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Report to Committee 

 

 

To: Planning Committee Date: March 9, 2022 

From: Wayne Craig 
Director, Development 

File: RZ 18-829337 

Re: Application by Zhao XD Architect Ltd. for Rezoning at 8031, 8051, 
8071 No. 2 Road and 5760, 5780, 5786 Blundell Road from the “Single Detached 
(RS1/E)” Zone to the “Medium Density Townhouses (RTM3)” Zone 

Staff Recommendation 

That Richmond Zoning Bylaw 8500, Amendment Bylaw 10001, for the rezoning of 8031, 8051, 
8071 No. 2 Road and 5760, 5780, 5786 Blundell Road from the “Single Detached (RS1/E)” zone 
to the “Medium Density Townhouses (RTM3)” zone, be introduced and given first reading. 

 
Wayne Craig 
Director, Development 
(604-247-4625) 

WC/JR:blg 
Att. 8 
 

REPORT CONCURRENCE 

ROUTED TO: CONCURRENCE 
 
Affordable Housing  
Transportation  
 

CONCURRENCE OF GENERAL MANAGER 
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Staff Report 

Origin 

Zhao XD Architect Ltd., on behalf of 1209136 BC Ltd. (Director, Hua Han) and 
1085796 BC Ltd. (Director, Jia Xun Xu), has applied to the City of Richmond for permission to 
rezone 8031, 8051, 8071 No. 2 Road and 5760, 5780, 5786 Blundell Road from the “Single 
Detached (RS1/E)” zone to the “Medium Density Townhouses (RTM3)” zone, to permit the 
development of 25 townhouse dwellings with vehicle access from 8091 No. 2 Road.  A location 
map and aerial photo are provided in Attachment 1. 

Findings of Fact 

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

Subject Site Existing Housing Profile 

There are six single detached dwellings on the subject site, which would be demolished.  None of 
the dwellings contain a secondary suite.  The three Blundell Road properties were rented by the 
previous owners, and the three No. 2 Road properties were previously owner-occupied.  All six 
dwellings are currently rented. 

Surrounding Development 

Development immediately surrounding the subject site is generally as follows: 

 To the North, across Blundell Road:  Single detached dwellings on properties zoned “Single 
Detached (RS1/E)”. 

 To the South:  Townhouses on a property zoned “Medium Density Townhouses (RTM3)”.  
There is a statutory right-of-way (SRW) for public rights-of-passage (PROP) registered 
across the driveway of this property.  The proposed development would utilize this driveway 
for vehicle access to No. 2 Road. 

 To the East, across No. 2 Road:  Blundell Centre commercial centre, which is located on 
several properties zoned “Community Commercial (ZC14) – Blundell Road”, “Community 
Commercial (CC)”, and “Land Use Contract 087”. 

 To the West:  Single detached dwellings on properties zoned “Single Detached (RS1/E)” and 
townhouse dwellings on a property zoned “Medium Density Townhouses (RTM1)”. 

Related Policies & Studies 

Official Community Plan 

The subject site is located in the Blundell planning area, and is designated “Neighbourhood 
Residential” on the Official Community Plan (OCP) land use map (Attachment 3).  The 
proposed rezoning is consistent with this designation. 

PLN - 31 



March 9, 2022 - 3 - RZ 18-829337 

6839337 

Arterial Road Land Use Policy 

The subject site is designated “Arterial Road Townhouses” on the Arterial Road Land Use Map. 
The proposed rezoning is consistent with this designation. 

The Arterial Road Land Use Policy allows consideration above the base density of 0.6 Floor 
Area Ratio (FAR) in specified situations.  The applicant proposes 0.7 FAR calculated on the net 
site area due to the size of the assembly, the significant road dedications required on both 
No. 2 Road and Blundell Road and the cash contributions to traffic safety improvements in the 
immediate area.  The proposed density is consistent with the adjacent townhouse sites to the west 
and south.  Staff support the applicant’s proposal as the proposed density is consistent with the 
Arterial Road Land Use Policy and the approved developments to the south and west of the 
subject site. 

Affordable Housing Strategy 

Residential rezoning applications involving townhouse developments are required to provide a 
cash-in-lieu contribution towards the City’s Affordable Housing Reserve Fund.  As per the 
City’s Affordable Housing Strategy, townhouse rezoning applications received prior to 
November 15, 2021 are required to provide a cash-in-lieu contribution of $8.50 per buildable 
square foot.  Consistent with the strategy, a $258,749.03 contribution is required prior to final 
adoption of the rezoning bylaw. 

Floodplain Management Implementation Strategy 

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. 

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 

Urban Design and Site Planning 

The proposed development consists of seven buildings containing a total of 25 townhouse 
dwellings.  The site plan and building massing are generally consistent with the “Medium 
Density Townhouses (RTM3)” zone and the Development Permit Guidelines contained in the 
OCP.  Conceptual development plans are provided in Attachment 4. 
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The site plan is structured around a central drive aisle parallel to No. 2 Road, which then forms a 
T-intersection at its terminus.  Buildings 1 and 2 front No. 2 Road, Buildings 3 and 4 front 
Blundell Road, and Buildings 5-7 front the internal drive aisle. 

Units in Buildings 1-4 are generally three storeys, except for the end unit adjacent to two-storey 
townhouses along Blundell Road steps down to two storeys.  All of the units in these buildings 
have direct access to the sidewalk through a landscaped front yard.  A second storey balcony 
facing the drive aisle is provided for additional private outdoor space. 

Units in Buildings 5-7 are all two storeys and paired in a duplex form.  These units have 
landscaped backyards but do not have balconies. 

The shared outdoor amenity area is proposed at the north end of the site in a relatively central 
location.  The current concept includes bench seating and two children’s play structures, and 
would facilitate retention of a mature Cherry tree.  Detailed design and programming of the 
private and shared outdoor amenity spaces will be reviewed through the Development Permit 
process. 

A garbage room is proposed near the site entrance, and is located across from the garbage room 
for 8091 No. 2 Road.  Vehicles servicing the site would be able to complete a three-point turn in 
the new drive aisle to enter and exit the site in a forward motion.  Currently, service vehicles 
must back in to 8091 No. 2 Road. 

Existing Legal Encumbrances 

There are utility statutory rights-of-way (SRWs) for the municipal sanitary sewer located in the 
rear yards of the existing lots.  Some of the underground infrastructure will no longer be 
necessary to service the proposed development once the lots are consolidated and can be 
removed.  The corresponding SRWs can be discharged (Charge number RD99605).  This will be 
completed through the Servicing Agreement process. 

The SRWs for underground infrastructure that will be retained or upgraded will remain on title.  
The applicant is aware that encroachments into the SRWs are not permitted. 

Housing Type and Tenure 

The proposed development consists of ground-oriented townhouses that would be stratified and 
sold upon completion.  Consistent with OCP policy respecting townhouse and multiple family 
housing development projects, and in order to maximize potential rental and housing 
opportunities throughout the City, the applicant has agreed to register a restrictive covenant on 
title prior to rezoning bylaw adoption, prohibiting:  (a) the imposition of any strata bylaw that 
would prohibit any residential dwelling unit from being rented; and (b) the imposition of any 
strata bylaw that would place age-based restrictions on occupants of any residential dwelling 
unit. 
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Transportation and Site Access 

Vehicle access is proposed from an existing driveway at 8091 No. 2 Road.  There is a statutory 
right-of-way (SRW) for public rights-of-passage (PROP) registered on the driveway, which was 
a condition of that development’s approval in 2011 (RZ 08-422812, DP 09- 494270).   

The applicant has contacted the owners of 8091 No. 2 Road to discuss use of the shared 
driveway and the proposed development on multiple occasions.  Staff understand that the Strata 
Council refused a meeting in August, 2021 (Attachment 5).  As a result, the applicant provided 
details of the proposal by registered mail to each resident on January 10, 2022, with instructions 
to contact the applicant or the City with any questions (Attachment 6).  Staff have not received 
any correspondence from residents of 8091 No. 2 Road.  Staff will continue to encourage both 
parties to discuss maintenance and access issues prior to final adoption of the rezoning bylaw. 

The developer of the subject site is required to widen the portion of the driveway that connects to 
No. 2 Road from 6.7 m to 7.5 m and to register a reciprocal SRW allowing residents and visitors 
of 8091 No. 2 Road legal rights-of-passage across the drive aisle of the proposed development.  
Staff supports the shared driveway for the following reasons: 

 Shared driveways are supported in the Arterial Road Policy and have been implemented in 
similar developments.  The proposed shared driveway is consistent with those at other 
arterial road townhouse projects and is consistent with the pattern of development envisioned 
when 8091 No. 2 Road was redeveloped. 

 The widened driveway and creation of an on-site T-intersection would enhance internal 
traffic movements and increase the safety of the driveway.  Currently, trucks cannot turn 
around on-site and must either back into or out of 8091 No. 2 Road.  The T-intersection 
would accommodate three-point truck turning allowing vehicles to enter and exit in a 
forward movement. 

 Traffic safety in the immediate area is enhanced as the shared driveway would reduce the 
number of conflict points between site-generated traffic and existing traffic along the site 
fronting section of No. 2 Road. 

 A new driveway located on the subject site would not be able to achieve the required setback 
distance from the major intersection of Blundell Road and No. 2 Road, as well as minimum 
separation between two townhouse development access points (per Arterial Road Policy). 

 A Traffic/Parking Review conducted by a Professional Engineer retained by the subject site’s 
developer has concluded:  full bylaw parking compliance; the widened shared driveway has 
the capacity to accommodate traffic generated by the two neighbouring sites; the on-site 
T-intersection created through the reciprocal SRWs would enhance internal traffic 
movements; and the subject site’s fronting section of No. 2 Road has the capacity to 
accommodate traffic generated from both developments. 
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Vehicle and bicycle parking for residents and visitors are provided consistent with Richmond 
Zoning Bylaw 8500.  Each unit would have a garage with space for two vehicle parking spaces 
and Class 1 bicycle parking.  EV charging is provided in each garage.  Eleven of the units (44%) 
would have vehicle parking in a tandem arrangement.  Prior to final adoption of the rezoning 
bylaw, the applicant must register a covenant on title prohibiting conversion of the tandem 
garages in to habitable space. 

Visitor vehicle parking is provided in various locations, and Class 2 bicycle parking for visitors 
is proposed at the site entrance.  An accessible visitor parking space is proposed adjacent to the 
shared outdoor amenity area.  Wayfinding signage will be required and reviewed through the 
Development Permit process. 

Pedestrian access is proposed via the driveway and several pathways to both No. 2 Road and 
Blundell Road.  The design and location of these pathways will be refined through review of an 
accessibility strategy at Development Permit stage. 

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 14 bylaw-sized 
trees on the subject property and five trees on neighbouring properties. 

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

 One tree (Tag # 385 – 25 cm cal Cherry) located in the proposed outdoor amenity area is in 
good condition and is proposed to be retained.  Design development to provide a minimum 
1.5 m tree protection zone out from the base of the tree.  A $5,000.00 Tree Survival Security 
is required for this tree. 

 One tree (Tag # 391 – multi-stem Hazelnut) located on a shared property line with the 
neighbour to the west is in good condition.  Provide a minimum 2.1 m tree protection zone 
out from the base of the tree.  A $5,000.00 Tree Survival Security is required for this tree. 

 One tree (Tag # 378 – 92 cm cal Black Locust) located on-site is in moderate condition and is 
considered a significant tree.  This tree is considered an invasive species, and as a result 
should be removed and replaced with three trees.  

 One tree (Tag # 380 – 44 cm cal Black Locust) located on-site is in good condition.  This tree 
is considered an invasive species, and as a result should be removed and replaced. 

 One tree (Tag # 383 – 120 cm cal White Poplar) located on-site is in poor condition and is 
considered a significant tree.  This tree is at risk of failure, and as a result should be removed 
and replaced with three trees. 

 Four trees (Tag # 381, 382, 388, 390) located on-site are identified in poor condition; either 
dead, dying, sparse canopy foliage, have been previously topped or exhibit structural defects 
such as cavities at the main branch union and co-dominant stems with inclusions.  As a 
result, these trees are not good candidates for retention and should be removed and replaced. 
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 Five trees (Tag # 379, 384, 386, 387, 389) located on-site are in moderate condition and 
generally shrub-like in form with limited landscape value.  These trees are proposed to be 
removed due to conflicts with Building 5 and the proposed shared outdoor amenity area. 
Remove and replace. 

 Five trees (Tag # A, B, C, D, E) located on neighbouring property at 8080 Cantley Road are 
to be protected as per project Arborist Report recommendations. 

 Two hedges in the No. 2 Road frontage are in conflict with the required sidewalk upgrades 
and are proposed to be removed.  No compensation is required for hedges. 

 One hedge located on the property line between 8031 and 8051 No. 2 Road is in conflict with 
Building 2 and is proposed to be removed.  No compensation is required for hedges. 

 Replacement trees should be specified at 2:1 ratio as per the OCP. 

Tree Protection 

Two on-site trees (Tag # 385, 391) and five trees on neighbouring properties (Tag # A, B, C, D, 
E) are to be retained and protected.  The applicant has submitted a tree protection plan showing 
the trees to be retained and the measures taken to protect them during development stage 
(Attachment 7).  To ensure that the trees identified for retention are protected at development 
stage, the applicant is required to complete the following items: 

 Prior to final adoption of the rezoning bylaw, submission to the City of a contract with a 
Certified Arborist for the supervision of all works conducted within or in close proximity to 
tree protection zones.  The contract must include the scope of work required, the number of 
proposed monitoring inspections at specified stages of construction, any special measures 
required to ensure tree protection, and a provision for the Arborist to submit a 
post-construction impact assessment to the City for review. 

 Prior to final adoption of the rezoning bylaw, submission to the City of a $10,000.00 Tree 
Survival Security for the three on-site trees to be retained. 

 Prior to demolition of the existing dwelling on the subject site, installation of tree protection 
fencing around all trees to be retained.  Tree protection fencing must be installed to City 
standard in accordance with the City’s Tree Protection Information Bulletin Tree-03 prior to 
any works being conducted on-site, and remain in place until construction and landscaping 
on-site is completed. 

Tree Replacement 

The applicant wishes to remove 12 on-site trees (Tag # 378, 379, 380, 381, 382, 383, 384, 386, 
387, 388, 389, and 390), two of which are considered significant trees.  The 2:1 replacement 
ratio would require a total of 26 replacement trees (3:1 replacement ratio required for Trees # 
378 and 383).  The applicant proposes to plant 31 trees in the development.  The required 26 
replacement trees are to be a minimum of 8 cm caliper deciduous or 4 m tall coniferous species, 
as per Tree Protection Bylaw No. 8057.  The remaining five new trees would be a minimum of 
6 cm caliper deciduous or 2 m tall coniferous species. 
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Variance Requested 

The proposed development is generally consistent with the “Medium Density Townhouses 
(RTM3)” zone, except for the following requested variances (staff comments in bold italics). 

1. Reduce the minimum setbacks from No. 2 Road and Blundell Road from 6.0 m to 5.5 m. 

A reduced front and exterior side yard setback is requested to off-set the additional 
road dedication required to accommodate a widened sidewalk.  The site plan was 
initially prepared based on the provision of a 1.5 m wide sidewalk, which has been 
increased to 2.0 m on both frontages following direction from Council.  Staff support 
the requested variance as it results in no change to the proposed distance between the 
buildings and the road curb (approximately 9.0 m).  The applicant will be required to 
complete an acoustical report at Development Permit stage to determine whether any 
noise mitigation measures should be incorporated into the building design. 

Townhouse Energy Efficiency and Renewable Energy 

The proposed development consists of townhouse buildings that staff anticipate would be 
designed and built in accordance with Part 9 of the BC Building Code.  As such, this 
development would be required to achieve Step 3 of the BC Energy Step Code for Part 9 
construction (Climate Zone 4).  As part of the Development Permit application, the applicant will 
be required to identify the Step Code target and provide a report prepared by a Certified Energy 
Advisor which demonstrates that the proposed design and construction will meet or exceed the 
applicable standard. 

Amenity Space 

The applicant proposes a cash contribution in-lieu of providing indoor amenity space on-site. 
Prior to final adoption of the rezoning bylaw, the applicant must provide a $55,961.00 
contribution to the City-wide amenity fund. 

Outdoor amenity space is provided on-site. Based on the preliminary design, the size of the 
proposed outdoor amenity space is consistent with the OCP minimum requirement of 6 m2 per 
unit.  Staff will work with the applicant at the Development Permit stage to ensure the design of 
the outdoor amenity space meets the Development Permit Guidelines contained in the OCP. 

Public Art 

Based on the maximum buildable floor area of approximately 30,440 ft2 residential floor area, 
the recommended Public Art contribution based on administrative guidelines of $0.93 
(2022 rate) is approximately $28,309.20. 

As the project will generate a recommended Public Art contribution less than $40,000.00 and 
there are limited opportunities to locate Public Art on-site, as per Policy it is recommended that 
the Public Art contribution be directed to the Public Art Reserve for city-wide projects on City 
lands.  The contribution is required prior to final adoption of the rezoning bylaw. 
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Development Permit Application 

Prior to final adoption of the rezoning bylaw, a Development Permit application is required to 
further examine the following issues: 

 Compliance with the Development Permit Guidelines for the form and character of 
multi-family projects contained in the OCP. 

 Review of the size and species of proposed new trees to ensure bylaw compliance and 
achieve an acceptable mix of deciduous and coniferous species. 

 Refinement of the shared outdoor amenity design and programming, including the choice of 
play equipment, to create a safe and inviting environment for children’s play and social 
interaction. 

 Review of the relevant accessibility features, including the provision of three convertible 
units and aging-in-place features for all units. 

 Review of a sustainability strategy for the development. 

 Review of any necessary noise mitigation strategies related to traffic noise from No. 5 Road 
and Blundell Road, and noise generated by any proposed exterior mechanical systems 
(e.g., heat pumps). 

Site Servicing and Frontage Improvements 

Prior to final adoption of the rezoning bylaw, the applicant is required to enter in to a Servicing 
Agreement for the design and construction of the required site servicing and frontage works 
described in Attachment 8, including, but not limited to: 

 Removal of the existing sidewalks and replacement with 2.0 m wide sidewalks at the new 
property lines, 1.5 m wide landscaped boulevards, and barrier curb and gutter. 

 Removal of the existing driveway crossings and replacement with the above works. 

Road dedication is required to accommodate the above frontage works and future road widening, 
and would range between approximately 0.9 m and 2.75 m.  The exact road dedications are to be 
determined through the Servicing Agreement design review process prior to final adoption of the 
rezoning bylaw.  All required frontage works would be constructed behind the existing curb, 
with future road widening to occur through a Capital Works project that would include all four 
legs of the Blundell Road and No. 2 Road intersection.  

In addition, cash-in-lieu contributions are required for traffic safety improvements in the 
immediate vicinity and must be received prior to final adoption of the rezoning bylaw.  These 
contributions include: 

 $44,000.00 for replacement of centreline delineators on No. 2 Road. 

 $81,765.00 for future upgrades to intersection traffic signals. 
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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 

The purpose of this application is to rezone 8031, 8051, 8071 No. 2 Road and 5760, 5780, 
5786 Blundell Road from the “Single Detached (RS1/E)” zone to the “Medium Density 
Townhouses (RTM3)” zone, to permit the development of 25 townhouse dwellings with vehicle 
access from 8091 No. 2 Road. 

The proposed rezoning is generally consistent with the plans and policies affecting the subject 
site. 

The list of rezoning considerations is provided in Attachment 8, which has been agreed to by the 
applicant (signed concurrence on file). 

It is recommended that Richmond Zoning Bylaw 8500, Amendment Bylaw 10001 be introduced 
and given first reading. 

 
Jordan Rockerbie 
Planner 1 
(604-276-4092) 

JR:blg 
 
Attachments: 
Attachment 1: Location Map and Aerial Photo 
Attachment 2: Development Application Data Sheet 
Attachment 3: Official Community Plan Land Use Map 
Attachment 4: Conceptual Development Plans  
Attachment 5: Letter from the applicant regarding consultation efforts 
Attachment 6: Letter from the applicant to residents of 8091 No. 2 Road 
Attachment 7: Tree Retention Plan 
Attachment 8: Rezoning Considerations 
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Development Application Data Sheet 
Development Applications Department 

 
RZ 18-829337 Attachment 2 

Address: 8031, 8051, 8071 No. 2 Road and 5760, 5780, 5786 Blundell Road 

Applicant: Zhao XD Architect Ltd. 

Planning Area(s): Blundell 
   

 Existing Proposed 

Owner: 

1209136 BC Ltd. 
(Director Hua Han) and 
1085796 BC Ltd. 
(Director Jia Xun Xu), 

To be determined 

Site Size (m2): 4,272.6 m2 4,040.1 m2 

Land Uses: Single detached dwellings Townhouse dwellings 

OCP Designation: Neighbourhood Residential No change 
Arterial Road Land Use Policy 
Designation: 

Arterial Road Townhouses No change 

Zoning: Single Detached (RS1/E) Medium Density Townhouses 
(RTM3) 

Number of Units: Six single detached dwellings 25 townhouse dwellings 
 

On Future 
Subdivided Lots 

Bylaw Requirement Proposed Variance 

Floor Area Ratio: Max. 0.70 FAR 0.70 FAR None permitted 

Buildable Floor Area (m2):* 
Max. 2,828 m² 

(30,440 ft²) 
2,828 m² 

(30,440 ft²) 
None permitted 

Lot Coverage (% of lot area): 

Building: Max. 40% 
Non-porous Surfaces: 

Max. 65% 
Live Landscaping: Min. 

25% 

Building: Max. 40% 
Non-porous Surfaces: 

Max. 65% 
Live Landscaping: Min. 

25% 

None 

Lot Size: None 4,272.6 m2 None 

Lot Dimensions (m): 
Width: 50.0 m 
Depth: 35.0 m 

Width: 86.0 m 
Depth: 44.0 m 

None 

Setbacks (m): 

Front (East): Min. 6.0 m 
Rear (West): Min. 3.0 m 
Side (North): Min. 3.0 m 
Exterior Side (South): 

Min. 6.0 m 

Front (East): 5.5 m 
Rear (West): 3.0 m 
Side (North): 3.0 m 

Exterior Side (South): 
5.5 m 

Vary front and 
exterior side 

yard setbacks 
by 0.5 m 

Height (m): Max. 12.0 m 12.0 m None 

Off-street Parking Spaces – 
Resident (R) / Visitor (V): 

2 (R) and 0.2 (V) per unit 2 (R) and 0.2 (V) per unit None 

Off-street Parking Spaces – Total: 50 (R) and 5 (V) 50 (R) and 5 (V) None 
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6839337 

On Future 
Subdivided Lots 

Bylaw Requirement Proposed Variance 

Off-street Parking Spaces – 
Accessible: 

2% of visitor spaces 
(i.e. 1 space) 

1 space None 

Tandem Parking Spaces: 
Permitted – Maximum of 
50% of required spaces 

44% (i.e. 22 spaces) None 

Bicycle Parking Spaces – Class 
1: 

1.25 spaces per unit 
(i.e. 32 spaces) 

50 spaces None 

Bicycle Parking Spaces – Class 
2: 

0.2 spaces per unit 
(i.e. 5 spaces) 

5 spaces None 

Amenity Space – Indoor: 50 m2 or cash-in-lieu Cash-in-lieu None 

Amenity Space – Outdoor: 150 m2 (6 m2 per unit) 150 m2 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. 
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March 7, 2022 
 

City of Richmond 
Planning Department 

6911 No. 3 Road, Richmond, BC 
 

Re:   25-Unit Townhouse Development  

At 8071, 8031, 8051 No. 2 Road & 5760, 5780, 5786 Blundell Road        

 Development Permit Application 
 

The project owner has followed the City’s requirement to “Contact the neighbouring strata 

council or each unit owner by registered mail, advising them of the proposed development and 

requesting an opportunity to discuss shared access” as well as to follow up what’s required and 

necessary for the matter.  
 

The following is a summary: 
 

When contact was made:   
January 10, 2022 
 

Who was contacted:    

Strata and All owners of 8091 No.2 Road; 
 

The subject of the message:   

Statutory Right of Way BB1986405 registered on the property titles,  
And invitation for discussion (on the matter of shared access through registered Right-of-Way); 
 

The response:   

No response received to this date. 
 

Please find enclosed supporting document(s) and records for the above items. 
 

The project owner told that more attempts were made in earlier time to contact and communicate 

with the neighboring strata/owner (neighbor at 8091 No. 2 Road) by developer’s agent (in August 

2021)  regarding the easement/SRW for shared driveway, but were dismissed/refused by the 
neighbor (refer to the Review document sent to City on June 10, 2021). 
 

Regards, 

 

 
Xuedong Zhao 
MAIBC, B. Arch., Ph D Arch. 

ZHAO XD ARCHITECT  LTD. 

 
#255-11181 Voyageur  Way, Richmond, BC V6X 3N9               Tel: 604 275-8882  Fax: 604 909-1736 
 

Email:   xzhao@zhaoarch.com                                                                                        Web:  www.zhaoarch.com 

  ZHAO XD ARCHITECT LTD. 
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ATTACHMENT 8 

  Initial: _______  

 Rezoning Considerations 
Development Applications Department 

6911 No. 3 Road, Richmond, BC  V6Y 2C1 

 
 
Address: 8031/8051/8071 No. 2 Road and 5760/5780/5786 Blundell Road File No.: RZ 18-829337 
 

Prior to final adoption of Richmond Zoning Bylaw 8500, Amendment Bylaw 10001, the developer is 
required to complete the following: 
1. Approx. 0.9 m to 2.55 m road dedication along the entire Blundell Road frontage based on the functional plan. 

2. Approx. 1.4 m to 2.75 m road dedication along the entire No. 2 Road frontage based on the functional plan. 

3. Consolidation of all the lots into one development parcel (which will require the demolition of the existing dwellings). 

4. Submission of a Contract entered into between the applicant and a Certified Arborist for supervision of any on-site 
works conducted 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. 

5. Submission of a Tree Survival Security to the City in the amount of $10,000 for the two trees to be retained ($5,000 
for each of Tag# 385, 391). Up to 90% of the security will be returned upon receipt of a Post Construction Impact 
Assessment from the Certified Arborist, with the remainder held for one year to ensure that the trees survive. 

6. 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. 

7. Registration of a flood indemnity covenant on title (Area A).  

8. Registration of a restrictive covenant prohibiting (a) the imposition of any strata bylaw that would prohibit any 
residential dwelling unit from being rented; and (b) the imposition of any strata bylaw that would place age-based 
restrictions on occupants of any residential dwelling unit. 

9. Registration of a legal agreement on title ensuring that the only means of vehicle access is via the statutory right-of-
way BB1986405 registered on 8091 No. 2 Road, and that there be no vehicle access to Blundell Road or No. 2 Road. 
This agreement must include language indemnifying and releasing the City from any issues arising from such 
reliance. 

10. Registration of a cross-access easement, statutory right-of-way, and/or other legal agreements or measures, as 
determined to the satisfaction of the Director of Development, over the internal drive-aisle in favour of 8091 No. 2 
Road, including the installation of way-finding and other appropriate signage on the subject property, and requiring a 
covenant that the owner provide written notification of this through the disclosure statement to all initial purchasers, 
provide an acknowledgement of the same in all purchase and sale agreements, and erect signage in the initial sales 
centre advising purchasers of the potential for these impacts. 

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

12. The submission and processing of a Development Permit* completed to a level deemed acceptable by the Director of 
Development. 

13. City acceptance of the developer’s offer to voluntarily contribute $0.93 per buildable square foot (e.g. $28,309.20) to 
the City’s public art fund. 

14. Contribution of $55,961.00 in-lieu of on-site indoor amenity space to go towards development of the City facilities 
(2021 rates: $1,805 per unit up to 19; $3,611 per additional unit up to 39). 

15. City acceptance of the developer’s offer to voluntarily contribute $8.50 per buildable square foot (e.g. $258,749.03) to 
the City’s affordable housing fund. 

16. Contributions towards enhancing traffic operations and safety in the immediate vicinity, including: 

a) $44,000 cash contribution for the replacement of the existing centreline delineators at the south leg of the 
Blundell Road/No. 2 Road intersection.  The contribution is intended for the purchase and installation of 
approximately 100 m of “Qwick Kurb” standard delineators. 
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b) $81,765 cash contribution towards the upgrade of the Blundell Road/No. 2 Road intersection traffic signal.  The 
upgrade includes: traffic signal pole/arm/heads, pedestrian signal heads, traffic loop detection, and intersection 
cameras. 

17. Enter into a Servicing Agreement* for the design and construction of site servicing works and frontage improvements. 
A Letter of Credit or cash security for the value of the Service Agreement works, as determined by the City, will be 
required as part of entering into the Servicing Agreement. Works include, but may not be limited to: 

Water Works: 

a) Using the OCP Model, there is 1650 L/s of water available at a 20 psi residual at the No 2 Road frontage, and 
1638 L/s of water available at a 20 psi residual at the Blundell Road frontage. Based on your proposed 
development, your site requires a minimum fire flow of 220 L/s. 
 

b) At Developer’s cost, the Developer is required to: 
i) Submit Fire Underwriter Survey (FUS) or International Organization for Standardization (ISO) fire flow 

calculations to confirm 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.  

ii) Review hydrant spacing on all road frontages and install new fire hydrants as required to meet City spacing 
requirements for multi-family land use. Note: arterial roads are considered an obstruction for fire service. 
Spacing of fire hydrants is to be measured along the side of the road fronting the development – as in, a 
hydrant located across an arterial road from the development would not be considered in whether or not the 
development meets the hydrant spacing requirements. 

iii) Provide a right-of-way for the water meter. Minimum right-of-way dimensions to be the size of the meter box 
(from the City of Richmond supplementary specifications) + any appurtenances (for example, the bypass on 
W2o-SD) + 0.5 m on all sides. Exact right-of-way dimensions to be finalized during the building permit 
process (or via the servicing agreement process, if one is required). 

iv) Install a new water main along Blundell Road to replace the existing water main(s) that may be impacted by 
the proposed site preparation, utility works, and frontage improvements. Estimated replacement length is 70 
m (i.e. from the west property line to the box culvert), assuming that the storm sewer on Blundell Road 
requires upgrade – final replacement length to be confirmed by the City at the Servicing Agreement stage. 
The new water main shall be located in the roadway if possible. 

v) Remove the existing water main(s) that are being replaced as per the above. 
vi) Install a new water connection to serve the proposed development. Water meter to be located onsite in a right-

of-way. Note: connection to the 750 mm diameter water main on No 2 Road is not permitted. 
 

c) At Developer’s cost, the City will: 
i) Cap and remove all existing water connections and meters serving the development site. 
ii) Install a new fire hydrant along No 2 Road to meet hydrant spacing requirements. 
iii) Reconnect all existing water services and hydrant leads to the proposed water main. 
iv) Complete all tie-ins for the proposed works to existing City infrastructure. 

Storm Sewer Works: 

d) At Developer’s cost, the Developer is required to: 
i) Provide an erosion and sediment control plan for all on-site and off-site works, to be reviewed as part of the 

servicing agreement design. 
ii) Perform a capacity analysis on the storm sewer on Blundell Road to confirm if upgrades are required. If 

upgrades are required, remove the existing storm sewer from the west property line up to the box culvert 
along No 2 Road and install a new adequately sized storm sewer as replacement. 

 
e) At Developer’s cost, the City will: 

i) Cap the existing storm connections to the development site and remove inspection chambers. 
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ii) Install a new storm connection off of the development’s Blundell Road frontage, complete with inspection 
chamber, to serve the development site. No connection is permitted to the box culvert on No 2 Road, to avoid 
impact to both the box culvert and the adjacent asbestos cement water main. 

iii) Complete all tie-ins for the proposed works to existing City infrastructure. 

Sanitary Sewer Works: 

f) At Developer’s cost, the Developer is required to: 
i) Complete all rear-yard sanitary works prior to the commencement of any site preparation, pre-loading, 

foundation excavation, or foundation construction to prevent damage to the existing sanitary sewers. No pre-
loading or building construction will be permitted until the existing sanitary sewers are removed (or filled and 
abandoned, as the case may be) as described below, and the associated right-of-ways are discharged.  

ii) Install a new sanitary manhole at the south property line of the development site, fill and abandon the existing 
sanitary sewer north of the new manhole, and remove the existing manholes and inspection chambers. 

iii) Video inspect the existing sanitary sewer at the southwest corner of the site prior to filling and abandonment, 
to confirm that there are no existing sanitary connections serving other adjacent lots. 

iv) Cap the existing sanitary sewer along the south property lines of 5760/5780 Blundell Road at the west 
property line of the development site, and remove the sanitary sewers and inspection chambers to the east. 

v) Install a new sanitary connection off of the proposed or existing manhole to serve the development site. 
vi) Discharge the portions of right-of-ways with plan numbers 44096 and 57660 that are no longer required 

following the removal/abandonment of the sanitary sewers described above. 
 

g) At Developer’s cost, the City will: 
i) Complete all tie-ins for the proposed works to existing City infrastructure. 

Frontage Improvements: 

h) At Developer’s cost, the Developer is required to: 
i) Coordinate with BC Hydro, Telus and other private communication service providers: 

(1) To pre-duct for future hydro, telephone and cable utilities along all road frontages. 
(2) Before relocating/modifying any of the existing power poles and/or guy wires within the property 

frontages. 
(3) To underground overhead service lines. 
 

ii) Locate/relocate all above ground utility cabinets and kiosks required to service the proposed development, 
and all above ground utility cabinets and kiosks located along the development’s frontages, within the 
developments site (see list below for examples). A functional plan showing conceptual locations for such 
infrastructure shall be included in the development design review process. Please coordinate with the 
respective private utility companies and the project’s lighting and traffic signal consultants to confirm the 
requirements (e.g., statutory right-of-way dimensions) 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 statutory right-of-ways that shall be shown on the 
architectural plans/functional plan, the servicing agreement drawings, and registered prior to SA design 
approval: 
(1) BC Hydro PMT – 4.0 x 5.0 m 
(2) BC Hydro LPT – 3.5 x 3.5 m 
(3) Street light kiosk – 1.5 x 1.5 m 
(4) Traffic signal kiosk – 2.0 x 1.5 m 
(5) Traffic signal UPS – 1.0 x 1.0 m 
(6) Shaw cable kiosk – 1.0 x 1.0 m 
(7) Telus FDH cabinet – 1.1 x 1.0 m 
 

iii) Review street lighting levels along all road frontages, and upgrade as required. 
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iv) Complete frontage improvements on Blundell Road, including: 
(1) Removal of the existing sidewalk and replacement with 2.0 m sidewalk at the new property line, min. 

1.5 m landscaped boulevard with street trees, and 0.15 m curb (in existing location). A root barrier should 
be provided between the 1.5 m landscaped boulevard and any area for future road widening. 

(2) Removal of the existing driveway crossings and replacement with the above works. 
 

v) Complete frontage improvements on No. 2 Road, including: 
(1) Removal of the existing sidewalk and replacement with 2.0 m sidewalk at the new property line, min. 

1.5 m landscaped boulevard with street trees, and 0.15 m curb (in existing location). A root barrier should 
be provided between the 1.5 m landscaped boulevard and any area for future road widening. 

(2) Removal of the existing driveway crossings and replacement with the above works. 
(3) Reconstruction/widening of the driveway crossing at 8091 No. 2 Road to a driveway width of 7.5 m 

consistent with the Engineering Design Specifications. 

General Items: 

i) At Developer’s cost, the Developer is required to: 
i) Provide, prior to start of site preparation works or within the first servicing agreement submission, whichever 

comes first, a preload plan and geotechnical assessment of preload, dewatering, and soil preparation impacts 
on the existing utilities fronting the development site and provide mitigation recommendations. 

ii) Provide a video inspection report of the existing sanitary sewers in the rear-yard right-of-ways and the storm 
sewer on Blundell Road prior to start of site preparation works or within the first servicing agreement 
submission, whichever comes first. A follow-up video inspection, complete with a civil engineer’s signed and 
sealed recommendation letter, is required after site preparation works are complete (i.e. pre-load removal, 
completion of dewatering, etc.) to assess the condition of the existing utilities and provide recommendations 
to retain, replace, or repair. Any utilities damaged by the pre-load, de-watering, or other construction shall be 
replaced or repaired at the Developer’s cost. 

iii) Conduct pre- and post-preload elevation surveys of all surrounding roads, utilities, and structures. Any 
damage, nuisance, or other impact to be repaired at the developer’s cost. The post-preload elevation survey 
shall be incorporated within the servicing agreement design. 

iv) Monitor the settlement at the adjacent utilities and structures during pre-loading, dewatering, and soil 
preparation works per a geotechnical engineer’s recommendations, and report the settlement amounts to the 
City for approval. 

v) Not encroach into City rights-of-ways with any proposed trees, retaining walls, or other non-removable 
structures. 

vi) Enter into, if required, 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, 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. 

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; 
 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 
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 include the 31 proposed trees with the following minimum sizes: 
No. of Replacement Trees Minimum Caliper of Deciduous Tree or Minimum Height of Coniferous Tree 

26 8 cm  4 m 

5 6cm  2 m 

If required replacement trees cannot be accommodated on-site, a cash-in-lieu contribution in the amount of $750/tree 
to the City’s Tree Compensation Fund for off-site planting is required. 

2. Complete an acoustical report and recommendations prepared by an appropriate registered professional, which 
demonstrates that the interior noise levels and noise mitigation standards comply with the City’s Official Community 
Plan and Noise Bylaw requirements.  The standard required for air conditioning systems and their alternatives 
(e.g. ground source heat pumps, heat exchangers and acoustic ducting) is the ASHRAE 55-2004 “Thermal 
Environmental Conditions for Human Occupancy” standard and subsequent updates as they may occur. 

The report should address both traffic noise from Blundell Road and No. 2 Road, and ambient noise from proposed 
exterior mechanical systems (e.g. heat pumps). Maximum interior noise levels (decibels) within the dwelling units 
must achieve CMHC standards follows: 

Portions of Dwelling Units Noise Levels (decibels) 

Bedrooms 35 decibels 

Living, dining, recreation rooms 40 decibels 

Kitchen, bathrooms, hallways, and utility rooms 45 decibels 

3. 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 in compliance with Richmond Building Regulation Bylaw 7230. 

Prior to Development Permit* issuance, the development must complete the following requirements: 
1. Submission of a Landscape Security to the City based on 100% of the cost estimate provided by the Landscape 

Architect plus a 10% contingency. Up to 90% of the security will be returned after a City inspection, with the 
remainder held for one year to ensure that the agreed upon landscaping survives. 

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 Section 01570. 

2. Incorporation of accessibility, sustainability, and noise mitigation measures in Building Permit (BP) plans as 
determined via the Rezoning and/or Development Permit processes. 

3. 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. 

 
Note: 

* This requires a separate application. 

 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 Development. 
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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 Date 
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 Bylaw 10001  

 
Richmond Zoning Bylaw 8500 

Amendment Bylaw 10001 (RZ 18-829337) 
8031/8051/8071 No. 2 Road and 8760/8780/8786 Blundell 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 Bylaw 8500, is amended by repealing the existing zoning designation of the 
following area and by designating it “MEDIUM DENSITY TOWNHOUSES (RTM3)”. 

P.I.D. 004-206-193 
Southerly 60 Feet Lot “A” Except: Part on Plan LMP43723; Section 24 Block 4 North 
Range 7 West New Westminster District Plan 16911 
 
P.I.D. 003-644-375 
Lot “B” Section 24 Block 4 North Range 7 West New Westminster District Plan 16911 
 
P.I.D. 001-931-164 
Lot 2 Except Firstly: the South 72 Feet and Secondly: Part on Plan 43278; Section 24 Block 
4 North Range 7 West New Westminster District Plan 6188 
 
P.I.D. 003-829-529 
Lot 234 Except: Parcel E (Reference Plan LMP40316) Section 24 Block 4 North Range 7 
West New Westminster District Plan 57659 
 
P.I.D. 003-829-731 
Lot 235 Except: Parcel F (Reference Plan LMP40316) Section 24 Block 4 North Range 7 
West New Westminster District Plan 57659 
 
P.I.D. 003-829-880 
Lot 236 Except: Parcel G (Reference Plan LMP40316) Section 24 Block 4 North Range 7 
West New Westminster District Plan 57659 
 

2. This Bylaw may be cited as “Richmond Zoning Bylaw 8500, Amendment Bylaw 
10001”. 
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Bylaw  10001   Page 2 

 

FIRST READING   

A PUBLIC HEARING WAS HELD ON   

SECOND READING   

THIRD READING   

OTHER CONDITIONS SATISFIED   

ADOPTED   
 
 
 
    
 MAYOR CORPORATE OFFICER 
 

CITY OF 
RICHMOND 

APPROVED 
by 

 
 
 

APPROVED 
by Director 
or Solicitor 
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