City of Richmond _
Planning and Development Department Report to Committee
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To: Planning Committee Date: March 13, 2007
From: Jean Lamontagne RZ 06-351471

Director of Development F_—: le © \2-%066G -206- $2 19
Re: Application by Eagle Ridge Enterprises Ltd for Rezoning on the westerly half ‘

of 2560 Shell Road/2633 Simpson Road from Business Park Industrial District
(13) to Light Industrial District (12} 7 B

Staff Recommendation

That Bylaw No. 8219, for the rezoning of the wester|y hali’ of 2360 Shell Road 2633 Simpson
Road from “Business Park Industrial District (13)" to “Light Industrial District (12)7, be
introduced and given first reading,.
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Staff Report

Origin

Eagle Ridge Enterprises Ltd. has applied to the City of Richmond for permission to rezone the
westerly 123.96 m of 2560 Shell Road 2633 Simpson Road (Attachment 1) from Business Park
industrial District (13) to Light Industrial District (12) in order to be consistent with the easterly
portion of the property, which is zoned Light Industrial District (12).

The subject site has frontage along Shell Road and Simpson Road and is split zoned with
Business Park Industrial District (13) on the westerly portion and Light Industrial District (I2) on
the easterly portion. The applicant has agreed 1o "downzone” the [3 zoned portion of the
property to 12 as the intent of the project 1s to develop a stratilied multi-tenant light industnal
complex in accordance with the 12 zoning district. Staff and the applicant support the rezoning
as it ehminates the split zening and resolves off-street parking issues that may arise based on
office parking requirements for the Business Park Industrial District Zoning (13).

Residential adjacency issues to this indusirial development are also being addressed through the
rezoning. Landscape buffering along the west portion of the site 1s being proposed to address the
single-family residential neighbourhood (Tait Area) situated on the west side of Shell Road.

Findings of Fact

A Development Application Data Sheel is contained in Attachment 2 and provides details about
the proposal.

Project Description

The subject site has road frontages along the west (Shell Road) and east (Simpson Road) edges.
A mulu-tenant light industrial complex 1s proposed consisting of warehousing and accessory
functions (1.e., office} in a total of 5 buildings on the site. The site plan is arranged to enable
proper vehicle and truck circulation. Truck loading and staging facilitics are situated at the backs
of the industrial butldings and oriented to minimize visible operations tfrom cither street frontage.
Building massing is similar among the 5 proposed buildings and consistent with a warehousing
operation with an mternal upper mezzanine with a total building height of 8.7 1m (28.67 ft.)(Refer
10 Attachment 3 for a copy of the applicable site, building elevation and landscape plans). The
site 15 currently occupied by older light industrial buildings, which will be demolished to enable

completion of the new complex.

Surrounding Development

To the North: Lxisting industrial zoned parcels zoned 12 (fronting Simpson Road) and 13
(lronting Shell Road)

To the East: Light industrial sites zoned 12.

To the South: A stratified industnal building zoned 13 fronting Shell Road. A rail tine is also
located along the south property line of the site

To the West: Across Shell Road. single-family dwellings zoned R1 D, with vehicle access {rom
Gagnon Place.
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Related Policies & Studies

Bridgeport Area Plan

The subject site is situated in the Bridgeport Area Plan and located in the Industnal North-East
Sub Area. The light industnal complex proposed for the site complies with the land use
designation contained in the Bridgeport Area, which is designated for industrial use.

Official Community Plan {OCP) — Development Permit Guidelines

The OCP Development Permit Guidehnes identify that industrial sites adjoining or within 30m
to another site, which is zoned or designated for residential, require conditions of adjacency and
butfering to be addressed through a Development Permit. Residential adjacencies exist on the
west side of Shell Road (Tait single-family neighbourhood): therefore, edge conditions to the
proposed industrial complex must be dealt with. As the applicant has agreed to downzone the
parcel to eliminate the split zoning and resolve on-site parking concerns, residential adjacency
conditions and buffering will be addressed and secured through the rezoning.

QCP Aircrafl Noise Sensitive Development {ANSD) Policy
Basced on the ANSD Policy, the site is contained in an Aircraft Noise Scnsitive Area (1A). Asa
result, an Atrcraft Noise Covenant is a requirement of rezoning.

Staff Comments

The following concerns have been addresscd through the staff review of the application:

* Servicing Capacity Analvsis — A capacity analysis will need to be completed 10 address
the City’s storm and sanitary sewer systems. Engineering Planning have agreed to
incorporate this analysis into the required Servicing Agreement. As a result, the
forthcoming Servicing Agreement will address the capacity analvsis (along with any
tdentified upgrades) and [rontage upgrades for Shell Road and Simpson Road. The
completion of the Servicing Agreement will be a requirement of rezoning.

¢ Emergency Vehicle Access Requirements — The development proposes a total of 4
vehicle accesses (2 Shell Road dnveways; 2 Stmpson Road ditvewavs). Based on
comments from Richmond Fire Rescue on emergency vehicle access. all proposed
driveways must remain as primary accesses and cannot have any control mechanisms (1.e.
bollards: chained; right-in only).

Analysis

Proposed Light Industrial District Zoning (12)

The subject site 15 currently “sphit”™ zoned with the east portion of the site zoned Light Industrial
Distrnict (12} and the west portion zoned Business Park Industrnal District (13). Both zones are
similar in regards to regulations with the exception that 13 allows for stand-alone otfice, while 12
only allows office as a function ancillary to a light industnal use.

The drawback of maintaining the split zoning is that it could result in parking problems as stand
alone office functions require much larger parking ratios (3 stalls per 100 sq.m of gross leasable
floor area) compared to hght industnial uses {1 stall per 100 sq. m of gross leasable [loor area). 1f
split zoning was maintained, difficulties may have arisen with regards 1o the provision of off-
street parking requirements 1o meet potential light industrial businesses along with future stand
alone offices. To resolve the parking issues arising from the split zoned parcel, the applicant is
applyving to rezone the [3 zoned portion of the site (westerly half), which would negate the
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proposed development from implementing parking at the higher ratio requived for stand alone
oifice uses. The rezoning accommodates the applicant’s plans to redevelop the site into a light
industrial complex and does not limit the redevelopment potential as it was never intended 1o be
utihized for outright office functions.

Vehicle Access and Tratfic Circulation

A total of 4 vehicle driveway accesses are proposed 1o service the development site. 2 driveways
each are situated along Shell Road and Simpson Road and are located at the north and south edge
of the site. Previous comments from Richmond Fire Rescue provided direction on the
requirement Lo maintain 4 driveways o the site 10 address emergency vehicle access and

circulation.

Traffic circulation is organized around two one-way vehicle drive-aisles situated along the north
and south property lines. This circulation pattern enables adequate access to ofi-streel parking
arcas and loading areas situated i between buildings and efficient vehicle movements to and
from the main vehicle entrance’exit driveways to the site.

Residential Adjacencies — Shell Road
Due to the existing single-fanuly residential neighbourhood on the west side of Shell Road, the
following was taken into consideration in the site plan for the proposed development:

¢ Landscaping — On site landscaping consists of a 3m (10 1) wide strip along Shell Road
and conststs of larger trees (Red Oak @ 8cm dbh) and fow level shrubbery and
groundcover. Additional landscaping is also proposed along the west elevation of the
bulding (Building “A™}, which is visible from the street.

» Site Hlumination — To minimize light overspill and ¢lare from the industrial
development into the residential areas. site and building itlumination in proximity to the
Shell Road frontage has been designed to:

o Orient light standards to face mmward towards the site and to implement
appropriate shielding to deal with potential light overspill or glare.

o Eliminate flood lighting along the visible building frontage (Building A 7).
Where lighting is required to illuminaie drive-aisles. appropriate shielding will be
implemented.

o Site itlumination is also designed to ensure that issues of safety and crime
prevention are addressed.

e Building Massing - The height of buildings is kept relatively low (8.7 mor 29 feet) with
a significant setback to Shell Road (17.9 m or 39 ().

¢ Frontage Improvements - Implementation ol beautification works aleng Shetl Road
will add additional landscaping and allow for the establishment of a more pedestrian
friendly street. Frontage improvements will consist of a grass & treed boulevard and
sidewalk at the property line. These [rontage works are consisient with the standard
applied to the industrial site to the south. which underwent redevelopment 10 vears ago.

Existing Trees and Landscaping

A trec survey was submitted to confirm that no bylaw sized trees are located on the subject site.
A limited amount of existing fandscaping on the subject site is due to previous industrial
operations, waich occupies a majority of the property. The proposed development will result in
more extensive landscaping concentrated along the Shell Road and Simpson Road street
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Irontages. Landscaping will be secured through a letter of eredit bond submitted by the applicant
to ensure instaliation of the plantings in accordance with the plans. Landscape plans for the
entire subject site are contained in Attachment 3.

Richmond 2006-2031 Flood Protection Management Strategy

In accordance with the Richmond 2006-2031 Flood Protection Management Strategy, the
registration of a Flood Plain Covenant with a minimum Building Flevation Requirement of 2.6
m geodetic is required as a condition of final adoption of the rezoning application.

Conclusion

The application to rezone the westerly portion of the property from Business Park Industrial
District (15) and to Light Industrial District (12) will resolve issues of parking, implement
appropriate measures of mitigation for the residential adjacency along Shell Road and eliminate
a split zoned parcel in the City. Staff recommend approval of the rezoning application.

Kevin Ing
Planncer |

KE:cas

Attachment 1: Location Map

Attachment 2: Development Application Data Sheet
Attachment 3: Site, Building Elevation and Landscape Plans
Attachment 4: Rezoning Considerations
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Onginal Date: 10/27/00

RZ 06-351471 Amended Date:

Note: Dymensions are in METRES
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City of Richmond

Development Application

Data Sheet

RZ 06-351471 Attachment 2

Address:

2560 Shell Road/2633 Simpson Road

Applicant:

Eagle Ridge Enterprises Ltd.

Planning Area(s):

Bridgeport Area Plan — Industrial North East

i
I

i Owner:

| Existing
! Eagle Ridge Enterprises

Proposed
N/A

. Site Size (m®):

24,244 sq.m

; No Change

‘ Land Uses:

Vacani industrial site — West

. portion

' Light industrial buildings — East
portion

tindustnal complex

5 building multi-tenant light

OCP Designation:

Business & Industry

Complies — No change

rBridgeport Area Plan

i Industnal !

' Designation:

‘ Zoning:
{

T Westerly 12396m —13

[

| Easlerly 124.06 - 12

Complies ~ No change

12 for the entire parcel

On Future
Subdivided Lots

Bylaw Requirement

| Floor Area Ratio: Max. 1.0 FAR 06 FAR ' none permilted
: ; — ;
( Lot Coverage — Butding Max. 50% i 40% none ‘
b !

| Setback - Simpson Road (m). Min 6 m : 17.9m none

. Setback — Shell Read (m) Min. 6 m 179m none :
i . : i

| Setback- North & South property Min. 0 m i 69 m | none

| lines (my: i - B

Height (m) N/A : 62m none jl
| Off-street Parking Spaces — Total N ) !
i (Light Industrial — 1 stall per 100 147 stalls 1 205 none
sam — | . S
i Accessible Spaces 5 stalls 5 none ‘
| Loading Bays 8 bays 68 none i

Other
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Attachment 4

Rezoning Considerations

RZ 06-351471

Prior to final adopuion. the developer is required 10 complete the following:

S

()

Submit a landscape letter of credit in the amount $47.203 for the installation of all
landscaping in accordance with the submitted plans.

Registration of a Flood Plain Covenant with a ninimum Building Elevation Requirement of
2.6 m geodetic.

Registration of an Aircraft Noise Covenant.

Prior to final adoption of the rezoning, a Servicing Agreement is required to be completed for
the Shell Road and Simpson Road frontages. The Shell Road frontage 1s to be upgrade to the
same standard to the property to the south (1.e., pavement widening, curb/gutter, landscaped
grass and treed boulevard, street {ighting and a concrete sidewalk). The Simpson Road
frontage works must include a miimum 1.53m concrete sidewalk and the implementation of
street trees. The Simpson Road frontage already includes curb & gutter. The servicing
capacity analysis 1s required to be included and completed as a condition of the Servicing
Agreement application.

[Signed ornginal on file]

Signed Date

ATz
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City of Richmond Bylaw 8219

Richmond Zoning and Development Bylaw 5300
Amendment Bylaw 8219 (RZ 06-351471)
2560 SHELL ROAD/2633 SIMPSON ROAD

The Council of the City of Richmond, in open meeting assembled, enacts as follows:

1. The Zoning Map of the City of Richmond, which accompanies and forms part of
Richmond Zoning and Development Bylaw 3300, is amended by repealing the existing
zoning designation of the following area and by designating it LIGHT INDUSTRIAL
DISTRICT (12).

That area shown cross-hatched on "Schedule A attached to and forming part of Bylaw
No. 82197

to

This Bylaw may be cited as “Richmond Zoning and Development Bylaw 5300,
Amendment Bylaw 82197,

FIRST READING RICHMOND
APPROVED

A PUBLIC HEARING WAS HELD ON . b):,
(

SECOND READING .:)PPDF:OVED
y Direclor
or Solicitor

THIRD READING A

OTHER REQUIREMENTS

ADOPTED

MAYOR CORPORATE OFFICER
2691930
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Schedule A attached to and lorming part of Bylaw No. 8219
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