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  Agenda
   

 
 

Development Permit Panel  
 

Council Chambers, City Hall 
6911 No. 3 Road 

Wednesday, June 15, 2016 
3:30 p.m. 

 
 
 Minutes 

 Motion to adopt the minutes of the Development Permit Panel meeting held on May 11, 
2016. 

  

 
1. Development Permit 14-662341 

 (REDMS No. 4984962) 

 APPLICANT: Hollybridge Limited Partnership (Intracorp) 

 PROPERTY LOCATION: 6900 Pearson Way 

 
Director’s Recommendations 

 That a Development Permit be issued that would permit the construction of the second 
phase of a two-phase, high-rise, mixed use development comprised of 300 dwellings 
(including 31 affordable housing units) and 6,657.0 m2 (71,655 ft2) of retail, 
restaurant, and office uses at 6900 Pearson Way on a site zoned “Residential/Limited 
Commercial (RCL3)”. 

  

 
2. Development Variance 15-717479 

(REDMS No. 4912527 v. 2) 

 APPLICANT: Su Wang 

 PROPERTY LOCATION: 10691 Bromfield Place 



Development Permit Panel – Wednesday, June 15, 2016 
ITEM   
 
 

2. 

 
Director’s Recommendations 

 That a Development Variance Permit be issued which would vary the provisions of 
Richmond Zoning Bylaw 8500 to reduce the minimum rear yard of the “Single 
Detached (RS1/E)” zoning bylaw from 6.0 m to 3.0 m, in order to allow retention of a 
non-conforming deck for the single-family dwelling located at 10691 Bromfield Place. 

  

 
3. New Business 

 
4. Date of Next Meeting: June 29, 2016 

 
5. Adjournment 

 



Time: 

Place: 

City of 
Richmond 

Development Permit Panel 
Wednesday, May 11, 2016 

3:30p.m. 

Council Chambers 
Richmond City Hall 

Minutes 

Present: Joe Erceg, Chair 
Cathryn Volkering Carlile, General Manager, Community Services 
Robert Gonzalez, General Manager, Engineering and Public Works 

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

Minutes 

It was moved and seconded 
That the minutes of the meeting of the Development Permit Panel held on April 27, 
2016, be adopted. 

CARRIED 

1. Development Permit 15-708397 
(File Ref. No.: DP 15-708397) (REDMS No. 4981603) 

5008594 

APPLICANT: Townline Gardens Inc. 

PROPERTY LOCATION: 10780 No.5 Road I 12733 Steveston Highway 

INTENT OF PERMIT: 

1. Permit the construction of two (2) 8-storey residential buildings and one (1) 4-storey 
residential building at 10780 No. 5 Road and 12733 Steveston Highway on a site 
zoned "Commercial Mixed Use (ZMU18)- The Gardens (Shellmont)"; and 

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

(a) Increase the maximum height over a parkade structure from six (6) storeys and 
25.0 m, to eight (8) storeys and 26.9 m; and 

(b) Allow a permitted projection of 1.8 m for unenclosed balconies into the side 
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yard (north) setback. 

Applicant's Comments 

Patrick Cotter, ZGF Cotter Architects, Inc., provided background information on the 
proposed development, noting that: (i) the subject application is the third and final phase 
of the overall master-planned development, (ii) the proposed two eight-storey concrete 
buildings were originally designed as six-storey wood frame buildings but no increase in 
height and volume was made, (iii) the two eight-storey buildings accommodate the 
unutilized permitted densities in earlier phases, (iv) the third phase is sited in the center of 
the site and does not impact neighbouring properties, (v) the mechanical penthouses in the 
two eight-storey buildings are located as far back as possible from the 'Agricultural Park' 
to the north, (vi) the projection of unenclosed balconies further into the north side setback 
would provide animation to the north elevation while also increasing natural surveillance 
into the park, and (vii) the four-storey Building F adjacent to the eight-storey building 
(Building E2) steps down to three stories along the interior courtyard. 

In response to a query from the Panel, Steve Jedreicich, Townline Group of Companies, 
confirmed that the unused permitted densities in Phases 1 and 2 were utilized in Phase 3 
of the overall development. 

Jennifer Stamp, Durante Kreuk Ltd. Landscape Architecture, briefed the Panel on the 
overall landscaping scheme for the proposed development and highlighted the following: 

• 

• 

• 

• 

there is a generous Riparian Management Area (RMA) setback along the eastern 
edge ofthe subject site; 

a qualified environmental professional (QEP) engaged by the applicant has prepared 
a landscaping plan for the RMA; 

should a small portion of the northeast comer of the site be expropriated by the 
Ministry of Transportation and Infrastructure (MoTI) for infrastructure 
undertakings, it would have a minimal impact on the development of the subject site 
but would affect the vegetation in the RMA; and 

the main landscaping features for the subject development include (i) cedar hedging 
and thorny plantings in the Agricultural Landscape Buffer Area in the north, (ii) a 
barrier-free pedestrian mews and ramp that connect to the future public park to the 
north, (iii) a park overlook area, and (iv) a common amenity garden for Buildings 
Eland E2. 

Panel Discussion 

In response to a query from the Panel, Mr. Jedreicich commented that should MoTI 
proceed with its planned infrastructure improvements, the RMA landscaping plan may 
have to be significantly redesigned depending on the potential extent of highway widening 
required. 
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In response to queries from the Panel, Mr. Jedreicich and Mr. Cotter confirmed that (i) the 
proposed number of affordable housing units complies with City requirements, (ii) 
improvements to the City-owned childcare facility will need to be completed prior to the 
occupancy of the proposed development, and (iii) a dog wash facility is provided in the 
proposed development. 

In response to further queries from the Panel, Ms. Stamp advised that (i) a pedestrian path 
is provided along the north side of Building F, (ii) the proposed amenity garden contains a 
water feature, simple sheet of lawn, summer flower garden, children's play area and 
dining area, (iii) the summer flower garden may be temporary as this area on the site could 
potentially be a future urban agriculture area, and (iv) there is a barrier-free access from 
the north side of the development to the amenity area. 

In response to a query from the Panel regarding the sustainability features of the project, 
Mr. Cotter advised that project's main strategy to achieve energy efficiency is through 
thermally efficient exterior wall detailing of the proposed buildings. 

Staff Comments 

Wayne Craig, Director, Development, advised that (i) staffis supportive of the requested 
variances, (ii) 16 affordable housing units are provided in the proposed development, with 
the majority of these units being two- and three-bedroom units, (iii) the noise study 
submitted by the applicant indicates compliance with Canada Mortgage and Housing 
Corporation's (CHMC) noise standards, (iv) the landscaping plan for the RMA along the 
eastern edge of the site is separate from the overall landscaping plan for the proposed 
development, and (v) improvements to the City-owned childcare facility are covered by a 
legal agreement to ensure facility completion by the applicant prior to occupancy of any 
buildings in the subject phase. 

In reply to a query from the Panel, Mr. Craig further advised that (i) details on planned 
infrastructure undertakings by MoTI have not yet been finalized, (ii) should the MoTI 
undertakings impact the proposed buildings on the subject site, the subject application 
would have to be brought back to the Panel and Council, and (iii) changes to landscaping 
within the RMA as a result of Mo TI undertakings will be the responsibility of the 
applicant. 

Correspondence 

None. 

Gallery Comments 

None. 

Panel Discussion 

The Chair acknowledged support for the project, noting that the details have been well 
thought -out. 

3. 
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Panel Decision 

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

1. Permit the construction of two (2) 8-storey residential buildings and one (1) 4-
storey residential building at 10780 No. 5 Road and 12733 Steveston Highway on 
a site zoned "Commercial Mixed Use (ZMU18) - The Gardens (Shellmont) "; and 

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

(a) Increase the maximum height over a parkade structure from six (6) storeys 
and 25.0 m, to eight (8) storeys and 26.9 m; and 

(b) Allow a permitted projection of 1.8 mfor unenclosed balconies into the side 
yard (north) setback. 

CARRIED 

2. Development Variance Permit 16-721776 
(File Ref. No.: DV 16-721776)(File Ref. No.: Xr. TE 16-721775) 

APPLICANT: TM Mobile Inc. (Telus) 

17080 Cambie Road PROPERTY LOCATION: 

INTENT OF PERMIT: 

1. Vary the provisions of Richmond Zoning Bylaw 8500 to increase the maximum 
accessory structure height in the "Agriculture (AG 1 )" zoning district from 20 m 
(65.6 ft.) to 30 m (98.4 ft.) in order to petmit the installation of a 
telecommunications antenna tower at 17080 Cambie Road; and 

2. Richmond City Council grant concurrence to the proposed telecommunications 
antenna tower for the site located at 17080 Cambie Road. 

Applicant's Comments 

Jon Luegner, TELUS Real Estate and Government Affairs, 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 and highlighted the following: 

• 

• 

• 

the applicant is proposing to install a 30-meter antenna tower within a 1 00-square 
meter fenced compound to be located within a 30-hectare farm and adjacent to 
Highway 91 to replace an existing tower located within the vicinity, located at 4060 
No.7 Road; 

Telus and the owners of the existing site were unable to agree on te1ms after the 
expiration of the lease agreement; 

the existing tower will be removed after the expiration of the lease agreement; 

4. 
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• 

• 

• 

• 

• 

• 

• 

• 

Development Permit Panel 
Wednesday, May 11, 2016 

the applicant is requesting Council's concurrence to the proposed development as 
well as applying for a development variance permit as Richmond Zoning Bylaw 
allows a maximum height of20 meters for an accessory structure in the subject site; 

the subject site is located outside of the adjacent Riparian Management Area (RMA) 
to the south and within the footprint of an existing farm road, thereby minimizing 
encroachment on agricultural land as much as possible; 

the proposed tower has a slender monopole design with flush-mounted antenna as 
opposed to the existing lattice frame tower which is more obtrusive and visible; 

Tel us service levels within the coverage area of the existing tower are expected to 
improve with the installation of the proposed tower; 

Transport Canada and NA V Canada have confirmed that markings and lighting are 
not required for the proposed tower; 

the applicant has complied with Innovation, Science and Economic Development 
Canada's (ISED) public consultation process and the City's public notification 
requirements; 

the City's Agricultural Advisory Committee (ACC) has considered and endorsed 
the proposed development; 

the applicant engaged the services of an agrologist and consulted with NA V 
Canada to address ACC's comments regarding the proposed tower's potential 
impact to aerial application of fertilizer in nearby cranbeny fields and the use of an 
"un-published" air strip located immediately to the east of the subject site; and 

Transport Canada has confirmed that the proposed tower would not require 
additional painting and marking if it is sited at least 40 meters from the center line 
of the air strip to the east. 

Panel Discussion 

In response to a query from the Panel, Mr. Luegner confirmed that the applicant is willing 
to accommodate the concerns of the owner of the adjacent property to the east regarding 
the proximity of the proposed tower to the air strip. He added that subject to the direction 
of the Panel and the report of the geotechnical study, the proposed tower and compound 
could be moved as far south as possible, with the southern fence of the compound abutting 
theRMA. 

Staff Comments 

Mr. Craig confirmed that staff have recently met with the applicant and the owner of the 
adjacent property to the east regarding concerns on the proximity of the tower to the air 
strip, noting that (i) the cunent location of the proposed tower does not require additional 
painting, (ii) moving the tower and compound further south would not require additional 
variances and is supp01ied by the City's Environmental and Sustainability staff. 

5. 
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In response to a further query from the Panel, Mr. Craig advised that the applicant is also 
proposing to plant native species in lieu of cedars in the RMA area at the south side of the 
compound. 

Correspondence 

None. 

Gallery Comments 

Todd May, Co-Chair of the City's Agricultural Advisory Council and a farmer in the 
subject area, expressed concern regarding the original siting of the tower and compound 
which encroach on a farmed area and will potentially impact the operation of the fixed
wing aircraft currently providing aerial application of fertilizer to majority of farms in the 
area. 

Mr. May advised that he suppmis the proposal to move the tower and compound as far 
south as possible to mitigate safety concerns associated with the operation of the fixed
wing aircraft operating in the air strip immediately to the east of the subject site. 

Also, Mr. May clarified that (i) the airstrip located immediately to the east of the subject 
site is a recognized private aerodrome by Transport Canada, and (i) should the proposed 
tower be moved to the north, Transport Canada would require additional marking and 
lighting for the tower. 

Panel Discussion 

In response to a query from the Panel, Mr. May stated that he would understand if 
geotechnical conditions would not warrant the movement of the proposed tower to the 
south. 

In response to a query from the Panel, Mr. Craig advised that Panel may provide direction 
to staff to include the proposed changes to the development as conditions prior to Council 
consideration of the subject development application. He further advised that the subject 
application could be brought back to the Panel if the proposed changes could not be made 
due to geotechnical considerations. 

In response to a further query from the Panel, Mr. Craig commented that the subject 
application does not need to go back to the City's Agricultural Council Committee as the 
proposed changes do not increase the height of the tower and size of the compound. 

Panel Decision 

It was moved and seconded 
1. That a pevelopment Variance Permit be issued which would vary the provisions 

of Richmond Zoning Bylaw 8500 to increase the maximum accessory structure 
·height in the "Agriculture (AGl)" zoning district from 20 m (65.6 ft.) to 30 m 
(98.4 ft.) in order to permit the installation of a telecommunications antenna 
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tower at 17080 Cambie Road subject to the applicant undertaking the following: 

(a) move the proposed tower and foundation as far south as possible; 

(b) shift the proposed 10-meter by 10-meter compound for the tower to the south 
to be immediately adjacent to the Riparian Management Area (RMA); 

(c) replace the cedars to be planted on the south side of the compound with 
native species; 

2. That the subject application be brought back to the Development Permit Panel for 
further consideration should the geotechnical study being conducted by the 
applicant finds the above changes not feasible; and 

3. That Richmond City Council grant concurrence to the proposed 
telecommunications antenna tower for the site located at 17080 Cambie Road 
subject to the above actions to be undertaken by the applicant. 

CARRIED 

3. New Business 

It was moved and seconded 
That the Development Permit Panel meeting tentatively scheduled for Wednesday, May 
25, 2016 be cancelled. 

4. Date of Next Meeting: June 15, 2016 

5. Adjournment 

It was moved and seconded 
That the meeting be adjourned at 4:31p.m. 

Joe Erceg 
Chair 

CARRIED 

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 11, 2016. 

Rustico Agawin 
Auxiliary Committee Clerk 
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T E LU S® 

Relocation of TEL US 
Wireless Infrastructure: 
No. 7 Rd/Cambie 

TE 16-721775 

DV 16-721776 

City of Richmond 

Development Permit Panel 
Meeting: May 11, 2016 

$30(/) 
!l> CD CD 0 
'<CD<:::::r 
-'-=:CDCD 
-'-::::::~oo. 
- <.C"''C 
N 3CD 
0:::::l'"CD-'
-'-CD::::J (J)-r-+r-+ 
. 0. 0 

r-+ 

0 :::::r 
::::J ""U CD 
~$ 

< 3 ::r Clf;::;:c 
0. r-+ 
::::J CD 
CD C/l 
(/) -u 0 
O.!l)....., 
!l)::::Jr-+ 
'<CD:::::r 
- -CD 



T E LU S® 

Agenda 

1-. Summary of Proposal 

2. Why the Installation is Required 

3. The subject site and design 

4. Existing TELUS infrastructure and effects on coverage 

~ 

5. Overview of Consultation Process 

6. Questions 
!l)wo-"* 

• 



T E LU S® 
A Relocation of Existing Wireless Infrastructure 

• Currently TELUS has a 26.8m 
self-support lattice tower located 
at 4060 No. 7 Road . 

• Existing tower has been up since 
the early 1990s. 

• At the end of the term of the Right 
of Way agreement, TEL US and 
the owners were unable to reach 
mutually agreeable terms to 
continue operations at the current 
location. 

• A new location for the cellular 
infrastructure was acquired in 
2015 to replace this tower being 
approx. 850m away. 

• New Monopole Tower with flush 
mounted antenna proposed at 
17080 Cambie Road being 30m 
in height. 



T E LU S® 

The Subject and Site Attributes - 17080 Cambie Road 

• Zoned Agriculture (AG-1) where accessory structures 
permitted to 20m in height 

• Development Variance sought to permit accessory 
structure height to be 30m 

• The subject site bounded to the north and south by 
Cambie Road and Hwy 91, is predominately is utilized for 
growing cranberries and some sewage crops such as corn 
and hay 

• An irrigation ditch runs north/south through the centre of 
the property, being directly west of the proposed tower 
location 

• Extensive and existing roads throughout the property 
allow for access to the proposed tower 

• Immediately surrounding the tower - corn and hay 
cultivation 

• To the north, east, and west the subject property is 
surrounded by other agricultural uses and predominately 
cranberry bogs all being zoned AG-1 

• Mayfair Lakes golf course is located south of the subject 
property and zoned GC 



T E LU S® 

Site and Tower Design 
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T E LU S® 

Site and Tower Design continued 
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T E LU S® 

Proposed Wireless Tower Design- Photo Renderings* 

On Hwy 91 Looking W (445m from Tower) On Hwy 91 Looking NE (?Om from Tower) 
Before After Before After 

*Note Photo Renderings are visual approximations only, where the actual tower may appear somewhat 
different if and when constructed . 



Existing Infrastructure 

**Note the above is not a reflection of actual coverage but a visual representation of infrastructure locations based 
on relative heights of that infrastructure to display the interconnection between the infrastructure that is part of 
TELUS' network in the area. 

T E LU S® 

• BC1875- 14.9m 
• BC0670- 14.9m 
• BC0591- 20m 
• BC1204 -45m 
• BC1178- 46m 
• BC0524- 36m 
• BC0023- 33m 

• BC1046-26.8m 
• BC2871- 30m 



T E LU S® 

Service Level Aligned with Existing Infrastructure 

Service Level with current installation Service Level when moved 

Confidential: Information contained within this map is restricted and meant for internal use only. 
Disclaimer: The is a prediction map and must not be considered as exact representation of the actual signal strength. 
The actual coverage map can only provide based on the signal measurement after the site is built and on-air. 
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Proximity to unpublished runway 
T E LU S® 

• Unpublished private 
runway is located on the 
adjacent property to the 
east of the subject 
(highlighted in red) 

• Center of the proposed 
tower is approximately 
42.6m from the center line 
of the runway 

• Transport Canada has 
confirmed that no 
additional painting/marking 
would be required -
provided the tower is at 
least 40m from the center 
line of the runway 

• NAV Canada provided that 
the CANADA Flight 
Supplement (CFS) is the 
official publication that 
contains all aerodromes 
that are listed with 
Transport Canada. This 
runway is not published in 
that publication 



Other Locations Considered 
T E LU S® 

• Location 1 and 2 -
Extension of Golf Course 
Netting Support (rejected 
by owner) 

• Location 3 - Monopole 
location proposed in 
farming operational space 
(rejected by owner) 

• Location 4 - Monopole 
location to absorb section 
of Cranberry field (rejected 
by owner) 

• BC2871 - proposed 
location chosen as 
majority of site is located 
on existing roadway and 
least disruptive on crop 
production 

• BC2871 approx. 850m 
from Existing Location 
(BC1046) 



Wireless Trends 
• More wireless users than ever before - restricts access to wireless networks 

• Driven by the proliferation of smartphones- community members, business, 
. visitors and consumers are utilizing wireless data at unprecedented levels 

• People have come to expect- as a basic utility requirement- high quality 
wireless coverage and data speeds within their communities 

• Improved service gives better access to emergency responders (outdoors, 
indoors, fires, floods etc.) 

• Without the addition of wireless sites, service will deteriorate 

Smartphone 

E-reader/ tablet 

Laptop 
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•Monthly Basic Mobile Phone Data Traffic 
Source: Cisco Visual Networking Index Mobile 2012 

T E LU S® 

More 
households have 
wireless devices 
than land lines 



T E LU S® 

Health & Safety 

• Industry Canada requires that all antenna installations comply with Health Canada's Safety Code 6 Guidelines 

• The consensus among Canadian health organizations and the scientific community is that wireless antennas are safe 



City of 
Richmond 

To: Development Permit Panel 

From: Wayne Craig 
Director of Development 

Report to Development Permit Panel 

Date: May 16, 2016 

File: DP 14-662341 

Re: Application by Hollybridge Limited Partnership (lntracorp) for a Development 
Permit at 6900 Pearson Way 

Staff Recommendation 

That a Development Permit be issued that would permit the construction of the second phase of a 
two-phase, high-rise, mixed use development comprised of 300 dwellings (including 31 affordable 
housing units) and 6,657.0 m2 (71,655 ft2

) of retail, restaurant, and office uses at 6900 Pearson 
Way on a site zoned "Residential/Limited Commercial (RCL3)". 

' ') ~t;!JM~~~7 
Wayb/ Cratg // 
Director of,Developm nt 

WC:s .. ch// /, 

Att.~ 

4984962 



May 16, 2016 -2- DP 14-662341 

Staff Report 

Origin 

Hollybridge Limited Partnership (Intracorp) has applied to the City of Richmond for permission 
to develop 6900 Pearson Way with the second phase of a two-phase high-rise, mixed use project 
(i.e. "River Park Place") on property zoned "Residential/Limited Commercial (RCL3)" in the 
City Centre's Oval Village. 

The "River Park Place" site was rezoned under Bylaw No. 8879 (RZ 09-506904), adopted by 
Council on February 25, 2013. The project's first phase, located east ofthe subject site at 6888 
River Road, includes the establishment of a new street, Pearson Way, and is targeted for 
completion later this year. The subject Phase 2 site (which is bounded by Pearson Way on two 
sides and River Road and Hollybridge Way on its other frontages) is vacant. (Attachment 1) 

Highlights of the subject Phase 2 development include: 

1) 300 residential dwellings, including: 

• 269 market dwellings in two towers, a mid-rise building along River Road, and five 
townhouses fronting the east leg of Pearson Way; and 

• 31 affordable housing units (secured with a Housing Agreement) in a stand-alone building 
along the south leg of Pearson Way; and 

2) Pedestrian-oriented commercial uses at grade along three street frontages (River Road, 
Hollybridge Way, and the south leg ofPearson Way) with office uses above on portions of 
the building's second and third storeys. 

Through RZ 09-506904, the developer is required to: 

1) Satisfy the City's Affordable Housing Strategy for the entirety of"River Park Place", Phases 
1 and 2, with a stand-alone affordable housing building constructed to a turnkey level of 
finish, at the developer's sole cost, in Phase 2. This affordable housing approach was 
specifically identified in the rezoning and secured by appropriate legal agreements; 

2) Provide community amenity contributions towards child care, public art, and community 
planning with respect to all Village Centre (commercial) Bonus floor area proposed in excess 
of3,608.5 m2 (38,841 ft2

), based on the combined total bonus floor area in Phases 1 and 2; 
and 

3) Prior to Building Permit issuance for Phase 2, enter into the third of three Servicing 
Agreements for "River Park Place" (secured with a Letter of Credit) to complete Engineering, 
Transportation, and Parks off-site works identified through the rezoning process (i.e. frontage 
improvements). (Note that the developer has entered into the project's first two Servicing 
Agreements, secured with Letters of Credit, and works required with respect to these Servicing 
Agreements will be completed to the City's satisfaction prior to occupancy of Phase 1.) 

Development Information 

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

Development surrounding the subject site is as follows: 

To the north: River Road, beyond which is Aspac Development's "River Green Village", a 
four-phase, high-rise, mixed use riverfront development including, among other 
things, park, child care, and the northward extension of Pearson Way, on a site 
zoned "High Rise Apartment and Olympic Oval (ZMU4)- Oval Village (City 
Centre)", permitting a maximum of3 FAR and 47 m GSC (building height); and 

On the other three (3) sides of the subject site, properties recently rezoned to 
"Residential/Limited Commercial (RCL3)" (i.e. mixed use, 3 FAR and 47 m GSC building 
height) or similarly designated under the City Centre Area Plan (CCAP), including: 

To the east: Pearson Way and the first phase oflntracorp's "River Park Place"; 

To the west: Hollybridge Way (and canal) and Onni's "Ora" (complete/occupied), a three-
tower multi-family development over ground floor commercial uses; and 

To the south: Pearson Way, the Richmond Winter Club, Lansdowne Road, and Cressey's 
"Cadence" (under construction), a two-tower, multi-family development over ground 
floor commercial uses. 

The Richmond Olympic Oval is situated roughly northwest of the subject site (i.e. west of 
Hollybridge Way and north ofRiver Road.) 

Rezoning and Public Hearing Results 

At the Public Hearing for the rezoning held on September 5, 2012, no concerns were expressed 
about the developer's proposal. However, during the rezoning review process, staff identified the 
following design issues to be resolved at the Development Permit (DP) stage. The developer's 
response to each issue is described in bold italics. 

1) Refine the individual characters of"River Park Place's" three towers (i.e. one in Phase 1 and 
two in Phase 2), taking into account their relationships with the fronting streets, the 
development's mid/low-rise elements, and the skyline. 

Each of "River Park Place's" three towers presents a distinct, yet complementary, character 
through the use of a coordinated palette of colours and materials, together with features 
that address each tower's site-specific conditions, including in Phase 2: 

• The west tower (15 storeys) at Hollybridge Way and Pearson Way is setback from the 
intersection to open up views from Lansdowne Road to the Richmond Olympic Oval and 
is designed to enhance its "gateway" location with a tall, elegantly curved, glass fafade 
and sweeping forms at its retail/restaurant level; and 

• The east tower (14 storeys) at Pearson Way and River Road, being located on a quieter, 
residential/neighbourhood street, mid-way between "River Park Place's" other two 
towers, has a calmer character expressed through its stronger horizontal lines, more 
regular pattern of windows and projections, and deeper colour palette. 

2) Ensure that the project's large tower floorplates do not appear blocky. 

At rezoning stage, to increase tower spacing across "River Park Place's" 2-lot site (i.e. 
72.3 m/237 ft. versus CCAP min. 35 ml 114ft.), it was agreed that tower jloorplates 
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would be larger than what is typically encouraged (i.e. +1-888 m2 I 9,558 fr versus CCAP 
650 m2 I 6,997 fr maximum). To ensure this does not result in a "blocky" appearance, in 
Phase 2 the developer has sculpted the towers, broken up their massing with shifts in 
materials and colour, staggered their siting (i.e. at diagonal corners of the site), and 
oriented them to maximize north-south views across the site for neighbours. 

3) Provide for an attractive residential interface with Pearson Way. 

Along Pearson Way's east leg, the proposed market townhouse frontages resemble those 
approved across the street in Phase 1 (e.g., 3.0 m/10ft. landscaped setback with entry 
features, raised patios, planting, and window bays). 

Along Pearson Way's south leg, the affordable housing building is entered by a lobby at 
grade that provides access to four storeys of units above a single level of pedestrian-oriented 
retail. This approach complements the anticipated future form of development on the south 
side of the street (i.e. by others on the Richmond Winter Club site), while buffering the 
residential units from street-level activities and contributing towards a pedestrian-friendly 
streetscape. 

4) Explore opportunities to create vibrant retail streetscapes that contribute to the animation, 
pedestrian amenity, and commercial success of the development and its surroundings. 

Ground-floor, pedestrian-oriented retail uses wrap three sides of Phase 2 including along: 

• River Road: Retail at grade, with one floor of office above and three floors of residential 
above that. The proposed office use and its entrance lobby will contribute towards 
pedestrian activity and, in turn, promote retail viability. The design, which reflects the 
character of Phase 1, provides for continuous retail and pedestrian weather protection, 
while breaking up the massing into several "buildings", which will enhance the 
frontage's pedestrian scale and visual interest. 

• Hollybridge Way: Retail at grade and office above, along with a 2-storey restaurant at 
the Hollybridge Way/Pearson Way corner, continuous weather protection, a decorative 
faf;ade treatment, and special corner features, which together will contribute towards an 
animated, visually interesting streetscape complementary to the role of Hollybridge Way 
as a key link between Lansdowne Road and the Richmond Olympic Ovallrivetfront. 

• Pearson Way (south leg): Retail at grade with restaurant, affordable housing, and office 
above in discrete low-rise "buildings" that, as along River Road, will contribute towards 
pedestrian activity, retail viability, and visual appeal. 

5) Refine the rooftop landscape concept, taking into consideration, among other things, how the 
low-rise portions of the project's podium frontages can best "fit" with its taller forms. 

The proposed podium rooftop outdoor amenity space is framed with 2-3 storey building 
elements on its north and south and towers on its east and west. This arrangement will help 
maximize sun exposure to the outdoor space and make it an important focus of the project, 
overlooked by 50% of its units. This is complemented by a landscape approach that seeks to 
extend the character of the primary outdoor amenity area across the rooftops of the 
development's low-rise streetwall buildings in a combination of shared and private outdoor 
amenity spaces, green roofs, and special landscape features, which will enhance residential 
amenity and visual appeal for project residents and neighbours. 
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6) Address how best to coordinate parking/loading areas and access points so as to minimize 
impacts on the streetscapes and neighbours. 

All required parking, loading, and waste management activities will be accommodated off
street, within the proposed development, and will be accessed via a single driveway located 
along the south leg of Pearson Way. This approach will minimize any potential impacts on 
public pedestrian and vehicle activities, including potential conflicts with future 
development of the Richmond Winter Club site (by others). 

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 (DP) application. In addition, it complies with the intent of the applicable 
sections of the Official Community Plan and CCAP and is in compliance with the 
"Residential/Limited Commercial (RCL3)" zone. (No zoning variances are requested.) 

Through the rezoning process for "River Park Place" (RZ 09-506904), legal agreements were 
registered on title requiring that various conditions and requirements are satisfied prior to DP 
issuance for the subject phase. The proposed development satisfies the requisite conditions, 
generally as follows: 

1) Affordable Housing: Prior to rezoning adoption, a Housing Agreement and Housing 
Covenant were registered on title requiring that as part of the subject Phase 2 development 
the developer must design and construct, at the developer's sole cost, a turnkey, stand-alone 
affordable housing building, together with parking, bike storage, outdoor amenity space, and 
other features as required with respect to City policies and bylaws. Prior to DP issuance for 
Phase 2, the existing Housing Covenant will be amended to reflect specific features of the 
approved DP design (e.g., unit number/type, building layout, amenities, parking). 

The developer's proposal meets or exceeds affordable housing objectives identified through 
rezoning and secured with legal agreements registered on title. Key features of the proposed 
affordable housing building and rezoning requirements are summarized in the following table. 

Building Features Rezoning Requirements Proposed Change 

Total area (excluding 
2,412.0 m2 (25,963 te) 2,717.0 m2 (29,246 ft2

) 
Increase 

parking/bike storage) 305.0 m2 (3,283 ft2
) 

Net habitable area of 2,052.0 m2 (22,088 ft2
) 

2,052.0 m2 (22,088 ft2
) No change 

Building dwelling units (5% of Phase 1 & 2 residential) 

Area 
70.0 m2 (753 ft2

) as per OCP 104.8 m2 (1, 128 ft2) 
Increase 

Indoor amenity space 
34.8 m2 (375 ft2) 

Ancillary uses 290.0 m2 (3, 116 ft2
) 449.4 m2 (4,837 ft2) 

Increase 
159.4 ft2 (1, 721 ft2

) 

Total number of units 29 31 Increase /2 units 

- 1-bedroom 18 (62%) 18 (58%) No change 
Dwelling - 2-bedroom 9 (31%) 10 (32%) Increase /1 unit 
Units 

- 3-bedroom 2 (7%) 3 (10%) Increase /1 unit 

Basic Universal Housing Not specified 31 (100%) 100% 
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Building Features Rezoning Requirements Proposed Change 

Subdivision Not specified Air Space Parcel Air Space Parcel 

Max monthly rents 
As per City policy for low-end 

Max total annual household income market rental units secured As per City policy No change 

Min dwelling unit sizes 
with a Housing Agreement) 

The proposed affordable building has been designed by the developer in consultation with a 
potential operator, Catalyst Community Developments Society, a not-for-profit affordable 
housing owner/operator. This collaboration has resulted in a well-considered design that is 
suitable to the anticipated housing needs of future tenants and will help ensure a good fit with 
the surrounding Oval Village community and includes the following features: 

• 

• 

• 

• 

• 

• 

• 

• 

The net habitable area of the proposed dwelling units, indoor amenity space area, and 
total building area all meet or exceed the minimum requirements established at rezoning; 

The number of dwellings has been increased from 29 to 31 and the additional units are two (2) 
and three (3) bedroom dwellings, which is consistent with City objectives for family units; 

100% of units and common spaces within the affordable housing building will be 
designed and constructed to satisfy Zoning Bylaw standards for Basic Universal Housing; 

Tenants of the affordable housing will have unrestricted use ofthe podium rooftop outdoor 
amenity space and children's playground (shared with market residents), which spaces will 
be accessible from the affordable housing building's main indoor amenity space; 

Vehicle parking (25 spaces) and Class 1 bike storage (39 spaces) will comply with the 
Zoning Bylaw and will be clustered together in the parkade with direct access to the 
affordable housing building's residential floors via a dedicated elevator and stair (i.e. for 
the exclusive use of the affordable housing tenants and staff); 

Electric vehicle (EV) charging equipment will be provided for the exclusive use of the 
affordable housing building tenants and staff, including four 120V plug-ins for bikes and 
two 240V chargers for vehicles (e.g., for program vans and/or car-share vehicles); 

The proposed building design locates the affordable units above ground floor retail, 
which will contribute towards an attractive, pedestrian-friendly streetscape, while 
buffering residents from traffic noise and providing good proximity to the outdoor 
amenity space shared with the market units on the podium roof; and 

The form and character of the proposed building will make it an attractive part of the 
streetscape and standard of design and quality make it consistent with that of the overall 
development and recently approved projects in the surrounding neighbourhood. 

2) Village Centre Bonus (VCB): The CCAP designates the subject site and its surroundings as a 
VCB area for the purpose of encouraging voluntary developer contributions towards 
community amenities. More specifically, up to 1.0 FAR bonus commercial floor area may be 
permitted where a developer contributes 5% of the bonus area as City amenity space on-site 
or, as with the "River Park Place" development, makes a cash-in-lieu contribution (to 
facilitate the City' "transfer" of the amenity to an alternate site) and satisfies other density
related policies (i.e. public art and community planning). 
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At the time of rezoning, the developer proposed to construct a combined total of3,608.5 m2 

(38,841 ft2) ofVCB bonus floor area in Phases 1 and 2 (i.e. roughly 20% of the maximum 
permitted or 0.2 FAR) and provided the requisite amenity contributions. As part of the 
subject Phase 2 application, the developer has asked to increase the combined total of Phase 
1 and 2 VCB bonus floor area to roughly 0.5 FAR. This additional VCB bonus density is 
permitted under the site's RCL3 zone, provided that (as per legal agreements registered on 
title prior to rezoning) the developer makes additional amenity contributions based on the 
proposed additional floor area. On this basis, the developer has proposed, with staff support, 
the voluntary developer (cash) contributions described in the table below. 

Applicable 
Contribution Prior-To Additional VCB Voluntary Developer 

Amenities Bonus Floor 
Rates Requirement Amenity Contributions 

Area 

5% x 4,200.5 m2 $6001ft2 of VCB 
$1,356,420.00 (cash) 

Child Care amenity space 
Prior to DP to the Child Care Reserve, provided as: 

(5% X 45,214 ft2
) 

transferred off-site 
issuance • $1,220,778.00 Development Reserve (90%) 

• $135,642.00 Operating Reserve (10%) 

Public Art 
4,200.5 m2 $0.75/ft2 Prior to BP $33,910.50 (cash) 
(45,214 ft2

) As per RZ 09-506904 issuance to the Public Art Reserve 

Community 4,200.5 m2 $0.25/ft2 Prior to DP $11,303.50 (cash) 
Planning (45,214 ft2

) (CCAP policy) issuance to the Community Planning Reserve 

TOTAL Varies Varies Varies $1,401,634.00 

3) Public Art: Through the development's rezoning and Phase 1 Building Permit processes, legal 
agreements were registered on title with respect to the developer's public art contributions and 
phasing. Prior to Building Permit issuance for Phase 2, the developer is required to make a cash 
contribution to the Public Art Reserve totalling $146,884.00, including $112,973.00 as agreed via 
rezoning and $33,910.50 with respect to additional VCB bonus floor area (as described above). 

Phase 
Applicable Voluntary Developer Contributions 

Floor Area (1) RZ Rate Required Actual 

1 . PHASE 1 I APPROVED 16,536.2 m2 (178,000 ft2
) $0.75/ft2 $133,500.00 

$227,261.00 
Artwork installed . Anticipated at Rezoning 25,608.4 m2 (275,646 ft2) $206,734.50 

$146,884.00 (cash) 
2 • Additional VCB Bonus (2) 4,200.5 m2 (45,214 ft2) $0.75/ft2 $33,910.50 to the Public Art Reserve . PHASE 2 I SUB-TOTAL 29,808.9 m2 (320,860 tf) $240,645.00 

prior to BP issuance 

TOTAL 46,345.1 m 2 (498,860 fe) $0.751te $374,145.00 $37 4,145.00 

(1) Buildable floor area excluding Affordable Housing 
(2) Voluntary contribution required for the developers proposed additional Village Centre Bonus floor area. 

4) Commercial Parking: As per legal agreements registered on title prior to rezoning, the 
developer is required to register a covenant on the development's commercial parking 
restricting the portion that may be leased, sold, or otherwise assigned for the exclusive use 
of specific businesses or individuals to a maximum of 50%. The subject development 
complies with this requirement. More specifically, prior to DP issuance for Phase 2, the 
developer must register a covenant on title requiring that 50% of Phase 2's required 
commercial parking spaces will be designated exclusively for short-term (e.g., hourly) 
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parking for the general public (i.e. 113 "public parking" spaces). These spaces shall occupy 
the entirety of the parkade' s entry level and a portion of its below grade parking (clustered 
near the elevator). The remaining 113 required commercial parking spaces (which may, in 
whole or in part, be assigned to individuals or businesses) will be located below grade. 

5) Phasing: As per legal agreements registered on title prior to rezoning adoption, prior to DP 
issuance for Phase 2, the developer is required to submit a report by the architect confirming 
that if the developer seeks to phase Building Permit issuance and/or final Building Permit 
inspection granting occupancy for the subject development: 

• There will be a maximum of two phases (exclusive of parking), as indicated on the 
Development Permit drawings; and 

• The first phase shall include, but will not be limited to the following: 

a) Affordable housing building and related spaces and features (including parking); 

b) Commercial "public parking" spaces and related electric vehicle (EV) equipment; 

c) End-of-trip cycling facilities; and 

d) Residential amenity space (indoor and outdoor) in compliance with Official 
Community Plan and City Centre Area Plan requirements. 

6) District Energy Utility (DEU): Oval Village developments, including "River Park Place" 
Phases 1 and 2, must be designed and constructed to facilitate their connection to the City's 
Oval Village DEU (OVDEU) system. Legal agreements currently registered on title to the 
Phase 2 site with respect to its intended district energy connection must be discharged and 
replaced prior to DP issuance with the City's standard DEU agreement. This agreement will 
require, but will not be limited to, that the developer submits an energy modelling report 
prepared by an accredited professional to the satisfaction of the City prior to Building 
Permit approval and enters into a Service Provider Agreement prior to occupancy. 

7) Servicing Agreement (SA): As per legal agreements registered on title prior to rezoning 
adoption, prior to Building Permit issuance for Phase 2, in whole or in part, the developer 
shall enter into the third of three Servicing Agreements, which shall provide for the design 
and construction of all outstanding off-site works with respect to "River Park Place" (as 
specified prior to rezoning adoption). All required SA works shall be complete prior to 
occupancy of Phase 2, in whole or in part, unless determined otherwise at the sole discretion 
ofthe City through the SA review/approval processes. 

8) Discharge of Existing Legal Agreements: Various legal agreements registered on title with 
respect to rezoning and/or development of Phase 1 have been satisfied or replaced and may 
be discharged (e.g., demolition of a warehouse and Phase 1 EV agreements). 

In addition to complying with development requirements identified through the rezoning and 
Phase 1 DP processes, the subject development satisfies the following: 

1) Transportation Demand Management (TDM) Measures: In compliance with Zoning Bylaw 
provisions permitting a 1 0% reduction in on-site parking requirements, the developer 
proposes to provide on-site end-of-trip facilities (i.e. showers, washrooms, and lockers) on 
the lower level of the parkade, co-located with the commercial Class 1 bike storage, for the 
use of commercial tenants and staff of the affordable housing building. 
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Note that these facilities are proposed in addition to TDM measures implemented through the 
rezoning (e.g., temporary Gilbert Road sidewalk and transit shelter funding) and end-of-trip 
facilities provided in Phase 1. 

2) Electric Vehicle (EV) Charging: The Official Community Plan (OCP) requires that 
developers provide EV charging equipment for resident parking and Class 1 bike storage. 
The developer proposes to comply with current City policy regarding the latter (i.e. at least 
one 120V duplex outlet for each of the 10 bikes); however, with the encouragement of the 
City's Sustainability staff, the developer proposes to exceed current City standards (as shown 
in the table below) with respect to: 

• 

• 

• 

• 

240V quick-charge equipment throughout (versus 120V) in response to changing 
technology and the need to make EV charging quicker and easier to use; 

Installation of five 240V chargers, including three (3) within the designated commercial 
"public parking" (for the short-term use of the general public) and two (2) for the 
exclusive use of the affordable housing building (for program and car-share vehicles); 

In addition to chargers, 23 240V plug-ins within the commercial "assignable parking" 
(spaces that may be leased, sold, or otherwise assigned for the exclusive use of specific 
businesses or individuals); and 

A small increase in the total number of residential parking spaces with EV equipment . 

OCP Policy Proposed 
Total Parking 

Uses 120V 120V 240V 240V 240V Spaces 
Plug-In Rougl"!-ln Charger Plug-In Rough-In 

64 (20%) 79 (25%) 2 73 73 
Residential 316 

Residential Sub-Total= 143 (45%) Residential Sub-Total= 148 (47%) 
0 0 3 23 0 

Commercial 226 
Commercial Sub-Total= 0 Commercial Sub-Total= 26 (12%) 

TOTAL 542 143 (26% overall) 174 (32% overall) 

3) Indoor Commercial Recreation Covenant: Prior to DP issuance for Phase 2, the developer 
shall be required to register a restrictive covenant on the subject site that, notwithstanding 
provisions in the Zoning Bylaw, will prohibit the operation of "indoor recreation" uses, 
except where it is ancillary to a residential use (i.e. except residential amenity space). 

4) Visitor Suites: As part of the proposed Phase 2 market residential indoor amenity space, the 
developer has proposed two (2) "visitor suites" for the purpose of accommodating short-term 
stays by friends and family of the market residential tenants (30 days maximum). Staff 
support the developer's proposal on the basis that the "visitor suites" represent less than 10% 
of the total market residential indoor amenity space proposed and will help to address 
residents' potential lack of guest accommodation within their units. Prior to DP issuance, the 
developer will be required to register a covenant on the subject site to restrict the size, 
location, and use of the "visitor suites" in compliance with the approved DP. 

5) Heat Pump Exemption: The Zoning Bylaw exempts common mechanical, electrical, and 
other service rooms located outside a parking structure to a maximum floor area of 100.0 m 2 

(1 ,076 ft2
), unless a mechanical engineer can demonstrate and certifies that a larger floor area 

is required for green infrastructure. Based on information submitted by the developer for 
Phase 2, Engineering staff have indicated preliminary support for the developer's proposal to 
exempt additional floor area to provide for in-suite heat pumps. Prior to BP issuance, a report 
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must be submitted by an accredited professional (mechanical engineer), to the satisfaction of 
the Director of Engineering, including detailed building design and a breakdown ofheat 
pump closet floor area calculations for each unit, based on which Engineering staff will 
determine the development's final permitted heat pump floor area ratio (FAR) exemption. 

6) Loading and Waste Collection: The developer has prepared a coordinated strategy addressing 
the anticipated loading, garbage, recycling, and organic waste needs of Phase 2's 
commercial, market residential, and affordable housing tenants to the satisfaction of the 
City's Transportation and Sanitation/Recycling staff. 

Zoning ComplianceNariances 

No zoning variances are requested. 

Advisory Design Panel Comments 

The subject Development Permit application was presented for consideration by the Advisory 
Design Panel (ADP) on May 21, 2015. The Panel supported the application advancing to the 
Development Permit Panel, subject to the applicant giving consideration to the ADP's 
comments. A copy of the relevant excerpt from the Advisory Design Panel Minutes of May 21, 
2015 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'. It is the opinion of staff that the applicant has satisfactorily addressed the Panel's 
comments (generally through refinement of the architectural expression). 

Analysis 

The subject mixed-use development is the second (final) phase of"River Park Place" in the heart 
of the Oval Village. The design of the subject phase takes its cues from the project's earlier 
phase, while establishing its own identity. Key features include: 

1) Strong definition of public streetscapes with varied streetwall forms, residential and 
commercial fronting uses, two broadly spaced slab-like towers, and landscaped lower-level 
rooftops, which features were originally identified through "River Park Place's" rezoning; 

2) A 31-unit, 4-storey, stand-alone affordable housing building (over one level of pedestrian
oriented retail) along the south leg of Pearson Way, as per legal agreements registered on title 
prior to rezoning; 

3) Office uses, including second floor office along River Road and Hollybridge Way (with a 
landscaped terrace at the latter) and a 3-storey, stand-alone building on Pearson Way; and 

4) Completion of frontage improvements along all four sides of the subject site, including, 
among other things, pedestrian and cycling features along River Road and Hollybridge Way. 
(As per legal agreements registered on title prior to rezoning adoption, off-site improvements 
will be the subject of"River Park Place's third Servicing Agreement, which the developer 
must enter into prior to Phase 2 Building Permit issuance.) 

Conditions of Adjacency 
The subject site is located in the Oval Village, an emerging, high-rise, mixed use area affected by 
aircraft noise. The developer has reviewed the potential development impacts that residents of 
"River Park Place" may experience as a result of local development and interim industrial uses 
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with the aim of mitigating them to the extent possible and helping potential purchasers make 
informed decisions. (Covenants were registered on title prior to rezoning.) Overall, it has been 
demonstrated that the design of the subject development is sensitive to its emerging urban 
context and has reasonably addressed on- and off-site conditions of adjacency. In summary: 

1) View Blockage: This issue is largely a function of tower spacing. The subject Phase 2 
development's proposed towers will be separated on-site by a distance of72 m/237 ft., more 
than twice the recommended CCAP minimum for this area (i.e. 35m/114ft.), and will 
similarly enjoy tower spacing of greater than 35m (114ft.) to existing and future towers on 
surrounding properties. 

2) Overlook: This potential issue is largely mitigated via the development's large tower spacing. In 
addition, the project includes no internal-comer residential units and office uses are oriented 
away or remote from residential spaces. 

3) Sun and Shading: The development's proposed tower spacing and building massing will help to 
maximize sun exposure to on-site shared outdoor spaces (i.e. south exposure at lower-level 
rooftops), individual residential units (i.e. only 36 of300 units face north); and, public spaces 
along the north side of the designated River Road retail "high street" (i.e. minimal shading from 
March to September). 

4) Aircraft & Ambient Noise: An acoustic study was undertaken by a registered professional on 
behalf of the developer with respect to potential noise impacts of aircraft noise, transitional 
noise (i.e. from existing industrial and commercial activities), and traffic noise on indoor 
residential spaces, taking into account OCP Aircraft Noise Sensitive Development policy 
requirements (e.g., air conditioning). The developer has agreed to fully incorporate all 
recommendations into the development. 

5) Ambient Night-Time Light: As areas urbanize, ambient night-time light increases, which can be 
a nuisance if not mitigated. To address this, the developer proposes to (i) provide electrical 
outlets in place of balcony soffit lighting so that residential tenants have direct control over their 
outdoor lighting, and (ii) install horizontal louver window blinds in all residential units. 

6) 6900 River Road (City-Owned Heritage/ESA Woodlot and Park): This City-owned park 
located north of Phase 1 (across River Road) is designated as a heritage site, a Riparian 
Management Area (RMA), and an Ecologically Sensitive Area (ESA). An impact 
assessment completed prior to rezoning showed that impacts on the park's landscape 
resources were unlikely to occur at Phase 2. Nevertheless, as per legal agreements 
registered on title prior to rezoning, the developer is required to prepare a conservation plan 
prior to DP issuance, undertake construction monitoring, and, if impacts occur, implement 
mitigation and/or compensation measures at the developer's sole cost, all to the satisfaction 
ofthe City. 

7) Richmond Winter Club: South of the subject development is the City-owned Richmond 
Winter Club. While there are currently no plans to redevelop this property, it could occur in 
the future. The proposed development responds to this future potential by (i) locating 
complementary retail and residential uses along Pearson Way, (ii) limiting vehicle access to a 
single driveway to minimize potential access conflicts, and (iii) setting the east tower back 
and opening up the centre of the site to enhance views and minimize overlook. 
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8) Traffic Considerations: A traffic study has been completed and recommendations have been 
incorporated into the on- and off-site designs. In addition, prior to Building Permit issuance, 
the developer must submit a Construction Parking and Traffic Management Plan that, among 
other things, demonstrate to the satisfaction of the Director of Transportation that the 
access/egress requirements of the Richmond Olympic Oval will not be compromised. 

Urban Design and Site Planning 
The proposed form of development is consistent with CCAP objectives and will contribute 
towards an attractive, pedestrian-friendly, high-density urban environment. More specifically: 

1) Streetscapes provide for a visually engaging, pedestrian-scale, urban setting, including: 

• Varied setbacks, heights, and materials along the designated River Road "high street" that 
area designed to energize the streetscape and break it into a series of distinct, yet 
complementary, "buildings"; 

• 

• 

• 

An artful, decorative cornice along Hollybridge Way, bookended with special 
retail/canopy corner features, that respond to the curve of the street and visually enhance 
it as the link between Lansdowne Road and the Oval/riverfront; 

A series of small, stand-alone buildings along the south leg of Pearson Way, link with 
pedestrian-oriented commercial at grade, that together covey a more intimate character 
distinguishing it from the anticipated busyness of River Road and Hollybridge Way; and 

Along the east leg of Pearson Way, a row of2-storey townhouses with raised patios, 
landscaping, and entry features that complete the street design initiated in Phase 1 and 
reflect anticipated/approved development along Pearson Way north of River Road; 

2) Towers are designed and located to anchor key corners, enhance views and sun exposure, 
and, in the case ofthe southwest tower, provide a "gateway" feature that opens up views to 
the Oval and complements its curving lines; 

3) Lower-level rooftops are landscaped to provide for recreation spaces and enhance upper
level views from on-site and neighbouring development; 

4) All parking, loading, and waste handling activities are concealed within the building and 
vehicle access is limited to one driveway to minimize streetscape and traffic impacts; and 

5) All ground floor commercial spaces and lobbies comply with the City's minimum flood 
construction level of0.3 m (1ft.) above the crown of the fronting street. (All residential uses, 
except lobbies and townhouses, are located at the second storey or higher. The City's 
standard flood construction covenant was registered on title prior to rezoning adoption.) 

Architectural Form and Character 
The CCAP encourages the City Centre to be developed as a mosaic of distinctive, yet cohesive, 
urban villages. The design of the subject development aims to satisfy this objective by building 
on the clean, contemporary vocabulary established in Phase 1, while intentionally working to 
avoid repetition. In brief, features include: 

1) On the west tower, emphasizing its verticality with an elegant, curving screen wall and a 
light and airy blue/green/white colour palette; 

4984962 



May 16,2016 - 13- DP 14-662341 

2) On the east tower, emphasizing its horizontality with pronounced slab bands, horizontal 
mullion features, and a deeper, earthier colour palette; 

3) On the lower-rise streetwall elements, clear storefront glazing and canopies provide 
continuity at grade, while a combination of lighter and deeper colours are used above and on 
the townhouses to enhance the development's composition of distinct "buildings"; and 

4) A well-considered signage concept providing for residential and commercial signs that 
coordinate with and complementthe architectural form and character. (Signs must comply 
with Sign Bylaw No. 5560 and, as applicable, will be subject to separate permit processes.) 

Landscape Design and Open Space Design 

1) Off-Site Landscape Features: Development ofthe Oval Village is encouraged to connect to 
the river (in form and character) and support the establishment of River Road as a vibrant 
retail "high street". With this aim, the streetscape design concept for "River Park Place" 
(approved through rezoning) includes special boulevard treatments (e.g., permeable paving, 
planting pockets), street trees, decorative lighting, and enhanced pedestrian walkways and 
bike paths that together will improve access to riverfront amenities, provide for a pedestrian
friendly urban setting, and complement the Oval and local commercial uses. Off-site 
landscape features will be implemented via the developer's required Servicing Agreements. 

2) On-Site Landscape Features: 

• Grade-level, on-site landscape features are designed as a seamless extension of the 
development's off-site features, including special paving in public pedestrian areas, water 
features and "bridges" at residential tower entries, raised townhouse patio entrances with 
privacy planting and entry features, and areas for outdoor restaurant seating/dining. 

• Above grade, on-site landscape features include: 
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a) Shared outdoor residential amenity space in two rooftop locations with a combined total 
area roughly 30% larger than minimum OCP requirements (i.e. 2,349.0 m2 I 25,284 ft2 

proposed versus 1,800.0 m2 I 19,375 ft2 required), including: 
Shared Market/ Affordable Housing Amenity: Located at the podium rooftop, the 
project's primary outdoor amenity space takes its design cues from Phase 1 in the 
form of"outdoor rooms" accommodating a variety of activities (e.g., children's 
play, garden plots with hose bibs, a children's potting bench, and related features, 
BBQ, dining, fire pit, tai chi area, putting green, and open lawn) in an attractive, 
landscaped setting framed by private patios and indoor amenity spaces; and 
Exclusive Market Amenity: Two floors up (i.e. over the indoor amenity building 
on the site's north side), additional outdoor amenity space for lounging and 
socializing with views over the podium roof and the River Road "high street"; and 

b) Private outdoor amenity space in a combination of rooftop patios and balconies; and 

c) Various other landscaped rooftop spaces, totalling approximately 1,858.1 m2 

(20,000 ft2
) or 19% ofthe net site (CCAP requires 10% minimum general 

landscaping), including: 
West- and south-facing commercial patio spaces on the podium rooftop near 
Hollybridge Way, including a prow-like comer dining terrace at Pearson Way (at 
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the second floor of a proposed 2-storey restaurant) and a landscaped outdoor 
amenity space for office tenants overlooking Hollybridge Way; and 
Extensive green roofs on inaccessible lower-level inaccessible rooftops, the 
design of which has been considered in coordination with the development's 
overall rooftop design to create a visually cohesive open space concept that will 
enhance tower views both from on-site and neighbouring properties. (including 
both decorative and accessible landscape areas) 

Indoor Amenity Space 
As determined through rezoning, the market residential building and affordable housing building 
will each have separate indoor amenity spaces. The total amount of indoor amenity space 
proposed by the developer (1,018.1 m2 I 10,959 ft2

) is approximately 73% larger than the OCP 
minimum (590 ~I 6,350 ft2

). More specifically: 

1) The affordable housing building includes 104.8 m2 (1,128 ft2
) of indoor amenity space 

(versus 70m2 I 753 ft2 OCP minimum) comprised of two rooms: a meeting room with a 
washroom and storage on the second floor and a larger multi-purpose space and washroom at 
the podium level with direct access to the outdoor rooftop amenity space and children's 
playground; and 

2) The market building includes 913.3 m2 (9,831 ft2
) of indoor amenity space (versus 520m2 I 

5,597 ft2 OCP minimum) comprised of a 2-storey amenity building along the north side of 
the podium outdoor amenity space (including games rooms, a gym, banquet/multi-purpose 
room, kitchen, children's play and change rooms), together with seven study/music rooms, 
and two visitor suites (for short-term use by residents' friends and family, as per legal 
agreements that must be registered on title prior to DP issuance). 

Note: The OCP requires that a development the size of Phase 2 provides 600.0 ~ (6,458 ft2
) of 

outdoor children's play space. However, the OCP Aircraft Noise Sensitive Development 
(ANSD) policy with respect to the Oval Village ("Area 2") supports replacing outdoor amenity 
areas with indoor spaces to address potential noise issues. In light of this, while the subject 
development exceeds OCP requirements for the total area of outdoor amenity space, a smaller 
outdoor children's play area is proposed. In place of this outdoor amenity, the developer 
proposes to accommodate a variety of children's play spaces within Phase 2' s expanded indoor 
amenity facilities (e.g., a children's activity room and games rooms). Staff are supportive ofthe 
developer's proposal on the basis that it will provide for all-weather play opportunities buffered 
from noise with no loss of total outdoor or indoor amenity space. 

Crime Prevention through Environmental Design (CPTED) 
Measures are proposed to enhance safety and personal security including, but not limited to: 

1) The market residential lobbies will have concierge service and all residential and office 
lobbies are located with clear sightlines to fronting sidewalks and public pedestrians areas; 

2) Outdoor amenity spaces will be visually open and well-lit, offer multiple access options, and 
be separated from public areas; 

3) The building design provides for passive surveillance of fronting streets; 

4984962 



May 16,2016 - 15- DP 14-662341 

4) The ground floor pedestrian breezeway through the parkade follows a straight line and will 
be well marked, co-located with parking pay stations and EV charging stations, and closed 
outside of normal business hours with security grills; and 

5) End-of-trip bike facilities are co-located with commercial Class 1 bike storage, immediately 
adjacent to the public parking elevator and pay stations. 

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

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

2) Aging in place features in all dwellings, including: 

• Stairwell hand rails; 

• Lever-type handles for plumbing fixtures and door handles; and 

• Solid blocking in washroom walls to facilitate future grab bar installation (by others) 
beside toilets, bathtubs, and showers; and 

3) 60 Basic Universal Housing (BUH) units (i.e. 20% of total Phase 2 units), including all31 
affordable housing units (100%) and 29 market housing units (11 %), incorporating all the 
accessibility provisions listed in the Basic Universal Housing Features section of the 
City's Zoning Bylaw so that they may be easily renovated to accommodate a future 
resident in a wheelchair. (Note that the development is proposing to utilize the permitted 
Zoning Bylaw density exclusion of 1.86 m2 (20 ft2

) for each BUH unit provided.) 

Sustainability Measures- LEED "Silver" Equivalent 
The project's sustainability goal is to provide a cost-effective, high-value development that meets 
or exceeds City standards (i.e. LEED "Silver" equivalent) and the standards targeted for "River 
Park Place's" previous phase. The development proposal targets 50 LEED points and responds 
to City objectives for enhanced long-term environmental, fiscal, and social sustainability as per 
the attached LEED Checklist (Attachment 4). In brief, among other things the development will: 

1) Be designed and constructed to hook up to the OVDEU District Energy Utility; 

2) Undergo simulations for energy analysis to optimize performance; 

3) Exceed current OCP standards for EV charging equipment; 

4) Provide end-of-trip bike facilities; 

5) Include green roofs and vegetated outdoor areas; and 

6) Incorporate water efficient irrigation (i.e. moisture sensor system) and plumbing fixtures 
(e.g., low-flow shower, kitchen, and lavatory faucets and dual flush toilets). 
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Conclusions 

The proposed development is consistent with Richmond's objectives for the subject property 
and Oval Village, as set out in the OCP, City Centre Area Plan, and Zoning Bylaw. The 
project's proposed form and character complements the design of"River Park Place's" first 
phase and contribute towards an animated, pedestrian-friendly urban environment. 
Furthermore, voluntary amenity contributions towards child care, public art, and community 
planning (with respect to the developer's proposed additional Village Centre Bonus floor area) 
comply with the CCAP and Zoning Bylaw and will assist the City in achieving key community 
goals. On this basis, staff support the proposed development and recommend approval of the 
subject Development Permit application. 

Suzanne Carter-Huffman 
Senior Planner/Urban Design 

SPC:rg 

Att. 1 Location Map 
Att. 2 Development Application Data Sheet 
Att. 3 Advisory Design Panel Meeting Minutes (Excerpt) dated May 21, 2015 
Att. 4 LEED "Silver" Checklist (Equivalent) 
Att. 5 Development Permit Considerations 

4984962 



4984962 

City of 
Richmond 

OJTi 

DP 14-662341 

Attachment 1 
Location Map 
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Attachment 2 
City of 
Richmond 

Development Application Data Sheet 
Development Applications Department 

DP 14-662341 

Address: 6900 Pearson Way ("River Park Place" Lot 2) 

Applicant: Hollybridge Limited Partnership (lntracorp) Owner: Hollybridge Project (Nominee) Ltd., Inc. No. BC0947509 

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

Floor Area Gross: 34,770.0 m2 (374,261 ff) Floor Area Net: 32,310.3 m2 (347,785 ff) 

TABLE 1 EXISTING I PROPOSED 
Net Site Area • 9,837.3 m2 (105,888 ff) • No change 

• High-rise market residential 
Land Uses • Vacant • Low-rise affordable housing & office 

• Street-oriented commercial 

OCP Designation • Mixed Use • No change 

City Centre Area • Urban Centre T5 (45 m) 
• No change 

Plan (CCAP) • Village Centre Bonus 

Zoning • Residential/Limited Commercial (RCL3) • No change 

Number of Units & 
• Market units: 269, incl. 29 BUH units (11 %) 

BUH Units (1) 
• Nil • Affordable housing: 31, incl. 31 BUH units (100%) 

• Total: 300, incl. 60 BUH units (20%) 

(1) "BUH units" means units designed to comply with Richmond Zoning Bylaw standards for Basic Universal Housing. 
- --- l-- --- ---

-~-
~-~----- ---

-!VARIANCE TABLE 2 BYLAW REQUIREMENT PROPOSED 
Sl I m 

• Residential: 25,653.3 m2 (276, 130 ff) - Market: 2·3, 151.9 .m2 (249,205 ft2~ 
• None 

Net Floor Area (max) • Commercial: 6,657.0 m2 (71 ,655 ff) - Affordable: 2,501.4 m2 (26,925 ft ) 
permitted 

• TOTAL: 32,310.3 m2 (347,785 ff) • Commercial: 6,657.0 m2 (71 ,655 ff) 
• TOTAL: 32,310.3 m2 (347,785 ff) 

• Re dental 25 653 3 (276 130 ft ) 

Lot Coverage • Max. 90% • 80.3% • None 

Setback - Front & 
• Min. 6 m, but may be reduced to 3 m 

Exterior Side Yard 
based on an appropriate interface with • Min. 3m • None 
the sidewalk 

Height • Max. 47 m (154.2 ft.) GSC • Max. 47 m (154.2 ft.) GSC • None 

Lot Size • Min. 4,000.0 m2 (43,055 ff) • 9,837.3 m2 (105,888 ff) • None 

542 spaces, including: 542 spaces, including: 
Off-Street Parking: a) (269 units @ 1.2/unit) - 10% = 323 a) 323 
a) Market housing b) (31 units x 0.9/unit)- 10% = 28 b) 28 

• None 
b) Affordable housing c) Rate varies= 226, including: c) 226, secured via legal agreement for: 
c) Commercial - 50% Public Parking (113) - 50% Public Parking ( 113) 

- 50% Assignable Parking (113) - 50% Assignable Parking (113) 

Parking: Accessible • 2% min = 13 spaces • 21 spaces • None 

Parking: Small Car • 50% max= 271 spaces • 62 spaces • None 

Parking: Tandem • Permitted based on approved design • Nil • None 

Class 1 Bike Storage: 394 spaces, including: 394 spaces, including: 
a) Market housing a) (269 units @ 1.25/unit) = 337 a) 337 

• None 
b) Affordable housing b) (31 units x 1.25/unit) = 29 b) 29 
c) Commercial c) 6,657m2 x 0.27/100m2 over 100m2 = 18 q 18 

Class 2 Bike Storage • Rate varies = 87 spaces • 87 spaces • None 
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TABLE 2 I BYLAW REQUIREMENT I PROPOSED I VARIANCE 
240V equipment for 32% of parking, 
including: 

EV Charging @ 120V equipment, including: a) Residential: 47% of parking -

Parking: 
a) Residential: 45% of parking - - Chargers installed = 2 

a) Residential 
- 20% Plug-In = 64 - Plug-In= 73 • None 

b) Commercial 
- 25% Rough-In= 79 - Rough-In= 73 

b) Commercial: Not specified b) Commercial: 12% of parking-
- Chargers installed = 3 
- Plug-In= 23 

EV Charging @ 
120V@ 1 duplex outlet/10 bikes: 120V@ 1 duplex outlet/1 0 bikes: 

Class 1 Bike Storage: 
a) Market housing 

a) 34 min. a) 34 
• None 

b) Affordable housing 
b) 4 min. b) 4 

c) Commercial 
c) 2 min. c) 2 

• Recommended Transportation Demand 
• 2 change rooms (with lockers, 

Management (TOM) measure with 
End-of-Trip (Bike) respect to standard Zoning Bylaw 

showers, washrooms, and grooming 

Facilities parking relaxation (1 0%) 
stations) • None 

• For commercial tenants & Affordable 
• Co-located with Class 1 (commercial) 

Housing staff (not residents) 
bike storage 

Amenity Space: Indoor 
590 m" (6,350 ff) min, including: 

1,018.1 m2 (1 0.959 fe), including: 
a) 260 units x 2 m2/unit = 520 m2 (5,597 

a) Market housing 
fe) min a) 913.3 m2 (9,831 fe) • None 

b) Affordable housing 
b) 70 m2 (753 fe) min 

b) 104.8 m2 (1,128 fe) 

Amenity Space: 
2,784 m" (29,967 ff)min, including: 

4,207.1 m2 (45,284 ft\ including: 
a) 300 units x 6 m2/unit = 1,800 m2 

Outdoor 
(19,375 ft2

) min 
a) 2,349.0 m2 (25,284 ft2

) 
• None a) OCP 

b) 10% net site= 984m2 (10,592 fe) min 
b) 10% net site= 1,858.1 m2 (20,000 te) 

b) CCAP 
of general landscape features 

of general landscape features 

I MAXIMUM DEVELOPMENT PERMITTED 
TABLE 3 

I 
Combined Total I Lot 1 (Approved) I Lot 2 (Proposed) 

Lots 1 & 2 DP 12-617639/BP 13-634548 DP 14-662341 

Net Site Area 16,661.6 m2 (179,344 fe) 6,824.3 m2 (73,456 fe) 9,837.3 m2 (105,888 ft2
) 

Floor Area (max) 48,846.5 m2 (525,785 fe) 16,536.2 m2 (178,000 fe) 32,310.3 m2 (347,785 fe) 

• Residential (max) 41,037.5 m2 (441,730 ft2
) 15,384.2 m2 (165,600 fe) 25,653.3 m2 (276, 130 fe) 

• Commercial, including: 
a) Maximum area, as per 

• 7,809.0 m2 (84,055 fe) 
a) 3,608.5 m2 (38,841 fe) 

• 1,152.0 m2 (12,400 fe) 
a) 1,152.0m2 (12,400fe) 

• 6,657.0 m2 (71 ,655 fe) 
a) 2,456.5 m2 (26,441 fe) 

RZ 09-560904 
b) 4,200.5 m2 (45,214 fe) b) Nil b) 4,200.5 m2 (45,214 fe) 

b) Additional area (1) 

(1) RCL3 permits additional Village Centre Bonus (commercial) floor area provided that, as per legal agreements 
registered on title, prior to DP issuance the developer submits additional voluntary community amenity contributions 
(i.e. child care, public art & community planning) proportional to the amount of "additional (commercial) area". 

TABLE4 AFFORDABLE HOUSING SUMMARY 

Gross Floor Standard FAR Exemptions Net Buildable Circulation & Net Habitable 
Area Floor Area Common Areas Area #Units 

Amenity Space Openings, Etc. 

2,717.0 m2 104.8 m2 110.8 m2 2,501.4 m2 449.4 m2 2,052.0 m2 

31 (29,246 fe) (1,128 fe) (1. 193 fe) (26,925 ft2
) (4,837 fe) (22,088 fe) 

4984962 

I 



3. 

Excerpt from the Minutes from 

Advisory Design Panel Meeting 
Thursday, May 21, 2015-4:00 p.m. 

Richmond City Hall 

Attachment 3 

DP 14-662341 - "RIVER PARK PLACE" PHASE 2- HIGH-RISE RESIDENTIAL TOWERS OVER 
STREET -ORIENTED COMMERCIAL 

APPLICANT: Hollybridge Limited Partnership (Intracorp) 

PROPERTY LOCATION: 6900 Pearson Way 

Applicant's Presentation 

Martin Bruckner and Jeffrey Mok, IBI!HB Architects, David Jacobson, Intracorp, and Alain La Montagne, 
Durante Kreuk Ltd. Landscape Architects, presented the project and answered queries from the Panel on behalf of 
the applicant. 

Panel Discussion 

Comments from the Panel were as follows: 

• 

• 

• 

• 
• 

• 

• 

• 
• 

• 
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nicely conceived community; appreciate the variety in design and opportunities for street activities; 

appreciate that the combined concrete/wood frame approach proposed for the affordable units will 
reduce costs while offering many of the benefits of concrete construction; consider introducing pocket 
doors in the washrooms of affordable units; 

project is well-managed on different levels, including its density use/distribution; 

like the location of the cafe (southwest corner) relative to the future plaza area; 

facades look busy in every sector and in the whole development; consider simplifying through use of 
unifying elements; 

DEVELOPER RESPONSE: The architects have refined the project's proposed palette of colours 
and materials to impart a more visually harmonious appearance, while maintaining its varied 
streetwall massing to ensure an animated, pedestrian-scaled streetscape. 

appreciate the broad spacing between the two towers and the quality of the podium rooftop open 
spaces created; no concerns regarding large tower floorplates; 

note that affordable housing units are more articulated in the renderings than in the model; 

project is well-designed; 

the applicant is encouraged to introduce something creative and unique in the architecture of the 
project in view of its size to benefit the community; 

DEVELOPER RESPONSE: The importance of Hollybridge Way as a key link between Lansdowne 
Road and the Richmond Olympic Ovallriveifront is visually enhanced with a "gateway" tower at 
the site's southwest corner and an artful, decorative cornice treatment along Hollybridge Way's 
retail frontage, bookended with special corner features at Pearson Way and River Road. 

agree with comments regarding the spacing of the towers and tower floorplate sizes; 



• like the variety of different architectural styles; appreciate the idea of extended planes; however, it 
could be further extended throughout the proposed development to tie together the different 
architectural styles; consider extended planes of materials other than glass, e.g. concrete, brick, etc.; 
proposed pillar does not appear to work with the idea of extended planes; consider design 
development; 

DEVELOPER RESPONSE: The use of extended planes has been further refined throughout. 

• the west tower's curved wall does not appear dynamic in the model; consider applying the idea of 
extended plane to the curved wall or other measures to make it more exciting; 

DEVELOPER RESPONSE: The design of the curved wall has been refined. 

• Pearson Way (south) elevation/frontage needs more attention; streetscape character with street trees in 
metal grates is not successful; enhanced landscaping may be an effective way to tie together the 
different architectural elements and make the street more pedestrian friendly; consider further 
landscaping treatment, e.g. introducing pockets of greens and shrubs to add layering; 

DEVELOPER RESPONSE: The boulevard treatment along the south leg of Pearson Way will be 
consistent with that along its east leg, including street trees set in pockets of planting and an 
expanded planting area near the street's intersection with Hollybridge Way. In addition, weather 
protection has been extended along the length of this frontage and the setback of the building's 
ground .floor has been varied to enhance the entrances to the affordable housing and office 
buildings, provide for bike racks, and open up the pedestrian (parkade) breezeway. 

• appreciate the well-resolved programming at the podium level; appreciate the green roofs in the upper 
levels; however, look at access to the green roofs for maintenance work; 

DEVELOPER RESPONSE: Maintenance access has been provided to all green roof areas. 

· • review the proposed colour (white) and cladding for the affordable housing units and consider long
term maintenance issues. 

4984962 

DEVELOPER RESPONSE: The colour palette has been revised. 

Panel Decision 

It was moved and seconded 
That DP 14-662341 be supported to move forward to the Development Permit Panel subject to 
the applicant giving consideration to the comments of the Panel. 

CARRIED 
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SSp1 Construction Activity Pollution Prevention: 
Create and implement an erosion & sedimentation control {ESC) plan that conforms to the erosion and sedimentation requirements of the 2003 U.S 

Construction General Permit or local standards and codes, whichever is more stringent. 

Selection: 
develop on portions of site that are: Prime farmland, undeveloped or graded land whose elevation is either less than 1.5 m (5 ft) above 100 yr 

OR less than 0.9 m (3ft) above 200 yr. floodplain, ecologica!ly sensitive land, habitat for threatened or endangered species, within 30.5 m 
any wetland or area of special concern identified by authorities, previously undeveloped land within 15.2 m (50 ft) of a water body, or land 

· parkland prior to acquisition for the project 

Development Density and Community Connectivity: 
1: Construct on a previously developed site that conforms witll a minimum development density of 13,800 m'lhectare (60,000 ft'lacre) AND 
td in an area with the same density (5 points). 
2: Construct on a site that is previously developed, is within BOOm (0.5 mile) of a residential area with an average density of 25 units/hectare 
witl1in 800 m of at least 10 basic services with pedestrian access between the bu1Jding and the services (3 points). 
3: Construct on a previously developed site that meets the community connectivity requirements of option 2 AND has a minimum 

ldevelooment density of 13,800 m'lhectare (60,000 tt"/acre) (5 points). 

Alternative Transportation: Public Transportation Access: 
1: Locate project within 800 m (1/2 mile) walking distance of an existing or planned and funded commuter rail, light rail or subV<~ay station with 
I service (6 points). 
2: Locate project within 400 m (1/4 mile) of 1 or more stops for 2 or more public, campus, or private bus lines with frequent service (6 points). 
3: Provide a Transportation Oetnand Management Plan strategy that results in a reduction 1n single occupant vehicle trips by 25% (3 points) 

50% (6 points). 

Alternative Transportation: Bicycle Storage & Changing Rooms: 
JNon~Residential Projects: provide secure and covered bicycle racks and/or storage within 183m (200 yards) of a bullding entrance for 5% or more 

on new bus line required 

alent (FTE) occupants, ProVIde secure bike racks and/or storage for 5% or more of peak Transient Users AND provide shower and I Meeting LEED requirements 
in the building or within 183 m of a building entrance for 0_5% of FTE occupants. 

Residential Projects: provide covered storage facilities for securing bicycles for 15°/o or more of the building occupants. 
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ISSC4.3 Alternative Transportation: Low-Emitting & Fuel-Efficient Vehicles: 
1 (NC &CS): Install alternative-fuel refue!ling stations for 3% of the total vehicle parking on site 
2 (NC): Provide low-emitting and fuel-efficient vehicles for 3% of FTE occupants; provide preferred parking for these vehicles 
3 (NC): Provide building occupants access to a low-emitting or fuel-efficient vehicle-sharing program 1 low-emitting or fuel-efficient vehicle 

per 3% of FTE occupants, assum1ng 1 shared vehicle can carry 8 people 

Transportation: Parking Capacity: 
capacity to meet but not exceed minimum local zoning requirements and provide preferred parking for carpools or vanpools for 5% of 
ded parking spaces, OR 
that provide parking for less than 5% FTE occupants, provide preferred parl<ing for carpools or vanpools for 5% of total parking 

orol~cts with existing parking, provide no new parking and provide preferred parking for carpools or vanpools for 5% of total parking spaces. 

Site Development: Protect or Restore Habitat: 
Site: Limit all site disturbance to 12m (40ft) beyond building perimeter; 3m (10ft) beyond surface walkways, patios, parking; 4.5 m (15 
1rimary roadway curbs and main utility branch trenches; 7.5 m (25ft) beyond constructed areas w1th permeable surfaces. 

IPreviously Developed Site: Restore a minimum of 50% of the site area (excluding the building footprint) or 20% of the site area (including the 
jfng footprint), whichever is greater, with native/adapted vegetation. Projects earning 5 points under SSc2 may include vegetated roof surface in 
calc if plants are native or adapted. 

Site Development: Maximize Open Space: 
the development footpnrit and/or provide vegetated open space within project boundary such that open space exceeds local zoning 

lreauirements by 25%. For projects in urban areas that earn 5 points fo.r SSc2, accessible vegetated roof areas can contribute to credit compliance 
pedestrian oriented hardscape areas can contribute to credit compliance (a min of 25% of open space counted must be vegetated). 
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of charging stations to be confirmed 

Meeting LEED requirements 
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of the following for 50% of site hardscape: provide shade (within 5 years); provide shade from structures covered by solar panels; 
from architectural deviceS that have a SRI of at least 29; use hardscape materials with an SRI of at least 29 and/or use open grid 

OR Place 50% of parking spaces under cover. For projects where non-roof area is Jess than 5% of total site area, meet requirements of 
SSc2. 

material with a Solar Reflectance Index (SRI) equal to or greater than 78 for a low-sloped roof or 29 for a steep-sloped roof for a 
of 75% of roof area OR install a vegetated roof for a minimum of 50% of roof area. Combinations of these two measures can also be 

Efficient Landscaping: 
rped area must be min. 5% at total site area, and may JncfiJde green roofs and planters 

1: Reduce potable water consumption for irrigation by 50% (2 points) 
2: Use no. potable 'Nater for irrigation by using only captured rain or recycled site water (4 points) 
3: Design landscaping that does not require permanent irrigation systems (4 points) 
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parking is covered. SRI value of cover to be confirmed 

for roof area to be specified 

4.8L /3L dual flush ( 4.2L single flush) 
1.9Umin faucet 
5.7Umin shower 
5.7Umin kitchen faucet 

Irrigation design to meet 50% reduqtion 
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is currently part of team and will carry our design reviews 
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Minimum IAQ Performance: Comply with ASH RAE 62-2007 "Ventilation for Acceptable Indoor Air Quality" (with errata but without addenda). 
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be specified for Construction 

suite ventilation is required to meet ASH RAE 62 
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Low-Emitting Materials: Flooring Systems: 
ng n:JUst comply with requirements detailed in Option 1 of LEED Rating System OR flooring products installed in the building interior must 

I meet tef>tino and product requirements of California Dept of Public Health Standard Practice for Testing of Volatile Organic Emissions from Various 
SmaH-Scale Environmental Chambers. Far both options, max 5%- of non-compliant flooring can be used For specialty areas. 

Low-Emitting Materials: Composite Wood and Agrifiber Products: 
te wood and agrifiber products used on the building interior shall contain no added urea-formaldehyde resins. Laminate adhesives used to 
wood and agrifiber assemblies must contain no added urea-formaldehyde resins. 

Indoor Chemical & Pollutant Source Control: 
permanent entry..vay grates (at least 3 m long in direction of travel), deck to deck partitions and separate exhaust for areas with contaminated 

Provide separate plumbing for chemical liquid waste to suitable storage containers. Use MERV 13 filters in all HVAC equipment 
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be specified for construction 

be specified for construction 

difficult to achieve with MURBS 

be consklered through detailed design 
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Regional Priority~ Construction Waste Management (>76%) 
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City of 
Richmond 

Attachment 5 
REDMS #4969218 I Signed version REDMS #5013250 

Development Permit Considerations 
Development Applications Department 

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

Address: 6900 Pearson Way File No.: DP 14-662341 

Prior to approval of the Development Permit, the developer is required to complete the following: 

1. Landscape Security: Submission of a Letter of Credit for landscaping in the amount of $942,700.03, based on a costs 
estimate provided by a CSLA registered landscape architect (including 10% contingency). (REDMS #5012869) 

2. Village Centre Bonus: City acceptance ofthe developer's offer to voluntarily contribute funds towards the Child 
Care Reserve, Community Planning Reserve, and Public Art Reserve, which contribution shall be submitted to 
satisfY legal agreements registered on title to River Park Place prior to rezoning adoption that require amenity 
contributions for any Village Centre Bonus (VCB) floor area developed in Phase 1 and 2, the combined area of 
which exceeds 3,608.5 m2 (38,841 ft2

). The developer's voluntary contribution shall include: 

2.1. $1,356,420.00 in cash to the Child Care Reserve fund, which contribution shall be: 

2.1.1. Based on 5% of the excess VCB floor area (i.e. 5% x 4,200.5 m2 I 45,214 ft2
) and a rate of 

$600ift2 (which rate is the estimated construction-value and intended to facilitate the transfer of the 
required child care space to an alternate location for future construction by others); 

2.1.2. Payable prior to issuance of the subject Development Permit (Phase 2); and 

2.1.3. Split between the Development (90%) Reserve (i.e. $1,220,778.00) and Operating (10%) Reserve 
(i.e. $135,642.00); 

2.2. $11,303.50 in cash to the Community Planning Reserve fund, which contribution shall be: 

2.2.1. Based on 100% of the excess VCB floor area (i.e. 4,200.5 m2 I 45,214 ft2
) and a rate of$0.251ft2 

(which rate is set out in the City Centre Area Plan); and 

2.2.2. Payable prior to issuance of the subject Development Permit (Phase 2); and 

2.3. $33,910.50 in cash to the Public Art Reserve, which contribution shall be: 

2.3.1. Based on 100% of the excess VCB floor area (i.e. 4,200.5 m2 I 45,214 ft2
) and a rate of$0.751ft2 

(which rate is set out in the legal agreements); and 

2.3.2. Payable prior to issuance ofBuilding Permit for Phase 2; and 

2.3 .3. Secured with a restrictive covenant registered on title prior to issuance of the subject Development 
Permit (Phase 2). 

3. Public Art: Discharge and replacement of the existing "no build" public art covenant (CA2994217-CA2994218), 
registered on title to the subject site prior to adoption ofRZ 09-506904, for the purpose of providing site-specific 
development requirements with respect to the subject Phase 2 development. More specifically, notwithstanding DP 
Consideration 2.3, City acceptance of the developer's offer to voluntarily contribute funds towards the Public Art 
Reserve, which contribution shall satisfY legal agreements registered on title to River Park Place prior to rezoning 
adoption, together with the requirements set out in DP Consideration 2.3 above. The developer's voluntary 
contribution shall be as follows and generally summarized in Table 1 (below). 
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3 .1. $146,884.00 in cash to the Public Art Reserve, including: 

3.1.1. $33,910.50 payable with respect to DP Consideration 2.3; and 

3 .1.2. $112,973.50 payable in lieu of undertaking a public art project in subject Phase 2, which project 
was identified in the "Project-Wide Public Art Plan" for Lot 2 (original Phases 2 and 3) and 
formed part of the public art "no build" covenant registered on title prior to rezoning adoption 
(CA2994217-CA2994218); 

3.2. Based on a rate of$0.751ft2 (which rate is set out in the legal agreements); 



3.3. Payable in its entirety prior to issuance of Building Permit for Phase 2; and 

3.4. Secured with a restrictive covenant registered on title prior to issuance of the subject DP (Phase 2). 

TABLE 1 

Max. Affordable 
Applicable Voluntary Developer Contributions 

Phase Buildable Housing 
Area {1) {1) {2) Floor Area Rate {3) Required Actual 

. PHASE 1 16,536.2 m2 16,536.2 rn2 $227,261.00 
1 APPROVED (178,ooo te) Nil 

(178,ooo te) $0.75/ft2 $133,500.00 Artwork installed 
@Phase 1 

• Anticipated at 28,109.8 m2 2,501.4 m2 25,608.4 m2 

$206,734.50 
$146,884.00 

Rezoning (5) (302,571 ft2
) (26,925 ft2) (275,646 ft2) Cash contribution 

Additional VCB 4,200.5 m2 4,200.5 m2 to the Public Art . 
$33,910.50 Reserve, to be 

2 Bonus (4) (45,214 ft2
) 

Nil 
(45,214 ft2

) $0.75/ft2 

submitted prior to 

. PHASE2 32,310.3 m2 2,501.4 m2 29,808.9 m2 Building Permit 

SUB-TOTAL (347, 785 tf) (26,925 tf) (320, 860 tf) $240,645.00 issuance for 
Phase 2 

TOTAL 48,846.5 m2 

(525,785 fe) 
2,501.4 m2 

{26,925 fe) 
46,345.1 m2 

{498,860 fe) $0.75/te $37 4,145.00 $37 4,145.00 

(3) Excludes standard FAR exemptions (e.g., amenity space), but includes net habitable area, circulation and related features. 
(4) Exempt from Buildable Area for Public Art purposes 
(5) Rate determined via RZ 09-506904 
(6) Village Centre Bonus (Refer to DP Consideration 2.3) 
(7) Total proposed floor area LESS the "additional VCB bonus" (as per DP Consideration 2) 

4. Housing Covenant: Discharge and replacement of the existing Affordable Housing Covenant (CA2994213-
CA2994216), registered on title to the subject site prior to adoption of RZ 09-506904, for the purpose of providing 
site-specific development requirements with respect to the proposed stand-alone, affordable housing building and 
related features (e.g., numbers/sizes/locations of units, parking spaces, indoor/outdoor amenity spaces, bike storage 
spaces, electric vehicle charging facilities, waste management facilities), within the subject development, as 
determined to the satisfaction ofthe Director of Development and Manager, Community and Social Development 
in their sole discretion, in c;onjunction with the issuance of the subject Development Permit. 

4.1. Based on the above and the subject Development Permit, the Owner shall provide for an affordable 
housing building generally as follows: 

TABLE 2 

Standard FAR Exemptions 
Net Circulation 

Dwelling Units 

Floor , Gross Floor Indoor Buildable &Common Net 
# Area {1) Building No. of 

Features {2) 
Amenity Area Spaces Habitable Units Space {3) Area 

6th 731.2 m2 27.7 m2 0 703.5 m2 101.5 m2 602.0 m2 9 

5th 731.2 m2 27.7 m2 0 703.5 m2 101.5 m2 602.0 m2 9 

4th 731.2 m2 27.7 m2 56.3 m2 647.2 m2 97.2 m2 550.0 m2 8 

3'd 405.0 m2 27.7 m2 0 377.3 m2 79.3 m2 298.0 m2 5 

2nd 48.5 m2 0 48.5 m2 0 0 0 0 

1st 69.9 m2 0 0 69.9 m2 69.9 m2 0 0 

2,717.0 m2 
110.8 m2 104.8 m2 

2,501.4 m2 2,052.0 m2 TOTAL 
215.6 m2 

449.4 m2 {4) 31 

(1) Excludes parking, bike storage, and other features contained within the parking structure. 
(2) For example, stairs and elevator shafts above the ground floor. 
(3) Exceeds the minimum Official Community Plan requirement of 70m2 (754 tf) for buildings with less than 40 units. 
(4) Satisfies the minimum requirement, based on 5% of the combined total residential floor area in Phases 1 & 2. 
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4.2. The 31 affordable housing units provided by the Owner, comprised of a combined net habitable area of at 
least 2,052.0 m2 (22,088 fe), shall include the following: 

TABLE 3 

Affordable 
#of #of Basic Minimum Habitable Max. Monthly Total Annual Household Housing Universal Housing 

Unit Type Units Units (1) Unit Area (2) Unit Rent (3) Income (3) 

1-Bedroom 18 18 50.0 m2 (538 ft2
) $950 $38,000 or less 

2-Bedroom 10 10 80.0 m2 (861 W) $1,162 $46,500 or less 
3-Bedroom 3 3 91.0 m2 (980 ft2

) $1,437 $57,500 or less 

TOTAL 31 31 Varies Varies Varies 

(1) Basic Universal Housing Units shall comply with all applicable Richmond Zoning Bylaw requirements. 
(2) Actual unit areas shall be determined based on the approved Development Permit for the subject site, but must not be less 

than the "Minimum Unit Area" indicated in the table above. 
(3) The "Maximum Monthly Unit Rent" and "Total Annual Household Income" indicated in the table above denote amounts 

adopted by Council on March 11, 2013. These amounts may be increased periodically as provided for under adopted City 
(affordable housing) policy. 

4.3. All common areas (e.g., circulation, lobby, indoor and outdoor amenity spaces, parking, waste 
management areas, bike storage) shall be accessible by people with disabilities, in compliance with the BC 
Building Code or as otherwise detennined to the satisfaction of the Manager, Community and Social 
Development and Manager of Building Approvals in their sole discretion. 

4.4. Parking, "Class 1" bike storage, and electric vehicle (EV) charging stations shall be provided for the 
exclusive use ofthe affordable housing building, including vehicles used by individual residents and staff, 
car-share vehicles, program vehicles, and other vehicles as need be, as per the subject Development 
Permit. Parking spaces shall be grouped together on Level Pl (i.e. below grade) within a secure compound 
with direct access to the affordable housing building's elevator/stair core. Use of the required facilities 
shall result in no additional charge to the residents (i.e. no monthly rents or other user fees shall apply for 
casual, shared, or other use). The minimum number of parking spaces, "Class 1" bike storage, and electric 
vehicle (EV) charging stations shall be as follows: 

TABLE 4 

Affordable Housing Parking & Minimum Spaces 
Minimum Electric Vehicle (EV) Equipment 

"Class 1" Bike Storage 240V Charging Station 1 ~OV Duplex Outlet 

Parking Spaces 25 . Standard 20 
2 0 

• Small Car 2 

. Handicapped 3 

Class 1 Bike Storage 39 0 4 
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4.5. The affordable housing building shall be located within an Air Space Parcel approved by the City. Legal 
agreements shall be registered as required to ensure that the affordable housing building occupants, staff, 
guests, and designates have adequate access to and enjoyment of facilities shared with the market 
residential and/or commercial occupants ofthe building including, as applicable, outdoor residential 
amenity space, driveways, waste management facilities, and related circulation spaces. Use of the shared 
facilities shall result in no additional charge to the affordable housing building residents (i.e. no monthly 
rents or other user fees shall apply for casual, shared, or other use). Required easements may include, but 
may not be limited to, shared use of : 

4.5.1. Vehicle and pedestrian access; 

4.5.2. Commercial "public" parking by affordable housing building visitors (i.e. short-term parking 
available to the general public for which the owner/operator may charge a user fee); 

4.5.3. Waste management (refuse, organics, and recycling) facilities; 

4.5.4. Outdoor amenity space (at the podium rooftop level); and 



4.5.5. For the staff of the affordable housing building only (i.e. not residents), end-of-trip cycling 
facilities. 

4.6. Prior to Building Permit issuance for Lot 2, in whole or in part, the detailed design shall of the affordable 
housing building and all related spaces and features be to the satisfaction of the Director of Development 
and Manager, Community and Social Development in their sole discretion. 

NOTE: As per the existing Housing Covenant (CA2994213-CA2994216), the City will not be obligated to permit 
occupancy of any building on Lot 2, in whole or in part, until the affordable housing building and affordable 
housing dwelling units receive final Building Permit inspection granting occupancy. 

5. Commercial Parking Covenant: Amendment or discharge and replacement, as determined by the City, ofthe 
existing commercial parking covenant (CA2994219-CA2994220), registered on title to the subject site prior to 
adoption ofRZ 09-506904, for the purpose of providing site-specific development requirements with respect to the 
subject Phase 2 development and previously approved Phase 1 development. More specifically: 

5.1. The required number of parking spaces shall reflect the approved permits for Phase 1/Lot 1 (DP 12-617639 
and BP 13-634548) and the proposed/required number of spaces for Phase 2/Lot 2 as indicated in Table 5 
(below); 

5 .2. Referen9es to "Phase 3" shall be removed, such that all of the commercial parking with respect to the 
subject site (Lot 2) shall be provided in Phase 2; 

5.3. In the event that Building Permit (BP)* issuance and/or final BP* inspection granting occupancy is phased 
for the residential and/or commercial portions of the Phase 2 (Lot 2) building: 

5.3 .1. There shall be a maximum of two phases; and 

5.3.2. The first phase shall include 100% of the commercial "public" spaces, signage, and related vehicle 
and pedestrian access (together with all other parking and related features, as determined to the 
sole satisfaction of the City); and 

5.4. Sketch plans shall be attached indicating the locations of the required parking spaces. 

TABLE 5 

Small Car Spaces Handicapped Spaces Standard Spaces Phase 2/Lot 2 Total 
Commercial Parking Spaces Proposed/ Proposed/ Proposed/ 

Rate Bylaw# Required Rate Bylaw# Required Required 

"Public" spaces 113 50% max 56 max 3 2%min 3 min 3 107 

"Assignable" spaces 113 50% max 56 max 24 2% min 3min 3 86 

TOTAL 226 - 112 max 27 - 6 min 6 193 

6. Electric Vehicle (EV) Charging Equipment for Vehicles and "Class 1" Bike Storage: Registration of legal 
agreement(s) on the subject site requiring that the developer/owner provides, installs, and maintains electrical 
vehicle (EV) charging equipment within the building for the use of building residents, commercial tenants, guests, 
customers, and related users as determined through the subject Development Permit approval processes, to the 
satisfaction of the City. More specifically: 
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6.1. Electrical vehicle (EV) equipment shall be provided as indicated in Table 6 (below); 

6.2. Electrical vehicle (EV) equipment shall be distributed as indicated in the approved Development Permit 
including, among other things: 

6.2.1. The commercial "public" parking EV equipment shall be: 

a) Grouped together on Level L1 (i.e. ground floor) adjacent to the marked pedestrian walkway 
(bisecting the parkade) at the breezeway connection to/from River Road; and 

b) Sized for standard or larger vehicles, as per the Zoning Bylaw, but may include no more than 
one of the Bylaw-required handicapped parking spaces with respect to the commercial 
"public" parking, as set out in DP Consideration 5 (i.e. additional handicapped -sized EV 



spaces would require an increase in the total "proposed/required" handicapped spaces 
indicated in DP Consideration 5); and 

6.2.2. The affordable housing EV equipment shall be entirely within the affordable housing building's 
secure parking compound; 

6.3. Permanent signage shall be installed to facilitate the intended use ofthe electrical vehicle (EV) equipment 
(e.g., to direct users to the EV equipment and discourage non-EV use of EV -equipped parking spaces and 
bike storage); 

6.4. Prior to Building Permit (BP)* issuance for Phase 2, in whole or in part, the developer shall indicate the 
required EV equipment and signage on the permit plans and provide a Letter of Assurance from the 
architect confirming that the BP complies with this legal agreement(s); and 

6.5. Prior to final BP* inspection granting occupancy for Phase 2, in whole or in part, the required EV 
equipment, signage, and related vehicle and pedestrian access must receive final BP* inspection granting 
occupancy; and 

6.6. In the event that BP* issuance and/or final BP* inspection granting occupancy is phased for the residential 
and/or commercial portions of the building: 

6.6.1. There shall be a maximum of two phases; and 

6.6.2. The first phase shall include: 

a) A proportional share of the market residential EV equipment; 

b) 100% of the affordable housing EV equipment; 

c) 100% of the commercial "public" parking EV equipment. 

TABLE 6 

Electric Vehicle (EV) 
Parking (240V) 

Charging # Charger {1) Plug-In {2) 
Equipment by Use Spaces Rate # Rate # 

RESIDENTIAL 316 0.6% 2 23% 73 

• Residential -
291 0 0 25% 73 Market Units 

• Residential -
25 8% 2 0 0 Affordable Housing 

COMMERCIAL 226 1% 3 10% 23 

• Commercial -
113 3% 3 0 0 "Public" (5) . Commercial -

20% "Assignable" (5) 113 0 0 23 

TOTAL 542 1% 5 18% 96 

(1) An operating 240V electrical outlet together with an installed vehicle charger. 
(2) An operating 240V electrical outlet. 

Class 1 Bike Storage (120V) 

Rough-In {3) # Plug-In {4) 

Rate # Bikes Rate Min# 

23% 73 376 1/10 min 38 

25% 73 337 1/10 min 34 

0 0 39 1/10 min 4 

0 0 18 1/10 min 2 

0 0 N/A N/A N/A 

0 0 N/A N/A N/A 

14% 73 394 1/10 min 40 

(3) Conduit and related electrical equipment to facilitate the cost-effective future installation of EV charging equipment. 
(4) An operating 120V duplex electrical outlet 
(5) Distribution between "public" & "assignable" commercial parking shall be indicated on the DP plans. 

7. End-of-Trip Cycling Facilities & "Class 1" Bike Storage for Non-Residential Uses: Registration of a restrictive 
covenant on the subject site for the purpose of requiring that the developer/owner provides, installs, and maintains 
end-of-trip cycling facilities and "Class 1" bike storage for non-residential tenants of the building to the 
satisfaction ofthe City as determined via the subject Development Permit review/approval processes (and 
indicated on the DP drawings). More specifically: 

7.1. The developer/owner shall, at its sole cost, design, install, and maintain: 
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7 .1.1. One end-of-trip cycling facility for each gender for the shared use of the development's non
residential tenants and affordable housing building staff (i.e. not residents of market or affordable 
housing units); and 

7 .1.2. 3 1 "Class 1" bike storage spaces for non-residential tenants of the building (based on the 
developer's proposal with respect to satisfy Zoning By law requirements for "Class 1" bike 
storage for commercial uses), which storage must include a minimum of four 120V electric 
vehicle (EV) charging stations (i.e. four 120V duplex outlets) for the shared use of cyclists; 

7.2. An end-of-trip cycling facility shall mean a handicapped-accessible suite of rooms containing a change 
room, toilet, wash basin, shower, lockers, and grooming station (i.e. mirror, counter, and electrical outlets) 
designed to accommodate use by two or more people at one time; 

7.3. The required end-of-trip cycling facilities and Class 1" bike storage spaces shall be located in close 
proximity to each other for ease of use and security; 

7.4. No Building Permit* will be issued for a building on the subject site, in whole or in part, unless the 
building design includes the required end-of-trip cycling facilities and a Letter of Assurance is submitted 
by the architect confirming that the facilities satisfy the City's objectives; and 

7.5. No final Building Permit* inspection permitting occupancy of a building will be granted until the required 
end-of-trip cycling facilities receive final Building Permit* inspection permitting occupancy. 

8. Indoor Recreation Covenant: Registration of a restrictive covenant on the subject site that, notwithstanding 
provisions in the Zoning Bylaw, prohibits the operation of any "indoor recreation" uses requiring a business 
license. 

9. Residential Visitor Suite Covenant: Registration of a restrictive covenant on the subject site for the purpose of 
restricting the use of a portion of the indoor amenity space, as identified in the Development Permit for the use and 
enjoyment of the residents of the subject development's market dwellings (in compliance with Official Community 
Plan and City Centre Area Plan requirements), for a maximum of two (2) residential visitor suites, the combined 
habitable floor area of which shall not exceed 84m2 (904 ft2). More specifically: 
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9 .1. Residential visitor suite shall mean non-commercial accommodation provided, installed, and maintained 
by the developer/owner, at its sole cost, for the use of the residents of the subject development's market 
dwellings (i.e. not affordable housing building residents) to accommodate visitors (e.g., friends and family) 
for periods of30 days or less, to the satisfaction of the City; 

9.2. A residential visitor suite shall: 

9.2.1. Not be strata titled; 

9.2.2. Not be used as a dwelling unit for permanent residents; and 

9.2 .3. Not be equipped, furnished, or used to provide accommodation for more than four ( 4) visitors per 
visitor suite; 

9.3. A residential visitor suites shall not be used for hotel use, bed and breakfast use, or other forms of short
term accommodation operated for commercial/business purposes, but the owner may charge a user fee(s) 
to those residents who use the residential visitor suite to accommodate their visitors; 

9.4. Visitors using the visitor suites shall have use of the subject development's "public" commercial parking 
(charges may apply); 

9.5. In the event that the owner decides to terminate residential visitor suite use of one or both of the designated 
residential visitor suites, in whole or in part, the affected space must be used for alternate residential indoor 
amenity space for the use and enjoyment ofthe residents of the subject development's market dwellings, in 
compliance with Official Community Plan and City Centre Area Plan requirements (i.e. not residential, 
commercial, or other uses); 

9.6. No Building Permit* will be issued for a building on the subject site, in whole or in part, unless the 
building design includes the residential indoor amenity space required for the use and enjoyment of the 
residents of the subject development's market dwellings, as identified in the subject Development Permit, 



including the residential visitor suites, and a Letter of Assurance is submitted by the architect confirming 
that the facilities satisfy the City's objectives; and 

9.7. No final Building Permit* inspection permitting occupancy of a building will be granted until the 
residential indoor amenity space required for the use and enjoyment of the residents of the subject 
development's market dwellings, as identified in the subject Development Permit, including the residential 
visitor suites, receives final Building Permit* inspection permitting occupancy. 

10. District Energy Utility (DEU): Discharge and replacement of the existing DEU "no development" covenant 
(CA2994211-CA2994212), registered on title to the subject site prior to adoption ofRZ 09-506904, for the purpose 
of registering a restrictive covenant and/or alternative legal agreement(s), to the satisfaction of the City, securing 
the owner's commitment to connect to DEU, which covenant and/or legal agreement(s) will include, at minimum, 
the following terms and conditions: 

10.1. No Building Permit* will be issued for a building on the subject site, in whole or in part, unless the 
building is designed with the capability to connect to and be serviced by a DEU and the owner has 
provided an energy modelling report satisfactory to the Director of Engineering; 

1 0.2. If a DEU is available for connection, no final Building Permit* inspection permitting occupancy of a 
building will be granted until the building is connected to the DEU and the owner enters into a Service 
Provider Agreement on terms and conditions satisfactory to the City and grants or acquires the statutory 
right-of-way(s) and/or easements necessary for supplying the DEU services to the building; 

10.3. If a DEU is not available for connection, then the following is required prior to the earlier of subdivision 
(stratification) or final building inspection permitting occupancy of a building: 

10.3 .1. The City receives a professional engineer's certificate stating that the building has the capability to 
connect to and be serviced by a DEU; 

10.3 .2. The owner enters into a covenant and/or other legal agreement to require that the building connect 
to a DEU when a DEU is in operation; 

1 0.3.3. The owner grants or acquires the statutory right-of-way(s) and/or easements necessary for 
supplying DEU services to the building; 

10.3 .4. If required by the Director of Engineering, the owner provides to the City a Letter of Credit, in an 
amount satisfactory to the City, for costs associated with acquiring any further statutory right-of
way(s) and/or easement(s) and preparing and registering legal agreements and other documents 
required to facilitate the building connecting to a DEU when it is in operation. 

11. Heritage Woodlot & Park : In compliance with the "no development" covenant registered on title prior to rezoning 
adoption with respect to heritage landscape and park (CA2994209-CA299421 0): 

11.1. Submit the "Conservation Plan for Phase 2" prepared by a registered professional (environmental 
consultant/arborist) identifying, among other things, the potential Phase 2 development impacts on the City 
owned property at 6900 River Road and, if required, related mitigation and/or compensation and 
implementation measures, all to the satisfaction of the City; and 

11.2. If required, make application for any permits with respect to necessary mitigation /compensation. 

12. Phasing: In order to satisfy the conditions of the "no development" covenant registered on title prior to rezoning 
adoption with respect to phasing (CA2994209-CA299421 0), submission of a report by a registered professional 
(architect) confirming that if the developer seeks to phase Building Permit* issuance and/or final Building Permit* 
inspection granting occupancy for the subject development: 
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12.1. There shall be a maximum of two phases (exclusive of parking), which phases are indicated on the 
Development Permit drawings; 

12.2. The first phase shall include, but may not be limited to the following: 

12.2.1. Affordable housing building and all related spaces and features (including parking, EV equipment, 
and indoor and outdoor amenity spaces and features); 

12.2.2. Commercial "public" parking (including EV equipment); 



12.2.3. End-of-trip cycling facilities; 

12.2.4. Residential amenity space (indoor and outdoor) in compliance with Official Community Plan and 
City Centre Area Plan requirements; and 

12.3. Prior to Building Permit issuance for the first phase, the developer shall enter into "River Park Place's" 
third of three Servicing Agreements (SA #3)*, which Servicing Agreement *shall provide for the 
developer's design and construction of all outstanding off-site works with respect to "River Park Place" as 
generally set out prior to rezoning adoption. All works required with respect to SA #3 * shall be complete 
prior to first occupancy of the subject site, in whole or in part, unless determined otherwise, at the sole 
discretion of the City, through the review/approval processes for SA #3. 

13. Discharge of Existing Agreements: Discharge of various legal agreements for which conditions have been fully 
satisfied, which may include, but may not be limited to: 

13.1. CA3019736-CA3019740, which agreement secures the demolition ofthe then-existing building on the 
"River Park Pace" lands, together with the dedication and construction of Pearson Way and related 
driveway restrictions (subsequently secured by CA2994221- CA2994222 and CA3493964-CA3493966); 

13.2. CA3019742- CA3019743, which agreement regarding electric vehicle (EV) requirements for Phase 1 has 
been replaced by CA3493970-CA3493971. 

14. Additional Requirements: Discharge and/or registration of additional statutory right-of-way(s) (SRW) and/or legal 
agreement( s ), as determined to the satisfaction of the Director of Development, Director of Engineering, and 
Director of Transportation, which may include, but may not be limited to: 

14.1. Additional legal agreements, as determined via the subject development's Servicing Agreement (SA #3)* 
and/or Development Permit and/or Building Permit(s)* to the satisfaction of the Director of Engineering, 
Director of Development, and Director of Transportation, including, but not limited to site investigation, 
testing, monitoring, site preparation, de-watering, drilling, underpinning, anchoring, shoring, piling, pre
loading, ground densification or other activities that may result in settlement, displacement, subsidence, 
damage or nuisance to City and private utility infrastructure. 

NOTE: CA2994209-CA2994210 (i.e. "no development/no build/no occupancy" covenant with respect to 
phasing, heritage landscape and park, and affordable housing) shall not be discharged prior to issuance of 
the subject Phase 2 Development Permit. 

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

1. "No Build": Compliance with the terms of legal agreements registered on title for the purpose of securing that "no 
building" will be permitted and restricting Building Permit* issuance with respect to any portion of the subject site 
until conditions are satisfied for the following, as determined to the satisfaction of the City, which legal 
agreements/conditions may include, but may not be limited to: 
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1.1. Servicing Agreement #3*: Enter into a Servicing Agreement (SA)* for the design and construction of the 
developer's third ofthree Servicing Agreements* with respect to "River Park Place", as determined through 
the rezoning review /approval processes (RZ 09-506904). Works will include, but may not be limited to the 
removal and replacement of temporary frontage works with permanent frontage works behind the curb: 

1.1.1. Along the west side of Hollybridge Way in the vicinity of the intersection of Hollybridge Way, 
Lansdowne Road, and Pearson Way; and 

1.1.2. Around the perimeter of the subject site (6900 Pearson Way). 

1.2. Affordable Housing: The detailed design of the required affordable housing building and all related spaces 
and features (e.g., parking, outdoor amenity space) shall be to the satisfaction of the Director of 
Development and Manager, Community and Social Development in their sole discretion, as per the legal 
agreement registered prior to DP issuance for Phase 2. 

1.3. Public Art: Contribute towards the Public Art Reserve, as per the legal agreement registered prior to DP 
issuance for Phase 2. 



1.4. Commercial Parking: A Letter of Assurance must be submitted by the architect confirming that the detailed 
design ofthe required "public parking" (i.e. commercial parking spaces reserved for short-term use; not 
leased or otherwise assigned) satisfies the legal agreement registered on title prior to rezoning and 
updated/replaced prior to DP issuance for Phase 2. 

1.5. Electric Vehicle (EV) Charging Equipment for Vehicles and "Class 1" Bike Storage: A Letter of Assurance 
must be submitted by the architect confirming that the detailed design (e.g., EV equipment and signage) 
satisfies the legal agreement registered prior to DP issuance for Phase 2. 

1.6. End-of-Trip Cycling Facilities & "Class 1" Bike Storage for Non-Residential Uses: A Letter of Assurance 
must be submitted by the architect confirming that the detailed design (e.g., facilities, bike storage, and 
electric vehicle (EV) charging equipment) satisfies the legal agreement registered prior to DP issuance for 
Phase 2. 

1. 7. Accessibility Measures: Incorporation of accessibility measures in Building Permit (BP)* plans as 
determined via the Development Permit processes. 

1.8. District Energy Utility (DEU): An energy modelling report must be submitted by a registered professional 
and the developer/owner must enter into legal agreements and satisfy other requirements as per the DEU 
covenant registered prior to DP issuance for Phase 2. 

1.9. Aircraft Noise: A report must be submitted and related information must be prepared by a registered 
professional as per the existing legal agreement registered on title (CA2994199-CA2994202). 

1.1 O.Industrial Noise: A report must be submitted and related information must be prepared by a registered 
professional as per the existing legal agreement registered on title (CA2994203-CA2994204). 

1.11. View Blockage and Other Potential Development Impact: A Letter of Assurance must be submitted by the 
architect confirming that the detailed design satisfies the existing legal agreement registered on title 
(CA2994205-CA2994206). 

1.12.Heritage Woodlot & Park: Proof that a registered professional (environmental consultant/arborist) has been 
contracted to undertake construction monitoring must be submitted, together with (as needed) a report with 
respect to mitigation/compensation (CA2994209-CA299421 0). 

2. Heat Pump FAR Exemption: Based on detailed design, a report must be submitted by an accredited professional 
(mechanical engineer), to the satisfaction of the Director of Engineering, including a detailed breakdown of the 
calculations for the development's proposed heat pump closet floor area per unit, upon which information 
Engineering staffwill confirm the development's permitted heat pump FAR exemption. 

3. Traffic Management: 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. In particular, it must 
be demonstrated to the satisfaction of the Director of Transportation that the access/egress requirements of the 
Richmond Olympic Oval will not be compromised. 

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

Note: 

* 
• 

This requires a separate application. 

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

All agreements to be registered in the Land Title Office shall have priority over all such liens, charges and encumbrances as is 
considered advisable by the Director of Development. All agreements to be registered in the Land Title Office shall, unless the 
Director of Development determines otherwise, be fully registered in the Land Title Office prior to enactment of the 
appropriate bylaw. 
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The preceding agreements shall provide security to the City including indemnities, warranties, equitable/rent charges, letters of 
credit and withholding permits, as deemed necessary or advisable by the Director of Development. All agreements shall be in 
a form and content satisfactory to the Director of Development. 

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

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

SIGNED COPY ON FILE 

Signed Date 
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City of 
Richmond Development Permit 

To the Holder: 

Property Address: 

Address: 

Hollybridge Limited Partnership (lntracorp) 

6900 Pearson Way 

No. DP 14-662341 

#900 - 666 Burrard Street, Vancouver, BC V6C 2X8 

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

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

3. Subject to Section 692 of the Local Government Act, R.S.B.C.: buildings and structures; 
off-street parking and loading facilities; roads and parking areas; and landscaping and 
screening shall be constructed generally in accordance with Plans #la to #12 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 
$942,700.03 to ensure that development is carried out in accordance with the terms and 
conditions of this Permit. Should any interest be earned upon the security, it shall accrue to 
the Holder if the security is returned. The condition of the posting of the security is that 
should the Holder fail to carry out the development hereby authorized, according to the terms 
and conditions of this Permit within the time provided, the City may use the security to carry 
out the work by its servants, agents or contractors, and any surplus shall be paid over to the 
Holder. Should the Holder carry out the development permitted by this permit within the 
time set out herein, the security shall be returned to the Holder. The City may retain the 
security for up to one year after inspection of the completed landscaping in order to ensure 
that plant material has survived. 

6. If the Holder does not commence the construction permitted by this Permit within 24 months 
of the date of this Permit, this Permit shall lapse and the security shall be returned in full. 
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Development Permit 
No. DP 14-662341 

To the Holder: Hollybridge Limited Partnership (lntracorp) 

Property Address: 6900 Pearson Way 

Address: #900 - 666 Burrard Street, Vancouver, BC V6C 2X8 

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

This Permit is not a Building Permit. 

AUTHORIZING RESOLUTION NO. 
DAY OF 

DELIVERED THIS DAY OF 

MAYOR 

4984962 

ISSUED BY THE COUNCIL THE 
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Schedule "A" attached to and forming part of DP 14-662341 

City of 
Richmond 

r~m 

D P 14-662341 
SCHEDULE nAn 

Original Date: 05l13.114 

R'evlslon Date: 
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Combined 
Lot 1 & Lot 2 

Lot 1 (DP 12-617639) 
Approved 

Lot 2 (DP 14-662341) 
Subject Site 

NOTES: 
RIVER PARK PLACE 

Net Site Area . . . 6,824.3 m2 (73,456 ft2) 9,837.3 m2 (105,888 ft2) 

Density- Residential 2.463 FAR (max) 

Density- Village Centre Bonus I Commercial 1.0 FAR (max), EXCEPT limited to a combined total of 
7,809.0 m2 (84,055 ft2) based on the developer's actual voluntary contributions 

Gross Floor Area (Commercial & Residential) 54,160.0 m2 (582,973 ft2) 19,390.0 m2 (208,719 ft2) 34, 

Net Floor Area- Total 48,846.5 m2 (525,785 ft2) 16,536.2 m2 (178,000 ft2) 32,310.3 m2 (347,785 ft2) 

Residential (441 ,730 ft2) 15, 2 m2 (165,600 ft2) 25,653.3 m2 (276, 130 ft2) 

Commercial 7,809.0 m2 (84,055 ft2) 1,152.0 m2 (12,400 ft2) 6,657.0 m2 (71 ft2) 

Lot Coverage N/A 76.6% 80.3% 

Dwelling Units 509 209 300 

Market Units 478 209 269 

Affordable Housing Units 31 31 

Basic Universal Housing (BUH) Units 77 (15%) 17 (8%) 60 (20%) 

Market (10%) 17 (8%) 29 (11%) 

Affordable Housing Units 31 (100%) N/A 31 (1 

Amenity Space - Indoor (CCAP policy) N/A 456.3 m2 (4,912 ft2) 1,018.1 m2 (10,959 ft2) 

Market Units (Exclusive use) N/A 456.3 m2 (4,912 ft2) 

Affordable Housing (Exclusive use) N/A N/A 104.8 m2 (1,128 ft2) 

Amenity Space -Outdoor (OCP policy) N/A 1' ,485 ft2
) 2,349.0 m2 (25,284 ft2) 

Exclusive use (Market units only) N/A 1,996.0 m2 (21 ,485 ft2) 358.9 m2 (3,863 ft2) 

Shared Affordable Units) N/A N/A 

--- --LOT 2· .J 
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Bui lding the Extraord inary 
6900 & 6988 Pearson Way (formerly 5440 Hollybndge Way), Richmond BC ~ ·!~-~f' 

1. Variances: None. 

2. Statutory Right-of-Ways: Shown on the Site Plan. 

3. Phasing Boundary: A possible Phasing Boundary is shown on the Site Plan. If developed in phases, a maximum of two 
phases shall be permitted (as per legal agreements registered on title) and the first phase shall include: 

Residential uses: Everything east of the pedestrian breezeway, including 100% Affordable Housing; 
Commercial uses: Everything east of the pedestrian breezeway; 
Parking and loading/waste management facilities: 100%; 
Bike storage: Everything east of the pedestrian breezeway, including the end-of-trip facilities; 
Outdoor amenity space: Everything at the podium rooftop; 
Indoor amenity space: Everything east of the pedestrian breezeway: and 

• Frontage works (Developer must enter into a Servicing Agreement prior to Building Permit issuance) 

4. Village Centre (Commercial) Bonus: Prior to DP issuance for Lot 2, the developer must submit voluntary amenity 
contributions with respect to 4,200.5 m2 (45,214 ft2) of Bonus (commercial) floor area to permit the developer's proposed 
construction of 6,657 p m2 (71 ,655 ft2) on Lot 2 . 

5. Affordable Housing: Provided as a wood-frame, stand-alone building fronting Pearson Way (above ground-floor retail) , 
including 31 units, amenity spaces, and circulation . Parking and Class 1 bike storage is provided in a designated area 
within the development's common parkade. A Housing Agreement was registered on title prior to rezoning (RZ 09-
506904). The development's Housing Covenant, specifying the-required Affordable Housing features, will be updated to 
reflect the subject application prior to DP issuance. 

6. Accessibility: 
100% of units shall include aging in place features described on "Basic Universal Housing (BUH) & Aging-In-Place 
Housing Units" sheet 
Basic Universal Housing units (i .e. 29 market & 100% Affordable Housing) are indicated on the floor plans (on Levels 
3, 4, 5, 614, & 15) and shown in detail on the "Basic Universal Housing (BUH) & Aging-In-Place Housing Units" 
sheet. 
The Zoning Bylaw floor area exemption permitted for the provision of BUH units is applied. 

7. Outdoor Amenity Space for Residents: 
For shared by Market and Affordable Housing residents: On the podium rooftop (includes children's play space, 
garden plots (with hose bibs) , lawn, BBQ, and related features) 
For exclusive use by Market residents: On the amenity building rooftop (mid-block along River Road) 

8. Indoor Amenity Space for Residents : 
Separate indoor amenity spaces for the Market and Affordable Housing residents and are indicated on the floor plans 
and the Amenity Summary page. 
Two (2) Guest Suites are included in the Market amenity space (one in the each of the east and west buildings). 

9. Heat Pump FAR Exemption: PriQr to Building Permit issuance, based on detailed design, a report must be submitted by 
an accredited mechanical engineer, demonstrating and certifying, to the satisfaction of the Director of Engineering, that a 
floor area larger than the Zoning Bylaw's standard 100.0 m2 (1 ,076 ft2) exemption is required outside the development's 
parkade to facilitate green infrastructure. 

10. Parking: 
Commercial Parking: 50% shall be "Public Parking" (i.e . secured via legal agreements for short-term/ hourly use by 
the general public) , which space shall occupy the entirety of the parking on Level 1 and a portion of P1 . Spaces are 
indicated on the DP plans. 
Visitor Parking: Shared with the commercial parking (i .e. "Public Parking" spaces). 
Affordable Housing: Parking shall be clustered on P1 , adjacent to the Affordable Housing building elevator. 
Electric Vehicle (EV) Equipment: EV equipment is provided as part of the development's parking and Class 1 bike 
storage facilities for market residential, Affordable Housing, and commercial uses. 
End-of-Trip Facilities: Change rooms, including washrooms, showers, grooming stations, and lockers, are co-located 
with the commercial Class 1 bike storage on P1 . 

• Tandem: No tandem parking is proposed or permitted . . 

11 . Daylight/Nightlight Control : To address potential lighting pollution issues, the developer will: 
Provide electrical outlets in place of soffit lighting on the project's balconies; and 
Install horizontal louver window blinds in all residential units. 

STATISTICS (1) 

DEVELOPMENT PERMIT APPLICATION (w/ PRIOR-TO RESPONSES) 
RZ 14 -665416 DP 14-662341 

MAY 18,2016 
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RESIDENTIAL PARKING 

Residential 
Residential FAR Exemptions 

Residential 
No. of Units (& BUH Units) 

LEVEL Gross Floor 1.86 m2 
Heat Indoor Net Floor Market# (BUH #) Affordable# 

Area General per 
Pumps Amenity Area (BUH#) BUH Unit East West 

Amount of Parking Spaces 
Type of Use Use Rate Bylaw# Less 10% TOM Required/Proposed 

RESIDENTIAL TOTAL 300 units Varies 351 316 316 

15 779.2 m2 37.9 m2 7.4 m2 8.4 m2 0.0 725.4 m2 N/A 4(4) N/A • Residential -Market Units 269 units 1.2/unit 323 291 291 

14 1671.4 m2 75.8 m2 7.4 m2 18.4 m2 0.0 1569.7 m2 4(4) 10 (0) N/A • Residential -Affordable Housing 31 units 0.9/unit 28 25 25 

13 1782.4 m2 75.8 m2 20.0 m2 0.0 1686.6 m2 10 (0) 10 (0) N/A 

12 1782.0 m2 75.8 m2 20.0 m2 0.0 1686.2 m2 10 (0) 10 (0) N/A 

11 1782.0 m2 75.8 m2 20.0 m2 0.0 1686.2 m2 10 (0) 10 (0) N/A 

10 1782.0 m2 75.8 m2 20.0 m2 0.0 1686.2 m2 10 (0) 10 (0) N/A 

9 1782.0 m2 75.8 m2 20.0 m2 0.0 1686.2 m2 10 (0) 10 (0) N/A 

8 1782.0 m2 75.8 m2 20.0 m2 0.0 1686.2 m2 10 (0) 10 (0) N/A 

Residential- Visitor ·"'C ... 

300 units 0.2/unit (60) (54) (54) 
1 
J Shared with, cof}7mercial) -~ : ' i 

COMMERCIAL TOTAL 6,657.0 m2 Varies 251 

• Commercial - Ground level 3,460.9 m2 4.2/100 m2 gla 146 
226, including: 

226 
• 113 "Public" (50%) 

• Commercial - Upper restaurant 286.8 m2 8/1 00 m2 gla - 5% = 7.6/100 m2 gla 22 • 113"Assignable" 
(50%) 

• Commercial- Upper office 2,909.3 m2 3/100 m2 gla- 5% = 2.84/100 m2 gla 83 

7 1782.0 m2 75.8 m2 20.0 m2 0.0 1686.2 m2 10 (0) 10 (0) N/A 
TOTAL N/A Varies 602 542 542 

6 3600.1 m2 125.1 m2 35.3 m2 33.7 m2 118.2 m2 3287.3 m2 14 {5) 18 (5) 9 (9) 

5 4027.6 m2 125.5 m2 26.0 m2 37.6 m2 325.0 m2 3513.4 m2 17 (2) 20 (3) 9 (9) 
Total Small Car Spaces H/C Spaces Standard Spaces 

Type of Use Spaces Rate Bylaw# Proposed Rate Bylaw# Proposed Proposed 

4 4195.0 m2 125.5 m2 26.0 m2 37.6 m2 526.4 m2 3479.5 m2 17 (2) 20 (4) 8 (8) RESIDENTIAL TOTAL 316 - 159 max 35 - 7min 15 266 

3 405.0 m2 27.7 m2 9.3m2 0.0 0.0 368.0 m2 0 0 5 (5) • Residential- Market Units 291 50% max 147 max 33 2%min 6 min 12 246 

2 321 .6 m2 0.0 0.0 48.5 m2 273.1 m2 0 0 0 • Residential- Affordable Housing 25 50% max 12 max 2 2%min 1 min 3 20 

1 638.4 m2 0.0 5.2 m2 0.0 633.2 m2 0 0 0 COMMERCIAL TOTAL 226 - 112 max 27 - 6min 6 193 

P1 0 37.9 m2 7.4 m2 8.4 m2 0.0 725.4 m2 0 0 0 • "Public" spaces 113 50% max 56 max 3 2%min 3 min 3 107 

28.112.7 m2 

1,048.5 m2 111.6 m2 281.0 m2 1,018.1 m2 25,653.3 m2 142 (13) 127 (16) 31 TOTAL (302,602.6 
(11 ,286 ft2) (1,201 ff) {3,025 ft2) (10,959 ft2) 

(276,130.0 (BUH 31) 
ft2) ft2) 269 (BUH 29) 

• "Assignable" spaces 113 50% max 56 max 24 2% min 3 min 3 86 

TOTAL 542 50% max 271 max 62 2%min 13 min 21 459 

COMMERCIAL 
LEVEL Restaurant Retail Office Commercial Net Floor Area 

Class 1 Bike Storage Class 2 Bike Racks 

Type of Use Amount of 
Use Rate Bylaw# 

Required/ 
Rate Bylaw# Required/ 

Proposed Proposed 

4 0 0 421 .9 m2 421.9 m2 
RESIDENTIAL TOTAL 300 units 1.25/unit 376 376 

3 286.8 m2 0 2,487.7 m2 2,774.5 m2 
• Residential - Market Units 269 units 1.25/unit 337 337 0.2/unit 60 60 

2 0 0 0 0 • Residential -Affordable Housing 31 units 1.25/unit 39 39 

1 433.2 m2 2,820.9 m2 206.8 m2 3,460.9 m2 

TOTAL 720.0 m2 {7,750 ft2) 2,820.9 m2 (30,364 ft2) 3,116.4 m2 (33,545 ft2) 6,657.3 m2 (71 ,659 ft2) 

COMMERCIAL TOTAL 6,657.0 m2 0.27/100 m2 over 18 18 
0.4/100 m 2 over 27 27 

100m2 gla 100m2 gla 

TOTAL N/A Varies 394 394 Varies 87 87 

ELECTRIC VEHICLE (EV) CHARGING EQUIPMENT 
' I P01 
t 1n 

wmc ~ (:(..ASS l aiiU: 
TORAGE 
~TRIP FACIUTIES 

I 

'I• 
• Residential -Affordable Housing 

COMMERCIAL TOTAL 

• Commercial -"Public" 

KEY PLAN: CLASS 1 & 2 BICYCLE STORAGE, END-OF-TRIP FACILITES TOTAL 
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Build ing t he Extraord inary 

--'*!t 
R I V E R P A R K P L A c ~~1E 

'-' {, 
6900 & 6988 Pearson Way (formerly 5440 Hollybndge Way), Richmond, BC ~· ~ ..j; . 

291 0 

25 8% 

226 1% 

113 3% 

113 0 

542 1% 

0 73 25% 73 337 

2 0 0 0 39 

3 23 18 

3 0 0 0 0 

0 20% 23 0 0 

5 18% 96 14% 73 394 1/10 min 40 

STATISTICS (2) 

DEVELOPMENT PERMIT APPLICATION (w/ PRIOR-TO RESPONSES) 
RZ 14-665416 DP 14-662 3 41 

MAY 18,2016 
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Building the Extrao rdinary 
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INTRACORP 
Building the Extr~ordinary 

'------AAtFF'QR[JABI'L "E HOUSING 

·::: 

RIVER PARK PLAG.-~ 
6900 & 6988 Pearson Way (formerly 5440 Hollybndge Way), Richmond, BC ·e~ 

PARKING STALL LEGEND: 

A= AFFORDABLE HOUSING STALLS 
CP =COMMERCIAL STALLS (PUBLIC) 
CA =COMMERCIAL STALLS (ASSIGNED) 
M =MARKET RESIDENTIAL STALLS 

ELECTRIC VEHICLE CHARGING 

STALL SIZES 
2.5m 3.75m 

!D ElJ 0· 
REGULAR HC SMALL 

240V @z40V CHARGER @z4oV PLUG-IN ~240V ROUGH-IN 

120V PLUG-IN 

P1 

DEVELOPMENT PERMIT APPLICATION (w/ PRIOR-TO RESPONSES) 
RZ 14-665416 DP 14-662341 

MAY 18,2016 
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RIVER PARK PLA ·e 
6900 & 6988 Pearson Way (formerly 5440 Hollybndge Way), Richmond, BC ·~~ 
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CANOPY 

PARKING STALL LEGEND: 

A = AFFORDABLE HOUSING STALLS 
CP =COMMERCIAL STALLS (PUBLIC) 
CA =COMMERCIAL STALLS (ASSIGNED) 
M =MARKET RESIDENTIAL STALLS 

ELECTRIC VEHICLE CHARGING 

CANOPY 

STALL SIZES 
2.5m 3.75m 

!D ElJ 0! 
REGULAR HC SMALL 

240V @240V CHARGER @240V PLUG-IN ~240V ROUGH-IN 

120V PLUG-IN 

L2 
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RZ 14-665416 DP 14-662341 
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UPPER LEVEL COMMERCIAL 
(CAFE) EL 26.5' 

I 
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ROOF TERRACE (RESTAURANT) 

.1'1 
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' •i _.. 

COMMERCIAL OFFICE (12' HEADROOM) 
I EL26.5' I 
I i 
I I 
i I 
I I 

PARKING STALL LEGEND: 

A= AFFORDABLE HOUSING STALLS 
CP =COMMERCIAL STALLS (PUBLIC) 
CA =COMMERCIAL STALLS (ASSIGNED) 
M = MARKET RESIDENTIAL STALLS 

ELECTRIC VEHICLE CHARGING 

STALL SIZES 
2.5m 3.75m 

CLASS1 
BICYCLE STORAGE SUMMARY L03: 

124 RESIDENTIAL 

,D ED 0! 
REGULAR HC SMALL 

240V @:z40V CHARGER @:z40V PLUG-IN ~240V ROUGH-IN 

120V PLUG-IN 

L3 
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L04 CENTRAL AMENITIES 

14'-10~-

PODIUM 

GYM __ __

oP~n.crVer 

_A9:9;;,2·----

BANQUE;F 

'oRE!il .. over .... -- .. , 

L04 RPP2 AMENITY: STUDY & MUSIC PRACTICE 

LOUNGE 

WORKOUT 
44.1 m2 

CHILDREN'S 
ACTIVITY 

19.6m2 

BOARD GAMES 
CARD GAMES 

LOS CENTRAL AMENITIES 

MUSIC PRACTICE 

LOS RPP2 AMENITY: STUDY & MUSIC PRACTICE 

L04 RPP3 AMENITY: STUDY LOS RPP3 AMENITY: STUDY L06 RPP3 AMENITY: VISITOR SUITE 

I 8 I 
~ 

INTR ACO RP 
Building the Extrao rdinary 
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R I V E R P A R K P L A Q"· .E 
6900 & 6988 Pearson Way (formerly 5440 Hollybndge Way) Richmond, BC .f•"' 

'----~:~--- 
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··-,open/ 
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.·belo\v -.. 

BILLIARDS 

GAMES ROOM 
KAROAKE 

DIGITAL DARTS 

MUSIC PRACTICE 

L06 RPP2 AMENITY: VISITOR SUITE & MUSIC PRACTICE 
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I 
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RIVER ROAD 

···· ···~-~-~:FFORDABLE HOUSING 

BLDG2 (m2) 

<!> 
INTRACORP 

Building the Extraordinary 

LOB 

L05 

L04 

L03 

L02 

L01 

~ ~-- --
/ SECURITY GATE 

~-:::;t;:-..--...,.,.·:~:0::: ............... : ... ~ ... -: .~,-........ : ... :."'\ ..... ~ .... ! .. : . . ...... : .... . . . :.::::!!L ...... · ........ : ....... l 

~AFFORDABLE HOUSING 

P1 

UNIT COUNT & MIX L3 
AHU UNIT COUNT 

AHU AHUA5 18 2BD 3BD 

L06 9 5 3 1 

L05 9 5 3 1 

L04 8 4 3 1 

LD3 5 4 1 D 

I 31 I 18 10 3 

MIX 100% 58% 32% 10% 

REQUIRED MIX 100% 62% 31% 7% 

(HOUSING COVENANT) MIN. AREA 50m2 80m2 91m2 

FSR CALCULATION 
non-market deductions GFA common NET NO. OF UNITS amenity 

I 
731 28 703 102 602 9 0 

731 28 703 102 602 9 D 

731 28 647 97 551 8 56 

405 28 377 79 298 5 D 

49 D 0 D D D 49 

70 D 70 70 0 D 0 

271 7 11 1 

2501 449 2053 31 105 

L5 

f"'! 

RIVER PARK PLAC: 
6900 & 6988 Pearson Way (formerly 5440 Hollybndge Way) , Richmond, BC :.(-' 

~ I 

I 
I 

I I I I I 
j d'"" ~ j "'""/ j vt---}~ j };~.,:. 
--"' ·----·--·--·-- ·- ,- ·-- -- -·· - -, ·-- ·-- ·---r··--

L2 

AFFORDABLE HOUSING COMPONENT 

DEVELOPMENT PERMIT APPLICATION (w/ PRIOR-TO RESPONSES) 
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BUH LAYOUT (60 UNITS TOTAL) 

12 OF: AH-A1 4 OF: AH-A2 2 OF: AH-A3 
L03, L04, LOS, L06 L03, L04, LOS, LOB LOS, LOB 

2 OF: P/H1 2 OF: P/H2 
L14, L 1S L14, L 1S 

1 OF: P/H5 
L1S 

4 OF: AH-81 
L03, L04, LOS, LOB 

1 OF: P/H3 
ml14 

4 OF: G1a 
LOB 

6 OF: AH-82 
L03, L04, LOS, LOB 

----r 
I 
i 
I 

- c_f" 

l 

\ J--~~] 
IJ 

~~J X ~/~ 
\/>/ 

1 OF: G15a 
LOS, 

L01 L02 

~~ r~~ CU]!] 
MID 

L04 

I 
L07· L1 3 

I 8 I 

LOS 

I I 
L14 
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Bu ilding t he Extraord ina ry 

~ 

LOJ 

rB, 
LOS 

~ 
L15 @ 
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RIVER PARK PLAC 
6900 & 6988 Pearson Way (formerly 5440 Hollybndge Way) Richmond, BC ;' .J...,~ 

_._.;-'--

3 OF: AH-C1 
L04, LOS, LOB 

2 OF: P/H4 
L14, L1S 

1 OF: G1b 
L06 

12 OF: C1a 
L04, LOS, LOB 

FEATURES 
BASIC UNIVERSAL HOUSING FEATURES (RICHMOND ZONING BYLAW 8500 SECTION 4.16) 

Each dwellins unit and each type of amenity space shall be iiCCes~ble to a person with a disability from a road and from an on-site 

otrkin ilreil. 
Access to the elevator sl\all be provided from both the rOild and the entry to the on-site parking area. 

Anautomaticdooro enershallbeprovidedforthemalnent . 

DoorsandOoorways 
4.16.5 The minimum dear openings for all entry doors to every dwelling unit and doors in common areas shall be no less than 850.0 mm 

(whichwillbeprovidedbyaswingdoor). 
4.16.6 The minimum clear opening for the interior doors to at least one bedroom, one atcessible bathroom and to common living areas in 

every dwell in unit shall be no less than 800.0 mm (which will be provided by a swing door). 

4.16.7 Doors In every dwelling unit and common areas shall be oper.r.ble by devices that do not require tight grasping or twisting of wrist. 

4.16.8 Flush t hresholds throughout the building shall be a maximum of 13.0 mm In height. 

4.16.9 The above-noted require ments fo r doors do not apply to mechanica l rooms, se rvice areas, closets, etc. where through access Is not 

re lllredandaccesstoapersonwithadisabi lityisnot;mtici ated. 

Manoeuvring Space at 

Doorways 

Outlets and Switches 

Entry doors to every dwelling unit and door assemblies In common areas shall have a clear and level area which is not less than t he 

followi ng: 
a) Where the door swings toward the area (pull door), 1500.0 mm long by the width of the door plus at least 600.0 mm clear space on 

the liltch side. This requirement to apply to door assemblies to one bathroom and one bedroom in 2 bedroom and larger dwel~ng 

units. 
b) Where the door swings away from the area (push door), 1220.0 mm Ions by the width of the door plus at least 300.0 mm dear 

space on the latch side. This requirement to apply to door assemblies to common !ivins areas in every dwelling unit, and one bathroom 

ilnd one bedroom in 2 bedroom and larger dwelling units. 
c) Where there are doors in a series in common areas, there must be separation of at least1220.0 mm plus the width of t he de« 

d) Entry doors to !!Very dwelling unit are exempted from the requirement to provide the 1220.0 mm long clear area and 300.0 mm or 

600.0 mm dear ~ace if rough in wirinll! is provided for future conversion for an automatic door opener. 

Common corridors shall be no less than 1220.0 mm wide and provide a clear area not less than 1500.0 mm by 1500.0 mm adjacent to 

the elevator entrance. 

Floor surfaces throughout the building shall have no abrupt changes In level , I.e., a maximum break of the flush thresho ld of 13.0 mm 

helght. Thisre qllirementdoesnotapply toexterio rbalcony, patloanddeckdoorsllls. 

FloorSI.Irfacesshallbesli resistant. 

Where carpets are used, they must be firmly fixed, have a firm 1.1nderlay and pile under 13.0 mm hei ht. 

4.16.18 Usht switches and electrical panels shall be 900.0 to 1200.0 mm from the floor. lntercom buttons shall be a maximum 1375.0 mm fron1 

the floor. 
4.16.19 Electrical outlets, cable olltlets and telephone ·acks shall be located 455.0 mm to 1200.0 mm from the floor. 

4.16.20 Thermostats shall be located between 900.0 mm to 1200.0 mm from the floor. 

4.16.21 The ~r.Jbll!: part of controls shall be located within reach of a dear floor area that hitS a width of not less than 750.0 mm. 

Bathrooms 

4.16.23 

Kitchens 
4.16.25 

U htswitcheswU!berocker orpaddle-typeswitches. 

l
:tleastonebathroomshall: 
a) have a toilet positioned with the centre line of the toil et 420.0 mm to 480.0 mm from a side wall on which a grab bar can be 

Installed and at least 510.0 mm from a ny obstruction on the non-arab bar side and at least 800.0 mm from any obstruction in front of 

thetol!et;and 
b) have a dea r floor area at the s ink of 760.0 mm by 1220.0 mm positioned for a paralle l approach and centred en the sink 

c) have a minimum clear area of 510.0 mm In depth along the fulllensth of the bathtub 
d) havestwctura lreinforcementinwallsbehindandbesidethetolletandthewal!saroundthetuband/orshowertofacilitatethe 

installationofgrabbars;and 
e)incll.ldeeasyto r.r.sphandlesonfaucets,e.g.,lever-typefaucets. 

Where bathrooms are provided to serve a common amenity space, at least one shall be wheelchair accessible as described in the 

Building Code and the top of the rim of the toilet in that on~ bathroom shall be 480.0 mm above the floor. 

The kitchen must have; 

a) some usable counter space and cupboards that can be easily accessed by people with disabilities, including people with 

wheelchairs, e.~~: .• contin1.1ous counter between the stove and sink; adjustable shelves in all cabinets; pull-out work boards at 810.0 mm 

height;and pull-olltcabinet shelves; 
b) easy togr.Jsphandlesonfaucets,e.g., lever-typefaucets; 

c) easy to reach and srasp handles on cupboards, e.g., D or J type cabinet handles and &r.ilb edges under counters; 

d) tasklightingatsink,stoveandkeywortareas;and 

e) plumbingandutility pipeslocatedtoprovideforapotential810.0mmwideundercol.lnterworkspacesoasnot topreventtheeasy 

futureconversionofcou nterspaceandsinksto belnguniversallyaccessibleforkneespaceunderthesinkandwheretherelsacounter 

top stove bui ltin. 

The clothes closet in a dwelling 1.1nit that consists of a bachelor suite and at least one bedroom in every other dwelling unit shall have a 

clear opening of at least 900.0 mm, clear floor space of at least 750.0 mm by 1200.0 mm and a clothes hanger rod than can be lowered 

tol200.0 mm. 

Access doors shall have a minimum dear opening of 800.0 mm. 

Minimum dimensions of any balcony or patio shall be 1500.0 mm by 1500.0 mm. This requirement does not apply to ·wlier' or 

·French• styteofbalconyorpatio. 

AGING IN PlACE (OTY OF RI CHMOND OFFICIAL COMMUNITY PlAN {SECTION 3.4 ACESS1BLE HOUSING) 

Typical agin1 in place housing feature indude: 

Stairwell handrails; 

levertypehandlesfor;plumbingfixttJres;doorhandles; 

solid blotking in wahsroom walls for fut1.1re rab bars besides toilet, bath rub and shower 

BASIC UNIVERSAL HOUSING UNJTS NO. OF UNITS 

BLDG2 13 127 

BLDG3 16 142 

TOTAL MARKET UNITS 29 269 

AFFORDABLE HOUSING UNITS 31 31 

60 300 

10.2% 

11.3% 

10.8% 

100% 

20.0% 

ALL UNITS NOT DESIGNATED AS BASIC UNIVERSAL 
HOUSING MEET AGING-IN-PLACE REQUIREMENTS 

BASIC UNIVERSAL HOUSING (BUH) & AGING-IN-PLACE HOUSING UNITS 

DEVELOPMENT PERMIT APPLICATION (w/ PRIOR-TO RESPONSES) 
RZ 14-665416 DP 14-662341 

MAY 18,2016 

-



-. ... metrovancouver 
~ SERVICES AND SOtuTlONS FOR A LNABlE ~EGlON 

SERVICES 

lv1u lti-Family Recycling Toolkit ALL BINS/CARTS LESS THAN 360L TREATED AS 360L 

BUILDING 2 

Assumes weekly collection. -- Food Scraps Combined Paper Cardboard Containers Glass Garbage • 5 13 3 6 1 24 
240L Bins 360L Bins 360L Bins 240L Bins 

AFFORDABLE HOUSING 
. . ; . ' . . . ~ . ,, ~' 

.. · ,_ . o .; 
1' • • ' • ' • • ~· • • • - ' • ~·! 

Assumes weekly collection. 

-- Food Scraps Combined Paper Cardboard Containers Glass Garbage • 2 4 3 2 1 6 

BUILDING 3 

Assumes weekly collection. -- Food Scraps Combined Paper Cardboard Containers Glass Garbage • 6 15 4 6 1 24 
240L Bins 360L Bins 360L Bins 240L Bins 

COMMERCIAL 
(AS ADVISED BY C.O.R.) 1 X GARBAGE 4CU. YD. 

1 X CARDBOARD 4CU. YD. 
2 X PAPER 95 GAL. 
2 X CONTAINERS 95 GAL. 
2XORGANIC 95 GAL. 
1 X GLASS 95 GAL. 

L01 REFERENCE PLAN 

RECOMMENDED* 
*COUNT CAN BE REDUCED WITH 

INCREASED FREQUENCY OF 
REMOVAL SERVICE 

= 25 X 95 GAL. CARTS 
7 X 4 CU.YD. BINS 

9 X 95 GAL. CARTS 
2 X 4 CU.YD. BINS 

= 28 X 95 GAL. CARTS 
7 X 4 CU.YD. BINS 

7 X 95 GAL. CARTS 
2 X 4 CU. YD. BINS 

I 81 
<!> 

I NT RACORP RIVER PARK PLA G 
Build ing the Extraordinary 

6900 & 6988 Pearson Way (formerly 5440 Hollybndge Way), Richmond, BC :<-_', 
~I' 

PROPOSED* 
*COUNT CAN BE REDUCED WITH 

INCREASED FREQUENCY OF 
REMOVAL SERVICE 

BLDG 2 WASTE MGMT 
, I 

= ~~x4 9gu~¢~.· ~~~TS --1-------.1~·-.--.- -.---.--.--~.--.--•. ~.~.- ~.-.r •.. ~.,~f.~.~ •.• =,.- .~ .~.E.·:."··.- ~.~ • •. :~ •..• ~ .. ~ l==;~ 
IDOR (IF REQUIREI) 

t' = 7 X 95 GAL. CARTS 
2 X 4 CU. YD. BINS 

~ 
= 26 X 95 GAL. CARTS 

6 X 4 CU.YD. BINS 

(C -C) 
I ~ 

i"'''" ~''" i (C "' ~ ~ · . • 31' 

= 7 X 95 GAL. CARTS -2 X 4 CU.YD. BINS 
>-
<C 
% 

l 
I 

LOADING : 
I 

i 
·- - -- - - - ------------- - - - - --- ------ --

WASTE MANAGEMENT 

DEVELOPMENT PERMIT APPLICATION (w/ PRIOR-TO RESPONSES) 
RZ 14-665416 DP 14-662341 

MAY 18,2016 



g. Durante Kreuk Ltd. 

NEW RIVER 

RETAIL/COMMERCIAL 
EL7.5' 

Commercial Retail Units 
DEL 6.0' 

lft±::l==t11\--- Granite Cobbles between 
Bike Path and Sidewalk 

EL 6.0' 

QJ 102- 1637 West 5th Avenue 
a Vancouver BC VSJ 1 N5 ·-uiiii ~ t: 604 684 461 1 
~ f: 604 684 0577 
'1\ vvww.dkl. bc.ca 

~ 
IBI/HB 

<!> 
IN T RACORP 

B u ild ing the Extrao rdina r y 

Commercial Retail Units 
EL 8.5' 

Lighting Legend 

Wall Light 

BACK OF HOUSE 
EL6JJ 

Retail I Commercial 
(Cafe) 
EL 6.0' 

Commercia l Retail Units 
EL 9.0' 

ffi 
D 
• • ' 

DOD 

Paving I Surfacing 

C.I.P. Concrete Paving 
Finish: Broom w/saw cut ctrl . joints 

Asphalt Paving along Bike Route 

18" x 18" paving slabs at Patios 
Colour: Natural 
Finish: Sandblast 

18" x 18" paving slabs at Patios 
Colour: Charcoal 
finish: Sandblast 

12" x 24" paving slabs in Blvd 
Colour: Natural 
Finish: Sandblast 

Resiliant Play Surfacing 

Porcelain Tile with 
Wood Grain texture 

4'-0" square step stones on 
podium level 
C.I.P. Concrete 

Commercial Retail Units 
EL 6.0' 

.· ';ifi' 

RIVER PARK PLAC 
5440 Hollybndge Way R1chmond BC , :~~"'-

1111111111 

• 
Oo 

Site Furniture 

Teak Chairs in Tai Chi Area 
on Podium 

Backed Metal Slat Bench 
Length: 6'0" long 
Colour: Slate Grey to match Arch. 

Backless Metal Slat Bench 
Length: 6'0" long 
Colour: Slate Grey to match Arch. 
(At Building Entry By Raingarden 

Metal Bollard 
Colour: Black 

Planter Pots along Sidewalk 
Size: 24"0 and 36"0 
Colour: Slate Grey to match Arch. 

Seatwall with wood sla t bench top 

Class 2 Metal Bike Rack 
Colour Slate Grey to match Arch. 
Tota l Spaces Required= 87 

Total Outdoor Space Proposed= 57 
Total Indoor Spaces Proposed= 30 
Total Spaces Proposed= 87 

Gas Fire in Precast Concrete Bow! 

GROUND LEVEL LANDSCAPE~ 

NEW RIVER ROAD 

Scale: 1/6" = 1'-0" 

n_n_n 
0' 51,-, -----.,.!10' 

DEVELOPMENT PERMIT APPLICATION 
RZ 14-665416 
MAY 11,2015 
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to 30" depth at tree 
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g. Durante Kreuk Ltd. 
iil 102- 1637 West 5th Avenue 
;a. Vancouver BC V6J 1 N5 

~ t: 604684 4611 
~ f: 604 684 0577 
;r:; \lv'IN"IAI,dkl.bc.ca 

<!> 
INTRACORP 

Bu ilding the Extraordina ry Moyeung International Enterprise ltd. 

Planting Plan 
SYMB QTY BOTANICAL NAME COMMON NAME SIZE/COMMENTS 

TREES 

Acer polmatum JoponeseMople 3.5m ht multi-stem specineo 

Chomoecyporis obtuse Japanese Cypress 4mht 

Comus kovso 'Salomi' Salomi Dogwood 3m hi; muffi.slem specimen 

Homomel[s 'Arnold's Promise' Chinese Witch Hazel 3m hi; mu~i-stem specWnen 

Magnolia acuminata 'Yel low Bird' Yellow Magnolia 1.8m hi.; standard B&B 

Polownio lomenlosa Princess tree B&B 10cm c al. 1.8mstd. 

Prunus 'Snow Goose' Snow Goose Cheny 6cm cal. B&B; l.Brn hi. std. 

Sciodopitys .,.erticiloto 'Joe Kasey' Joponese UlT\b(ello Pine Smhl 

SHRUBS 

1560 Azalea joponico 'Hino Whi le' WhiteAiOieo lt3pol 

1.00 Cistusxcorboriensk White Rock Rose #3pol 

600 Loniceropileata Boxleal Honeysuckle #3pot 

155 Phyllaslochysnigro Block Stem Bamboo field grown clump ,, 130 Slcimmio joponica Japanese Skimmio #3pot 

El 590 Toxus x media 'HiiiTI' Hia"sYew 1.2Sm ht.B&S 

RIVER PARK PLA G; 
5440 Hollybndge Way R1chmond BC ~it 

22 

225 .. 
" 23 

120 

437 

260 

(<~««««' 138 

~:~:~:~:~~~: 565 

~ 
246 

250 

100 

PERENNIAlS/ GROUNDCOVERS/ VINES 

Cotoneaster dommeri 

Dianthus d. 'Alba' 

Erico·whiie 

Geranium 'Brookside' 

Nepeta 'Walker's Low' 

Woldsleinio temoto 

GRASSES 

Cor ex ' Ice Donee' 

Corex oshimensis 'Evergold' 

Uriope muscori "Voriegoto" 

Ophiopogon p. 'Nigro" 

Pennlsetum orientale 

Schlzochyrium scoparium "The Slues' 

Cotoneaster 

Maiden Pinks 

White Heolher 

Brookside Geranium 

Dwarf Colmlnt 

Barren Strawberry 

Variegated Sedge 

Evergold Sedge 

VoriegotedLit,o turl 

Block Mondo Gross 

Fountain Gross 

UltleBiuestem 

#1 pol 

1 1 pol 

IFl pol 

#1 pol 

#I pot 

#1 pot 

II pol 

11 pol 

11 pot 

#1 pot 

#2pot 

#2pol 

PODIUM LEVEL LANDSCAPE 

825sqft. 

1. 
2. 

3. 
4. 

URBAN AGRICUlTURE AREA- TEMPORARY I"LANTNGS 

Alumtuberosum 

Achillea milefolium 'Terra Colla' 

Echinoceo purpureo 

Liolrisspicoto 

Oreganum vulgare 

Rosmorinusolfic inaKs 

Sal.,.ia purpurascens 

Thymus.,.ulgoris 

General Planting Notes: 

0 
c 

Chives "w pot; ]Q" O.C, 

Golden Yarrow _.~ pot 10" O.C. 

Echinoceo 4"pot; IOKO.C. 

Goyfeather 4"pot; IO"O.C. 

Oregano 4"pot; IO"O.C. 

Rosemary 4"pot: 10" O.C. 

Purple Sage 4"pot; 10" D.C. 

Thyme 4"pol: lO"O.C. 

All work shell meet or exceed the requirements os outflned in the current Edition of the B.C. landscape Standard. 
Plant sizes and related container c lasses ore specified according to the current B.C. londscope Stondord Edition. For 
container classes #3 ond smaller, plant sizes shol! be as shown in the pion! list ond the Stondord; for all other plants, both 
plan I size and container class shall be as shown in the plant list. Specifically, when the plant list coli for #5 class 
containers these shall be as defined in the BCNTA {ANSI) Standard. 
All 'Soft landscape Areas' are to be irrigated to IIABC Standards. 
All irrigation volve boxes equipped with quick·couplers. 

Scale: 1/6"= 1'-Q" 

= 

C.O.R. PAGINATION 

20' 

DEVELOPMENT PERMIT APPLICATION 
RZ 14-665416 
MAY 11 ,2015 

PLAN #3 
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g. Durante Kreuk Ltd. 
iil 102- 1637 West 5th Avenue 
;a. Vancouver BC V6J 1 N5 

~ t: 604 684 4611 
~ f: 604 684 0577 
" www.dkLbc.ca 

\ 

<.!> 
INTRACORP 

Bu ild ing the Extra ord inary 

LEVEL 7 
EXTENSIVE GREEN ROOF 

Maintenance access 
from staiowell below 

--~---- 1--4 

LOT 2 
LEVEL 4 

PODIUM GARDEN 

decorative aggregate 

Emerald Crushed Gravel 

L_ _ _ _ Autumn Gold Crushed Gravel 

Moyeung lntemational Enlerprise Ltd. 

' '"· 
RIVER PARK PLAC 
5440 Hollybndge Way R1chmond BC 1• 

"' 

ROOF LANDSCAPE PLAN 

.. - ----·- -------. -r-· -- .. -

Scale: l/6" =- 1'-0" 

20' 

DEVELOPMENT PERMIT APPLICATION 
RZ 14-665416 
MAY 11 ,2015 

C.O.R. PAGINATION 

PLAN #3 
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Lighting Legend 

~ Walllight 

-$- Trellis Down Lighting 

Trellis downlighting at 
Tai Chi Pavilion 

/// '\,_ 
g. Durante Kreuk Ltd. 
iii 102 - 1637 West 5th Avenue 
a,. Vancouver BC V6J 1 N5 

iiiiiiijujiiiiiii ~ t: 604 684 4611 
~ f: 604 684 0577 
><" www.dkl.bc.ca 

~ <!> 
I NT RACORP 

,6_ Up Lighting 

Q Poo l Lighting 

R I V E R P A R K P L A ·e 
181/HB Bu ilding the Extraordinary Moyeung International Enterprise Ltd. 5440 Hollybndge Way R1chmond BC --~~ 

Up lit trees around outdoor dinning area 

Up lit trees around fire pit 

OVERAL LANDSCAPE LIGHTING PLAN 

at lobby r lntry 

lightin.g under i 

I 

I 
!i'R'iiffi!'~aLightiing at address peirs 

Scale: l/6" = 1 '..Q" 

I 

I 

I 

I 

I 

I 

I 

_j 

20' 

DEVELOPMENT PERMIT APPLICATION 
RZ 14-665416 
MAY 11,2015 

C.O.R. PAGINATIO 

PLAN #3 



Weather Protection o f Sidewalk 
See Arch Details 

P.L 

Section 1 - Peason Way at Retail I Office Building 
Scale l /4" r-cr 

Weather P; otection of Sidewalk · 
See Arch Details 

Section 4- River Rood at Retail 
Scale l / 4" 1'-Q" 

[!@ 
181/HB 

~ Durante Kreuk ltd. 
iil 102 - 1637 West 5th Avenue 
;a_ Vancouver BC V6J 1 N5 

:!- t: 604 684 461 1 
~ f: 604 684 0577 
" www.dkl.bc.ca 

4> 
INTRACORP 

Bu ilding the Ext raordinary 

Street Tree to City Standard 

p'~mvd\ ~ 
18" sq. Precast Concrete Paving Slabs 
adjacent to curb 

'===<il 
+ 1·85L._p==Pearson W~ 

Section 2- Pearson Way at Townhomes 
Scale 1/4"- 1'-0" 

Section 5 - Hollybridge Way at Retail 
Scale l/4" l '.Q" 

RIVER PARK PLAG. 
Moyeung International Enterprise Ltd . 5440 Hollybndge Way Richmond BC ; ·" 

._~ 

Weather Protection of Sidewalk 
See Arch Detons 

Street Tree 

1 8" sq. Precast Concrete Paving Slobs 
adjacent to curb 

+/- 2.15m Pearson Way 

Street Tree --- - ->\ 
Planted Blvd - ------, 

1 8" sq. Precast 
Concrete 

Paving Slabs 
adjacent to curb 

+/-2.41m 
Pearson Way 

Section 3- Peason Way at Tower Lobby 
Scale 1/4" l '.Q" 

Section 6 - Pearson Way at Retail I Restaurant 
Scale l/4" = 1'-Q"' 

Concrete pavers in 
CRU Patio 

Concrete Sidewalk 

Bridge over wa ter feature to l obby 
To be porcelain tile with wood grain texture 

Bull Nose Edge 

Water Feature 
with spigots spilling into pool 

GROUND LEVEL LANDSCAPE SECTIONS 
DEVELOPMENT PERMIT APPLICATION 

RZ 14-665416 
MARCH 23, 2015 

a.. 
c 



Section I - Throu h Tai Chi Pavillion 
Scale 1/4" 1'-0" 

Section 3- Fire Pit I Urban A riculture 
Scale 1/4"-l'-0" 

g. Durante Kreuk Ltd. 
iil 102 - 1637 West 5th Avenue 
a, Vancouver BC V6J 1 N5 

-c ~ 1: 604 684 4611 
:g f: 604 684 0577 
;II;' www.dkl.bc.ca 

~ 
181/HB 

<!> 
I NT RACORP 

Building the Extraordinary Moyeung International Enterprise Ltd. 

Metal Tellis 

Section 4- Level 6 Amenit Deck 
Scale l/4" 1'-0" 

·L 

R I V E R P A R K P L A C;~E 
5440 Hollybndge Way Richmond BC ..,. • .::; 

Section 2 - Outdoor Dinnin 
Scale 1/4" - 1 '-0" 

Contoured Lawn 

PODIUM LEVEL LANDSCAPE SECTIONS 
DEVELOPMENT PERMIT APPLICATION 

RZ 14-665416 
MARCH 23,2015 

-

a. 
c 
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SECTION A-A 

'I) 

SECTION B-B 

<!> 
I NT RACORP 

Buildi ng the Extra ord inary 
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SECTION C-C 

SECTION D-D 
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INTRACORP 

Bui ld ing the Extraordina ry 
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SECTIONS (2) 

RIVER PARK PLA e 
6900 & 6988 Pearson Way (formerly 5440 Hollybndge Way) R1chmond, BC ~:~ .. 
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DEVELOPMENT PERMIT APPLICATION (w/ PRIOR-TO RESPONSES) 
RZ 14-665416 DP 14-662341 
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SECTION E-E 

SECTION F-F 
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INTRACORP 

Building the Extraordinary 
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Building the Extraord:nary 
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RIVER PARK PlACE 3 
1. LOWE VISION GlASS: GREEN 
2. ALUMINUM FRAME WINDOW: WHITE 
3. ALUMINUM FRAME WINDOW: CHARCOAL 
4. BACKPAINTED GlASS SPANDREL: GREEN 
5. FROSTED BALCONY GlASS PANEL 
6. METAL BALCONY POSTS AND RAILS: WHITE 
7. ElASTOMERIC-PAINTED CONCRETE: WHITE (SlAB EXTENSIONS, 
SOFFITS) 

RETAIL I PODIUM 
1. STOREFRONT: ALUMINUM FRAME (SILVER) 
2. STOREFRONT: LOWE VISION GLAZING (CLEAR) 
3. MASONRY: BASALITE BRICK (BlACK) 
4. CANOPY: METAL FRAME (SILVER) 
5. CANOPY BACK PANEL: PERFORATED METAL (VARIES) 
6. CANOPY: GlASS IN-FILL PANELS 
7. FEATURE CORNER: ALUMINUM FRAME 
8. FEATURE CORNER: LOWE GLAZING (TINTED) 
9. STOREFRONT: LOWE GlASING (TINTED) 

I 8 I 
~ 

INTRACORP 
Bui ld ing the Extraordinary 

RIVER PARK PlACE 2 
1. LOWE VISION GlASS: BLUE 
2. ALUMINUM FRAME WINDOW: CHARCOAL 
3. BACKPAINTED GlASS SPANDREL: BRONZE 
4. BACKPAINTED GlASS SPANDREL: WHITE 
5. ALUMINUM FRAME BALCONY DOOR: CHARCOAL 
6. LOWE VISION GlASS BALCONY DOOR 
7. FROSTED BALCONY GlASS PANEL 
8. METAL BALCONY POSTS AND RAILS: WHITE 
9. ElASTOMERIC-PAINTED CONCRETE: GREY 
10. ElASTOMERIC-PAINTED CONCRETE: SAND BEIGE 
11. ElASTOMERIC-PAINTED CONCRETE: WHITE (SlAB EXTENSIONS, 
SOFFITS) 

OFFICE I AMENITY 
1. STOREFRONT: ALUMINUM FRAME (SILVER) 
2. STOREFRONT: LOWE VISION GLAZING (CLEAR) 
3. MASONRY: BASALITE BRICK (BlACK) 
4. VERTICAL SUNSCREEN: METAL FRAME (SILVER) 
5. VERTICAL SUNSCREEN: TRANSLUCENT PANEL (COLOUR VARIES) 

AFFORDABLE HOUSING 
1. EXTERIOR CEMENTITIOUS PANEL: WHITE 
2. EXTERIOR CEMENTITIOUS PANEL: ORANGE 
3. EXTERIOR CEMENTITIOUS PANEL: BROWN (ALTERNATE) 
4. EXTERIOR CEMENTITIOUS PANEL: SlATE GREY 
5. LOWE VISION GlASS 
6. ALUMINUM FRAME WINDOW: WHITE 
7. ALUMINUM FRAME BALCONY DOOR: WHITE 
8. LOWE VISION GlASS BALCONY DOOR 
9. FROSTED BALCONY GlASS PANEL 
10. METAL BALCONY POSTS AND RAILS: WHITE 

COMMON MATERIAL RPP2 & RPP3 
1. LOWE VISION GlASS: CLEAR 
2. ALUMINIUM FRAME WINDOW: WHITE 
3. BACKPAINTED GlASS SPANDREL: WHITE 
4. ElASTOMERIC-PAINTED CONCRETE: WHITE 
5. FROSTED BALCONY GlASS PANEL 
6. METAL BALCONY POSTS AND RAILS: WHITE 

MISCELlANEOUS 
1. METALLOUVRE:CHARCOAL 
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RIVER PARK PLACE 3 
1. LOWE VISION GLASS: GREEN 
2. ALUMINUM FRAME WINDOW: WHITE 
3. ALUMINUM FRAME WINDOW: CHARCOAL 
4. BACKPAINTED GLASS SPANDREL: GREEN 
5. FROSTED BALCONY GLASS PANEL 
6. METAL BALCONY POSTS AND RAILS: WHITE 
7. ELASTOMERIC-PAINTED CONCRETE: WHITE (SLAB EXTENSIONS, 
SOFFITS) 

RETAIL/ PODIUM 
1. STOREFRONT: ALUMINUM FRAME (SILVER) 
2. STOREFRONT: LOWE VISION GLAZING (CLEAR) 
3. MASONRY: BASALITE BRICK (BLACK) 
4. CANOPY: METAL FRAME (SILVER) 
5. CANOPY BACK PANEL: PERFORATED METAL (VARIES) 
6. CANOPY: GLASS IN-FILL PANELS 
7. FEATURE CORNER: ALUMINUM FRAME 
8. FEATURE CORNER: LOWE GLAZING (TINTED) 
9. STOREFRONT: LOWE GLASING (TINTED) 
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INTRACORP 
Bui lding the Extraordinary 

RIVER PARK PLACE 2 
1. LOWE VISION GLASS: BLUE 
2. ALUMINUM FRAME WINDOW: CHARCOAL 
3. BACKPAINTED GLASS SPANDREL: BRONZE 
4. BACKPAINTED GLASS SPANDREL: WHITE 
5. ALUMINUM FRAME BALCONY DOOR: CHARCOAL 
6. LOWE VISION GLASS BALCONY DOOR 
7. FROSTED BALCONY GLASS PANEL 
8. METAL BALCONY POSTS AND RAILS: WHITE 
9. ELASTOMERIC-PAINTED CONCRETE: GREY 
10. ELASTOMERIC-PAINTED CONCRETE: SAND BEIGE 
11. ELASTOMERIC-PAINTED CONCRETE: WHITE (SLAB EXTENSIONS, 
SOFFITS) 

OFFICE I AMENITY 
1. STOREFRONT: ALUMINUM FRAME (SILVER) 
2. STOREFRONT: LOWE VISION GLAZING (CLEAR) 
3. MASONRY: BASALITE BRICK (BLACK) 
4. VERTICAL SUNSCREEN: METAL FRAME (SILVER) 
5. VERTICAL SUNSCREEN: TRANSLUCENT PANEL (COLOUR VARIES) 

AFFORDABLE HOUSING 
1. EXTERIOR CEMENTITIOUS PANEL: WHITE 
2. EXTERIOR CEMENTITIOUS PANEL: ORANGE 
3. EXTERIOR CEMENTITIOUS PANEL: BROWN (ALTERNATE) 
4. EXTERIOR CEMENTITIOUS PANEL: SLATE GREY 
5. LOWE VISION GLASS 
6. ALUMINUM FRAME WINDOW: WHITE 
7. ALUMINUM FRAME BALCONY DOOR: WHITE 
8. LOWE VISION GLASS BALCONY DOOR 
9. FROSTED BALCONY GLASS PANEL 
10. METAL BALCONY POSTS AND RAILS: WHITE 

COMMON MATERIAL RPP2 & RPP3 
1. LOWE VISION GLASS: CLEAR 
2. ALUMINIUM FRAME WINDOW: WHITE 
3. BACKPAINTED GLASS SPANDREL: WHITE 
4. ELASTOMERIC-PAINTED CONCRETE: WHITE 
5. FROSTED BALCONY GLASS PANEL 
6. METAL BALCONY POSTS AND RAILS: WHITE 

MISCELLANEOUS 
1.METALLOUVRE:CHARCOAL 

~ 

R I V E R P A R K P L A c: 
6900 & 6988 Pearson Way (formerly 5440 Hollybndge Way) Richmond, BC ;~; 

;-
I 
I 
I 

-'= I 
I 
I 
I 
I C) I 
I 
I -. I 
I 
I 
I 

i I b I 
I 
I 
I 
I 
I 
L -zs:: 

-

MATERIALS- WEST ELEVATION 

DEVELOPMENT PERMIT APPLICATION (w/ PRIOR-TO RESPONSES) 
RZ 14-665416 DP 14-662341 

MAY 18,2016 



RIVER PARK PLACE 3 
1. LOWE VISION GLASS: GREEN 
2. ALUMINUM FRAME WINDOW: WHITE 
3. ALUMINUM FRAME WINDOW: CHARCOAL 
4. BACKPAINTED GLASS SPANDREL: GREEN 
5. BACKPAINTED GLASS SPENDREL: BRONZE 
6. FROSTED BALCONY GLASS PANEL 
7. METAL BALCONY POSTS AND RAILS: WHITE 
8. ELASTOMERIC-PAINTED CONCRETE: WHITE (SLAB EXTENSIONS, 
SOFFITS) 

RETAIL I PODIUM 
1. STOREFRONT: ALUMINUM FRAME (S ILVER) 
2. STOREFRONT: LOWE VISION GLAZING (CLEAR) 
3. MASONRY: BASALITE BRICK (BLACK) 
4. CANOPY: METAL FRAME (SILVER) 
5. CANOPY BACK PANEL: PERFORATED METAL (VARIES) 
6. CANOPY: GLASS IN-FILL PANELS 
7. FEATURE CORNER: ALUMINUM FRAME 
8. FEATURE CORNER: LOWE GLAZING (TINTED) 
9. STOREFRONT: LOWE GLASING (TINTED) 
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INTRACORP 
Bui lding the Extraordinary 

RIVER PARK PLACE 2 
1. LOWE VISION GLASS: BLUE 
2. ALUMINUM FRAME WINDOW: CHARCOAL 
3. BACKPAINTED GLASS SPANDREL: BRONZE 
4. WHITE SLAB BAND 
5. ALUMINUM FRAME BALCONY DOOR: CHARCOAL 
6. LOWE VISION GLASS BALCONY DOOR 
7. FROSTED BALCONY GLASS PANEL 
8. METAL BALCONY POSTS AND RAILS: WHITE 
9. ELASTOMERIC-PAINTED CONCRETE: GREY 
10. ELASTOMERIC-PAINTED CONCRETE: SAND BEIGE 
11. ELASTOMERIC-PAINTED CONCRETE: WHITE (SLAB EXTENSIONS, 
SOFFITS) 

OFFICE I AMENITY 
1. STOREFRONT: ALUMINUM FRAME (SILVER) 
2. STOREFRONT: LOWE VISION GLAZING (CLEAR) 
3. MASONRY: BASALITE BRICK (BLACK) 
4. VERTICAL SUNSCREEN: METAL FRAME (SILVER) 
5. VERTICAL SUNSCREEN: TRANSLUCENT PANEL (COLOUR VARIES) 

AFFORDABLE HOUSING 
1. EXTERIOR CEMENTITIOUS PANEL: WHITE 
2. EXTERIOR CEMENTITIOUS PANEL: ORANGE 
3. EXTERIOR CEMENTITIOUS PANEL: BROWN (ALTERNATE) 
4. EXTERIOR CEMENTITIOUS PANEL: SLATE GREY 
5. LOWE VISION GLASS 
6. ALUMINUM FRAME WINDOW: WHITE 
7. ALUMINUM FRAME BALCONY DOOR: WHITE 
8. LOWE VISION GLASS BALCONY DOOR 
9. FROSTED BALCONY GLASS PANEL 
10. METAL BALCONY POSTS AND RAILS: WHITE 

COMMON MATERIAL RPP2 & RPP3 
1. LOWE VISION GLASS: CLEAR 
2. ALUMINIUM FRAME WINDOW: WHITE 
3. BACKPAINTED GLASS SPANDREL: WHITE 
4. ELASTOMERIC-PAINTED CONCRETE: WHITE 
5. FROSTED BALCONY GLASS PANEL 
6. METAL BALCONY POSTS AND RAILS: WHITE 

MISCELLANEOUS 
1. METAL LOUVRE: CHARCOAL 

RIVER PARK PLA C 
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RIVER PARK PLACE 3 
1. LOWE VISION GLASS: GREEN 
2. ALUMINUM FRAME WINDOW: WHITE 
3. ALUMINUM FRAME WINDOW: CHARCOAL 
4. BACKPAINTED GLASS SPANDREL: GREEN 
5. FROSTED BALCONY GLASS PANEL 
6. METAL BALCONY POSTS AND RAILS: WHITE 
7. ELASTOMERIC-PAINTED CONCRETE: WHITE (SLAB EXTENSIONS, 
SOFFITS) 

RETAIL! PODIUM 
1. STOREFRONT: ALUMINUM FRAME (SILVER) 
2. STOREFRONT: LOWE VISION GLAZING (CLEAR) 
3. MASONRY: BASALITE BRICK (BLACK) 
4 . CANOPY: METAL FRAME (SILVER) 
5. CANOPY BACK PANEL: PERFORATED METAL (VARIES) 
6. CANOPY: GLASS IN-FILL PANELS · 
7. FEATURE CORNER: ALUMINUM FRAME 
8. FEATURE CORNER: LOWE GLAZING (TINTED) 
9. STOREFRONT: LOWE GLASING (TINTED) 

I 8 I 
<!> 

INTRACORP 
Bui ldi ng the Extraordinary 

RIVER PARK PLACE 2 
1. LOWE VISION GLASS: BLUE 
2. ALUMINUM FRAME WINDOW: CHARCOAL 
3. BACKPAINTED GLASS SPANDREL: BRONZE 
4. WHITE SLAB BAND 
5. ALUMINUM FRAME BALCONY DOOR: CHARCOAL 
6. LOWE VISION GLASS BALCONY DOOR 
7. FROSTED BALCONY GLASS PANEL 
8. METAL BALCONY POSTS AND RAILS: WHITE 
9. ELASTOMERIC-PAINTED CONCRETE: GREY 
10. ELASTOMERIC-PAINTED CONCRETE: SAND BEIGE 
11. ELASTOMERIC-PAINTED CONCRETE: WHITE (SLAB EXTENSIONS, 
SOFFITS) 

OFFICE I AMENITY 
1. STOREFRONT: ALUMINUM FRAME (SILVER) 
2. STOREFRONT: LOWE VISION GLAZING (CLEAR) 
3. MASONRY: BASALITE BRICK (BLACK) 
4. VERTICAL SUNSCREEN: METAL FRAME (SILVER) 
5. VERTICAL SUNSCREEN: TRANSLUCENT PANEL (COLOUR VARIES) 

AFFORDABLE HOUSING 
1. EXTERIOR CEMENTITIOUS PANEL: WHITE 
2. EXTERIOR CEMENTITIOUS PANEL: ORANGE 
3. EXTERIOR CEMENTITIOUS PANEL: BROWN (ALTERNATE) 
4. EXTERIOR CEMENTITIOUS PANEL: SLATE GREY 
5. LOWE VISION GLASS 
6. ALUMINUM FRAME WINDOW: WHITE 
7. ALUMINUM FRAME BALCONY DOOR: WHITE 
8. LOWE VISION GLASS BALCONY DOOR 
9. FROSTED BALCONY GLASS PANEL 
10. METAL BALCONY POSTS AND RAILS: WHITE 

COMMON MATERIAL RPP2 & RPP3 
1. LOWE VISION GLASS: CLEAR 
2. ALUMINIUM FRAME WINDOW: WHITE 
3. BACKPAINTED GLASS SPANDREL: WHITE 
4. ELASTOMERIC-PAINTED CONCRETE: WHITE 
5. FROSTED BALCONY GLASS PANEL 
6. METAL BALCONY POSTS AND RAILS: WHITE 

MISCELLANEOUS 
1. METAL LOUVRE: CHARCOAL 

::o;-\_ 

RIVER PARK PLAC· 
6900 & 6988 Pearson Way (formerly 5440 Hollybndge Way), Richmond, BC ',~ ..... 

r ---------------------------------------1 

·~ 
0 

-

MATERIALS- NORTH ELEVATION 

DEVELOPMENT PERMIT APPLICATION (w/ PRIOR-TO RESPONSES) 
RZ 14- 6 65416 DP 14-662341 

MAY 18,2016 



I 81 
<!> 

IN T RACORP 
Building <he Ext raord inary 

I , 

~ RIVER ROAD 

w 

" z 
~ 0 

"' "' 
" 

0: 

> .. 
.... w 
.... .. 
0 
:r 

PEARSON 

CLOSE VIEW TOWARDS CORNER OF RIVER ROAD & HOLLYBRIDGE (1) 
-------

DEVELOPMENT PERMIT APPLICATION (w/ PRIOR-TO RESPONSES) I 
RZ 14-665416 DP 14 - 662341 

MAY 18, 2016 
R I V E R P A R K P L A ·.C-' 
6900 & 6988 Pearson Way (formerly 5440 Hollybndge Way), Richmond, BC -~-~~ 

N.,:. 

-

c.. 
Cl 



I 81 
<!> 

INTRACORP 
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SIGN TYPES 

EXTERIOR SIGN TYPES include: 

IDENTIFICATION: 
Name and identity Project, including freestanding signs, monument signs, building 
fascia signs, canopy signs, projecting signs, tenant identification and banners. 

INFORMATIONAL: 
Signs with information about the site and the tenants, including orientation maps, 
directories, operational hours of retail tenants, commercial parking hours, international 
symbols, parking signs, special events signs 

DIRECTIONAL: 
Multiple freestanding, wall mounted, and projecting signs with arrows guide individuals 
with info added to ID signs along roadways to parkades exits and entrances, transit 
connections, and public amenities. 

REGULATORY: 
Safety and restrictive information about the River Park Place include signs that 
reinforce or add additional informational to municipal and other mandated regulations 
including parking and loading areas. 

EXTERIOR SIGN TYPE INDEX 

1 - Site Gateway Sign 

2 - Anchor Tenant Fascia Sign 

3 - Tenant Canopy or Fascia Sign 

4 - Tenant Blade Sign 

5 - Projected "P" Parking Sign 

6 - Parking Entrance Sign 

7 - Pedestrian Directional/Directory 

Sign 

8 Entrance 10 Sign (Residential) 

9 - Project Monument Sign 

10 - Transit Sign 

EXAMPLES OF POSSIBLE TYPES OF SIGNAGE USED BELOW 

I 
I 
I 
I 
I 
I 
I 
I 

I I 
I 

1 I 
I 

I 81 
<.!> 

INTRACORP RIVER PARK PLAG 
Bui ld ing the Extraordinary 

6900 & 6988 Pearson Way (formerly 5440 Hollybndge Way). Richmond, BC .J. 

4* 
DOUBLE HEIGHT 

AMENITY 

3 
ABOVE GRADE PARKING LEVELS 

6 

. 

237'-3" 
[72.3m] 

~ - ~ .. -·~-· ------ -·-· -
. . I. 

CACTUS CLUB CAFE 

3 

6 
14 

f-
(f) 
<( 
w 
>-
<( 

~ LJ s 
z 
0 
(f) -IY 
<( 

i w 
0... 

-zr:. 
4* 

COMMERCIAL FLOOR HEIGHTS 

/ 

-

SIGNAGE 

DEVELOPMENT PERMIT APPLICATION (w/ PRIOR-TO RESPONSES) 
RZ 14-665416 DP 14-662341 

MAY 18, 2016 







City of 
Richmond Report to Development Permit Panel 

To: Development Permit Panel Date: May 24, 2016 

From: Wayne Craig File: DV 15-717479 
Director of Development 

Re: Application by Su Wang for a Development Variance Permit at 
10691 Bromfield Place 

Staff Recommendation 

That a Development Variance Permit be issued which would vary the provisions of Richmond 
Zoning Bylaw 8500 to reduce the minimum rear yard ofthe "Single Detached (RSl/E)" zoning 
bylaw from 6.0 m to 3.0 m, in order to allow retention of a non-conforming deck for the single
family dwelling located at 1 0691 Bromfield Place. 

4912527 
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Staff Report 

Origin 

Su Wang has applied to the City of Richmond for permission to reduce the minimum rear yard 
requirement under the "Single Detached (RS 1/E)" zone from 6.0 m to 3.0 m to permit a covered 
deck off the upper floor of the existing dwelling at 10691 Bromfield Place (Attachment 1 ). 

Development Information 

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

Background 

This Development Variance Permit would allow an existing non-conforming deck on the second 
floor of the existing dwelling to remain in place. This application has been submitted by the new 
owners of the property, who took possession on February 23, 2016. The previous property owner 
had applied for a Building Permit for the deck in 2005. Their Building Permit was rejected, as the 
proposed deck did not comply with the rear yard setback requirements contained in the "Single 
Detached (RS 1 /E)" zone. Construction of the existing deck began without a Building Permit 
between 2005 and 2006. A formal notice of the bylaw infraction was given to the owner on 
September 5, 2014. 

The previous property owners applied for a Development Variance Permit on December 10, 2015, 
to allow the rear deck to remain on the property. Prior to completing the necessary steps of the 
application process, the property was sold to the applicant. 

Development immediately surrounding the subject property is as follows: 

• To the North and South: Two (2) single-family dwellings; each on a lot in the "Single 
Detached (RS 1/E)" zone, fronting Bromfield Place. 

• To the East: Three (3) single-family dwellings; each on a lot in the "Single Detached 
(RS 1/E)" zone, fronting No. 4 Road; separated from the subject property by a tall cedar 
hedge. 

• To the West: The Bromfield Place cul-de-sac. 

There is an existing 3.05 m-wide statutory right-of-way along the rear (East) property line for the 
sanitary sewer, which will not be impacted by the requested variance. 

Project Description 

The deck projects 2.95 minto the required rear yard setback of 6.0 m, but does not encroach on the 
existing 3.05 m statutory right-of-way at the rear of the property. A site plan and side building 
elevation drawing are provided in Attachment 3. 

The deck is located on the second storey of the principle building. It is composed of a covered 
portion with a single step down to an uncovered portion. The entire deck structure, including 
stairs, is 32.5 m2 in area. The lower portion of the deck is elevated 2.39 m from grade, and the 

4912527 



May 24,2016 - 3 - DV 15-717479 

upper portion is 2.64 m from grade. The lower portion is partially screened-in on the north and 
west sides, up to a height of 5.64 m, which is below the bottom ofthe roof gable. The upper 
portion of the deck has a sloped pergola roof that extends above the gable of the principle building. 
The deck is accessed directly from the second floor of the principle building and by an exterior 
stairway to the rear yard. 

The proposed variance would apply only to the existing deck in the specific location it appears on 
the site survey submitted by the applicant. Issuance of a Development Variance Permit would not 
allow any further expansion or encroachment of the house or deck into the rear yard. The b<:Llance 
ofthe house conforms to all remaining requirements contained in the "Single Detached (RSl/E)" 
zone. 

The applicant would need to obtain a Building Permit for the deck if this variance is approved. The 
deck will need to be inspected at Building Permit stage for structural soundness, and the owner 
will be responsible for any repairs or upgrades required to meet the BC Building Code. 

Staff Comments 

• In general, the submitted plans demonstrate that, while not compliant with the "Single 
Detached (RS liE)" zone, the deck is well designed and is screened from adjacent houses 
(Attachment 4). 

• The applicant has provided letters of support from the five (5) property owners who share a 
lot line with the subject property (Attachment 5). 

Zoning ComplianceNariances 

The applicant requests to vary the following provisions of Richmond Zoning Bylaw 8500: 
• That the minimum rear yard setback requirement contained in the "Single Detached 

(RSl/E)" zoning bylaw be reduced from 6.0 m to 3.0 m. Staff support the requested 
variance because the applicant purchased the home after the non-conforming 
construction took place; the new owners have taken steps to inform their immediate 
neighbours of the situation and have obtained their support to retain the deck; overlook 
to adjacent properties is interrupted by a tall hedge; and there is no viable alternative 
location for the deck due to the irregular lot shape and depth. 

Analysis 

Staff do not typically support the issuance of Development Variance Permits after the fact to 
legitimize construction undertaken without an approved Building Permit. However, as the 
applicant purchased the property after the non-conforming construction took place and have 
addressed staff concerns over privacy and adjacency, staff are willing to consider this application. 

The applicant has provided letters of support from all five (5) adjacent property owners. 

There is an existing tall coniferous hedge on the East and North property lines that effectively 
screens the deck from view of neighbouring properties. The applicant has agreed to enter into a 
legal agreement to protect and retain the hedge in perpetuity. Staff also note that the deck does not 
encroach on the existing 3.05 m statutory right-of-way. 

4912527 



May 24,2016 - 4 - DV 15-717479 

The lot is of an irregular shape and shallow depth; therefore there is no other viable alternative 
location for a deck. 

Conclusions 

This Development Variance Permit would allow an existing non-conforming deck to remain in 
place by reducing the minimum rear yard from 6.0 m to 3.0 mat 10691 Bromfield Place. 

The applicant purchased the home after the non-conforming construction took place. The proposed 
variance has the support of all five (5) adjacent property owners, and the applicant would be 
obligated through a legal agreement on title to maintain the existing hedge. 

On this basis, staff recommends approval of this application. 

Jordan Rockerbie 
Planning Technician 
(604-276-4092) 

JR:blg 

Attachment 1: Location Map 
Attachment 2: Development Application Data Sheet 
Attachment 3: Site Plan and Side Elevations 
Attachment 4: Site photos 
Attachment 5: Letters of Support 

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

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

• Registration of a legal agreement on Title specifying that the existing hedge is to be maintained at such a 
height as to screen the deck and prevent overlook on neighbouring properties. 

4912527 
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City of 
Richmond Development Application Data Sheet 

Development Applications Division 

DV 15-717479 Attachment 2 

Address: 10691 Bromfield Place 

Applicant: Su Wang Owner: Yong Huang and Su Wang 
------~----------------------------

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

I Existing I Proposed 

Land Uses: Single-Family Dwelling No change 

OCP Designation: Neighbourhood Residential No change 

Zoning: RS1/E No change 

On Subject Lot Bylaw Requirement Existing condition I Variance 

Lot Coverage: Max. 45% Max. 45% None 

Setback- Front Yard: Min. 6 m 7.63 m None 

Setback- Side Yard: Min. 1.8 m 1.8 m None 

Setback- Rear Yard: Min. 6 m 3.05 m 
Variance 
required 

Height: Max. 2 Y2 Storeys 2 Storeys None 

Lot Size: 666m2 666m2 None 

4912527 



B.C. LAND SURVEYOR'S CERTIFICATE OF LOCATION OF BUILDING N 

AS CONSTRUCTED ON LOT 290 $ECTION 34 • 
BLOCK 4 NQRTH RANGE 6 WEST w 
NEW WESTMINSTER DISTRICT PLAN 4.3926 SCALE: 1:200 
#10691 BROMFIELD PLACE, 0 5 10 15 

RICHMOND, B.C. ~iiiiiiiiiiiiiiiiiiiiiiiiiiiiii~~~~~~iiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiii 
P.I.D. 002-009-129 
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ATTACHMENT 5 

To whom it may concern: 

This is to acknowledge that I have been informed that a portion of 

the rear yard deck at this property (1 0691 Bromfield Place) is 

located within the rear yard setback. I understand that the owners, 

Yong Huang and Su Wang, are seeking a variance permit to allow 

the deck to remain in place. I have no objections to this deck being 

located within the rear yard setback. 

Address:10511 No.4 Road, Richmond, BC V7A4H8 

Property Location to1 0691 Bromfield Place: Southeast Neighbour 

Name(s) Print: 'f/ 7 I 
~ 'L..h_ce/ 

Signature(s): 

:;5A~~ Date: 

A-rr: 2 VL { 2 & r b -



To whom it may concern: 

This is to acknowledge that I have been informed that a portion of 

the rear yard deck at this property (10691 Bromfield Place) is 

located within the rear yard setback. I understand that the owners, 

Yang Huang and Su Wang, are seeking a variance permit to allow 

the deck to remain in place. I have no objections to this deck being 

located within the rear yard setback. 

Address:10491 No.4 Road,Richmond, BC V7A4H8 

Property Location to1 0691 Bromfield Place: Southeast Neighbour 

Name(s) Print: ~"f\.JJc~J1 \ ~ ....\- 8e_~-M.9.. /\~~'-~.,ala... 
Signature(s): ~ ~ ' t\V 

Date: 4 f ~ lC, 









City of 
Richmond Development Variance Permit 

To the Holder: 

Property Address: 

Address: 

SUWANG 

10691 BROMFIELD PLACE 

C/0 10691 BROMFIELD PLACE 
RICHMOND, BC V7 A 4H8 

No. DV 15-717479 

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

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

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

a) The dimension and siting ofbuildings and structures on the land shall be as shown on 
Plan #1 attached hereto. 

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

5. If the Holder does not commence the construction permitted by this Permit within 24 months 
of the date ofthis Permit, this Permit shall lapse. 

This Permit is not a Building Permit. 

AUTHORIZING RESOLUTION NO. 
DAY OF 

DELIVERED THIS DAY OF 

MAYOR 

4912527 

ISSUED BY THE COUNCIL THE 
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B. C. LAND suRVEYOR'S CERTIFICA IE OF LOCATION OF BUILDING N 

AS CONSTRUCTED ON LOT 290 SECTION 34 • 
BLOCK 4 NQRTH RANGE 6 WEST w 
NEW WESTMINSTER DISTRICT PLAN 43926 SCALE: 1:200 
#10691 BROMFIELD PLACE, 0 5 10 15 
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This document is not valid unless 

originally signed and sealed. 

CERTIFIED CORRECT FOR MORTGAGE 
PURPO§.EB] ONLY: 

/1)/~~ 
(~SON C. TAM, B.C.L.S .. C.L.S. 

January 13th, 2016. 
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