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  Agenda
   

 
 

Development Permit Panel  
 

Council Chambers, City Hall 
6911 No. 3 Road 

Wednesday, September 16, 2015 
3:30 p.m. 

 
 
 Minutes 

 Motion to adopt the minutes of the Development Permit Panel meeting held on August 
26, 2015. 

  

 
1. Development Permit 12-624819  

 (REDMS No. 4695459) 

 APPLICANT: Matthew Cheng Architect Inc. 

 PROPERTY LOCATION: 8200, 8220, 8280 and 8300 No. 1 Road 

 
Director’s Recommendations 

 That a Development Permit be issued which would permit the construction of 28 
townhouse units at 8200, 8220, 8280 and 8300 No. 1 Road on a site zoned “Low Density 
Townhouses (RTL4).” 

  

 
2. General Compliance Ruling 

Development Permit 13-643519  
(REDMS No. 4679475) 

 APPLICANT: Christopher Bozyk Architects 

 PROPERTY LOCATION: 11100 Cambie Road 



Development Permit Panel – Wednesday, September 16, 2015 
ITEM   
 

2. 

 
Director’s Recommendations 

 That the attached plans involving changes to the development design be considered in 
General Compliance with Development Permit (DP 13-643519). 

  

 
3. Development Permit 14-674133  

(REDMS No. 4568004) 

 APPLICANT: Western Verona Garden Holdings Ltd. 

 PROPERTY LOCATION: 9211 and 9231 No. 2 Road 

 
Director’s Recommendations 

 That a Development Permit be issued which would permit the construction of ten (10) 
townhouse units at 9211 and 9231 No. 2 Road on a site zoned “Low Density 
Townhouses (RTL4).” 

  

 
4. Development Permit 15-694729  

(REDMS No. 4660435) 

 APPLICANT: Jacken Investments Inc. 

 PROPERTY LOCATION: 10591, 10611 and 10631 Gilbert Road 

 
Director’s Recommendations 

 That a Development Permit be issued which would permit the construction of 14 
townhouse units at 10591, 10611 and 10631 Gilbert Road on a site zoned “Low Density 
Townhouses (RTL4).” 

  

 
5. Development Permit 15-700390  

(REDMS No. 4652488) 

 APPLICANT: Harjit Sandhu 

 PROPERTY LOCATION: 10691 Dennis Crescent 



Development Permit Panel – Wednesday, September 16, 2015 
ITEM   
 

3. 

 
Director’s Recommendations 

 That a Development Permit be issued which would: 

 1. permit the construction of a coach house at 10691 Dennis Crescent on a site 
zoned “Single Detached with Granny Flat or Coach House – Edgemere (RE1)”; 
and 

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

  (a) allow a coach house to be located 3.0 m from the northern interior side lot 
line; and 

  (b) allow a portion of the parking spaces for the lot to be accessed from Dennis 
Crescent. 

  

 
6. New Business 

 
7. Date of Next Meeting: September 30, 2015 

 
8. Adjournment 

 



Time: 

Place: 

City of 
Richmond 

Development Permit Panel 
VVednesday,August26,2015 

3:30p.m. 

Council Chambers 
Richmond City Hall 

Minutes 

Present: Joe Erceg, Chair 
Robert Gonzalez, General Manager, Engineering and Public Works 
Dave Semple, General Manager, Community Services 

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

1. Minutes 

It was moved and seconded 
That the minutes of the meeting of the Development Permit Panel held on July 15, 
2015, be adopted. 

CARRIED 

2. General Compliance Ruling 
Development Permit 11-564405 
(File Ref. No.: DP 11-564405) (REDMS No. 4615191 v. 2) 

APPLICANT: 

PROPERTY LOCATION: 

INTENT OF PERMIT: 

Dava Development Ltd. 

10011, 10111 & 10197 River Drive and a portion of 10199 
River Drive (formerly 10011 & 10111 River Drive and a 
portion of 10199 River Drive) 

That the attached plans involving changes to the design of building "B" (addressed as 
10013 River Drive) be considered in General Compliance with the approved Development 
Permit (DP 11-564405). 

1. 



4710053 

Development Permit Panel 
VVednesday,August26,2015 

Applicant's Comments 

Patrick Cotter, ZGF Cotter Architects Inc., highlighted proposed changes to building "B", 
noting that: 

• the proposed roof height would be lowered; 

• the proposed modifications to the building's interior layout would improve flow and 
functionality; 

• the building would retain similar architectural form and character previously 
proposed; 

• outdoor space would be relocated from the rooftop to ground level; and 

• additional glazing would be provided. 

Panel Discussion 

In reply to queries from the Panel with regard to proposed changes to building "B", Mr. 
Cotter and Joseph Lau, ZGF Cotter Architects Inc., advised that (i) the proposed lower 
roof height would improve the views from adjacent reside nt buildings, (ii) the proposed 
outdoor amenity deck would be lowered to ground level and would provide better access 
to residents, (iii) a proposed green roof would utilize the space formerly proposed for the 
outdoor amenity deck, and (iv) the proposed pitch of the roof would be reduced. 

Discussion ensued regarding the proposed green roof and in reply to queries from the 
Panel, Joseph Fry, Hapa Collaborative, noted that drought resistant plants would be 
utilized for the project. 

Staff Comments 

Wayne Craig, Director, Development, commented on the proposed changes to building 
"B", noting that staff are confident that the proposed changes are consistent with the intent 
of the original application. He added that the proposed outdoor amenity deck was a private 
amenity space for development residents. 

Correspondence 

None. 

Gallery Comments 

None. 

2. 



Panel Decision 

Development Permit Panel 
VVednesday,August26,2015 

It was moved and seconded 
That the attached plans involving changes to the design of building "B" (addressed as 
10013 River Drive) be considered in General Compliance with the approved 
Development Permit (DP 11-564405). 

CARRIED 

3. Development Permit 14-672830 
(File Ref. No.: DP 14-672830) (REDMS No. 4630289) 

4710053 

APPLICANT: JM Architecture 

PROPERTY LOCATION: 1 0019 Granville A venue 

INTENT OF PERMIT: 

Permit the construction of a licensed child care facility for a maximum of 88 children with 
an accessory residential caretaker unit at 10019 Granville A venue on a site zoned "Child 
Care (ZR8)- McLennan." 

Applicant's Comments 

Joe Minten, JM Architecture Inc., referred to a video presentation (copy on file, City 
Clerk's Office), and provided a brief overview of the proposed daycare facility 
development with a residential caretaker unit regarding (i) urban design, (ii) architectural 
form and character and, (iii) landscape and open space design. 

Mr. Minten spoke of the residential character of the proposed design and noted that 
parking will be located on the north-east portion of the subject site with vehicle access 
along Granville Avenue and one-way vehicle exit through to No. 4 Road. He added that 
the second floor of the facility will feature a rooftop garden. 

Meredith Mitchell, M2 Landscape Architecture, briefed the Panel on the proposed 
landscape and open space design, noting that (i) the meandering perimeter hedging and 
fencing will be approximately four to five feet in height, (ii) landscaped areas will include 
play areas, shaded areas, artificial berms, a water feature, picnic tables and benches, (iii) 
the proposed development will incorporate a mix of deciduous trees in the parking area 
and will be drought tolerant, (iv) the proposed development will include bike racks on­
site, and (v) accessible parking will be adjacent to the main entry. 

Panel Discussion 

In reply to queries from the Panel with regard to grading of the site, Ms. Mitchell noted 
that there will be retaining walls with fencing along the north and east side of the site with 
transitional landscaping between the parking area and fencing. Ms. Mitchell commented 
on the screening of the adjacent properties along the north and east portion of the site, 
noting that there will be six feet perimeter fencing with hedges. 

3. 
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Development Permit Panel 
VVednesday,August26,2015 

Discussion ensued with regard to the conditions of adjacency and in reply to queries from 
the Panel, Mr. Minten noted that properties to the north and east of the site are single 
family homes. He added that the parking area will be gated during evening hours. 

Staff Comments 

Mr. Craig spoke of the proposed development, noting that the proposed development will 
use an on-site septic field and that there is a servicing agreement for frontage 
improvements along Granville Avenue and No.4 Road. 

In reply to queries from the Panel, Mr. Craig noted that the on-site septic field will be 
located below the parking area. He added that the septic system will utilize contained 
concrete treatment areas unlike traditional septic systems. 

Gallery Comments 

Sylvia Merces, 6680 No.4 Road, expressed concern regarding the proposed development 
with respect to (i) the on-site septic field, (ii) potential for increase in traffic, and (iii) the 
historical rezoning of the site. 

The Chair advised that the proposed septic field will be located underneath the parking 
area and was approved by Vancouver Coastal Health. Also, he noted that the parking lot 
will be gated. He added that historically, the site was zoned for some commercial use 
however, was rezoned for childcare and congregate housing. Furthermore, he noted that 
the proposed development should have a minimal effect on traffic in the area. 

In reply to queries from the Panel, Mr. Craig noted that as part of proposed frontage 
improvements, sidewalks will be upgraded and the north side of Granville A venue will be 
widened. He added that access to the site will be along Granville A venue and that there 
will be a one-way driveway right-turn only exit to No. 4 Road. 

Correspondence 

None. 

Panel Discussion 

Discussion ensued with respect to the proposed development's design and day care 
programming. 

Panel Decision 

It was moved and seconded 
That a Development Permit be issued which would permit the construction of a licensed 
child care facility for a maximum of 88 children with an accessory residential caretaker 
unit at 10019 Granville Avenue on a site zoned "Child Care (ZR8) -McLennan." 

CARRIED 

4. 



Development Permit Panel 
VVednesday,August26,2015 

4. New Business 

5. Date of Next Meeting: September 16, 2015 

6. Adjournment 

It was moved and seconded 
That the meeting be adjourned at 4:02p.m. 

Joe Erceg 
Chair 

4710053 

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 26,2015. 

Evangel Biason 
Auxiliary Committee Clerk 

5. 



City of 
Richmond Report to Development Permit Panel 

To: Development Permit Panel Date: August 26, 2015 

From: Wayne Craig File: DP 12-624819 
Director of Development 

Re: Application by Matthew Cheng Architect Inc. for a Development Permit at 8200, 
8220, 8280 and 8300 No. 1 Road 

Staff Recommendation 

That a Development Permit be issued which would permit the construction of 28 townhouse 
units at 8200, 8220, 8280 and 8300 No. 1 Road on a site zoned "Low Density Townhouses 
(RTL4)." 

Way Craig / 
Director of ~pmen 

/ 
/ ~ WC:ke t-~-~ 

4695459 
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Staff Report 

Origin 

Matthew Cheng Architect has applied to the City of Richmond for permission to develop 28 
townhouse units at 8200, 8220, 8280 and 8300 No. 1 Road on a site zoned "Low Density 
Townhouses (RTL4)". The dwellings on the site have been demolished and the site currently 
contains preload materials . 

The four lots, which will be consolidated into one development site, are being rezoned from 
"Single Detached (RSl!E)" to "Low Density Townhouses (RTL4)" for this project under Bylaw 
8929 (RZ 11-596490). The Public Hearing and 3rd Reading of the rezoning amendment bylaw 
was granted on September 5, 2012 A Servicing Agreement (SA 12-627162) for frontage 
upgrades along No. 1 Road is required to be completed as a rezoning consideration. 

Development Information 

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

Background 

Development surrounding the subject site is as follows: 

To the north, existing houses on lots zoned "Single Detached (RS 1/E)"; 

To the east, existing houses on lots under Land Use Contract 102 in the Coldfall Court cul-de­
sac; 

To the south, existing houses on lots zoned "Single Detached (RS 1/E)"; and 

To the west, across No. 1 Road existing houses on lots zoned "Compact Single Detached 
(RC1)" and "Single Detached (RS1/E)". 

Rezoning and Public Hearing Results 

The Public Hearing for the rezoning of this site was held on September 5, 2012. At the Public 
Hearing, the following concerns about rezoning the property were expressed (responses are 
noted in Italics): 

1. Location of visitor parking stalls adjacent to single-family homes to the east 

Through the rezoning, residents to the east noted concerns about the location of visitor 
parking contained within the 6 m (20ft.) rear yard setback to the east next to the outdoor 
amenity for the project. As a result, the site plan was amended in advance of the Public 
Hearing to relocate all visitor parking outside of the rear yard setback, as shown in the 
Development Permit drawings. 

2. Design interface and shadow impacts of the proposed development with single-family 
homes to the east. 

The development maintains a 6 m (20ft.) rear yard setback along the east edge of the site 
to the neighbouring single-family dwellings. Units that back onto the single-family 
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homes are oriented to provide a traditional rear yard interface (6 m or 20 fl. setback) at 
similar two-storey massing (8. 2 m or 2 7 fl. building height) and a 3 m (I 0 fl.) north and 
south side yard setback. A shadow diagram has been submitted to show minimal impacts 
to surrounding properties. Privacy and overlook concerns are addressed through the 
design and orientation of the rear units of the development and proposed landscape 
buffer screen along the east edge of the site. 

3. Tandem parking configuration for units along No. 1 Road. 

A tandem parking configuration for only the buildings directly fronting No. I Road was 
outlined at rezoning. The proposed Development Permit application maintains this 
tandem parking configuration for I4 townhouse units fronting No. I Road proposed at 
rezoning. The remaining I4 townhouse units have two standard side by side parking 
stalls. The Zoning Bylaw allows 50% of required parking for the townhouse units only to 
be parked in tandem. The proposed tandem parking configuration complies with the 
Zoning Bylaw. 

4. Potential impacts of the development on traffic through the existing residential 
neighbourhood to the east. 

The proposed development provides the necessary off-street parking stalls required by 
the Zoning Bylaw of 2 parking stalls for each unit and a total of 6 visitor parking stalls. 
In response to concerns about increased traffic through the residential neighbourhood to 
the east, Transportation staff propose to monitor traffic in the neighbourhood before and 
after project completion/occupancy to identifY any traffic pattern changes. 
Transportation staff plan to monitor traffic this upcoming fall to obtain initial traffic 
data. Follow-up traffic data collection will be sequenced with project build out and 
occupancy. 

5. Retention of existing evergreen hedging along the east edge of the development site and 
shared with 8311 Coldfall Court 

The existing evergreen hedge located along the east edge of the site (south side) and 
adjacent to 83II and 829I Coldfall Court is being retained as part of this development. 
Retention of this hedge has been reviewed by the consulting arborist and a tree 
protection zone has been established. The site and landscape plan has been designed to 
take into account the tree protection zone and ensure retention of the existing hedge. 

Staff Comments 

The proposed scheme attached to this report has satisfactorily addressed the urban design issues 
and other staff comments identified as part of the review of the subject Development Permit 
application. In addition, it complies with the intent of the applicable sections of the Official 
Community Plan and is in compliance with the "Low Density Townhouses (RTL4)" zoning 
district. 

Advisory Design Panel Comments 

The Advisory Design Panel was held on April 1, 2015. A copy of the relevant excerpt from the 
Advisory Design Panel Minutes from April 1, 2015 is attached for reference (Attachment 2). 
The design response from the applicant has been included immediately following the Advisory 
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Design Panel Comments. The Advisory Design Panel members supported the project and 
suggested design revisions have been incorporated into the project. 

Analysis 

Conditions of Adjacency 
• The proposed development incorporates four (4) three-storey townhouse clusters that directly 

front onto No. 1 Road. These step down to two-storey massing along the north and south 
edges to provide transition to existing single-family homes. Six (6) two-storey duplex 
townhouse clusters are arranged along the rear portion of the site directly adjacent to existing 
single-family homes. Front and rear yard setbacks are maintained at 6 m (20ft.) with 3 m 
(1 0 ft.) side yard setbacks, which will mitigate any potential overlook, privacy and 
shadowing impacts to existing single-family homes. The proposed conditions of adjacency 
of the townhouse project comply with the applicable Development Permit Guidelines for 
townhouse development along an arterial road. 

• Currently, the elevation of the sidewalk and road along No. 1 Road are higher than the 
elevation of the lots to be developed and surrounding single-family homes. To address this 
grade difference, the project proposes to raise the finished grade of the site to generally 
match the elevation of the sidewalk and to meet the required minimum flood construction 
levels. Grade changes from the development site to the neighbouring single-family homes to 
the east will be dealt with through stepped retaining walls and landscaping within the project 
site to account for existing tree protection zone areas and avoid retaining walls directly 
adjacent to single-family homes. 

• The vehicle entrance to the development located at the north edge of the site provides for 
additional setback and separation to the existing single-family home to the north. If 
redevelopment of the lots to the north occurs, vehicle access will be provided through this 
development and has been secured through a legal agreement as part of the rezoning. The 
location of the walkway mid-site to No. 1 Road provides for additional separation between 
the three-storey townhouse massing. 

• The development site has a jog in the lot that results in a deeper lot depth for a portion of the 
consolidated development site. The existing geometry of the lot enables the outdoor amenity 
to be located in a central location and provides for a significant open/green space to abut the 
neighbouring single-family homes to the east to mitigate overlook concerns and potential 
shadowing impacts. 

Urban Design and Site Planning 
• Internal vehicle circulation is arranged around an internal T-shaped driveway through a main 

north-south running drive-aisle providing access to front and rear townhouse units with a 
small east-west running drive-aisle servicing a deeper portion of the site. This driveway 
layout enables all of the vehicle access to unit garages and visitor parking stalls to be 
internalized to the site and allows for on-site manoeuvring/turnaround for larger vehicles and 
trucks. 

• A 6 m (20ft.) front yard setback along No. 1 Road enables units fronting onto the arterial 
road to have a strong streetscape presence with direct pedestrian access at grade to the 
townhouses. This setback also allows space for appropriate landscaping and fencing in the 
open spaces for individual units and it transitions well to existing single-family homes in this 
area with similar landscaped front yard open spaces. 
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• The outdoor amenity area is located in a central location accessible to all units. A 
combination of play structure equipment, natural play features (rocks/logs), bench seating, 
bicycle racks and accompanying landscaping is featured in the amenity area with good 
southern exposure for natural sunlight. A dedicated pedestrian pathway located adjacent to 
the east-west drive-aisle provides a connection to the north-south running primary drive-aisle 
for the development. Additional pedestrian pavers are located in the drive-aisle to provide 
additional way-finding to the pathway to No. 1 Road. The total area of the outdoor amenity 
meets City requirements 

• Garbage, recycling and organic waste service area is located in a dedicated enclosure that is 
incorporated into the three-storey building fronting No. 1 Road that is south of the drive-aisle 
entrance to the development. The enclosure is designed to blend in with the existing form 
and character of the building and reduces massing of this building adjacent to the drive-way 
entrance to one storey. 

Architectural Form and Character 
• The architect has reviewed surrounding building forms along No. 1 Road to the north and 

south of the subject site as well as single-family building forms in the residential area to the 
east. The proposed building form is contemporary with a combination of flat and 
asymmetrical roof lines featuring prominently throughout the development with matching 
finishing and cladding materials. This contemporary design approach does reference existing 
examples of other buildings in the area that demonstrate use of flat roof lines, strong vertical 
elements along the No. 1 Road frontage and asymmetrical roof forms in single-family homes. 

• The project's rear units propose implementation of an asymmetrical roof form that provide a 
suitable transition from the contemporary flat roof form of development for buildings 
fronting onto No. 1 Road to the existing single-family homes located to the east of the site. 

• The flat and asymmetrical roof forms in combination with the grading approach for the 
project helps to reduce the apparent scale and height of the development when compared to a 
townhouse project that implements traditional pitched roof forms. 

• The overall contemporary form and modern architectural expression of the proposal was 
supported by the Advisory Design Panel and provides for enhanced architectural and built 
form variation ofthe No. 1 Road streetscape. 

• Cladding and finishes (hardie lap siding/panelling; brick, cedar siding/soffits) are consistent 
with the contemporary design of the project. The cladding and colour are alternated in 
various ways within each building cluster and between building clusters along the No. 1 
Road streetscape. This avoids an overly repetitive expression and adds visual animation to 
the streetscape. 

• Design detailing within the building elevations internal to the drive-aisle achieves a 
consistent implementation of cladding and finishes similar to the streetscape elevation along 
No. 1 Road including the application of cedar siding in building recesses and slatted cedar 
screens at unit entrances. This is intended to provide visual interest to the long drive-aisle. 

Landscape Design and Open Space Design 
• The landscape plan submission provides for an appropriate amount of deciduous and conifer 

trees to be planted on the subject site (60 total trees) to adequately compensate for tree 
removals required (29 on-site trees to be removed) and identified through the rezoning. The 
landscape plan also provides for the planting of two large evergreen trees at the pathway 
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entrance to the development as recommended by City Tree Protection staff and retention of 
an existing evergreen hedge adjacent to neighbouring properties at 8311 and 8291 Coldfall 
Court as identified at Public Hearing through the rezoning. 

• The open space for the townhouse units fronting No. 1 Road will have landscaping consisting 
of concrete walkways, lawn, a mix of deciduous/evergreen trees in combination with shrubs 
and groundcovers. The open space will be enclosed by a 1 m (3.5 ft.) tall metal fence. 

• The open space for the rear townhouse units along the east edge of the site will have 
landscaping consisting of patio pavers and dividing screen/fence. Plantings consists of a mix 
of deciduous and evergreen trees in the open space along with a 1. 8 m ( 6 ft.) tall wood 
perimeter fence and hedging implemented along the east edge to provide a suitable buffer 
screen to the neighbouring single-family homes. To address grading, the rear yard open 
spaces also contain a stepped wood retaining wall to transition back to the existing grade, 
thus avoiding the need for retaining walls located at the property line. 

• A consistent design approach is implemented for the perimeter fencing and individual unit 
open space fencing/screening as well as the project signage and trellis entrance feature to the 
walkway along No. 1 Road that is coordinated with the contemporary design and finishing 
proposed for the buildings. 

• A landscaping letter of credit/bond is required to be submitted through the Development 
Permit to secure the implementation of the proposed landscaping. 

Crime Prevention Through Environmental Design 
• Active and passive surveillance of the outdoor amenity area and mailbox enclosure area is 

achieved through the orientation of surrounding units to ensure visibility. 
• Site lines are maximized within the internal drive-aisle through the large courtyard area 

created through at the intersection of the north-south and east-west drive-aisles. 
• Landscaping and fencing is designed to enclose individual unit open spaces, providing 

privacy screens where needed but maintains visibility and site lines to unit doors/entrances. 

Accessible Housing 
• The proposed development includes one convertible unit that is designed with the potential to 

be easily renovated to accommodate a future resident in a wheelchair. The potential 
conversion of this unit will require installation of an appropriate vertical lift within a space in 
the unit that has been designed to accommodate a future lift. 

• 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. 

Sustainability Measures 
• The rezoning application on this project was granted preliminary approval at the Public 

Hearing on September 5, 2012 prior to the City requiring energy efficiency guidelines for 
townhouses (i.e., solar hot water ready; Energuide 82 or Energy Star standards). Through the 
Development Permit application, the developer examined and determined that compliance 
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with current energy efficiency guidelines was not feasible as the primary components of 
building siting and design have already been established through the rezoning. 

• Other sustainability measures incorporated into the project include: 
o Use of energy efficient appliances (Energy Star rated product) and lighting fixtures 

throughout all units. 
o Bathroom fixtures with water conservation measures (dual flush toilets). 
o Permeable pavers and landscaping within setback areas to increase storm water 

retention. 
o Retention of existing landscaping and hedging along the east edge of the site. 

Conclusions 

The proposed 28 unit townhouse complex has addressed surrounding adjacency conditions and 
complies with Development Permit guidelines for low-density multi-family developments 
located along arterial roads. The contemporary architecture proposed in this development makes 
reference to existing developments in the surrounding context and will add additional character 
and interest to the residential neighbourhood. 

Kevin Eng 
Planner 2 

KE:cas 

The following are to be met prior to forwarding this application to Council for approval: 
• Receipt of a Letter-of-Credit for landscaping in the amount of $180,092 

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

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



City of 
Richmond 

Development Application Data Sheet 
Development Applications Department 

DP 12-624819 Attachment 1 

Address: 8200, 8220, 8280 and 8300 No. 1 Road 

Applicant: Matthew Cheng Architect Inc. Owner: 0781829 BC Ltd. 

Floor Area Gross: 3410.47 m2 Floor Area Net: 3172.27 m2 

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

I Existing I Proposed 
Site Area: 5330 m2 5289 m2 

Land Uses: Vacant - Preload Low-density townhouse 

OCP Designation: Neighbourhood Residential No change 

Zoning: Single Detached (RS1/E) Low Density Townhouses 
(RTL4) 

Number of Units: N/A 28 units 

I Bylaw Requirement I Proposed I Variance 
Floor Area Ratio: 0.6 0.6 none permitted 

Lot Coverage: Max. 40% 40% none 

Setback- Front Yard: Min. 6 m 6m none 

Setback- Side Yard (north): Min. 3m 3m none 

Setback- Side Yard (south): Min. 3m 3m none 

Setback- Rear Yard: Min. 6 m 6m none 

Height (m): Max. 12m 10.2 m none 

Off-street Parking Spaces -
56 parking spaces 56 parking spaces none Residential 

Off-street Parking Spaces -Visitor 
6 parking spaces 6 parking spaces none Parking 

Total off-street Spaces: 62 parking spaces 62 parking spaces none 

Tandem Parking Spaces Up to 50% permitted 
28 tandem parking 

none spaces (50%) 

Amenity Space - Outdoor: Min. 168m2 350m2 none 

4695459 



ATTACHMENT 2 

Date: June 25, 2015 
MCAI responses in Red 
PMG responses in 

4556064 

Advisory Design Panel 
Excerpt of Aprill, 2015 Meeting Minutes 

DP 12-624819- 28-UNIT TOWNHOUSE DEVELOPMENT 

APPLICANT: Matthew Cheng Architect Inc. 

PROPERTY LOCATION: 8200, 8220, 8280, 8300 No. 1 Road 

Applicant's Presentation 

Kush Panatch, President, Centro Properties Group, Architect Matthew Cheng, Matthew Cheng 
Architect Inc., and Landscape Designer Denitsa Dimitrova, PMG Landscape Architects, 
presented the project on behalf of the applicant and answered queries from the Panel. 

Panel Discussion 

Comments from the Panel were as follows: 

"' appreciate the provision of a space for art work at the entry to the proposed 
development; suggest that the applicant consult with the City's public art planner 
regarding the public art process; One West have decided not to proceed with any art 
work on site. They will be making payment in-lieu to the Ci(v 's public artfuml. 

"' the project is on the right track from a sustainability perspective; suggest that the 
applicant choose LED lights to save energy; also suggest that the applicant engage 
the services of a consultant at this stage of the project to do the analysis for 
Energuide 82 rating; applicant should also choose true energy star appliances 
consistent with ASHRAE 90.1 standards; Will Proceed 

"' appreciate the provision of a convertible unit; however, there are opportunities for 
improvement; identify a suitable space in the garage for future location of a vertical 
lift as opposed to the ground floor hallway; also consider reorienting the washrooms 
and bedrooms on level 2 to provide more workable entries; also consider introducing 
pocket doors in lieu of swinging doors; *'"PROVlDE'D- Door (~j'the Vertical Lift is 
provided to conveniently access coming out (~f'the Garage. 

"' provision of one convertible unit for 28 townhouse units is inadequate; consider 
providing three convertible units for the proposed development; Under Section 3.4 of 
OCP, it states that "establish a certain percentage of townhouses with convertible 
housing" Therefore, there is no written bylaw of required number of convertible 
units. 



4556064 

• appreciate the public art proposal; No comment 

1111 right scale along No. 1 Road; however, the flat roofs appear monolithic and in stark 
contrast to the neighbouring developments; consider design development to lessen 
the starkness and provide more variety in roof forms; **PROVIDED - Stepping 
down £~{building 4C to two storey adds to the varied rm~{lines. Total f~{6 ~·aried 
rm4lines provided along No. 1 

• reconsider use of reveals in some elevations; 

" appreciate the use of wood which provide warmth to the townhouse units; No 
comment 

• proposed townhouse development is daring; refreshing to see a townhouse 
development trying to be different; No comment 

" like the buildings at the back; roof forms look residential; No comment 

1111 service rooms adjacent to the drive aisle entrance to the development pop out and do 
not integrate well with the building block; consider de-emphasizing the service 
rooms and integrating them more with the residential building block; **PROVIDED 
- To enhance and activate the street edge, brick continues to wrap around the 
garbage/recycling room which integrates into the overall architecture £~{ the 
building block. Also, t()(~f (~{the garhage!recycling area is extended to the roof Unit 
1 to de-emphasize and blend into the building block. 

" appreciate the simplicity ofthe townhouse entries off No. 1 Road; No comment 

• the contemporary style of the townhouse development looks good; No comment 

• the 6-meter front and back setbacks are too big and results in a minimal internal 
drive-aisle space with reduced opportunities for landscaping; the proposed 
development looks flat and has a claustrophobic feel; opportunities for landscaping 
are lacking; consider design development to the roof forms to lessen the 
claustrophobic feel; Roof Form Comment supersedes the comment above. 

" cedar should be used on the soffits, not on the walls due to durability issues; 
investigate the use of aluminum or other products that look like wood but are more 
durable to the elements; Will Proceed 

• review the size ofthe two windows on the front elevation; '"''PROVIDED 

" appreciate the smaller townhouse blocks in the proposed development; No comment 

• appreciate the model presented by the applicant which provides a lot of detail; No 
comment 

" like the high ceilings and good livability of the townhouse units; exterior architecture 
is bold and heavy-handed; appreciate the strong materials; however, consider a 
gentler colour palette; No comment 
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separation between the building blocks are very tight; consider design development 
and review the location of the side windows to address adjacency and privacy issues; 
also consider design development for side windows at the stairway in the back units; 
* - to address m(iacenq, privacy mechanical 
between, side window is reduced. Window the stairwa,y is raised 7'-8'' from the 
landing to reduce the privacy issue to the neighbourhood but still bringing natural 
light into the building. 

• notice the lack of habitable space at grade along No. 1 Road; look at incorporating 
flex rooms at least in the corner units to provide animation and pedestrian interest at 
grade level; **PROVIDED- Bedroom is provided in Unit 1 & 16 along No. 1 Rd. 

11 consider closing off the main walkway from the development to No. 1 Road as the 
walkway does not link with anything in the townhouse proposal; 

to 

• consider design development to the utility closets, entry signage and art wall adjacent 
to the vehicular entry to make them more cohesive; proposed 

11 commend the applicant for integrating public art in the proposed development; artist 
should be allowed more freedom and creativity in the choice of medium for public 
art; reconsider the implementation of the trellis along the art wall as it may detract 
from the public art feature of the project; Art 
this 

11 relationship of the townhouse units with the bus stop IS challenging; look at 
opportunities to strengthen the buffering; been 

5/creen as as 

• consider design development to the paving of the long driveway to visually break it 
down; the paving at internal roads breaks 
the 

11 look at the long-term survivability and viability of plant materials on the tight spaces 
between the townhouse buildings; consider alternative landscaping materials for 
easier management by the strata; areas 
in areas hmg term viability be in ""'"''t''"" 

• the applicant is encouraged to consult an arborist to review the survivability of plant 
materials under the existing trees; arborist the under 
trees and that 

• consider design development to the landscaping at the east end of the development 
and its relation to the outdoor amenity space, e.g. review the shape of the planters and 
type of trees; trees ami sl(ght(F 

to have 

• concerned with the mechanical units being visible in the yards; and 
to screen 
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111 agree with comments regarding the need to better relate the landscaping structures 
with the overall architecture of the project. 

Panel Decision 

It was moved and seconded 
That DP 12-624819 be supported to move forward to the Development Permit Panel 
subject to the applicant giving consideration to the comments of the Panel. 

CARRIED 

Opposed: Tom Parker 

more 



City of 
Richmond 

To the Holder: Matthew Cheng 

Development Permit 

No. DP 12-624819 

Property Address: 8200, 8220, 8280 and 8300 No. 1 Road 

Address: 202 - Evans Avenue 
Vancouver, BC V6A 2K9 

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 Plan #1 to Plan #25 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 
$180,092 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 ifthe security is returned. The condition ofthe posting of the security is that 
should the Holder fail to carry out the development hereby authorized, according to the terms 
and conditions of this Permit within the time provided, the City may use the security to carry 
out the work by its servants, agents or contractors, and any surplus shall be paid over to the 
Holder. Should the Holder carry out the development permitted by this permit within the 
time set out herein, the security shall be returned to the Holder. The City may retain the 
security for up to one year after inspection of the completed landscaping in order to ensure 
that plant material has survived. 

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

4695459 



To the Holder: Matthew Cheng 

Development Permit 
No. DP 12-624819 

Property Address: 8200, 8220, 8280 and 8300 No. 1 Road 

Address: #202 - Evans Avenue 
Vancouver, BC V6A 2K9 

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

This Permit is not a Building Permit. 

AUTHORIZING RESOLUTION NO. 
DAY OF 
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MAYOR 
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City of 
Richmond 

To: Development Permit Panel 

From: Wayne Craig 
Director of Development 

Report to Development Permit Panel 

Date: August 7, 2015 

File: DP 13-643519 

Re: Application by Christopher Bozyk Architects for a General Compliance Ruling at 
11100 Cambie Road 

Staff Recommendation 

That the attached plans involving changes to the development design be considered in General 
Compliance with Development Permit (DP 13-643519). 

f' ) 

i;1/t:tq~1 

Wayn'e Craig 
Director of Dev lopment 

WC:dcb 

4679475 



August 7, 2015 DP 13-643519 

Staff Report 

Origin 

Christopher Bozyk Architects has requested a General Compliance Ruling regarding a 
previously issued Development Permit DP 13-643519 for the development at 11100 Cambie 
Road (Attachment 1), which was endorsed by the Development Permit Panel at its meeting held 
on December 12, 2013 and approved by Council on May 12, 2014. 

The main changes to the approved Development Permit include the following: 
1. Enclosure of an open space between the BMW building and the Detail Shop with a 

glazed curtain wall between the two (2) buildings. Two emergency access doors and 
removable stairs have also been added in the vicinity of the window screen area; 

2. Landscaping and fencing changes along the northern half of the western property line 
within the BC Hydro right of way, as required by BC Hydro as a result of the decision to 
underground power lines along the west property line; and 

3. Other landscape changes. 

Background 

Development surrounding the subject site is as follows: 
• To the north, Cambie Road with single-family and low density multi-family residential lots 

zoned "Single Detached (RS 1/E)" and "Low Density Townhouses (RTL3)" along its 
northern boundary; 

• To the east and south, large industrial retail lots zoned "Industrial Retail (IR1)"; and 
• To the west, the CN rail corridor, the Shell Road Right of Way and a retail auto commercial 

lot zoned "Auto-Oriented Commercial (CA)'' which houses the BMW Auto Dealership. 

A 3 m wide City sanitary sewer Statutory Right of Way runs along eastern property line and a 
3m wide BC Hydro runs along the western property boundary of the subject site. 

Finding of Facts 

Landscaping Changes 
Landscape plans submitted under the approved Development Permit were prepared in response 
to comments by the Advisory Design Panel and in consideration of a letter from BC Hydro, 
dated March 13, 2014, that outlined requirements for metal fences and landscaping within BC 
Hydro's right of way. 

A subsequent legal agreement dated March 26, 2015, between BC Hydro and the owners for a 
new right-of-way for a new transformer with an accompanying plan for the undergrounding of 
power lines along the western property boundary specified that no fencing was to be placed 
within the right of way along the west side of the building, and one of the two proposed rows of 
evergreen cedar hedging must be removed. This new right-of-way severely limits the amount 
and type of vegetation that can be placed in that area. BC Hydro staff confirm that the initial 
plan review did require the transmission lines to be undergrounded. This was a new requirement 
imposed by BC Hydro after the Development Permit was issued. 
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With the removal of the security fencing along the west property line, the owner was concerned 
that the open access along the western side of the building as approved in the Development 
Permit, would create security concerns. In response, the owner closed in the open space between 
the BMW building and the Detail Shop with a glazed curtain wall. Emergency access doors and 
removable steps have also been added along the west side of the building. The addition ofthe 
glazed curtain wall does not increase the floor area of the building, as the open space was roofed 
above, and space remains open at both ends. 

During construction of the eastern building on the site -the Mercedes Benz building - building 
and column footings along the front (north) resulted in concrete being higher than anticipated. 
This reduced the space available to install sufficient growing medium and drainage to support the 
planting originally anticipated along the front of the building. The Architect has advised that the 
problem did not become apparent and problematic until the site work stage. This is the area 
where the river rock garden is shown in revised drawing L.l Proposed Landscape Changes 
(attached). 

In partial response to the proposed reduction of the planting along the front of the Mercedes 
Benz building and to address the potential for soil in the remaining planting areas migrating from 
the landscaping area onto the City sidewalk as a result of a slight grade difference between the 
landscape bed and the sidewalk (at a lower elevation), the owner installed a low retaining wall 
and will create a raised planting bed adjacent to the sidewalk. Planting in this area is proposed to 
be increased over the original landscape plan submission. 

The combination of proposed plant reductions in front of the Mercedes Benz building and 
increased plantings along the front of the BMW building will result in both plant selection and 
quantity changes to the approved landscape planting list. The approved and proposed landscape 
plans are provided in Attachments 2 and 3 respectively. The changes will result in a net loss of 
63 shrubs from the approved planting list. Given the limited space on site and the changes 
imposed by the undergrounding of the hydro lines there does not appear to be an opportunity to 
compensate for this loss within the property. The proposed landscaping will still meet the 
minimum requirements for landscaping under Richmond Zoning Bylaw No. 8500, and while one 
proposed row of evergreen hedge will not be provided on the west property line - in order to 
meet BC Hydro requirements the green wall feature using boston ivy will be retained on the 
west wall, and one row of Otto Luyken laurel will be retained adjacent to the building. 

Analysis 

All of the changes along the western side ofthe building (items 1 through 3) have been in 
response to decisions made by BC Hydro to underground Hydro power lines that was not 
foreseen by the applicant or by BC Hydro in their initial project review. The loss of the security 
fence is a significant concern to the owner/operator of the facility which will house expensive 
tools and equipment as well as client vehicles. The addition of the window curtain wall 
improves their situation by reducing this security concern. The closure of the open space 
between the two (2) buildings does not create additional interior area since the drive aisle 
remains open from two (2) other directions. Building Approvals have been alerted to the 
addition of the curtain wall and have reviewed any implications in terms of adequate ventilation 
in the drive aisle space. 
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The proposed changes to the planting scheme along the fronts of the two (2) buildings address 
problems with the approved landscaping design given the adjacent building construction. 
Resetting foundation footings for the Mercedes Benz building would entail significant cost and, 
given the advanced state of construction, would likely not be feasible. The substitution of the 
decorative river rock will create an attractive, low maintenance frontage for the building. 

The raised planting bed allows additional planting in partial compensation for the loss of 
vegetation in front of the Mercedes Benz building and also alleviates a future concern ofbedding 
soil finding its way over the adjacent public sidewalk. 

Conclusion 

Christopher Bozyk Architects has requested a General Compliance Ruling on the approved 
industrial automobile repair facility at 11100 Cambie Road to accommodate several medications 
to the site's landscaping plan and one aspect of the building design. Staff have no objections to 
the proposed revisions and recommend support of this General Compliance request for the 
proposed changes to the approved Development Permit. 

'- D£\ L{(-Pl:~ 
DCB:rg 

Att. I Location Map 
Att. 2 Copies of Relevant Approved Development Permit Plans 
Att. 3 Proposed New Development Pennit Plans 
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City of 
Richmond 

To: Development Permit Panel 

From: Wayne Craig 
Director of Development 

Report to Development Permit Panel 

Date: August 17, 201 5 

Fi le: DP 14-674133 

Re: Application by Western Verona Garden Holdings Ltd. for a Development Permit 
at 9211 and 9231 No. 2 Road . 

Staff Recommendation 

That a Development Permit be issued which would permit the construction of ten (1 0) 
townhouse units at 9211 and 9231 No.2 Road on a site zoned "Low Density Townhouses 
(RTL4)". 

;d;~c;; 
Wayne Craig 
Direct . of Develo ment 

( 

WC:el 
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Staff Report 

Origin 

Western Verona Garden Holdings Ltd. has applied to the City of Richmond for permission to 
develop ten (1 0) townhouse units at 9211 and 9231 No. 2 Road. The site is being rezoned from 
"Single Detached (RS liE)" to "Low Density Townhouses (RTL4)" for this project under Bylaw 
9132 (RZ 12-620563), which received Third Reading following the Public Hearing on May 
20, 2014. The site currently contains two (2) single-family homes (one on each lot), which will 
be demolished. 

Frontage improvements were secured through the rezoning process and will be constructed 
through a separate Servicing Agreement (SA 15-695628), which must be entered into prior to 
final adoption of the rezoning bylaw. Works include, but are not limited to: removal of the 
existing sidewalk, construction of a new bus pad and a 1.5 m concrete sidewalk at the new 
property line as well as a 2.0 m grass and treed boulevard. 

Development Information 

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

Background 

Development surrounding the subject site is as follows: 

To the north, a single-family home on a lot zoned "Single Detached (RS liE)" and then a 
commercial building on a lot zoned "Local Commercial (CL)" located at the south-west corner 
ofNo. 2 Road and Maple Road; 

To the east, across No. 2 Road, a four-storey senior's apartment building (three-storeys over 
parking) on a lot zoned "Medium Density Low Rise Apartments (RAMI)" and the Christian 
Reformed Church of Richmond on a lot zoned "Assembly (ASY)"; and a 15-unit townhouse 
development (RZ 10-516267/DP 12-624891, under construction) at the south-east corner of 
No.2 Road and Maple Road; 

To the south, existing single-family dwellings on lots zoned "Single-Detached (RS 1/E)"; and 

To the west, existing single-family dwellings on lots zoned "Single-Detached (RS 1/B)". 

Rezoning and Public Hearing Results 

The Public Hearing for the rezoning of this site was held on May 20, 2014. The following 
concerns were expressed during the Public Hearing. The response to the concern is provided in 
italics. 

1. This development will negatively impact the living conditions resulting from the 
blockage of airflows and privacy invasion. 

4568004 

Small cluster of buildings with adequate distance between them should not block air flow. 

The proposed finished site grade is approximately two (2) feet higher than neighbouring 
properties to the west. A six foot fence over an existing retaining wall and a ten (1 0) foot 
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tall cedar hedge along the west property line are proposed to address the privacy issues. 
In addition, a large hedgerow at the northwest corner of the site will be protected and 
retained as a privacy screen. Arbours at each end of the proposed internal road are also 
proposed to enhance privacy to the residential developments to the north and south. 

2. The proposed townhouses will be built too close to the existing homes. 

The proposed building setback to the west property line is 4. 5 m and the proposed 
setbacks to the north and south property lines are a minimum of 3. 0 m; these setbacks 
meet the zoning bylaw requirements and the Development Permit guidelines for arterial 
road townhouse developments. 

3. Concern with the potential for public hygiene issues emanating from the centralized 
garbage area and noise issues. 

The garbage, recycling and organic waste storage enclosures are integrated into the 
street fi~onting buildings, and located away from the property line. 

4. The proposed development will have traffic impacts on Maple Road. 

Vehicle access to the townhouses will be provided from No. 2 Road. Transportation 
Department staff has confirmed that the current traffic configuration can accommodate 
this small infill development, and have no concerns. In addition, the No. 2 Road I Maple 
Road intersection will be signalized as part of the development at the southeast corner of 
No.2 Road and Maple Road (RZ 10-516267). 

Staff Comments 

The proposed scheme attached to this report has satisfactorily addressed the significant urban 
design issues and other staff comments identified as part of the review of the subject 
Development Permit application. In addition, it complies with the intent of the applicable 
sections of the Official Community Plan and is in compliance with the "Low Density 
Townhouses (RTL4)" zone. 

Advisory Design Panel Comments 

The Advisory Design Panel supported the design ofthe project and the Design Panel's suggested 
design changes have been incorporated into the proposal. A copy of the relevant excerpt from 
the Advisory Design Panel Minutes from Thursday, April 16, 2015 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 

• The proposed height, siting and orientation of the buildings generally address the massing of 
the surrounding residential developments and are consistent with other townhouse projects in 
the immediate surrounding area. 

• Two (2) triplex buildings are proposed along No. 2 Road. The end units adjacent to the north 
and south side yards are stepped down from three; (3) storeys to two (2) storeys to 

4568004 
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compliment the adjacent single-family developments and balance the streetscape along 
No.2 Road. 

• Two-storey duplex units are proposed along the rear property line to address privacy and 
overlook concerns. The proposed roof line has been minimized to diminish the impact of 
shadowing and scale to the neighbours. 

• The proposed rear yard setbacks of 4.5 m on the ground floor and 6.0 m on the second floor 
meet the minimum rear yard setback specified in the "Low Density Townhouses (RTL4)" 
zone and in the Arterial Road Guidelines for Townhouses in the OCP. 

Urban Design and Site Planning 

• The proposed site layout provides for an attractive pedestrian-oriented streetscape of 
townhouses fronting No.2 Road, complete with a landscaped edge treatment, low metal 
fencing, and metal gates to individual townhouse unit front doors. 

• The internal road layout is a T -shape with future connections to the neighbouring properties 
to the north and south, secured by Statutory Rights of Way, secured at Rezoning. 

• All units have two (2) vehicle parking spaces. Tandem parking spaces are proposed in two 
(2) units. A Restrictive Covenant prohibiting the conversion of tandem parking area into 
habitable area has been secured at rezoning. 

• A total of three (3) visitor parking spaces are proposed, which exceeds the minimum bylaw 
requirement. No accessible visitor parking space is required for this 10 unit townhouse 
development. Both residential and visitor bicycle parking are provided and are also in 
compliance with the zoning bylaw requirements. 

• The required outdoor amenity area is proposed at the northeast corner of the site adjacent to 
the tree protection area. The size and location of the outdoor amenity space is appropriate in 
providing open landscape and amenity space convenient to all of the units. 

• The required garbage, recycling and organic waste storage enclosures have been incorporated 
into the design of the townhouse clusters to minimize their visual impact. 

Architectural Form and Character 

• Each street facing building incorporates an asymmetrical arrangement that steps down from 
the center of the development to the exterior of the site. Within each building cluster, this 
asymmetry is supported by recesses, bays, porches and material in a manner that produces 
balance in the overall building. 

• The exterior form and materials are reminiscent of heritage style architecture. The building 
character includes several elements common to a heritage design, including sloped roofs, bay 
windows, front porches and gable roofs. 

• The impact of blank garage doors has been mitigated with panel patterned doors, transom 
windows and planting islands along the drive aisle. 

• The proposed building materials (asphalt roof shingles, horizontal lap/vertical siding, hardi 
panel, wood fascia/trim/dentil/bracket, and stone) are generally consistent with the Official 
Community Plan (OCP) Guidelines and compatible with the existing single-family character 
of the neighbourhood. 

4568004 
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Tree Preservation 

• Tree preservation was reviewed at rezoning stage and endorsed by the City's Tree 
Preservation Coordinator. A hedgerow located along the north property line was identified 
for retention; 13 ofthe trees that form part of this hedgerow were to be retained and 
protected. 

• The developer has proposed to remove four ( 4) additional trees from the hedgerow along the 
north property line (at the west end of the hedgerow) to allow for the internal drive aisle 
extension up to the north property line. This internal road is required to provide future access 
to the adjacent property to the north; and the construction of this internal road as part of this 
proposal will minimize the impact to the future residents at this development when the 
adjacent property to the north is being redeveloped. To compensate for the additional tree 
removal, the developer proposed to retain two (2) additional bylaw-sized trees (that are in 
fair condition but were identified for removal at the rezoning stage) as well as three (3) 
undersized trees (not shown on the pervious tree retention plan) that form part of this 
hedgerow. The City's Tree Preservation Coordinator has reviewed the updated Arborist 
Report and has approved the proposed revision to the Tree Preservation Plan. 

• Tree protection fencing is required to be installed as per the Arborist Report 
recommendations prior to any construction activities (including demolition) occurring on­
site. 

• A Tree Survival Security will be required as part of the Landscape Letter of Credit at 
Development Permit stage to ensure that the hedgerow will be protected. No Landscape 
Letter of Credit will be returned until the post-construction assessment report, prepared by 
the Arborist, confirming the protected hedge rows survived the construction, is reviewed by 
staff. 

• A total of 21 bylaw-sized trees noted on-site are now identified for removal, due to general 
poor condition, proposed grade changes, and conflict with the building envelope and drive 
aisle location. 

• 42 replacement trees are required based on the 2:1 tree replacement ratio goal stated in the 
Official Community Plan (OCP). 

• Considering the effort made by the applicant to retain the hedgerow along the north property 
line, staff recommend eight (8) replacement trees be exempted from replacement. 

• The applicant is proposing to plant 21 replacement trees on-site; a voluntary contribution of 
$6,500 to the City's Tree Compensation Fund in lieu of planting the remaining 13 
replacement trees has been secured at Rezoning. 

Landscape Design and Open Space Design 

• The proposed replacement trees include 10 conifers and 11 deciduous trees. Hedges, shrubs 
and ground covers, as well as perennials and grasses have been selected to ensure the 
landscape treatment remains interesting throughout the year. 

• A pedestrian-oriented streetscape along No. 2 Road is proposed with a landscaped edge 
treatment, low metal fencing with brick clad columns, and gates to individual townhouse unit 
front doors. 

• Each unit will have a private yard with landscaping and lawn area. 

4568004 
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• Vines on wall trellises are proposed along the internal drive aisle to increase landscaping 
opportunity. 

• The north and south end of the interior road will be treated with an arbour structure, vines 
and fence behind to screen views into the neighbouring properties. 

• The entry driveway and portion of the internal drive aisle will be treated with permeable 
pavers for better water infiltration and variety in paving surfaces. Visitor parking stalls will 
be treated with grass pavers (GrassPave2) for additional storm water mitigation and added 
green space. 

• The outdoor amenity area is proposed at the northwest corner of the site. Due to the conflicts 
between the needs of keeping the existing grade level for the retained trees and having to 
raise the interior road elevation, the outdoor amenity area will be divided into upper and 
lower levels. In addition to the ramp along the south edge of the outdoor amenity area, an 
embankment slide and slab steps will be provided to connect the two (2) levels of play areas. 

• At the upper level of the outdoor amenity area, rubber surfacing will provide a safe surface 
for tots. On the lower level of the outdoor amenity area, the treed area and the proposed 
tunnel log together will provide a natural play area for children at various ages. 

• In order to ensure that the proposed landscaping works are completed, the applicant is 
required to provide a landscape security of$183,918.00 in association with the Development 
Permit. 

• Indoor amenity space is not proposed on-site. A $10,000 cash-in-lieu contribution has been 
secured as a condition of rezoning approval, consistent with the OCP. 

Crime Prevention Through Environmental Design 

• The architect advised that the following CPTED design/features are incorporated into the 
proposal: 

o Clear site lines provide unobstructed views of surrounding area. 

o Plantings near residential entries are low to maximize views. 

o All entrances are visible and overlooked by pedestrians or by neighbour's windows. 

o The landscape design avoids hiding places that would conceal criminals. 

o Security lights including wall mounted lighting for drive aisles and lighting at entries to 
provide adequate outdoor security illumination. 

S ustainability 

• The applicant has 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. 

• A legal agreement is required to be registered on-title prior to issuance of the Development 
Permit to ensure that all units are designed to achieve an EnerGuide rating of 82 (as detailed 
by the Certified Energy Advisor), and to include pre-ducting for solar hot water heating. 

4568004 
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• The developer also advises that the following sustainability features will be incorporated into 
the development: 

o Sustainable site features include the use of drought tolerant or native dominant plantings, 
and the use of locally available materials where possible and permeable surfaces 
wherever possible. 

o Climate-based automatic irrigation controls will minimize the use of water on site. 

o Exterior building materials such as hardie siding, hardie shingle and stone require low 
maintenance and provide highly durable surfaces. 

o Low-emitting paint will be used for suite interiors. 

o The buildings are located and windows placed to maximize natural light and ventilation. 

o Building and site lighting will provide safe light levels while avoiding off-site light 
spillage and night-sky lighting. 

o Low energy appliances will be installed in all units (e.g., 'Energy Star' rated). 

o Each unit will have at least 6 CFL light bulbs. 

Accessible Housing 
• The proposed development includes one (1) convertible unit that is 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 chair lift (where the staircase 
has been dimensioned to accommodate this in unit 9B) in the future, if desired. 

• 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 

The applicant has satisfactorily addressed staff's comments regarding conditions of adjacency, 
site planning and urban design, architectural form and character, and landscape design. The 
applicant has presented a development that fits into the existing context. On this basis, staff 
recommend support of this Development Permit application. 

Edwin Lee 
Planner 1 

EL:rg 

Attachment 1 : Development Application Data Sheet 
Attachment 2: Excerpt from the Minutes ofthe Advisory Design Panel Meeting- April 16,2015 
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The following are to be met prior to forwarding this application to Council for approval: 
• Final adoption of the Zoning Amendment Bylaw 9132. 
• Registration of a restrictive covenant and/or alternative legal agreement(s), to the satisfaction ofthe City, 

securing the owner's commitment to have the proposed development achieving Energuide 82 requirements and 
pre-ducted for solar hot water. This covenant and/or legal agreement(s) will include, at minimum, that no 
building permit will be issued for a building on the subject site unless the building is designed to achieve 
Energuide 82 requirements and pre-ducted for solar hot water; and that the owner has provided a professional 
report by a Certified Energy Advisor (CEA), to the satisfactory to the Director of Development. 

• Receipt of a Letter-of-Credit for landscaping and hedge survival in the amount of $183,918.00; Letter-of-Credit 
will not be released until the Letter of Assurance from the Landscape Architect confirming that landscaping are 
installed as per Development Permit, as well as the Post Construction Impact Assessment Report from the 
Arborist confirming that the protected hedgerow survived the construction, are reviewed by staff. 

• Submission of a Contract entered into between the applicant and a Certified Arborist for supervision of any on­
site works conducted near and within the tree protection zone of the trees to be retained. The Contract should 
include the scope of work to be undertaken, including: the proposed number of site monitoring inspections, and 
a provision for the Arborist to submit a post-construction assessment report to the City for review. 

Prior to future Building Permit issuance, the developer is required to complete the following: 
• Should the applicant wish to begin site preparation work after third reading of the rezoning bylaw, but prior to 

final adoption of the rezoning bylaw and issuance of the Development Permit, the applicant will be required to 
obtain a Tree Permit and submit landscaping security (i.e. $33,000 in total) to ensure the replacement planting 
will be provided. 

• Incorporation of energy efficiency, CPTED, sustainability, and accessibility measures in Building Permit (BP) 
plans as determined via the Rezoning and/or Development Permit processes. 

• Submission of fire flow calculations signed and sealed by a professional engineer, based on the Fire 
Underwriters Survey to confirm that there is adequate available water flow. 

• Submission of DCC's (City & GVS&DD), School site acquisition charges, Address Assignment Fee, and 
servicing charges, etc. 

• 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 fitrther information on the Building Permit, please contact Building Approvals Division 
at 604-276-4285. 

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

• If applicable, payment of latecomer agreement charges associated with eligible latecomer works. 
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Development Application Data Sheet 
Development Applications Division 

DP 14-674133 Attachment 1 

Address: 9211 and 9231 No. 2 Road 

Applicant: Western Verona Garden Holdings Ltd. Owner: Western Verona Garden Holdings Ltd. 

Planning Area( s ): --'B=-'I:..:::u_:_:_n-=-de=-:1_:_1 ____________________________ _ 

Floor Area Gross: 1,939.75 m2 Floor Area Net: 1,500.15 m2 

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

I Existing Proposed 
Site Area: 2,297 m2 2,266.55 m2 

Land Uses: Single-Family Residential Multiple-Family Residential 

OCP Designation: Neighbourhood Residential No Change 

Zoning: Single Detached (RS1/E) 
Low Density Townhouses 
(RTL4) 

Number of Units: 2 10 

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

Bylaw Requirement Proposed Variance 
Floor Area Ratio: Max. 0.60 0.60 none permitted 

Lot Coverage- Building: Max. 40% 39.3% none 

Lot Coverage - Non-porous 
Max. 65% 64.42% none 

Surfaces: 

Lot Coverage- Landscaping: Min. 25% 26.16% none 

Setback- Front Yard (m): Min. 6.0 m 6.02 m Min. none 

Setback- North Side Yard (m): Min. 3.0 m 3.31 m Min. none 

Setback- South Side Yard (m): Min. 3.0 m 3.3 m Min. none 

Setback- Rear Yard (m): Min. 3.0 m 4.5 m Min. none 

Height (m): Max. 12.0 m (3 storeys) 11.89 m Max. none 

Lot Width: Min. 50.0 m 50.25 m none 

Off-street Parking Spaces-
2 (R) and 0.2 (V) per unit 2 (R) and 0.28 (V) per unit none Regular (R) I Visitor (V): 

Off-street Parking Spaces- Total: 22 23 none 

Max. 50% of proposed 
Tandem Parking Spaces: residential spaces (20 x 4 none 

Max. 50% = 1 0) 
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None when fewer than 31 
Small Car Parking Spaces spaces are provided on 0 none 

site 
None when fewer than 3 

Handicap Parking Spaces: visitor parking spaces are 0 none 
required 

Amenity Space- Indoor: Min. 70 m2 or Cash-in-lieu Cash-in-lieu none 

Amenity Space- Outdoor: 
Min. 6 m2 x 10 units 

106.6 m2 

=60m2 none 
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Panel Discussion 

Excerpt from the Minutes from 

The Design Panel Meeting 

Thursday, April16, 2015-4:00 p.m. 
Rm. M.1.003 

Richmond City Hall 

Comments/rom the Panel were as follows: 

Attachment 2 

• well-handled project and responds well to its site context; well-resolved roof pitches; 
No comment. 

11 proposed materials and colours are commonly used in similar developments; consider 
different materials and colours to provide identity to the project; 
We have considered material and colour again and concluded the proposed colours are 
appropriate. 

11 appreciate the site lay-out and the spacious residential units; 
No comment. 

• appreciate the massing; looks top-heavy on the elevations but well-balanced on the oblique 
v1ew; 
No comment. 

• back units respond to the neighbours' concern; 
We revised the design and changed two windows in the middle to box-out windows to break 
up the row of the windows. 

• agree with comment regarding the proposed materials for the project; consider replacing 
vinyl with hardie; 
The vinyl has been replaced with Hardi lap siding. 

11 good building elevation proportions; appreciate the use of cultured stones; 
No comment. 

11 appreciate the notion of snakes and ladders in the outdoor amenity area; 
No comment. 

• consider introducing built-up benches that can be used for seating and play purposes; 
Benches are actually made of components of play structures left over from the 
manufacturing process of larger climbing apparatuses. The multicoloured graphic and 
unusual nature of the benches is intended to spark creative interest. 
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" agree with the suggestion to replace vinyl with hardie particularly at the street level to 
enhance the pedestrian experience in the proposed development; 
The vinyl has been replaced with Hardi lap siding. 

" appreciate the landscaping for the project, e.g. texture, paving and materiality; 
No comment. 

"' the project is well-composed; 
No comment. 

'" the two-storey rear buildings relate well vertically with the neighbouring single family 
homes; however, consider breaking up the volume by introducing elements and further 
architectural treatment, including breaking up the row of windows at the back ofthe rear 
buildings; 
We revised the design and changed two windows in the middle to box-out windows to break 
up the row of the windows. 

'" consider introducing public art in the proposed development; 
No comment. 

• the project appears to meet Energuide 82 rating; 
No comment. 

"' consider using more energy efficient windows in lieu of the currently proposed R2 windows; 
Our windows will meet BCBC requirements or better and will help us achieve 
EnerGuide82. 

"' good massing for a small project; appropriate for the neighbourhood; rooflines of the rear 
buildings not an issue; 
No comment. 

"' residential unit entries are a little tight; look at window placement to ensure that privacy 
issues are addressed; 
Front yard porch revised to provide 5' x 5' landing area. 

"' the proposed location of double car garages in Units lA and 1 OA at the entry drive aisle pose 
a safety issue; consider introducing traffic calming measures at the driveway entry to 
mitigate this safety concern; 
We proposed a decorative paver at the site entry and at the "T" intersection to provide the 
sense of entering to different area to slow the drivers down. 

• consider a pocket door in lieu of a swing door in the powder room of the convertible unit to 
create more manoeuvring space and usable floor area; 
We considered the suggestion but there is not enough sidewall for pocket door. 

4568004 
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111 appreciate the lay-out of the outdoor amenity area; however, review the planting proposal to 
ensure good visibility of the area; and 
Plant material is low or higher canopied. No CEPTD issues were brought up at ADP. 

• review the landscaping proposal to ensure privacy of the front units in view of the future 
location of the bus shelter. 
Hedging has been added to the back of the bus stop. 
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To the Holder: 

Property Address: 

Address: 

Development Permit 

No. DP 14-674133 

WESTERN VERONA GARDEN HOLDINGS LTD. 

9211 AND 9231 NO.2 ROAD 

C/0 WAYNE FOUGERE ARCHITECTURE INC. 
202 - 2425 QUEBEC STREET 
VANCOUVER, BC V5T 4L6 

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 #23 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 
$183,918.00 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 ifthe security is returned. The condition of the posting ofthe security is that 
should the Holder fail to carry out the development hereby authorized, according to the terms 
and conditions of this Permit within the time provided, the City may use the security to carry 
out the work by its servants, agents or contractors, and any surplus shall be paid over to the 
Holder. Should the Holder carry out the development permitted by this permit within the 
time set out herein, the security shall be returned to the Holder. The City may retain the 
security for up to one year after inspection of the completed landscaping in order to ensure 
that plant material has survived. 

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



To the Holder: 

Property Address: 

Address: 

Development Permit 

No. DP 14-674133 

WESTERN VERONA GARDEN HOLDINGS LTD. 

9211 AND 9231 NO.2 ROAD 

C/0 WAYNE FOUGERE ARCHITECTURE INC. 
202-2425 QUEBEC STREET 
VANCOUVER, BC V5T 4L6 

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

This Permit is not a Building Permit. 

AUTHORIZING RESOLUTION NO. 
DAY OF 

DELIVERED THIS DAY OF 

MAYOR 
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ISSUED BY THE COUNCIL THE 
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City of 
Richmond 

To: Development Permit Panel 

From: Wayne Craig 
· Director of Development 

Report to Development Permit Panel 

Date: August 18, 2015 

File: DP 15-694729 

Re: Application by Jacken Investments Inc. for a Development Permit at 10591, 
10611 and 10631 Gilbert Road 

Staff Recommendation 

That a Development Permit be issued which would permit the construction of 14 townhouse 
units at 10591 , 10611 and 10631 Gilbert Road on a site zoned "Low Density Townhouses 
(RTL4)". 

M L-Way~g 
Directoruof Deve opment 

EL:blg 
Att. 
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August 18,2015 - 2- DP 15-694729 

Staff Report 

Origin 

J acken Investments Inc. has applied to the City of Richmond for permission to develop 14 
townhouse units at 10591, 10611 and 10631 Gilbert Road. The site is being rezoned from 
"Single Detached (RS 1/E)" to "Low Density Townhouses (RTL4 )" for this project under 
Bylaw 9190 (RZ 13-649998), which received third reading following the Public Hearing on 
January 19,2015. The site currently contains three (3) single-family homes (one on each lot) 
which will be demolished. 

A Servicing Agreement for frontage beautification works and service connections is required 
prior to issuance of a Building Permit for the site. Granting of an approximately 1.2 m wide 
Public Rights of Passage (PROP) Statutory Right-of-Way (SRW) along the entire frontage (east 
property line) to accommodate a portion of the proposed new concrete sidewalk (exact width of 
the SR W to be determined at the Servicing Agreement stage) and granting of an a 1.5 m x 1.5 m 
utility Right-of-Way (ROW) for storm water service connection will also be required. These 
requirements were identified at Rezoning stage. 

Development Information 

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

Background 

Development surrounding the subject site is as follows: 

• To the north, single-family homes on large lots zoned "Single Detached (RS liE)". 

• To the east, across Gilbert Road, single-family homes on large lots zoned "Single 
Detached (RS1/E)", backing on to Gilbert Road. 

• To the south, single-family homes on legal non-conforming "Single Detached (RS 1/E)" 
lots fronting Gilbert Road; and then a 40 unit two-storey townhouse development on a lot 
zoned "Low Density Townhouses (RTL1)". 

• To the west, single-family homes on large lots zoned "Single Detached (RS 1/E)", 
fronting on to Whistler Place. 

Rezoning and Public Hearing Results 

The Public Hearing for the rezoning of this site was held on January 19, 2015. The following 
concerns were expressed during the Public Hearing. The response to the concerns is provided in 
italics. 

4660435 



August 18, 2015 - 3 - DP 15-694729 

1. Tree retention from a safety perspective and margin of survivability. 

The City's Tree Preservation Coordinator met with the Project Arborist and two of the 
neighbours on June 18, 2015 to review the conditions of both on-site and off-site trees 
located at the southwest corner of the development site. The City's Tree Preservation 
Coordinator has agreed to the removal of two (2) additional trees on the subject site as 
these trees are co-dependent with the trees on the neighbouring property to the south at 
I 0711 Gilbert Road, which have been removed recently due to poor condition (TP 15-
706075). Planting of two (2) larger calliper (minimum 5 m high) conifer trees on the 
subject site will be required to compensate for the loss. 

2. Height of the development and interface; opportunity to reduce the building height. 
Main roojline along streetscape has been reduced to minimize building height and 
provide better transition to adjacent single-family homes. Hipped roofs are proposed on 
the east elevations of the rear units to minimize shadowing. 

3. Opportunity to increase the rear yard setback. 
Rear yard setback has been increased to a minimum of 6. 0 m. 

4. Drainage; and how the location of perimeter drainage may be impacted by tree retention, 
or vice versa, if any. 
All perimeter drainage and proposed retaining walls are to be installed outside of tree 
protection area; the project arborist advised that mitigation measures are not necessary. 

5. Reduction of green space, sunlight, and privacy. 
The applicant has made an effort to maximize the green area on-site. A generous 
outdoor amenity area of 115m2 is provided (exceeds the Development Permit Guidelines 
of 84 m2 for 14 units). Additional side and rear yard setbacks are provided (along the 
north and west property lines) to address adjacency issues, such as shadowing and 
privacy. 

6. Replacement ofthe hedgerow at the northeast corner of the development site. 
The Cedar hedge is to be removed as per Arborist 's recommendation. A 6ft. tall fence 
will be installed along the north property line and three (3) new trees will be planted at 
the northeast corner of the site. 

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 (OCP) and is in compliance with the "Low Density 
Townhouses (RTL4)" zone. 
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Advisory Design Panel Comments 

The Advisory Design Panel supported the design of the project and the Design Panel's suggested 
design changes have been incorporated into the proposal. A copy of the relevant excerpt from 
the Advisory Design Panel Minutes from Wednesday, July 8, 2015 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 

411 The proposed height, siting and orientation of the buildings generally address the massing of 
the surrounding residential developments. 

• Two (2) four-unit buildings are proposed along Gilbert Road. The end units adjacent to the 
north and south side yards, as well as the entry driveway are stepped down from three (3) 
storeys to two (2) storeys to compliment the adjacent single-family developments and 
balance the streetscape along Gilbert Road. 

• Two-storey duplex and detached units are proposed along the rear property line to minimize 
privacy and overlook concerns. The proposed roof line is designed to diminish the impact of 
shadowing and scale to the neighbours. 

• The proposed rear yard setback has been increase to a minimum of 6.0 m, which exceeds the 
minimum rear yard setback specified in the "Low Density Townhouses (RTL4)" zone and 
meets the Arterial Road Guidelines for Townhouses in the OCP. 

Urban Design and Site Planning 

411 The proposed site layout provides for an attractive pedestrian-oriented streetscape of 
townhouses fronting Gilbert Road, complete with a landscaped edge treatment, low metal 
fencing, and metal gates to individual townhouse unit front doors. 

• The internal road layout is a T -shape, with future connections to the neighbouring properties 
to the north and south, secured by SR W at the Rezoning stage. 

• All units have two (2) vehicle parking spaces in a side-by-side double car garage. A total of 
three (3) visitor parking spaces, including an accessible visitor parking space, are proposed, 
which meet the bylaw requirement. Both residential and visitor bicycle parking are provided 
and are also in compliance with the Zoning Bylaw requirements. 

• Outdoor amenity space is proposed opposite the site entry for maximum casual surveillance 
opportunity and sun exposure. The size and location of the outdoor amenity space is 
appropriate in providing open landscape and amenity space convenient to all of the units. 

• A covered mailbox kiosk and short-term bicycle parking spaces are provided at the entrance 
of the outdoor amenity space. 

• The required garbage, recycling and organic waste storage enclosures are located at the back 
of the street fronting buildings and have been incorporated into the design of the townhouse 
clusters to minimize their visual impact. 
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Architectural Form and Character 

., Tudor architectural style is proposed, with the use of decorative wood trim boards on hardi 
panel at the projected bays. Traditional brick is used to ground the overall massing. 

• A combination of staggered units, alternating color schemes/materials and roof styles is 
provided to street fronting buildings to enhance visual diversity. 

• The impact of blank garage doors has been mitigated with panel patterned doors, transom 
windows and planting islands along the drive aisle. 

• The proposed building materials (asphalt roof shingles, hardi siding, brick cladding, wood 
trim/post/band/bracket/doors, and metal guard rail) are generally consistent with the Official 
Community Plan (OCP) Guidelines and are generally compatible with the existing single­
family character of the neighbourhood. 

Tree Preservation 

• Subsequent to the Rezoning staff report, tree preservation has been reviewed again for the 
Development Permit application stage; a total of 3 7 bylaw-sized trees on-site are identified 
for removal. Based on the 2: 1 tree replacement ratio goal stated in the OCP, 7 4 replacement 
trees are required. The applicant is proposing to plant 25 replacement trees on-site, including 
five (5) conifers and 20 deciduous trees. 

• A voluntary contribution of $22,000 to the City's Tree Compensation Fund in-lieu of 
planting 44 replacement trees has been secured at rezoning. The applicant has also agreed to 
provide a voluntary contribution of $2,500 to the City's Tree Compensation Fund in lieu of 
planting the remaining five (5) replacement trees. 

• Two (2) trees on-site and six (6) trees located on the neighbouring properties to the west are 
identified for retention. Tree protection fencing is required to be installed as per the Arborist 
Report recommendations prior to any construction activities (including demolition) occurring 
on-site. A Tree Survival Security will be required as part of the Landscape Letter of Credit 
as a condition to Development Permit issuance to ensure that these trees will be protected. 
No Landscape Letter of Credit will be returned until the post-construction assessment report, 
prepared by the Arborist, confirming the protected trees survived the construction, is 
reviewed by staff. 

Landscape Design and Open Space Design 

• Landscaping for this project has been designed to incorporate the protected trees on-site and 
off-site. The existing grade at the tree protection areas will remain the same; as such, stairs 
will be provided for front yards of Units Bb and C of Building #6 and rear yards to Buildings 
#2 to #5. 

• A pedestrian-oriented streetscape along Gilbert Road is proposed; with a landscaped edge 
treatment, low metal fencing with concrete columns, and gates to individual townhouse unit 
front doors. 

• Each unit will have a private yard with a shade tree and shrub/ groundcover planting, a patio, 
and small lawn area. All trees along the rear (west) property line are proposed outside of the 
SR W corridor. 

• Hedges, shrubs and ground covers, as well as perennials and grasses have been selected to 
ensure the landscape treatment remains interesting throughout the year. 
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• The north and south end of the interior road will be treated with an arbour structure, with 
vines and fence behind, to screen views into the neighbouring properties. 

• Armstrong Maple trees are proposed between the surface parking areas of the three-storey 
units and portions the parking pads are treated with structural soil to provide additional green 
space along the internal drive aisle. 

• Portions of the entry driveway and internal drive aisle, as well as surface parking stalls, will 
be treated with permeable pavers for better permeability and to provide a variety in paving 
surfaces. 

• Outdoor amenity space is proposed opposite the site entry and will be at the same grade as 
the internal roadway. A small children's play area with a play equipment and natural play 
elements for the younger children aged 2 to 5 will be included in the proposal. 

• The chosen play equipment provides different play opportunities such as social, imagination, 
balance, sliding, climbing, and motor skills. 

• Natural play opportunities will be created by using resources on-site such as logs from the 
tree to be removed on-site. Vertical logs will form the edge between the play area and the 
surrounding landscaping and flat boulders will be located in the middle of the active play 
area. The natural play elements will also provide opportunities for climbing, balancing, 
imaginative play and social interaction. 

• In order to ensure that the proposed landscaping works are completed, the applicant is 
required to provide a landscape security of $127,198.78 in association with the Development 
Permit. 

• Indoor amenity space is not proposed on-site. A $14,000 cash-in-lieu contribution has been 
secured as a condition of rezoning approval, consistent with the OCP. 

Crime Prevention Through Environmental Design 

• The architect advised that the following CPTED design/features are incorporated into the 
proposal: 

o Pedestrian walkway connecting Gilbert Road sidewalk to development for increased 
natural flow. 

o Street edge is metal fence with gates and low planting on either side of the fence for 
visual porosity into the site. 

o Windows provided at certain areas such as the amenity and "blind spots" near the 
electrical room to enhance surveillance opportunity. 

Sustainability 

• A Restrictive Covenant, specifying that all units are to be built and maintained to the 
EnerGuide rating of 82 or higher, and that all units are to be solar-hot-water-ready, has been 
secured at rezoning. 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. 
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• The developer also advises that the following sustainability features will be incorporated into 
the development: 

o Retention of two (2) large existing trees on-site. 

o Native plants incorporated in landscaping design. 

o Permeable pavers at internal roadway and visitor parking stalls. 

o Larger gable overhangs to increase envelope performance. 

o Large operable windows to provide natural light and ventilation. 

o Energy efficient appliances. 

o Low energy lighting. 

o Water efficient toilets. 

o Drain water heat recovery from two (2) showers per unit. 

Accessible Housing 
• The proposed development includes one (1) convertible unit that is designed with the 

potential to be easily renovated to accommodate a future resident in a wheelchair. The 
potential conversion of this unit will require installation of a vertical lift in the stacked 
storage space (which has been dimensioned to allow for this in Unit B 1) in the future, if 
desired. 

• 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. 
o Solid blocking in washroom walls to facilitate future grab bar installation beside toilets, 

bathtubs and showers. 

Conclusions 

The applicant has satisfactorily addressed staffs comments regarding conditions of adjacency, 
site planning and urban design, architectural form and character, and landscape design. The 
applicant has presented a development that fits into the existing context. On this basis, staff 
recommend support of this Development Permit application. 

Edwin Lee 
Planning Technician- Design 
(604-276-4121) 

EL:blg 

The following are to be met prior to forwarding this application to Council for approval: 
• Adoption of Rezoning Bylaw 9190 (RZ 13-649998). 
• Receipt of a Letter-of-Credit for landscaping and tree survival in the amount of $127, 198.78; Letter-of-Credit 

will not be released until the Letter of Assurance from the Landscape Architect confirming that landscaping are 
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installed as per Development Permit, as well as the Post Construction Impact Assessment Report from the 
Arborist confirming that the protected hedgerow survived the construction, are reviewed by staff. 

Prior to future Building Pennit issuance, the developer is required to complete the following: 
• Enter into a Servicing Agreement for the design and construction ofthe design and construction of frontage 

improvements along entire frontage on Gilbert Road as well as the design and construction of Water, Storm, 
and Sanitary service connections 

• The granting of an approximately 1.2 m wide Public Rights of Passage (PROP) Statutory Right-of-Way (SRW) 
along the entire frontage (east property line) to accommodate a portion of the proposed new concrete sidewalk 
(exact width of the SRW to be determined at the Servicing Agreement stage). 

• Installation of appropriate tree protection fencing around all trees to be retained as part of the development prior 
to any construction activities, including building demolition, occurring on-site. 

" Payment ofDCC's (City & GVS&DD), School Site Acquisition Charges, Address Assignment Fee, and all 
required servicing costs. 

• Incorporation of energy efficiency, CPTED, sustainability, and accessibility measures in Building Permit (BP) 
plans as determined via the Rezoning and/or Development Permit processes. 

• 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 Pennit. For further information on the Building Permit, please contact Building 
Approvals Department at 604-276-4285. 

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

• If applicable, payment oflatecomer agreement charges associated with eligible latecomer works. 
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Development Application Data Sheet 
Development Applications Department 

DP 15-694729 Attachment 1 

Address: 10591, 10611 and 10631 Gilbert Road 

Owner: Gilbert CWL Investments Inc. Applicant: Jacken Investments Inc. 

Planning Area(s): Blundell 
~~~~---------------------------------------------------------

Floor Area Gross: 2,158 m2 Floor Area Net: 2,035 m2 
~~~-------------------- ~~~~------------------

Existing Proposed 
Site Area: 3,392 m2 3,392 m2 

Land Uses: Single-Family Residential Multiple-Family Residential 

OCP Designation: Neighbourhood Residential No Change 

Zoning: Single Detached (RS1/E) Low Density Townhouses (RTL4) 

Number of Units: 3 14 

I Bylaw Requirement I Proposed I Variance 
Floor Area Ratio: Max. 0.60 0.60 none permitted 

Lot Coverage- Building: Max. 40% 39.3% none 

Lot Coverage - Non-porous 
Max. 65% 62% none 

Surfaces: 

Lot Coverage- Landscaping: Min. 25% 25.4% none 

Setback- Front Yard (m): Min. 6.0 m 6.26 m Min. none 

Setback- North Side Yard (m): Min. 3.0 m 3.56 m Min. none 

Setback- South Side Yard (m): Min. 3.0 m 3.11 m Min. none 

Setback- Rear Yard (m): Min. 3.0 m 6.0 m Min. none 

Height (m): Max. 12.0 m (3 storeys) 10.79 m (3 storeys) Max. none 

Lot Width: Min. 50.0 m 66.4 m none 

Off-street Parking Spaces-
2 (R) and 0.2 (V) per unit 2 (R) and 0.2 (V) per unit none 

Regular (R) I Visitor (V): 

Off-street Parking Spaces- Total: 31 31 none 

Max. 50% of proposed 

Tandem Parking Spaces: 
residential spaces in 

0 none 
enclosed garages (28 x 

Max. 50%= 14) 
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Max. 50% when 31 or 

Small Car Parking Spaces more spaces are 
0 none 

provided on site 
(31 x Max. 50% = 15) 

Min. 2% when 3 or more 

Handicap Parking Spaces: 
visitor parking spaces are 

1 none 
required 

(3 X Min. 2% = 1) 

Amenity Space- Indoor: Min. 70 m2 or Cash-in-
Cash-in-lieu 

lieu 
none 

Amenity Space -Outdoor: Min. 6m2 x 14 units 
115m2 

=84m2 none 
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Excerpt from the Minutes from 

The Design Panel Meeting 

Wednesday, July 8, 2015- 4:00 p.m. 
Rm. M.1.003 

Richmond City Hall 

Attachment 2 

Panel Discussion 

Comments from the Panel were as follows: 

• appreciate the massing and materiality of the proposed development, in 
particular the use of bricks which is visually appealing and different from 
previous projects reviewed by the Panel; like the stepping down of end units to 
two-storeys; 

Ill 

Ill 

Noted. 

concerned on the long row of garage doors along the internal drive aisle; 
consider breaking up the double garage doors to enhance visual appeal on the 
ground plane along the internal drive aisle; 

Buildings are staggered along the internal road to minimize row of doors. 
Duplex units have also been staggered to enhance the transition between their 
garage doors. Evergreen shrubs provided to between garage doors. 

appreciate the siting of the bicycle rack and mail kiosk adjacent to the outdoor 
amenity area; 

Noted. 

• agree with comments regarding the long row of double garage doors along the 
internal drive aisle; consider introducing architectural treatment and enhancing 
the landscaping to visually break up the double garage doors; 

See response above regarding transition between garage doors. 

• appreciate the design and massing of the proposed development; 

Noted. 

• applicant needs to clarify whether there is a garage door in the west elevation 
(internal drive aisle) of the B unit in Buildings 1 and 6 as shown in the 
architectural drawings submitted by the applicant to the Panel; 

Garage door for BIBb units of Bldg 1 & 6 provided at the north/south main 
drive aisle. Sliding doors with access to the garbage & recycling are proposed 
at the west elevations of these units. 
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appreciate the introduction of recesses which allow for more tree planting in the 
interior of the proposed development; 

Noted. 

• consider introducing architectural element to provide transition from the lower 
to upper level of brick cladding on the building fa<;ade; also consider 
introducing an element above the arches, e.g. by relocating the soldier course 
brick on the sides of the building, to provide transition and visually break up the 
brick cladding; 

Precast concrete cap provided to transition between brick cladding and hardi 
plank elements. Arches removed and shown with vertical soldier coarse brick. 

• appreciate the proportions, materiality and massing of the buildings; agree with 
comments to consider introducing soldier course brick above the arches; 
consider a straight line in lieu of a slight arch over the garage doors to provide a 
cleaner look; 

All brick clad garage doors proposed with a linear vertical coarse brick. 

• consider introducing a pedestrian walkway along one side of the east-west main 
drive aisle to provide pedestrian connection to the street sidewalk along Gilbert 
Road; 

Pedestrian walkway provided adjacent to the main drive aisle to connect 
proposed development and Gilbert Rd. sidewalk. 

• appreciate the retention of the big tree in the outdoor amenity area; also 
appreciate the integration of the bench, bicycle rack and mail kiosk in the 
outdoor amenity area which provide more benefits and use to the residents; 

Noted. 

• appreciate the stepping down to two-storeys of the end units and back units of 
the proposed development; also appreciate the provision of living spaces on the 
ground floor of the townhouse units which are beneficial to disabled residents; 

Noted. 

• consider an 800 mm door width for powder rooms in townhouse units; 

800mm width pocket doors provided. 

• appreciate the amount of planting along the main drive aisle; agree with 
comment to introduce a pedestrian walkway along the main drive aisle; also 
appreciate the use of special paving on the proposed development; 

See note pedestrian walkway note above. 

• look at the amount of planting under the tree to be retained; ensure the 
survivability of plants under the big tree; and 

Noted. Arborist and landscape architect to coordinate regarding the 
survivability of these plants. 
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111 appreciate the sustainability features of the project, e.g., heat recovery 
ventilators, insulated and double glazed building materials, condensing natural 
gas boilers and solar heat recoveries which are not normally found in other 
townhouse developments; the applicant is encouraged to maintain these 
sustainability features up to the construction stage. 

Noted. Client to maintain sustainable features until the construction stage. 

Panel Decision 

It was moved and seconded 
That DP 15-694729 be supported to move forward to the Development Permit Panel 
subject to the applicant giving consideration to the comments of the Panel. 

CARRIED 



To the Holder: 

Property Address: 

Address: 

Development Permit 

JACKENINVESTMENTSINC. 

10591, 10611 AND 10631 GILBERT ROAD 

C/0 KEVIN PERATLA 
YAMAMOTO ARCHITECTURE INC. 
2386 OAK STREET 
VANCOUVER, BC V6H 4J1 

No. DP 15-694729 

1. This Development Permit is issued subject to compliance with all of the Bylaws ofthe 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 #4 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 
$127,198.78 to ensure that development is carried out in accordance with the terms and 
conditions of this Permit. Should any interest be earned upon the security, it shall accrue to 
the Holder if the security is returned. The condition of the posting of the security is that 
should the Holder fail to carry out the development hereby authorized, according to the terms 
and conditions of this Permit within the time provided, the City may use the security to carry 
out the work by its servants, agents or contractors, and any surplus shall be paid over to the 
Holder. Should the Holder carry out the development permitted by this permit within the 
time set out herein, the security shall be returned to the Holder. The City may retain the 
security for up to one year after inspection of the completed landscaping in order to ensure 
that plant material has survived. 

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

4660435 



To the Holder: 

Property Address: 

Address: 

JACKENINVESTMENTSINC. 

Development Permit 
No. DP 15-694729 

10591, 10611 AND 10631 GILBERT ROAD 

C/0 KEVIN PERATLA 
YAMAMOTO ARCHITECTURE INC. 
2386 OAK STREET 
VANCOUVER, BC V6H 4J1 

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

This Permit is not a Building Permit. 

AUTHORIZING RESOLUTION NO. 
DAY OF 

DELIVERED THIS DAY OF 

MAYOR 
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City of 
Richmond Report to Development Permit Panel 

To: Development Permit Panel Date: July 28, 2015 

From: Wayne Craig File: DP 15-700390 
Director of Development 

Re: Appl ication by Harjit Sandhu for a Development Permit at 10691 Dennis Crescent 

Staff Recommendation 

That a Development Permit be issued which would: 

1. Permit the construction of a coach house at 10691 Dennis Crescent on a site zoned "Single 
Detached with Granny Flat or Coach House - Edgemere (RE1)"; and 

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

a) Allow a coach house to be located 3.0 m from the northern interior side lot line; and 

b) Allow a portion of the parking spaces for the lot to be accessed from Dennis Crescent. 

WC:c 
Att. 

4652488 
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Staff Report 

Origin 

Harjit Sandhu has applied to the City of Richmond for permission to develop a coach house at 
1 069I Dennis Crescent on a site zoned "Single Detached with Granny Flat or Coach House­
Edgemere (REI)" (Attachment I). There is currently a new single-family dwelling under 
construction at the subject site. 

The subject site is located in the Edgemere neighbourhood, generally bounded by No. 4 Road to 
the west, Williams Road to the north, Shell Road to the east, and Steveston Highway to the 
south. A portion of this neighbourhood underwent City-initiated rezoning to REI in 20I2 to 
allow infill development in the form of granny flats or coach houses subject to the Development 
Permit Application review process. The subject proposalis the second Development Permit 
Application to construct a coach house in the neighbourhood. 

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 

The subject site is located on a large lot with an east-west orientation, fronting Dennis Crescent 
to the west and backing onto the existing rear lane along the east property line. 

Development surrounding the subject site is as follows: 

• To the north, fronting Aquila Rd, are two (2) lots zoned REI that contain single detached 
dwellings. 

• To the east, immediately across the rear lane, is a lot zoned REI that contains a single 
detached dwelling and that fronts Aintree Crescent; 

• To the south, is a single detached dwelling on a lot zoned REl; and 

• To the west, immediately across Dennis Crescent, are two (2) lots zoned REI that contain 
single detached dwellings. 

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 (see Plans# I to 3). In addition, it complies with the intent of 
the design guidelines for coach houses in the Edgemere neighbourhood in the City's Official 
Community Plan (OCP), and is generally in compliance with the REI zone except for the zoning 
variances noted below. 
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Zoning Compliance/Variances (staff comments in bold) 

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

1) Allow a coach house to be located 3.0 m from the northern interior side lot line; and 

2) Allow a portion of the parking spaces for the lot to be accessed from Dennis Crescent. 

(Staff supports the proposed variances for the following reasons: 

a) The zoning bylaw requirement to locate the coach house at 2.0 mfrom the northern 
interior side lot line is not possible at the subject site because there is an existing 
3. 0 m wide statutory right-of-way along the north property line for the sanitary sewer 
line. Encroachment into the right-of-way is not permitted; 

b) The zoning bylaw requires that all parking spaces for a lot that contains a new single 
detached dwelling and a coach house must be accessed from the rear lane only. The 
intent of this zoning provision is to create a more pedestrian-oriented streets cape and 
also to enhance the lane as a public space by orienting the primary coach house entry 
and access to the lane. 

Due to the sequence of proposed development at the subject site, the applicant is 
seeking a variance to allow a portion of the parking spaces for the lot to be accessed 
from Dennis Crescent: 

• The applicant submitted Building Permit applications to construct a new single 
detached dwelling and a detached accessory building with vehicle access to and 
from Dennis Crescent in December 2014, consistent with the zoning bylaw. 

• Building Permits were issued in February 2015 and construction of the single 
detached dwelling at the site proceeded as proposed. 

• In May 2015, the applicant reconsidered his plans to build the proposed 
detached accessory building in favour of pursuing a Development Permit 
application for a coach house at the site. Since construction of the single 
detached dwelling had already progressed with vehicle access from Dennis 
Crescent, the applicant is now seeking a variance to allow the originally 
proposed access to proceed. 

• The applicant indicates that his proposal to provide additional on-site parking 
with access from the lane (for a total of 6 on-site parking spaces) avoids the 
potential for parking to occur on the street, while still complying with the lot 
coverage requirements for impermeable surfaces and live plant material. 

To maintain the intent of the zoning provision as it relates to enhancing the pedestrian 
experience along the street, the applicant proposes to incorporate a planting area on­
site along the front property line, featuring a combination of.flowering and evergreen 
shrubs. 

Staff will also be reviewing the experience of coach houses and granny flats in the 
Edgemere neighbourhood after such housing has been built, to determine whether any 
refinements to the zone and the design guidelines are necessary with respect to site 
planning and vehicle access.) 
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Advisory Design Panel Comments 

Due to the small scale of the proposed development, the applicant was not presented to the 
Advisory Design Panel. 

Analysis 

Conditions of Adjacency 
• The proposed coach house design complements the existing single detached housing form, 

character and scale of the surrounding neighbourhood. 
• The proposed location of the coach house, which is setback between 2.1 and 3.0 m from the 

rear lane (6 m wide), provides an adequate buffer to"the adjacent lot to the east. 
• The majority of the floor space in the coach house building is proposed on the ground floor 

(70%, i.e., garage, entry, living, kitchen), and the portion of floor space located in the upper 
storey of the coach house is concentrated furthest away from side lot lines to limit the impact 
on adjacent neighbours. 

Urban Design and Site Planning 
• Consistent with the OCP guidelines, the proposed primary pedestrian entry to the coach 

house is off the rear lane, and secondary pedestrian access to the coach house is proposed via 
Dennis Crescent to the rear yard of the subject property. 

• The elevation of the coach house that faces the lane has been designed to appear as a front 
elevation complete with outdoor lighting at the pedestrian entry gate to enhance visibility and 
appearance of the lane as a public space. 

• Consistent with zoning, private outdoor space that is exclusively for the benefit of the coach 
house is proposed in the form of: 

a yard to the west of the coach house, which is adequately screened through the use of 
Emerald Cedars; and 
a balcony off the upper floor bedroom of the coach house facing the rear lane. 

• A total of two (2) garbage and recycling enclosures are proposed on-site, for use by the 
residents of the principal dwelling and the coach house. The enclosures are sufficiently set 
back from the rear property line, are screened by Cedar fencing (2 m high), and are 
adequately sized to each contain a garbage cart, organics cart, blue recycling bin and mixed 
paper recycling bag, and a grey glass recycling bin. 

• The proposed site plan provides on-site parking in excess of that required by the zoning 
bylaw, including: 

- three (3) enclosed parking spaces for the principal dwelling with access from Dennis 
Crescent; 
two (2) enclosed parking spaces with access from the lane; and 
one (1) unenclosed and permeable parking space for the coach house with access 
from the lane. 

Architectural Form and Character 

• The proposed exterior building materials and colours of the coach house are designed to 
complement the character of the principal residence on-site and that of other dwellings in the 
surrounding neighbourhood (e.g. neutral stucco and wood trim). 
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• The primary facade of the coach house facing the lane is proposed to be articulated and 
visually broken into smaller components to create architectural interest. 

• Windows are proposed to be oriented toward the lane and to maximize light penetration into 
the main floor living area of the coach house, while mitigating overlook onto the adjacent 
properties. 

Landscaping and Open Space Design 

• The private open space for the coach house is proposed in two (2) locations: a 31 m2 patio 
treated with pavers next to the coach house's kitchen/living area that is delineated and 
screened through the use of Emerald Cedars; as well as a 4.6 m2 balcony off the upper floor 
bedroom facing the lane. The proposed open space is adequately sized and shaped to comply 
with the RE 1 zone. 

• The area between the coach house and the rear lane is proposed to be treated with soft 
landscaping including lawn as well as both evergreen and flowering shrubs to enhance the 
visual appearance ofthe lane (e.g., Azalea, Rhododendron, Boxwood, Fern, Emerald Cedars, 
Columnar Cherry trees, and ornamental grasses). 

• The front yard is proposed to be enhanced with the addition of a Pacific Dogwood tree, as 
well as a planting area on-site along the front property line, featuring a combination of 
flowering and evergreen shrubs (Azalea, Rhododendron, Boxwood, Laurel, Black-Eyed 
Susan, and ornamental grasses). 

• Tree retention and removal was assessed as part of the Building Permit application for the 
principal dwelling on the subject site. One (1) bylaw-sized Japanese Maple in the boulevard 
on Dennis Crescent, as well as one (1) bylaw-sized Western Red Cedar on the neighbouring 
site to the south, are required to be protected (Attachment 3). Tree protection fencing was 
installed and inspected prior to issuance of the Building Permit. Eight (8) trees were 
authorized for removal under Tree Removal Permit T2 14-678343. The applicant is required 
to provide six (6) replacement trees on the subject site, which are shown on the proposed 
Landscape Plan. 

• Prior to DP issuance, the applicant is required to submit a Landscaping Security in the 
amount of $18,579, based on 100% of the cost estimate provided by the Landscape Architect 
for the proposed works (including a 10% contingency, all soft and hard landscaping, fencing, 
and installation). 

Crime Prevention Through Environmental Design 

• Consistent with the design guidelines for coach houses in the OCP, the proposed coach house 
design enables natural surveillance by locating windows, living areas, and a balcony 
overlooking the lane. 

• Similarly, the applicant proposes porch lighting at the coach house main entry and pedestal 
lighting at a pedestrian entry gate to the property at the lane to enhance visibility and 
pedestrian safety of the lane. 

• The applicant also proposes two (2) surveillance cameras on the coach house along the lane. 
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Energy Efficiency 

• Consistent with the design guidelines for coach houses in the OCP, the applicant indicates 
that Energy Star appliances and windows will be installed in the coach house, as well as high 
performance walls and roofs to reduce energy consumption. Low water consumption 
plumbing fixtures are also proposed to be installed in the coach house. 

Conclusion 
The applicant is seeking permission to build a coach house in the rear yard of the subject 
property at 10691 Dennis Crescent in the Ed gem ere neighbourhood. 

The proposal aims to respect the existing character of the immediate surrounding neighbourhood, 
which consists of single detached housing, by conforming to the design guidelines for coach 
houses in the Official Community Plan. The proposed site plan is generally consistent with the 
requirements of the existing REI zone, except for the variances identified. 

On this basis, staff recommends support for this Development Permit application. 

Lussier 
Planning Technician 

CL:rg 

Attachments: 
Attachment 1 : Location Map/ Aerial Photo 
Attachment 2: Development Application Data Sheet 
Attachment 3: Tree Retention & Removal Plan 

The following items must be completed prior to forwarding this application to Council for approval: 
• Receipt of a landscaping security in the amount of $18,579 based on 100% of the cost estimate for the proposed 

works (including 10% contingency costs, fencing, hard and soft landscaping, and installation). 

Prior to Building Permit issuance for the coach house, the following items must be completed: 
• 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. 
Submit 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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Development Application Data Sheet 
Development Applications Department 

DR 15-7'00390 ~ttacllment 2 

Address: 10691 Dennis Crescent 

Owner: Harjit Sandhu Applicant: Harjit Sandhu 

Planning Area(s): Shellmont 
~~~~---------------------------------------------------------

Existing RroposeH 
Site Area: 1,263.7 m2 No change 

Land Uses: 
Single detached dwelling Single detached dwelling and 

under construction a detached coach house 

OCP Designation: Neighbourhood Residential Neighbourhood Residential 

Zoning: 
Single Detached with Granny Flat or 

No change 
Coach House - Edge mere (RE 1) 

I Bylaw Reguirement I RroposeH I ~aria nee 
m x ax. 464 5 M 0 60 

Floor Area Ratio: + 799.2 m2 x Max. 0.30 518.12 m2 (5,577 ft 2
) none permitted 

Total = 518.46 m2 (5,580 ft2
) 

Lot Coverage - Buildings: 
Max. 45% 34% 
(568m 2

) (435m 2
) 

none 

Lot Coverage - Buildings, 
Max. 70% 59% 

structures, and non-porous 
(884m 2

) (739m 2
) 

none 
surfaces: 
Lot Coverage - Live plant Min. 30% Min. 30% 
material: (380m 2

) (380m2
) 

none 

A coach house is not 
Setback- Front Yard: permitted within the N/A none 

front yard. 

Setback- North Side Yard: 2.0 m 3.0 m 
Requested due 

to SRW 

Setback- South Side Yard: Min. 2.0 m 8.94 m none 

Min. 1.2 m for no more 
than 65% of the rear 

facade of the coach house 
2.13 m none 

building 
Min. 3:0 m for at least 35% 

Setback- Rear Yard: of rear facade of the coach 3.0 m none 
house building 

Min. 1.5 m for entry 
2.88 m none 

to the coach house. 
Between 2.0 m & 8.0 m Between 2.0 m & 7.92 m 

of the rear lot line of the rear lot line 
none 

4652488 



- 2 -

B~law Reguirement Bromosea I ~aria nee 
Building Separation Space 
between principal dwelling & Min. 4.5 m 7.10 m none 
coach house 

Max. 1 /'2 storeys above 
6.0 m from 

Height (m): grade or 6.0 m, 
grade to roof peak 

none 
whichever is less 

On-site Parking Spaces-
Two (2) standard spaces Five (5) standard spaces none 

Principal dwelling: 
One (1) standard space, 

On-site Parking Spaces- Coach unenclosed, permeable, 
One (1) standard space none 

House: and accessible 
from the rear lane 

31.2 m2 patio 

Private Outdoor Space for the 
Min. 30m2 + 4.6 m2 balcon~ 

Coach House: Total= 35.8 m2 none 

Min. 3.0 m x 3.0 m 4.9 m x 6.4 m 
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City 
Richman 

To the Holder: 

Property Address: 

Address: 

HARJIT SANDHU 

10691 DENNIS CRESCENT 

4511 DANFORTH DRIVE 
RICHMOND BC V6X 2X5 

Development Permit 

No. DP 15-700390 

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: 

a) Allow a coach house to be located 3.0 m from the northern interior side lot line; and 

b) Allow a portion of the parking spaces for the lot to be accessed from Dennis Crescent. 

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 #3 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 ofthis Permit, the City is holding the security in the amount of 
$18,579 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. 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. 

4652488 



To the Holder: 

Property Address: 

Address: 

HARJIT SANDHU 

10691 DENNIS CRESCENT 

4511 DANFORTH DRIVE 
RICHMOND BC V6X 2X5 

No. DP 15-700390 

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. 
DAY OF 

DELIVERED THIS DAY OF 

MAYOR 

ISSUED BY THE COUNCIL THE 



CL 

City of 
Richmond 

DP 15-700390 
SCHEDULE "A" 

Original Date: 07/13/15 

Revision Date: 

Note: Dimensions are in METRES 
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