical equipment requirements of future medical and dental offices should 
these be located in the building's office spaces; /BI: Ventilation louvers are 
integrated into Light Industrial levels farade and soffit. See A2.01-04. 
Specialized, open to sky, mechanical area is allocated on Level 7 to serve 
present and future mechanical needs, and in coordination with Mechanical 
consultant. 

■ applicant needs to be mindful of interconnecting the two floor levels for light 
industrial uses as this could impact the required space for vestibules on the 
ground level; /BI: Internal stairs shown in Light Industrial spaces are 
optional, and subject to future TI if needed. 

■ support the incorporation of vertical fins on the building fai;:ade; however, some 
of the fins, particularly the intermediate fins, are not deep enough and need 
further design development; 

/Bl: Has been done and no further changes are proposed. 

■ appreciate the proposed mixed light industrial and office use project which is 
part of an overall project that includes two hotel buildings and a business centre 
building; 

■ support the Panel comment for the applicant to consider at this stage of the 
project the mechanical and ventilation requirements for office and light 
industrial spaces and incorporate these into the building design and articulation 
of building facade, e.g. louvers and mechanical equipment; /BI: Mechanical 
and ventilation requirements are incorporated and coordinated with 
Mechanical consultant. 

■ the proposed loading decks are not well resolved; consider a dedicated and 
more direct passage from the loading decks to the inside of the building that 
will not go through the garbage and recycling room; applicant could consider 
utilizing a portion of the office reception/lobby as a passageway from the 
loading decks to the inside of the building; /BI: Service corridor and 
Garbage/Recycling area were revised to allow a dedicated passage from the 
loading facilities. 

■ the overall articulation of the building is more successfully shown in the model 
than in the renderings, e.g. showing the contrast in gray tones; 
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• applicant needs to review the accessibility aspect of the project, e.g. wayfinding 
for different users of the building, e.g. location of accessible parking; /Bl: 
Please, see L-06 for Accessibility Plan. Please, see A0.09 for HIC stalls 
located at immediate proximity to the main lobby. Accessibility and 
wayfinding signs will be incorporated throughout in tlte project within the 
Building Permit, including electronic HIC door opener at main lobby. 

■ appreciate the proposed mixed-use building notwithstanding the questions 
regarding its intended uses; 

■ the two levels of parking inside the building present an opportunity to repurpose 
these for other uses as their need diminishes in the future; 

■ would like to see the definition of the zoning of the subject site and its 
permitted uses; and 

• appreciate how the building fits into the neighbourhood. 

Panel Decision 

It was moved and seconded 
That DP 18-829207 be supported to move forward to tlte Development Permit Panel 
subject to the applicant giving consideration to the comments of the Advisory Design 
Panel. 

CARRIED 
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ESA Calculations: 

Existing ESA 1uea: 27tlm' 

level 1 ESA Posl 011v111opm11nl· 197mz 
level 5 ESA compen11tlon area; 156m2 

• - - • llevel 7 ESA comp11n1&!1on area : :254mz 
Total ESA Post Development: 607m1 

Net chang11 In ESA 111n: 1-D7m1 

NOTE; 
ESA C1lcuh1!1ana lbr an11ta 9520 Bactwilh road 
property only 11\d do no! include adjacent 
development,. 

PLANT SCHEDULE 
SHRUBS ON BOTANICAL NAME I COMMON NAME CONT SPACING 

Ab JO Abin balsamn ·Nana· I Dwarf Balsam Fil 12Pol lm 

A, '" ArctoslaphyJos uva~rsl I KlnnlklMlck 12Pol o.som 

0 76 Oesch1mpsla cupllosa I Tuned Half Grus #2Pol O,JOm 

F .. festuCA 9l1u~ · Elijah B!u,f / Blue Fescue #1 0,30m 

Mo 51 M1honl111quflolium / OregonGr11p1 #J 1,20m .. 56 Rib es 1anguineum / Red Flowering cu, ranl #J 1.20m 

s '" Sedwn spathulllotlum ' Cemea' I Broadlear Slonecrop ., o.3om 

s, 25 Symphoricarpo s albus / Common White Snowberry " 1,20m 

1. All plant material shall meet or exceed standarus required by Canadian Landscape 
Standarus guidelines, 

2. Topsoil supplied shall be from a reputable source. A full analysts of the growing medium 
will be required at the contractor's expense, submit to landscape consultant for approval. 

3. Amend growing medium per soil analysis recommendations prior to spreading on site. 
Rejected growing medium shall be removed off site immediate ly at the landscape 
contractors expense. 

4. Growing medium depths for planting as follows: 
a. Shrubs: 450mm 
b. Sod: 150mm 
c, Tree pits: 1000mm with 300mm (below root ball) 

5. 25mm minus compost mulch to be installed in all shrub planting areas. 
6. Al/ landscaped areas lo be irrigated. 
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~ LEED v4 fqr BD+C: New Constructibn and M:ijor Reno~ation 
~ Project ~hecklist Project Name: Bridgepor1 Lowriso 

Date: 2orn-Mos-2s 
Y 7 N 

~ c..•tn1111rnti>'•Pr9tas 

Sile O....~enl- l;'role,r;I « Re!i:lore Habilat 
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Hoall • .1ndRedudon 

l loht PdlulonReducfion 

OuldoorW11tr Use Redudon 

lndoorWale<UseRtdudon 

Buildlng-levtlWaterMelerin) 
OJ\Joor VhluUH RNUdon 

hdc;:,o,WatuUseReduc'dan 

l!ullcfng-lwelE,,.gylt.lelemo,J 

FU'Wlamtntal Rtfrigcnnt Man1~1111 

El'lhanoedCqnmj~g 

Q,lmlle Enttgy Perlom,wa 

AdvaocedEn«gy Mctaing 

~1r,dRespau1. 

R.-.ewlb!1EM1gyProd1dan 

Enhan!2d R1lriger.nl Mana~emenl 
GreenPowc:r ■ndCatbonOlhels 

IBIGAOUP 
ARCHITECTS (CANADA) INC, 
700 - 1265 Wcsl Pender Slreel 
Vancouver BC V6E 4B1 Canada 
tel 604 663 6797 fax 604 683 0492 
ibigroup.com 
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Ann: ChyolRl<hmond 

Re:9520BetkwhhAo•dby,Chun1hwa 

This letter Is writti:n to Indicate tht p1oarus ol IJ/ ld~i,on - L0wr!1e (9520 h ckwith Road, 
Richmond, UC) and to p1aenl !he ptfl~'l'llnnv n11t~ln.1blllry anessmcnt •nd lmplement,nion ot 
1rttn bulldl111 11rat11,iu in the pr11j«rdcilc11. Funhtrmorc. t his ltl1er conllrrN tll~t [J £co 
Group~, bu11 er,c~ged by Chun1h#3 to coruult 11n JUn~lubllity ~ruet;IH durln& rhll! pro/ea 
dll:wlopmerll to ensua mmplfanu w,1h kewnlno C.OnJlde~tloM 19. 

E:lnlo(!filc:sogrpyp.cpm I ror lluonlnc Ccnlldemlon 19: 

N durty sUted In the Retontn, Con~emlon (RZ 11-811101), 1he prolea If uemp,t from 
mmptyl,. with Step Code due 10 lu Developmtnt Perm II. Appl:.i:lon di IC bclnc prior to tne 
•doptlon of 5'lcp Co::le by the d iy ol Richmond. Thtrefo~. a pfdffllnll'Y mini hat bttn 011/,:d 
out fnllowl111 1ht: UEO Y4 mlt11 syst,:m 1od i;ufflcfcnt polr,ll haw been seli:aed i nd 
lncorpo~t,:d In to the dcs!j n 11 tobe equtv~ltnt 10 a Silver 11tlnr. A follow-up lety.u 1n~ report 
will be1ubmitted101hi:Oryuponp10Jcctc01T'plcllon. 

Suppontn10otument,tlon: 
Sl,mplificd SUJfo/nobili()' Cht.,tlls r 10J!l•M06 l6 

Pleuc cor.11a th~ u_nd~rsJt:ntt! If~~ i,!.-• •f•Y additlon11 queulons. 
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City of 
Richmond 

Development Application Data Sheet 
Development Applications Department 

DP 18-829207 Attachment B 

Address: 9520 Beckwith Road 

Applicant: Arcadis Architects (Canada) Inc. Owner: 1128457 BC LTD. 

Planning Area(s): City Centre Area Plan - Bridgeport Village 

Floor Area Gross: 6,210 m2 Floor Area Net: 3,757 m2 

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

Existing Proposed 

Site Area: 2,097.7 m2 2,043.3 m2 

Land Uses: Vacant Office and Light Industrial 

OCP Designation: Mixed Employment Mixed Employment 

Light Industrial and Office 
Zoning: Single-Detached (RS 1 /F) (Zl19)- Bridgeport Village 

(City Centre) 

Bylaw Requirement Proposed Variance 

Floor Area Ratio: 1.85 1.84 none permitted 

Lot Coverage: Max. 75% 72.7% None 

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

Setback - Side Yard (east): Min. 0.0 m 0.2 m None 

Setback - Side Yard (west): Min. 0.5 m 2.2 m None 

Setback - Rear Yard (south): Min. 10.0 m 14.1 m None 

Height (m): Max. 30.0 m 28 m None 

Off-street Parking Spaces - 74 74 None 

Off-street Parking Spaces -
2 2 None 

Accessible: 

Total off-street Spaces: 76 76 None 

7570968 



City of 
Richmond 

Attachment C 

Development Permit Considerations 
Development Applications Department 

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

Address: 9520 Beckwith Road 
File No.: DP 18-829207 

Prior to Development Permit issuance, the following are to be met prior to forwarding this 
application to Council for approval: 

1. (Landscape Security Non-ESA) - Enter into a security agreement and receipt of a Letter
of-Credit for landscaping in the amount of $260,095 

2. (Landscape Security ESA) - Enter into a security agreement and receipt of a Letter-of
Credit for landscaping in the amount of $110,466. The terms ofrelease of this security 
shall be consistent with the monitoring and maintenance recommendations of the 
consulting Qualified Environmental Professional. 

3. (Legal Agreement ESA) - Registration of a legal agreement that includes the following 
provisions in relation to the Environmentally Sensitive Area compensation and 
enhancement areas forming part of this Development Permit application. 

7574229 

3.1 Includes at-grade ESA compensation areas located on both 9520 Beckwith Road 
and 2888 Jow Street. 

3.2 Includes all remaining ESA compensation areas on levels 5 and 7 of the subject 
site 

3.3 Applicable BCLS survey plans to be submitted consistent with the Development 
Permit application that identifies the ESA compensation and enhancement areas. 

3.4 The ESA compensation and enhancement areas cannot be disturbed, modified or 
removed and must be maintained by the developer. 

3.5 Include the project's Qualified Environmental Professional (QEP) post 
implementation monitoring and maintenance provisions as follows: 
3 .5 .1 5 year monitoring period. 
3.5.2 Inspections to occur twice yearly with reports provided by the QEP to the 

City after each inspection. 
3.5.3 QEP responsible for resolving any deficiencies during this monitoring 

period. 
3.6 Implementation of the bird strike monitoring plan in accordance with the report 

and recommendations of the project QEP that will include: 
3 .6.1 A minimum of 2 monthly inspections by the QEP for the initial 6 month 

baseline period once completion of construction and installation of all on
site landscape is complete and the City grants final inspection ( or 
equivalent certification). 



3 .6.2 Annual monitoring for an additional 3 year period beyond the above 
referenced 6 month initial base line period 

3 .6.3 Submission of reports from the QEP after the 6 month initial base line 
period and on an annual basis for the 3 year period thereafter. 

3.7 Include provisions for the City to access ESA compensation areas at-grade and on 
levels 5 and 7 of the development for the purposes of installing, performing 
maintenance and inspecting works within the ESA compensation areas. 

4. (Legal Agreement - Vehicle Access from 2777 Jow Street) Registration of a legal 
agreement on the property at 2777 Jow Street that grants vehicle access and egress to 
9520 Beckwith Road through the property at 2777 Jow Street to Jow Street (secured 
through the statutory right-of-way EPP72727). 

5. (Legal Agreement - Loading Facilities on 2899 Jow Street) - Registration of a legal 
agreement on the property at 2899 Jow Street that grants the shared use of the large on
site loading facility to benefit 9520 Beckwith Road. 

6. (Legal Agreement Public Access on 2777 Jow Street) - Registration of a legal 
agreement and accompanying statutory right-of-way on the property at 2777 Jow Street 
for an area (approximately 2.9 min width and 75.2 min length) located on the east edge 
of 2777 Jow Street (directly adjacent to and along the shared property line of9520 
Beckwith Road) that grants public access and use of this area for sidewalk purposes and 
general access to the City for servicing and emergency access purposes. The works are to 
be built by the owner/developer and are to be maintained by the owner. Any works 
essential for public access within the required statutory right-of-way (SRW) are to be 
included in the Servicing Agreement (SA) and the maintenance & liability responsibility 
is to be clearly noted. The design must be prepared in accordance with City specifications 
& standards and the construction of the works will be inspected by the City concurrently 
with all other SA related works. 

7. (Legal Agreement- Canopy encroachment into 2777 Jow Street) - Registration of a legal 
agreement on the property at 2777 Jow Street for the existing entrance canopy affixed to 
and part of the proposed building at 9520 Beckwith Road. This entrance canopy is 
proposed to encroach into 2777 Jow Street and a legal agreement is required to: 
7.1 Provide allowance for the encroachment with terms that are acceptable to 2777 

Jow Street and 9520 Beckwith Road. 
7.2 Include terms that ensure appropriate liability provisions and indemnification to 

the City. 
7.3 Include provisions that recognizes the canopy will also encroach over a portion of 

the public access area secured through Development Permit consideration Item 6. 

8. (DP Panel Notification Fee) Payment of all fees in full for the cost associated with the 
Development Permit Panel Notices, consistent with the City's Consolidated Fees Bylaw 
863 6, as amended. 

7574229 



Prior to Building Permit Issuance, the developer must complete the following 
requirements: 

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

2. 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. 

3. Submission and approval of the Construction and Environmental Management Plan (CEMP) 
to be prepared by the project QEP. 

Signed Copy on File 

Signed Date 

7574229 



1 
City of 
Richmond Development Permit 

To the Holder: 

Property Address: 

Address: 

Arcadis Architects (Canada) Inc. 

9520 Beckwith Road 

C/O Suite 100 1285 West Pender Street 
Vancouver BC V6E 4B1 

No. DP 18-829207 

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

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

3. Subject to Section 692 of the Local Government Act, R.S.B.C.: buildings and structures; 
off-street parking and loading facilities; roads and parking areas; and landscaping and 
screening shall be constructed generally in accordance with Plans #1 to #39 attached hereto. 

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

5. As a condition of the issuance of this Permit, the City is holding the security in the amount of 
$110,466 for ESA compensation and enhancement plantings and $260,995 for all other 
landscaping 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 five years after inspection and completion of the ESA compensation and 
enhancement plantings and up to one year after inspection and completion of the other on
site landscaping in order to ensure that plant material has survived. 

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

7570968 



Development Permit 

To the Holder: 

Property Address: 

Address: 

Arcadis Architects (Canada) Inc. 

9520 Beckwith Road 

C/O Suite 100 1285 West Pender Street 
Vancouver BC V6E 4B 1 

No. DP 18-829207 

7. The land described herein shall be developed generally in accordance with the tenns 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 

7570968 

ISSUED BY THE COUNCIL THE 
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PROJECT STATISTICS 

2788 JOW STREET 
ZONING SUB-AREA A EA-B; SUB AREA : A2 

(EXPECTING OVERLAP) 
SITE AREA (S.F.) 22,579 
tBEFORE DEDICATION) 
SITE AREA (S.F.) 21 ,994 
{AFTER DEDICATION) 
FAR ALLOWED (S .F.) FSR 1.85 PER AREA-B (T4) 

TARGET: FSR 1.85 (T4) 40,689 

FAR PROVIDED (S.F.) 40,436 

FSR 1.84 
DIFFERENCE S.F.) - 253 

FSR MECH./PARKING GROSS 
(S.F.' (S.F.' {S.F.' 

LOW RISE OFFICE 40,436 26,407 66,843 

BIKE PARKING SUMMARY 

CLASS 1 CLASS 2 TOTAL 

LOW RISE OFFICE REQ 9 REQ 12 REQ 21 
PROV 14 PROV 15 PROV 29 

LOADING SUMMARY 

OFFICE LIGHT INDUSTRIAL COMMENTS 

MEDIUM SIZE SPACE 1 1 1 PER EACH USE 

1 
SHARED WITHIN 50M 

LARGE SIZE SPACE 
ON 2777 JOW STREET 

IBI GROUP 
ARCHITECTS (CANADA) INC. 

I B I 
I 

700 - 1285 West Pender Street 
Vancouver BC V6E 4B 1 Canada 
tel 604 683 8797 fax 604 683 0492 
ibigroup.com 

Project Statistics 

AREA BREAKDOWN 

7 

6 

5 

4 

3 

2 

TOTAL 

FLOOR AREA RATIO 

CAR PARKING 
REQUIRED (BEFORE 

TOM REDUCTION 

CLASS 1 BICYCLE 
PARKING REQUIRED 

CLASS 2 BICYCLE 

FSR 

LIGHT INDUSTRY 

7,244 

8,996 

16,240 

40.2% 

13 

3 

FAR SUB-TOTAL GROSS FLOOR AREA 
OFFICE 

2,780 2,780 159 2-, 939 

9,117 9,117 9,117 

10,409 10,409 10,409 

13,115 13,115 

9,878 9,878 

160 8,544 

1,730 12,841 

24,196 66,843 

59.8% TOTAL FLOORS AREA/ FAR PROVIDED 

63 

6 
7 HORIZONTAL+? VERTICAL PROVIDED 

3 9 
PARKING REQUIRED 15 PROVIDED ON SITE WITHIN 15M OF MAIN ENTRANCE 

NOTE PARKING RATIO CALCULATED BASED ON THE GROSS LEASABLE FLOOR AREA PER SECTION 7.7 

GROSS LEASABLE 
FLOOR AREA 

13,224 22 290 PARKING RATIO CALCULATED BASED ON THE GROSS LEASABLE 
' FLOOR AREA PER SECTION 7.7 

TOTAL SITE AREA 
TOTAL BUILDING SITE 

TOTAL BUILDING 
COVERAGE 

W/PROJECTIONS 
TOTAL BUILDING SITE COVERAGE PERCENTAGE 

COVERAGE 1---------+-------+----------------------"1 
21 ,994 15,995 72.72% 

Electric Vehicle Charging Infrastructure to be in compl iance 
with current requirements contained in Zoning Bylaw 8500 

February 27, 2023 2788 JOW STREET (9520 BECKWITH ROAD) 

DP 18-829207 
May 7, 2024 
Plan# \ 

AO.OS 
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1A LOW-E GLAZED WINDOW SYSTEM 
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6 TEXTURED WALL - CONCRETE FORM LINER 
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3 METAL PANEL CLADING - WHITE 
4 3 TONE PAINTED CONCRETE - 2119-40 DARK GRAY, 2119-50 MEDIUM GRAY, 2119-70 LIGHT GRAY (BENJ.MOORE OR SIM) 
5 MECHANICAL LOUVER - CHARCOAL 
6 TEXTURED WALL - CONCRETE FORM LINER 
7 BUILDING SIGNAGE 
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MATERIAL LIST 
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Contact Information Other Key Contacts: Sheet List Table 
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100-9181 Church Street 
Langley , British Columbia, V1M 2R8 
t. 604 882 0024 f. 604 882 0042 

Primary project contact 
Andrew Danielson 
andrew@vdz.ca 
0, 604 546 0931 

Alternate contacts (incase away): 
Mark van der Zalm 
Principal Landscape Architect 
mark@vdz.ca 
0 . 604 546 0920 

Chungwa Investment Co. Ltd. 

Unit 1800 - 570 Granville Street 
Vancouver, BC V6C 3P1 
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ESA Calculations: 

Existing ESA area : 

Level 1 ESA Post Development: 
Level 5 ESA compensation area : 
Level 7 ESA compensation area: 
Total ESA Post Development: 

270m2 

146m2 

198m2 

259m2 

603m2 

Net change in ESA area : +333m2 

NOTE: 
ESA Calculations for on site 9520 Beckwith road 
property only and do not include adjacent 
developments. 
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wall 

Property line ---------

Split rail fence per -1-,..,;~---
QEP report 

Limit of new ESA ----------I~ 
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Limit of existing ----~~ 
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Acer rubrum 

9520 ADDITIONAL TREE SCHEDULE 
SYMBOL QTY BOTANICAL NAME COMMON NAME 

See Legend Acer rubrum 'Red Rocket' Red Maple 

TREE LEGEND 

Acer campestre Acer rubrum Pinus contorta Prunus virginiana 

TREE SCHEDULE 
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See Legend 3 Prunus virginiana Choke Cherry 

See Legend 4 Street Tree 
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SPACING 

Per Plan 
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~ Bench typ. 
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LANDSCAPE LEGEND 

KEY REF. DESCRIPTION 

~FTll---at---@-:=~--;:;H.YDRAPRESSED SLABS 

I 
5 Colour: S :a ndalwood 

~-,t=;. Si.!:e: 4S7mmx4S7mm•S0mm 
LD-01 Model: New Yo,k Slone Series 

Manulaclllfer: Abbo1sfordConc1e!e 

0 

11111111! 

CONCRETE PLANTER WALL 

HYDRAPRESSED SLABS 
Colour:Charcoal 
Siie: 305mm , 610mm, 50mm 
Modet:N.,.,,YorkSloneSeries 
Manulacturer: AbbotsfordConcrel e 

PLANTING BED 

WASTE RECEPTACLE 

Manulacturer: Landscape Forms 

BENCH 

SiZe: 610mmx 1702mmx889mm 
Manufacturer:Landsc~peForms 

WALL LIGHT 
Model:EOSRectangula1 
Manufactmer:Sistemalu• 
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- Bench typ. 

Waste receptacle typ. 

Building parapet wall 
by Architect 

Irrigation stub out 
location 

LANDSCAPE LEGEND 
-----,-

KEY REF. DESCRIPTION 

I @ 
-HY□RAPRESSED SLABS-

~~~=--= 
Colour: Sandalwood I Slie: 457mm • 457mm • 50mm 
Model: New VorkSloneSeries 
Manutaclllrer; AbbolslordConcre!e 

@ 
I CONCRETE PLANTER WALL 

Colo1ir-Nal11ral 

1 
FinM: Mdium Sandblnl 

I 

@ 
HYORAPRESSED SLABS 
Colour: Cll;ucnl 
Slle. 305mm•61Omm•SOnvn 
Model: NewYork Slone Series 
Manufacture,: Abboh,ra,dConcre!e 

r~;10½ 
PLANTING BED 

,;/0// 

@ 
WASTE RECEPTACLE 

0 
Model: Lakeside 
Colour: 
Manufac111ru: Land1cape Forms 

@ 
BENCH .. Model: ParcCenler 
Siu: 610mm • 1702mm • 889mm 
Colour: 
Man\llaclurer: Land~a~ 

@ 
WALL LIGHT 

.i. Model: EOSReclangular 
Manulac!u.,wS~1emalui 
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Irrigation stub out 
location. 

~------- Irrigation stub out 
location . 

TREE LEGEND-LEVEL? 

0 
Acer circinatum 

TREE SCHEDULE - LEVEL 7 
SYMBOL QTY BOTAN ICAL NAME COMMON NAME 

See Legend 14 Acer circinatum Vine Maple 
SIZE SPACING 
B&B: 3.0m Ht. Per Plan 

LANDSCAPE LEGEND 

KEY 

I I 

0 

IDfflllll 

• 111 :g■ • 
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REF. 

@ 
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DESCRIPTION 

- HYDRAPRESSED S~BS 
Colour: Sanda~vood 
Size: 457mm • 457mm • 50mm 
Model:NewYorkS1oneSeries 
Manulacturer: Abbo!slordConc,e1e 

CONCRETE PLANTER WALL 
Colour.Natural 
F'1ish: MediumSandblast 

HYDRAPRESSED SLABS 
Colour: Charcoal 
Si:e: JOSmm•610mm•SOrrvn 
Model:NewYorkS1oneSeries 
Manulacturer:Abbolsfo«IConc,ele 

PLANTING BED 

WASTE RECEPTACLE 
Model:Lakeside 
Colour: 
Manulac1u,er; Land1,c;apeFonns 

BENCH 
Mod11l:ParcCt1nler 
Siz:e: 610mm• 1702mmx889mm 
Colour: 
Manutactu1er:Land1,c;apeFonns 

WALL LIGHT 
Model:EOSReclangular 
Manulactu1t1rSis11malu• 

TABLE AND CHAIRS 
Mod11l:Pa,cCenter 
Colou,: 
Manulac!urerland1,c;apeFonns 

PLANTER POT 
Model:Pl;lza 
Siu: 12l9mm• 1219mm•81Jmm 
Type. Wood 159Gal 
Manulactu1er: L1nd1,c;apeFo,ms 
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PLANT SCHEDULE 9520 ESA 
SHRUBS BOTANICAL/ COMMON NAME CONT SPACING QTY 

Co Cornus sericea I Red Twig Dogwood #2 Pot 1m 20 

Pm Polystichum munitum / Western Sword Fern #1 Pot 0.75m 14 

Rs Rubus spectabilis / Salmonberry #2 Pot 1m 23 

Sb Salix brachycarpa 'Blue Fox'/ Blue Fox Wilow 1#2 Pot 1m ' 17 

s, Sambucus racemosa / Red Elderberry #2 Pot 1m 5 

Sd Spiraea douglasii / Western Spirea #2 Pot 1m 36 

Sy Symphoricarpos albus / Common While Snowberry #2Pot 1m 37 

PLANT SCHEDULE 
SHRUBS QTY BOTANICAL/ COMMON NAME 

Ab 14 Abies balsam ea · Nana· I Dwarf Balsam Fir 

Aj 57 Azalea japonica ·Gumpo Pink· / Dwarf Pink Azalea 

F 95 Festuca glauca "Elijah Blue· / Blue Fescue 

La 80 Lavandula angustifolia · Hidcote Blue· / Hidcote Blue Lavender 

Mn 97 Mahonia nervosa I Oregon Grape 

Ms Miscanthus sinensis "Morning Light" I Eulalia Grass 

Nd 46 Nan din a domestica · Fire Power" / Firepower Nan din a 

Rs Ribes sanguineum / Red Flowering Currant 

s 320 Sedum spathulifolium ·carnea· I Broadleaf Stonecrop 

Sc 36 Spiraea x bumalda ·cnspa· I Crisp Leaf Spirea 

Sa Symphoricarpos albus / Common vVhite Snowberry 

Td 66 Thuja occidentalis ·Degroors Spire· / Degroors Spire Arborvitae 

!CONT SPACING 

#2 Pot 1m 

1#2 Pot 0.9m 

#1 0.3m 

#1 0.6m 

1#2 0.6m 

#2 Pot 0.9m 

#2 Pot 0.6m 

1#3 1.2m 

#1 0.3m 

#2 Pot 1m 

#3 1.2m 

I 1.Sm ht 1m 

I 

1. All plant material shall meet or exceed standards required by Canadian Landscape 
Standards guidelines. 

2. Topsoil supplied shall be from a reputable source. A full analysis of the growing medium 
wi ll be required at the co ntractor's expense , submit to landscape consultant for approval. 

3. Amend growing medium per soi l analysis recommendation s prior to spreading on site. 

Rejected growing medium shall be removed off site immediately at the landscape 
contractors expense. 

4. Growing medium depths for planting as follows: 
a. Shrubs: 450mm 
b. Sod: 150mm 
c. Tree pits: 1000mm with 300mm (below root ball) 

5. 25mm minus compost mulch to be installed in all shrub planting areas. 
6. Al l landscaped areas to be irrigated. 
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~ Level 5ESA 
compensation area. 
19Bm2 

ESA Calculations : 

Existing ESA area : 

Level 1 ESA Post Development: 
• - - • Level 5 ESA compensation area: 

270m2 

146m2 

19Bm2 

259m2 

603m2 

I 

Level 7 ESA compensation area: 
Total ESA Post Development: 

Net change in ESA area: +333m2 

NOTE: 
ESA Calculations for onsite 9520 Beckwith road 
property only and do not include adjacent 
developments. 
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PLANT SCHEDULE 
SHRUBS QTY BOTANICAL NAME / COMMON NAME CONT SPACING 

Ab 45 
- -- ~ 
Au 94 
--
D 144 

Abies balsamea ·Nana·/ Dwarf Balsam Fir 

Arctostaphylos uva-ursi / Kinnikinnick 

Deschampsia cespitosa / Tufted Hair Grass 

#2 Pot 1m 
------ -
#2 Pot 0,60m 

#2 Pot 0,30m 
- ------ - - - ---
Ma 16 Mahonia aquifolium / Oregon Grape #3 
- - f-- I- ------ --- - -
Rs 33 Ribes sanguineum / Red Flowering Currant #3 
-- --
s 198 Sedum spathulifolium · Carnea · / Broad leaf Stonecrop #1 

1. Al l plant material shall meet or exceed standards required by Canadian Landscape 
Standards guidelines. 

1,20m 

1,20m 

- 0,30m -

2. Topsoi l supplied shall be from a reputable source. A fu ll analysis of the growing medium 
wi ll be required at the contractor's expense, submit to landscape consultant for approval. 

3. Amend growing medium per soi l analysis recommendations prior to spreading on site. 
Rejected growing medium shall be removed off site immediately at the landscape 
contractors expense . 

4. Growing medium depths for planting as fo llows: 
a. Shrubs: 450mm 
b. Sod: 150mm 
c. Tree pits: 1000mm with 300mm (below root ball) 

5_ 25mm minus compost mulch to be installed in all shrub planting areas. 
6. Al l landscaped areas to be irrigated_ 
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PLANT SCHEDULE 
SHRUBS I QTY I BOTANICAL / COMMON NAME I CONT I SPACING 

Ab [ 12 J Abies balsamea ' Nana· / Dwarf Balsam Fir 

1. All plant material shall meet or exceed standard s required by Canadian Landscape 
Standards guidelines. 
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2. Topsoil supplied shall be from a reputable source . A full analysis of the growing medium 
wi ll be required at the contractor's expense , submit to landscape consultant for approval. 

3. Amend growing medium per soil analysis recommendations prior to spreading on site. 
Rejected growing medium shall be removed off site immediately at the landscape 
contractors expense. 

4. Growing medium depths for planting as follows: 
a. Shrubs: 450mm 
b. Sod: 150mm 
c. Tree pits: 1000mm with 300mm (below root ball) 

5. 25mm minus compost mulch to be installed in all shrub planting areas. 
6. All landscaped areas to be irrigated . 
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ESA Calculations: 

Existing ESA area : 

Level 1 ESA Post Development: 
Level 5 ESA compensation area : 
Level 7 ESA compensation area: 
Total ESA Post Development: 

Net change in ESA area: 

NOTE: 

270m2 

146m2 

198m2 

259m2 

603m2 

+333m2 

ESA Calculations for onsite 9520 Beckwith road 
property only and do not include adjacent 
developments. 

I 
T 

-

I 

-

- Level 7 ESA 
Compensation area. 
70m2 

r Level7 ESA 
Compensation area. 

1 189m2 

- -- --

PLANT SCHEDULE 
SHRUBS QTY BOTANICAL NAME I COMMON NAME CONT 
- - #2Pot Ab 30 Abies balsamea "Nana· I Dwarf Balsam Fir 

Au 118 Arctostaphylos uva-ursi / Kinnikinnick #2 Pot 

D I 76 Deschampsia cespitosa I Tufted Hair Grass #2 Pot 

F 48 Festuca glauca "Elijah Blue· I Blue Fescue #1 

Ma 51 Mahonia aquifolium / Oregon Grape #3 

Rs 56 Ribes sanguineum / Red Flowering Currant #3 

s 181 Sedum spathulifolium · Carn ea· / Broad leaf Stonecrop #1 

Sa 25 Symphoricarpos albus / Common White Snowberry #3 

1. All plant material shall meet or exceed standards required by Canadian Landscape 
Standards guidelines. 

SPACING 
-
1m 

0,60m 

0,30m 

0,30m 

1,20m 

1,20m 

0,30m 

1,20m 

2. Topsoil supplied shall be from a reputab le source. A fu ll analysis of the growing medium 
will be required at the contracto(s expense, submit to landscape consultant for approval. 

3. Amend growing medium per soil analysis recommendations prior to spreading on site. 
Rejected growing medium shall be removed off site immediately at the landscape 
contractors expense. 

4. Growing medium depths for planting as follows : 
a. Shrubs: 450mm 
b. Sod : 150mm 
c. Tree pits: 1000mm with 300mm (below root ball ) 

5. 25mm minus compost mulch to be installed in all shrub planting areas. 
6. All landscaped areas to be irrigated . 
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------- Extend hedge to south 
edge of proposed 
building. Remove 
existing shrub material 
to accommodate 

~---- Existing trees to 
remain 

~---- Existing retaining wall 
and fence to remain 

TREE LEGEND 

Acer campestre 

TREE SCHEDULE 
SYMBOL QTY BOTANICAL NAME COMMON NAME SIZE SPACING 

See Legend 3 Acer campestre Hedge Maple B&B : 6cm ca l. ; 3.0m Ht. Per Plan 

OFFSITE PLANT SCHEDULE 
SHRUBS QTY BOTANICAL NAME I COMMON NAME CONT 

Aj 27 Azalea japonica ' Gum po Pink' / Dwarf Pink Azalea #2 Pot 

Mo 97 Mahonia nef\/osa I Oregon Grape #2 Pot 

Rs Ribes sanguineum / Red Flowering Currant #2 Pot 
~ 

Td 58 ThuJa occidentalis 'Oegroot's Spire'/ DeGroot's Spire Cedar 2.5m ht. 

Proposed fence located onsite ----~ 
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Tree Protection Zone 

Flx. Ju - Emm11l,· 11(0 ilrip line <JI/ (I 1rn· Fig. lb - tlompk· (?/fl 1Jrip lin e()lltr 
tn·,· 11"//h Ulll' .\"ldl· pnmcd 

Note: If the tree is on an adjacent property, the drip line must still be protected on your side of the 
property line. If the branches have been cut or pruned , lhe TPZ must protect lhe original drip Une of lhe 
tree(Fig . 1b). 

Tree Protection Distance Table 
P l cti R · ed Around Tree 

Tree Trunk D1aml'!er D,slan~ from Trun~ Total D1 ame1er 

cm 111chcs Ice! m reel m f,:,et 

20 0.6 1.2 39 
25 10 0.8 1.5 4.9 
30 12 1 0 1.8 59 
35 14 1.2 2.1 6.9 
40 16 1.3 2.4 79 
45 18 1.5 2.7 8.9 
50 20 1.7 J .O 98 
55 22 1.8 J .3 10.8 
60 " 2.0 J,6 11 8 
75 30 2.5 4.5 14.8 
90 38 3.0 5,0 16.4 

10 0 40 3.3 6.0 19.7 

Tree Protection Zone Signage 
All TPZ are required to have signage as shown in Fig. 2. The 
signage must be a minimum of 11 ·,c14• in size on at least 2 sides. 
A sign is now available for download from the City of Richmond's 
Tree Bylaw webpage at 
www.richmond.ca/sustaloabillly/enWonmenl/lreeremoval him 

For Tree Protection Barrier Inspection requests and enquiries can 
604-247-4684. 

NOTE: Failure to maintain tree protection barriers may result 
in fines of up to $10,000.00 per offence. 

2.60 8.5 
3.25 10.7 
3.90 128 
4.55 14.9 
5.20 17 1 
5.SS 19 2 
6.50 21 3 
7.15 23.5 
7.SO 296 
9.75 32.0 

10.90 358 
13.00 ., 7 

Tree Protection Zone 

._ .. ... , ....... ....... - ... _ .. 
.......... .,."""u• ~-•-Oll"!GI JI - •···"' "" '-·'" ... """"""' ··~-"' ~ ... .. -, ... -.. 

hg. l Tn·,· Pro1a: 1fo11 Zu11~· S1g11 
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TREE LEGEND 

Ex,sting T,ee to Exisling Tree to be Exisling Tree to be 

L-"'R•e,:m,::ain'----"" "''me,c~e,od,_ R1l01:ated 

KEY REF. DESCRIPTION 

Proposed wddhft 
tree erESAre art 

TREE PROTECTION FENCE 

Note: 
1. Contact Arborist (Glyn Romaine, 

604-882-0024, glyn@vdz.ca) for inspection 
72 hrs prior to any grading or excavation 
within the tree protection zone . (typ) 

2. Read this plan together with the arborist 
report prepared by Glyn romaine. 
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OS5 

OS4 

OS3 

\ 

0S16~--~ OS17 j / OS23 
OS18 OS24 

OS26 

OS19 OS25 
I 

OS29 -
OS20 

OS21 _, / 

OS22 _/ 

NOTE: 
1. 

2. 

3. 

4. 

Residents on North side of Beckwith Road 
are to be contacted for any work taking 
place that may impact the trees on the 
north side of the road. 
Tree protection fence to be installed to 
protect any trees that are near the work 
zones during the road widening. 
Arborist to confirm and approve tree 
protection fence placement for trees North 
of Beckwith Road . 
Tree C-7 to be relocated to the arboretum 
at Garden City Community Park. 

Exist g of/site fence 
to re 

- OS7 

\- OS6 
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NOTE: 
Refer to structural detail for reinforcement and slab tie In requirements 

radius bullnose 

Adjacent planting area 

1 OM horizontal rebar@ 300mm 
o.c. Top, bottom and middle. 

1 OM Vertical rebar@ 300mm o.c. 

Concrete planter wall, medium 
sandblast finish 

Adjacent paving per plan 

10M rebar ties into structural slab. 
refer to Structural drawings 

--~ Waterproofing, by others 

~ Structural slab, refer to Architects 1 

.----- drawings 

Hydrapressed Slab Details (BANDS)· 
Type: New York Stone Series 
Size: 305mm x 610mm x 50mm 
Colours: Charcoal 
Pattern: Grid 
Manufacturer: Abbotsford Concrete Products 

www.pavingstones.com 
1-800-663-4091 

PLAN VIEW 
Scale 1 :40 

REFERENCE IMAGE 

305 x 610 slab paver 

610 x 610 slab paver 

Building or planter wall edge 

~-----------Planter wall or building wall 
per plan 

SECTION 

Hydrapressed Slab Details (FIELD)· 
Type: New York Stone Series 
Size: 610mm x 610mm x 50mm 
Colours: Sandalwood 
Pattern: Grid 

\
·, Styrofoam void form as 

required 
\.............. Nilex WD-15 drain mat or 

approved substitute. 
Waterproof membrane by 
others 

Manufacturer: Abbotsford Concrete Products 
www.pavingstones.com 1-800-663-4091 

Structural slab by others 

Notes: 

Finished 
rade 

-~~~ 1 ~ 25mm chamfer, TYP 

/ 1 SM horiz. bars @ top of wall 
/~ and @ 400mm o.c. 

15M vert.@ 400mm o.c. 

1 SM dowels @400mm o.c. H :S 1200 
@200mm o.c. H ~ 1200 

150mm depth 19mm minus 
aggregate base compacted to 100% 
MPD 

1. Vertical Control Joints Every 3000mm on center. 
2. Wall heights vary. Refer to Grading Plan. 
3. Perforated pipe to drain to daylight or to tie into storm system. 
4. Ensure 50mm concrete cover over all rebar. 
5. Walls over 1200mm in height to be structurally engineered. 

/ 3m x 89mm x 38mm Rails with 

1 tapered tips to meet slo~-

- 90mm 0 Wooden Rails 

Finished Grade 

F 
1!_ 

300mm0 concrete footing 

NOTES: 
1. All wood to be rough cut douglas fir #2 or better. 
2. All metal hardware to be hot dip galvanized and painted to match fence. 
3. Contractor to provide shop drawings. 
4. Contractor to provide sign proof for review before fabrication. 

-- Slope away from sidewalk 

20mm rounded edge typ 

Light broom finish with minimum 1 % 
cross slope 

125mm concrete slab 
install as per specifications typ 

Asphalt impregnated fiberboard 
along any vertical surface to be installed 
below top of concrete pathway with 
removable plastic mould strip. Resulting 
joint to be sealed with gray joint 
filler/sealer. 

-6 gauge 4" x 4" wire mesh chaired and 
centered in slab. Consultant to inspect 
mesh and form work prior to pouring. 

100mm min of 95% MPD compacted 
aggregate base course under concrete 
slab typ 

Compacted sub grade 95% MPD 

Notes: 
1. Contractor to provide expansion joints where concrete meets all vertical structures 
2. Horizontal scorelines at 1500mm o.c. unless shown otherwise. Refer to plans. 
3. Center scoreline on 150mm smooth finish or to match existing concrete pathway 

,~ ESA sign mounted to top rail. Contents 
"Environmentally Sensitive Area 
Please respect this naturalized planted area" 

0 

0 

- 90mm 0 Wooden Rails 

1 00mm 0 Wooden Post 

Finished grade 

300mm0 concrete 
footing 

~6\r-S_P_L_IT_RA_IL_FE_N_C_E ____________________________________ _ 
~' Scale120 

CONTROL JOINT 

Sawcut control joint 1 /4 depth of slab 

concrete slab 
as per specifications typ 

100mm mln of95% MPD compacted 
aggregate base course under 
concrete slab typ 

-------+--Compacted sub grade 95% MPD 

1 /4'' radius at expansion joint edges 

-~--Asphalt impregnated fibreboard 
with rip strip. To be Caulked and Sealed 
125mm concrete slab 
install as per specifications typ 

----Building.structure or vertical surface 

6 gauge 4'x4' wire mesh 
chaired in center of slab 

100mm min of95% MPD compacted 
aggregate base course under 
concrete slab typ 

Compacted sub grade 95% MPD 
EXPANSION/ISOLATION JOINT 

--------25mm Dia. Smooth Dowel Unit 
300mm Long 
600mm O.C. Cap One End 

Compacted sub grade 95% MPD 
COLD JOINT 
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Note: 

>------140 x 140 cedar posts-

~ ----38 x 140 sq. cedar cap with 4 
sided 45~ beveled top 
treatment to prevent end grain 
rot 

- 38 x 140 cedar top rail 

38 x 89 cedar support rai ls 

19 x 140 rough cut cedar 
boards. Alternate and overlap 
25mm 

19 x 19 cedar cant strip 

38 x 89 cedar bottom rails 
centered on posts 

3OOmm0 concrete fooling to 
extend 450mm below grade 

150mm Gravel Subbase 
19mm minus@ 95% MPD 

1. Fence to be constructed in conformance with the Morgan Creek Design Guildelines part 3.12. 
2. Ensure all fasteners exposed to weather are hot-dipped galvanized to prevent staining. 

~ 1.84m HEIGHT PRIVACY FENCE 0_}>--s,-,1,,,-20 -----------------

FGP PATH LIGHT - -
Finish 

lighting Facts ' 

- --- .. ·--- . 
Ele<::t rical 

FGP Path ligh t Type 4 FGP Path light Type 5 

. . · 

") . 
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NOTES : 
Install per manufacturers specifications 

SECTION 

WASTE RECEPTACLE 
Model: Gretchen 
Size: 559mm x 1067mm 
Mount: Surtace 
Options: Side opening 
Co lour: IPE 
Manufacturer: Landscape Forms 

www. landscapeforms.com 

PLANTERS 
Model: Plaza 
Size: 1219mm x 1219mm x 813mm 
Colour: Wood 
Manufacturer: Landscape Forms 

www. landscapeforms.com 

'-

REFERENCE IMAG E 

__,,,,-- Gretchen waste receptacle by 
,,.., Landscape Forms 

1 Omm0 Anchor bolls and 
washer at each anchor plate 
Pedestrian concrete paving, 
refer to detai l 

Drill holes 

® PLANTER POTS 5 >----------
N.T.S. 

REFERENCE IMAGE 

SECTION 

BIKE RACK 
Model: Flo 
Size : 38mm x 635mm x 686mm 
Mount: Embedded 
Colour: Metallic Silver 
Manufacturer: Landscape Forms 

www.landscapeforms.com 

NOTES: 
Install per manufacturers specifications 

,,,,..------ Flo bike rack by Landscape 
Forms 

Pedestrian concrete paving, 
refer to detail 

r-89mm x 22mm dri ll holes 

®t------'~=.~c-:~=E~RA~ C~ K ________________ _ 

NOTES: 
1. Install per manufacturers specifications. 
2. Podium benches to be anchored to 

concrete bands on rear legs only. 

---Lakeside bench by Landscape 
Forms 

Drill ho les 

rr__b',,,;,---,,----,---=::;:='=?',P,::~,.,.-,--,-10mm0 Anchor bolts and 

SECTION ON PODIUM 

washer at each anchor plate 

-t""''-- ..,.- 300mm wide concrete band per 
plan 

BENCH 
Model: Lakeside - Fence Backed 
Size: 610mm x 1702mm x 889mm 
Metal Co lour: Metall ic Silver 
Wood: IPE 
Manufacturer: Landscape Forms 

www.landscapeforms.com 

lakeside bench by Landscape 
Forms 

1Omm0 Anchor bolts and 
washe r at each anchor plate 

--- Pedestrian concrete paving, 
refer to detail 

--:---\;f-,c;?"~:__-=--:==:::,:;;o4;'11.--,::,----'--------=--Drill holes 

TABLE AND CHAIRS 
Model: Pare Center 
Size: 711 mm sq. 
Chairs: 4 per table 
Mount: Free standing 
Colour: Metallic Silver 
Manufacturer: Landscape Forms 

www. landscapefonns.com 
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Do not trim leader 

50mm wide woven polyweb banding 
attached to stake with shingle nails. 

- -b-,-~ 

stakes 2m lengths. Stakes should be 
al igned parallel to sidewalk/road 

/ 

2 pressure treated 0S0-075mm round wood 

I 'Arborgard+' tree trunk protector - AG-9-4 or 
'nds' - tree trunk protector- Ip 128 nds 

50mm deep saucer formed in topsoil for 
'r::!J initial first year watering. Fill saucer with 
.=71 bark mulch 

l = I 
e ll 
3 ;;,t-"'=--,.,:n='7,l 300mm minimum of topsoil around root ball 
I~ compacted to 85% MPD 

-= I 
113 Pedestal 

-
300

LROOTBALL--
300

-MIN MIN 

Stakes to not penetrate root ball. Stakes to 
penetrate native soil by 300mm 

Notes: 
1. Sacking/burlap to be loosened and dropped to the bottom of the planting hole. all string , 

twine, etc.to be removed. 
2. All wire baskets shall have the top 1/3 of the wire removed prior to planting. 
3. All trees shall be single stem, unless specified otherwise. 

- - - - - - - ··-

NOTES: 

- - iTi--,- ....,...~m=m- - -

450mm deep Gently Compacted Topsoil 
Mixture to Canadian Landscape Standard: 
"Well Groomed" soil 

--Compacted sub base 

1. Remove all string, twine, pots, tags from plant. 
2. All soil , mulch and plant material to meet latest Canadian Landscape 

Standard. 
3. Topsoil saucer diameter to be 1.SX diameter of plant container. 
4. O.C. spacing per planting plan. 

------ Do not damage or cut leader 

binding 
attached to stake with shingle 
nails 

/ 

50mm wide woven nylon 

---====~~====:"'.L"-----' / 2 x Pressure treated round 
wood stakes 
50 mm - 75mm in diameter 
2m in length 

grade 

Notes: 

- 11= 11 = = 

( Crown of root ball 
shall bear same relation to 
finished grade as it did to 

75 mm decomposed bark 
mulch 

Cut & remove top i of burlap 
from root ball 

B&B root ball 

Compacted top soil with 
pedestal 
to bclna standard: "well 
groomed" soil 

---Scarify pit bottom 
minimum of (150mm) 

~--------Minimum of (150mm) 
on all sides of root ball 

1. Do not damage main roots or destroy root ball when installing tree stake. 
2. Water thoroughly after installation 
3. Remove tree rings and stakes two years after installations 
4. Provide drainage for planting pit in impermeable soil 

NOTE: 
Refer to structural detail for 
reinforcement and slab tie in 
requirements 

-+-t--+--c,,c-------1 OM re bar@ 300mm o.c. 
Ensure 50mm concrete 
cover. Tie into slab per 
Structural drawings. 

r,n17;±tt::;::;:~~ll:::::.JJ,:;,:,.,;;;:t±t~r,::1- Root anchor strap. 
Wrap 2 ways around 
root ball. Do not wrap 
trunk 

'----- Gently Compacted Topsoil Mixture 
to BC Landscape Standard: "Well 
Groomed" Soil 
200mm high starter curb by 
structural 

Structural slab , refer to Architects 
drawings 

- Water proofing and drainage mat 

fc"\6 r-'-L=E~V~E=L-'-1~1 ~P~LA~ NT~E=R~------ ------\V Scale 1:25 

Do Not Trim Leader 

-7--------'l ---10M rebar@ 300mm o.c. 
Ensure 50mm concrete cover. 
Tie into slab per Structural 
drawings 

50mm depth decomposed bark 
mulch 

rl-+--- Arborgard+ tree trunk protector 
-ag 9-4 

- Planting soi l compacted to 85% 
MPD 

0 
:;: 

around base perimeter of 
planter 

--Structural slab, refer to 
Architects drawings 

~-----Water proofing and drainage 
mat 

NOTES: 
1. Sacking/burlap to be loosened and dropped to the bottom of the planting hole. all string, 

twine , etc.to be remo ved. 
2. All wire baskets shall have the top 1/3 of the wire removed prior to planting. 
3. All trees sha ll be single stem, unless specified otherwise. 

Do not trim leader 

f :~:~r~~ ~l:~~le , size and pattern as 

~:__---r--,~·1oomm pop up sprinkler head. Rain Bird 
1 04 

anufactured swing joint 

Planter lateral inside steel sleeve 

Root anchor strap. Wrap 2 ways around 
root ball. Do not wrap trunk 

50mm decomposed bark mulch 

Planting soil 

Plaza planter pol, refer to detail. 

Filter fabric wrapped around inside of pot 

89mm x 89mm PT boards around base 

Podium paving per plan 

Drain line to tie into roof deck drainage 

~::::~==~t:r::~:~:::;:~:::=~~~'- Drain mat 

--------- Water proofing, by others 
------Structura l slab, refer to Architects 

drawings 
~-------Cutout sleeve in base of planter 

for irrigation connection 

- ----------Lateral Tee vertical connection to be 
threaded for easy replacement on 
case of vandalism. 

,r,'\7 1--'-P----'LA=---"'N'--'-T-"-IN-'-'G~ PO=-T-'---------------\..!_) Scale 1:20 

150mm concrete planter wall 
Medium sandblast fimsh See 
detail 1/LD-01 

Prune plant to remove dead 
or broken branches 

,--Decomposed Bark Mulch 
1 

50mm mm ,l/f 
\ ,I 

' 'Ir 
½;" 

----

1'/ // / 

~i~ ~~~ 
✓-~-~ . . M~Y 

A/',)'\/, / A/":✓»>-/, 

~~a~;:~-~-;~;::-~~~er to Mechanical 

450mm min. deep Gently Compacted 
Topsoil Mixture to Canadian Landscape 
Standard: "Well Groomed" soil 

Waterproofing and drainage mat 

~-------Structural Slab, refer to Architects 
drawings 

NOTES: 
1. Remove all string, twine, pots, tags from plant. 
2. All soil, mulch and plant material to meet latest Canadian Landscape 

Standard. 
3. Topsoil saucer diameter to be 1.SX diameter of plant container. 
4. O.C. spacing per planting plan. 
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I 
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I 
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JOW STREET 

Limit of work 

/ Property line 

SRW _/ ' 
. . I 

I 
I 
I I ................................. 

lrngallon POC 1 l I 

........................ ~ .................•......•..... l ................... . 

NOTES: 
1. All landscape areas to be fully irrigated. 
2. All irrigation components to be Rainbird or approved equal. 
3. 1 soil moisture sensor will be pro'lided in landscape on each level of the building. 
4. 1 rain sensor 'Nill be provided on level 7. 
5. 5Omm0 stub outs for irrigation to be provided on each level as shown. 

IRRIGATI ON NOTE S: 

1. System is based on 25 PSI (min.) and 30 GPM (max.) at the connection point. 
2. Contractor to determine pipe layout to ensure system operates as per specifications. 
3. Velocity in all irrigation lines not to exceed 5' per second. Contractor to adjust pipe sizing accordingly. 
4. If a discrepancy occurs between dra'Nings and specifications, specifications are to be followed 
5. All length quantities shown are approximate. Contractor to verify all quantities. 
6. Back Flow Prevention Valve and Water Meter as per City of Richmond standards. New service boxes sized 

to contain all required valves and blow-out tees. To match City of Richmond standards. 
7. All products to be installed as per manufacturer's specifications unless noted otherwise. 
8. Each irrigation line to have 4" SCH 40 PVC sleeving under all sidewalks. Steel sleeving to be used under all 

vehicular roads and driveways. 
9. All service connections to be coordinated with civil and mechanical engineer. Allow for proper 'Ninterization 

through ball valve installation. 
10. Coordinate all irrigation trenches and pipe locations 10 avoid conflicts with proposed utilities. 
11. low-point irrigation heads require anti-draining check valves if not already provided in irrigation head 

specification. 
12. All products to be installed as per manufacturer's specifications unless noted otherwise. Contractor to provide 

all permits required for installation of irrigation system. 
13. Contractor to verify the existence. location and elevation of all underground utilities and services prior to 

commencement of the work. 
14. Install all irrigation components as per manufacturer's specifications. 
15. All pipe to be Installed at a minimum of 18" below finish grade. 
16. Main line to be installed at a minimum of24" below finish grade. 
17. All valves to be install ed in 10" or larger valve box. 
1 B. All iHigation heads in non turf areas to be 12" High Pop heads. 
19. Control 'Ni re from the controller to valves shall be a minimum 14-gauge burial type. CSA approved type PE 

di,ect buria l 'Nire. 
20. Contractor to confirm pressure and pipe sizing at connection point and install pressure reducer as required. 
21 . Provide as built drawings for any changes made to the irrigation plan. 
22. The Irrigation system will be inspected by the consultant upon completion. 
23. All irrigation components under sidewalks and driveways shall be sleeved. (sized as per plan). 

25. Plan{s will requ1re daily watering dunng the w arm weather season (July . Sep!ember) and 3 nmes a week 
during the shoulder seasons of June and September. Irrigation should nol be req~ired for the remainder of 
the year due to natural precipitation. Plants will be monitored to ensure irrigation is satisfactory and will be 
adjusled accordingly to the site condilions 

Existing fence on 
adjacent property to 
remain 

IRRIGATION SCHEDULE 

SYMBOL 

(i} 

SYMBOL 

SYMBOL 

MANUFACTURER/MODEL 

Rain Bird 1812-PRS-NP-U 08H 

Rain Bird 1812-PRS-NP-U 080 

Rain Bi,d 1812-PR S-NP-U 10H 

Rain Bird 1812-PRS-NP-U 100 

Rain Bird 1812-PRS-NP-U 12H 

Rain Bird 1812-PRS-NP-U 15H 

Rain Bird 1812-PRS-NP-U 150 

MANUFACTURER/MODEUDESCRlPTlON 

Rain Bird XBT-PC 1 0PC 
Single Outlet. Pressure Compensating Drip Emitters. Flow rates 
of 3,81/h=black, and 7,61/h=red. Comes with a 13 mm FPT inlet 
x barb outlet. 

MANUFACTURER/MODEL/DESCRIPTION 

Rain Bird PEB-PRS-D 
25 mm, 40 mm , 50 mm Plastic Industrial Valves. Low Flow 
Operating Capability, Globe Configuration. With Pressure 
Regulator Module. 

Irrigation Lateral Line: CPVC Schedule 40 

- - - - Irrigation Mainline. PVC Schedule 40 

Pipe Sleeve: CPVC Schedule 40 

Noe· ~ 
Boul~vard a 6ng Beckwith 
~oad to i,f1'rrigated as per 
City Standards, on a 
Seperate zone, tied to the 
onsite water supply. 
Design subject to servicing 
agreement. 

QTY ARC !:§! GPM RADIUS 

28 180 25 0.47 2.1 m 

90 25 0.24 2.1 m 

" 180 25 0.75 2.7 m 

30 90 25 0.37 2.7 m 

180 25 1.2 3.4 m 

180 25 1.65 4.3 m 

90 25 0.82 4.3 m 

QTY 

8 

430.4 m 

14.3 m 

41.2m 

1. 150 I, iii II iii iii,,,,,,,,,,,,, iii 'I' 11 iii I,,,, I,,,, I,,, Ill I" 11 Ill iii,,, 1,,,, 1,,, 1 iii 11 "I '"', 1 I 
0 1 Sm 3 4.5 -5 :-.5 9 ' J.5 1 2 13.5 15 16 .5 18 19 .5 2 ' 22.5 
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Irrigation POC 3 

12 

12 12 , 

□ 

u \J 

□ □ 

~==========e!.°======-11 

,12 12 

12 

IRRIGATION NOTES: 

1. System is based on 25 PSI (min.) and 30 GPM (max.) at the connection point. 
2. City pressure at connection point is hovering around 80PSI. pressure regulated down to SOPSI after DCV. 
3. Contractor to determine pipe layout to ensure system operates as per specifications. 
4. Velocity in al1 irrigation lines not to exceed S' per secon d. Contractor to adjust pipe sizing accordingly. 
5. If a discrepancy occurs between drawings and specifications. specifications are to be followed 
6. Al l length quantities shown are approximate. Contractor to verify all quantities. 
7. Back Flow Prevention Valve and Water Meter as per City of Richmond standards. New service boxes sized 

to contain all required valves and blow-out tees. To match City of Richmond standards. 
8. All products to be installed as per manufacturer's specifications unless noted otherwise. 
9. Each irrigation line to have 4" SCH 40 PVC sleeving under all sidewalks. Steel sleeving to be used under all 

vehicular roads and driveways. 
10. Al l service connections to be coordinated with civi l and mechanical engineer. Allow for proper winterization 

through ball valve installation. 
11. Coordinate all irrigation trenches and pipe locations to avoid conflicts with proposed utilities. 
12. Low-point irrigation heads require anti-draining check valves if not already provided in irrigation head 

specification. 
13. All products to be installed as per manufacturer's specifications unless noted otherwise. Contractor to provide 

all permits required for installation of irrigation system. 
14. Contractor to verify the existence, location and elevation of all underground utilities and services prior to 

commencement of the work. 
15. Install all irrigation components as per manufacturer's specifications. 
16. All pipe to be installed at a minimum of 18" below finish grade. 
17. Main line to be installed at a minimum of 24" below finish grade. 
18. All valves to be installed in 10·· or larger valve box. 
19. AH irrigation heads in non turf areas to be 12" High Pop heads. 
20. Control wire from the controller to valves shall be a minimum 14-gauge burial type, CSA approved type PE 

direct burial wire. 
21. Contractor to confirm pressure and pipe sizing at connection point and install pressure reducer as required. 
22. Provide as built drawings for any changes made to the irrigation plan. 
23. The Irrigation system will be inspected by the consultant upon completion. 
24. All irrigation components under sidewalks and driveways shall be sleeved. (sized as per plan). 
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IRRIGATION SCHEDULE 

SYMBOL 

@ 

® 

MANUFACTURER/MODEL 

Rain Bird 1812-PRS-NP-U U12 Series 

Rain Bird 1812-PRS-NP-U U12 Series 

MANUFACTURER/MODEL/DESCRIPTION 

Rain Bird PEB-PRS-D 
25 mm, 40 mm , 50 mm Plastic Industrial Valves. Low Flow 
Operating Capability, Globe Configuration. With Pressure 
Regulator Module . 

Irrigation Lateral Line: CPVC Schedule 40 

Irrigation Mainline: PVC Schedule 40 

Pipe Sleeve: CPVC Schedule 40 
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IRRIGATION NOTES: 

1. System 1s based on 25 PSI (mm.) and 30 GPM {max.) at the connection point. 
2 City pressure at connection point 1s hovering around BOP SL pressure regulated down to SOPS! after DCV, 
3 Contractor to determine p!pe layout to ensure system operates as per spec1ficabons, 
4. Velocity mall irrigation lines not to exceed 5' per second. Contractor to adjust pipe sizing accordingly. 
5 lf a discrepancy occurs between drawings and specifications. specifications are to be followed 
6. All length quanllt1es shown are approximate. Contractor to venfy all quantities. 
7. Back Flow Prevention Valve and Water Meter as per City of Richmond standards. New service boxes sized 

to contain all required valves and blow-out tees. To match City of Richmond standards. 
8. All products to be Installed as per manufacturer's specifications unless noted otherwise. 
9. Each 1mgabon line to have 4" SCH 40 PVC sleeving under a!! sidewalks. Steel sleevmg to be used under a!! 

vehicular roads and driveways. 
10. All service connections to be coordmated with c1v1! and mecharncal engmeer. Allow for proper wintenzat1on 

through ball valve installation. 
11. Coordmate all irrigation trenches and pipe locations to avoid conflicts with proposed utilities. 
12. Low.pomt 1mgallon heads require ant1•drainmg check valves 1f not already provided m irrigation head 

specification 
13. Al! products to be installed as per manufacturer's spec1ficat1ons unless noted otherwise. Contractor to provide 

all permits required for mstal1at1on of imgabon system. 
14. Contractor to verify the existence, location and elevation of all underground utilities and services prior to 

commencement of the work. 
15 Install all imgat1on components as per manufacturer's specifications 
16. All pipe to be msta!led at a minimum of 18" below finish grade. 
17 Main line lo be installed at a minimum of 24" below finish grade. 
18. All valves to be msta!led in 10" or larger valve box. 
19. All 1mgation heads in non turf areas to be 12" High Pop heads. 
20. Control wire from the controller to valves shall be a minimum 14-gauge buna! type, CSA approved type PE 

d1rectbunalwire. 
21 Contractor to confirm pressure and pipe s1zmg at connection pomt and install pressure reducer as reqUlred 
22. Provide as built drawings for any changes made to the 1mgat1on plan. 
23 The Irrigation system will be inspected by the consultant upon completion. 
24. All 1rngallon components under sidewalks and driveways shall be sleeved. (sized as per plan) 
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IRRIGATION SCHEDULE 

SYMBOL MANUFACTURER/MODEL 

Rain Bird 1812-PRS-NP-U 15 Strip Series 

Rain Bird 1812-PRS-NP-U 15 Strip Series 

Rain Bird 1812-PRS-NP-U 15 Strip Series 

MANUFACTURER/MODEL/DESCRIPTION 

Rain Bird PEB-PRS-D 
25 mm, 40 mm , 50 mm Plastic Industrial Valves. Low Flow 
Operating Capability. Globe Configuration. With Pressure 
Regulator Module. 

Irrigation Lateral Line: CPVC Schedule 40 

Irrigation Mainline PVC Schedule 40 

Valve Callout 

r--f'C°°------va1,,e Number 

~ # Valve Flow 

\i:1-------- Valve Size 

1 . co 

QTY 

2 

2 

QTY 

17,8 m 

0,6 m 

ARC PSI 

LCS 25 

RCS 25 

SST 25 

Hose bib 

Building parapet wall 
by Architect 

GPM RADIUS 

0,5 1,2x4.6 

0.5 1,2x4,6 

1,1 1,2x9,1 
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Irrigation POC 5 

K 

Irrigation POC 4 

IRRI GATI ON NOTES: 

1. System is based on 25 PSI (min.) and 30 GPM (max .) at the connection point. 
2. City pressure at connection point is hovering around 80PSI , pressure regulated down to S0PSI after DCV. 
3. Contractor to determine pipe layout to ensure system operates as per specifications. 
4. Velocity in all irrigation lines not to exceed 5' per second. Contractor to adjust pipe sizing accordingly. 
5. If a discrepancy occurs between dra\lvtngs and specifications, specifications are to be followed 
6. All length quantities shown are approximate. Contractor to verify all quantities. 
7. Back Flow Prevention Valve and Water Meter as per City of Richmond standards. New service boxes sized 

to contain all required valves and blow-out tees. To match City of Richmond standards. 
8. All products to be installed as per manufacturer's specifications unless noted otherv,•ise. 
9. Each irrigation line to have 4" SCH 40 PVC sleeving under all sidewalks. Steel sleeving to be used under all 

vehicular roads and driveways. 
10. All service connections to be coordinated wi th civil and mechanical engineer. Allow for proper winterization 

through ball valve installation. 
11. Coordinate alt irrigation trenches and pipe locations to avoid conflicts with proposed utilities. 
12. Low-point irrigation heads require anti-draining check valves if not already provided in irrigation head 

specification. 
13. All products to be installed as per manufacturer's specifications unless noted otherwise. Contractor to provide 

all permits required for installation of irrigation system. 
14. Contractor to verify the existence. location and elevation of all underground utilities and services prior to 

commencement of the work. 
15. Install all irrigation components as per manufacturer's specifications. 
16. All pipe to be installed at a minimum of 18" below finish grade. 
17. Main line to be installed at a minimum of 24" below finish grade. 
18. All valves to be installed in 10" or larger valve box. 
19. All irr igation heads in non turf areas to be 12" High Pop heads. 
20. Control wire from the controller to valves shall be a minimum 14-gauge burial type, CSA approved type PE 

direct burial wire. 
21. Contractor to confirm pressure and pipe sizing at connection point and install pressure reducer as required. 
22. Provide as built drawings for any ch anges made to the irrigation plan. 
23. The Irrigation system wi ll be inspected by the consultant upon completion. 
24. All irrigation components under sidewalks and driveways shall be sleeved. (sized as per plan). 
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IRRIGATION SCHEDULE 

MANUFACTURER/MODEL 

Rain Bird 1812-P RS-NP-U 15 Strip Series 

Rain Bird 1812-P RS-NP-U 15 Strip Series 

Rain Bird 1812-PRS-NP-U 15 Strip Series 

Rain Bird 1812-PRS-NP-U U10 Series 

Rain Bird 1812-P RS-NP-U U10 Series 

Rain Bird 1812-P RS-NP-U U10 Series 

Rain Bird 1812-PRS-N P-U U15 Series 

Rain Bird 1812-P RS-NP-U U15 Series 

Rain Bird 1812-PRS-NP-U U1 5 Series 

f 
JD 

MANUFACTU RER/MODEU DE SCRIPTION 

Rain Bird PEB-PRS-O 
25 mm, 40 mm , 50 mm Plastic Industrial Valves. Low Flow 
Operating Capabi lity, Globe Configuration. With Pressure 
Regulator Modu le. 

Irrigation Lateral Line: CPVC Schedule 40 

Irrigation Mainl ine: PVC Schedule 40 

Valve Callout 

~------ Valve Number 

0:-'\ # Valve Flow 

~ -f------ Valve Size 

QTY 

4 

4 

22 
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12 
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QTY 
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223,1 m 
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SST 

360 

180 

90 

180 

90 

270 

PS I GPM RADIUS 

25 0,5 1,2x4,6 

25 0,5 1,2x4,6 

25 1,1 1,2x9,1 

25 1,5 2.7 m 

25 0,8 2,7 m 

25 0,4 2,7 m 

25 1,7 4 ,3 m 

25 0.8 4 ,3 m 

25 2,5 4 .3 m 
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Note: 
Install sprinkler at fin ished grade 

---------- ~ MPR nozzle (size and pattern 
as per plan) 

J,l'~,~!1Aill!)!,,~:l;i11/~te\!!1llill!!-J"iM~~~ c!:,:c;"sl'·M~ 41~0,,i;\A.1'.;· ~~',:,;'""£!·'' '':!!:'"'~.• <11,{±-----Approved backfill 

' '11~~1T\kmkffH-"-1H11!!7\h1kr'1 

-,11=c11 =!J~ ;:=IT1=11 =1 

/13 

300mm pop-up sprinkler, 
model as specified on 
drawings 

Manufactured swing joint 

~/ / Lateralpipe 

/ / / Lateral tee 

,, 

---------------80mm length of wire coiled 

--------------Waterproof connection 

----------Remote control valve model # 
specified on drawings 

- --------Valve box with cover, Rain Bird 
VB,STD 

' !
-----Finished grade 

PVC SCH 60 nipple 

~-----SCH 80 nipple .(50mm length , 
hidden) and SCH 40 Ell 

------- PVC schedule 40 male 
adapter 

~------ - ----- PVC lateral pipe 

~-------------- 80mm of 19mm clear crushed 
gravel 

®)---"-~~"-~.,,_IG,,cA,__,_,_Tl,.:,OC'-N"-V"'A'-'-L=-V,_,E~-- -----------

wall mount 

Modular controller, Rain Bird ESP-LX. ~ 
modular 

Junction box ===---n 
1 inch PVC SCH. 40 conduit to power ~ 

supply 

1.5 Inch PVC SCH 40-----------' 
conduit and fittings 

I 
I 

Location for Irrigation Controller to be provided in Building 
Mechanical room. Location to be coordinated with Mechanical and 
Electrical Engineer. 
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IBIGROUP 
ARCHITECTS (CANADA) INC. 
700 - 1285 West Pender Street 
Vancouver BC V6E 4B1 Canada 
tel 604 683 8797 fax 604 683 0492 
ibigroup.com 

February 27, 2023 

Overall Aerial View 

2788 JOW STREET (9520 BECKWITH ROAD) 

DP 18-829207 
May 7, 2024 
Reference Planl 
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I B I 
IBI GROUP. 
ARCHITECTS CA A-OAl . 
700 - 1285 West Pender Street 
Vancouver BC V6E 4B1 Canada 
tel 604 683 8797 fax 604 683 0492 
ibigroup.com 

Project Location in the Neighbourhood 

February 27, 2023 2788 JOW STREET (9520 BECKWITH ROAD) 

DP 18-829207 
May 7, 2024 
Reference Plan! 
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181 GROUP 
ARCHITECTS (CANADA) INC. 
700 - 1285 West Pender Street 
Vancouver BC V6E 4B1 Canada 
tel 604 683 8797 fax 604 683 0492 
ibigroup.com 

N 

EB February 27, 2023 

Context Plan 

2788 JOW STREET (9520 BECKWITH ROAD) 

DP 18-829207 
May 7, 2024 
Reference Planl 
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I B I 
181 GROUP 

MARCH 21 
@10am 

ARCHITECTS (CANADA) INC. 
700 - 1285 West Pender Street 
Vancouver BC V6E 4B1 Canada 
tel 604 683 8797 fax 604 683 0492 
ibigroup.com 

\ 
\ 
\ 
\ 
\ 

-------\ 
.,--->, 

N 

MARCH 21 
@12pm 

February 27, 2023 

\ 
\\ 

==:\ 
' ___\ 

MARCH 21 
@2pm 

Shadow Study 

MARCH 21 
@4pm 

DP 18-829207 
May 7, 2024 
Reference Plan! 
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SEPTEMBER 22 
@ 10am 

IBI GROUP 
ARCHITECTS (CANADA) INC. 
700 - 1285 West Pender Street 
Vancouver BC V6E 4B1 Canada 
tel 604 683 8797 fax 604 683 0492 
ibigroup.com 

N 

SEPTEMBER 22 
@ 12pm 

February 27, 2023 

SEPTEMBER 22 
@2pm 

Shadow Study 

SEPTEMBER 22 
@4pm 

DP 18-829207 
May 7, 2024 
Reference Planl 
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ARCHITECTS (CANADA) INC. 

I B I 700 - 1285 West Pender Street 
Vancouver BC V6E 4B1 Canada 
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February 27, 2023 

South-West View 

2788 JOW STREET (9520 BECKWITH ROAD) 

DP 18-829207 
_. ... May 7, 2024 

- Reference Plan\ 
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ARCHITECTS (CANADA) INC. 
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North-West View 
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South-East View 
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IBI GROUP 
ARCHITECTS (CANADA) INC. 
700 - 1285 West Pender Street 
Vancouver BC V6E 481 Canada 
tel 604 683 8797 fax 604 683 0492 
ibigroup.com 

February 27, 2023 

Aerial View South-West 

2788 JOW STREET (9520 BECKWITH ROAD) 
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May 7, 2024 
Reference Planl 
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700 - 1285 West Pender Street 
Vancouver BC V6E 4B1 Canada 
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ibigroup.com 

February 27, 2023 

Aerial from South-West 
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Reference Planl 
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Aerial View North-East 
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