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# Richmond
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Development Permit Panel

Council Chambers, City Hall
6911 No. 3 Road

Wednesday, September 11, 2019
3:30 p.m.

MINUTES

Motion to adopt the minutes of the Development Permit Panel meeting held on August
28, 2019.

DEVELOPMENT PERMIT 18-829140
(REDMS No. 6144436)

APPLICANT: PLLR 228 Holdings

PROPERTY LOCATION: 8820, 8840, 8860, 8880, 8900, 8911 and 8931 Spires Road and
the surplus portion of the Spires Road road allowance

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

1. permit the construction of 64 townhouse units and two secondary suites at 8820,
8840, 8860, 8880, 8900, 8911 and 8931 Spires Road and the surplus portion of the
Spires Road road allowance on a site zoned “Parking Structure Townhouses
(RTP4)”; and

2. vary the provisions of Richmond Zoning Bylaw 8500 to reduce the minimum
setback from the north-south public walkway adjacent to the site driveway from
3.0 m to 0.0 m to accommodate the proposed building footprints and an elevated
second storey walkway connecting the two buildings.

New Business



Development Permit Panel — Wednesday, September 11, 2019

ITEM

3. Date of Next Meeting: September 25, 2019

ADJOURNMENT

6287302



City of
Richmond Minutes

Development Permit Panel
Wednesday, August 28, 2019

Time: 3:30 p.m.

Place: Council Chambers
Richmond City Hall

Present: Joe Erceg, Chair

Cecilia Achiam, General Manager, Community Safety
John Irving, Acting General Manager, Engineering and Public Works

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

6272858

Minutes

It was moved and seconded
That the minutes of the meeting of the Development Permit Panel held on July 24, 2019
be adopted.

CARRIED

DEVELOPMENT PERMIT 18-829241
(REDMS No. 6158291)

APPLICANT: 1076694 BC Ltd.
PROPERTY LOCATION: 10451, 10471 & 10491 No. 2 Road

INTENT OF PERMIT:

1.  Permit the construction of 12 townhouse units at 10451, 10471 & 10491 No. 2 Road
on a site zoned “Low Density Townhouses (RTL4)”; and

2. Vary the provisions of Richmond Zoning Bylaw 8500 to:
(a) Reduce the minimum front yard setback from 6.0 m to 4.5 m; and

(b) Allow one small car parking stall in each of the side-by-side garages (12 small
car stalls in total).



Development Permit Panel
Wednesday, August 28, 2019

6272858

Applicant’s Comments

Wayne Fougere, Fougere Architecture Inc., with the aid of a visual presentation (attached
to and forming part of these Minutes as Schedule 1) provided background information on
the subject application, noting that (i) the size of the three- to four-bedroom townhouse
units in the proposed development is larger than in typical townhouse developments, and
(i1) the proposed development consists of two- and three-storey townhouse units.

Stephen Heller, Van der Zalm and Associates, reviewed the changes to landscaping in the
proposed development in response to City staff and Advisory Design Panel comments,
noting that (i) the outdoor amenity space has been redesigned to enhance its accessibility,
and (ii) the size of trees proposed to be planted along No. 2 Road has been increased to
enhance the streetscape along No. 2 Road.

In reply to queries from the Panel, Mr. Heller acknowledged that (i) five on-site trees will
be removed, (ii) four on-site trees will be retained and protected, and (iii) the shape of the
retaining walls was determined to preserve existing off-site trees.

Staff Comments

Joshua Reis, Program Coordinator, Development advised that (i) the proposed
development includes one convertible unit, (ii) there is a Servicing Agreement associated
with the proposal which includes a new sidewalk and boulevard along No. 2 Road and a
new bus pad at the existing southbound bus stop on No. 2 Road, and (iii) the proposed
variances for the subject development include the reduction of the minimum front yard
setback from 6 meters to 4.5 meters and allowing one small car parking stall in each of the
side-by-side garages of the 12 townhouse units.

Panel Discussion

In reply to queries from the Panel regarding energy efficiency and overlook concerns
regarding the proposed two-storey glass windows on the west elevation of the rear
townhouse buildings, Mr. Fougere noted that (i) a report provided by the project’s energy
consultant has confirmed that the proposed townhouse units have been designed to
achieve an EnerGuide rating of 82, and (ii) the project’s developer provided drawings of
the west elevation of the subject development to the owners of single-family homes to the
west and no concerns were noted regarding the proposed size of windows facing their
properties. In addition, Mr. Fougere reviewed the floor plans for the second floor of the
two-storey townhouse units facing the single-family homes to the west including the
location of the proposed two-storey windows.
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6272858

In reply to queries from the Panel regarding the proposed landscaping along the
development’s west property line, Mr. Fougere and Mr. Heller confirmed that (i)
approximately two- to three-foot high retaining walls will be constructed along the west
property line with a four-foot high wood fence to be installed on top of the retaining walls,
(i1) proposed hedge planting adjacent to the retaining walls along the west property line
could grow higher than the proposed four-foot fence on top of the retaining walls to
provide a buffer between the subject development and the adjacent single-family homes to
the west, and (iii) a few ornamental trees are proposed to be planted adjacent to the west
property line.

Gallery Comments

None.

Correspondence

None.

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

1 permit the construction of 12 townhouse units at 10451, 10471 & 10491 No. 2
Road on a site zoned “Low Density Townhouses (RTL4)”; and

2. vary the provisions of Richmond Zoning Bylaw 8500 to:
(a) reduce the minimum front yard setback from 6.0 m to 4.5 m; and

(b) allow one small car parking stall in each of the side-by-side garages (12
small car stalls in total).

CARRIED

DEVELOPMENT PERMIT 19-858887
HERITAGE ALTERATION PERMIT 19-858886

(REDMS No. 6220011 v. 2)
APPLICANT: Gordon Chan

PROPERTY LOCATION: 12551 No.1 Road
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INTENT OF PERMIT:

1. Issuance of a Development Permit to permit the replacement of existing wooden ramp,
stairs and deck with new aluminum ramp, stairs, and deck around the existing building
and the installation of a new aluminum ramp on the rear (south) elevation at 12551
No.1 Road; and

2. Issuance of a Heritage Alteration Permit for 12551 No.l1 Road in accordance with
the Development Permit.

Applicant’s Comments

Andrew Leonard and Gordon Chan, McCuaig and Associates Engineering Ltd., with the
aid of a PowerPoint presentation (attached to and forming part of these Minutes as
Schedule 2) provided background information on the subject application, highlighting the
following:

" the existing wooden ramps, stairs and decks around the existing office building for
Fisheries and Oceans Canada have deteriorated and needed to be repaired and
replaced; and

n the proposed repair and replacement of identified parts of the existing building are
intended to enhance the accessibility of the building and to introduce more durable
materials to the building.

In addition, Mr. Leonard reviewed the scope of the work to be done in the building which
includes four areas of the building.

In reply to queries from the Panel, Mr. Leonard confirmed that (i) the existing wooden
decks in the building are already in an advanced stage of deterioration, (ii) proposed
materials include powder coated aluminum with matt finish, and (iii) a flow- through
aluminum material is proposed for the decks to allow water to flow through.

In reply to a query from the Panel regarding the proposed location of the delineated
pedestrian pathway and its connection to the sidewalk on Bayview Street as a portion of
the site frontage is separated by a change in grade and a curb, Mr. Leonard confirmed that
the delineated pedestrian pathway extends far enough eastward to allow for an
unobstructed connection to the sidewalk.

In reply to query from the Panel, Minhee Park, Planner 2, confirmed that the existing
building is not an identified heritage resource and is therefore not eligible for a grant.

Staff Comments

Mr. Reis noted that the subject application was reviewed and supported by the Richmond
Heritage Commission with the recommendation that the proposed aluminum material
should be powder-coated.
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Gallery Comments

None.

Correspondence

None.

Panel Decision
It was moved and seconded

I That a Development Permit be issued which would permit the replacement of
existing wooden ramp, stairs and deck with new aluminum ramp, stairs, and deck
around the existing building and the installation of a new aluminum ramp on the
rear (south) elevation at 12551 No.l Road; and

2. That a Heritage Alteration Permit be issued for 12551 No.1 Road in accordance
with the Development Permit.

6272858

CARRIED
3. Date of Next Meeting: September 11, 2019
4. Adjournment
It was moved and seconded
That the meeting be adjourned at 3:58 p.m.
CARRIED
Certified a true and correct copy of the
Minutes of the meeting of the
Development Permit Panel of the Council
of the City of Richmond held on
Wednesday, August 28, 2019.
Joe Erceg Rustico Agawin
Chair Committee Clerk
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i City of |
w42 Richmond  Report to Development Permit Panel

To: Development Permit Panel Date: August 20, 2019
From: Wayne Craig File: DP 18-829140
Director of Development
Re: Application by PLLR 228 Holdings Ltd. for a Development Permit at 8820, 8840,

8860, 8880, 8900, 8911 and 8931 Spires Road and the surplus portion of the
Spires Road road allowance

Staff Recommendation
That a Development Permit be issued which would:

1. Permit the construction of 64 townhouse units and two secondary suits at 8820, 8840, 8860,
8880, 8900, 8911 and 8931 Spires Road and the surplus portion of the Spires Road road
allowance on a site zoned “Parking Structure Townhouses (RTP4)”; and

2. Vary the provisions of Richmond Zoning Bylaw 8500 to reduce the minimum setback from
the north-south public walkway adjacent to the site driveway from 3.0 m to 0.0 m to
accommodate the proposed building footprints and an elevated second storey walkway
connecting the two buildings.

(4
AV

//
Wayhe Craig
Director ¢f Deyelopment

WCel -
Att. 2

6144436
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Staff Report
Origin
PLLR 228 Holdings Ltd. has applied to the City of Richmond for permission to develop 64
residential units and two common parking structures at 8820, 8840, 8860, 8880, 8900, 8911 and
8931 Spires Road and the surplus portion of the Spires Road road allowance. The applicant has
proposed to purchase the surplus road allowance and consolidate it into the development site. 55
multi-level townhouse units and nine ground level flats will be included in the development. The
unit sizes range between 57.9 m” (623 ft*) and 147.3 m” (1,585 ft%), providing a mix of one to

four bedroom units. Two of the 55 townhouse units are proposed to contain a secondary suite.
Parking will be provided within the two parking structures.

The site is being rezoned from “Single Detached (RS1/E)” zone to “Parking Structure
Townhouses (RTP4)” zone for this project under Bylaw 9914 (RZ 17-766525), which received
Third Reading following the Public Hearing on October 15, 2018. The site is currently vacant
but previously contained seven single family dwellings.

Frontage improvements including beautification works along the site frontage, future back lanes,
public walkways onsite, as well as storm sewer and sanitary sewer upgrades, and new fire
hydrant were secured through the rezoning process and will be constructed through a separate
Servicing Agreement (SA 18- 841587). The Servicing Agreement must be entered into prior to
final adoption of the rezoning bylaw.

Development Information

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

Background

The Spires Road Neighbourhood is identified in the City Centre Area Plan as an area intended to
transition from a predominately single family neighbourhood toward a higher density
neighbourhood through the development of townhouse buildings with parking structures.

To the North: Single family homes on lots zoned “Single Detached (RS1/E)”. A rezoning
application to develop 20 townhouse units at 8951 & 8971 Spires Road and 8991 Spires Gate
(RZ 18-818420) has been received. This application is under staff review.

To the South: Two townhouse complexes and a single family home fronting Cook Road, all on
properties zoned “Low Density Townhouses (RTL1)”.

To the East: Single family homes on lots zoned “Single Detached (RS1/E)”; these properties are
designated for high density townhouse developments under the City Centre Area Plan.

To the West: Existing townhouse complexes, fronting Cooney Road, on lot zoned “Low Density
Townhouses (RTL1)” and “Town Housing (ZT53) — Cooney Road (Brighouse Village of City
Centre)”.
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Rezoning and Public Hearing Results

The Public Hearing for the rezoning of this site was held on October 15, 2018. No concerns
regarding the rezoning application were expressed at the Public Hearing.

Staff Comments

The proposed scheme attached to this report has satisfactorily addressed the significant urban
design issues and other staff comments identified as part of the review of the subject
Development Permit application. In addition, it complies with the intent of the applicable
sections of the Official Community Plan and is generally in compliance with the “Parking
Structure Townhouses (RTP4)” zone except for 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:

1) reduce the minimum setback from the north-south public walkway adjacent to the site
driveway from 3.0 m to 0.0 m to accommodate the proposed building footprints and an
elevated second storey walkway connecting the two buildings.

(This variance was identified at rezoning stage, and no concerns were identified at that time.
Typically, ground oriented units are encouraged to front onto a public walkway. In order to
ensure that a front yard can be provided between the public walkway and the unit, a minimum
of 3.0 m building setback to a walkway is required. Staff support the proposed variance to
reduce the minimum walkway setback from 3.0 m to 0.0 m recognizing that a new public
walkway cutting through the site from north to south is required as part of this development.
As no unit is proposed to front onto this public walkway, a large building setback to the
walkway is deemed unnecessary. Instead, landscape buffers will be provided on both sides of
the walkway to enhance the pedestrian experience along the public walkway.

In addition, as the development is being cut into two halves by the public walkway, a foot
bridge (elevated walkway) over the public walkway is proposed to provide a direct pedestrian
linkage between the east and west portions of the development, on the podium level, for easy
access to various amenities proposed on site. This foot bridge will provide sufficient height
clearance and will not affect the use of the public walkway at grade. As the foot bridge is
proposed to cross over the public walkway, no setback to the walkway could be provided. )

Advisory Design Panel Comments

The Advisory Design Panel (ADP) has reviewed the project and supports it. A copy of the
relevant excerpt from the Advisory Design Panel Minutes from Thursday February 21, 2019 is
attached for reference (Attachment 2). The design response from the applicant has been included
immediately following the specific Design Panel comments and is identified in ‘bold italics’.

Analysis

Conditions of Adjacency

e The subject site and surrounding properties are designated for grade-oriented housing in the
form of high density townhouses (i.e., low-rise, street wall buildings with common parking
structures concealed from public view by non-parking uses) under the City Centre Area Plan
(CCAP).
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The proposal satisfies the CCAP’s vision while being sympathetic to the adjacent single-
family home. The units at the corners of the site are stepped down from four-storeys to
three-storeys to provide a gentle transition to the existing adjacent single family houses to the
north and east. Roof decks are set back from the building face to avoid overlook.

The top floors of the townhouse units along the south and west property lines are also
terraced to minimize overlook into adjacent developments to the south and west.

Location and orientation of windows are carefully considered to minimize the opportunity of
looking into close-by windows of existing adjacent developments and units proposed on site.

The existing site grade along the south property line will be maintained to provide an
appropriate transition to the adjacent townhouse development to the south.

Lane dedication along the west side of the site for the provision of the future north-south lane
parallel to Cooney Road has been secured at Rezoning. This dedication will start at a width
of 3.0 m at the south property line and taper to a width of 4.0 m at north property line in
order to tie into the future lane to the north that will be offset by 1.0m. A3.0mx 3.0m
corner cut dedication at the southwest corner of the subject development site for the future
north-south and east-west lane intersection has also been secured. Since this future lane
along the west property line of the site is not required for access for the proposed
development, the lane is not required to be built at this time. The existing site grade along
the west edge of the lane dedication area will be maintained to provide an appropriate
transition to the adjacent townhouse development to the west. This lane dedication area will
be maintained by the site’s strata until the lane has become operational; and this arrangement
has been secured through the rezoning process.

To enhance pedestrian circulation within the Spires Road Neighbourhood, a 1.5 m wide
SRW along both the north and east side property lines have been secured for future
pedestrian connections between Spires Road and the future back lanes. A similar 1.5 m wide
SRW will be secured from both of the adjacent sites to the north and east to widen the future
walkways to 3.0 m, Interim sod lawns and six foot high perimeter fence will be provided
along the north and east property lines, within the 1.5 m wide SRWs as part of this
development. The perimeter fence will be removed and the sod lawns will be replaced by a
1.5 m wide concrete walkway with a 0.75 m wide swale for drainage along both edges of the
walkway by the neighbouring developers when the neighbouring sites redeveloped. The
site’s strata will be responsible for the maintenance of the SRW areas. These arrangements
have been secured through the rezoning process.

A low retaining wall (up to approximately 0.71 m high) will be installed on the subject site,
along the north and east side property lines, in order to raise the front yard to the sidewalk
level and to provide a gentle slope along the side property lines for future walkways
connecting Spires Road and the future back lanes.

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

Urban Design and Site Planning

Main vehicular access to this new townhouse project is to be from Spires Road, in the eastern
portion of the site.
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e A 6.0 m wide greenway, with the centre line aligned with the common property line between
8920 Spires Road and 8635 Cook Crescent, is to be provided on site for future pedestrian
connection between the Spires Road Neighbourhood and Cook Road. A pedestrian pathway
is to be provided within the greenway.

e A 1.5 m concrete sidewalk is also to be provided on site along the side and rear property lines
for pedestrian connection from Spires Road to the future lanes and along the future lanes.

e Buildings along Spires Road provide a well-defined street edge with raised front yards. The
proposed habitable floor elevation for the ground level flat is approximately 0.66 m above
the highest elevation at the crown of Spires Road.

e The proposal provides an attractive streetscape with individual unit entry and landscaped
front yard to each of the ground level flats as well as two entry plazas with direct access to
the podium level. Pedestrian access to the townhouse units (other than street-level units) will
be through the central courtyard on the podium level.

e An enclosed lobby is also proposed by the west entry plaza to provide a secured space for the
mailbox kiosk, elevator to the podium level, and access to the enclosed parking area.

e Two communal parking structures are proposed for the entire development. Each parking
structure will feature an overhead gate to secure the parking areas. 83 residential parking
spaces are proposed, which exceeds the by-law requirement (77 spaces).

e The proposal will feature 36 parking spaces in a tandem arrangement (47% of total required
residential parking spaces), which is consistent with the maximum 50% of tandem parking
provision of Richmond Zoning Bylaw 8500. A restrictive covenant to prohibit the
conversion of the tandem garage area into habitable space, and to ensure that both parking
spaces be assigned to the same dwelling unit where two parking spaces are provided in a
tandem arrangement, has been secured at rezoning.

e A total of seven accessible residential parking stalls are to be provided on site, and will be
assigned to each of the six convertible units and the only Basic Universal Housing unit
proposed.

e A total of 13 visitor parking spaces (including two accessible parking stalls) are to be
provided throughout the site. The number of visitor parking spaces proposed is in
compliance with the minimum bylaw requirement.

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

e The garbage room housing garbage, recycling and organics storage bins is proposed adjacent
to the auto court and close to the loading area. The room is fully enclosed and incorporated
into the development’s overall structure.

e Indoor amenity spaces will be provided on the ground floor and second floor of Building #8,
by the west entry plaza. The overall size of the proposed indoor amenity spaces complies
with the Official Community Plan (OCP) requirements (i.e., 100 m? of indoor amenity space
for multiple family development projects of 40 units or more).

e The overall size of the proposed outdoor amenity spaces complies with the Official
Community Plan (OCP) requirements (i.e., 6 m? per unit). The locations and sizes of the
outdoor amenity spaces are appropriate in providing open landscape and amenity spaces
convenient to all units.
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Additional outdoor amenity space (minimum 10% of the site area as per the City Centre
Amenity Space Provisions in the City Centre Area Plan) is provided in the form of entry
plazas, public and semi-private walkways and landscaped areas throughout the site.

All ground level flats will have a private outdoor space consisting of a front yard on the street
level; all townhouse units will have a private outdoor space consisting of a patio on the
podium level and a roof top deck or a yard space on the street level.

Two of the units will contain a ground-level secondary suite (studio) of approximately 40 m?
(430 fi*) in size. No additional parking stall is required for the proposed secondary units
since this site is not located on an arterial road.

Architectural Form and Character

The proposed development embodies the Tudor style architecture with varying fagade
treatment at key points, steep roof pitches, proportionate windows set symmetrically into
traditional massing forms, projecting bays with prominent gables, and architectural details
such as brackets and brick chimney, etc.

Larger setbacks on the fourth storey and prominent gables on the third storey have been
incorporated to provide a reduced massing expression to the street.

The proposal reinforces a pedestrian friendly streetscape along Spires Road with individual
gates/walkways, street level entries with porches, and small gated front yards.

All dwelling units have direct entrances either from the street or internal courtyard on the
podium. All entrances feature private yards and lower entry roof to reflect a single family
character.

The proposed building materials (of brick, horizontal siding, fibre cement boards, robust
wood detailing, shingles and divided windows) are generally consistent with the Official
Community Plan (OCP) Guidelines.

Fibre cement boards and horizontal siding are the two dominant materials used on the
elevations. Fagade details and trim contrast the background colours of the elevations.
Asphalt shingles are used to accentuate a single family character. Brick is used as accent
material in the lower portions of the buildings. Board and batten with contrasting colours are
used on the bays and gable ends to reflect the Tudor style architecture. Three colour schemes
are provided to differentiate between buildings.

Tree Preservation

13 bylaw-sized trees and four hedgerows on site, 14 trees and six hedgerows on neighbouring
properties, and four street trees on City property were assessed at Rezoning stage.

A multi-branching Deodar Cedar tree (specifically tag# 729), located by the proposed entry
driveway, is identified in good condition and will be protected and retained on site.

The existing Deodar Cedar tree creates a strong focal point along the street frontage;
acknowledging the symbolic strength of this retained tree, a raised deck allows for a seating
area and shady picnic spot along Spires will be provided. As the critical root zone must be
preserved to limit the damage inflicted to the tree by construction, both the raised deck and
entry walkway will be constructed with no-excavation and under the supervision of the
project arborist.
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Twelve bylaw-sized trees on site are identified for removal. Based on the 2:1 tree
replacement ratio goal stated in the Official Community Plan (OCP), 24 replacement trees
are required. The applicant is proposing to plant 30 replacement trees on-site, including five
conifer and 25 deciduous trees.

Ten trees on neighbouring properties are to be protected as per City of Richmond Tree
Protection Information Bulletin Tree-03.

Four trees located on the adjacent development site to the north, along the north property line
of the subject site, are all in poor condition and have been identified for removal as part of
the development proposal on the adjacent property to the north. Consent letter from the
neighbouring property owner is on file. A separate Tree Permit will be required for the
removal of these four trees.

Four street trees including a Plum tree (14cm dbh), a Birch tree (30 cm dbh), a Western Red
Cedar tree (54 cm dbh) and a Spruce tree (28cm dbh) located along the site frontage will be
removed due to their condition and conflicts with proposed frontage improvements (i.e.,
ditch infill and new sidewalk). Compensation of $5,850 for the removal of the four trees has
been secured at Rezoning stage.

Landscape Design and Open Space Design

Along Spires Road, the landscaped front yards are raised approximately 0.6 m above the
sidewalk with layered shrub planting to present a pleasant pedestrian experience and to
provide a defined edge along the public sidewalk.

Each Spires Road entry is punctuated by trees and shrub planting to reflect the neighbouring
garden frontage. Each ground-level flat will have a patio and a lawn.

At the podium level, all units are oriented around the landscaped courtyard with their own
private yards. Soft boundaries to the shared paver pathway, in the form of low evergreen
hedging, are proposed to establish an appealing and intimate residential character to
encourage socialization and provide for casual surveillance of the common outdoor area.

All units will have access to a private outdoor space; to address smaller spaces associated
with some of the units, the overall size of communal outdoor amenity space proposed
exceeds the minimum identified under the Development Permit Guidelines.

Children’s play areas are proposed on the podium level south of Building #8 (adjacent to the
indoor amenity space on the podium level) and between Building #4 and #5. Play equipment
has been chosen to fit into play areas and to provide different play opportunities (i.e.,
climbing, social, imagination, balance, motor skills) that can be used by different age groups
and for multiple purposes. Benches are also provided for caregivers.

A number of outdoor amenity spaces are also proposed throughout the site. These spaces are
designed as social areas for more passive activities.

At the bend of the road along Spires Road, a piece of public art will be placed in a raised
planting bed and flanked on either side with pedestrian pathways. The pathways also provide
bike parking and benches, creating a critical mass of activities that will encourage social
interaction and community-building opportunities between neighbours. Ample landscape
screening of the adjacent units is provided to lessen the impact of the plaza.
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The community space provided around the retained Deodar Cedar tree by the entry driveway
is designed to allow better appreciation of the tree itself and to provide seating opportunities
closer to the street as well as the entry curved stair.

On the podium level, near the curved staircase, a curved bench and hardscape are proposed to
acknowledge the shape of the entry stair, and to provide social focus for groups from two to
six people. The space between buildings #6 and #7 is designed as a distinct outdoor room
that will feature a square table for use for picnics and games.

Decorative permeable paving is proposed at the vehicle entry of the site and broom finished
concrete will be used to delineate the pedestrian pathway within the north-south greenway.

The south and west elevations are screened by vigorous vines, supported by cable trellises.
Circulation around the building is provided by a concrete pathway, with ground-level
landscape lighting to provide safety, but without light pollution.

Wall mounted, full cut-off light, lighting bollard, step lights and soffit lighting are proposed
throughout the site at the entry plaza, various outdoor amenity spaces, stairs, unit entries, as
well as along walkways and future lanes.

An on-site irrigation system is proposed to ensure continued maintenance of live
landscaping.

In order to ensure that the proposed landscaping works are completed, the applicant is
required to provide a landscape security of $425,675.34 in association with the Development
Permit.

Crime Prevention Through Environmental Design

Site lighting and clear sight lines provide unobstructed views of surrounding area. Walkways
are direct and open. Walkways and amenity space will be illuminated.

Plantings near residential entries are low to maximize views and casual surveillance
opportunities of common areas.

Expansive glazing for each unit increases the visual presence and surveillance along Spires
Road, future back lanes, outdoor amenity spaces and the courtyard on the podium level.

Sustainability

At the rezoning stage, the applicant committed to achieving an EnerGuide rating of 82 for the
proposed town houses and to pre-ducting all units for solar hot water heating. A Certified
Energy Advisor has confirmed that the proposed townhouse units will be designed to achieve
an EnerGuide rating of 82. The report prepared by the Energy Advisor is on file and will be
utilized through the Building Permit review process to ensure these measures are
incorporated in the Permit drawings.

The applicant has also committed, at the rezoning stage, to achieving Leadership in Energy
and Environmental Design (LEED) Silver equivalency. A Certified LEED consultant has
confirmed that the proposed townhouse units will be designed to achieve silver rating. The
Multifamily Sustainability Scorecard provided by the LEED consultant is on file and will be
utilized through the Building Permit review process to ensure the proposed stainable
strategies are incorporated in the Permit drawings.
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Accessible Housing

e The proposed development includes one basic universal housing unit (unit type D6) that is
designed to be easily renovated to accommodate a future resident in a wheelchair. This
single-storey unit is required to incorporate all of the accessibility provisions listed in the
Basic Universal Housing Features section of the City’s Zoning Bylaw, and is permitted a
density exclusion of 1.86 m? (20 ft*) per unit.

e The proposed development also includes six convertible units that are designed with the
potential to be easily renovated to accommodate a future resident in a wheelchair. The
potential conversion of these units will require installation of a vertical lift in the stacked
storage space (which has been dimensioned to allow for this in unit types B1E, B5 & B6) in
the future, if desired.

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

o stairwell hand rails;

o lever-type handles for plumbing fixtures and door handles; and

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

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.

& 5
Edwin Lee
Planner 1

EL:rg

Attachment 1: Development Application Data Sheet
Attachment 2: Excerpt from Advisory Design Panel Meeting Minutes (February 21, 2019)

The following are to be met prior to forwarding this application to Council for approval:
e  Final adoption of the Zoning Amendment Bylaw 9914.

e  Receipt of a Letter-of-Credit for landscaping and tree survival security in the amount of $425,675.34. No
Landscape Letter of Credit will be returned until:

o the post-construction assessment report, confirming the protected trees survived the construction, prepared
by the Arborist, and

o the Letter of Assurance, confirming the landscaping are installed as per the Development Permit, prepared
by the Landscape Architect,

are reviewed by staff.
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,



August 20, 2019 - 10 - DP 18-829140

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.

s  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).

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



# City of
02 Richmond

Development Application Data Sheet

Development Applications Department

DP 18-829140

Attachment 1

8820, 8840, 8860, 8880, 8900, 8911 and 8931 Spires Road and the surplus portion of the Spires

Address: Road road allowance
Applicant:. PLLR 228 Holdings Ltd. Owner: PLLR 228 Holdings Ltd.
Planning Area(s). City Centre
Floor Area Gross: 7,707 m? Floor Area Net: 7,019 m?
l Existing I Proposed
Site Area: 6,075 m? 5,852 m?
Land Uses: Single-Family Residential Multiple-Family Residential
OCP Designation: | Low-Density Residential No Change
Area Plan City Centre Area Plan: General Urban T4 No Change
Designation Sub-Area B.1: Mixed Use — Low-Rise Residential
& Limited Commercial
Zoning: Single Detached (RS1/E) Parking Structure Townhouses (RTP4)
Number of Units: 7 64
| Bylaw Requirement | Proposed | Variance
Floor Area Ratio: Max. 1.20 1.20 none permitted
Lot Coverage — Building: Max. 50% 50% none
gﬂt rfig;’i:rage ~ Non-porous Max. 80% 75% none
Lot Coverage — Landscaping: Min. 20% 21% none
Setback — Front Yard / Road (m): Min. 3.0 m 3.0m none
Setback — Side Yard — North (mj: Min. 1.5 m 1.5m none
Setback — Side Yard - East (m): Min. 1.5 m 1.5m none
Setback — Lane (West) (m): Min. 1.5 m 1.5m none
Setback — Lane (South) (m): Min. 1.5 m 3.0m none
Setback — Walkway (m): Min. 3.0 m 0.0m R‘gr&ae';‘t:: p
Height (m): Max. 15.0 m (4 storeys) 15.0 m (4 storeys) none
Lot Depth: Min. 30.0 m 33.59m none

6144436
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Site Area: Min. 2,400 m? 5,852 m? none
Off-street Parking Spaces — 1.25 (R) and 0.20 (V)

Regular (R) / Visitor (V): 1.2(R)and 0.2 (V) per unit none
Off-street Parking Spaces — Total: 77 (R) and 13 (V) 83 (R)and 13 (V) none
Max. 50% of required
Tandem Parking Spaces: residential spaces 36 none
(77 x Max. 50% = 38)

Max. 50% when 31 or more
Small Car Parking Spaces spaces are provided on-site 17 none
(96 x Max. 50% = 48)

Min. 2% when 11 or more
Handicap Parking Spaces: spaces are required 9 none
(90 x 2% = 2 spaces)

Bicycle Parking Spaces — Class 1/ 1.25 (Class 1) and 1.58 (Class 1) and none

Class 2: 0.20 (Class 2) per unit 0.20 (Class 2) per unit
: , _ , 82 (Class 1) and
Off-street Parking Spaces — Total: | 80 (Class 1) and 13 (Class 2) 14 (Class 2) none
Amenity Space — Indoor: Min. 100 m? or Cash-in-lieu 100 m? none
. 5 .
Amenity Space — Outdoor: Min. 6 m® x 64 units 388 m? none

=384 m?
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Attachment 2

Excerpt from the Minutes from
The Design Panel Meeting
Thursday, February 21, 2019 - 4:00 p.m.

Rm. M.1.003
Richmond City Hall

DP 18-829140 - 63-UNIT CITY CENTRE STACKED TOWNHOUSE
DEVELOPMENT

ARCHITECT: Formwerks Architectural

LANDSCAPE PMG Landscape Architects

ARCHITECT:

PROPERTY 8820, 8840, 8860, 8880, 8900, 8911 and 8931 Spires Road
LOCATION:

Applicant’s Presentation

Jim Bussey, Formwerks Architectural. and, Caelan Griffiths, PMG Landscape Architects,
presented the project and together with Andrea Ornopia, Formwerks Architectural,
answered queries from the Panel on behalf of the applicant.

Panel Discussion
Comments from Panel members were as follows:

. built forms adjacent to the pedestrian walkway along the south and west
property lines are tall and planar; not pedestrian-scaled and provide a stark
adjacency; not clear regarding the use of the lane system envisioned adjacent to
the south and west property lines when adjacent properties will be developed in
the future; ,

The proposed massing is appropriate and compliant to the designated zone.
The upper stories are set back and lower roofs are provided to reduce the
height impact of the built forms along the future lanes. In addition, cable
vines are proposed along the future walkways to introduce natural elements
and soften the landscape to enhance pedestrian experience and visually divide
the building face. Refer to A1.14/A1.15 Streetscapes.
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image of the north-south greenway/view corridor through the centre of the site
on Drawing A0.01 is a more convincing image and more informative than other
renderings presented by the applicant and should be enlargened; the image
shows that the footbridge over the greenway/view corridor will not negatively
impact the character and feel of the greenway/view corridor as a public amenity
and a thoroughfare;

Larger image of site entry provided. Refer to A0.08 Perspectives.

appreciate the high level of quality and clarity of the drawings; however, the
landscape drawings are not clear; difficult to understand where the landscape
design is going with the landscape drawings provided by the applicant;

the two proposed colour schemes are very similar; consider more variation to
the two colour schemes to provide more variety to units;

Similar colour schemes are proposed to ensure cohesiveness in the
development. The colour of the fibre cement board has been revised to an off-
white colour in colour scheme A to provide more differentiation between the
colour schemes. The Tudor trims remain the same colour for both schemes to
tie the project together. Refer to A.11/A1.12 Colour Scheme A/B.

Tudor language and detailing on the lower floors of the buildings do not extend
to the fourth level; roof forms need to be further integrated into the building
design;

Roof forms have been revised to create more of an expression at window
locations.

small windows on the top level of buildings along the Spires Road elevation are
appropriate; however, at the rear elevation, the windows are larger and out of
place with the rest of the building levels;

Window sizes on the upper storey have been adjusted to a smaller size to
match the proportions of the muntins in the lower levels. Sliding doors are
proposed to allow natural light into the bedrooms; sliding doors have also
been aligned with the windows on the floor below to provide a more cohesive
elevation. Tudor detailing has been added to some of the bays along the lane
to provide a more consistency between the front and rear elevations. Hip roofs
along the lane reduce the massing and vertical expression of the Tudor style.
Refer to A1.14-A1.15 Streetscapes.

appreciate the comprehensive package provided by the project’s design team;

support the proposed sustainability features; the project is on the right track
from a sustainability point of view;
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applicant needs to show the locations of the ventilation louvers and fans for the
underground parkade; applicant also needs to consider appropriate measures to
mitigate noise issues related to the fans;

Openings for the parking exhaust are indicated in the streetscapes. Refer to
Al 13-A1.15 Streetscapes. Mechanical equipment will be selected to meet
Richmond’s Noise Bylaw No. 8856.

accessible units open up to a common parkade; however, no pressurized
vestibules are provided in the plans; applicant needs to review BC Building
Code requirement for the provision of vestibules; staircases could be
pressurized for units facing south;

Pressurized vestibules are proposed in all units, including the ground level
units. Refer to A1.05 Ground Level Plan & Building 1/3/8 Plans.

applicant needs to address potential noise for air source heat pumps which are
proposed to be located on the roof decks;

Condensing units have been thoughtfully distributed throughout the
development to mitigate noise concerns affecting neighbouring developments.
In addition, mechanical equipment will be selected to meet Richmond’s Noise
Bylaw No. 8856.

appreciate the model as it helps the Panel better understand the project;

in general, the project has a dense and compact arrangement of buildings;
appreciate the rhythm of the gaps between the buildings;

agree with Panel comment that the proposed Tudor style architecture does not
read successfully in the fourth level of the buildings; consider redesigning the
roof shapes and avoiding the hip roofs to provide a Tudor character to the whole
buildings;

To provide a gentle transition to the 2-storey townhomes to thesouth, hip
roofs are proposed to reduce massing and vertical expression.

appreciate the proposed location of the elevator on the ground level as it is
fairly exposed and centralized; however, consider locating the elevator close to
the indoor amenity space to provide a more direct vertical connection from the
podium level to the indoor amenity space;

Site plan has been reconfigured. Entry/exit lobby is located adjacent to one
indoor amenity space.

layout of the interior units in Building 5 is tight; consider orienting the windows
in the floors above the podium level more to the open air rather than north-south
to improve the units’ access to natural lighting and enhance their livability;

Buildings 3/5/9 have been consolidated into two buildings to allow more
outdoor space and improve natural lighting into the units.
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concerned about the safety and security of the entrance to the indoor amenity
space at the amenity entry plaza as it appears hidden; consider flipping the
residential unit to the east to the proposed location of the indoor amenity space
so that the indoor amenity space will be located adjacent to the pedestrian entry
plaza;

Site plan has been reconfigured. Entry plaza is much more open with direct
access to indoor amenity space.

consider appropriate separation between the ground level units and the parkade;

Pressurized vestibules are proposed in all units, including the ground level
units. Refer to A1.05 Ground Level Plan & Building 1/3/8 Plans.

consider better programming around the large tree to the west of the
greenway/view corridor in addition to the proposed landscaping to make it a
more inviting feature and enhance its usability;

The community space provided around the retained tree is rearticulated to
allow better appreciation of the tree itself by way of a boardwalk path in the
style of many trails in the province. Our inspiration is drawn from such
boardwalk trails as are found along the Juan De Fuca or West Coast Trails.
In order to provide seating opportunities with least impact on the tree’s roots,
we have located seating closer to the street as well as the entry curved stair.
The ultimate aim of our design around this retained mature tree is to have the
least effect on its root system and general health while providing opportunity
to appreciate its grandeur from close.

appreciate the design and details of the project which will provide a good
precedent in the neighbourhood;

appreciate that the planted areas on the second level are on the same level as the
patio; however, the applicant needs to carefully work out the drainage and water
proofing;

Further design development and coordination with consultants to be
finalized.

more detailed plans of the outdoor amenity area, including the children’s play
area, should have been provided by the applicant;

The detailed plans requested are found in the Landscape details sheets. These
drawings show the range of play structures is now optimized to include a
broad age range of children, a new range of play equipment and seating area
Jor adults.

the proposed natural play area appears small and not usable; could be better
combined with another space on the outdoor amenity area to be more usable;

The smaller spaces have been consolidated into a larger play area.
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the long ornamental grasses at the play area could provide visual interest;
however, there are survivability concerns as these could be easily damaged by
children playing in the area;

The long grasses have been deleted in favour of a larger consolidated play
area.

appreciate that the applicant is considering to integrate public art into the
project at this early stage;

the building facade adjacent to the pedestrian walkways along the west and
south property lines of the subject site could be visually broken down to
pedestrian scale by introducing different textures and patterns on the building
face; would enhance the pedestrian experience while planting along the
pedestrian walkways is still growing;

The vines proposed along the future lane-facing building elevations are rapid
growing and will colonize the trellises expediently. In ideal conditions by the
second or third year of growth each of the vines will have climbed to 20’ tall x
8’wide in the growing season.

consider further articulation in terms of texture and scale of the concrete stair
along the north streetscape as there are limited opportunities for landscaping in
this area;

Cable vines have been added to all exposed concrete walls to soften building
edges. Refer to A1.13-A1.15 Streetscapes.

appreciate the project’s interface with the pedestrian walkways around the
building, the design of the plaza, and the gateway architectural features at the
site entry;

appreciate the proposed paving treatment for the public pedestrian connection to
the south walkway; however, its public character could be further enhanced if
the paving is distinct from the rest of the development;

We have distinguished this paving with decorative sawcuts, as the accessibility
and smooth nature of the broom finished concrete proposed is universally
accessible.

appreciate the use of brick at the base of Buildings 1 and 3 (north elevation);
consider a similar treatment for the base of Buildings 2 and 4 (north elevation)
to help improve the pedestrian scale of these buildings;

Exposed concrete with cable vines are proposed to soften the building edges
and introduce a natural element into the public pathway to enhance the
pedestrian experience. Refer to A2.03/42.07 Building 2/4 Elevations.

support the proposed location for the six convertible units and one Basic
Universal Housing unit;
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agree with Panel comment that more details on the children’s play area should
have been included in the applicant’s submission to enable the Panel to better
understand the project and provide appropriate comments;

concern regarding half-balls play equipment susceptibility to damage;

The half-balls are successfully deployed in other jurisdictions, but in this case
we understood that the committee did not find them appropriate at this project
and we have deleted them.

ensure that the design of benches to be provided on-site will not be too deep to
be appropriate for seniors;

The depth and angle of the seating on the benches is designed for universal
accessibility. The height of the arm rests is such as to enable easy leverage for
mobility impaired individuals to rise from seated position easily.

consider installing extended railings for stairs; and
Stair detail plans are provided. Refer to A4.00 Stair Details.

proposed mix of stone and grass for the natural play area should be separate
from the actual main pedestrian walkway on Level 2.

The natural play area with stepping stones has been deleted from the plan in
Javour of a consolidated area, with a variety of play equipment for a wide
range of ages.

Panel Decision

It was moved and seconded
That DP 18-829140 be supported to move forward to the Development Permit Panel
subject to the applicant giving consideration to the comments of the Advisory Design

CARRIED



Development Permit

No. DP 18-829140
To the Holder: PLLR 228 Holdings Ltd.

Property Address: 8820, 8840, 8860, 8880, 8900, 8911 and 8931 Spires Road and
the surplus portion of the Spires Road road allowance

Address: c/o Nicholas Poon
1788 W Broadway Unit 301
Vancouver BC V6J 1Y1

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

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

3. The "Richmond Zoning Bylaw 8500" is hereby varied to reduce the minimum setback from
the north-south public walkway adjacent to the site driveway from 3.0 m to 0.0 m to
accommodate the proposed building footprints and an elevated second storey walkway
connecting the two buildings.

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 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
$425,675.34 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. 1f 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.

6144436



Development Permit
No. DP 18-829140

To the Holder: PLLR 228 Holdings Ltd.

Property Address: 8820, 8840, 8860, 8880, 8900, 8911 and 8931 Spires Road and
the surplus portion of the Spires Road road allowance

Address: c/o Nicholas Poon
1788 W Broadway Unit 301
Vancouver BC V6J 1Y1

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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