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Development Permit Panel
Electronic Meeting

Council Chambers, City Hall
6911 No. 3 Road

Wednesday, August 21, 2024
3:30 p.m.

MINUTES

Motion to adopt the minutes of the Development Permit Panel meeting held on June 12,
2024.

DEVELOPMENT PERMIT 21-934620
(REDMS No. 7701427)

APPLICANT: Zhao XD Architect Ltd.

PROPERTY LOCATION: 8031, 8051, 8071 No. 2 Road and 5760, 5780, 5786 Blundell
Road

Director’s Recommendations
That a Development Permit be issued which would:

1. permit the construction of 25 townhouse units at 8031, 8051, 8071 No. 2 Road and
5760, 5780, 5786 Blundell Road on a site zoned “Medium Density Townhouses
(RTM3)”; and

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

(&) reduce the minimum front yard (north yard) and exterior side yard (east
yard) from 6.0 m to 5.5 m; and

(b) reduce the minimum lot width from 50.0 m to 43.0 m.
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ITEM
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DEVELOPMENT PERMIT 24-011767
(REDMS No. 7651471)

APPLICANT: Canadian Tire Ltd.

PROPERTY LOCATION: 11388 Steveston Highway

Director’'s Recommendations

That a Development Permit be issued which would permit exterior renovations to the
facade of the existing building located at 11388 Steveston Highway on a site zoned
“Industrial Community Commercial (ZC6)”.

DEVELOPMENT PERMIT 24-037979
(REDMS No. 7758844)

APPLICANT: Zeidler Architecture

PROPERTY LOCATION: 6551 No. 3 Road

Director’'s Recommendations

That a Development Permit be issued which would permit exterior upgrades to the main
East and West mall entrance of the existing building at 6551 No. 3 Road on a site zoned
“Downtown Commercial (CDTI1)”.

New Business

Date of Next Meeting: September 12, 2024

ADJOURNMENT



City of
Richmond Minutes

Development Permit Panel
Wednesday, June 12, 2024

Time: 3:30 p.m.
Place: Remote (Zoom) Meeting
Present: Wayne Craig, General Manager, Planning and Development, Chair

Cecilia Achiam, General Manager, Community Safety
Kirk Taylor, Director, Real Estate Services

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

MINUTES

It was moved and seconded
That the minutes of the meeting of the Development Permit Panel held on May 29, 2024

be adopted.
CARRIED
1. DEVELOPMENT PERMIT 23-023854
(REDMS No. 7681802)
APPLICANT: HNPA Architecture & Planning Inc.
PROPERTY LOCATION: 6071 Azure Road
INTENT OF PERMIT:
1. Permit the construction of a low-rise to mid-rise residential development comprising

330 residential units, including 50 low-end-of-rental (LEMR) units, 110 moderate-
income rental units and 170 market rental units at 6071 Azure Road on a site zoned
“Low to Mid Rise Apartment (ZLR45) — Thompson”; and
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2. Vary the provisions of Richmond Zoning Bylaw 8500 to:

(a) reduce the minimum setback from Westminster Highway from 4.5 m to 4.35 m
behind the bus stop and 4.14 m at the Westminster Highway and Azure
Boulevard corner cut; and

(b) reduce the minimum manoeuvring aisle width from 6.7 m to 6.1 m.

Applicant’s Comments

Jun Nan, HNPA Architecture and Planning Inc., with the aid of a visual presentation
(attached to and forming part of these minutes as Schedule 1), provided background
information on the proposed development, highlighting the following:

the existing rental residential site with 50 townhouse units will be redeveloped into
two four-storey apartment buildings and one six-storey apartment building with 330
units consisting of 50 low-end-of-market rental (LEMR) units, 110 moderate-
income rental housing units and 170 market rental units;

46 percent of the total number of units are family-friendly units or units having two
to four bedrooms,

the building height steps down to provide an appropriate interface with the adjacent
single-detached homes;

the buildings are arranged to surround two major courtyards on podium level with a
single-level parking structure below;

the outdoor amenity spaces provided on the podium level and at the fifth floor of
. the northeastern building are for the shared use of all residents in the proposed
development;

indoor amenity spaces are provided in each building and most are located to open
up visually or physically to the outdoor amenity spaces;

the total area proposed for indoor and outdoor amenity spaces exceeds the City
requirements;

the use of different materials and colours visually breaks down the building
massing and provides identity to each building;

L] the podium level central courtyard is accessible from the street;
] all of the units meet Basic Universal Housing (BUH) requirements; and
" the project meets the City’s energy efficiency and parking requirements.
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James Whelan, Durante Kreuk Ltd., with the aid of the same visual presentation, briefed
the Panel on the main landscape features of the project, noting that (i) the western
courtyard has been designed for active uses while the eastern courtyard has been designed
for passive uses, (ii) urban agriculture areas are located in the podium level outdoor
amenity area and at the fifth floor level of the northeastern building which also provides
opportunities for social gathering and events, (iii) all urban agriculture planters have been
designed to be accessible for all users, (iv) grade changes along the three road frontages
are addressed through tiered retaining walls and significant planting, (v) a grove of trees
along the western edge of the site have been retained, (vi) proposed planting includes
native and non-native and deciduous and coniferous species, (vii) open spaces for public
use are proposed on ground level, and (viii) a variety of play equipment and elements are
proposed for the children’s play area to cater to different children’s age groups.

Staff Comments

In reply to queries from the Panel, staff noted that (i) there is a Servicing Agreement
associated with the project including but not limited to the design and construction of road
works including road widening on Westminster Highway and frontage improvements
along the three road frontages of the site, traffic calming, utility connections and sanitary
sewer upgrades, (ii) the proposed parking complies with the Zoning Bylaw requirements
and a package of Transportation Demand Management (TDM) measures is proposed to
reduce vehicle ownership in the proposed development, (iii) the subject site is impacted
by aircraft noise and the project has been designed to meet the City’s aircraft noise interior
sound levels and thermal comfort requirements during summer, (iv) the project has been
designed to achieve Step 3 of the BC Energy Step Code with a low-carbon energy system
and will connect to a City District Energy Utility (DEU) facility for domestic hot water
heating when one is available in the area, (v) the rooftop urban agriculture is provided for
the shared use of all residents in the proposed development, (vi) a significant number of
trees along the west property line of the subject site will be retained and protected to
provide a buffer to the single-family homes to west, and (vii) the applicant is required to
plant 90 replacement trees to compensate for some existing trees being removed from the
site but the applicant is proposing to plant 154 trees.

Panel Discussion

In reply to queries from the Panel, staff confirmed that (i) the Transit Pass Program is part
of the proposed TDM measures and is offered to all residents of the development and
provides a two-zone monthly bus pass for a period of one year, (ii) the proposed 50
LEMR rental housing units are replacement units for the existing rental housing units on
the subject site and existing tenants will be offered the option of renting a replacement
LEMR unit in the proposed development, and (iii) the six rental housing units currently
tenanted by Vancouver Coastal Health (VCH) clients will continue to be offered to VCH
when construction of the LEMR units in the development is completed.
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Discussion ensued regarding access to the podium level central courtyard and it was noted
that (i) the central courtyard is only for private use of residents and is not publicly
accessible, (ii) there are no gates or fencing proposed at the top or bottom of the ramp and
stairs, and (iii) the elevation change from street level sidewalk to the podium level central
courtyard marks the transition from the public realm to the semi-private realm.

Following discussion, the applicant was advised to install appropriate signage on the site
to inform pedestrians that the podium level courtyard is a private space.

In reply to queries from the Panel, the applicant advised that (i) different types of lighting
for different areas in the development are proposed, (ii) all planted areas in the
development will be irrigated, (iii) the applicant will work with the arborist to ensure
appropriate measures are taken during construction to ensure the protection and survival
of existing trees along the west property line, and (iv) the urban agriculture areas are
provided with tool storage spaces as well as potting benches and compost storage areas.

Discussion ensued regarding the location of mechanical units and it was noted that (1)
majority of mechanical units for the low-carbon energy system will be located in the
parkade, (ii) a limited number of mechanical units for corridor ventilation are proposed to
be located on building rooftops, and (iii) the provision of a heat pump for each unit and
their proposed location in balconies are currently in the planning stage.

As a result of the discussion, the applicant was advised to take into consideration in their
planning the noise that will be generated by the heat pumps and introduce appropriate
noise mitigation measures.

In reply to a query from the Panel, staff confirmed a tree survival security is required to be
provided by the applicant to ensure the survival of on-site trees identified for retention.

Discussion ensued regarding the proposed architectural and landscape treatment for
ground level exterior walls facing property lines and it was noted that (i) fencing and
landscape screening are proposed for the loading area along Azure Boulevard, (ii) there is
a high cast-in-place concrete wall adjacent to the bicycle parking area near the parkade
entry on Azure Boulevard, (iii) flush landscaping is proposed at the bicycle parking area
on Azure Boulevard near the northeast corner of the site, and (iii) there is a long concrete
parkade wall along the west property line adjacent to the retained grove of trees.

Following discussion, the applicant was advised to (i) investigate opportunities to add
more interest to the treatment of concrete walls along the west property line and adjacent
to bicycle parking areas along Azure Boulevard, and (ii) introduce appropriate treatment
to discourage tagging on smooth cast-in-place concrete walls.

In reply to the query from the Panel regarding the anticipated time frame for the
development of the project and projected start date of tenant relocation, the applicant
advised that (i) tenant relocation will only commence after Building Permit issuance, and
(ii) subject to the timing of Building Permit issuance and completion of pre-construction
activities, construction could start in June of next year at the earliest.
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In reply to a query from the Panel regarding details of the tenant relocation plan associated
with the proposed development, staff noted that the tenant relocation plan secured at
rezoning includes (i) providing tenants with a minimum of four months’ notice to end the
tenancy, (ii) offering tenants the option of renting a replacement LEMR unit and the six
housing units currently tenanted by VCH clients in the existing development will continue
to be offered to VCH in the new development, (iii) offering tenants who have resided in
the existing development longer than one year the choice of four months’ free rent or
lump sum equivalent, exceeding the OCP policy requirement of three months’ free rent or
lump sum equivalent, and (iv) acknowledging that some tenants may require additional
assistance throughout the relocation process.

Correspondence
Susan Campbell, 6051 Azure Road (Schedule 2)

In reply to concerns indicated in the letter regarding hospital personnel and visitors using
the neighbourhood for parking and opposition to the subject application moving forward,
staff noted that (i) staff has followed up with the Richmond resident to confirm that
parking needs of the proposed development are provided on-site and there are TDM
measures proposed to reduce vehicle ownership, (ii) as directed by Council, staff
conducted a consultation with residents in the neighbourhood on the potential of
introducing a resident only parking program, and (iii) the completed survey indicated little
support for the program, except for one small street in the area which is proceeding with
the program on a pilot basis.

Gallery Comments

None.

Panel Discussion

The Panel expressed support for the project, noting that the proposed development
provides 100 percent rental housing units with a high percentage of family-friendly units
and varying levels of affordability.

In addition, staff was directed to work with the applicant to (i) investigate opportunities to
install access controls such as signage to the outdoor amenity area from public areas, and
(i1) review the treatment of exposed walls along the Azure Boulevard ﬁontage and west
property line of the subject site.

Also, the applicant was advised to coordinate with City staff regarding phasing of
construction of the development if they have not done so already.
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Panel Decision

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

L permit the construction of a low-rise to mid-rise residential development
comprising 330 residential units, including 50 low-end-of-rental (LEMR) units,
110 moderate-income rental units and 170 market rental units at 6071 Azure
Road on a site zoned “Low to Mid Rise Apartment (ZLR45) - Thompson’’; and

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

(a) reduce the minimum setback from Westminster Highway from 4.5 m to 4.35
m behind the bus stop and 4.14 m at the Westininster Highway and Azure
Boulevard corner cut; and

(b) reduce the minimum manoeuvring aisle width from 6.7 m to 6.1 m.

CARRIED
2. New Business
It was moved and seconded
That the Development Permit Panel meeting tentatively scheduled on Wednesday, June
26, 2024 be cancelled.
3. Date of Next Meeting: July 10, 2024
ADJOURNMENT
It was moved and seconded
That the meeting adjourn (4:26 p.m.).
CARRIED
Certified a true and correct copy of the
Minutes of the nmeeting of the
Development Permit Panel of the Council
of the City of Richmond held on
Wednesday, June 12, 2024.
Wayne Craig Rustico Agawin
Chair Committee Clerk
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SITE CONTEXT

This project is located at 6071 Azure Road, at the intersection of Azure
Road and Westminster Highway. The site is located within Richmond's
Thompson area. It is adjacent to Richmond's City Centre and surround-
ed by many of Richmond's major commercial establishments, parks,
hospital and recreational facilities.

The area s currently cccupled by a number of iowrise residential build-
ings. The bulldings are decades old and are in desperate need of major
renewal. Given the site's adjacency to Westminster Highway, redevelop-
ment of the site will also bring refreshirig changes to this major street in
Richmond.

The site is in a transitional area hetween single family house neighbor-
hood on the west and muttifamily housing on the east, institution and in-
dustrial facifities crossing the street. The site is within convenient walic-
ing distance to the city centre and has good access to public transit.

6071 AZURE ROAD, RICHMOND












HOUSING AN ) LIVABILITY

A 100% RENTAL HOUSING DEVELOPMENT

The proposed development is comprised of three buitdings that will sup-
ply a total of 330 much-needed rental units to the area and the City of
Richmond. 48% of the units are affordable rental housing.

50 LEMR Unit

Total 50 Low-End Market Rental Housing (LEMR) units in Building A and
C. The types, sizes, rental rates, and occupant income restrictions for
LEMR units are in accordance with the City's Affordable Housing Strate-
gy and guidelines for Low End Market Rental (LEMR) housing

110 HlLs Unit
110 Moderate Income Rental Housing unit with the Housing Income Lim-
its (HILs) are located in Building Aand B.

170 Market Rental Housing Unit
170 Market Rental Housing units in Building A, Band C.

56% units are family unit with 2 or more bedrooms

LEMR HILS Market Rental TOTAL

Total Unit 50 110 170 330
STUDIO 0 0% 24 22% 19 11% 43

1 BEDROOM 4 8% 62 56% 69 41% 135
2 BEDROOM 14 2B% 20 18% 49 29% 83

3 BEDROOM 29 58% 4 4% 33 19% 66

4 BEDROOM 3 b% 0 0 3
BUH Unit 50 100% 110 100% 170 100%

6071 AZURE ROAD, RICHMON































PUBLIC REALM DESIGN

PLAZA

The central plaza can be accessed by everyone in the area with its provi-
sions such as achildren’s play area, seating, and a paved path for an eve-
ning stroll. Itis designed to be enjoyed by all residents and the public. The
much-landscaped plaza is semi-private and connects the development
to the outdoor world. it provides areas for outdoor activities.

7
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PUBLIC REALM DESIGN

INDOOR AMENITIES

Each building provides indoor amenity spaces for its residents. These
spaces are conveniently located at the center of plaza level and have an
easy connection between indoor and outdoor amenity space.,

>
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ACCESSIBILITY

Accessibility Strategy
»  Accessible path connecting public sidewalks to the main entries,
+ Accessible path to the plaza and outdoor amenity space,

+  Accessible parking is at visible location near elevator lobby in parkade.

« Access to therecycling and garbage roomis wheel chair accessible.
A 4.

Accessibility Units
100% units meet the Basic Universal Housing (BUH) requirement.
In-suite stairs are designed for future stair lift installation
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SIDES: CURB AND SIDEWALK].

5. For all exisling on sile services and survey symbols reler fa
survey drawings.

6. Alllondscaping ond Irealmen! of the open porlions of
Ihe sile shall be compleled in accordonce with the
approved diowings wilhin six {§) monlihs of the dale of
issuance of any required occuponcy permil, or any use of
occuponcy of Ihe proposed develap ment not requiring
an occuponcy permil, ond thereafler penmanently
mainiained in good condilions.

7. All Polios shall be equipped wilh hose bibs,

8. Allimigallon valve boxes equipped wilh quick-couplers.

9. Coniferous replocement Irees shall be 4m heighl and
deciduous replocement rees shall be Bcm caliper per
Cily ol Richmond.

DESIGN RATIONALE

The landscape design creates attractive and safe public,
seml-private and private spaces for residents and the
neighborhood.

The residential courtyard aims to provide a sense of
community and inclusivity by affering a variety of
oppertunities for different user groups to socialize and
enjoy. Two distinct courtyard spaces encourage active
and passive types of use. The west space adjacent to
building A provides Iots of social gathering opportunities
on a large seating terrace overlooking a kid's play space
and fexible use open lawn. Within the east courtyard
encircled by building B, a raised garden is praposed.
Sureounded by trees and lush planting, the create a
relaxed and intimate garden. Connecting-these spaces
east and west runs a central spine with a fitness amenity
zone and fows of tree planting, All units have been
designed to have a private patio or an entry porch with
private access to the courtyard spaces.

Along the street frontages, grade differentials to private
‘patios at Westminster Hwy, Azure Blvd and Azure Road
are addressed through teiracing of landscape planters.
These terraces are designed to provide effective privacy
screening without compromising soil volumes for
‘semi-mature tree plantings. Finished soil levels will be
sloped to further assist in bedding the terraced walls into
the landscape. Where feasible, stepped access is
provided far residents to gain access to private patios
from street level,

The project conttibutes to the neighbourhood by providing
an attractive public parkette tucked back from the
junction of Azure Road and Azure Blvd. Building entry
plazas provide opportunities for public seating and
gathering along all three sides,

On the level 5 amenity terrace, the range of pragrams
include an outdaor kitchen and dining, outdoor lounges,
sun lawn and urban agriculture planters. A trellis with
catenary lighting will enclose and protect the kitchen/
dining space with attractive timber decking. Trees will be
planted in raised planters to provide additional shade,
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Schedule 2 to the Minutes of the
Development  Permit  Panel
meeting held on Wednesday,
June 12, 2024

From:
Sent:
To:
Subject:

susancampbell@shaw.ca

June 11, 2024 8:26 AM

CityClerk

DP 23-023854 for 6071 Azure Road

To Development Permit Panel
Date:__JUNE |2, 2024

Re:___ PP 23-02385%

City of Richmond Security Warning: This email was sent from an external source outside the City. Please do not click or open
attachments unless you recognize the source of this email and the content is safe.

City Clerk:

| sent a letter of opposition to the original rezoning of this property citing traffic concerns. Apparently those concerns
were not considered as Council passed the rezoning and now we are at the Development Permit phase. | imagine my
concerns will continue to be ignored but once again | would like to restate and re-emphasize my concerns.

| live at 6051 Azure and hospital personnel use our neighbourhood to park in preferring to park here for free than pay
the parking fee in the hospital parking parkade. Visitors to the hospital also use the area for free parking as well. There
is just no parking in the area at all and | cannot imagine the chaos that will occur when the City adds another potentially
330 cars in the area trying to find parking. Itis madness. | will, of course, speak through the ballot box but the damage
has been done. | urge City Council to not pass this DP — stop the development at this stage. There is no parking and
even if Council decided to implement resident parking only in our area {which | asked for years ago) adding a potential
of 330 additional cars will not help.

| urge City Council to not issue the DP.

Best wishes, Susan




& City of
) §,. Richmond Report to Development Permit Panel

To: Development Permit Panel Date: July 31,2024

From: Joshua Reis File: DP 21-934620
Director, Development

Re: Application by Zhao XD Architect Ltd. for a Development Permit at 8031, 8051,

8071 No. 2 Road and 5760, 5780, 5786 Blundell Road

Staff Recommendation
That a Development Permit be issued which would:

1. Permit the construction of 25 townhouse units at 8031, 8051, 8071 No. 2 Road and 5760,
5780, 5786 Blundell Road on a site zoned “Medium Density Townhouses (RTM3)”; and

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

a) Reduce the minimum front yard (north yard) and exterior side yard (east yard) from
6.0 m to 5.5 m.

b) Reduce the minimum lot width from 50.0 m to 43.0 m.

s

Joshua Reis, MCIP, RPP, AICP
Director, Development
(604-247-4625)

JR:cl
Att. 3
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Staff Report
Origin
Zhao XD Architect Ltd. has applied on behalf of 1085796 BC Ltd., 1209136 BC Ltd., and XW]J
Enterprises Ltd. (Directors: Jia Xun Xu, Hua Han and Jie Xu, respectively) to the City of
Richmond for permission to develop 25 townhouse units at 8031, 8051, 8071 No. 2 Road and

5760, 5780, 5786 Blundell Road, on a site zoned “Medium Density Townhouses (RTM3)”. A
location map of the subject site is provided in Attachment 1.

The site is being rezoned from the “Small-Scale Multi-Unit Housing (RSM/L)” zone to the
“Medium Density Townhouses (RTM3)” zone for this project under Richmond Zoning Bylaw
8500, Amendment Bylaw 10378 (RZ 18-829337). The Bylaw was given third reading at the
Public Hearing held May 16, 2022, and the applicant is working to complete all of the rezoning
requirements.

A Servicing Agreement is required as a condition of rezoning bylaw adoption for servicing and
frontage improvements, including construction of new sidewalks and treed/grass boulevards
along No. 2 Road and Blundell Road, and widening of the existing driveway crossing to be
shared with 8091 No. 2 Road to a width of 7.5 m, consistent with the City’s Engineering Design
Specifications.

Development iInformation

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

Background

The subject site is located on the southwest corner of the intersection of No. 2 Road and Blundell
Road. The site currently consists of six properties, each containing an existing single-detached
dwelling and each having an individual driveway crossing to either No. 2 Road or Blundell
Road. Existing development immediately surrounding the subject site is as follows:

To the north: Immediately across Blundell Road, are lots zoned “Small-Scale Multi-Unit
Housing (RSM/L)”, each containing single-detached dwellings and which are
designated for “Arterial Road Townhouse” development under the Arterial Road
Land Use Policy in the Official Community Plan (OCP).

To the east:  Immediately across No. 2 Road, are lots zoned “Community Commercial (CC)”,
“Community Commercial (ZC14) — Blundell Road”, and “Neighbourhood
Commercial (CN)”, which are occupied by the Blundell Plaza shopping centre.

To the south: A lot zoned “Medium Density Townhouses (RTM1)”, containing 10 townhouses
fronting No. 2 Road.

To the west:  Are lots zoned “Small-Scale Multi-Unit Housing (RSM/L)”, fronting Cantley
Road, one of which contains a duplex and the other contains a single-detached
dwelling. To the west, fronting Blundell Road, is a lot zoned “Medium Density
Townhouses (RTM1)”, containing 16 townhouses.

7701427



July 31, 2024 -3- DP 21-934620

Rezoning and Public Hearing Results

The Public Hearing for the rezoning of this site was held on May 16, 2022, At the Public
Hearing, concerns about the development proposal were expressed both in person and via written
submissions. The nature of the concerns was primarily as follows:

¢ Comments respecting the proposed form of development with a preference to see apartment
housing, which may be more affordable and have a lower lot coverage to enable tree and
wildlife retention.

e The residents of the existing neighbouring townhouse site to the south at 8091 No. 2 Road
were opposed to the proposed use of the shared driveway for vehicle access to the subject site
due to cost-sharing and maintenance concerns, increased volume of traffic and parking, and
traffic safety.

The proposed use is in compliance with the Official Community Plan land use designation and
the Arterial Road Land Use Policy, and the applicant is proposing a townhouse development
consistent with that designation. The retention of existing healthy trees was determined as part of
the Rezoning Application and replacement of trees proposed for removal is proposed to be
provided at a greater than 2:1 ratio.

In response to the concerns raised about the driveway use, staff have confirmed that there is an
existing Statutory Right-of-Way (SRW) for Public-Right-of-Passage registered on Title of the
townhouse site to the south at 8091 No. 2 Road for shared use of the driveway to access the
subject site and that the driveway crossing will be widened and frontage improvements
undertaken consistent with the City’s current design standards. This approach serves to reduce
the number of driveway crossings which can otherwise contribute to vehicle and pedestrian
conflicts. Staff have continued to work with the applicant to encourage them to come to an
agreement with the owners of the neighbouring townhouse site on the cost-sharing and
maintenance of the driveway. To-date the applicant has advised that their efforts to engage their
neighbours on this matter are ongoing and that the two parties are close to finalizing the terms of
the agreement. The applicant has advised that the two parties will finalize the agreement as the
proposal moves forward to construction stage.

During the rezoning process, staff also identified the following design issues to be resolved at the
Development Permit (DP) stage:
e Detailed design review for compliance with the DP Guidelines for townhouses in the OCP.

e Review of the size and species of proposed new trees to ensure an appropriate mix of
deciduous and coniferous tree species.

o Refinement of the common outdoor amenity space design and programming.

o Review of accessibility features, including the provision of Convertible Units and aging-in-
place features in all units.

e Review of the sustainability features proposed as part of the development.
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e Review of any necessary noise attenuation features to be incorporated into the design to
mitigate impacts from traffic noise, as well as confirmation that the noise generated by any
proposed exterior mechanical systems complies with City bylaws.

Through the review of this DP Application, staff worked with the applicant to address these
1ssues to staff’s satisfaction and to ensure that the proposed architectural form and character is
consistent with the intent of the applicable design guidelines contained within the OCP. The
applicant has made revisions to the proposal to address the design issues identified, including:

¢ Revising the Landscape Plan to increase tree sizes and provide a greater variety of tree
species throughout the site, as well as to refine the common outdoor amenity space design to
provide for greater shrub and tree planting.

¢ Demonstrating on the plans that all applicable accessibility features are incorporated into the
design of the four Convertible Housing units and that all units contain aging-in-place
features.

¢ Describing the sustainability features proposed as part of the development, including
confirmation that the proposed design will comply with the Energy Step Code.

e Incorporating noise attenuation features into the building design to mitigate traffic noise
impacts consistent with the report recommendations by a registered Acoustic Engineer in
order to meet the City’s noise standards for interior living spaces, such as upgraded glazing
and exterior wall assemblies (wall and glass type/thickness) for specific areas of the
buildings, as shown on the drawings.

¢ Providing confirmation that noise associated with operation of the proposed exterior
mechanical system (e.g., heat pump condenser units) will comply with the City’s noise
regulation bylaw and the City’s guidelines for interior noise standards.

Staff Comments

The proposed scheme attached to this report (Plans # 1 to 4.I) has satisfactorily addressed the
significant urban design issues and other staff comments identified as part of the review of the
subject DP Application. In addition, it complies with the intent of the applicable sections of the
OCP and is generally in compliance with the “RTM3” zone, with the exception of the zoning
variances noted below.

Zoning Compliance/Variances (staff comments in bold)

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

a) Reduce the minimum front yard (north yard) and exterior side yard (east yard) from 6.0 m to
5.5m.

Staff supports the proposed variance for the following reasons:

o It assists with off-setting the reduced lot dimensions resulting from road dedication to
accommodate the required frontage improvements along both No. 2 Road and Blundell
Road. Furthermore, the distance between the proposed buildings and the curb of the
road remains at approximately 9.0 m despite the technical variance.
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e Although the setback is reduced, the proposal maintains consistency with the minimum
private outdoor space guidelines in the OCP (30 m? per unit) through the provision of a
combination of yards at grade as well as secondary balconies along the drive-aisle on
the second level of the three-storey units.

o Due to its location on an arterial roadway, the applicant has submitted an acoustic
report and documentation by registered Acoustical and Mechanical Engineers, which
confirm that the proposal will comply with the standards for interior noise levels and
thermal comfort conditions in the OCP. Prior to DP issuance, a traffic noise covenant
is to be registered on Title for public awareness and to ensure construction complies
with the City’s standards.

This variance was identified as part of the Rezoning Application and no concerns on this
matter were raised by members of the public at that time.

b) Reduce the minimum lot width from 50.0 m to 43.0 m.

Staff supports this as it is a technical variance due to the resulting lot geometry after land
assembly and the lot width measurement being derived using the shorter frontage on a
corner lot. The proposal demonstrates that a functional site plan that meets the design
guidelines in the OCP is achievable for this townhouse proposal despite the technical
variance.

Advisory Design Panel Comments

The Advisory Design Panel review of the proposal was held on October 5, 2023, and received
support to move forward to the DP Panel subject to the applicant giving consideration to the
comments identified by the Panel members. A copy of the relevant excerpt from the Advisory
Design Panel Minutes is attached for reference (Attachment 3). The design response from the
applicant has been included immediately following the specific Design Panel comments and is
identified in ‘hold italics’.

Analysis
Conditions of Adjacency

e The proposed townhouses at the subject site have been designed with consideration of the
existing surrounding housing context and are consistent with the design guidelines in the
OCP for townhouses on arterial roads.

e Three-storey units are proposed along No. 2 Road consistent with that of townhouses to the
south, and three-storey units proposed along Blundell Road step down to two-storeys next to
existing two-storey townhouse end units to the west.

e Two-storey units in duplex form, with wider than minimum setbacks to the ground and
second floors, are proposed along the rear yard interface with existing single-detached
housing to the west, consistent with the design guidelines for Arterial Road Townhouses in
the OCP (i.e., minimum 4.5 m and 6.0 m, respectively).

Site Planning, Access, and Parking

e The proposed development is for 25 townhouse units on a site that will be approximately
4,040 m? in area after the required road dedication along No. 2 Road and Blundell Road.
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The site layout consists of seven buildings located on either side of a drive-aisle that runs
parallel to No. 2 Road and then west to run parallel to Blundell Road, as follows:

- Two three-storey buildings are proposed fronting No. 2 Road, on the east side of the
north-south leg of the drive-aisle, each of which contain six units (Buildings 1 and 2).

- Two three-storey buildings are proposed fronting onto Blundell Road, on the north side
of the east-west leg of the drive-aisle, one of which is a fourplex and the other a triplex
(Buildings 3 and 4). The end unit at the west end of Building 4 steps down to two-
storeys consistent with that of the existing adjacent townhouse end unit to the west.

- Three two-storey duplex buildings are proposed on the west side of the north-south leg of
the drive-aisle, along the rear yard interface with existing single-detached housing
(Buildings 5 to 7).

Vehicle access to the subject site was reviewed as part of the Rezoning Application and
supported by the City’s Transportation Department. Vehicle access to the site is proposed
from No. 2 Road via the existing adjacent driveway crossing to the south at 8091 No. 2 Road,
over which is secured a SRW for Public-Right-of-Passage for shared access to the subject
site and which is to be widened to a total of 7.5 m as part of this development. As part of the
Rezoning Application for the subject site, the applicant is required to register a reciprocal
SRW for Public-Right-of-Passage on Title allowing residents and visitors of both sites to
cross over the shared drive-aisles.

Pedestrian access to the site is proposed from both No. 2 Road and Blundell Road via
pathways between buildings, as well as via the shared driveway. The dual use of the shared
driveway by both vehicles and pedestrians 1s highlighted by its decorative surface treatment
at the entry.

On-site parking is provided consistent with Richmond Zoning Bylaw 8500. Resident vehicle
parking spaces are proposed in individual garages, while surface parking spaces are provided
at various locations on-site for visitors. Bike parking is also proposed within individual
garages, while a bike rack for visitors is proposed at the pedestrian access to the site between
Buildings 2 and 3.

A centralized storage room that is adequately sized to accommodate the required waste and
recycling bins is incorporated into the south end of Building 1 near the entrance to the site for
ease of servicing.

Architectural Form and Character

The proposed building massing and height is intended to be sympathetic to and compatible
with that of the existing surrounding context of varied development such as three-storey
townhouses along the arterial roads, two-storey housing to the west and commercial
development immediately across the street and on the northeast corner of No. 2 Road and
Blundell Road.

The proposed architectural character is inspired by the “French style” with an integration of
the main mansard roof with the upper floor windows, creating a dormer-like expression that
reflects a traditional residential character and assists with breaking down the apparent
building height.
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The design employs repetition of typical residential fagade components such as covered unit
entries or entries accentuated with architectural detailing (e.g., pilasters and cornices) that are
in alignment with upper floor windows, which assist to define each individual townhouse
unit and to create a rhythm of expression along the street, while appropriate fagade and
colour variations are also provided to minimize monotony.

Facade articulation and the proposed material and colour palette assist with providing visual
interest and breaking down the buildings into smaller components. Masonry veneer cladding
is proposed for portions of the ground floor walls while stucco and metal roofing in varying
shades of the colour palette is proposed on upper stories.

Open Space & Landscape Design

Common outdoor amenity space is centrally located on-site and is sized in accordance with
the design guidelines in the OCP (150 m?). The space contains bench seating, a children’s
play structure that provides for climbing, jumping, sliding and imaginative play, a lawn area,
as well as a variety of plant material and a Katsura Tree.

Private outdoor space for each of the units is provided consistent with the size guidelines in
the OCP (min. 30 m? per unit) and is primarily in the form of yards at grade, with secondary
balconies along the internal drive-aisles for the street-fronting units.

On-site tree retention and removal was assessed as part of the Rezoning Application, at
which time it was identified that:

- One tree on the subject site, as well as one shared tree, a hedge and five trees on the
neighbouring property to the west at 8080 Cantley Road, are to be retained and protected
(Trees # 385, 391, A to E). To ensure that retained trees are protected and maintained,
the applicant is required to submit a Tree Survival Security in the amount of $10,000.00
prior to final adoption of the rezoning bylaw.

- 12 trees, including two significant trees, are to be removed and 26 replacement trees are
required to be planted and maintained on-site.

The Landscape Plan shows the trees that are to be retained and removed, and also shows that
a mix of 31 deciduous and coniferous replacement trees are proposed to be planted and
maintained on-site, which exceeds the required number of replacement trees (i.e., Columnar
Bowhall Maple, Katsura Tree, Dawyck Gold Beech, Vanderwolf’s Pyramidal Limber Pine,
and Pink Flowered Japanese Snowbell).

A variety of shrubs, grasses, perennial plants, and groundcovers are also proposed on-site,
including (but not limited to): Azalea, Boxwood, Hydrangea, Skimmia, Viburnum, Evergold
Japanese Sedge, Dwarf Fountain Grass, False Spirea, and Western Sword Fern.

The Landscape Plan indicates that all soft landscaped areas are to be equipped with a high-
efficiency automatic irrigation system designed to industry standards.

To define the street edge and clearly distinguish between public and private space along the
street frontages, low fencing with pedestrian gates is proposed, while solid wood privacy
fencing is proposed around the perimeter of the site.
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e A concept for exterior lighting is provided and includes low bollard lighting at pedestrian
access points, pathways and in the common outdoor amenity space, as well as downward-
oriented building-mounted lighting at unit entries, along the drive-aisle and between
buildings.

e To ensure that the Landscape Plan is adhered to, the applicant is required to submit a
Landscaping Security in the amount of $206,124.58, which is based on 100 per cent of the
landscape cost estimate prepared by the Registered Landscape Architect (including
installation and a 10 per cent contingency) prior to DP issuance. The applicant must also
enter into a legal agreement to accompany the Landscaping Security, which sets the terms for
use and release of the security.

Indoor Amenity Space

e Consistent with the OCP, and as considered as part of the Rezoning Application, the
applicant proposes to submit a contribution in the amount of $55,961.00 to the City’s Leisure
Facilities Reserve Fund prior to rezoning bylaw adoption in-lieu of the provision of common
indoor amenity space on-site.

Accessible Housing

e The proposed development includes four Convertible Units that are designed with the
potential to be easily renovated to accommodate a future resident in a wheelchair or with
mobility constraints. The potential conversion of these units will require the installation of a
stair lift.

e All of the proposed units incorporate aging-in-place features to accommodate mobility
constraints associated with aging. These features include:

- Stairwell handrails.
- Lever-type handles for plumbing fixtures and door handles.

- Solid blocking in washroom walls to facilitate future grab bar installation beside toilets,
bathtubs and showers.

Sustainability

e The applicant has submitted written confirmation from their certified Energy Advisor that the
proposed design will meet BC Energy Step Code 3 with a low carbon energy system. The
key technical elements that enable this performance target to be achieved include additional
insulation in building assemblies (walls, ceilings, roof, floors, slab), electric hot water tank,
air source heat pumps for both heating and cooling and a heat recovery ventilation system.
To minimize visual impact, the heat pump condenser units for the three-storey buildings are
proposed to be located on the second-floor balconies along the internal drive-aisle while the
condenser units for the two-storey buildings are proposed to be tucked into the articulated
rear building facades. The applicant has provided a report from an acoustical engineer
confirming that the heat pumps will comply with the City’s Noise Regulation Bylaw.
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The proposed energy performance target is consistent with the provisions for in-stream
applications that were submitted to the City prior to October 31, 2023, subject to the DP
application being considered and endorsed by the DP Panel and a complete Building Permit
application being submitted prior to October 31, 2024. Should the applicant be unable to
meet these deadlines, the proposal must be updated to meet the current BC Energy Step Code
performance targets (e.g., Step 3 + EL-4).

Additional environmentally sustainable features of the proposal identified by the applicant
include:

- Energized outlets to support electric vehicle (EV) charging for all resident parking
spaces, as required by Richmond Zoning Bylaw 8500.

- Stucco made from all natural ingredients to be used as the primary cladding material.
- Permeable pavers to maximize stormwater infiltration potential.

Crime Prevention Through Environmental Design

The applicant has identified that the proposal responds to the following principles of CPTED,
as encouraged in the design guidelines contained within the OCP:

- Natural access control is demonstrated through a clearly-defined vehicle access point and
individual unit entries, along with low fencing and landscaping to differentiate between
public and private space without impeding natural surveillance.

- Natural surveillance is also facilitated by the centralized location of the common outdoor
amenity space, and windows and balconies overlooking the internal drive-aisle,
pathways, spaces between buildings, and providing “eyes on the street” along No. 2 Road
and Blundell Road. Lighting and clear sightlines provide unobstructed views throughout
the site.

- To ensure that the site is seen as a defensible space, the future strata council will need to
ensure that landscaping, lighting and equipment is maintained and kept operable so that
spaces are used for their intended purpose.

Site Servicing and Off-site Improvements

Servicing and off-site improvements to support the proposed development were identified
during the Rezoning Application review process and are required to be designed and
constructed through a Servicing Agreement. The scope of the required works includes:

- Design and construction of potential storm sewer upgrades, removal of a portion of an
existing sanitary sewer line, as well as replacement of a portion of an existing water main
that may be impacted by construction and the required upgrades.

- Replacement of the existing boulevard condition with a new 2.0 m wide sidewalk at the
new property line and minimum 1.5 m wide treed/grass boulevard along both No. 2 Road
and Blundell Road, as well as widening of the existing driveway crossing at 8091 No. 2
Road to a width of 7.5 m consistent with the City’s design specifications.

To accommodate the required works and potential future road widening, road dedication
ranging from approximately 0.9 m to 2.75 m is required along No. 2 Road and Blundell Road
as secured through the Rezoning Application.
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Conclusion

This proposal is for a 25-unit townhouse development on a land assembly involving six lots at
8031, 8051, 8071 No. 2 Road and 5760, 5780, 5786 Blundell Road.

The applicant has addressed the design issues identified through the Rezoning Application
review process, as well as additional staff comments regarding site planning, urban design,
architectural form and character and landscape design identified as part of the DP Application
review process. The proposal provides an appropriate response to the surrounding townhouse
and low-density housing context and conforms to the applicable policies and design guidelines
contained within the OCP.

The proposed development complies with the requirements of the “RTM3” zone, with the
exception of the variances discussed.

On this basis, staff recommend that the DP be endorsed, and issuance by Council be
recommended.

Cynthia Lussier
Planner 2
(604-276-4108)

CL:he

Att. 1. Location Map
2. Development Application Data Sheet
3. Excerpt from the October 5, 2023 Advisory Design Panel meeting minutes and the
Applicant’s design response

The following are to be met prior to forwarding this application to Council for issuance:
1. Final adoption of Richmond Zoning Bylaw 8500, Amendment Bylaw 10378.

2. Receipt of a Letter of Credit or other form of security acceptable to the City for landscaping in the amount of
$206,124.58 (100% of the cost estimate provided by the Registered Landscape Architect, including all
materials, installation, and a 10% contingency). To accompany the landscaping security, a legal agreement that
sets the terms for use and release of the security must be entered into between the applicant and the City.

3. Registration of a legal agreement on title identifying that the proposed development must be designed and
constructed in a manner that mitigates the impacts of traffic noise to the proposed dwelling units while still
enabling appropriate interior thermal conditions to be met. Dwelling units must be designed and constructed to
achieve:

a) CMHC guidelines for interior noise levels as indicated in the chart below:

Portions of Dwelling Units Noise Levels (decibels)
Bedrooms 35 decibels
Living, dining, recreation rooms 40 decibels
Kitchen, bathrooms, hallways, and utility rooms 45 decibels
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4.

b) the ASHRAE 55-2004 “Thermal Environmental Conditions for Human Occupancy” standard for interior

living spaces, and subsequent updates as they may occur.

Payment of all fees in full for the cost associated with the Development Permit Panel Meeting Notices,
consistent with the City’s Consolidated Fees Bylaw No 8636, as amended.

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

Incorporation of accessibility measures in Building Permit plans and construction, as determined via the
Rezoning and Development Permit applications (e.g., Aging-in-place features in all units and four Convertible
Units).

Incorporation of energy efficiency measures in Building Permit plans and construction to meet or exceed the
applicable Energy Step Code performance target.

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

Submission of a construction traffic and narkino manacement nlan tn the caticfactinn nf the Citv'e

Transportation Department

If applicable, payment of latecomer agreement charges, plus applicable interest associated with eligible
latecomer works.
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ATTACHMENT 2

“ Development Application Data Sheet
Development Applications Department

DP 21-934620

Address: 8031, 8051, 8071 No. 2 Road and 5760, 5780, 5786 Blundell Road

Applicant: Zhao XD Architect Ltd. Owner: 1085796 BC Ltd.
1209136 BC Ltd.
XWJ Enterprises Ltd.

Planning Area(s): Blundell

| E ng i Proposet

4,040.1 m?
2 ’
Site Area: (25255868r?t2) (43,4865 ft?)
' ' after road dedication
Land Uses: Single Detached Residential Townhouse
OCP Designatio Neighbourhood Residential No change
Zonina: Small-Scale Multi-Unit Housing Medium Density Townhouses
9 (RSMIL) (RTM3)

Number of Units: 6 25

| Bylaw Requirement \ Proposed Variance
Floor Area Ratio: 0.70 0.70 None permitted
_ Max. 2,828.07 m? 2,828.07 m? .
Floor Area (Net): Max. (30,440.2 ft?) (30,440.2 ft2) None permitted
Lot Coverage — Buildings: Max. 40% 39.9% None
Lot Coverage — Non-porous o o
Surfaces: Max. 65% 64.8% None
Lot Coverage — Live Plant Material: Min. 25% 25% None
. : To reduce from
Setback — Front Yard (North): Min. 6.0 m 5.5m 6.0mto 5.5 m
Setback — Exterior Side Yard (East): Min. 6.0 m 55m To reduce from
6.0mto55m
Bldg.4-3.0m
Bldgs. 5to 7 —min. 4.5 m
Setback — Interior Side Yard (West): Min. 3.0 m (50% ground floor) and None
6.0 m (50% ground floor
& all second floor)
Setback — RearY d (South): Min. 3.0 m 3.0m ne
. N Max. 12.0 m Bldgs. 1t0o 4 -12.0 m
Building Height: (3 storeys) Bldgs. 510 7-9.0 m None
Minimum Lot Depth: Min. 35.0 m 90.3m None
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Minimum Lot Width:

-0

| Bylaw Requirement l
Min. 50.0 m

Proposed

43.8 m (average)

Variance

To reduce from
50.0mto43.0m

On-site Vehicle Parking Spaces: Min. 50 (R) and 5 (V) 50 (R) and 5 (V) None
Standard Size: Min. 50% (28) 69% (38) None
Small Size: Max. 50% (27) 31% (17)

Tandem Vehicle Parking 0 0

Spaces: Max. 50% (25) 44 % (22) None

: : . Min. 2% - 1 Van . .
Accessn.b!e Vehicle Parking Accessible Parking 1 Van Accessible Parking None
Spaces: Space
Space
Total Vehicle Parking Spaces: 55 55 None
Amenity Space — Indoor: Min. 70 m? Cash-in-lieu None
. 5

Amenity Space — Outdoor: Min. 6 m®/unit 150 m? None

(i.e., 150 m?)
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ATTACHMENT 3

Excerpt from the Minutes from

The Advisory Design Panel Meeting

Thursday, October 5, 2023 — 4:00 p.m.
Remote (Webex) Meeting

DP 21-934620 - 25-UNIT TOWNHOUSE DEVELOPMENT WITH VEHICLE
ACCESS VIA THE ADJACENT SITE TO THE SOUTH

ARCHITECT: Zhao XD Architect Ltd.

LANDSCAPE ARCHITECT: PMG Landscape Architects

PROPERTY LOCATION: 8031, 8051, 8071 No. 2 Rd and 5760, 5780, 5786

Blundell Road

Applicant’s Presentation

Architect Xuedong Zhao, Zhao XD Architect Ltd., and Landscape Designer Denitsa
Dimitrova, PMG Landscape Architects, presented the project and answered queries from

the Panel.

Panel Discussion

Comments from Panel members were as follows:

consider relocating the proposed accessible parking space from the west of the
common outdoor amenity space to an area adjacent to the internal drive aisle at
the corner and to make it more centrally located and accessible to residents of
the convertible units;

The other visitor parking locations (V1, V2 and V3) are facing the drive aisle
with busier traffic, which are less ideal for accessible parking in terms of
maneuvering and wheelchair path safety. The suggested location at the
corner has the same concern as it would be immediately adjacent to the other
two driveways. Since the development site is not very large, the proposed V4
parking space is in an accessible location.

consider relocating the mail kiosk and visitor bike rack from the main vehicle
entrance to the site to the area near Unit A2 in Building 5 and the would be
relocated accessible parking space to make them less visible from the street but
more accessible to residents;

The mail kiosk and visitor bike rack have been relocated (see revised plans).
appreciate the provision of aging-in-place features to all of the townhouse units;

Noted.
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consider installing wider doorways to the secondary bedrooms of the four
convertible units to accommodate mobility devices;

The doors to other two bedrooms are changed to wider door width per
suggestions (see updated Sheet A13).

not concerned about the proposed colour palette as they don’t appear overly
monotonous;

the proposed design of Building 3 at the corner of No. 2 Road and Blundell
Road does not incorporate landmarks; agree with staff comment that the
applicant needs to incorporate a unique feature into the building design to
improve the corner treatment in order to better highlight its presence at the
street intersection;

A landscaping option (i.e., a unique on-site planting area) is proposed to
provide visual interest at the corner to respond to this ADP comment (see
updated site plan with notes and landscape architectural plans).

Furthermore as originally proposed, the east elevation of Building 3 (for the
Unit 3 amongst the Unit B series) is specially designed for street frontage
exposure with more glazing (windows) and more decorative items (brackets),
while the other Unit B series come with simpler articulated facade treatments
since they are not facing the No.2 Road and Blundell Road street corner.

The “corner turret” in rectangular shape is designed as a unique feature for
the building to improve its corner treatment in order to better highlight a
presence at the street intersection.

appreciate the provision of permeable pavers on certain portions of the subject
site; however, consider a regular asphalt or porous asphalt treatment in lieu of
permeable pavers at the main vehicle entrance to the site as permeable pavers
may not be durable enough and not able to support in the long term the
expected heavy use of large garbage and recycling trucks;

For the pavement articulations for the “street front” as well as for the south
neighbour (in light of shared driveway use) the proposed permeable pavers
are an aesthetically better selection for the driveway than asphalt paving. The
proposed permeable pavers are selected to match those on the neighbouring
site to the south for its strength and durability to suit the traffic load
requirements (see Sheet L-1).

consider installing gable roofs for the proposed townhouse buildings to make
the proposed development fit better into the existing neighbourhood, break
down the overall mass of the buildings, and provide more identity to individual
units;

Very minor gable roof accents are used in the design. As the architectural
form/design for the development is inspired by “French style”, with mainly
mansard roof (or gambrel-style hip roof), little gable roofs are proposed to fit
this type of design intent. As the neighbourhood surrounding the site consists
of a variety of different building types and styles, including both hip and gable
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roofs, as well as commercial flat buildings across the street, the architectural
form and scale/massing as proposed for the development should fit well to the
existing neighborhood.

The townhouse design employs such typical facade components to be repeated
such as “front door and porch” in alignment with 2nd floor and 3rd floor
windows with roof dormer, to make their visibility for individual townhouse
units, as well as for their unity within their building complex. They can thus
clearly read as “individual units” well embedded in the buildings and
building complex.

the main doors to the two-storey rear units facing the internal drive aisle need
further architectural articulation to emphasize the main entries to units and
make them more welcoming relative to the amount of garage doors at the back
and in order to mitigate the monotony of the mews;

The variations in colour (“Aged Pewter” as chosen from colour palette) on
portions of these 3 two-storey buildings are provided as suggested to
emphasize the entries. See revised color elevations and perspectives for the
entry areas on Buildings 5, 6 & 7 where the different colors are applied.

The colour of the entrance doors is also selected for its prominence, together
with the articulated door canopies which are proposed above the doors to
emphasize the main entry to townhouse units for the two-story buildings.
Differentiation of the entrance door and garage door is further achieved with
recessed walls (for both ground and upper stories) and recessed roof lines/
eaves for the entrance doors, which also provide more transitional space at
door front for functionality. Additional articulations are also employed for the
entrance doors, such as the decorative brackets and lighting fixtures. To
mitigate “the monotony of the mews”, the building form for Building 7 is
designed slightly differently from Buildings 5 and 6.

consider a north-south orientation for the lane at the back of Buildings 3 and 4
with the open end of the lane facing Blundell Road to create a more arterial face
to the Blundell Road frontage of the proposed development;

The development is on a corner lot facing two streets. The intent of City
design guidelines is to avoid “side elevation” effects for the street frontage of
the buildings as much as possible. Since the property has shorter frontage
along Blundell Road than along No. 2 Road, we propose Building 3 with
more front facade towards Blundell Road than to No. 2 Road, because we
already have Buildings 1 and 2 with good amount of “building frontage”
(facades) facing the No. 2 Road. To rotate Building 3 with “side elevation”
facing Blundell Road would thus not be beneficial for the design of Blundell
Road frontage. In addition, we have already addressed the “side elevation”
issue, and the east elevation of Building 3 is designed with modifications for a
move front-looking facade (refer to comments/responses for previous items).
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consider wrapping architectural features on the corner of Building 3 at No. 2
Road and Blundell Road to provide more articulation to the building faces
highly visible from the street;

As rationalized above, the east elevation of Building 3 (for Unit B series) is
specially made for street frontage exposure with more glazing (windows) and
more decorative items (brackets), while the other Unit B series come with
simpler articulated facade treatments since they are not facing the No. 2 Road
and Blundell Road street corner.

The corner “turret” in rectangular shape is used to highlight the building’s
presence at the street intersection. The proposed projections and recesses, as
well as the breakthrough of the eave line/roof line for the ‘turret’, make it an
outstanding architectural feature to achieve the same intent also as suggested
by ADP.

ensure that the proposed stucco exterior wall cladding treatment will achieve its
architectural intent for the buildings;

The mix of materials are proposed to break down the apparent use of the
stucco. The proposed stucco wall areas are divided and segregated by other
building composition elements (such as windows, trims, roof, sills) so that
singular oversized stucco wall area is minimized in use. The intent is to mix
the stucco wall areas well enough with other building materials, as well as to
be applied on walls with recesses/projections in order to avoid a monotony of
stucco material concentrated on one or more large exterior wall areas.

the proposed mail kiosk at the main vehicle entrance to site is overly oriented
towards the street; consider relocating to a more central location on the subject
site;

The mail kiosk is relocated (see revised Site Plan).

consider introducing more colour variation to the buildings to visually break
down the overall mass of the buildings and prevent the monotonous repetition
of architectural expression;

The ADP suggestions are considered and subtle variations have been
introduced to the building design.

Since the architectural form/design is inspired by French style, the color
variations are mainly the differentiations and interactions between the darker
colored roof and the lighter colored building “body”. The vertical projections
of window dormers, ‘“chimneys” and “turrets” prevent the architectural
composition from being too monotonous as typically presented in the French
style. Within the lighter portion of the spectrum of the color palette for the
buildings, variations between stucco, trims and stone veneer are introduced

for more visual interest. However, additional variations are still added to the

street front facades with different stucco colors for the recessed wall portions
in the middle of Buildings 1 and 2, and between Building 1 and the
garbage/recycling room. A darker colour from within the chosen colour
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palette has also been added to portions of Buildings 5 to 7 to better highlight
the entries (see revised elevations and perspectives).

the City could consider installing street trees along the boulevard on No. 2 Road
and Blundell Road;

As shown on the landscape plans, Columnar Bowhall Maple trees are
proposed on-site in the yards along both frontages, and City street trees are
required to be planted in the boulevards along No. 2 Road and Blundell Road.

consider relocating the BC Hydro kiosk away from the children’s play area
should the applicant agree to the proposal to shift the children’s play area to the
west;

The currently proposed BC Hydro kiosk location is relatively hidden and
centrally located as intended, as well as in consideration of BC Hydro
maintenance requirements for its adjacency to driveway. There appears no
better location for the kiosk for site plan design. The children’s play area is
properly separated from the kiosk for both visual and safety considerations.
The children’s play area is also well protected by fences and landscaping.

planting strips fronting Buildings 5, 6 and 7 are very small and in close
proximity to the internal drive aisle which could impact their survivability;

Good selections of the plant species are made for survivability of the plants
(see landscape plans).

Little-leaf boxwood is proposed at these locations. The species is selected to
suit the site condition. Once established this plant is typically quite drought
tolerant.

appreciate the proposed design of the children’s play area; the proposed
location of the mail kiosk at the main vehicle entrance is preferred by Canada
Post as it is close to the road;

investigate whether the roof overhang on Buildings 1 and 2 along No. 2 Road
are over some of the plantings below; consider appropriate measures to ensure
survivability of plantings, e.g. installing irrigation;

Good selections of the plant species are made for survivability of the plants
(see Landscape Plans). “Valley Fire Pieris” is a plant that also prefers open
shade for the best flowering and growth. “Morning Light Japanese Silver
Grass” is also a low-maintenance plant. The extent of roof overhang on
Buildings 1 and 2 is negligible in comparison of its 2-story height where
sunlight and rainwater are accessible.

support the Panel comment to install street trees along No. 2 Road and Blundell
Road due to site’s prominent corner location and in order to fit well with the
surrounding landscape;

See written response to the item with the same topic above.
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. consider revisiting the architectural articulation of Building 3 to better respond
to its corner location; and

See two previous written responses to the Item(s) for the same topic.

. consider a terracing treatment for the one-meter high planter wall along No. 2
Road to break down the wall and in order to create a gradual approach to the
grade transition along No. 2 Road.

The currently proposed planter also considers the “useable areas” of front
yard patio and lawn, where additional layer of planter might make the front
yards space less usable. Design revisions are however made for additional
layer of the planters (see updated Landscape Plans).

Panel Decision

It was moved and seconded
That DP 21-934620 be supported to move forward to the Development Permit Panel
subject to the applicant giving consideration to the comments of the Advisory Design

Panel.
CARRIED



d Development Permit

No. DP 21-934620
To the Holder: ZHAO XD ARCHITECT LTD

Property Address: 8031, 8051, 8071 No. 2 Road and
5760, 5780, 5786 Blundell Road

Address: 11181 VOYAGEUR WAY SUITE 255
RICHMOND BC V6X 3N9

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

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

3. The "Richmond Zoning Bylaw §500" is hereby varied to:

a) Reduce the minimum front yard (north yard) and exterior side yard (east yard) from
6.0 m to 5.5 m.

b) Reduce the minimum lot width from 50.0 m to 43.0 m.

4. Subject to Section 692 of the Local Government Act, R.S.B.C.: buildings and structures;
off-street parking and loading facilities; roads and parking areas; and landscaping and
screening shall be constructed generally in accordance with Plans #1 to #4.1 attached hereto.

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

6. As a condition of the issuance of this Permit, the City is holding the security in the amount of
$206,124.58 to ensure that development is carried out in accordance with the terms and
conditions of this Permit. Should any interest be earned upon the security, it shall accrue to
the Holder if the security is returned. The condition of the posting of the security is that
should the Holder fail to carry out the development hereby authorized, according to the terms
and conditions of this Permit within the time provided, the City may use the security to carry
out the work by its servants, agents or contractors, and any surplus shall be paid over to the
Holder. Should the Holder carry out the development permitted by this permit within the
time set out herein, the security shall be returned to the Holder. The City may retain the
security for up to one year after inspection of the completed landscaping in order to ensure
that plant material has survived.

7. Ifthe >lder does not commence the construction permitted _r this Permit within 24 months
of the date of this Permit, this Permit shall lapse and the security shall be returned in full.
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Development Permit
No. DP 21-934620

To the Holder: ZHAO XD ARCHITECT LTD

Property Address: 8031, 8051, 8071 No. 2 Road and
5760, 5780, 5786 Blundell Road

Address: 11181 VOYAGEUR WAY SUITE 255
RICHMOND BC V6X 3N9

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

This Permit is not a Building Permit.

AUTHORIZING RESOLUTION NO. ISSUED BY THE COUNCIL THE
DAY OF ,
DELIVERED THIS DAY OF

MAYOR
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Note: Dimensions are in METRES




























©Capyright reserved. This drawing and design is the
pioperty of PMG Landscape Architects and may not be
reproduced or used for other prajects without their
permission.

LANDSCAPE
ARCHITECTS

Suite C100 - 4185 Still Creek Drive
Bumaby, British Columbia, V5C 6G9
p. 604 294-0011 ; f. 604 294-0022

. SEAL
. END OF NEW
/_\ /\ \ RETAIMING WAL
' PLANT SCHEDULE PMG PROJECT NUMBER: 21-041
KEY _QTY _ BOTANICAL NAME COMMON NAME PLANTED SIZE / REMARKS
SHRuB
® 6 AZALEA MOLLIS HYBRIDS DECIDUOUS AZALEAS VARIETIES #3 POT: 40CM
(&) 244 BUXUS MICROPHYLLA 'WINTER GEM' LITTLE-LEAF BOX #3 POT: 50CM
0 5 HYDRANGEA MACROPHYLLA ‘NIKKO BLUE' BIGLEAF HYDRANGEA (BLUE) #3 POT: 80CM
& 4 KALMIA LATIFOLIA 'ELF' DWARF MOUNTAIN LAUREL #3 POT: 50CM
@ o P{ERIS JAPONICA "VALLEY FIRE' VALLEY FIRE PIERIS #3 POT: 50CM
& 4 PINUS MUGO 'MOPS' MOPS DWARF MUGO PINE #2 POT: 25CM
() 14 ROSA 'KNOCKOUT RADRAZZ' RADRAZZ KNOCKOUT ROSE #2 POT
(= 19 ROSA 'SCARLET MEIDILAND' SCARLET MEIDILAND ROSE #2 POT: 40CM
G 100 SKIMMIA JAPONICA (10% MALE) JAPANESE SKIMMIA #3 POT; 50CM
&) 18 SKIMMIA REEVESIANA DWARF SKIMMIA #2 POT: 30CM
0y 22 TAXUS X MEDIA ‘HICKSII HICK'S YEW 1.00M B&B
) 4 VIBURNUM X 'BURKWOODII BURKWOOD VIBURNUM #3 POT: 50CM
GRASS
@ = CALAMAGROSTIS X A, 'KARL FOERSTER' KARL FOERSTER FEATHEREED GRASS #2 POT. HEAVY
Gy 213 CAREX OSHIMENSIS 'EVERGOLD' EVERGOLD JAPANESE SEDGE #1POT
@y 8 MISCANTHUS SINENSIS "MORNING LIGHT' MORNING LIGHT JAP SILVER GRASS #2 POT
&) et OPHIOPOGON PLANISCAPUS ‘NIGRESCENS' BLACK MONDO GRASS #1 POT
G 132 PENNISETUM ALOPECUROIDES 'HAMELIN' DWARF FOUNTAIN GRASS #1POT
- - o - PERENNIAL
Sl v3 L S @ 6 ASTILBE x ARENDSII 'RED SENTINEL' FALSE SPIREA; RED #1POT
. R AL 1 : 41 RUDBECKIA FULGIDA VAR SULLIVANTII  GOLDILOCKRUDBECKIA; YELLOW-ORANGE 15CM POT
T A7 & ec
5 SIS ® & EUONYMUS JAPONICA 'EMERALD GAIETY' EUONYMUS: SILVER VARIEGATED #1 POT: 25CM
i) 5] 3 e 23 | 73 POLYSTICHUM MUNITUM WESTERN SWORD FERN #1 POT: 25CM
= T
NOTES: * PLANT SIZES IN THIS LIST ARE SPECIFIED ACCORDING TO THE BC LANDSCAPE STANDARD AND CANADIAN LANDSCAPE STANDARD, LATEST EDITION. CONTAINER SIZES
SPECIFIED AS PER CNLA STANDARD. BOTH PLANT SIZE AND CONTAINER SIZE ARE THE MINIMUM ACCEPTABLE SIZES, * REFER TO SPECIFICATIONS FOR DEFINED CONTAINER
MEASUREMENTS AND OTHER PLANT MATERIAL REQUIREMENTS. * SEARCH AND REVIEW: MAKE PLANT MATERIAL AVAILABLE FOR OPTIONAL REVIEW BY LANDSCAPE ARCHITECT AT
SOURCE OF SUPPLY, AREA OF SEARCH TO INCLUDE LOWER MAINLAND AND FRASER VALLEY. * SUBSTITUTIONS: OBTAIN WRITTEN APPROVAL FROM THE LANDSCAPE ARCHITECT
PRIOR TO MAKING ANY SUBSTITUTIONS TO THE SPECIFIED MATERIAL, UNAPPROVED SUBSTITUTIONS WILL BE REJECTED. ALLOW A MINIMUM OF FIVE DAYS PRIOR TO DELIVERY
FOR REQUEST TO SUBSTITUTE. SUBSTITUTIONS ARE SUBJECT TO BC LANDSCAPE STANDARD AND CANADIAN LANDSCAPE STANDARD - DEFINITION OF CONDITIONS OF
AVAILABILITY. * ALL LANDSCAPE MATERIAL AND WORKMANSHIP MUST MEET OR EXCEED BC LANDSCAPE STANDARD AND CANADIAN LANDSCAPE STANDARD LATEST EDITION., * ALL
PLANT MATERIAL MUST BE PROVIDED FROM CERTIFIED DISEASE FREE NURSERY. * BIO-SOLIDS NOT PERMITTED IN GROWING MEDIUM UNLESS AUTHORIZED BY LANDSCAPE L ZIULIL ReveIoN A PR LT LoD o
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PLANT SCHEDULE PMG PROJECT NUMBER: 21-041
KEY _QTY _ BOTANICAL NAME COMMON NAME PLANTED SIZE / REMARKS
SHRUB
@ s AZALEA MOLLIS HYBRIDS DECIDUOUS AZALEAS VARIETIES #3 POT; 40CM
(3) 244 BUXUS MICROPHYLLA 'WINTER GEM LITTLE-LEAF BOX #3 POT; 50CM
Gy 5 HYDRANGEA MACROPHYLLA ‘NIKKO BLUE' BIGLEAF HYDRANGEA (BLUE) #3 POT; 80CM
&4 KALMIA LATIFOLIA 'ELF' DWARF MOUNTAIN LAUREL #3 POT; 50CM
O] PIERIS JAPONICA 'VALLEY FIRE' VALLEY FIRE PIERIS #3 POT, 50CM
& e PINUS MUGO 'MOPS' MOPS DWARF MUGO PINE #2 POT; 25CM
Gy 14 ROSA 'KNOCKOUT RADRAZZ' RADRAZZ KNOCKOUT ROSE #2 POT
Gy 19 ROSA 'SCARLET MEIDILAND' SCARLET MEIDILAND ROSE #2 POT; 40CM
G 100  SKIMMIA JAPONICA (10% MALE) JAPANESE SKIMMIA #3 POT: 50CM
G 8 SKIMMIA REEVESIANA DWARF SKIMMIA #2 POT,; 30CM
() 224 TAXUS X MEDIA HICKSI! HICK'S YEW 1.00M B&8
s 4 VIBURNUM X 'BURKWOODIF BURKWOOD VIBURNUM #3 POT; 50CM
GRASS
@ a2 CALAMAGROSTIS X A, 'KARL FOERSTER' KARL FOERSTER FEATHEREED GRASS #2 POT, HEAVY
@Y 273 CAREX OSHIMENSIS EVERGOLD EVERGOLD JAPANESE SEDGE #1POT
G MISCANTHUS SINENSIS "MORNING LIGHT' MORNING LIGHT JAP SILVER GRASS #2 POT
(5) 67  OPHIOPOGON PLANISCAPUS ‘NIGRESCENS BLACK MONDO GRASS #1POT
¢ 132 PENNISETUMALOPECUROIDES HAMELIN DWARF FOUNTAIN GRASS #1 POT
PERENNIAL
@ s ASTILBE x ARENDSII 'RED SENTINEL' FALSE SPIREA, RED #1poT
M RUDBECKIA FULGIDA VAR SULLIVANTII" GOLDILOCKRUDBECKIA: YELLOW-ORANGE 15CM POT
GC
@ s EUONYMUS JAPONICA 'EMERALD GAIETY" EUONYMUS; SILVER VARIEGATED #1POT; 25CM
73 POLYSTICHUM MUNITUM WESTERN SWORD FERN #1POT; 25CM

NOTES: * PLANT SIZES N THIS LIST ARE SPECIFIED ACCORDING TO THE BC LANDSCAPE STANDARD AND CANADIAN LANDSCAPE STANDARD, LATEST EDITION. CONTAINER SIZES
SPECIFIED AS PER CNLA STANDARD. BOTH PLANT SIZE AND CONTAINER SIZE ARE THE MINIMUM ACCEPTABLE SIZES. * REFER TO SPECIFICATIONS FOR DEFINED CONTAINER
MEASUREMENTS AND OTHER PLANT MATERIAL REQUIREMENTS, * SEARCH AND REVIEW: MAKE PLANT MATERIAL AVAILABLE FOR OPTIONAL REVIEW BY LANDSCAPE ARCHITECT AT
SOURCE OF SUPPLY. AREA OF SEARCH TO INCLUDE LOWER MAINLAND AND FRASER VALLEY. * SUBSTITUTIONS: OBTAIN WRITTEN APPROVAL FROM THE LANDSCAPE ARCHITECT
PRIOR TO MAKING ANY SUBSTITUTIONS TO THE SPECIFIED MATERIAL. UNAPPROVED SUBSTITUTIONS WILL BE REJECTED. ALLOW A MINIMUM OF FIVE DAYS PRIOR TO DELIVERY

FOR REQUEST TO SUBSTITUTE. SUBSTITUTIONS ARE SUBJECT TO BC LANDSCAPE STANDARD AND CANADIAN LANDSCAPE STANDARD - DEFINITION OF CONDITIONS OF

AVAILABILITY. * ALL LANDSCAPE MATERIAL AND WORKMANSHIP MUST MEET OR EXCEED BC LANDSCAPE STANDARD AND CANADIAN LANDSCAPE STANDARD LATEST EDITION. * ALL

PLANT MATERIAL MUST BE PROVIDED FROM CERTIFIED DISEASE FREE NURSERY. * BIO-SOLIDS NOT PERMITTED IN GROWING MEDIUM UNLESS AUTHORIZED BY LANDSCAPE

ARCHITECT.
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% City of
)¢ Richmond  Report to Development Permit Panel

To: Development Permit Panel Date: July 31, 2024

From: Joshua Reis File: DP 24-011767
Director, Development

Re: Application by Canadian Tire Ltd. for a Development Permit at 11388 Steveston
Highway

Staff Recommendation

That a Development Permit be issued which would permit exterior renovations to the fagade of
the existing building located at 11388 Steveston Highway on a site zoned “Industrial Community
Commercial (ZC6)”.

s

Joshua Reis, MCIP, RPP, AICP
Director, Development
(604-247-4625)

JR:le
Att. 2

7651471



July 31, 2024 -2- DP 24-011767

Staff Report
Origin
Canadian Tire [td. has applied to the City of Richmond on behalf of Coppersmith Corner
Shopping Centre Inc. (Director: David Bell and Officer: lan Gillespie) for permission to renovate
the exterior fagade of the existing Canadian Tire at 11388 Steveston Highway on a site zoned
“Industrial Community Commercial (ZC6) — [ronwood Area” (Attachment 1). The site currently
contains a commercial shopping centre with five separate buildings. The proposed exterior
renovations are limited to the existing Canadian Tire building, located in the southeast corner of

the site and represents a brand refresh of the fagade. The proposal also includes upgrades to
existing on-site landscaping and re-striping of on-site pedestrian crossings.

There is no change to existing floor area and no new servicing requirements associated with the
proposed development.

Development Information

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

Background
Development surrounding the subject site is as follows:

To the north: Across Steveston Highway, existing single-family homes fronting Steveston
Highway zoned “Small-Scale Multi-Unit Housing (RSM/L)”” and townhouses
zoned “Low-Density Townhouses (RTL3)”.

To the east:  Across Coppersmith Place, a neighbourhood shopping centre (the Ironwood
Shopping Centre) zoned “Community Commercial (CC)” and “Industrial
Business Park (IB1)”.

To the south: Existing industrial buildings zoned “Industrial Business Park (IB1)” and a
commercial building zoned “Industrial Community Commercial (ZC6) —
[ronwood Area”.

To the west:  An existing TransLink facility on a site that is split-zoned as “Light Industrial
(IL)” and “Industrial Business Park (IB1)”.

Staff Comments

The subject site is a 31,541 m? property containing a shopping centre located at the southwestern
corner of Steveston Highway and Coppersmith Place in the [ronwood Sub-Area of the Shellmont
Area Plan. The site is designated “Mixed Employment” in the Official Community Plan (OCP)
and 1s zoned “Industrial Community Commercial (ZC6) — Ironwood Area”. The application is in
compliance with the site’s zoning and is generally consistent with the OCP and Area Plan
Development Permit guidelines applicable to the site. The limited scope of the proposed exterior
alterations will neither significantly impact the overall existing form of the shopping centre, nor
result in any change in floor area.

7651471
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Analysis

The existing development is comprised of five single-storey buildings and associated surface
parking. The original Development Permit was issued by Council on April 10, 2000 (DP 99-
170446). The applicant proposes to undertake renovations to the facade of one of the buildings
located in the southeastern corner of the site adjacent to Coppersmith Place as well as make some
additional upgrades to landscaping on site and re-striping of on-site pedestrian crosswalks. No
changes to the other buildings on the property are proposed.

Conditions of Adjacency

e The proposed exterior renovations are consistent with the established form of Commercial
Retail buildings within this shopping centre and the adjacent shopping centre (Ironwood
Mall) to the east across Coppersmith Place.

e The existing building is well setback from Steveston Highway and will have no additional
impact on the residential properties north of Steveston Highway.

e There are no additional impacts anticipated to adjacent industrial and commercial properties
located to the south and west of the subject site as a result of the proposed scope of work.

Urban Design and Site Planning

e The existing commercial centre consists of five single-storey buildings with associated
surface parking. An L-shaped drive aisle provides vehicle access to each building and the
parking areas.

e Existing sidewalks are provided along the front of each building for pedestrian circulation.
Those sidewalks are connected to the parking areas via marked pedestrian crossings.
Through this application, the applicant proposes to restripe the marked on-site pedestrian
crossings.

e The existing buildings were located to allow for visibility through the site from Steveston
Highway, with the rear building having a prominent entry structure with tenant branding.

e No changes to the site layout or building massing are proposed.

Architectural Form and Character

e The existing building is a single-storey with high interior ceilings, resulting in a two-storey
massing. The entry feature projects above the roof line to draw attention to the location of the
entrance. The proposed renovation would not change the building height.

e The existing building is currently clad in two different shades of grey, with a black feature
wall and a light-coloured stone-clad feature wall adjacent to the main entrance. The pillars
supporting the overhead rain protection on either side of the main entrance area also clad in
light-coloured stone.

e The proposed renovation would involve updated paint with a colour scheme of grey, black
and red; and re-cladding of the central feature walls.

e The proposed updated cladding on the feature walls are wood finish panels.

e The updates proposed to the existing architectural elements across the building’s facade, are
generally consistent with the guidelines for commercial developments along the south side of
Steveston Highway in the [ronwood Sub-Area Plan.
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The building use and floor area remain unchanged. The existing provision of off-street
parking exceeds the bylaw requirements.

Business signage shown on the plans does not form part of the Development Permit and is
subject to additional review by staff through the sign permit application process.

Landscape and Open Space Design

On-site landscaping was secured through the original Development Permit (DP 99-170446)
which remains generally consistent with the current guidelines. The parking area includes
perimeter landscaping, landscaped islands and lighting. Accessible parking spaces are
provided near the building entrance next to the central pedestrian crossing.

While the site is well marked for pedestrian connectivity and includes on-site landscaping,
not all the landscaping has been maintained in good condition and supplementation of some
additional low height planting has been identified.

Through this Development Permit application, the applicant proposes to upgrade the existing
landscaping through the planting of additional low height perennial plants and shrubs and a
review of the existing irrigation system to make necessary repairs.

The applicant has provided a Landscape Plan and an associated cost estimate of $11,033.00
for re-painting of pedestrian crossings and the planting of new low perennial plants and
shrubs, including the costs of materials, installation and a 10 per cent contingency.

Prior to the issuance of the Development Permit, the applicant will be required to pay a
security deposit equivalent to the Cost Estimate as a Development Permit consideration for
this project.

There is no proposed change to exterior lighting on-site. The existing building mounted
lighting is downward focused.

Crime Prevention Through Environmental Design

The building has a single entrance for customers, which is located in the centre of the unit
frontage and is visible from both Steveston Highway and Coppersmith Place.

Pedestrian circulation through the site is via sidewalks along the front of the buildings.
Pedestrian crossings between the sidewalks and the parking area are marked with cross-
hatching. Through this application, the applicant proposes to update the paint markings on
the pedestrian crossings that fall within the parking area which will increase the visibility of
the secondary pedestrian crosswalks on either side of the main crosswalk.

Sustainability Features

The applicant has confirmed that as part of the proposed interior building renovations
specific features will be incorporated which will enhance the overall sustainability of the
existing building. These include new water fixtures in the public washrooms which will be
replaced with hands-free and low-flow fixtures which will result in greater water
conservation.
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Conclusions

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

Tolu Alabi on behalf of
Laurel Eyton

Planning Technician
(604) 276-4262

LE:he

Att.  1: Location Map
2: Development Application Data Sheet

The following are to be met prior to forwarding this application to Council for approval:
o  Receipt of a Letter-of-Credit for landscaping in the amount of $11,033.00.
NOTE: staff to ensure that landscape estimates include a 10% contingency cost.
Prior to future Building Permit issuance, the developer is required to complete the following:

o  The applicant is required to obtain a Building Permit for any construction hoarding associated with the
proposed development. If construction hoarding is required to temporarily occupy a street, or any part thereof,
or occupy the air space above a street or any part thereof, additional City approvals and associated fees may be
required as part of the Building Permit. For further information on the Building Permit, please contact
Building Approvals Department at 604-276-42835.

e  Submission of a construction traffic and parking management plan to the satisfaction of the City's
Transportation Department (https://www.richmond.ca/services/transportation/special.htm#TrafficPlan).
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Development Application Data Sheet
)nd Development Applications Department

DP 24-011767 Attachment 2

Address: 11388 Steveston Highway

Applicant: Canadian Tire Ltd.

Owner: Coppersmith Corner Shopping Centre Inc.

Planning Area(s): _Shelimont

‘ Existing l Proposed
Site Area: 31,541 m? No change
Land Uses: Commercial and service uses No change
OCP Designation: Mixed Employment No change
Zoning: Industrial Community Commercial (ZC6) No change

— Ironwood Area

\ Bylaw Requirement \ Proposed \ Variance
Floor Area Ratio: Max. 0.6 Max. 0.6 None permitted
Lot Coverage: Max. 50% No change None
Setback — from a public road Min. 6.0 m No change None
Height (m): Max. 12.0 m No change None
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tic \Ymond Development Permit
No. DP 24-011767
To the Holder: Coppersmith Corner Shopping Centre Inc.
Property Address: 11388 Steveston Hwy
Address: #600-1067 West Cordova Street, Vancouver BC

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 #5 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
$11,033.00 to ensure that development is carried out in accordance with the terms and
conditions of this Permit.

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

7. If the Holder does not commence the construction permitted by this Permit within 24 months
of the date of this Permit, this Permit shall lapse and the security shall be returned in full.
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Development Permit
No. DP 24-011767

To the Holder: Coppersmith Corner Shopping Centre Inc.
Property Address: 11388 Steveston Hwy
Address: #600-1067 West Cordova Street, Vancouver BC

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

This Permit is not a Building Permit.

AUTHORIZING RESOLUTION NO. I[SSUED BY THE COUNCIL THE
DAY OF )
DELIVERED THIS DAY OF ,

MAYOR
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ARCHITECTURAL

WMGB ARCHITECTURE INC.
REBEKKA HAMMER
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VICTORIA BC V8W 124

EMAIL RHAMMER@MGBA.COM
PH-647,217,9506









T\ NORTHWEST VIEW

W WIS,

/ 7\ NORTHEAST VIEW

MGE

ARCHITECTURE + INTERIOR DESIGN

@ s

R o e E G e

TSI S RO
e

e i 3
5, 1S <HRI0UCIONI: £ LOWAL.
0

o fr BRI
S VAN LA 1T A
FEmay

Canadian Tire Corp.
CTR 810 - SOUTH RICHMOND

11365 STFVESTON HWY RICHMOND BC
718545

3D VIEWS
T Gz
December 12. 2024 23104
TR T SRET

A-301 z







City of

8 Rlchmond Report to Development Permit Panel

To: Development Permit Panel Date: July 31, 2024

From: Joshua Reis File: DP 24-037979
Director, Development

Re: Application by Zeidler Architecture for a Development Permit at
6551 No. 3 Road

Staff Recommendation

That a Development Permit be issued which would permit exterior upgrades to the main East and
West mall entrance of the existing building at 6551 No. 3 Road on a site zoned “Downtown
Commercial (CDT1)”.

e

Joshua Reis, MCIP, RPP, AICP
Director, Development
(604-247-4625)

JR:ac
Att.2
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Staff Report
Origin
Zeidler Architecture has applied on behalf of the owners, RC (South) Inc. (Directors: Lois A.
Miles, Sal Iacono, Brian Salpeter) and 7904185 Canada Inc (Directors: Ian Woychuk, Bilal
Choksi, Stephen Kinsey), to the City of Richmond for permission to undertake exterior upgrades
to CF Richmond Centre's main mall entrances at either end of the existing east-west galleria
concourse facing No. 3 Road and Minoru Boulevard. The existing shopping mall building at CF

Richmond Centre is located at 6551 No. 3 Road on a site zoned “Downtown Commercial
(CDT1)”. A location map is provided in Attachment 1.

Background

The subject site currently contains a commercial shopping centre. The south portion of the
subject is the subject of a separate Development Permit application (DP 24-014255) for Phase
Two of the overall redevelopment of CF Richmond Centre, and which includes a mixed-use
development and expanded mall. The proposed exterior upgrades as part of this application are -
strictly limited to the two main mall galleria entrances.

As part of the OCP Amendment application (CP 16-752923) associated with the overall
redevelopment of the mall, staff secured a SRW/PROP to ensure, upon occupancy of the first
building in Phase Two, future public access though the galleria during transit operating hours.
This will allow the public to pass through the mall and across the outdoor spaces surrounding the
existing retail building (e.g., surface parking lots and walkways) via a generally weather
protected route, as determined to the satisfaction of the City.

There is no rezoning application associated with this Development Permit application and no
associated Servicing Agreement.

Development Information

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

Existing development surrounding 6551 No. 3 Road includes the following:

To the north: North portion of CF Richmond Centre Mall including the "Horizons" residential
towers on a site zoned “Downtown Commercial (CDT1)”.

To the south: Phase One of Richmond Centre redevelopment currently under construction
involving an approved Development Permit to enable expansion of the mall and
construction of high-density mixed-use development (DP 17-768248), and Phase
Two of Richmond Centre redevelopment involving a Development Permit,
currently under staff review, to permit commercial and high-density strata and
rental residential uses (DP 24-014255). Further south, the existing Richmond City
Hall and City Hall Annex Building on a site zoned Downtown Commercial
(CDT1).
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To the west:  Further west, across Minoru Boulevard are low- and high-rise residential

buildings, on lots zoned “High Rise Apartment (ZHR4) — Brighouse Village (City
Centre)” and “High Rise Apartment (ZHR11) — Brighouse Village (City Centre)”,
the Richmond Cultural Centre and Minoru Park.

To the east:  No. 3 Road, beyond which are older, low-rise, auto-oriented commercial

buildings zoned “Auto Commercial (CA)”, existing site specific zoned mixed-use
and residential towers, the Canada Line's terminus station (Richmond-Brighouse).

Staff Comments

The existing development and proposed design change complies with the intent of the applicable
sections of the Official Community Plan (OCP) and "Downtown Commercial (CDT1)" zone.
The existing site is zoned “Downtown Commercial (CDT1)”, with a small area, outside of the
scope of this development permit, zoned "Gas & Service Stations (CG 1)" in the northwest
corner of the property, which contains surface parking.

The limited scope of the proposed exterior alterations to the main mall entrances will neither
significantly impact the overall existing form of the shopping centre, nor result in an increase in
floor area.

Analysis

Conditions of Adjacency

The subject site is located in the City Centre's Brighouse Village area and the mall has a
long-standing presence in the City Centre.

The applicant is proposing a modern glass design upgrade to the existing entrances that will
fit well with recent modern design aesthetics of neighbouring developments in the City
Centre.

There are no anticipated impacts to adjacent properties relating to the proposed upgrade as
the galleria entrance will occupy the same areas as the previous entrances did.

Urban Design and Site Planning

CF Richmond Centre Mall extends between No. 3 Road and Minoru Boulevard in the east-
west directions and between Westminster Highway and Richmond City Hall in the north-
south directions.

The galleria is a primary east-to-west thoroughfare through CF Richmond Centre.

In the future, the galleria is to serve as public weather protected connection through the site
and a convenient connection between Minoru Boulevard and No. 3 Road and the Brighouse
Canada Line station. This connection was secured as part of the OCP Amendment
application (CP 16-752923) associated with the overall redevelopment of the mall.

At either end of the concourse is a grand entrance into the mall. These primary east and west
entrances are the sole focus of this development application. Vestibules are incorporated as
part of the upgrade for the primary egress doors in the new entrances for energy efficient
purposes. The proposed upgrade of the galleria entrances will result in no other changes to
the site layout.
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Architectural Form and Character

The proposed upgrade aims to renew and cosmetically upgrade CF Richmond Centre's main
points of entry into the galleria concourse.

Eliminating the central arch expression of the existing entrances and introducing a squared
entryway will bring a new modern form to the site. The resulting appearance clearly defines
the contemporary design of CF Richmond Centre, while aligning with the modern standards
of future Richmond Centre residential redevelopments.

The proposed fagade entrances are comprised of three planes built out from the original
facades which will step back gradually to be in line with the existing plane.

The primary cladding being applied to the fagades will be a high-performance curtain glazing
system. The proposed frit patterning to be applied will be solid vertical bands that assist in
conveying the verticality of the fagade at the entrances. Clear glazing and solid etched
glazing will be used at open areas or spandrel areas, respectively.

The solid metal panel cladding will be used as an insulated opaque cladding between and
around the glazing elements. The metal panel will be a neutral tone that is light in colour to
achieve the lightness the design concept desires.

Please note that any signage shown on the proposed plans is subject to a separate sign permit,
review process and approval by the City.

Landscape Design and Open Space Design

All existing exit pathways and building exits will remain unchanged.
There are no proposed changes to the existing site layout and landscaping.

The upgrade to the galleria incorporates suspended canopies over the main entrances
providing weather protection to pedestrians.

The underside of the entrance canopies will include decorative downward focused lighting on
the underside of the canopy.

On-site landscaping upgrades for the entire site have been secured as part of the approved
Phase One Development Permit (DP 17-768248) and will be further reviewed as part of the
review and consideration of the proposed Phase Two (DP 24-01255) Development Permit
application associated with CF Richmond Centre’s redevelopment.

Crime Prevention Through Environmental Design

The proposal does not raise any CPTED concerns.

The existing bollards in front of each entrance are proposed to remain in place providing
protection between vehicles and pedestrians.

The function of the glazed entrance will remain unchanged, with high visibility during the
day and the doors securely locked after hours.

There are no new features proposed which would add concern from a CPTED perspective.
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Conclusions

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

Alex Costin
Planning Technician
(604-276-4200)

AC:he

Att.  1: Location Map
2: Development Application Data Sheet

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

e Payment of all fees in full for cost associated with Public Notices.
Prior to future Building Permit issuance, the developer is required to complete the following:

e  The applicant is required to obtain a Building Permit for any construction hoarding associated with the
proposed development. If construction hoarding is required to temporarily occupy a street, or any part thereof,
or occupy the air space above a street or any part thereof, additional City approvals and associated fees may be
required as part of the Building Permit. For further information on the Building Permit, please contact
Building Approvals Department at 604-276-42835.

®  Submission of a construction traffic and parking management plan to the satisfaction of the City's
Transportation Department (http://www.richmond.ca/services/ttp/special.htm), if applicable.
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2 C!ty of Development Application Data Sheet
« RlChmond Development Applications Department

DP 24-037979 Attachment 2

Address: 6551 No. 3 Road

RC (South) Inc. and
Applicant: Zeidler Architecture Owner: 7904185 Canada Inc.

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

Floor Area Gross: 49,124 m? Floor Area Net: 44,940 m?

| Existing I Proposed
Site Area 112,304 m? No Change
Land Uses Commercial No Change
OCP Designation Downtown Mixed Use No Change
Area Plan Designation Urban Core T6 (45m) No Change

. Downtown Commercial (CDT1) &

Zoning Gas & Service Stations (CG1) No Change
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I Development Permit

No. DP 24-037979

To the Holder: ZEIDLER ARCHITECTURE
Property Address: 6551 No. 3 Road
Address: 1981 Main Street, Vancouver, BC V5T 3C1

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 #12 attached hereto.

4. If the Holder does not commence the construction permitted by this Permit within 24 months
of the date of this Permit, this Permit shall lapse and the security shall be returned in full.
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Development Permit
No. DP 24-037979

To the Holder: ZEIDLER ARCHITECTURE
Property Address: 6551 No. 3 Road
Address: 1981 Main Street, Vancouver, BC V5T 3C1

5. 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. ISSUED BY THE COUNCIL THE
DAY OF ,
DELIVERED THIS DAY OF ,

MAYOR
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THESE DRAWINGS SHALL BE READ IN CONJUNCTION AND COORDINATED WITH ALL CONTRACT DOCUMENTS ISSUED FOR THIS PROJECT.

CONTRACTOR TO CONSTRUCT IN ACCORDANCE WITH THE 2018 BRITISH COLUMBIA BUILDING CODE, AND ALL OTHER MUNICIPAL AND/OR BASE BUILDING LANDLORD REGULATIONS AND STANDARDS
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3. DRAWINGS ARE NOT TO BE SCALED.

4. ALL DIMENSIONS AND INSTALLATIONS ARE TO BE VERIFIED ON SITE BY
THE CONTRACTGR DISCREPANCIES TO BE REFORTED TC THE ARCHITECT IN
WRITING PRIOR TO STARTING WORK.

5. PROVIDE SOLID BLOCKING IN WALLS AS REQUIRED FOR RAILINGS
MILLWORK, WASHROCM ACCESSORIES ETC. AND AT ALL DOOR JAMBS WHERE
LOCKING HARDWARE IS SPECIFIED FOR THE DOOR. PROVIDE SOLID BLOCKING
IN STUD PARTITIONS AND CORES IN MASONRY PARTITIONS BEHIND ALL.
RECESSED OR FLUSKMOUNTED EQUIPMENT AND ACCESSORIES AT ALL
ANCHORING POINTS.

6. CAULKOR SEAL ALL OPENINGS INTO OR THROUGH NON-RATED WALLS.
FLOORS. CEILING AND VOID SPACES TO PROVICE A SMOKE SEAL & ACOUSTIC
CONTINUITY

7. PROVIDE SOLID BLOCKING FIRESTOPS IN WALLS AT 3.0m INTERVALS
VERTICALLY.

8. EXTERIOR DIMENSIONS ARE TO FACE OF CONCRETE. FACE OF CMU AND
FACE OF SHEATHING UNC. SHEATHING LINE TC ALIGN WITH FACE OF
CONCRETE BELOW UNO.

9. INTERIOR DIMENSIONS INDICATED ON FLOOR PLANS ARE TO GRID LINE
CENTERLINE AND'OR FACE OF CONCRETE, OR STUD FACE OF WALLS, SEE
FLOOR PLANS FOR ADDITIONAL DIMENSION NOTES.

10. CONTRACTOR TO BE RESPONSIBLE FOR ALL CONSTRUCTION AND SITE
SAFETY FOR THE DURATION OF THE PROJECT.

1. CONTRACTOR TO MAINTAIN ONE FULL-SIZE SET OF APPROVED BUILDING
PERMIT AND ISSUED FOR CONSTRUCTION DOCUMENTS ON-SITE AND MAKE
AVAILABLE FOR CHECKING AT ALL TIMES DURING CONSTRUCTION

12, ANY PROPOSED CHANGES ARE TO BE SUBMITTED TO THE ARCHITECT
FOR REVIEW PRIOR TG THE WORK BEING CARRIED OUT.

13, REFER TO THE ARCHITECT FOR ALL CODE INQUIRIES, DETAILS AND CODE
RELATED INFORMATION.

14 IT tS THE CONTRACTOR'S RESPONSIBILITY TO BRING ALL OMISSIONS
DISCREPANCIES, INCLUDING DIMENSIONS, TO THE ATTENTION OF THE
ARCHITECT PRIOR TQ THE COMMENCING OF ANY WORK.

15, ANY PATCHING. REPAIR, REFINISHING RECONSTRUCTION AND
REPAINTING WORK REQUIRED AS A RESULT OF PERFORMANCE OF WORK OF
THIS CONTRACT SHALL INCORPORATE AND BE PERFORMED WITH MATERIALS
TOMATCH SAME AND SHALL MAINTAIN REQUIRED FIRE RATINGS AT
CONTRACTOR'S EXPENSE.

16, T 1S THE CONTRACTOR'S RESPONSIBILITY TO ENSURE THAT WHEREVER
A FIRE SEPARATION {S REQUIRED AS INDICATED BY THE CONSTRUCTION TYPE
ON THE DRAWINGS. ALL COMPONENTS OF THE ASSEMBLY ARE TO BE
APPROVED MATERIALS WITH INSTALLATION/FABRICATION PROCEDURES PER
DIRECTIONS OF THE U.L C. AND/OR REQUIREMENTS OF THE APPLICAELE
VERSION OF THE BUILDING CODE. ALL FIRE SEPARATIONS MUST BE
CONTINUQUS AND ALL JOINTS TO BE AIRTIGHT.

17. WHERE TYPE X" QR TYPE "C" GYFSUM BOARD IS NOTED ON DRAWINGS.
PROVIDE FIRE-RESISTANT GYPSUM BOARD CAW U.L.C. OR cUL LABEL.

18, MOISTURE RESISTANT GYPSUM WALLBOARD OR CEMENT BOARD TO BE
USED INSTEAD OF GYPSUMWALLBOARD IN SHOWERS. AROUND TUBS, AND
BEHIND ALL WET AREAS.

18, GYPSUM BOARD CONTROL JOINTS ARE TO BE 30" 0.C. MAXIMUM AND
ALIGN WITH CEILING CONTROL JOINTS, UNO.

20. PROVIDE 3/4" fIRE RESISTANT TREATED PLYWOOD BACKING TO SIZE AND
LOCATION NOTED FOR TELEPHONE AND SURFACE MOUNTED ELECTRICAL
PANELS. LOCATIONS OF PANELS AS INDICATED ON ELECTRICAL DRAWINGS
PAINT BACKING TO MATCH ADJACENT FINISH.

21, PROVIDE END DAMS AT TERMINATION OF SILL AND HEAD FLASHINGS.
WINDOW AND DOOR FLASHINGS SHALL BE CONTINUQUS |NO JOINTS) FOR
EACH LOCATIGN, THROUGH WALL AND CAP FLASHINGS TO INCORPORATE S-
LOCK JOINTS, ALL FLASHINGS TO HAVE FCLDED DRIP EDGES,

22, IT IS THE CONTRACTOR'S RESPONSIBILITY TO COORDINATE HIS OWN
FORCES AND HIS SUB TRADES TO ENSURE THAT HOLES CUT FOR
PENETRATIONS THROUGH THE EXTERIOR WALL SYSTEMS ARE NOT
OYERSIZED. AFTER INSTALLATION OF ANY PENETRATIONS, THE VOIDS
BETWEEN THE PENETRATION OPENING AND THE PENETRATION MATERIALS
SHALL BE COMPLETELY SEALED TO ENSURE THE INTEGRITY OF THE
AIR:VAPOUR BARRIER.

23. WHERE ARCHITECTURAL STRUCTURAL, MECHANICAL. OR ELECTRICAL
INSTALLATIONS PENETRATE WALL AND/OR FLOOR ASSEMBLIES AS A RESULT
OF WORK OF THIS CONTRACT SEAL ANY SUCH PENETRATIONS WITH FIRE
RATED ACOUSTICAL SEALANT AND MAINTAIN REQUIRED FIRE RATING AND
ACOUSTICAL MINIMUMS.

24, THESE ARCHITECTURAL DRAWINGS SHALL BE READ [N CONJUNCTION
WITH THE GEOTECHNCIAL REPORT SURVEY, STRUCTURAL MECHANICAL
ELECTRICAL, CIVIL LANDSCAPING. INTERIOR DESIGN. AND ANY OTHER
CONSULTANT DRAWINGS.

25. WHERE NEW SITE GRADING IS CALLED FOR ON THESE DRAWINGS SLOPE
NEW ELEVATIONS UP.DN TC MEET EX|STING GRADE ELEVATIONS (TO REMAIN]
AT A MAX|MUM SLOPE OF 1 3.5 AND BLEND NEW TO EXISTING. PRGVIDE
LANDSCAPING AS {NDICATED ON THE DRAWINGS. MAKE GOOD TO EXISTING
SITE FINISHES, LANDSCAPING AND ELEVATIONS WHERE AFFECTED BY
DEMOLITION OR CONSTRUCTION,

26.  ALL CEILING HEIGHTS SHOWN ON THE PLANS ARE RELATED TO A CLEAR
DIMENSION ABOVE THE FINISHED FLOOR AND DIRECTLY BELOW THE CEILING.

27. WHERE WALLS BULKHEADS ETC.ARE CALLED FOR TO EXTEND UP TO
THE U/S OF THE STRUCTURE OR DECK ABOVE IT IS THE INTENTION OF THESE
DRAWINGS THAT THE ASSEMBLIES IN QUESTION ARE TO EXTEND UP TO THE
UiS OF THE DECK. SUBSTRATE BOARDING OR BEAM DIRECTLY ABOVE THE
SAID ASSEMBLY UNLESS IND{CATED OTHERWAISE ON THE STRUCTURAL
DRAWINGS

28. PROVIDE DEFLECTION DETAIL AT TOP OF ALL NON-LOAD BEARING WALLS
WHERE WALL ABUTS STRUCTURE ABOVE.

29. WHERE FITMENTS OR INSTALLATIONS ARE SECURED/MOUNTED TO
FRAMED WALL ASSEMBLIES PROVIDE HORIZONTAL SHEET METAL STRAPPING
QR SOLID WOQD BLOCKING FOR ANCHORING PURPOSES.

30. IN EXTERIOR WALLS WHERE DISSIMILAR MATERIALS MEET ON THE CAVITY
FACE OF THE INNER WALL LAP THE JOINT OF THE DISSIMILAR MATERIALS WITH
AIRMOISTURE BARRIER (AMB'AVB) MEMBRANE TO MINIMUM 68" EACH SIDE OF
THE JOINT. TYP{CAL AT ALL HORIZONTAL AND VERTICAL JOINTS. REFER ALSO
TO SECTION AND PLAN DETAILS, TYPICAL.

31, CONTRACTOR SHALL BE RESPONSIBLE FOR PREPARING MEETING
MINUTES FOR ALL SITE / CONSTRUCTION MEETINGS WITH THE CONSULTANT
AND OWNERSHIP TEAM. MEETING MINUTES TO BE DISTRIBUTED WITHIN 72HRS
OF MEETING DATE AND SHALL INCLUDE A SAFETY REPORT. CURRENT
SCHEDULE AND UPDATED RF| & SUBMITTAL LOGS.

GENERAL NOTES CONT.

32. FIRESTCPPING

3. WHERE FIRE SEPARATIONS OCCUR. EXTEND PARTITIONS TO UNDERSIDE
OF SLAB OR ROOF DECK OR UPPER FLOOR DECK.

b, SEAL ANY OPENINGS BETWEEN STRUCTURE ABOVE AND PARTITIONS
WITH ULC APPRCVED FIRE STOPPING MATERIALS AND SYSTEMS,

c  SEAL PENETRATIONS THROUGH FIRE SEPARATIONS WITH ULC APPROVED
FiRE STOPPING MATERIALS AND SYSTEMS.

d,  ALLSERVICES PENETRATING A RATED CONSTRUCTION ASSEMBLY MUST
CONFORM T THE APPLICABLE VERSION OF THE BUILDING CODE. REFER
TO'PENETRATIONS IN FIRE SEPARATIONS AND FIRE-RATED ASSEMBLIES',
AND ALL RELATED STANDATA

e THE CONTRACTGR (S TO ENSURE NO SERVICES RUN THROUGH RATED
ASSEMBLIES UNLESS ALL CTHER PRACTICAL METHODS ARE EXHAUSTED
AND HAVE BEEN REVIEWED WITH THE ARCHITECT. ALL DW.V., VACUUM
PIPING WATER & GAS SUPPLY. AND CHIMNEY FLUES ARE TQ BE ROUTED
INTERNALLY FQR EACH UNIT AND WILL NOT PENETRATE UNIT DEMISING
(PARTY) WALLS.

. REFER TO MECHANICAL AND ELECTRICAL CONSULTANT DOCUMENTS FOR
SPECIFIC REQUIREMENTS TG FIRESTOPPING MECHANICAL AND
ELECTRICAL SYSTEMS

g.  ONLY TESTED AND APPROVED FIRESTOP SYSTEMS CONFORMING T THE
REQUIREMENTS OF APPLICABLE VERSION OF THE BUILDING CODE AND
THE AUTHORITY HAVING JURISTICTION WILL BE USED. TRADE
RESPONSIBLE SHALL SUBMIT SHOP-DRAWINGS COF ALL ASSEMBLIES FCR
REVIEWBY THE ARCHITECT PRIOR TO INSTALLATION.

h.  ALLREQUIRED FIRE STOPPING |S TQ BE INSTALLED BY A QUALIFIEO
INSTALLER. USING THE MANUFACTURER'S INSTALLATION METHCDS, AND
THOSE THAT FOLLOW GOOD BUILDING PRACTICE.

ALL FIRE STOPPING IS TO BE INSPECTED BY THE AHJ AND REVIEWED BY
THE ARCHITECT, AS REQUIRED PRIOR TO THE INSTALLATION OF
FURTHER OR FINISB CONSTRUCTION WHICH WOULD OTHERWISE
OBSCURE THE INSPECTION PROCESS. CONTRACTOR TO REQUEST A
REVIEW OF FIRE STOPPING AND INSULATION BY THE ARCHITECT A
MINIMUM 72 HOURS PRICR TO COVERING,

ABBREVIATION LEGEND

NOTE  NOT ALL ABBREVIATIONS AND SYMBOLS ARE USED ON DRAWINGS CONTAINED IN THIS SET.
ABBREVIATIONS AND SYMBOLS ON THIS SHEET APPLY ONLY TO ARCHITECTURAL DRAWINGS.

ac -AIR CONDITIONING ELEV  -ELEVATION
A8 -ANCHOR BOLT ELAS - ELASTOMERIC
AC -ACOUSTICAL ELEC  -ELECTRICIAL)
ACR  -ACRYLIC ELEV  -ELEVATOR
ACT  -ACGUSTICAL TILE ENC  -ENCLOSE(URE}
AD -ACCESS DCOR ENT - ENTRANCE
AD -AREA DRAIN EP - ELECTRICAL
ADD  -ADDENDUM PANELBOARD
ADH  -ADHESIVE EQ - EQUAL
ADJ -ADJACENT EGP  -EGUIPMENT
ADIST  -ADUUSTABLE ESR - ELASTIC SHEET
AFF - ABOVE FINISHED FLOOR ROOFING
AHU - AIR HANDLING UNIT EWC - ELECTRIC WATER
AL -ALUMINUM COOLER
ALT -ALTERNATE EXH  -EXHAUST
ANC  -ANCHOR, ANCHORAGE  EXIST  -EXISTING
ANCD  -ANCDIZED EXP -EXPOSED
AP -ACCESS PANEL EXPN  -EXPANSION
APLD  -APPLIED EXS -EXTRA STRONG
APPROX - APPROXIMATE (LY} EXT - EXTERIOR
ARCH  -ARCHITECT(URAL}
ASPH  -ASPHALT
AUTO  -AUTOMATIC FBO - FURNISHED BY OWNER
D -FLOOR DRAIN
BD -BOARD FEC - FIRE EXTINGUISHER
BET -BETWEEN CABINET
BINS  -BATT INSULATION FEX - FIRE EXTINGUISHER
8IT -BITUMINOUS FFE - FINISHED FLOOR
BLOG  -BUIDING ELEVATION
BLKIG)  -BLOCK(NG) FHS - FIRE HOSE STATION
M -BEAM ORBENCHMARK ~ FHSMS - FLATHEAD SHT MET
80T -BOTTO SCREW
B8R -BACKER ROD FIN - FINISH(ED)
BRG  -BEARING FLCO  -FLOOR CLEANOUT
BRK  -BRICK FLG - FLASHING
8s -8OTH SIDES FLR(G) - FLOOR(ING)
BSMT  -BASEMENT FND  -FOUNDATION
BUR  -BUILTUP ROOFING Fos -FACE OF STUD
BW -BOTH WAYS FR - FIRE RESISTIVE
FRR  -FIRE RESISTANT RATING
CAB -CABINET fs - FIRE SEPERATION
ce -CATCH BASIN FTG -FOOTING
CFM  -CUBICFEETMINUTE  FUT - FUTURE
o) -COILING DOOR
<G -COLLING GRILLE GA - GAUGE, GAGE
G -CORNER GUARD GALV - GALVANIZED
<l ~CAST IRON B -GRAB BAR
CIPC  -CASTIN.PLACE CONC.  GC - GENERAL
c -CONTROL JDINT CONTRACT(OR)
CKT  -CRICKET 6l - GALVANIZED [RON
CLG  -CEILING GL - GLASS, GLAZING
CLO  -CLOSET GWB.  -GYPSUMWALLBAARD
C(R - CLEAR [ANCE} GSS - GALVANIZED STEEL
M -CENTIMETER SHEET
CMP  .COR.METAL PPE GST . GLAZED STRUCTURAL
CMU  -CONC.MASONRYUNIT  TILE
CNTR  -CENTER GBLK - GLASS BLOCK UNIT
co ~CLEANOUT
COL  -COLUMN HB -HOSE BIB
COMP  -COMPRESS(ED 10N HC - HOLLOW CORE
BLE, OR} HCAP - HANDICAPPED
CONC_ -CONCRETE HOW - HARDWARE
CONST - CONSTRUCTION HK - HOOK(S)
CONT  -CONTINUOUS HM - HOLLOW METAL
CONTR  -CONTRACT HOR  -HOREZONTAL
COORD  -COORDINATE HPT - HIGH POINT
CORR  -CORRIDOR HR -HOUR
COR  -CORRUGATED HT - HEIGHT
CPT  -CARPET(ED) HTR  -HEATER
cr - CERAMIC TILE HVAC - HEATINGVENTILATION *
CTR  -COUNTER AIR CONDITIONING
CTRSK - COUNTERSINK/ HW - HOT WATER (HEATER)
COUNTERSUNK
ow -COLD WATER [ - INSIDE DIAMETER
CWK  -CASEWORK INCAN - INCANDESCENT
X -CONNECTION INCL  -INCLUDE (D}.(ING)
INFO - INFORMATION
DBL -DOUBLE INSUL - INSULATEID} {ION)
DEM  -DEMOLISH. DEMOLITION INT - INTERIOR
DF -DRINKING FOUNTAIN NV - INVERT
DI -DIAMETER 1PS - IRON PIPE SIZE
DM ~DIMENSION
DISP -DISPOSAL o - JONT
DL -DEAD LOAD
DN -DOWN LAB - LABORATORY
Dof)  -DITTO LA -LAMINATE(D)
oP -DAMPPROOFING LAV - LAVATORY
DSPR  -DISPENSER LB - LIBRARY
DTL -DETALL LIN - LINEAL
DWG  -DRAWING LKR -LACKER
L - LIVE LOAD
EA -EACH LT -LIGHT
EB -EXPANSION BOLT
EC -ELEC_CONTRACTOR  MAINT - MAINTAINEENANCE}
EIT - EXPANSION JOINT MAS - MASONRY
EJTC  -EXPANSION JOINT MATL - MATERIAL
COVER MAX - MAXIMUM
EITF -EXPANSION JOINT wc - MECHANICAL
FILLER CONTRACTOR
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