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Report to Committee

Richmond
To: Planning Committee Date: November 28, 2018
From: Wayne Craig File: RZ 18-800159
Director, Development
Re: Application by 1137183 BC Ltd. for Rezoning at 22551 Westminster Highway

from “Single Detached (RS1/F)” Zone to “Town Housing (ZT11) — Hamilton” Zone

Staff Recommendation

That Richmond Zoning Bylaw 8500, Amendment Bylaw 9970, for the rezoning of

22551 Westminster Highway from “Single Detached (RS1/F)” to “Town Housing (ZT11) -
Hamilton” to permit the development of seven three-storey townhouse units with vehicle access
from 22571 Westminster Highway, be introduced and given First Reading.
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Staff Report
Origin

1137183 BC Ltd. has applied to the City of Richmond for permission to rezone

22551 Westminster Highway from the “Single Detached (RS1/F)” zone to the “Town Houses
(ZT11) — Hamilton” zone, to permit the development of seven three-storey townhouse units with
vehicle access from 22571 Westminster Highway. A location map and aerial photo are provided
in Attachment 1.

A Development Application Data Sheet providing details about the development proposal is
provided in Attachment 2. Conceptual development plans are provided in Attachment 3.

Existing Condition and Site Context

Existing Housing Profile

The subject site is 1,179 m* in size and is located on the northwest side of Westminster Highway.
There is an existing single-family dwelling on the property, which will be demolished.

Surrounding Development

Development immediately surrounding the subject site is as follows:

e To the North: Three-storey townhouses on a property zoned “Town Houses (ZT11) —
Hamilton,” with vehicle access from Westminster Highway. Vehicle access to the subject
site is proposed via the internal drive aisle of this property.

e To the South: The road right-of-way for Westminster Highway, including an undeveloped
treed area.

e To the East: Across Westminster Highway, three-storey townhouses on a property zoned
“Low Density Townhouses (RTL1),” with vehicle access from Windsor Court.

e To the West: McLean Park, which includes a grass sports field, hard-surface courts,
children’s play equipment, open landscaped areas, and Richmond Fire Hall No. 5 (Hamilton).

Related Policies & Studies

Official Community Plan/Hamilton Area Plan

The subject property is designated “Neighbourhood Residential” in the Official Community
Plan (OCP), which permits low-rise residential housing, including townhouses. The proposed
rezoning is consistent with this designation.

The subject property is located within the area governed by the Hamilton Area Plan. It is
designated “Neighbourhood Residential (Townhouse 0.75 FAR),” which permits low-rise
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residential development up to a maximum density of 0.75 FAR (Attachment 4). The proposed
townhouses at 0.60 FAR are consistent with this designation.

Floodplain Management Implementation Strateagy

The proposed redevelopment must meet the requirements of the Richmond Flood Plain
Designation and Protection Bylaw 8204, Registration of a flood indemnity covenant on Title is
required prior to final adoption of the rezoning bylaw.

The Flood Construction Level in the Hamilton area is 3.5 m GSC. Structural elevation of the
floor systems containing habitable space is proposed to meet the Flood Construction Level. No
indoor habitable space is proposed at grade. This proposal is consistent with the Richmond
Flood Plain Designation and Protection Bylaw 8204 and the form of development typical in
Hamilton.

Ministry of Transportation and Infrastructure Approval

As the subject site is located within 800 m of an intersection of a Provincial Limited Access
Highway and a City road, this redevelopment proposal has been referred to the Ministry of
Transportation and Infrastructure (MOTI). Formal approval from MOTI is required prior to final
adoption of the rezoning bylaw.

Public Consultation

A rezoning sign has been installed on the subject property. Staff have not received any
comments from the public about the rezoning application in response to the placement of the
rezoning sign on the property.

Should the Planning Committee endorse this application and Council grant First Reading to the
rezoning bylaw, the bylaw will be forwarded to a Public Hearing, where any area resident or
interested party will have an opportunity to comment. Public notification for the Public Hearing
will be provided as per the Local Government Act.

Analysis

Built Form and Architectural Character

The applicant proposes two clusters of three-storey townhouse units arranged on a double-loaded
central drive aisle. Each unit contains two storeys of living space above a tandem garage, private
outdoor space at grade, and second storey decks accessed off of the living room. The height is
consistent with the development to the north, which is also composed of three-storey units.
Living spaces in both developments are oriented towards the road, internal drive aisle, and
McLean Park.

The units are arranged in a saw-tooth pattern due to the diagonal geometry of the site. This
provides building articulation and visual interest when viewed from both Westminster Highway
and McLean Park. The design incorporates traditional pitched roofs with a secondary butterfly
roof over the third storey projections. Vertical massing is broken up through the use of different
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cladding treatments on the first two storeys, with the third storey clad in a lighter material than
the base.

One convertible unit is proposed, and includes space designed for the future installation of an
elevator. The tandem garage in this unit is wider to accommodate a larger vehicle.

Further refinement of the site plan and architectural character of the proposed development will
occur through the Development Permit process.

Transportation and Site Access

Vehicle access is proposed via an existing Statutory Right-of-Way (SRW) registered on the drive
aisle of 22571 Westminster Highway, to the north. This access arrangement was secured
through the rezoning and development applications for 22571 Westminster Highway, which
received final adoption by Council on December 15, 2003 (RZ 02-213359). Registration of a
legal agreement on Title, prohibiting direct vehicle access to Westminster Highway and limiting
access to the SRW on the driveway at 22571 Westminster Highway, will be required prior to
final adoption of the rezoning bylaw. This agreement must include language indemnifying and
releasing the City from any issues arising from such reliance.

Pedestrian access to Westminster Highway will be possible via the aforementioned SRW, as well
as a walkway at the south end of the development site.

The applicant has indicated that they met with the strata council of the neighbouring property on
July 5, 2018 to discuss the proposed development (Attachment 5). No significant concerns were
expressed at this meeting, and the applicant will continue to work with the neighbouring strata
during redevelopment of the subject site.

Tree Retention and Replacement

The applicant has submitted a Certified Arborist’s Report; which identifies on-site and off-site
tree species, assesses tree structure and condition, and provides recommendations on tree
retention and removal relative to the proposed development. The Report assesses eight
bylaw-sized trees on the subject property and one tree on the neighbouring property. The Tree
Management Plan is provided in Attachment 6.

The City’s Tree Preservation Coordinator has reviewed the Arborist’s Report and supports the
Arborist’s findings, with the following comments:

e FEight trees (Tag # 932, 933, 934, 935, 936, 937, 938, and 939) located on the development
site are in poor condition and not good candidates for retention, and should be removed and
replaced.

e One tree (Tag # N1) located on adjacent neighbouring property will not be impacted by the
development, and no tree protection measures are required.

Tree Replacement

The applicant wishes to remove eight on-site trees (Trees # 932-939). The 2:1 replacement ratio
would require a total of 16 replacement trees. The required replacement trees are to be of the
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following minimum sizes, based on the size of the trees being removed as per Tree Protection
Bylaw No. 8057.

Minimum Caliper of Deciduous . Minimum Height of Coniferous
No. of Replacement Trees Replacement Tree Replacement Tree
6 11 cm 6m
2 10 cm | 55m
8 6 cm 3.5m

As part of the Development Permit application, the applicant must provide a Landscape Plan
prepared by a registered Landscape Architect. The preliminary Landscape Plan in Attachment 3
shows 16 replacement trees in the development. Replacement trees and additional landscaping
should include native species, with particular emphasis on species found in McLean Park. The
City will collect a Landscape Security prior to issuance of the Development Permit based on the
cost estimate for the works, including a 10% contingency, provided by the Landscape Architect.

Variance Requested

The proposed development, as illustrated in the conceptual development plan in Attachment 3, is
generally in compliance with the Town Houses (ZT11) — Hamilton” zone in Richmond Zoning
Bylaw 8500, with the exception of a variance request to increase the allowable tandem parking
from 50% to 100% of the total required residential spaces.

Staff is supportive of this variance request as the proposed tandem garages are consistent with
the form of development in Hamilton, and are a direct response to the required Flood
Construction Level. The crown of Westminster Highway in front of the development site is
between 1.06 and 1.40 m GSC, and the existing site grade is between 0.46 and 1.4 m GSC. The
required Flood Construction Level is 3.5 m GSC, therefore no habitable space can be located on
the ground floor of the development. Tandem parking provides an efficient layout utilizing the
full depth of the site.

Affordable Housing Strategy

As per the City’s Affordable Housing Strategy, townhouse rezoning applications are required to

- provide a cash-in-lieu contribution of $8.50 per buildable square foot towards the City’s
Affordable Housing Reserve Fund. The applicant proposes to make a cash-in-lieu contribution
of $64,722.25, which is consistent with the Affordable Housing Strategy.

BC Energy Step Code

On July 16, 2018, Council adopted BC Energy Step Code requirements for new residential
developments. The proposed development consists of townhouses that staff anticipates would be
designed and built in accordance with Part 9 of the BC Building Code. As such, this
development would be expected to achieve Step 3 of the Energy Step Code for Part 9
construction (Climate Zone 4).
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Amenity Space

The applicant is proposing a cash contribution in-lieu of providing the required indoor amenity
space on-site. As per Council Policy 5041, rezoning applications received prior to

February 28, 2018 may choose to provide a cash contribution of $1,000 per unit for
developments up to 19 units. The total cash contribution required for this seven-unit townhouse
development is $7,000.

Outdoor amenity space will be provided on-site, and is located at the south end of the
development adjacent to a treed area. The proposed location at the end of the driveway means it
will not be significantly impacted by vehicle circulation or parking and will benefit from direct
sunlight. The proposed location adjacent to the mailbox and the walkway to Westminster
Highway ensures opportunity for casual surveillance. Based on the preliminary design, the size
of the proposed outdoor amenity space complies with the OCP requirement of 6 m? per unit.
Staff will work with the applicant at the Development Permit stage to ensure the configuration,
design, and programming of the outdoor amenity space meets the Development Permit
Guidelines in the OCP and Hamilton Area Plan, including choice of equipment, to create a safe
and inviting environment for children’s play and social activities.

Site Servicing and Frontage Improvements

A Servicing Agreement is required for the design and construction of the site servicing and
off-site works described in Attachment 7. Frontage improvements include, but may not be
limited to, the following:

e Removal of the existing sidewalk and replacement with a new 1.5 m wide landscaped
boulevard behind the existing curb and 1.5 m wide concrete sidewalk along the property
line.

e Removal of the existing driveway and replacement with curb, gutter, boulevard, and
sidewalk as described above.

The applicant is also required to pay DCC’s (City & Metro Vancouver), School Site Acquisition
Charges, Address Assignment fees, and the costs associated with the completion of the required
site servicing works.

Development Permit Application

A Development Permit application is required to be processed to a satisfactory level prior to final
adoption of the rezoning bylaw. Further refinements to architectural, landscape, and urban
design will be completed as part of the Development Permit application review process,
including, but not limited to the following:

e Compliance with Development Permit Guidelines for multiple-family projects in the
2041 Official Community Plan, including those general and sub-area guidelines
contained in the Hamilton Area Plan.

e Refinement of the proposed building form and architectural character.
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o Refinement of the design of the outdoor amenity area, including choice of equipment, to
create a safe and inviting environment for children’s play and social activities.

o Review of aging-in-place features and the provision of convertible units.

e Review of a sustainability strategy for the development proposal, including measures to
achieve BC Energy Step Code requirements.

Additional issues may be identified as part of the Development Permit application review
process.

Financial Impact

The rezoning application results in an insignificant Operational Budget Impact (OBI) for off-site
City infrastructure (such as roadworks, waterworks, storm sewers, sanitary sewers, street lights,
street trees and traffic signals).

Conclusion

1137183 BC Ltd. has applied to the City of Richmond for permission to rezone

22551 Westminster Highway from the “Single Detached (RS1/F)” zone to the “Town Houses
(ZT11) — Hamilton” zone, to permit the development of seven three-storey townhouse units with
vehicle access from 22571 Westminster Highway.

The proposed seven-unit townhouse development is consistent with the plans and policies
contained in the Official Community Plan and the Hamilton Area Plan. Further review of the
project design is required to ensure a high quality project and design consistency with the
existing nelghbourhood context, which will be completed as part of the Development Permit
application review process.

The list of rezoning considerations is included as Attachment 7, which has been agreed to by the
applicants (signed concurrence on file).

It is recommended that Richmond Zoning Bylaw 8500, Amendment Bylaw 9970 be introduced
and given First Reading.

' B

Jordan Rockerbie
Planning Technician
(604-276-4091)

JR:blg
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Attachments:

Attachment 1: Location Map and Aerial Photo

Attachment 2: Development Application Data Sheet

Attachment 3: Conceptual Development Plans

Attachment 4: Hamilton Area Land Use Map

Attachment 5: Letter from Owner documenting meeting held on July 5, 2018
Attachment 6: Tree Management Plan

Attachment 7: Rezoning Considerations
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City of
. y Development Application Data Sheet
Richmond Development Applications Department

RZ 18-800159 Attachment 2

Address; 22551 Westminster Highway
Applicant; 1137183 BC Ltd.

Planning Area(s). Hamilton

Existing l Proposed
Owner: 1137183 BC Ltd, To be determined
Site Size (m?): 1,179 m? No change
Land Uses: One single-family dwelling Seven townhouse dwellings
OCP Designation: Neighbourhood Residential No change
. — Neighbourhood Residential
Area Plan Designation: (Townhouse 0.75 FAR) No change
Zoning: ' Single Detached (RS1/F) Townhouses (ZT11) - Hamilton
On Future . .
Subdivided Lots Bylaw Requirement Proposed Variance
Floor Area Ratio; . Max. 0.60 0.60 none permitted
Buildable Floor Area (m?):* Max, 707.4 m? (7,814 ft?) 707.4 m? (7,613 ft?) none permitted
Lot Coverage (% of lot area): Building: Max. 35% Building: Max. 35% none
Lot Size: None 1,179 m? none
. . . Width: 26.2 m
Lot Dimensions (m): None Depth: 48.6 m | none
Front: Min, 6.0 m )
Rear, No minimum FRrg:rt: gggrr:
Setbacks (m); Side: No minimum Side‘. 2'04 m none
Exterior Side: No i
minimum Exterior Side: 1.63 m
Height (m): 108 m 10.28 m none
Off-street Parking Spaces — . .
Regular (R) / Visitor (V): 2 (R)yand 0.2 (V) perunit | 2 (R)and 0.2 (V) per unit none
Off-street Parking Spaces — Total: 14 (R) and 2 (V) 14 (R) and 2 (V) none
. , Permitted —~ Maximum of o : Variance
Tandem Parking Spaces; 50% of required spaces 100% of required spaces requested
Amenity Space — Indoor; Min. 50 m? Cash-in-lieu none
. ' Min. 6.0 m” per unit 2 2
Amenity Space — Outdoor: (ie. 42 m?) ‘ 71.3 m* (767 ft°) none

Other; Tree replacement compensation required for loss of significant trees.

* Preliminary estimate; not inclusive of garage; exact building size to be determined through zoning bylaw compliance
review at Building Permit stage. :

CNCL - 107



3ANCZIY

RE] AR NWHd
LZ/6 :ganssi

ATTACHMENT 3

AYVIANNS INIWHOTIAIA

08 ANOWHOR
AVMHOIH Y31SNIALSIM
18STT 1V
ISNOHNMOL A3S0d0Nd

0B T¥MLTZL—~2) IAYNTTIS
32 ‘A8 QAXJ3HD

ZL—L1N3EANN_123r0dd

Noma

SN OWTIIAG £ QI NVi4 U T4 CUToMLoE

SIANRGY Zu AU 14 TSN S1SUIOL

651008-8l ZY

ISNOHNMOL §3S0d0dd 40 S3OVAI

Fomds Of' SimL T 1Y By W0
Toe o L RIS BRI

sanz-sus (vos) AL
ayusa

0 MG JPIAY WK SE-SLE
e

L4 0S £94 WS €14 ONNOYOAVIE N3YJTIHI
‘03QA0Hd 3JvdS ALINIWY ¥00dLNO

(39vyvo 3AISNY) 21t 3SNOHNMOL
T XOVY 3@ ¥OLSIA
3104018

z ONINNYS JOLISIA
{SLINN W3GNVL
%0S NYHL 3¥OW ¥O4 QRINDIY IONVINVA)
AIN3AIONVHEY WIANVL NI ONIMYVA #L ONIN¥Vd TVILNIQISIE

(.5.02) wzze ~ G¥VA 3v3Y

(.2.5) NES'L — QYVA3OIS KINOS

(,8.9) WYQ'Z — QYVAIAIS HI¥ON

(.£,22) W8E'9 — YILSNIMLSIM ONIOVA QYVALNOYS
WBZ'0L — 1HOEH ONIGUNE

(4 "0S ZLby) %LPE

SLINM £

V34V ¥OOTJ SSO¥Y (4 €19L) Wv'LOL
090

(4525%) WS Z¥ =(X LNN ¥3d WSS

3JvdS ALINIWY ¥00dLNO

6=LX LINN ONITTAMA ¥3d SZ°L
IOVYOLS F1OA0IE IVILNIQISAY
Z =LX UNN ONITTIMA ¥3d 2°d

2704318 ¥OLISIA

a3yINd3¥ 9L = IOL

£X LINN / ONpidvd HOLISIA 2°0
bl o= /X SLNA ONMI3MA ¥3d C

TN — QYvA ¥V
AN - QYvA3QIS
W9 — QYVALNOYA

WYL — IHOEH ONIJINE NIvA XY

(4S Lvbb) %SC ~ XVA

wN

(3s »19°2)

WS L0 = WS BLL'LX 09°0
V3YY Y0014 SSO¥9 WLOL
09'0

SIN

dVIN NOILYOO]

LINA ONMAMA ¥3d 2

W9 ~ QYvANVIY
WZ - QuvAzQIs
W9 = QYVALNOYA
W6 — 1HOOH XN
%St — XYW

1071 ¥3d L

VI¥Y 3AUS 40 1S3y OL €0
WS §'%G¥ OL S50

Q3s0d0yd

(1142)
ONINOZ3Y G3S0d0¥d

(9NINOZ 4/15¥ ¥3aNn)
ONINOZ N3NNI
4/15Y IN¥IND

(45 069°Z1) WS 6LL't

2C19 NVId LOINLSIO HALSNINLSIM MIN
1S3M v 39NVY HLION ¥ XJ078 Z NOILO3S ¢ 107
08 ‘ONOWHOIY ‘AVMHOIH M3LSNIKLSIM 1SSZZ

HLYON

Advd NVITRH

NIV ()

HovaL3s (1)
IHOIBH oMIgUNE (R}

:39v¥3A00 ONITING (9)

:LINA 40 ¥3EANN (3)

OlLvy VAYY ¥OD14 (3)

3sn 9NINOZ (@)
W3uY 107 (9)

- INOILJIISIA TvIT (8)

$53900v D (¥)

v1¥d LNIW4013A30

09 ‘ANOWHOIE ‘AMH Y3 LSNIWLS3IM 1LG52C
1V INJNdO1dATA ISNOHNMOL HO4 ONINOZIA

CNCL - 108



oz 651008-8L Z¥

WET0 wWwZ— WESZL [HOEN ONIUNE \

MO 7076001 A Zi—£1 TIAYNT T WEZ = D4 MOTIE MZL 38 OL I0VHD ITWiaAv

REREYCNERE ] JST_T3d_ AnniN /
5w = o ey 0 0L 0
8162/12/6 Wanss p 90— ERECSJTOR AR08 - ENEOT TOTRS 0-.L OL .8/t
Zi-Z1¥3BANN 103r08d m N 980 ,Eﬂunnn__ Wmm_no.n A5 (50 20ONNGD 101 35 "t “ -
JS o 00 ABwes mno W 156 BeHR T 4/9 NvId 30S \_L
- NvId 3us < : il oni ok &
08 ONOWHOR ~ - . .. S
AVMHOIH MALSNIMLSAM < Ll fuos1d ti-se coo, (uEOTons Lo el ) . Aﬁa.e.w el
15522 1V 5] . I (e ) i 60'6) LOL—.08
3SNOHNMOL A3S0d0Yd JJ bEEgl), 6 e
P ;

e TR0 £ 0L e LRI SeTOMEZ
SownCo T i i FoTe S1OUTE IT

Xl

L 5
IT=VTaT ﬁ / : H
5 g .
RERNRE) EY
HaEHEN| s ;
R T
éum..%.m%wn . B ME«M.& AT \ P m.
AL-¥~3dAL B # i g
H BiE R M 3
T FR S &
; T SERELTS 3 L Dosss] 5=z - >W
Sues) 2-2r [ N F

r ’ $

; B S Ouva EcN

{wagr} ,0-91

©

“
i
T (e wssdel [ e &
{wreb) -z heorii] -9t / ) - @ i rs i &
i {ws NI} [wzy'r] 951 W63 2] L1 ET / [wews] o-Bt [wsr's] o-Bt [wosZ) L11-52 {wseg) [o-zt
YovaRs . :
{weoot] Joi-re } . : B
/ @ : © 0 @ /
= %
ONITHNG JSNOHNMOL A3UGLS £ LNZIWaY i v
/
ONKTING 3SNOHNAQL A3H0LS £ LNZIVTOY s
/

CNCL -109



oz 6G1008-81 Zd \

vev ! /

M Zu-(Z60AL TR ZE -4t TINYNITIS

) tA8 J3XJIHD

3 A8 NMvEa /
8102/12/! “a3nss! e
ZL— L UHIGWNN 1D3r08d

Nv1d ONDRIVA
98 ONOWHORI 2
AVMHOIH ¥ALSNINLSIM ; =
15522 LY H
JSNOHNMOL G3S0d0Nd ——®

b

S DTG ¢ L wie T e CLEERZ 1

SINIRGD Tw i Wt D 3G ROE [

‘
'
~d
'
[wawy] -9

[weas} 0o

(weey) 0-81

\WS Z“HO

< T
7| W[ W

v's] Ot wav's] o-at @ tt= m&v

0=l oL .,z8/s /=
NVId ONIMyvd L

-\ EEARYH ISN0HNMOL
YA0BHIEY DMISDT ;

NN W5

CNCL - 110



3NOZ3y

651008—-81 Z¥ | (¥G'65L) W6Z9'8y

.0—.l OL .8/t
4/¢ NY1d LS

(wez's} -zt

OMQ Zu-L 26081 "ML 2 —21 TAWYNI S
RERMDT- W TRES) /

1 wewv] o-st

3 A8 Nmvad -—- -— -
810Z/12/6 qansst ! CUEEC
TU—L1-H3EANNN LD3M08d 3
; i
> SOl T
3 & |
4€-4/2- NV1d 3LS ow ! !
t
'

09 ONOWHORY

{wee'y} ,0-81

e
A=

o

[wew'y) .o-94

><>>:o.”.mwﬂw.pwu_:._.mm; M o%/ | _1.:, MM.* g _W - X —
JSNOHNMOL QISOdONd T ~ 90l in PRV === ‘ :
] oS WY SN N 1 1 1. T i i
: \ \ IEH 8 B o | -
M m P _ 5 \T’
G L P il S R §
\ \ (TR | Fo
. | ' ¢£Qm X X : X .
/ - 4 - - -
LO-t oL .8/1L /S _\ _ 3 _ [, _
375 Nv1d 305 @ R I &
H

T

S e T var % e Sed

ot 200 20 i et 24

T el o-90

[weg'v] .0-.91

fweay] 0-91 |

S/

(w002} .0~

how

/

i_r._

T Twesv] o-91

fwsgy) Lo-91

wsit) -0

(L0¥'BSL) Wses 8,

®

{wzry] 9-rt

@

[weze] -2

©

[weze) L0-rt

[wers] .o-81

©-

@

1 Twess] .-t

g
CNCL - 111

[weay] J0-91 |

®



3INOZ3Y

144

oM 7m~£260%: T~ Zi— ¢ IAVNTILY

3 ‘A8 03®I3HI

3 A8 NMWSQ
10Z/L2/6 -g3ansst
Zi-£H3EANN_ LJ3M0Nd

NVd 400 Nvd ALIS

28 ANOWHOR
AVMHOH ¥31SNINLSIM
MSSZT 1V

" 3SNOHNMOL A350d0¥d

o

i e TUmG £ 03 e Tis e SUCIMOZ TS

500nno> v A e Fadw SITNOE f2

1

651008-81 79

.0-.1 oL .8/Y D
w

NYId 400d Nv1d 3Ls{ \ } /

w

(wge'v) 0-91
}
Qe\j
!
N
(o]

[weg'y] Lo-.8t

[wa'y] ,0-.a4

unpnd

(.0¥'6G1) WeBS'8Y

@

/

/

[wsz2] 1152 [wzy] -1

@

{wers] .o-8L

(wagv) L0-91

{waa'y] .0-91

1 Tweeyi Lo-91

{weey] Lo-94

CNCL - 112



3INO23

SV

oM Te-£26081 "M Zi- 2t INYNITA

3 X8 Q3%03H3

i AB_NMvHQ

T moe/izje Q3NS5

Zi—£PH3BANN LI3T08d

SNYId 1INN

28 ANCWHIR
1522 LY
JISNOHNMOL Q3S0d0Xd

o

Sin DTG ¢ Q1 MIa 305 TSIY G EORIGE | 1

Sy 24 143 104 TaDe SIRRR [T

]

!
!
5
:
g

t
!
5
H

oLl

A0 4/ QeY BNIS SN
QS CETLE VRNV N DL

3t—8-3diL
.0-.1 oL .8/L 9

S-88 R ﬁ

Bt

S /ol
o-at

_ HOWVATTI FyrunH— *
0-39 i

-0z .8~

T~g-3dAL

W08
——=-—-n

&
HOLYATTI 3¥nund W\ ﬁ ‘

NISXT 0-3 -5

3£ —8-3dAl

Lo-.b oL .8/t (G

PR ) ‘ S8

g 3dAL

AMINT 4/ GHY UNIS SHKTION
oS (TS N une wiaL

W.0-.1 0L .8/L 9

.% aimse %
I |
_TE > L . _
M. = ! = I M
2T T L
0 R
_ %
L - l
-
1 OL-6Z I
7] [Pl ;
A E] |
} _
AN Z=F
.0-.1 oL .8/ B
¢ A \ )
1 .6-.5¢
) 1 e _.nu.nr T JUTSNIG  N
_iR b,_qa :
L
¢ _@_\n Iy
L3 s |9
- = Anll:
r _ i| DJ i
B-.L Z-5 _,«.le.m-nlpw £-.Zt .W
8-.68

Y 3dAL

CNCL - 113



3NOT3Y

9V

M 7H-/Z60A1 B~ Zi-21 ‘AMYNITIA

3 A8 03IXIIHI
33 A8 NMVHQ
910z/12/6 ‘gaNss

Zt-/ UY3EANN (IAM0Hd

SNOLLYATT3A

- 08 AONOWHO
15522 LV
3ISNOHNMOL Q3S0d0¥d

oy
i T £ 0 e A 0 ST

Som0> Tu A 104 TSN SHEORTE

I
I
‘

651008—-81 Z¥

i,
5
’LQQ

0-.L 0L .8/t /gy

NOILVAITI 1S3m \ &/

B8

]

?Ji:_____i

e e

0

R o e

=Ll if

.0=.1 0L.8/L /gy

[

T L

wogg

NOILVAI T3 HLMON \ ¥ /

4
;e
Ly
= %
o |l=
s
3 »
20

)

b)) WeSZi+ G

s NOILVATT3 HLNOS

T
NS

Y
0L+ ¥

I

1
1

o

-6
E =
N{L =
67 i~

E[TR]
39vdIAY

fwisii] fe-.e0

WSE+ 304

[wezor] fa- e

WaSZL+ ﬂ

.0-.L 0l .8/t @

VAT 1sva \( L/

s Ina INUSHA

(AMH ¥3LSNINISIM MIN oz_oivbmo

oNUSDG

' & Ehm,ﬂ
w B - L\_l..nicﬂ T RIOTH ¢
= L__ E= ==/ 1f== B
— i S p = WeT+ 04
iz |
—_— — e E
= B
= |
- . : w ! R«v‘
I — ” .3
— " B ) "]
3SMOHNMOL T3S0ci0N LSTLv) NBS T+ ¢
®

 JOvdd N

114

CNCL -



B0 NOUJEOSIONOSIATE YD ON vorssuog

BvT-8T HIEANN LIINOMa Dire
s o ot s o 0 0 e
T1 B —— Iy ehapeisnlartlorionsd
€40 e it s e Bumain Ty PINTIS WA Q
WIEAN DNMYEG 9 "ONOWHIIY —_— - m-m-m-nm-
NY1d AIMHOIH HALSNINISIM TSSTZ — ot g < sz o
e SR oo v
[ BNYHS ANV 3dVISANYI LN3WAOTIAIO ISNOHNMOL LINA £ S153UHONY
3dYOSANYT
N o
wvnn s
o B s srarons i ——————— o
- N

-
w b1} a0 aps : o ol o
5 yoBS1) WEZYSY N 109'y
DB S T e
sonte v wamon siomis T, 7 e ENDOIE LK TRE D@ RN, o
- » mcmw e — d &

ORLOY BavaSant A G3THORLNY SSTINA ANGSA DNIMONS N GILIN34 10N SO O1d . AN3SHIN Tan3 S6vaSId G3A1MA0 oM QG0N 38
150A LY LAV TV NOWIT 3avasan 133m avy {
TV 34YOTONYT TIv . AINEYIVAY 40 SNOLIINGD JE
TV ENCILOULSENS 3iNLII6HAS OL ISINOT HO3 ANINTIA O3 HOIME SAVQ A0 30 MAININ ¥ Ty GILO33 38 T SWOILDLLL AN GIAORAEVNT
21 Q3143345 41 01 SNOIWALLISANS 4N¥ ONOXVIY OL b LILUNIHY TavOSCNYT 3md 10N 2 WAGHaY NILLIGM N1 SNOLALLSANS ==
43T M2 HY VAT 2 30N 1 KSHY3S 50 A1 10 TSUNGS LY LIURDY Sv2SIAVY 18 WA 0L Uos Ty
RS2V 18V e iz 1via
LA S 33 7 S oL i T2 OGO 78 L0 HL08. HNOIAS VD 3 8% I SEO3E SIS NG
NOILIG3 153191 GHYENYLS JvaSONY] RMIGVNYS 101 v 4597 S M SIS ANV . SAUON nnon S
B Tiavn Au070 8340150 PO )
35w
YR TSI T NGRS, SRVA TYONYAOE —ALD AaX (T
fri8 WISHAN 193r0N4 INY 3LIS 440 - FINAIHIS INVId
oAl 34vOSNYY 3o . AMISUON 3343 36VISIA UA1L53D MONS OHTIAONE 38 <«
LSIA VNIV [NY1e 1IV. NOIITI 1SIUVY DHVONVLS JAvDSONY) NWITYMY ONY HYONVS razzs 538 G339X3 4O 133 1517 dinSYTNHOM Oy
TNV 34VOSTNYT THY . ALIIEVIVAY 40 SNOTLIONOO 3avosdy 0. 123105
J8¥ SNOLLALUSENS 31LLTENS OF LSIN2Y X0 AYINTIQ OL HORA SAYO INS oy 319303 38 1
T30 v7 G31923S 3L 01 SNOUTUIISANS ANY DNHVIS O3 HOnSd 153UNINHY 3YOSTNY] IHL NOY: WAGHAY NILLIEM WIVIEO SNGHNLUSENS .
A3TTVA 3SvIES O GNYINIVY H3M0T 0TI O1 WOWVES 40 V3N ATdeNE 40 JIMNDS Ly LITIHNY SavaSINYT A8 MINTE TYNTLAQ O3 TV IVAY
e M0 0T 0L S 1 T 0 St sy -
OLxdade. SIE 3w uv 305 325 LV ALOT DHYORVAS VIND 33a S¥ O3UD3MS SIOS HNNINGS ==
NDLIGT 1S31¥7 QuwaNYLS 3avISONY Nuivad GNY QNYONYLS 3GvDSONVY 39 ML 01 SNIGHOIIY Q33345 THV 151 Stk NI STDIS LNVId - SALON [ L1 C
150
n% 10 s 9unes 35aNveNT ST veovsoove 3 (D) E2H S
o0E 100 1e s NS VLN T () N
104 V6 ABNIOMYILS NQHVD vosunwy vnmvawea o (3)
35 10azr NuZ3 NN SONVTTING BONVITINE YHOSOMHLAN3 SW3La0AT  © (&) C
£
o JomImaLS ARV NS v $°8 StavL omi 1onm ronand 5901 1raian YT N33O, SV SN0
23+ 1001w 2403 LGN NS 1504 aGmvavison 83 e vat S e £ Vv I3 et Pt 2 N
Nz 10a 2 3 AMAv NOUVARL 3 STTVOOUIRIN 2 o st HEARYE INOIHSIM ags 1 358 2umn e o A
104 WORs 4NYO0OM LIIMS Wiiscoamnve v S f 6F11 b o GO N 43S >, | 3R HORE v < « a7
rore GUYITIME LAWY XUVO SISHINOANYID X SHLACAHYD B o~ > 2 Ml SINOLS O gy v s
X o9 a & r 03353 s P CyobSL) wiEzogy 0y
18915 Sorm oy e T SOVTRO LIS o V = +J eaefor Y e g S e : 5
v , - N -
Soea N3GV A¥anGD WL Ui SIS SO SOOOOLOONON ZD
e 3053 38 onviomAG vonisls @
rond 39035 g315044 Bowazwed v
)
03 10atr V1303 310 Viundune vOMGTAVIEOGM ¥ 33405 OlLva w0 olbirm an
AE0433us AV MO L ANNNNEIA QOOMNUNG HQOCAMNUNG. X WANENGLA 3 N Y08 VR g 18 MG 50T
YOOL 100 2% WROGIA S0AVG wmvawosna 7 N
WO0S LOg tn A¥43QINTG SVIOA WASTEAANCD AAINDIVA I 2
o0s 10ate ey M0 Junsuas nomoove @
o0 100 20 Mk S0 ASORMGIR K SIVL %
<37 10020 o Vv $82081a 1) SS30NHe 1L YONGUYT VIMHIGS & aROsONENI
YOOr 10a iy 03573504 ONVIGIAA. A3 GRVINOIIN ¥SOY. 4 HS -
s3anom syl 3003 s
YOOE i0d 28 A 3 Tldund LO1T 'NOHONICOA0HY LT d NOBONIOOKION z 3 by s DNiAva T9VIREIS
< 20058 ! <
77 (0a e g NCHENE0TONY STIIE MOR NOWCNIOOOORE & =
josrers 34T NN 010 NTMANT OLC. SHEVHIOCHOVI SO 5T rrp079 fam0130. nowa ¥I
ro0r 104 & aomma AV wusIROR VNOYN 7t
R 200 20 VI NIVINAON uvMD ARWoaI v L “©
o0t 20ate 5716 SNINBA ORI LIVInGD SNLIVaRDS i SmaNand v ~ sondywiam i
o0 10a e 20mVH0 X00M NvOLR vess st
jisesrors X08 SvaTIL 0 AL YTIARRON XN
T 10azh SN LHOIT VITVEY vk SRIND NIV, YONOAYE VIVDY b
#0010 tn WG AHIMVELS LVANOD Viovanca oaswn sungey v
ve wo noon TISWAONS TSNV IHIMOTS 3N SINIHD Wi, SNORONT BrarS
Y9 QUS IF LTI O XY Nid WY TTid NATWD YT NIAND. SIMLSM VG SNOUING. X NI AN SIINCVT XVALS
BYR QLS "Z TvD o0 N3d5¥ ONBNIHL HENIMS. ¥id33 5301A1NAINL SANACa Y
N Tomuds wwass om0 v g
78 WH03 015 N OB G00MO0A H3GNOM UMM ST 30H0M ik 521003 STNE0D
99 QsMe e Name 33w vunsive ARGV ANTIAGIO83D
VR T35S GV TRV NORRGS TAVR TYONVIOE AID A%
s uasAn 153roNa ond FINGAHOS LNV 1d 30433 000M ar1053
RINOVE AT

/: 8 i wyso)
4 o \ LI
INCBONTIIS {.ov mmz weayay
oaws Sineavrios il 19 ols ghes cassmavaan voonz
s o i o 8: >, ald
MiAVa TIBVINE I moavhs «w>{<8< ioauz o ~
VOO Y30
w2l



ATTACHMENT 4

Hamilton Area Plan

Bylaw 9260

Land Use Map 2017/06/12
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The densities (in FAR) for each land
use designation below are the
maximums permitted based on the
net parcel area and including any
density bonus that may be permitted
under the Plan’s policies.

N

memmm  Area Plan Boundary

Neighbourhood Residential (Single Family or Duplex 0.75 FAR)

m = 1 ALR Boundary Neighbourhood Residential (Townhouse 0.55 FAR)

Agriculture Neighbourhood Residential (Townhouse 0.75 FAR)
¥ Community Institutional B Neighbourhood Residential (Stacked Townhouse 1.00 FAR)
- Conservation Area Neighbourhood Village Centre (Residential 4 Storey 1.50 FAR)
- Industrial - Neighbourhood Village Centre (Retail and Office with

Residential above 4 Storey 1.50 FAR)
- Marine Residential/Industrial

- Mixed Employment
Neighbourhood Residential (Single Family 0.55 FAR)

N\ Neighbourhood Residential (Single Family 0.60 FAR)

% Neighbourhood Residential (Single Family with
//% Coach Houses 0.60 FAR)

- Park and Major Trail/Greenway Corridors
I Proposed Streets

- School

Original Adoption@wt/ Rian 1dq>161: February 25, 2014 12-4



Meeting Date:
Meeting Time:

Attendees:

Comments:

ATTACHMENT 5

July 05, 2018
6:30pm

Members of the strata council

- Leslie Brock

Vice President-Property Management, Pacific Quorum
Properties Inc.

Raman Kooner
Representing the owner, 1137183 BC Ltd. ,
Re: 22551 Westminster Hwy, Richmond BC V6V 1B6

The meeting with the neighbors was very productive. There
were no major concerns other than fencing between the two
properties. During construction the exiting fence will be
maintained as a barrier between the two sites. Upon
completion, the strata have asked for the exiting fence to be
either repaired or replaced. The owner of 22551 Westminster
Hwy has agreed to pay for this.

Raman Kooner
Representing the owner, 1137183 BC Ltd.

———a
_Bave Mander

Owner, 1137183 BC Ltd.
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. . ATTACHMENT 7
City of Rezoning Considerations

Development Applications Department

Rlchmond 6911 No. 3 Road, Richmond, BC VBY 2C1

Address: 22551 Westminster Highway File No.: RZ 18-800159

Prior to final adoption of Richmond Zoning Bylaw 8500, Amendment Bylaw 9970, the developer is

required to complete the following:

1. Provincial Ministry of Transportation & Infrastructure Approval.

2. Registration of a flood plain covenant on title identifying a minimum habitable elevation of 3.5 m GSC.

3. Registration of a legal agreement on Title ensuring that the only means of vehicle access is via the statutory right-of-
way BV468607 registered on 22571 Westminster Highway, and that there be no vehicle access to Westminster

Highway. This agreement must include language indemnifying and releasing the City from any issues arising from
such reliance.

4. The submission and processing of a Development Permit* completed to a level deemed acceptable by the Director of
Development. '
Contribution of $1,000 per dwelling unit (i.e. $7,000) in-lieu of on-site indoor amenity space.

6. City acceptance of the developer’s offer to voluntarily contribute $8.50 per buildable square foot (i.e. $64,722.25) to
the City’s Affordable Housing Fund.

7. Registration of a legal agreement on title prohibiting the conversion of the tandem parking area into habitable space.

Prior to a Development Permit’ being forwarded to the Development Permit Panel for consideration, the
developer is required to:

1. Submission of a Landscape Plan and cost estimate, prepared by a Registered Landscape Architect, to the satisfaction

of the Director of Development. The Landscape Plan should:

* comply with the guidelines of the OCP’s Arterial Road Policy and should not include hedges along the front
property line;

* include a mix of coniferous and deciduous trees;

* include the dimensions of tree protection fencing as illustrated on the Tree Retention Plan attached to this report;
and '

* include the 16 required replacement trees with the following minimum sizes:

No. of Replacement Trees Minimum Caliper of Deciduous Tree Minimum Height of Coniferous Tree
6 11 cm 6 m
2 10 cm 55m
8 6 cm 3.5m

2. Complete a proposed townhouse energy efficiency report and recommendations prepared by a Certified Energy
Advisor which demonstrates how the proposed construction will meet or exceed the required townhouse energy
efficiency standards (BC Energy Step Code), in compliance with the City bylaws.

Prior to Development Permit issuance, the developer must complete the following requirements:

1. Submission of a Landscaping Security based on 100% of the cost estimate provided by the Landscape Architect,
including installation costs and a 10% contingency.

Prior to Building Permit Issuance, the developer must complete the following requirements:

1. Submission of a Construction Parking and Traffic Management Plan to the Transportation Department. Management
Plan shall include location for parking for services, deliveries, workers, loading, application for any lane closures, and
proper construction traffic controls as per Traffic Control Manual for works on Roadways (by Ministry of
Transportation) and MMCD Traffic Regulation Sggti 1570,

poriation) sulation EREL 219
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Incorporation of accessibility measures in Building Permit (BP) plans as determined via the Development Permit

processes.

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

Enter into a Servicing Agreement* for the design and construction of the following works:

Water Works:

Using the OCP Model, there is 242 L/s of water available at a 20 psi residual at the Westminster Highway
frontage. Based on the proposed development, the site requires a minimum fire flow of 220 L/s.

The Developer is required to:

Submit, at Building Permit stage, Fire Underwriter Survey (FUS) or International Organization for
Standardization (ISO) fire flow calculations to confirm the development has adequate fire flow for onsite
fire protection. Calculations must be signed and sealed by a Professional Engineer and be based on
Building Permit Stage Building designs.

Provide an adequately sized utility SRW for a new water meter and its chamber that shall be placed inside
the proposed development. A plan showing the location and size of the required utility SRW shall be
submitted to the City for review and approval at the Servicing Agreement stage.

Install a new fire hydrant near the driveway of 22571 Westminster Hwy, off of the existing 300mm
watermain along the east side of Westminster Hwy. Exact location of the required hydrant shall be
determined via the Servicing Agreement design.

At developer’s cost, the City is to:

Install a new service connection off of the existing 300 mm PVC watermain at Westminster Highway.
Install a new water meter complete with chamber inside the development site.
Remove existing water service connection and cap at main.

Storm Sewer Works:

The Developer is required to:

Remove the existing storm service connection leads and cap at main at Westminster Hwy frontage.

At Developer’s cost, the City is to;

Install an adequately sized storm service connection off of the existing storm sewer at Westminster Hwy
frontage, complete with a type 3 inspection chamber at the property line. Tie-in to the storm main shall be
via a sump manhole.

Sanitary Sewer Works.

The Developer is required to:

Install a 200 mm diameter sanitary main from the boulevard located east of the northeast corner of the
proposed site to existing manhole SMH51839. Approximate length of required sanitary main is 28 m. A
new sanitary manhole is required at the high end of the new sanitary main.

Replace the existing sidewalk and boulevard that will be impacted by the required sanitary main
installation. Approximate length of required sidewalk and boulevard replacement is 25 meters.

Replace the existing paver tiles and curb in the driveway of 22571 Westminster Hwy that will be
impacted by the sanitary main installation. Extent of replacement shall be from back of sidewalk to the
property line,

Install a sanitary service connection complete with a sanitary inspection chamber. Tie-in shall be to the

new manhole at the high end of the n&wenﬂazy'i]ﬁﬁ
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e At Developer’s cost, the City is to:
* Tie-in new sanitary main into existing manhole SMH51839.

Frontage Improvements:

e The Developer is required to:

s  Pre-duct for future hydro, telephone and cable utilities along all road frontages.

s Locate all above ground utility cabinets and kiosks required to service the proposed development within
the developments site (see list below for examples). A functional plan showing conceptual locations for
such infrastructure shall be included in the Rezoning staff report and the development process design
review. Please coordinate with the respective private utility companies and the project’s lighting and
traffic signal consultants to confirm the requirements and the locations for the aboveground structures. If
a private utility company does not require an aboveground structure, that company shall confirm this via a
letter to be submitted to the City. The following are examples of SRWs that shall be shown in the
functional plan and registered prior to SA design approval:

¢ BC Hydro PMT —4mW X 5m (deep)
BC Hydro LPT —3.5mW X 3.5m (deep)
Street light kiosk — 1.5mW X 1.5m (deep)
Traffic signal kiosk — ImW X 1m (deep)
Traffic signal UPS —2mW X 1.5m (deep)
Shaw cable kiosk — ImW X 1m (deep) — show possible location in functional plan
e Telus FDH cabinet - 1.1mW X Im (deep) — show possible location in functional plan
e Check lighting levels and provide street lighting along Westminster Highway frontage, if required.
e Provide other frontage improvements as per Transportation’s requirements, including:
e New 1.5 m wide grass and tree boulevard behind the existing curb and 1.5 m wide concrete
sidewalk.
e Permanent closure of the existing driveway letdown and replacement with the frontage works as
described above.
e All works to tie-in to existing conditions at the north and south of the development site.

General Items:

e The Developer is required to:

e Additional legal agreements, as determined via the subject development's Servicing Agreement(s) and/or
Development Permit(s), and/or Building Permit(s) to the satisfaction of the Director of Engineering may
be required, including, but not limited to, site investigation, testing, monitoring, site preparation, de-
watering, drilling, underpinning, anchoring, shoring, piling, pre-loading, ground densification or other
activities that may result in settlement, displacement, subsidence, damage or nuisance to City and private
utility infrastructure.

Note:
*  This requires a separate application.

e Where the Director of Development deems appropriate, the preceding agreements are to be drawn not only as personal covenants
of the property owner but also as covenants pursuant to Section 219 of the Land Title Act.

All agreements to be registered in the Land Title Office shall have priority over all such liens, charges and encumbrances as is
considered advisable by the Director of Development. All agreements to be registered in the Land Title Office shall, unless the
Director of Development determines otherwise, be fully registered in the Land Title Office prior to enactment of the appropriate
bylaw.

The preceding agreements shall provide security to the City including indemnities, warranties, equitable/rent charges, letters of
credit and withholding permits, as deemed necessary or advisable by the Director of Development. All agreements shall be in a
form and content satisfactory to the Director of Devel@WeL - 121
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Additional legal agreements, as determined via the subject development's Servicing Agreement(s) and/or Development Permit(s),
and/or Building Permit(s) to the satisfaction of the Director of Engineering may be required including, but not limited to, site
investigation, testing, monitoring, site preparation, de-watering, drilling, underpinning, anchoring, shoring, piling, pre-loading,
ground densification or other activities that may result in settlement, displacement, subsidence, damage or nuisance to City and
private utility infrastructure.

Applicants for all City Permits are required to comply at all times with the conditions of the Provincial Wildlife Act and Federal
Migratory Birds Convention Act, which contain prohibitions on the removal or disturbance of both birds and their nests. Issuance
of Municipal permits does not give an individual authority to contravene these legislations. The City of Richmond recommends
that where significant trees or vegetation exists on site, the services of a Qualified Environmental Professional (QEP) be secured
to perform a survey and ensure that development activities are in compliance with all relevant legislation.

[signed concurrence on file]

Signed Date
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ichmond Bylaw 9970

Richmond Zoning Bylaw 8500
Amendment Bylaw 9970 (RZ 18-800159)
22551 Westminster Highway

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 Bylaw 8500, is amended by repealing the existing zoning designation of the
following area and by designating it “TOWN HOUSING (ZT11) - HAMILTON?”.

P.I.D. 003-419-444

Parcel “D” (Explanatory Plan 8308) Except Firstly: Parcel “E” (Explanatory Plan 12694);
Secondly: Part Subdivided by Plan LMP4865; Thirdly: Part Dedicated Road on Plan
LMP4865; Lot 1 Section 2 Block 4 North Range 4 West New Westminster District Plan
6132

2. This Bylaw may be cited as “Richmond Zoning Bylaw 8500, Amendment Bylaw 9970”.

FIRST READING

CITY OF
RICHMOND

A PUBLIC HEARING WAS HELD ON

SECOND READING

THIRD READING

APPROVED
b

[

APPROVED

by Director

or zg?filor

OTHER CONDITIONS SATISFIED

MINISTRY OF TRANSPORTATION AND
INFRASTRUCTURE APPROVAL

ADOPTED

MAYOR CORPORATE OFFICER
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