
City of 
Richmond 

To: Development Permit Panel 

From: Wayne Craig 
Director of Development 

Report to Development Permit Panel 

Date: June 24, 2014 

File: DP 14-662568 

Re: Application by 616147 Be Ltd. for a Development Permit at 4220 Vanguard Road 

Staff Recommendation 

That a Development Permit be issued which would permit the construction of a 283 m2 industrial 
storage warehouse building with mezzanine level at 4220 Vanguard Road on a site zoned 
"Industrial Retail (lRl)". 
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Staff Report 

Origin 

616147 BC Ltd. has applied to the City of Richmond for permission to develop an industrial 
warehouse building at 4220 Vanguard Road on a site zoned "Industrial Retail (IR1)". 

A Development Permit is required for this proposal because the industrial property is in close 
proximity to residential properties to the east. Industrial development does not typically require 
a Development Permit. 

There is no associated rezoning or Servicing Agreement application. The site currently contains 
surface parking and accessory structures. 

Development Information 

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

Background 

Development surrounding the subject site is as follows: 

To the north, fronting onto Vanguard Road are a two-storey building and single-storey auto 
repair building on properties zoned "Industrial Retail (IR 1 )". 

To the east, fronting onto Danforth Drive are residential homes on properties zoned Single 
Detached (RS liE). 

To the south, fronting onto Vanguard Road is a two-storey building with warehouse, accessory 
structures and surface parking on two (2) additional properties under the same ownership as the 
subject property and the same "Industrial Retail (IR1)" zoning. 

To the west, across Vanguard Road are a number of two-storey buildings, warehouses and 
surface parking on properties zoned "Industrial Retail (IRl)". 

Staff Comments 

The proposed scheme attached to this report has satisfactorily addressed the significant urban 
design issues and other staff comments identified as part ofthe review of the subject 
Development Permit application. In addition, it complies with the intent of the applicable 
sections of the Official Community Plan and is in compliance with the "Industrial Retail (IR1)" 
zone. 

Advisory Design Panel Comments 

The proposal was not presented to the Advisory Design Panel as it is modest accessory storage 
warehouse building for a larger industrial complex in an industrial subdivision. 
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Analysis 

Floodplain Management 
• In accordance with the City's Flood Plain Designation and Protection Bylaw 8204, the owner 

has agreed to register a floodplain covenant as a consideration of the Development Permit 
specifying a minimum habitable elevation of no lower than 0.3 m above the highest elevation 
of the crown of the adjacent road (Vanguard Road). 

OCP Aircraft Noise Sensitive Development (ANSD) Policy 
• The site is located within Area 3 (Moderate Aircraft Noise Area) of the ANSD map. Area 3 

allows for the proposed industrial use and all aircraft noise sensitive land uses. The policy 
also requires the registration of a restrictive covenant on title to address public awareness and 
aircraft noise mitigation for residential uses. In accordance with the policy, the owner has 
agreed to register an aircraft noise sensitive use restrictive covenant as a consideration of the 
Development Permit. 

Conditions of Adjacency 
• The subject site is located in the East Cambie planning area, in an existing industrial 

subdivision that is located between Shell Road, Highway 99, Cambie Road and an existing 
residential subdivision to the east. The area is intended and zoned for industrial uses. 

• The subject site backs onto the rear yards of the residential properties to the east. The 
proposal mitigates the impacts of industrial development on these properties by 
supplementing the approximately 9 m (30 ft) tall cedar hedge on the neighbouring residential 
property with the addition of a new 2 m (6.5 ft) tall cedar hedge on the subject property, by 
locating the 7.8 m (25.6 ft) tall building at the rear of the site between the residential 
properties and operational activities on the site and by not having any window or door 
openings on the rear facade. 

• The proposal building is not anticipated to result in any noise concerns as it is intended only 
as a storage warehouse, not as an industrial production facility and will have only small 
heating equipment inside the building. No external HV AC equipment is proposed for the 
building. The owner is required to comply with the City's noise regulation requirements 
both during construction and for the industrial operations. 

• The subject site is bordered by an industrial property to the north. Existing fencing and 
hedging will be retained along the interface. 

• The proposed development on the subject site will supplement an existing industrial 
operation on the two (2) properties to the south and therefore no buffer or separation is 
proposed along the south edge ofthe subject site. 

• Frontage improvements along Vanguard Road at the west edge of the subject site are not 
proposed as part of the subject Development Permit application. The existing gravel 
shoulder, grass and ditch will be retained and may be improved in the future with 
redevelopment of the larger three-lot parcel. 
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• Frontage improvements are not sought along Vanguard Road as part of the subject 
Development Permit application on a relatively small site in the middle of the block for a 
relatively small building to complement a larger industrial operation. The existing industrial 
business operates on three adjacent properties, with the larger main building on the middle 
property and the proposed smaller storage warehouse on the northern property. 

Urban Design and Site Planning 
• The subj ect site is one (1) of three (3) properties owned by the owner for the operation of the 

industrial business (4220, 4260 & 4300 Vanguard Road). The subject site is accessed by an 
existing driveway on the adjacent property at 4260 Vanguard Road and the owner has agreed 
to legally secure this arrangement by registering a cross-access easement as a consideration 
of the Development Permit. 

• The proposed warehouse building has been located at the rear of the property, providing a 
buffer between adjacent residential properties and operational activities on the subject site 
such as materials and equipment movement, car and truck activity as well as lighting in the 
surface manoeuvring and parking area. 

Architectural Form and Character 
• A simple modest storage warehouse building is proposed, mostly finished with corrugated 

aluminum siding. Smaller areas of horizontal fibre cement board siding, anodized aluminum 
double pane low E windows, metal overhead door and vinyl fabric canopies over the door 
ways are proposed. 

Landscape Design and Open Space Design 
• The landscape design includes improving the streetscape with a proposed 3 m wide 

landscaping bed along Vanguard Road on the subject site and also on the adjacent main 
business site at 7260 Vanguard Road. The design for the landscaping buffer includes red oak 
trees, coniferous mugo pine shrubs and deciduous shrub and perennial planting. 

• Two (2) two deciduous red oak trees are proposed to be planted on the site, which currently 
has no existing trees. 

• The existing 3 m (10 ft) tall cedar hedge at the front northwest corner of the site will be 
protected and retained. 

• The neighbour'S existing 9 m (30 ft) tall cedar hedge across the rear of the site will be 
protected for retention and supplemented with additional cedar hedge planting along the rear 
property line on the subject site. The existing hedge is protected by an existing 3 m (10 ft) 
wide utilities right-of-way, restricting ground disturbance and fill in this area. 

• The existing fencing along the north edge and rear of the subject site will be retained. 
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Conclusions 

The project will provide a modest storage facility for an existing industrial business that is 
designed to buffer the neighbouring residential home from the view and noise of industrial uses. 
It also proposes to provide tree and shrub planting to improve the Vanguard Road streetscape. 
Based on the proposal's design response to the objectives of the OCP and general compliance 
with the site's existing IR1 zoning, staff support the proposed development. 

Sara Badyal 
Planner 2 

SB:rg 

The following are to be met prior to forwarding this application to Council for approval: 
• Registration of a cross-access easement on Title of 4260 Vanguard Road ensuring access to/from Vanguard 

Road in favour of 4220 Vanguard Road; 
• Registration of a flood covenant (Area A); 
• Registration of an aircraft noise sensitive use restrictive covenant (Area 3); and 
• Receipt of a Letter-of-Credit for landscaping in the amount of $13,018.01. 

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

proposed development. If construction hoarding is required to temporarily occupy a street, or any part thereof, 
or occupy the air space above a street or any part thereof, additional City approvals and associated fees may be 
required as part of the Building Permit. For further information on the Building Permit, please contact 
Building Approvals Division at 604-276-4285. 
Submission of a construction traffic and parking management plan to the satisfaction of the City's 
Transportation Division (http://www.richmond.ca/services/ttp/special.htm). 
If applicable, payment of latecomer agreement charges associated with eligible latecomer works. 

Attachment 1: Development Application Data Sheet 
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City of 
Richmond 

Development Application Data Sheet 
Development Applications Division 

DP 14-662568 Attachment 1 

Address: 4220 Vanguard Road 

Owner: 616147 BC Ltd. Applicant: 616147 BC Ltd. 

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

I Existing I Proposed 
Site Area: 1226.1 m2 No Change 

Land Uses: Vacant Industrial 

OCP Designation: Mixed Employment Complies 

Area Plan Designation: Industrial Complies 

Zoning: "Industrial Retail (IR1)" Complies 

Number of Units: 0 
283 m2 (3,050 ff) Warehouse 

with Mezzanine 
- - -- ----- --

I 
-~-- -- --

I 
------

Bylaw Requirement Proposed Variance 

Floor Area Ratio Max 1.0 0.23 None Permitted 

Lot Coverage Max. 60% 18% None 

Setbacks: 
Vanguard Road Min. 3 m 42.7 m 
Side Yard (North) Min. 0 m 2.4 m None 
Side Yard (South) Min. 0 m 3m 
Rear Yard Min. 0 m 3m 

Height (m): Max. 12 m 7.8 m None 

Off-street Parking Spaces: 
Industrial 3 3 None 
Accessible (1 ) (1 ) 
Total 3 3 

Tandem Parking Spaces Not permitted 0 None 
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City of 
Richmond Development Permit 

To the Holder: 

Property Address: 

Address: 

616147 BC LTD. 

4220 VANGUARD ROAD 

C/O WENDY ANDREWS 
THE ANDREWS ARCHITECTS INC. 
9171 CHAPMOND CRESCENT 
RICHMOND, BC V7E 1 M6 

No. DP 14-662568 

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

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

3. Subject to Section 692 of the Local Government Act, R.S.B.C.: buildings and structures; 
off-street parking and loading facilities; roads and parking areas; and landscaping and 
screening shall be constructed generally in accordance with Plans #1 to #6 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 
$13,018.01 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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To the Holder: 

Property Address: 

Address: 

616147 BC LTD. 

4220 VANGUARD ROAD 

C/O WENDY ANDREWS 

Development Permit 
No. DP 14-662568 

THE ANDREWS ARCHITECTS INC. 
9171 CHAPMOND CRESCENT 
RICHMOND, BC V7E 1 M6 

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 
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City of 
Richmond 

To: Development Permit Panel 

From: Wayne Craig 
Director of Development 

Report to Development Permit Panel 

Da~e: June 20, 2014 

File: DP 14-657502 

Re: Application by Kasian Architecture Interior Design and Planning Ltd. for a 
Development Perm it at 11380 Steveston Hwy 

Staff Recommendation 

That a Development Permit be issued which would permit the construction of an 882 m2 addition 
and exterior renovation to the building at 11380 Steveston Hwy on a site zoned "Industrial 
Community Commercial (ZC6) - Ironwood Area;" 

~~ 
Wa~ig 

WC:ct 
Art. 
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Staff Report 

Origin 

Kasian Architecture Interior Design and Planning Ltd has applied, on behalf of 
WestbankiCoppersmith Comer Shopping Centre Inc, to the City of Richmond for permission to 
construct an 882 m2 addition to and exterior renovation of an existing building located in the 
southwest comer of the site at 11380 Steveston Hwy (see key map in Attachment 1). The site is 
zoned "Industrial Community Commercial (ZC6) - Ironwood Area." There is currently a 
neighbourhood shopping centre on the site (constructed in 2000), which consists of five (5) 
buildings containing a variety of commercial retail shops and services that meet the needs of 
surrounding residents (e.g. Canadian Tire, Mark's Work Wearhouse, TD Bank, Tim Horton's, 
Coppersmith Dental etc.). 

The work proposed as part of this Development Permit application includes: 
• renovation of and addition to the southernmost commercial retail unit (CRU 1A) to 

provide additional space for the on-site relocation of an existing mall tenant (Mark's 
Work Wearhouse); 

• renovation of the remainder of the building facades of CRUs 1 & 2 to introduce a more 
contemporary design typology that will both begin the process of updating the mall and 
blend with the new addition; and 

• upgrading of the site landscaping and public realm adjacent to this building to enhance 
the public experience. 

The proposed work is intended to be undertaken in two (2) phases: 

• Phase 1 (2014-2015) - the addition of building "CRU 1B," interior renovation to a 
portion of the existing building ("CRU 1 A"), implementation of improved site 
landscaping adjacent to the proposed expansion, and development of a pedestrian plaza 
north of the proposed expansion in the southwest comer of the site; and 

• Phase 2 (2015-2016) facade upgrades to the remaining portion of the existing building 
"CRU 1 & 2." 

The applicant has also provided a plan for implementing the proposed contemporary design 
typology on the remaining four (4) building on the site, as well as improvements to the 
remainder of the site landscaping and public realm for the remainder of the site area. This would 
be undertaken as part of future Development Permit applications in 2016 to 2019 (Attachment 
2). 

Development Information 

Please refer to attached Development Application Data Sheet (Attachment 3) for a comparison of 
the proposed development data with the relevant Bylaw requirements. 
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Background 

The subject site is located in an established key commercial area that supports a wide range of 
employment, daily shopping, and personal services to meet the needs of surrounding residents. 
Specifically, development surrounding the subject site is as follows: 

• To the north, immediately across Steveston Hwy, is a mix of single-family housing and 
townhomes on sites zoned "Single Detached (RS l/E) and "Low-Density Townhouses 
(RTL3)"; 

• To the east, immediately across Coppersmith Place, is an existing neighbourhood 
shopping centre at 11688 Steveston Hwy, which contains a Save-On-Foods, London 
Drugs, Ironwood Branch of the Richmond Public Library etc., on a site that is split-zoned 
"Community Commercial (CC)" and "Industrial Business Park (IB 1 );" 

• To the south, is an existing mixed commercial/office building at 11331 Coppersmith Way 
on a site zoned "Industrial Community Commercial (ZC6);" and 

• To the west, is an existing Translink bus operations yard fronting Coppersmith Way, on a 
site that is split-zoned "Light Industrial (IL)" and "Industrial Business Park (IB1)." 

Public Input 

In response to the notification sign being installed on the subject property, staff received two (2) 
phone calls and (1) piece of written correspondence about the development proposal (Attachment 
4): 

• One (1) caller was an existing tenant of the mall, who expressed concerns with how the 
proposed changes would impact available on-site parking. 

As discussed further below, the proposal includes a reconfiguration ofthe existing drive­
aisle and parking layout on-site resulting in an overall increase of one (1) vehicle parking 
space. The proposed number of vehicle parking spaces on-site complies with the 
requirements of the Richmond Zoning Bylaw 8500 . 

• The other call and piece of written correspondence was received from a representative of 
the adjacent property owner to the south at 11331 Coppersmith Way. The nature of 
concerns expressed by the adjacent property owner is that the design of the building 
addition, as proposed: 

- will severely compromise the existing connection between the two properties as 
well as the visibility to their building and tenants 

- deviates from the existing animated retail corner that currently faces towards their 
property. 

4254762 

- results in their property having to face a relatively blank facade and loading 
services along the south building elevation. 

The applicant has reviewed the correspondence and has met with the adjacent property 
owner to discuss their concerns. The applicant has submitted a written statement 
indicating how they have revised their design in an attempt to address the concerns 
expressed (Attachment 5). 
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Staff has discussed the proposed revisions to the Development Permit application with 
the adjacent property owner. While the adjacent property owner appreciates the positive 
changes made to the proposal in an attempt to address the concerns raised, the adjacent 
property owner would prefer the applicant to move the proposed building addition to the 
west. 

Staff are supportive of the applicant's revised design for the following reasons: 

- access is maintained between the two properties, consistent with the design 
guidelines in the Ironwood Sub-Area Plan. 

- it provides improvements to the south and east elevation of the proposed building 
addition to animate and draw people toward the southwest corner of the site. 

- it provides improved landscaping and screening around the proposed garbage and 
recycling enclosure. 

Staff Comments 

The proposed scheme attached to this report (Plan # l.a to # 4.b) has satisfactorily addressed the 
significant urban design issues and other staff comments identified as part of the review of the 
subject Development Permit application. In addition, the proposal complies with the intent of 
the applicable sections of the Official Community Plan (OCP) and Shellmont (Ironwood Sub­
Area) Plan, and is in compliance with the "Industrial Community Commercial (ZC6) - Ironwood 
Area" zoning, with no variances requested. 

Sign Permit applications will be required for the work proposed, which must comply with the 
Sign Bylaw No. 5560, and be consistent with the design guidelines for signage in the OCP. 

Advisory Design Panel Comments 

Because of its relatively minor nature, this application was not presented to the Advisory Design 
Panel (ADP). 

Analysis 

Conditions of Adjacency 

• Directly to the south of the proposed addition, on an adjacent property, is a retail and office 
building at 11331 Coppersmith Way that is linked to the subject site through pedestrian and 
vehicular access. The proposed addition has been sized and located to maintain some 
visibility toward this building and the proposed parking configuration maintains pedestrian 
and vehicular access along the south property line. As there are commercial retail units that 
face from this building toward the subject site, the application has also proposed to animate 
the new east and south-facing facades with display glass windows, a variety of materials and 
colours, as well as columnar trees and other soft landscape materials. 

Urban Design and Site Planning 

Changes to the existing site plan are limited to the area around the proposed addition to building 
"CRU 1" in the southwest corner of site, as illustrated on Plans # l.a and 1. b (Phase 1). 
Proposed changes include: 
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• The creation of additional floor area at the south end of the existing building, resulting in 
an L-shaped form; 

• The creation of a pedestrian plaza at the point where the existing building meets the 
proposed building addition; 

• The reconfiguration of the on-site drive-aisle and vehicle parking layout, as well as the 
removal of two (2) treed planting islands within the surface parking area. 

Pedestrian Circulation and Accessibility 

Measures are proposed by the applicant as part of this application to promote pedestrian 
circulation and to make the pathways accessible to persons in a wheelchair. These include: 

• A pedestrian pathway along the north and east of the proposed building addition, which 
connects to the north/south pathway that runs along the storefronts ofthe existing 
building (Phase 1). The proposed pathway is consistent with the cross-section guidelines 
for pedestrian pathways on commercial sites contained in the OCP, which specifies: a 
minimum 1.5 m wide boulevard with trees in grates next to the curb and a minimum clear 
2 m wide patterned paved walkway extending to the face of the building. 

• Providing curb letdowns at the ends of the proposed pathways to ensure accessibility 
(Phase 1). 

• Providing a defined pedestrian path from the subject site to the south property line to 
further enhance the connection to the adj acent property to the south at 11331 
Coppersmith Way, consistent with the design guidelines in the Ironwood Sub-Area Plan. 

• Adding canopy structures over the proposed new storefront entrance and over a portion 
of the pathway proposed along the east side of the building addition to provide weather 
protection for pedestrians (Phase 1). 

• Replacing or renovating various sections of the existing canopy and facade over the 
storefront entrances along the existing portion of the building ("CRU 1 & 2") to 
modernize the facade expression while maintaining weather protection (Phase 2). 

Drive-aisle Reconfiguration, Parking, and Loading 

This development proposal results in changes to the existing drive-aisle and parking 
configuration at the site. 

Portions of existing drive-aisles and two (2) treed planting islands within the surface parking area 
around the expansion area are to be removed to accommodate the proposed building addition and 
the pedestrian plaza (details on tree replacement are discussed below). 

With the proposed site plan, access is maintained between the subject site and the adjacent site to 
the south at 11331 Coppersmith Way, consistent with the design guideline in the Ironwood Sub­
Area Plan. 

With the current condition, the Zoning Bylaw requires 397 vehicle parking spaces on-site. 
Currently, the number of vehicle parking spaces at the subject site exceeds the number of spaces 
required by the Zoning Bylaw by 54 spaces, for a total of 451 vehicle parking spaces. 
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With the proposed building addition, the Zoning Bylaw requires 432 vehicle parking spaces on­
site. To accommodate the proposed building addition, 44 standard vehicle parking spaces are 
proposed to be removed. After the existing surplus spaces on-site are accounted for, an 
additional 25 parking spaces are required to be provided on-site to comply with the Zoning 
Bylaw. 

To achieve compliance with the Zoning Bylaw, the applicant proposes to convert a number of 
existing standard vehicle parking spaces into small car parking spaces (consistent with the small 
car parking space provisions in the Zoning Bylaw), to locate additional vehicle parking spaces 
for employee use along the south side of the Canadian Tire building, and to make minor 
modifications to some existing conditions on-site. The resulting parking plan includes 432 
vehicle parking spaces, which meets the Zoning Bylaw requirements (Plan # 2). 

Consistent with the design guidelines in the OCP, the applicant has proposed one (1) standard 
vehicle parking space equipped with a 240 volt electrical vehicle charging station. Prior to 
Development Permit issuance, a legal agreement to secure the electrical vehicle charging station 
is required to be registered on title. 

The proposal includes the addition of a loading space to the rear and side of the proposed 
building addition at the southwest corner of the subject site. 

Consistent with the Zoning Bylaw, the applicant has proposed a secured bike storage room 
within the proposed building addition to accommodate the three (3) required Class 1 bicycle 
parking spaces, as well as a bike rack to accommodate the four (4) required Class 2 visitor 
bicycle parking spaces to the northwest of the storefront entrance to the proposed building 
addition. 

The City's Transportation department staff has reviewed the proposed parking plan and indicate 
that it is acceptable. 

Garbage and Recycling 

The applicant has proposed to relocate one (1) of the existing garbage and recycling enclosures 
on-site from its current location at the south end of building "CRU 1 & 2," to the southwest 
corner of the subject site where pedestrian and vehicle traffic is lowest. 

The garbage and recycling enclosure is proposed to be screened with Cedar wood stain fencing, 
hedging, and plant material along the east and south sides to further conceal it from view. 

The proposed garbage and recycling enclosure is sized appropriately to contain the required 
number of containers (i.e., one 4 cubic yard garbage bin on wheels, one 4 cubic yard cardboard 
bin on wheels, two 95 gal paper recycling carts, two 95 gal beverage container recycling carts, 
and one 95 gal organics container). 
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Architectural Form and Character (Plan # 4.a and # 4.b) 

• Proposed changes to the facades ofthe subject building are intended to begin the process of 
updating the overall mall with a more contemporary expression. The applicant has suggested 
undertaking these updates in phases to address the challenges of evolving a variety of 
existing buildings with multiple existing tenants in a continuously operating developing. 
U sing this approach, there will be contrasting facade vocabularies until all the updating is 
completed. However, by starting the upgrades the building furthest from the two street 
frontages, as well as requiring that distinct buildings be upgraded as a whole, the visual 
impact of the contrast will be minimized. 

• The proposed design of the building addition and the facade upgrades will retain the existing 
pedestrian-scaled retail frontage. 

• The proposed height of the building addition is similar to the existing building height as well 
as the heights of other building in the development. The applicant has provided height 
variations, consistent with the design guidelines in the OCP, as part of the facade renovations 
in order to create visual interest and to break up the building massing. 

• A variety of cladding materials are proposed for the building addition (Phase 1), including: 
contrasting metal panels, light and dark charcoal stone, and storefront glazing with charcoal­
finished aluminum frame. The use of the varied cladding materials will aid in providing 
visual interest and in breaking down the facade of the proposed building addition into smaller 
components. 

• As mentioned previously, the south and east elevation of the proposed building addition also 
includes display glass windows to animate and draw people toward the southwest corner of 
the site. 

• The proposed upgrades to the existing building (Phase 2) aim to maintain building 
articulation and break up the building into smaller components through: 

- the use of unique aluminum panels that are perforated, folded, tilted, and 
illuminated for the upper half of the facade, which provide a dynamic effect that 
will break down the appearance of the facade; and; 

the removal of the masonry around the columns under the existing canopy to 
further expose the retail frontage, increase visual interest, and increase the 
perceived depth of the facade. 

• The proposed canopy for the building addition (Phase 1) will feature stained wood veneer 
soffits to enhance the pedestrian environment while the upgraded metal and glass canopy 
proposed for the existing building (Phase 2) will feel lighter and enhance visibility. 

Landscape Design and Open Space Design 

• To accommodate the proposed building addition, two (2) bylaw-sized trees and eight (8) 
undersized trees located in planting islands within the surface parking area are proposed to be 
removed (Trees # 2, 4,5,6,7,8,10, 11, 12, 13). The City's Tree Preservation Coordinator 
conducted an on-site visual tree assessment and concurs with the proposal to remove the trees 
due to their location within the building envelope, and to retain the seven (7) remaining trees 
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located near the expansion area (Trees # 1,3,9,14, 15, 16, 17). The proposed Tree 
Retention Plan is included in Attachment 6. 

• To ensure survival of the trees to be retained on-site, the applicant is required to: 

- Install tree protection fencing around the driplines of protected trees, in accordance 
with the City'S Tree Protection Bulletin (TREE-03) prior to demolition of the existing 
structures on-site; 

Submit a contract with a Certified Arborist prior to issuance of the Development 
Permit for on-site supervision of all works proposed within tree protection zones. 
The contract is to include the scope of work to be undertaken, including the proposed 
number of site monitoring inspections, and provision for the Arborist to submit a 
post-construction impact assessment report to the City for review; 

Submit a security in the amount of $2,000 for Tree # 14. Following completion of 
construction and landscaping on the subject site, the security will be released subject 
to receipt of the post-construction impact assessment report prepared by the Arborist 
and a City landscaping inspection to verify tree survival. 

• Consistent with the 2: 1 tree replacement ratio guideline in the OCP, the proposed Landscape 
Plan (Plan # 3.a to #3.e) includes four (4) replacement trees near the proposed building 
addition to compensate for the removal of the two (2) bylaw-sized trees. The Landscape Plan 
also provides for an additional eight (8) trees to be planted on-site near the proposed building 
addition. The proposed tree species list is consistent with the species guidelines contained in 
the OCP (discussed further below). 

• Consistent with the design guidelines in the OCP, the applicant proposes a new 372 m2 

(4,000 ft2) pedestrian plaza with three (3) long seating elements at the intersection of the 
existing building and proposed building addition. This plaza is intended to provide a passive 
outdoor amenity that can be used by both employees and customers of the shopping centre. 
The plaza is also situated to better define the existing main pedestrian circulation route, 
which provides a connection between the existing building "CRU 1 & 2" and the Canadian 
Tire building to the east. 

• As mentioned above, the applicant proposes to plant one (1) replacement tree in structural 
soil in the southwest corner ofthe plaza, as well as one (1) replacement tree in structural soil 
and a variety of taller ornamental grasses in the planting area along the north side of the plaza 
to act as a screen between a portion of the plaza and the adjacent surface parking area (i.e., 
Skyline Honey Locust tree, a large Upright English Oak tree, Feather Reed Grass, and Dwarf 
Fountain Grass). 

• The surface of the pedestrian plaza is proposed to be treated with charcoal-coloured concrete 
pavers to provide visual interest and texture, as well as to relate to the colour scheme 
proposed for the exterior building materials. 

• The surface of the pedestrian pathways around the proposed building addition will feature 
broom-brushed concrete paving to match the pattern of the pathway located alongside the 
existing building. 

• The boulevard next to the pedestrian pathway that runs alongside the east side of the 
proposed building addition is to contain a row of three (3) replacement trees complete with 
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decorative tree grates and structural soil (i.e, Columnar Red Maple trees), as well as four (4) 
small custom benches to match those proposed within the pedestrian plaza. 

• The applicant proposes to plant five (5) trees and additional plant material along the south 
elevation of the proposed building addition to soften the interface between that elevation and 
the adjacent mixed commercial-office building on the property to the south (i.e., Columnar 
Red Maple trees, N ootka Rose, and Dwarf Oregon Grape). 

• All existing planting islands within the surface parking area surrounding the proposed 
building addition are proposed to be enhanced with additional plant materials to reinstate the 
design intent of the landscaping approved with the original Development Permit. 

Crime Prevention Through Environmental Design 

• The design of the proposed building addition and upgrades to the existing building will 
improve the visibility around the storefront canopies, making the space feel safer for 
pedestrians; 

• Downlight fixtures are proposed to illuminate pedestrian pathways along the east elevation of 
the building addition, as well as along the south elevation next to additional surface parking 
and the existing mixed commercial-office building on the adjacent property to the south. 

Sustain ability Features 

• Consistent with the design guidelines in the OCP, the applicant has proposed a 240 volt 
electrical vehicle outlet for one (1) standard vehicle parking space located next to the 
proposed building addition; 

• The applicant has confirmed that the proposed building addition is designed to be LEED 
Silver equivalent, as demonstrated through the LEED Project Checklist in Attachment 7. At 
Building Permit stage, the applicant is required to provide a letter of assurance from a 
registered professional that the LEED checklist will be followed. 

Conclusion 

Kasian Architecture Interior Design and Planning Ltd has applied for a Development Permit to 
construct an 882 m2 addition and exterior renovation to an existing building located in the 
southwest comer of the subject site at 11380 Steveston Hwy. Proposed alterations are intended 
to be undertaken in two (2) phases to provide: additional space for an existing tenant on the site 
(Mark's Work Wearhouse), to introduce a modern design typology for the site, and to upgrade 
the site landscaping and public realm environment adjacent to the building expansion area. 

The applicant has addressed the significant urban design issues and other staff comments 
identified as part of the application review, including meeting the architectural form and 
character guidelines contained within the OCP, and providing landscaping and public amenity 
enhancements to the site to achieve the objectives of the design guidelines of the Ironwood Sub­
Area Plan. 

The proposal complies with the "Industrial Commercial (ZC6) - Ironwood Area" zoning, with 
no variances requested. 
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On this basis, staff recommends support for issuance of this Development Permit application. 

~ 
Cynthia Lussier 
Planning Technician 
CL:rg 

Attachment 1: Key Plan 
Attachment 2: Letter of Intent/Implementation Plan 
Attachment 3: Development Application Data Sheet 
Attachment 4: Written correspondence from property owner at 11331 Coppersmith Way 
Attachment 5: Applicant's written response to concerns expressed by property owner at 11331 

Coppersmith Way 
Attachment 6: Proposed Tree Retention Plan 
Attachment 7: LEED Project Checklist 

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

1. Receipt of a landscaping security in the amount of $112,80 1.92, equal to the cost estimate provided by the 
Registered Landscape Architect. 

2. Receipt of a survey of the entire property legally described as Lot A Section 1 Block 3 North Range 6 West 
NWD Plan LMP45518, prepared by a registered BC Land Surveyor, in accordance with the City's Survey 
Guidelines Bulletin (DEY APPS-O 1). 

3. Submission of a contract with a Certified Arborist for on-site supervision of all works proposed within Tree 
Protection Zones of Trees # I, 3, 9, 14, 15, 16, 17. The contract is to include the scope of work to be 
undertaken, including the proposed number of site monitoring inspections, and provision for the Arborist to 
submit a post-construction impact assessment report to the City for review. 

4. Submission of a security in the amount of $2,000 for Tree # 14. Following completion of construction and 
landscaping on the subject site, the security will be released subject to receipt of the post-construction 
impact assessment report prepared by the Arborist and a City landscaping inspection to verify tree survival. 

5. Registration of a legal agreement to secure the proposed electrical vehicle charging station on the subject 
site. 

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

• Provide a letter of assurance from a registered professional confirming that the LEED Checklist will be 
followed. 

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

• Submit a construction traffic and parking management plan to the satisfaction of the City's Transportation 
Division (http://www.richmond.ca/services/ttp/special.htm). 
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!:d, 

Ms. Cynthia Lussier 
Planning Technician, Development Applications Division 
City of Richmond 
6911 No.3 Road 
Richmond BC V6Y 2C1 

VIA EMAIL: clussier@richmond.ca 

ATTACHMENT 2 

westbank 

Re: Development Permit Application - 11380 Stevenston Highway (Coppersmith Corner 
Shopping Centre) 

Dear Cynthia, 

Following our meeting on June 6, 2014, the purpose of this letter is to provide clarity on 
Westbank's overall vision and timeline for the Coppersmith Corner Shopping Centre upgrade. 

As noted in the development permit application, the proposed retail development is an 
approximate 880 sq.m addition and an approximate 250 sq.m renovation to an existing 
commercial retail unit located at the southwest portion of the centre. The new addition is 
designed to accommodate the growing needs of the community and the space requirements of 
our anchor tenant, Mark's Work Warehouse. Westbank also considers the potential expansion 
as an opportunity to introduce a new, unified modern design typology for the existing bUildings, 
and to upgrade the site landscaping and public realm environment. 

The proposed upgrade is envisioned in four phases, which will be implemented over a period of 
approximately five years: 

Phase 1 (2014 - 2015, to be undertaken through the proposed DP 14~657502) 
• Expansion/renovation to accommodate Mark's 
• Implementation of improved site landscaping, pedestrian connections and weather 

protection adjacent to the expansion 
• . Development of a pedestrian plaza in front of Mark's 

Phase 2 (2015 - 2016, to be undertaken through the proposed DP 14-657502) 
• Fa~ade upgrades to remaining frontage of CRU Building 1 and CRU Building 2 
• Implementation of improved site landscaping, pedestrian connections and weather 
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protection adjacent to the buildings 

Phase 3 (2016 - 2017, to be undertaken as part of a future DP application) 
fI Fa~ade upgrades to CRU Building 3, CRU Building 4 and CRU Building 5 
o Implementation of improved site landscaping, new plaza adjacent to a restaurant space, 

improved pedestrian connections and new weather protection adjacent to the buildings 

4 (2018 - 2019, to be undertaken as a DP application) 
III Fa<;ade upgrade to Canadian Tire building 
" Implementation of improved site landscaping, pedestrian connections and weather 

protection adjacent to the building 
o Implementation of improved site landscaping to the surface parking lot 

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

SinG rely, ~ 

:" l I~\ 
-~ -~---

Farouk 8abul 
WESTBANK PROJECTS CORP. 



City of 
Richmond 

Development Application Data Sheet 
Development Applications Division 

DP 14-657502 Attachment 3 

Address: 11380 Steveston Hwy 
Kasian Architecture Interior 

Applicant: Design and Planning Ltd. 
Coppersmith Corner Shopping 

Owner: Centre Inc. 

Planning Area(s): _S.=.:...:.he::.:I.:.:.:lm:.:.:o::.:.n..:.:.t ___________________________ _ 

Floor Area Gross: 10,682 m2 

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

I Existing I Proposed 
Site Area: 31,538 m2 31,538 m2 

Land Uses: Neighbourhood shopping centre No change 

• ·2041 OCP Land Use 
Map designation - Mixed Employment 

OCP Designation: • Ironwood Sub-Area Plan No change 

Land Use Map designation - Area A 
(Commercial Development) 

Zoning: Industrial Community Commercial (ZC6) 
No change 

- Ironwood Area -------r--- ----- ---I~------ ---- - I 
----~---

Bylaw Requirement Proposed Variance 
Floor Area Ratio: 60% 33.87% none permitted 

Lot Coverage: Max. 50% 31% none 

Setback - Front Yard (north): Min. 6.0 m 
Existing - 6.0 m 

none 
Proposed - no change 

Setback - Exterior Side Yard (east): Min. 6.0 m 
Existing - 6.0 m 

none 
Proposed - no change 

Setback - Interior Side Yard (west): Min. Om 
Existing - approx 0 m 

none 
Proposed - no change 

Setback - Rear Yard (south): Min. 0 m 
Existing - approx 6.0 m 

none 
Proposed - no change 

Height (m): Max. 12.0 m Parapet - 7.7 m none 

Minimum Lot Size: N/A N/A none 

On-Site Vehicle Parking Spaces: 
Standard size (50%) 216 131 
Small size (50%) 216 294 none 
Accessible 9 10 

Total: 432 435 none 
On-Site Bicycle Parking Spaces: 
Class 1 3 3 
Class 2 4 4 

none 

4254762 



June 17, 2014 

Cynthia Lussier 
City of Richmond 
Planning & Development 
6911 No.3 Road 
Richmond, BC 
V6Y 2C1 

Dear Ms. Lussier: 

Re: Westbank 
File No: DP14-657502 

'r 

ATTACHMENT 4 

Porte 
Porte Realty Ltd, 

380 -1665 West Broadway 

Vancouver Be V61 1 X 1 

t 604,732,7651 

f 604,732.4673 
porte,ca 

We are the owners of 11331 Coppersmith Way. When we purchased the property 10 years ago, the 
expectation and agreement was always that our property and the adjacent centre would function 
together as one. 

The purpose of the cross access was to permit the flow of traffic, both vehicular and pedestrian, 
between the two properties and between Coppersmith Way and Steveston Highway. 

The location, height, siting and bulk of the proposed addition to the shopping centre severely 
compromises the physica l access, the parking and the visibility/connection between the properties 
and centres. Furthermore, it will result in a blank side of the building, with garbage and loading at 
the location of the cross access, facing our building. 

As originally designed and built, the retail space "turned the corner", providing an animated retail 
corner facing towards our building. 

We are supportive of an expansion of the centre and increasing the customer traffic at the south 
end of the centre. 

We are opposed to the design as presented and urge Planning to work with the Developer to 
prepare a pedestrian friendly design which animates the south end of their centre and, more 
importantly, lives up to the intent and spirit of the agreement that was in place with the original 
development of the shopping centre and our retail/office building. 

Sincerely, 

;;ZTD. 
per: D Id Porte 

DP:el 

~ECEIVED 

JUN 232014 



July 3rd, 2014 

Cynthia Lussier, 
Development Applications Division 
City of Richmond 

Dear Cynthia: 

Attachment 5 

Re: Development Permit Application with respect to property located at Unit 11380 
Steveston Hwy (Marks Renovation & Addition) 

In response to the letter we received on 24th June 2014 from David Porte of Porte Reality Ltd, 
Farouk Babel of Westbank and Andrew Gordon of Kasian met with Daniel Bar-Dayan and David 
Porte at Porte Reality Ltd on the 25th June 2014 to further discuss their concerns. 

Primary concerns appear to relate to the location of the proposed building on the site, the 
vehicular circulation through 11,380 Steveston Hwy to 11,331 Coppersmith Way and the 
animation of the south elevation. 

We considered moving the building to the west and discovered this would remove the 
opportunity to create a pedestrian plaza to the north of the store. 
We have explored the possibility of relocating the existing drive aisle between 11,380 Steveston 
Hwy and 11,331 Coppersmith Way, to the east edge of the proposed Mark Work Warehouse 
building. However transport engineers at the City of Richmond have deemed the access to the 
loading bay would be unsatisfactory. 

We propose: 

• Providing a pedestrian walk way to the south property line that will enhance the 
connection to 11,331 Coppersmith Way as recommended in the OCP. 

• Providing display glass windows to the east and south elevation to animate this corner 
of the site. 



• Rotate the proposed garbage enclosure so it is less visible and plant a 6' hedge along the 
east and south edge of the enclosure. This will entirely screen the garbage. 

• Although not included as part of the DP drawing submission, we are requesting 
permission to install an additional pylon sign on Steveston Hwy adjacent to the existing 
TD Bank. Should the City be amenable to this request, we would offer one space for use 
by the neighbouring site for their signage. 

The addition of these items to what we feel is a carefully considered addition to Coppersmith 
Mall, will be to the benefit of the local community. 

Kind Regards, 

Andrew Gordon 

Project Manager 
T (604) 631-4535 



URVEY PLAN OF PART OF LOT A SECTION 1 BLOCK 3 NORTH RANGE 6 WEST 
EW WESTMINSTER DISTRICT PLAN LMP45518 

COPPERSMITH SHOPPING CENTRE" 
VIC ADDRESS' 
1380 STEVESTON HIGHWAY 
CHMOND, B.C. 

LEGEND 
SCALE l ' 250 

ALL DISTANCES .... i!E IN MEmES. 

x .... ~ INCICATES SPOT ELEVA nON 

a 'i.H INCICATES MANHOLE: 

~ C9 INDICA iES CA TOi aASlN 

® ue INOICAT[!: unuTY 60)( 
e-LS INDICATES LAM" STAN[)ARO 

o rH IHOleA TES fiRE H'(()I;ANT 

M\W IHCICATES WATOI VALVE 

W.F INeiCATES Io4AIN nOCR El£vATlON 

o I*OICATES OECIOVOUS TREE 

" ijjOICATES rna: iRUHl( CIAUETEn 
(l) INDICATES TOP Of WAU. 

PLAN LMP38983 

BUILDING 
CRU 2 

#11380 

~ $'-----------------~~~~~~L-~~ 
CONCREE SIDEWALK 

CUR. 

ATTACHMENT 6 

t"------t-----..... " 
(9) INDICATES BonOM or YIAU. ~y" 

P!L INDICATES PROPERTY UNE OII.lENSlo.'II 

- ELEVATIONS ARE IN ~1~Tr'lES AND ARE DERIVED FROM 
CITY OF' RICHt.lONO HPN MONUMENT 1191 (02H2453) 
"'1TH ~ El.5:Vl\nON OF L65~ METRES. 

- PI'lO?ERTY UNE OIMENS10NS ARt: DERIVED FROM 
PLAN LMP"S51!1 

- ALL DESIGNATED 'fREES AS O£flNEO BY cor OF 
RICHIlONC BYLAI'I NO. !l057, ARiO SHOWN fIEREON. 

\ TSON PECK & TOPUSS 
RVEYORS &: ENGIN EERS 
:0 - 1)120 HORS£SHOE WAY 
HMONO, s.c., V7A :11-17 

604-270-9331 

(; 604-270-41J7 

}FILE: t261J-1?G-OJII.A.'I,2014.0'llG 

-14-12613-we CUENT REF; W[STBANK CORP. 

SCALE: NTS REISSUED FOR DEVELOPMENT 

nk 
PERMIT .' 

( dfA'nt.of 
SURVEY 
COPPERSMITH CORNER - PROPOSED EXPANSION ' 
UNIT 180 -11380 STEVESTON HIGHWAY, RICHMOND, B.C. 

c..::Rl1nEO~EC' 
n-as 5ffi O,,-Y OF MARCil, 2014. 

B.C. l.AND SURVEYOR (#71 2) 

DATE Of SURVEY; MARCH 3, 2014 

DP'()1 
JUNE 16, 2014 

PROJECT 160046 



LEED Canada-CS 2009 Project Checklist 

Ironwood CRUs 1 & 2, Richmond BC 

mmm Project Totals {pre.certification estimates} 110 Possible Pomts 

-a r-

1 
3 2 

1 
6 

2 
3 

2 
1 
1 

1 

1 
1 

1 
1 
1 

~ Ei:EEj 
12 22 

~ 
-

~ ~ 
6 1 14 

4 

2 
2 

3 
3 

2 

Certified 40-49 points Silver 50-59 points Gold 60-79 points Platinum 80 points and above 

Prereq 1 Construction Activity Pollution Prevention 

Credit 1 Site Selection 

Credit 2 Development Density and Community Connectivity 

Credit 3 Brownfield Redevelopment 

Credit 4.1 Alternative Transportation: Public Transportation Access 

Credit 4.2 Alternative Transportation: Bicycle Storage & Changing Rooms 

Credit 4.3 Alternative Transportation: Low~Emitting & Fuel-Efficient Vehicles 

Credit 4.4 Alternative Transportation: Parking Capacity 

Cred!t5.1 Site Development: Protect and Restore habitat 
Credit 5.2 Site Development: Maximize Open Space 

Credit 6.1 Stormwater Design: Quantity Control 

Credit 6.2 Stormwater Design: Quality Control 

Credit 7.1 Heat Island Effect: Non-Roof 

Credit 7.2 Heat Island Effect: Roof 

Credit 8 Ught Pollution Reduction 

CreditS Tenant Design and Construction Guidelines 

; ... 
Required 

3,5 

3,6 

..• '.r.. . .-" ..... :..;. "-h';. 10 Points 

Prereq 1 

Credit 1 

Credit 2 

Credit 3 

Water Use Reduction 

Water Efficient Landscaping 

Innovative Wastewater Technologies 

Water Use Reduction 

; . 
Prereq 1 Fundamental Commissioning of Building Energy Systems 

Prereq 2 Minimum Energy Performance 

Prereq 3 Fundamental Refrigerant Management 

Credit 1 Optimize Energy Performance 

Credit 2 On-Site Renewable Energy 

Credit 3 Enhanced Commissioning 

Credit 4 Enhanced Refrigerant Management 

Credit 5.1 Measurement and Verification: Base Building 

Credit 5.2 Measurement and Verification: Tenant Submetering 

Credit 6 Green Power 

Required 

2,4 

2-4 

Required 

Required 

Required 

3·21 

2,4 

11 ; 1P :. , " 

~ !if 
5 
2 
1 

1 1 
1 1 

1 

:; r-
I--

1 

1 
1 
1 

1 
1 
1 

1 
1 
1 

1 

1 

I 
9 

Prereq 1 Storage and Collection of Recyclables 

Credit 1 Building Reuse: Maintain Existing Walls, Floors, and Roof 

Credit 2 Construction Waste Management 

Credit 3 Materials Reuse 

Credit 4 Recyc led Content 

Credit 5 Regional Materials 

Credit 6 Certified Wood 

Prereq 1 Minimum Indoor Air Quality Performance 

Prereq 2 Environmental Tobacco Smoke (ETS) Control 

Credit 1 Outdoor Air Delivery Monitoring 

Credit 2 Increased Ventilation 

Credit 3 Construction IAQ Management Plan: During Construction 

Credit 4.1 Low-Emitting Materials: Adhesives and Sealants 

Credit 4.2 Low-Emitting Materials: Paints and Coatings 

Credit 4.3 Low-Emitting Materials: Flooring Systems 

Credit 4.4 Low-Emitting Materials: Composite Wood and Agrifibre Products 

Credit 5 Indoor Chemical and Pollutant Source Control 

Credit 6 Controllability of System: Thermal Comfort 

Credit 7 Thermal Comfort: Design 

CreditS.1 Daylight and Views: Daylight 

Credit 8.2 Daylight and Views: Views 

I -

Credit 1.1 Innovation in Design 
Credit 1.2 Innovation in Design 
Cre'dit1 ,3 Innovation in Design 
Credit 1.4 Innovation in Design 
Credit 1.5 Innovation in Design 
Credit 2 LEED® Accredited Professional 

- ; , -
Credit 1 Durable Building 

Credit 2.1 Regional Priority Credit - SSc2 
Credit 2.2 Regional Priority Credit - MRc2 
Credit 2.3 Regional Priority Credit 

Required 

1 -5 

1 -2 

1-2 

1 -2 

0: 2 SflNd 
Required 

Required 

1 

ATTACHMENT 7 



City of 
Richmond Development Permit 

To the Holder: 

Property Address: 

Address: 

No. DP 14-657502 

KASIAN ARCHITECTURE INTERIOR DESIGN 
AND PLANNING LTD. 

11380 STEVESTON HWY (Parent: 11388 Steveston Hwy) 

SUITE 1685- 1500 WEST GEORGIA ST 
VANCOUVER, BC V6G 2Z6 

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

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

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

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

5. As a condition of the issuance of this Permit, the City is holding the security in the amount of 
$112,801.92. 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. 

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. 

4254762 Page 1 of2 



To the Holder: 

Property Address: 

Address: 

Development Permit 
No. DP 14-657502 

KASIAN ARCHITECTURE INTERIOR DESIGN 
AND PLANNING L TO. 

11380 STEVESTON HWY (Parent: 11388 Steveston Hwy) 

SUITE 1685- 1500 WEST GEORGIA ST 
VANCOUVER, BC V6G 2Z6 

AUTHORIZING RESOLUTION NO. 
DAY OF 

ISSUED BY THE COUNCIL THE 

DELIVERED THIS DAY OF 

MAYOR 

4254762 Page 2 of2 



SI 

City of 
Richmond 

007 

ASY 

ZCIS 

STEVESTON HWY 

IL 

ZCI2 

ZC26 

CC 

IBI 

TBI 

CC 

STEVESTON HWY 
r-------------~--~ 

DP 14-657502 
SCHEDULE "A" 

Original Date: 03/07/14 

Revision Date: 

Note: Dimensions are in METRES 
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City of 
Richmond 

To: Development Permit Panel 

From: Wayne Craig 
Director of Development 

Report to Development Permit Panel 
Planning and Development Department 

Date: June 27,2014 

File: DV 13-634940 

Re: Application by Onni 7731 Alderbridge Holding Corp. for a Development Variance 
Permit at 5311 and 5399 Cedarbridge Way 

Staff Recommendation 

That a Development Variance Permit be issued which would further vary the provisions of 
Richmond Zoning Bylaw 8500 to further reduce the visitor parking requirement from 0.15 
spaces/unit, as per Development Permit (DP 12-615424), to 0.10 spaces/unit for a portion ofthe 
development located at 5311 and 5399 Cedarbridge Way on a site zoned "High Density Low 
Rise Apartments (RAH2)". 

& ~~e=· 
MM:blg 
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Staff Report 

Origin 

Onni 7731 Alderbridge Holding Corp. has applied to the City of Richmond to further vary the 
visitor parking requirement to 0.10 spaces/unit from the reduced 0.15 spaces/unit approved under 
DP 12-615424 for a 660-unit project in four (4) buildings located at 5311 and 5399 Cedarbridge 
Way (formerly 7731 Alderbridge Way) and 7771 Alderbridge Way. 

The Development Permit Panel considered this application at its July 10,2013 meeting; at which 
the Panel made the following recommendation on this variance application: 

"That the application be referred back to staff for more consideration and additional 
research. " 

In response to the above Development Permit Panel referral, the applicant's consultants conducted a 
more detailed parking study to the satisfaction of the Transportation Division as outlined below and 
that was included in the Staff Report considered at the April 16, 2014 DP PaneL At this meeting, 
the Panel made the following recommendation: 

That Development Variance 13-634940, be referred back to staff to examine methods that 
would secure additional parking capacity for future demand in the proposed development 
and report back to the April 30, 2014 Development Permit Panel. 

This report discusses the applicant's revised proposal to address the following referral from the 
April 16, 2014 Development Permit Panel meeting. It is noted that the applicant required more time 
to examine options to address the above referral, and the Staff Report has been brought to this later 
meeting of the PaneL 

In response to the April 16, 2014 referral and staff comments, the applicant now proposes to seek a 
variance to the visitor parking requirements to 0.10 spaces/unit only for Buildings 1 and 2 on Lot 1 
forming the western side of the development located at 5311 and 5399 Cedarbridge Way, 
containing 341 of the development's 660 units (Attachment 2), as discussed below in the Staff 
Report. 

Development Information 

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

Background 

Development surrounding the subject site is as follows: 

• To the north, lies a section of New River Road (the former CPR line) which is under 
construction. Further to the north, one (1) large light industrial building is located on a site 
zoned "Industrial Business (IB 1)". 

4245844 
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• To the south, lies Alderbridge Way; with the fonner Grimm's meat factory site on the south 
side ofthe street. This site was rezoned in July, 2013 (RZll-593705) from "Industrial Retail 
(IR1)" to "Residential Limited Commercial (RCL)" to allow for a higher density, mixed-use 
development. 

• To the east, two (2) light industrial/retail buildings are located on a site to the east of an adjacent 
lane and on a site zoned "Industrial Retail (IRl)". 

• To the west, the Gilbert Road approach to the Dinsmore Bridge fonns the north-west boundary 
of the subject site. The remainder of the site is bounded by the fonner "V-Tech" building site 
which is zoned "Industrial Retail (IR1)". 

Staff Comments 

Current Approved Visitor Parking Rate for Entire Development 

Under DP 12-615424 and the associated rezoning (RZ 11-585209), the combined visitor and 
resident parking was reduced by 7.5% below the parking requirements set out in Zoning Bylaw 
8500. As part of this reduction, the visitor parking rate was varied by 25% from 0.20 to 0.15 
spaces/unit on each of Lot 1 (Buildings 1/2) at 5311 and 5399 Cedarbridge Way and Lot 2 
(Buildings 3/4) at 7771 Alderbridge Way. The following Transportation Demand Management 
(TDM) measures were required for this 7.5% overall reduction: 

A developer contribution of$100,000 to the City for the construction of a 3.0 m 
(9.8 ft.) wide bike/pedestrian pathway along the east side of Gilbert Road from the 
southern end of the applicant's required frontage improvements to Lansdowne Road. 

• The developer entering into an agreement to secure the provision of 20% of the total 
resident parking spaces with electric service for vehicle plug-ins with conduits, circuit 
breakers and wiring, and provision of one (1) standard 120 volt electric plug-in for 
every 40 resident bicycle parking spaces. 

Proposed Additional Visitor Parking Variancefor Lot 1 at 53 11 and 5399 Cedarbridge Way 

The applicant is proposing a further variance for the required visitor parking from 
0.15 spaces/unit approved under DP 12-615424 to 0.10 spaces/unit on Lot 1 (Buildings 1 and 2 
only) at 5311and 5399 Cedarbridge Way. The proposed variance results in a further reduction of 
16 spaces from the 51 visitor parking spaces to be provided under DP 12-615424; leaving a total 
of35 visitor spaces being provided. At the same time, the resident parking is increased by 22 
spaces from 378 spaces under DP 12-615424 to 400 spaces. The addition of22 resident parking 
spaces is more than the 16 visitor parking space reduction due to structural and building 
efficiencies that have been achieved during the Building Pennit process. 

Based on the concerns from the previous Development Pennit Panel consideration of this 
variance application, the applicant has expanded the parking study to: 

• Cover a total offive (5) sites in Richmond, three (3) of which have a similar proximity to 
the Canada Line as the subject Riva development (i.e. within 750 m). 
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• Include three (3) additional developments, studied for four (4) weeks in February and 
March on Tuesdays, Wednesdays, Fridays and Saturdays for the times of day as per 
original study. The observations were taken every half-hour; instead of hourly as done in 
the original study which studied two (2) developments on a Saturday. 

• Outline in greater detail the 2012 Metro Vancouver Parking Study (i.e. time of day, day 
of week, unit occupancy, duration of survey, frequency of survey, adjacent surroundings 
and parking opportunities, etc.). 

Addressing the April 16, 2014 DP Panel Concerns on Future Visitor Par/ring Demand 

To address the Development Permit Panel's concern regarding the potential for visitor parking 
demand exceeding the proposed 0.10 spaces/unit, the applicant has reduced the scope of the 
variance which is now being sought to now reduce visitor parking within Buildings 1 and 2 only 
on Lot 1. If the variance is approved, this would bring the overall visitor parking rate for the 
whole development to 0.125 spaces/unit since the parking rate for Buildings 3 and 4 on Lot 2 
would remain at the current 0.15 spaces/unit instead of the parking rate for whole development 
being reduced to 0.10 spaces/unit through this variance as previously proposed. It should be 
noted that, as a condition of the rezoning for the development, an easement was registered 
allowing all four (4) permanent visitor parking areas in Buildings 1 and 2 (being constructed on 
Lot 1 subject to the proposed variance) and Buildings 3 and 4 (to be constructed on Lot 2) to be 
shared. 

The following staged approach is proposed to accommodate the provision of additional visitor 
parking for Lot 1 if needed and provide for future consideration of a similar visitor parking 
variance for Lot 2 if warranted. 

1. The requested visitor parking variance for Lot 1 only at this time, if approved, would 
provide a total of 35 visitor spaces in the parkade for Buildings 1 and 2 on Lot 1 as 
shown on Attachment 3. 

2. The applicant has agreed to register an easement prior to issuance of the Development 
Variance Permit on Lot 2 in favor of Lot 1 which would require for a total of 43 visitor 
spaces being available with 35 visitor spaces within the parkade on Lot 1 and an 
additional interim eight (8) visitor surface spaces on Lot 2 should they be required as 
discussed below. 

4245844 

A $25,000 security is required to ensure the applicant undertakes the visitor parking 
study, to the satisfaction of the Director of Transportation, within six (6) months of both 
Buildings 1 and 2 on Lot 1 being fully occupied. If the study determines the 35 visitor 
spaces on Lot 1 are insufficient, the construction the eight (8) interim parking spaces on 
Lot 2 will be required until the ultimate parking garages on Lot 2 are built. If the study 
determines the 35 visitor spaces on Lot 1 are sufficient, the eight (8) interim parking 
spaces will not be required, the $25,000 security released and the easement released. 
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The $25,000 security would also cover the cost of construction of the eight (8) interim 
surface visitor spaces on Lot 2 as may be required. 

This approach would also maintain the proposed visitor parking rate at 0.10 spaces/unit 
on Lot 1 and at 0.15 spaces/unit for Buildings 3 and 4 to be constructed on Lot 2 
(approved under DP12-615424) for an overall development visitor parking rate of 0.125 
spaces/unit. 

3. Thirdly, once constructed, the future east parkade for Buildings 3 and 4 on Lot 2 would 
provide the required 0.15 visitor spaces/unit or 48 parking spaces (approved under DPI2-
615424) as shown on Attachment 5. All four (4) of the permanent parking garages can 
then be shared under existing parking easement secured at rezoning, providing an over:;tll 
visitor parking rate of 0.125 spaces/unit or 83 spaces over the entire development. If 
Buildings 3 and 4 on Lot 2 are commenced before the parking study is completed for Lot 
1, this current parking easement would allow sharing of the visitor parking between Lots 
1 and 2 if needed. 

4. If the parking study concludes there is no visitor parking shortage with the 35 spaces 
provided under the proposed variance (0.10 visitor spaces/unit) for Buildings 1 and 2, the 
applicant may then apply for a subsequent Development Variance Permit to reduce the 
visitor parking from the 0.15 spaces/unit to 0.10 spaces/unit for Buildings 3 and 4 on Lot 
2. This application would be considered by the Development Permit Panel and Council 
as a separate application. 

Summary of Expanded Parking Study 

To provide rationale for the proposed 0.10 spaces/unit parking variance, the expanded parking 
study included three (3) further developments in addition to the initial two (2) development sites 
studied. 

The total five (5) comparable to the subject Onni development are as follows: 

• The Perla Towers (6331 Buswell Street and 8100 Saba Road) located are at 
approximately 250 m from the Canada Line (Brighouse Station). 

• The Seasons Towers (5028, 5068, 5088 Kwantlen Street) and Ocean Walk Towers 
(7535, 7555, 7575Alderbridge Way) have a similar distance of750 m to the Canada Line 
(Lansdowne Station) as the applicant's subject Riva site. 

• The Golden Leaf Towers (7680, 7700, 7760 Granville Ave.) and Fullerton Towers 
(9171 Ferndale Rd) are farther away from the Canada Line; by 900 m and 1100 m 
respectively. These two (2) sites are also served by local buses (stops less than 200 m 
away) that connect to the Canada Line. 
All five (5) developments are a comparable form of residential market housing, 

• All five (5) developments have on-street parking available on adjacent streets. 

The expanded survey, including three (3) additional comparable developments, was completed 
on dates between February 12,2014 and March 1, 2014, with the counts taken every half (112) 
hour at the same times for each building as summarized in the following Figures 1 and 2. 
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Figure 1: Comparable Residential Developments Surveyed by Applicant & Metro Vancouver 
Metro Van study Initial Survey Series #1 Expanded Survey Series #2 

Name of Development Paloma 1 & 2 Towers Perla Seasons Golden Leaf Towers Fullerton Towers Ocean Walk Towers 

Developmenllocalion in 6068 No 3 Rd, & 6331 Buswell Street 5028, 5068, 5088 7680, 7700, 7760 
9171 Ferdale Rd 

7535, 7555, 7575 
Richmond 8033 Saba Rd and 81 00 Saba Rd Kwantlen Street Granville Ave Alderblidge Way 

# of low-rise buildings 0 0 0 1 0 2 
# of mid-rise buildings 0 0 0 0 5 0 
# of high-rise buildings 2 2 3 2 0 4 
Type of dwelling units Market Market Market Market Market Market 

# of dwelling urlJls ' 288 219 288 128 148 265 
# of occupied dwelfiog units All All All All All All 
# of visitor parking spaces nla 30 59 26 28 42 

# of visitor spaces reserved for 
0 0 15 6 9 

otlleruse 
Visitor Parking Supply Rate (net) 0.14 0.20 0.09 0.15 0.12 
Location of nearby on-street 

Saba Rd Buswell, Saba None Minoru Blvd Ferndale Rd Alderbridge Way 
oarkino 
Distance to the Canada Line 

-150m -250m -750m -900m -1,100m -750m 
station 
Maximum Observed Usage 9 26 11 10 26 
Maximum Usage Rate (per unit) 0.04 0.09 0.09 0.D7 0.10 

Figure 2: Survey Methodology 

Day of Week I Time of Day Frequency of Survey I Duration of Survey I Survey conducted on Total Observations 

Initial Survey Series #1 
Friday I 6:00pm - 9:00pm every 1 hour x 2 locations I 1 day I B-Feb-13 10 

Saturday 2:00pm· 6:00pm every 1 hour x 2 locations 1 day 16-Feb-13 8 

Expanded Survey Series #2 
Tuesday 6:00pm - 9:00pm every 1/2 hour 1 day 12-Feb-14 21 

Wednesday 6:00pm - 9:00pm every 1/2 hour 1 day lB-Feb-14 21 

Friday 6:00pm - 9:00pm every 1/2 hour 3 days 14.21.2B-Feb-14 63 

Saturday 2:00pm - 8:00pm every 1/2 hour 3 days 
15. 22-Feb-14 and l-Mar-

117 
14 

The initial study parking observations on a half-hourly basis on a Friday and Saturday for the 
two (2) developments with a total of 18 observations. The peak usage demands for each ofthese 
developments are: 

• Perla Towers; 0.04 visitor parking spaces/unit based on the observed peak parking 
demand of nine (9) parked vehicles. 

• Seasons Towers; 0.09 visitor parking spaces/unit based on the observed peak parking 
demand of 26 parked vehicles. 

The expanded study included parking observations on a half-hourly basis for the three (3) 
additional developments. According to the revised study, the maximum visitor parking demand 
observed for the surveyed residential developments is outlined below. It should be noted that 
most ofthe 222 observations showed less visitor parking demand than the peak usage demands 
indicated below: 

• Golden Leaf Towers; 0.09 visitor parking spaces/unit based on the observed peak parking 
demand of 11 parked vehicles. 

• Fullerton Towers; 0.07 visitor parking spaces/unit based on the observed peak parking 
demand of 10 parked vehicles. 

• Ocean Walk Towers; 0.1 0 visitor parking spaces/unit based on the observed peak parking 
demand of 26 parked vehicles. 
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Regarding the above observations, it should be noted that the peak visitor parking demand of 
0.07 to 0.10 parking spaces/unit was reached very few times out of the total 222 observations 
made (e.g. six (6) observed times with a usage rate of 0.09 visitor spaces/unit at the 
Golden Leaf Towers and one (1) observed time with a usage rate of 0.10 visitor spaces/unit at the 
Ocean Walk Towers). Thus, the proposed 0.10 visitor spaces/unit for Buildings 1 and 2 on Lot 1 
under the subject Development Variance Permit application is expected to meet the anticipated 
visitor parking demand. 

The peak visitor demand varied between each of the days and developments observed. It should 
be noted that the overall average visitor parking demand was 0.05 spaces/unit over the three (3) 
studied developments with only one (1) of 222 observations reaching the highest demand rate of 
0.1 spaces/unit. 

Metro Vancouver Parking Study 

Metro Vancouver undertook a study of apartment parking regulations across Canada and actual 
parking usage within Metro Vancouver in 2011-12. The regional review included 80 locations 
near rapid transit lines and primary bus routes within the Frequent Transit Network (FTN), as 
well as other locations away from the FTN. 

Visitor parking was observed at a subset ofthe 80 regional sites; with one (1) mixed-use site in 
Richmond being reviewed (Paloma at 6068 No.3 Road and Paloma 2 at 8033 Saba Road with a 
total of 282 dwelling units) as shown in Figure 1 above. This site is located approximately 
150 m from a Canada Line station. Observed peak parking demand rate was 0.04 occupied 
visitor parking spaces/unit. As Paloma is very close to the Canada Line station, and its demand 
would likely be higher if it were further from the station. 

Rationale for Support for Proposed Variance 

With the above-noted inclusion of the Metro Vancouver Parking Study and information from the 
applicant's expanded parking study required by City staff, staff support the proposed visitor 
parking variance for the following reasons: 

1) Parking Study Results: With the expanded parking study submitted by the applicant 
included, there is now a review of five (5) large developments of a similar character. The 
findings of the applicant's expanded study indicate the highest demand for visitor parking 
was 0.10 spaces/unit or less in similar developments. The study found that the visitor 
parking demand for comparable developments studied was generally lower than 0.10 
spaces/unit. 

2) Metro Vancouver Parking Study: To supplement these findings, the Richmond-specific 
results of the 2012 Regional Residential Parking Study prepared by Metro Vancouver were 
also reviewed. It concluded that residential visitor parking supply may be over supplied in 
most apartment developments. 
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June 27, 2014 - 8 - DV 13-634940 

3) Street Parking: There will be approximately 33 street parking spaces permitted on the 
section of Cedarbridge Way between Alderbridge Way and New River Road (the former 
CPR line) which is to be constructed by the proposed development. 

4) Transit Proximity: The development is in relatively close proximity (10 minute walk) to the 
Canada Line Lansdowne Station and a number of Translink Frequent Transit Network 
services; such as the No. 403 and No. 410 bus routes on No.3 Road. The C94 bus route, 
connecting the Canada Line and the Oval, also supports visitors using transit. This transit 
availability may also reduce the need for residential visitor parking spaces. 

5) Requirementfor Future Parking Study and Additional Visitor Parking: The requirement for 
a follow-up visitor parking study after occupancy of Buildings 1 and 2 on Lot 1 along with 
the proposed easement provide access to Lot 2 and a $25,000 security provide the ability for 
the City to have the applicant provide eight (8) additional spaces on Lot 2 if needed in the 
interim before Buildings 3 and 4 are constructed on that lot. In the future, there will be an 
overall visitor parking rate of 0.125 spaces/unit over the entire development once all four (4) 
buildings are constructed on Lots 1 and 2 if the parking study does not support a further 
variance from 0.15 to 0.10 visitor spaces/unit for Buildings 3 and 4 on Lot 2. 

6) Multiple Parking Garages: The proposed development includes four (4) separate visitor 
parking areas for the four (4) buildings. This configuration provides flexibility for visitors to 
chose alternate visitor parking areas if the visitor parking area within the building being 
visited is full. To facilitate the use of the multiple garages, a reciprocal easement was 
registered at the time of rezoning and issuance ofthe original DP 12-615424 that provides 
that the visitor parkade entrance intercoms for each building will be interconnected. This 
shared approach ensures that all four (4) parking garages are available to serve the all four (4) 
buildings within the entire development. This would equate to a total of 83 visitor parking 
spaces if the visitor parking rate is reduced from 0.10 spaces/unit for Buildings 1 and 2 on 
Lot 1, but is maintained at 0.15 spaces/unit for Buildings 3 and 4 on Lot 2. 

7) Parking Stays Within the Approved Transportation Demand Management (TDM) Reduction: 
It is important to note that with the proposed variance, the total combined overall resident 
and visitor parking is reduced by less than the 7.5% TDM reduction allowed under the initial 
rezoning which included 429 spaces within Buildings 1 and 2 on the West Lot 1 and required 
a total of 845 resident spaces and visitor spaces overall on Lots 1 and 2. 

Based on the above factors, City staff support the proposed visitor parking variance. It should be 
noted that if other such visitor parking variance applications are made in the future for other 
developments, the City will assess the proposed visitor parking reductions along with the 
package of TDM measures for such developments on a case-by-case basis. 
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Conclusions 

Staff support the proposed visitor parking variance from the currently approved 0.15 spaces/unit 
to 0.10 spaces/unit for the Lot 1 at 5311 and 5399 Cedarbridge Way given: the findings ofthe 
expanded, more detailed parking study for the development and the findings of the 2012 Metro 
Vancouver Residential Parking Study; the interconnected parkade intercoms that provide 
flexibility in the overall use of the four (4) visitor parking areas; proximity to transit; and the 
TDM measures which include the provision of the electric vehicle plug-ins and contribution of 
the Gilbert Road pedestrian/cycling facilities. 

Furthermore, if the visitor parking study required after occupancy of Buildings 1 and 2 on Lot 1 
determines there is a visitor parking shortage, an interim additional eight (8) spaces will be 
provided on Lot 2 under the proposed interim parking easement. Over long-term, the 0.15 visitor 
spaces/unit parking requirement would be maintained for Buildings 3 and 4 on Lot 2. All 
four (4) of the permanent parking lots can then be shared under current permanent parking 
easement, providing an overall visitor parking rate of 0.125 spaces/unit or 83 spaces over the 
entire development. 

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

MM:blg 

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

• Registration of an easement in favor of Lot 1 that requires a visitor parking study to be completed within six (6) 
months of full occupancy of Buildings 1 and 2 on Lot 1 to the satisfaction of the Director of Transportation; 
that requires eight (8) additional visitor parking spaces to be on Lot 2 if the results of the parking study confIrm 
there is insuffIcient visitor parking on Lot 1, and allows for the City draw on a $25,000 Letter of Credit for the 
construction of the eight (8) interim parking spaces on Lot 2 if needed. The easement would state that if the 
study is completed and concludes there is suffIcient visitor parking on Lot 1, the easement would be discharged 
and the security returned to the applicant. 

• Receipt of a Letter-of-Credit for $25,000 to ensure the preparation of a visitor parking study and the provision 
of eight (8) additional visitor parking spaces, as needed, as provided for in the above easement. 

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

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

• Submission of a construction traffIc and parking management plan to the satisfaction of the City's 
Transportation Division (http://www.richmond.ca/services/ttp/special.htm). 
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City of 
Richmond Development Application Data Sheet 

Development Applications Division 

DV 13-634940 Attachment 1 
5311 & 5399 Cedarbridge Way (Lot 1 - Subject Lot within Revised Variance Application) 

Address: 7771 Alderbridge Way (Lot 2 - Related Lot Within Same Development) 
Onni 7731 Alderbridge Holding 
Corp. & Onni 7771 Alderbridge 

Applicant: Onni 7731 Alderbridge Holding Corp. Owner: -'H:....:....::.c0l:..=d.:..:...in""'g'---C=--o::....:.r-'=-p"---. _______ _ 

Planning Area(s): City Centre Area Plan (Lansdowne Village) 

Floor Area Gross: 58,406 m2 Floor Area Net: 57,425 m2 

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

I Existing I Proposed 

Site Area: 25,175 m2 for Lots 1 & 2 25,175 m2 for Lots 1 & 2 
28,713 m2 incl. Cedarbridge Way 28,713 m2 incl. Cedarbridge Way 

Land Uses: Multi-Family Residential - Lot 1 Multi-Family Residential - Lots 1 & 2 
Light Industrial -Lot 2 

OCP Designation: Mixed-Use Mixed-Use 

Zoning: High Density Low Rise Apartments High Density Low Rise Apartments 
(RAH2) (RAH2) 
Lot 1 - 341 Lot 1 - 341 

Number of Units: Lot 2 - 319 Lot 2 - 319 
Total- 660 Total- 660 

-------

I 
BYlaw Requirement With --~ro-posed Development 

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

Variance DP 12-615424 Variance 

• Lot 1: 13,288 m2 (143,040 fe) 
Lot Size (Min.) 

2,400 m2 (25,833 fe) • • Lot 2: 11,885 m2 (127,937 fe) • None 

• Lot 1: building footprint: 45% 

Lot Coverage • 60% for buildings non-porus surfaces: 69.5% 

(Max.) • 80% for building and non • Lot 2: building footprint: 45% • None 
porous surfaces non-porus surface: 70.3% 

• 2.0 FAR of the total site 
2.0 FAR of the total site with provision of 5% of 

with provision of 5% of total • 
FAR 

floor area for affordable 
total floor area for affordable housing units. • None 

housing units. 

Habitable Floor • Residential: 4.064 m geodetic 
• Residential: 2.9 m geodetic 

Elevation (Min.) • Local exception permitted for one (1) lobby per • None 
building. 

• 25 m, but with specific 
• Varies, but less than 25 m above finished grade 

Height (Max.) areas allowing up to 35 m as 
in all cases. • None outlined in CCAP. 
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Bylaw Requirement With Proposed Development Variance 
DP 12-615424 Variance 

a) 4.8 m for Building 1 and 5.3 m Building 4 @ 
Alderbridge from PROP 

a) 3.0m @ Alderbridge P/L b) O.Om @ East Lane P/L for parkade 
None under 

b) 1.5m @ East Lane P/L c) 3.0m @ River Road P/L 
this application. 

Setbacks 
c) 3.0m @ River Road P/L d) O.Om @ Cedarbridge Way P/L for parkade 

Previous 
(Min.) 

d) 3.0m @ Cedarbridge P/L e) O.Om @ Gilbert Road P/L 
variance under 

e) 3.0m @ Gilbert P/L f) O.Om @ West Side P/L for parkade 
OP 12-615424 

f) 1.5m @ West Side P/L 
Based on setback to PROP/SROW on 
Alderbridge Way; setbacks from the actual property 
lines are greater. 

To further 
vary the 

Previously Currently visitor parking 
Overall Lots 1 & 2 (Bldgs 1-4) Proposed OP 12-615424 Proposed OV 13-634940 required from 

Off-Street Resident: 746 Lot 1 Only (Bldgs1-2) Lot 1 Only (Bldgs1-2) 0.15 (as per 
Parking (small car: 50%) Resident: 378 Resident: 400 DP 12-615424) 

Visitors: 99 (wI 0.15/unit rate) (small car: 45.5%) (small car: 47%) to 0.10 
Total: 845 (w17.5% TOM) Visitors: 51 Visitors: 35 space/unit or 

Total: 429 Total: 435 from 51 to 35 
visitor spaces 
for Lot 1 only. 

Lot 1: Parkade (Bldgs1/2) Lot 1: Parkade (Bldgs1/2) 

• Resident (1.25/unit): 425 • Resident (1.25/unit): 399 

• Visitor (0.2/unit): 68 • Visitor (0.2/unit): 68 
Bicycle Parking • None 

Lot 2: Parkade (Bldgs1/2) Lot 2: Parkade (Bldgs1/2) 

• Resident (1.25/unit): 425 • Resident (1.25/unit): 436 
• Visitor (0.2/unit): 68 Visitor (0.2/unit): 64 

2 medium; 2 large with one 
None under 

• this application. 
being provided for each • Required 4 SU9 loading spaces with 1 provided Previous 

Loading building with sizes as per for each of the four buildings. variance under 
Section 7.10.2. To be OP 12-615424 
on-site. 
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City of 
Richmond Development Variance Permit 

To the Holder: 

Property Address: 

Address: 

No. DV 13-634940 

ONNI 7731 ALDERBRIDGE HOLDING CORP. 

5311 AND 5399 CEDARBRIDGE WAY 

cia ERIC HUGHES 
# 300 - 550 ROBSON STREET 
VANCOUVER,BC V6B2B7 

1. This Development Variance Permit is issued subject to compliance with all of the 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 to relax the visitor parking 
requirement from 0.15 spaces/unit, as per DP 12-615424, to 0.10 spaces/unit for Buildings 1 
and 2 only within the that part of the development at 5311 and 5399 Cedarbridge Way. 

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 of this Permit, this Permit shall lapse. 

This Permit is not a Building Permit. 

AUTHORIZING RESOLUTION NO. 
DAY OF 

DELIVERED THIS DAY OF 

MAYOR 

4245844 

ISSUED BY THE COUNCIL THE 



City of 
Richmond 

L--t--:,,-t, ~ 

DV 13-634940 
SCHEDULE "A" 

ZC9 M 

Original Date: 03/26/14 

Revision Date: 06/25/14 

Note: Dimensions are in METRES 



N
E

W
 R

IV
ER

 R
O

A
O

 

O
V

E
R

A
ll 

U
(G

 P
A

R
K

IN
G

 P
LA

N
 

sc
al

e
: 1

" 
"2

0
'-

0
" 

A
LD

E
R

B
R

ID
G

E
 W

A
Y

 

~ W
 

(!
) o a: <X
l 

a:
 

<
{ o w
 

U
 

r
-
-

'-
'-

'-
'-

'-
'-

'-
'-

'-
'-

'-
'-

'-
'-

'-
'-

'-
-

'-
'-

'~
 

I 
-
-

W
es

t l
o

t 

A
ff

o
rd

9
b

le
h

o
u

si
n

g
 

f
-
-
-
-
-
I

--
--

-
--

--
-

--
--

-t
!:

=:
:~

J-
-~

~-
1;

;;
:;

::
::

--
--

-+
--

3"
40

 -
0

:2
0

 [-
--6

8
: 
!
O
~
~
-
-
-
3
4
-

T
ol

al
P

ar
ki

ng
s\

al
is

 

E
a

st
 L

o
t 

R
es

id
en

t 
m

a
rk

e
t 

A
ff

or
da

bl
e 

ho
us

in
g 

To
Ia

lP
a

rk
in

g
s
la

lis
 

47
6.

00
; 

4
2

9
; 

N
ol

.:
 A

A 
O

~
~r

31
1 

(I
n

d
u

d
ln

g
 a

U
 v

is
it

o
r!

. 
re
si

d
~
n
t
)
 M

in
im

u
m

 0
\ 

64
5 

st
a

ll.
 Is

 R
eq

u
irO

!d
 

b
a

sl
Od

 0
11

 
th

e 
7,

S
f.

 O
ve

ra
ll 

T
O

M
 R
e
d
u
~
i
o
n

. 

R
IV

A
 P

A
R

K
IN

G
: (

W
E

S
T 

LO
r)

 

--
--

--
--

--
z
w

,R
,I

 -
­

T
o

t.
!M

.I
d

,,
"I

P
ar

lli
tl 

--
, 

. 
. 

-
-
-
-

-
-
-
-
-
-
-

--
-4

i'i
 -

R
IV

A
 P

A
R

K
IN

G
: 

(£
A

S
T

L
O

T
) 

W
M

L<
 

R.>
Id:

:~;
~:;

::~
: 

f-
-t

--
,,

"H
-r

---
--.

..,.!'"
.,,'t

---
--j

-
f-

-t
--

,-,;"i
;-~-+

-_
_,-";

,m'+
_--

---
---

-1 
Ov
.,
..
,I
I,
..
,'
*I
~g
R'
du
<f
i"
".
,.
5%
a 

A
g

rN
fl

'G
a

'R
 ..

 ""
in

 
r"

'.
IR

,l
id

tn
tP

cr
ld

n ::~
 ~r=

-~-: ~
~
~
 ~
~~

:~~
~' -:g

:¥.:~:;
!; 

~,
 

--
--

-
--

~ 
:-

-'I
--
~
 

--
-"

]'
ir

 -
"4

09
 

-J
"j

; 
--

~"
ii

ir
ii

ii
i7

0 

"" 
M'

 :
:: 
:::::

=::
:::: 

C
O

H
.I

.U
 ...

...
. 

.,
.-

-
.....

.....
... ,,

-
.....

.....
.... ~

-
.... ,

 ......
....

.....
.....

 -..
.. 

--.~
 .... 

" "
-
'
~ 

.-
-
~ .. -

.....
.. -....

.... -

R
IV

/-
\ 

7T
.t

I
A

L
D

E
R

B
F

lD
G

E
W

Il
T

 

Ya
m

am
ot

o 
Ar

ch
ite

ct
ur

e 
In

c.
 

lm
 .
. 
h

"
 ..

..
..

..
. 

b .
•.

 
VD

U
J1

!o
tl

u
.U

I·
m

lh
"

u
,"

Jl
l·1

l;!
J 

O
V

E
R

A
lL

P
A

R
K

IN
G

P
L

A
ti A
1.

02
 

C
H

M
E

N
T

2 



-9
-

-
---

-B
 

--·
-B

 

-·_
·-B

 

·-
B

 

! I .-1
-.-

--
6 

I l +
-B

 
I 

A
T

T
A

C
H

M
E

N
T

 3
 

P
L

A
N

 -
01

" 
_/
~
-
-
-
.
!
.
.
.
.
=
!
~
~
~
:
"
"
 

r/ 
R

E
LA

X
A

T
IO

N
 T

O
 0

.1
 A

P
P

R
O

V
E

D
 O

N
 T

H
E

 W
E

S
T

 L
O

T
. 

P
O

S
T

 O
C

C
U

P
A

N
C

Y
 S

T
U

D
Y

 C
O

N
F

IR
M

S
 0

.1
 S

U
F

F
IC

IE
N

T
. 

E
A

S
T

 L
O

T
 

, 
31

9 
U

N
IT

S
 @

 0
.1

5 
=

 
-
-
-
-
-
-
-
~
 

48
 V

IS
IT

O
R

 S
T

A
L

L
S

 

B
A

S
E

D
 O

N
 

A
P

P
R

O
V

E
D

 D
P

 

IS
S

U
E

 

t
o
p
1
'
l
a
h
l
A
U
'

lg
h
l
t
'
~
"
"
"
f
t
'"
 

R
.
p
r
o
~
y
.
t
l
o
n
 I

n 
w

h"
'. 

""
In

 p
.r

t
lo

p
ro

h
lb

H
.d

. 
T

h
lo

<
l"

'W
I"

II
" 

on
 

In
sl

'y
m

.
n

la
l 

..
..

 lc
.

l.
th

.
p

ro
p

.r
ty

o
fl

h
 •

• '
c
h

ll
.c

t.
n

d
 

m
.y

"<
>

Ib
o

u
n

d
ln

.n
y 

..
. y

O
fl

lh
ol

ll
lh

 .
..

 ,l
tt

.n
p

e
tm

l .
. I

o
n

o
fl

h
l.

ol
tl

 ••
• 

P
R

O
JE

C
T

 

R
IV

A
 

A
p

a
rt

m
e

n
t 

d
e

ve
lo

p
m

e
n

t 

77
31

 A
ld

er
br

id
ge

w
ay

 

R
ic

hm
on

d.
 B

.C
. 

Ya
m

am
ot

o 
A

rc
hi

te
ct

ur
e 

In
c.

 

23
86

 o
ak

 s
tr

ee
t,

 
v

an
co

u
v

er
, 

b.
c.

 
v

aH
 4

Jl
 

te
l:

 6
0

4
-7

3
1

-1
1

2
7

 
fa

x
: 

6
0

4
-7

3
1

-1
3

2
1

 

D
R

A
W

IN
G

 T
IT

L
E

 

P
A

R
K

IN
G

 P
L

A
N

-l
 

E
 1/

4
""

'1
' 

S
H

E
E

T
 N

O
. 

"'O
A"

"T
,,"E

-'-5
I'-5

12-
,-,.

--4
 A

 1
.0

2-
1 

D
R

A
W

N
 

P
S

 

P
R

O
J.

 N
O

. 
1

1
0

4
 

C
H

E
C

K
E

D
 

T
V

 



35
 IN

 T
H

E
 P

A
R

K
A

D
E

 A
N

D
 6

 
T

E
M

P
O

R
A

R
Y

-E
A

S
T

 L
O

T
 

-' ! 

, i J~ I 

!.'.
,.J'

-.....
 ~::::::

=::-
::::

.:::
:.::::

.::::.
:=: ..

 :::::
:::==

.::::
::=::

-.:~:
:-:::

:=:::
:::::

:::==
:::-=

::::::~
::.::::

:::::::
:::::.y

 I 
. _

_
_

 ._
. _

_ 
._

. _
_ 

.J
 

, 
! 

A
T

T
A

C
H

M
E

N
T

 4
 

R
E

LA
X

A
T

IO
N

 T
O

 0
.1

 A
P

P
R

O
V

E
D

 O
N

 W
E

S
T

 L
O

T
 

P
O

S
T

 
O

C
C

U
P

A
N

C
Y

 
S

T
U

D
Y

 
C

O
N

F
IR

M
S

 
0.

1 
IS

 
IN

S
U

F
F

IC
IE

N
T

 

T
E

M
P

O
R

A
R

Y
 S

O
LU

T
IO

N
 

S
U

R
F

A
C

E
 

P
A

R
K

IN
G

 
L

O
T

 
T

O
 

M
E

E
T

 

R
E

Q
U

IR
E

M
E

N
T

S
 W

IT
H

 8
 S

P
A

C
E

S
 

B
Y

L
A

W
 

IS
S

U
E

 

C
D
P
Y
f
"
h
t
A
.
r
l
g
h
h

r~
nr
V'
O<
L 

R
o

p
ro

<
!u

<
tI

""
ln

w
h

o
jo

o
,l

n
p

a
n

 I
lp

to
h

lb
ir

od
. 

T
II
I.

d
r.
"
'n

, 
.
.
.
 " 

In
ll

 ..
..

 "
.n

'o
!
u

,.
I •

• 
I.

t"
.

pf
0J

>
ll

rt
yo

ft
h 
..

..
 cM

.c
I

.n
d 

m
.
y
n
<
>
!
b
.
~
 •
• d

ln
a

"l
' .

..
 y 

...
 ll
h

o
"'

rh
 ..

. r
I"

.n
l"

'r
m

l •
• "

"'
0

4
tl

ll
.o

!!
lc

 ••
 

P
R

O
JE

C
T

 

R
IV

A
 

A
pa

rt
m

en
t 

d
ev

el
o

p
m

en
t 

77
31

 A
ld

e,
b,

id
ge

w
ay

 

R
ic

hm
on

d
. 

B
.C

. 

Ya
m

am
ot

o 
Ar

ch
ite

ct
ur

e 
In

c.
 

2
3

8
6

 o
a

k
 s

tr
e

e
t,

 
va

n
c
o

u
ve

r,
 

b
.c

. 
V

6
H

 4
Jl

 
te

l:
 6

04
-7

31
-1

12
7 

fa
x:

 6
0

4
-7

3
1

-1
3

2
7

 

D
R

A
W

IN
G

 T
IT

L
E

 

P
A

R
K

IN
G

 P
LA

N
-2

 

~
.
 ~

,
-
-
-
-
-
_
 ...

.. _
 ... __

 .. _
-
-
-

-
E

 
S

H
E

E
T

 N
O

. 
1/

4"
=

" 

-::O
~AT~

E-
'-5

IO-
5/2

-0-'
4-
-t
 A

 1.
02

-1
1 

D
R

A
W

N
 

P
S

 

P
R

O
J.

 N
O

. 
1

1
0

4
 

C
H

E
C

K
E

D
 

T
V

 



-'-
-8

 

._.
--

0
 

--
--

4
 

o
~
 

I i 
i 

! 
i 

" 
~1L,

 ~·~";;
;;"'~''!

:;~",,''
'_M:=.

~!l-
,U

 -

1 
--Ii

' 
H

 !I 
I 

.t
, 

, 
...J

...
-

HII
ITW

1T
lIff

8fB
 -

-
-
-

_.
_.
_

-
-

--
--

--
--

--
--

~-
I 

i 
i i 

i 

E
A

S
T

 L
O

T
 

A
T

T
A

C
H

M
E

N
T

 5
 

P
L

A
N

 -
03

: 

R
E

L
A

X
A

T
IO

N
 T

O
 0

.1
 A

P
P

R
O

V
E

D
 O

N
 W

E
S

T
 L

O
T 

P
O

S
T

 
O

C
C

U
P

A
N

C
Y

 
S

T
U

D
Y

 
C

O
N

F
IR

M
S

 
0.

1 
IS

 
IN

S
U

F
F

IC
IE

N
T

. 

F
IN

A
L

 S
O

L
U

T
IO

N
 

E
X

IS
T

IN
G

 
P

A
R

K
IN

G
 

E
A

S
E

M
E

N
T

 
A

L
L

O
W

S
 

W
E

S
T

 

L
O

T
 A

C
C

E
S

S
 T

O
 A

L
L

 V
IS

IT
O

R
 P

A
R

K
IN

G
 S

T
A

L
L

S
 

O
N

 T
H

E
 E

A
S

T
 L

O
T

 

T
O

T
A

L
 V

IS
IT

O
R

 S
T

A
L

L
S

 
W

E
S

T
 L

O
T

-3
5

 

E
A

S
T

 L
O

T
 -

48
 

T
O

T
A

L
 -

83
 

V
IS

IT
O

R
 P

A
R

K
IN

G
 R

A
TE

 O
V

E
R

A
L

L
 

66
0 

U
N

IT
S

 @
 0

.1
25

 =
 

83
 V

IS
IT

O
R

 S
T

A
L

L
S

 

IS
S

U
E

 

C
c
p
l
r
l
g
h
L
A
l
l
t
l
~
~
t
s
r
n
.
,
 .
. <

I, 

R
ep

re
d

"o
rl

an
 I

n 
..

 ~a
l
.
o
'
i
n
 p
.r

tl
'
Pl

oh
lb

ll
~
d.
 

T
hl

.
dr

aw
ln

g 
••

 a
n 

1n
.\

,u
m

o n
l

o f
"
,"

c
o

l.
rh

l
p

to
p

tr
ty

o
ft

h
l
.,

o'
,l!

ec
l

an
d 

m
oy

 "
<>

11
>0

 "
o

ed
 I

n 
o

n
yw

a
y 

..
 ~h
o
U
\
t
h
.
 w

,i
tt

e
n 

po
rm

ln
lo

n 
cr

U
ll.

 
oI

fi
oe

. 

P
R

O
JE

C
T

 

R
IV

A
 

A
p

ar
tm

en
t 

d
ev

el
o

p
m

en
t 

77
31

 A
ld

e
rb

ri
d

g
e

w
a

y 

R
ic

h
m

o
n

d
, 

B
.C

. 

Ya
m

am
ot

o 
Ar

ch
ite

ct
ur

e 
In

c.
 

2
3

8
6

 o
ak

 s
tr

ee
t,

 
v

an
co

u
v

er
, 

b.
c.

 
V

6H
 4

Jl
 

te
l:

 6
0

4
-7

3
1

-'
1

2
7

 
fu

;:
 6

0
4

-7
3

1
-1

3
2

7
 

O
R

A
 W

IN
G

 T
IT

L
E

 

P
A

R
K

IN
G

 P
L

A
N

-3
 

31
9 

U
N

IT
S

 @
 0

.1
5 

= 
48

 V
IS

IT
O

R
 S

T
A

L
L

S
 

E
 

S
H

E
E

T
 N

O
. 

11
4"

=
" 

~DA
~TE

-''
'-0

5/2
-0-

'4-
-t 

A
 1.

02
-1

11
 

D
R

A
W

N
 

P
S

 

P
R

O
J.

 N
O

. 
1

'0
4

 
C

H
E

C
K

E
D

 
T

Y
 


	#1 - Application - 4220 Vanguard Road

	Att. 1 - Dev. Application Data Sheet

	DP 14-662568


	#2 - Application - 11380 Steveston Highway 
	Att. 1 - Key Plan

	Att. 2 - Letter of Intent/Implementation Plan

	Att. 3 - Development Application Data Sheet

	Att. 4 - Corr. from property owner at 11331 Coppersmith Way

	Att. 5 - Applicant's written response to concerns

	Att. 6 - Proposed Tree Retention Plan

	Att. 7 - LEED Project Checklist

	DP 14-657502


	#3 - Application - 5311 & 5399 Cedarbridge Way 
	Att. 1 - Dev. Application Data Sheet

	DV 13-634940





