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Planning and Development Division Report to Committee
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To: Planning Committee Date: March 30, 2007
From: Jean Lamontagne RZ 04-287969

‘Director of Development File: \L-%0Lo- 206 - $23Y
Re: Application by Matthew Cheng Architect for Rezoning at 8411 and 8391

Williams Road from Single-Family Housing District, Subdivision Area E (R1/E)
to Townhouse District (R2 - 0.7)

Staff Recommendation

That Bvlaw No. 8234, ter the rezoning of 8411 and 8391 Wilhams Road from “Single-Family
Housing District, Subdivision Area E (R1/E)” to “Townhouse District (R2 - 0.7)”, be introduced
and given first reading.

Jean Lamontagne !
. \
Director of Development
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Staff Report

Origin

Matthew Cheng Architect has applied to the City of Richmond for permission to rezone 8411
and 8391 Williams Road (Attachment 1) from Single-Family Housing District. Subdivision
Area k£ (R1/E) to Townhouse District (R2 — 0.7) in order to permit the development of 10
townhouse units,

Project Description

The placement of buildings and lavout of the site plan is dictated by the existing shape of the site
caused by the differing depths of the properties. The building fronting Williams Road contains 7
dwelling units and consists of 3 storeys stepping down to 2 storeys along the east and west edges.
The building typology at the rear of the site consists of a triplex building containing 3 units with
2 storey massing. The townhouses access an internal east-west running drive aisle with access to
Wilhams Road through a driveway along the east edge of the site (refer to Attachment 2 for
preliminary site plan and building clevation drawings).

Front yvard selbacks are maintained at 6m (19.68 1.} along Williams Road. Side vard setbacks
meet the minimum 3m (9.84 f1.) required in the zone. Rear vard setbacks are maintained at a
minimum of 4.57 m (13 ft.).

Findings of Fact
A Development Application Data Sheet providing details about the development proposal is

contained in Attachment 3.

Surrounding Development
To the North: Lxisting single-family dwellings zoned RI/E.

To the East:  Ixisting single-family dwelling zoned R1/E.
To the South: Existing church zoned for Assembly Use (ASY)

To the West:  Existing single-family dwelling zoned R1/E at the corner of Williams Road and
Pigott Drive,

Related Policies & Studies

Arterial Road Redevelopment Policy

The sites are located on a portion of Williams Road (local arterial) where residential
development is guided by the Arterial Road Redevelopment Policy. This Policy identifies that
multi-family residential development will only be considered on a local arterial where the site is
in ¢lose proximity to a Neighbourhood Service Centre and/or a City Community Centre. The
portion of Williams Road between No. 3 Road and Ash Street meets these criteria and can be
considered for multi-family townhouse applications as it is situated in proximity to the
Broadmoor Shopping Centre and South Arm Community Centre. The subject site also meets the
minimum frontage required along a local arterial road (40m or 131 fi.) to be considered for
multi-family. The application for townhouses at 8411 and 8391 Williams Road is being brought
forward on these merits.

271074

309



R7.04-287969

LS ]
1

March 30, 2007 -

Richmoend . 2006-2031 Flood Protection Management Stratepy

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

[nterim Aftordable Housing Strategy

The Interim Affordable Housing Strategy outlines options for applicants to voluntarily develop
affordable housing in conjunction with the development or contribute cash-in-heu based on fees
established in the Council Policy. The applicant has voluntarily agreed to a contribute $8.254
($0.60 per buildable sq. fi.) based on guidelines established in the Interim Aftfordable Housing

Strategy.

Consultation
From August 2004 to Junc 2006, staff undertook a review of the Arterial Road Redevelopment

and Lane Establishment Policies. As part of the process, a number of “hotspot™ areas were
identified by staff and supported by Council to undertake more intensive consultation. Williams
Road between No. 3 and No. 4 Road was designated a hotspot area, Consultation for this portion
of Williams Road was conducted, which presented a number of residential redevelopment
options for the public to comment on. These options ranged from status quo (existing single-
family lots), single-family subdivision in conjunction with a rear lane and multi-family on
consolidated properties.

Single-family subdivision in conjunction with a new rear lane was difticult for a majority of
Wilhams Road due to the newer houses, differences in lot depth and orientation of lots, which
would be prohibitive to the long-term objective of securing a functioning lane. This situation
exists for the block of Williams Road where the subject sites are situated. As a result, muiti-
family on consolidated lots was recommended by stafl as the preferred land use option for a
majority of Williams Road on the basis that multi-family projects could provide a sensitive
adjacency to existing single-family residences. The revised Arterial Road Redevelopment
Policy, contained in the OCP, identifies the north side of Williams Road between No. 3 Road
and Ash Street as suilable for multi-famity development. Criteria and guidelines were also
adopted into the OCP 1o ensure that adjacencies to existing residential dwellings were properly
addressed (1.e., minimum setbacks; maximum building height).

Public Input
Staff have received one letter of opposition to the proposed rezoning (Attachment 4), which

identifies concerns over the proposed townhouses and related densities. The letter also identifies
concerns regarding vehicle access to and from the townhouses and the potential tratfic this would
generate on Williams Road in conjunction with the vehicles already travelling to and from South
Ann Community Centre and nearby Hugh McRoberts Secondary School.

The Transportation Division has indicated that trip generation during peak periods for a mulu-
family project of this scale is not expected to have a significant impact for traffic volumes on the
local artenal road (Williams Road). Potential safety concerns about vehicle access are addressed
by limiting the number of driveways to Williams Roads, with the townhouse project traffic
circulation arranged through an internal drive-aisle.

2071076
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Staff Comments
The following concerns have been addressed through the staff review ol the application:

» Servicing Capacity Analyvsis — An engineering analysis has been submitted to address the
capacity of the City’s storm and sanitary sewer systems. Engineering Planning staff have
concurred that upgrades will be required to the City’s storm sewer system. No upgrades
will be required to the City’s sanitary sewer system. ldentified upgrades will be required
to be completed through the City's Servicing Agreement, which will be a condition of
rezoning attached to this application.

* Registration of a cross access easement atong the internal drive aisle and drniveway access
to Williams Road to the neighbouring properties to the east and west that may potentially
consolidate and develop (8371 Williams Road to the west along with 8471 Williams Road
and any further land assembly to the east).

Analysis

Density and Form of Development

The proposed zoning (R2 - 0.7) and density indicated for the project (0.66 F.A.R.) complies with
the Low-Density land use designation contained in the Official Community Plan for
development on the City’s arterial roads. Densities above the range of 0.6 [.A.R can be
considered in conjunction with the subject sties close proximity to a Community Centre and/or
Neighbourhood Service Centre. The subject site is within walking distance to both South Arm
Communtty Centre (225 m} and the Broadmoor Shopping Centre (425 m). The form of
development has also been able to establish adequate setbacks and massing to neighbouring
single-family dwellings.

A conceptual development plan has been submitted to exhibit how neighbouring properties may
consolidate and develop into townhouses in the future (copy of the conceptual plan is contained
in file RZ 04-287969).

Trees
A tree survey and accompanving arborist report is contained in Attachment 5. A summary of

the arborist’s findings and recommendations is as follows:

Number | Compensation | Compensation Comments !
of Trees Rate Required , i
Total Bylaw Sized 7 N/A N/A ’ i
Trees =
Bylaw Sized 5] 2:1 12 Tree removal on the basis of poor
overall health and condition of
Trees to be : : ) ) o
Removed trees in conjunction _thh building
and drive aisle conflicts.
1 N/A N/A Tree protection measures during
Trees to be site preparation and conslruction
Retained activities to be implemented and
monitored.

The forthcoming landscape plan associated with the Development Permit s to incorporate a
minimum of 12 appropriately sized replacement trees. Based on a preliminary review of the site
plan, sufficient space exists to adequately implement replacement trees on site in accordance
with the OCP goal of 2:1 replacement planting.
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Amenity Space B
An outdoor amenity area is situated along the north property adjacent to the internal drive-aisle,

providing additional buffering between the townhouses and existing single-family residences.
The outdoor amenity area is adequately sized (104 sq. m) based on OCP guidelines (6 sq. m per
unit). Design refinement of the outdoor amenity space will occur through the processing of the
Development Permit application.

No indoor amenity space is provided with the subject development, but cash-in-lieu will be
secured as a condition of rezoning adoption. )

Requested Variances

Based on a preliminary review of the site plan and related development data, a variance is being
requested to allow for a total of 5 parking stalls to be parked in tandem arrangement for the units
in the building fronting Williams Road. The requested variance will be examined in greater
detail through the processing of the Development Permit application. The tandem parking
arrangement is being requested to allow for sufficient parking for the site based on the number of
units proposed. The resulting massing contains 3 storey elements for portions of the building
fronting Williams Road (5 units with tandem parking arrangements); however steps down to 2
storevs for the end units. A restrictive covenant to prohibit the conversion of the tandem parking
arca into habitable space will be secured through the Development Permit should tandem parking
be included in the final proposal.

Development Permit Application — Items for Consideration
The following issues will be examined through the processing of the Development Permit
application:
¢ Landscaping for the subject site including tree plantings to meet a minimuin of 12
replacement trees as specified in the arborist report.
s Location of garbage, recycling and mail enclosures along with design details of the
outdoor amenity area.
o “Hard” landscaping treatment details (i.e., fencing, pavement treatiments).
s Options for universal accessibility.
¢ Refinement of building elevations and cladding materials.

Conclusion
The application to rezone the subject properties to enable the development of 10 townhouse units

complics with applicable City policies and objectives contained in the OCP for residential
development along this portion of Williams Road. Staff recommend support of the proposed
development.

Kevin Eng
Planner |

KE:cas
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Attachment 1:
Attachment 2:
Attachment 3:
Attachment 4
Attachment 5:

Attachment 6:

2071076

Location Map

Conceptual Development Plans
Development Application Data Sheel
Public Correspondence Received
Arborist Report

Rezoning Constderations

313

RZ 04-287969



ATTACHMENT 1

314

S AT e sustuRg o nll.u"nl W
AN R
LO/TT/ 10 MR UOISIADY @@@N\%Nl._wo NMH
mc\mT;;,”u:,.: (euriagy / \
e I |
A SINVITIIA
mm,m L ﬁi ” T i R -_ , m_m 7 7 fa,_
00v8 08€8 09€8 _,_m____;_ | i3]
Lie 0Ltz 0L42 ,L 1 R *v __ : % e e SR EL
, Sl R
ad SINVITTIA — T T b T
L Ny T - I ' 2!
I SOOIz <60t NEANCARN g | WUZ:LONH»M 4
e S ses s seser %% I Z . ddsS0ododd ot
KA SERIREEE [F= Y A ||
S RIARRIIS] IR
PoNasetentetetetetel tetetetetotet 3 EC T T I
| ~ [ — .. .
o h 7 7 mm:mﬂ_ _m L:mp | 7 _ i:i_ _ﬁ% Sy 7 ,
£ Q W B i,ﬂ_ | _ W ﬁ#*7|_ ;
KRR ’ 3 —e LT e T
‘.‘V"”“ CXS pn.m.,o o ,. — I i m _ { i T‘....,..L <
,HV““’””’“‘“‘“.”“‘“.H WW l G?mm Wvl f o ” mt‘m., T IR R T
R0 | = IR R
o) | £Z0F | H | -.j“ _ J ﬁ|r_,/‘ : _r _ V _\_,.. ‘,\./"‘/‘_ _,_ S
21 0Z Zr0e 7 | “ 7 LN
Ty ey
Lo - ! S N o
..n_w 5 N I & o _ , | 1" - > \f.\/\/// ,/ | _,_ ;7
puowyony Jo A1)




ﬁiﬂhl v

RZ 04-287969

Original Date: 03/29/07
Amended Date:

Note: Dimensions are in AMETRES
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City of Richmond

69!1 No. 3 Road
Richmond, BC VoY 2C1
www richmond.ca

Development Application
Data Sheet

604-276-4000

. Attachment 3

' RZ 04-287969

Address:

8411 and 8391 Williams Road

Applicant:

Matthew Cheng Architect

Owner:

Existing

Khaira

K. Shahi. J&S. Gill: K. Gill: G.

-~ Proposed .

To be determined

Site Size (m?):

1,928 sqg.m

1,928 sq.m

Land Uses:

2 single-family dwellings

10 unit townhouse development

OCP Specific Land Use Map

Low Density Residential

No change -~ complies with

Designation: designation
Zoning: R1/E R2-07
Number of Units: 2 single-family dwellings 10 units

On Future . o .

Subdivided Lots Bylaw Requirement Proposed . Variance
Floor Area Ratio: Max. 0.7 FAR 0.66 none permitted
Lot Coverage — Building: Max. 40% 40% none
Lot Size {min. width dimensions): 40m 4877 m none
Setback — Front Yard {m): Min. 6 m 6m none
Setback ~ Side Yards (m): Min. 3 m am none
Setback — Rear Yard (m): Min. 3 m 45m none
Height {m): 12 m 10.13 m none
gfﬂstregt Parking Spaces - 1.5 per unit 18 none

egular:
Off-street Parking Spaces — .
Visitor 0.2 per unit 2 none
Off-street Parking Spaces -- Total: 17 20 none
Tandem Parking Spaces: Not identified 5 tandem parking stalls Variance
requested

Amenity Space — Indoor: 70 sq. m or cash-in-lieu CaSh'm'“iLr’]i(gtooo per none
Amenity Space — Cutdoor: 60sg m 104 sq. m none

2071076
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ATTACHMENT 4
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Atiention: City Clerk

City of Richmond AUV D0

Urban Development Division
6911 No.3 Road

Richmond BC

VoY 2C1

Dear Sir,

Re: Rezoning Application File No.RZ04-287969
8411&8391 Williams Road from single family housing
district subdivision area (R1/E) to town house district
(R2-0.6) in order to permit the development of 10 town

house unit

We are writing this letter to express our opinion AGAINST the above proposed
Rezoning application. Most of our neighbors are shocked to see the sign board posted
in front of 8391/8411 Williams Road. We really can’t believe it, “T-E-N” town houses

on two single family lots.

We hope you could learn the situation, once the town houses were built, the only way

in and the only way out for the people living there is via Williams Road. Furthermore,”

another similar rezoning application for another “TEN” town houses will keep going P

on in the nearby area.
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{(petween MNo.3 & Garden City) is already a very busy arterial road. By increasing the
density ol housing along “Williams Road, which rezoning to Town House Disurict will

centamnly do, it will only make the traffic even worse.

Therefore, we strongly urge vou NOT to permit the Rezoning Application File No,
RZ04-287969 and properties fronting Williams Road should NOT be rezoned to Town
House Disirict either. We sincerely request Council take the responsibility to prevent
aggressive, cpportunist developers from over-crowding what is alread}; a densely
populated area and making Richmond’s arterial roads more dangerous, FOR THE
SAFETY AND BENEITT OF ALL THE RESIDENTS IN OUR NEIGHBORHOOD
AND ALL THI: ROAD USERS.

Sincerely Yours

Chia-Chiang Chao
Ling-1 Chou

c.c. City of Richmond, Councillors’ Office

Counaillor Evelina Hatsey-Brandt
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ATTACHMENT 5

MEMORANDUM:

nlarch 15, 2007 Fila: 051
Alln.: Kul Shahi

7695 Ash Street

Vancouver BC V6P 3L2

Project: Proposed Townhouse Preject
8391 and 8411 Williams Road Richmond

Re: Response to City Review of Arborisis Report

Dear Mr. Shahi,

I'have reviewed the information provided in the February leller from the cily with regards to our submission of lhe lree
refenlion report at the above referenced site. The Tree Relenlion Plan has baen revised 1o refiect the comments from
that document. Following are my comments.

« The hedge on the wes! side is now specified for removal. Indeed, this hedge is on poor condition. A note
indicating the need for adiacenl owners’ approvat if the lrunks are located on the adjacent property. Based
on the survey, the trunks of the hedge lrees appear to be wholly located on the subject sile, however the
preperty line should be staked accurately belfore proceading.

+ Twounderszed trees were marked on the tree survey wilh the incorrect trunk diamelers. We had measured
them and identified the species in our previous sile visits, and recentiy adced them to the plan as requesied.

e Theiree #75 that is proposed to be retained has a drigline radius of 5.0m. The tree prolection fence is
aligned to caincide with the dripline. meeting the city requirements. ! have added dimensions 1o 1he plan for
ciarity.

o The stump for tree # 76 mus! be removed by low impact methed. In order to protect the roots of the adjacenl
retained Iree, | have specified that stump grinder should be used, as noled on the revised plan

= Only 7 bylaw sized trees are found on this site.

Thank you for choosing Arbortech for your tree assessmenl neads. If you require any further information, please call
me direclly at 604 275 3484 te discuss.

Regards,

Norman Hof,
Consulting Arborist
ISA Cerliied Arbornist, Certibed Tree Risk Assessor, Quaified Wildlie and Danger Tree Assessor

Enclosures; revised lree retention olan
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ARBORTECH
LONSULTING LT

MEMORANDUM:

Cclober 302003 Shg LT
Alin o Kul Shahi

7695 Ash Street

Yancouver 6L VBP 312

Ce:
Project: Proposed Townhouse Development
Re: Tree Retention Study

Dear tlr. Shahi,

As requesled, | have undertaken a detaited review of the existing trees at the ahove referenced development site !
understand that the design of the project will entail fulf site coverage wilhin the required building setbacks to
accommodale new buildings, underground services and driveways. The perimeler of lhe sile, where yards are
planned, is the primary targel area for tiee retention. Following is a summary of my tree retention finding s based on
the currenl health and structural condilion of the trees, and considering the proposed land use.

TREE ASSESSMENT

The site contains a variely of landscape trees wilhin the yards of the existing homes. These trees have various
defects and past pruning histories that resull in the majority of them being raled in goor or very poor condition. The
delals of these findings are provided in the attached Tree Inventory List for reference. Trees have been tagged for
denlification in the field.

RECOMMENDATIONS

The majority of the trees are not sutled to relention due to pre-existing defects that limit the potential for retention. A
lone spruce lree localed in the perimeler of the sile is suitable for retention.

e Tree#s70,72.73 74,76 and 77 should be remeved due to their poor condition and multiple defects
as referenced in the aflached lree inventory lis!.

e Tree # 76 Norway Spruce (Picea abies) is in far condilion and can be retain following lhe leee
protection guidelnes referenced befow. In addilion, the owner should make cedan that underground
services and lol re-grading will nct be in conflict with the rool presenvation area required to manlain tree
health and slability.

» Inaddilion {o the trees. there are two hedges loczled along the middle lot lint and the eas! lo! line The
middle hedge is localed directly vathin the building envelope and cannot be fgasibly retained due to
constructon conflicls. hoviever the east hedge carn be retained a! the ovners discrefion {o provide
conlinued privacy screening to the neighbouring properly. This hedge refention should be reviewad
further with consideration for the design of the project and the health and long term viability of the
hedge.

Suite # 200 ~ 3740 Chatham Streel, Richmond B C Canada V7E 223 Ph 604 275 3384 Fax 604 275 9554 On the wed 3! weew arborlech bz ca
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TREE REPLACEMENT

Snite 5 culaw rees arz being removad ihe orclect will be abie (o accemivedale many reglacemens zes

=

sing and species choices will te specified by ihe projact landscape archiizc:.

TREE PROTECTION

In order to mitgate the potential for construction impacts to retained trees, they will need to be protected from
damage. Nole that direct mechanical impacis to trunks, imbs and rools cannol be repaired. A tree will suffer
permanent damage from these wounds. Also, indirect damage 1o roots by excavation loo close o the frunk. soil
compaction from mac hinery driving on the soil, changes i the drainage regime, or fill placement suficcating the roots
may not show symploms immediately. bul these dislurbances could kil or destabilize the tree.

» Install temporary tree protection fencing to the dripline (crown extents) before any land clearing, demolition
or conslruction commences.

e If encroachment into any lree retention area is required for any reason, il should be authorized in advance
by ihe project arborist. Special measures may need lo be implemenied 1o allow access, and some activities
will nol be aligwed.

¢ Underground services, drainage components {especially pipes and swales), and finished grading shall not
cause any grade changes {any excavalion or filf} within the tree retention areas, and grade changes of
surrounding lands that wold resullin storm water accumulation or deplelion within the tree protection zone

is not appropriate.

e Activities within and access to the lree retention areas are restricted so that nc one may cause cr allow the
deposil of any sofl, spoil, aggregate, consteuclicn supplies, construction maleriais andior wasie materials.
Yehicles and equipment may not pass within these zones. The relained trees may ncl be used (o affix signs,
lights, cables or any other device. Pruning. roct pruning or any other trealment to the retained trees mus!t be
performed by a qualified arborist or under the direction of the project arborist.

+ Relained lrees or free retention areas should be re-inspected by the project arborist prior to the oceupation
of lhe site, and/or whenever the cily, the site superintendent or the owner deems necessary.

¢ During the landscape instatlation, il is just as important to consider the above criteria and recommendations
Some tree species can be killed by adding as little as 2 inches depth of topsoll to their roct zone.

+  Additional reatments relaled 1o iree prolection may be specified al the discretion of the project arborist.

if you require any further information, olease call me directly at 604 275 3484 1o discuss.

Regards,

ltax Rathburn,
Consulting Arborist, ISA Certified Arborist
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ATTACHMENT 6

Rezoning Considerations
8411 and 8391 Williams Road
RZ 04-287969

Prior to final adoption of Zoning Amendment Bylaw 8234, the developer is required 1o complete

the following:

1. Lot consolidation of 8411 and 8391 Williams Road into one development parcel.

2. Registration of a cross access easement along the subject sites internal drive-aisle and
driveway access to Williams Road enabling access to/from the site for neighbouring
properties to the east and west and potentially consolidated lots. Cross access shall be
granted 1n favour of 8371 Williams Road (or any land assembly thereof) and 8471 Williams
Road (or any land assembly thereot).

3. Contribution of $10,000 ($1,000 per dwelling unit) in licu of indoor amenity space.

4. The City’s acceptance of the developer’s offer to provide voluntary contribution of $8.254
($0.60 per sq.fi. buildable area) towards the City’s affordable housing reserve fund.

Registration of a Flood Indemnity Covenant (minimum Building Elevation Requirement of
0.9m).

6. Completion of a Servicing Agreement for the design and construction of storm sewer
upgrades as identified in the completed capacity analysis.

n

7. Submission and processing of a Development Permit (separate application required) to the
satisfaction of the Director of Development.

Please note that the following will be a requirement at Building Permit

* Submission of a construction parking and traffic management plan to the Transportation
Division including: location for parking services, deliveries, workers, loading. application for
request of any lane closures (including dates, time and duration), and proper construction

management controls as per Traffic Control Manual for Works on roadways (by Ministry of
Transportation) and MMCD Traffic Regulation Section 01570.

[Signed original on file}

Signed Date

2071076
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¢ City of Richmond - Bylaw 8234

Richmond Zoning and Development Bylaw 5300
Amendment Bylaw 8234 (RZ 04-287969)
8391 & 8411 WILLIAMS 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 5300, is amended by repealing the existing
zoning designation of the following area and by designating it TOWNHOUSE
DISTRICT (R2 - 0.7). '

P.1.D. 004-033-613
Lot 18 Except: Part Subdivided By Plan LMP 111; Section 28 Block 4 North Range 6
West New Westminster District Plan 14004

P.1.D. 004-255-666
Lot 1 Section 28 Block 4 North Range 6 West New Westminster District Plan 18218

2, This Bylaw may be cited as “Richmond Zoning and Development Bylaw 5300,
Amendment Bylaw 82347,
FIRST READING

A PUBLIC HEARING WAS HELD ON

SECOND READING

THIRD READING

OTHER REQUIREMENTS SATISFIED

ADOPTED

MAYOR CORPORATE OFFICER
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