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City of Richmond .
Planning and Development Department Re port to Committee
To Planming ~Now 11,_3,007
To: Planning Committee Date: October 27, 2009

From: Brian J. Jackson, MCIP

Director of Development File: ZT 08-421561

KOLO - 2O~ TSEL
Re: Application by Farrell Estates Ltd. to amend “Industrial Limited Retail (ZI1)” to

add “Retail, Liquor 2” as a Permitted Use in order to permit a Private Liquor
Store at Unit 2175 of 21000 Westminster Highway

Staff Recommendation

That Bylaw No. 8552, to amend “Industrial Limited Retail (Z11)” to add “Retail, Liquor 2” as a
permitted use at 21000 Westminster Highway, be introduced and given first reading.

o/

Brian I, Jackson, MCIP
Director of Development

EL:blg
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October 27, 2009 -2- 7T 08-421561

Staff Report
Origin

Farrell Estates Ltd. has applied to the City of Richmond for permission to amend Industrial
Limited Retail (Z11) to add “Retail, Liquor 2” as a permitted use in order to allow a private
liquor store at Unit 2175 of 21000 Westminster Highway (Attachment 1).

Findings of Fact

Project Description

The intention of this application is to allow the existing Maritime Beer & Wine Store at

6911 Graybar Road to relocate to the subject site. The applicant has indicated that the existing
liquor store space at 6911 Graybar Road, currently under “Land Use Contract 1277, will be
converted into a general marine retail space to accommodate growth of their Marine Industrial
Division.

The proposed location for the liquor retail store is within an existing commercial/industrial
complex. The proposed liquor store would occupy approximately 308 m?* (3,316 ft2) of ground
floor commercial space at Unit 2175 of 21000 Westminster Highway (Attachment 2). There are
no buildings to be demolished and no substantial external building renovations are required.
There are no trees to be removed.

Surrounding Development
To the North: Across Westminster Highway, Highway 91;

To the East:  Across Graybar Road, multiple-tenanted commercial/industrial complex on an
Industrial Business Park (IB) zoned lot;

To the South: A multiple-tenanted commercial/industrial complex on an Industrial Business
Park (IB) zoned lot and a lumber-remanufacturing factory on a Light Industrial
(IL) zoned lot; and

To the West: A multiple-tenanted commercial/industrial complex on an Industrial Retail (IR)
zoned lot.

Related Policies & Studies

Policy 9307 — Licensee Retail Store (LRS) Rezoning Applications

Council, on April 25, 2005, adopted a policy providing direction on rezoning applications
intended to facilitate a freestanding Licensee Retail Store (i.e. private liquor stores not accessory
to a neighbourhood pub) (Attachment 3). In accordance with this policy, the applicant
contracted an independent market research company to conduct a neighbourhood survey on the
proposed private liquor store. The following information is a brief summary of the survey report
provided by Mustel Group (Attachment 4).
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¢ Survey conducted January 13 — 23, 2009 by Mustel Group’s Computer Assisted
Telephone Interviewing (CATI) facility;

s Survey area incorporated all businesses in the vicinity of the site and residents in the
Hamilton Area west of Westminster Highway and south of Gilley Road; and

o Telephone interviews were conducted with 90 businesses and 51 residents who are 18
years of age and over within the survey area.

The chart provided below summarizes the survey results:

Respondents - Businesses | Respondents — Residents
Support Rezoning Application 50 (56%) 23 (46%)
Oppose Rezoning Application 7 (8%) 7 (13%)
Unsure 33 (37%) 21 (41%)
Total 90 (160%) 51 (100%)

Policy 9309 — Guidelines for Freestanding Licensee Retail Store (LRS) Rezoning Applications

Council, on July 25, 2005, adopted a policy establishing criteria and factors to be considered
during the review of a rezoning application intended to facilitate a freestanding Licensee Retail
Store (Attachment 3).

The proposed location of the liquor store (Unit 2175 of 21000 Westminster Highway) is a strata
unit, which has a total floor area of 555 m* (5,973 ft). It consists of 308 m? (3,316 ft*) of floor
space on the ground floor and an additional 247 m* (2,657 ft2) of floor space on the second floor.
The applicant has indicated that the existing second floor will be primarily used as a warehouse
and not for the purpose of retaining or merchandising of liquor or liquor related products.
Therefore, the proposal complies with the maximum gross floor area of 510 m? (5,500 ft2)
stipulated by the Policy.

Richmond 2006-2031 Flood Protection Management Strategy

In accordance with the Flood Management Strategy, a Flood Plain Restrictive Covenant
specifying the minimum flood construction level is required for all new developments in the
City. Registration of such a covenant on a property with strata units requires consent from all of
the owners, which is often difficult to obtain. Since the proposed liquor store is to be located in
an existing commercial/industrial complex and there will not be any substantial external building
renovation, staff recommend that the registration of a Flood Plain Restrictive Covenant be
deferred to future redevelopment of the subject site.

Public Input

The applicant has forwarded confirmation that a development sign has been posted on the site.
Staff did not receive any telephone calls or written correspondence expressing concerns in
association with the subject application.

2736384
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Staff Comments
No significant concerns have been identified through the technical review.
Analysis

Land Use Implications

The proposed zoning text amendment will expand the range of commercial services available
within the existing commercial/industrial complex. The use is not expected to generate
substantial additional traffic and as the liquor store will occupy an existing commercial space
within the complex.

The proposed liquor store will occupy approximately 308 m? (3,316 f12) ground floor retail space
of Unit 2175 of 21000 Westminster Highway. The zoning bylaw definition for a freestanding
liquor store (Retail, Liquor 2) restricts the maximum store size to 510 m? (5,500 ft2) in
accordance with Council Policy 9309. Since there is a second floor in the unit, the proposed text
amendment further restricts the “Retail, Liquor 2” use to ground floor retail space.

Off-Street Parking

The total number of off-street parking available at 21000 Westminster Highway had been
reduced due to an expropriation by the City of Richmond for the widening of

Westminster Highway in 2006. However, the applicant has confirmed that the number of
parking stalls designated exclusively for the proposed liquor store (stratified lot - Unit 2175 of
21000 Westminster Highway) is 15 stalls (Attachment 6), which are in compliance with the
number of parking stalls required for the proposed liquor retail use on the ground floor and
warehouse use on the second floor in this unit.

Current Liquor Store Location - 6911 Graybar Road

The applicant currently operates a marina pub and liquor store at 6911 Graybar Road. The
applicant wants to relocate the liquor store to increase the store access and exposure. The current
site is under “Land Use Contact 1277, which does not permit a freestanding liquor store.

Liquor Control and Licensing Branch {LCLB) regulations permit only one (1) liquor store
license for each liquor primary license. The applicant would not be granted another liquor store
license for the existing pub at 6911 Graybar Road.

In addition, LCLB regulations require a minimum 500 m separation between new liquor stores.
Council Policy 9309 — Guidelines for Free-Standing Licensee Retail Store (LRS) Rezoning
Applications, adopted on December 19, 2005, reinforces this requirement by stating that liquor
stores should avoid locations within 500 m of:

¢ Public and private schools, especially secondary schools;

e Public parks and community centres; and

o Other Licensee Retail Stores or BC government operated liquor stores.

2736384
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Financial Impact or Economic Impact
None.
Conclusion

The proposed rezoning will expand the range of services offered at 21000 Westminster Highway.
Based on the results of the neighbourhood survey conducted, the existing commercial
development on-site and the proposals general compliance with City Policies related to private
liquor store (Licensee Retail Store) rezoning applications, staff support the proposed text
amendment to Industrial Limited Retail (ZI1).

/f— .. BN ‘ _—
Edaav{l/Lee

Planning Technician — Design
(Local 4121)

EL:blg

Attachments:
~ Attachment 1: Location Map
Attachment 2: Existing Site Plan
Attachment 3: Policy 9307 — Licensee Retail Store (LRS) Rezoning Applications
Attachment 4: Neighbourhood Survey Report provided by Mustel Group — dated January, 2009
Attachment 5: Policy 9309 — Guidelines for Freestanding Licensee Retail Store (LRS) Rezoning
Applications
Attachment 6: Letter from the Management Company, Dorset Realty Group
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Attachment 3

BB City of Richmond Policy Manual
Page 1 of 1 Adopted by Council: April 25", 2005 Policy 9307

File Ref. 41056-00 Licensee Retail Store (LRS) Rezoning Applications

Policy 9307:
It is Council policy that:

Rezoning applications intended to facilitate a stand-alone Licensee Retail Store (i.e. not an
accessory use to a Neighbourhood Public House) will be considered under the following general
guidelines and criteria:

1. The proliferation of stand-alone Licensee Retail Stores is generally discouraged;

2. Licensee Retail Store Rezoning Applications intended to facilitate the replacement of an
existing BC Liguor Store, operated by the Liquor Control and Licensing Branch or an
existing LRS, will be considered on a case-by-case basis;

3. Except as noted in Section 4 below, ail proposals for relocation of an existing or hew
Licensee Retail Store within the City of Richmond must be supported by a
neighbourhood survey that is intended to collect public opinion on the proposed new
location of the Licensee Retail Store. The neighbourhood survey will be required to be
conducted by an independent Market Research Company at the sole cost of the
applicant. The Director of Development will confirm approval in writing the following:

i the minimum catchment area for the required neighbourhood survey;
i. the name of the market research company selected by the applicant to conduct
the Survey,
ii. the method used to conduct and compile the results of the neighbourhood
survey; and
iv. the dates during which the neighbourhood survey must be conducted.

4. Notwithstanding Section 3 above, proposals to replace an existing BC Liquor Store or
existing LRS on the same site will not be required to conduct a neighbourhood survey.
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Westminster Highway Private Liquor Store Rezoning Proposal
Business Survey - January 2009

Intro/Screener

ASK TO SPEAK TO OWNER, SENIOR MANAGER OR DECSION MAKER - ENSURE MOST SENIOR
PERSON ON PREMISES

Hello, I'm ___ of Mustel Group Market Research, a professional research firm.

We have been asked to contact all businesses in your area regarding a rezoning application.
Please be assured we are not selling or soliciting anything and all responses are kept strictly
confidential.

Persuaders—only if needed:

This is strictly an opinion survey; we are not selling or soliciting anything.
This survey is to obtain your opinion about a rezoning application at 21000 Westminster Hwy.
+ All responses are strictly confidential and anonymous; your identity is never revealed to
anyone else, including the client.
« The survey averages about 4 minutes,

A. Can I just confirm your position or title in this business?

1. Owner

2. Manager

3. President/CEC
4. Vice-President
96. OTHER:

1. GENDER [OBSERVE 8 RECORD]

MALE
FEMALE

2, Are you aware of the private liquor store located on the premises of Tugboat Annie’s pub
at the south end of Graybar Road, by the river?

Yes
No

Page 1



ALY T EES T O S T B
AVEL T Y LT AT

Westminster Highway Private Liquor Store Rezoning Proposal
Business Survey - January 2009

ASK ALL:

4,

READ SLOWLY: The owners of the private liguor store, Sheiter Island Restaurant Limited,
are proposing to relocate the store {(and only the store) from its current location to a retail
space at the north end of Graybar Road, on the southwest corner of Graybar Road and
Westminster Highway, the proposed site previously occupied by Maxim Motorsports.

Therefore they have applied to the City of Richmond to have the proposed site rezoned to
allow a private liquor store to open there.

Based on what you know are you in support or opposed to this proposed rezoning to aliow
the opening of a private liquor store at this new location? PROBE: Strongly or somewhat?

Support
Cpposed
UNSURE

IF SUPPORT: Why are you in support? What do you see as the benefits of the proposal?
PROBE: Any other reasons? PROBE FULLY

IF OPPOSED: Why are you opposed? What are your concerns? PROBE: Any other reasons?
PROBE FULLY

IF UNSURE: Why are you unsure? PROBE: Any cther reasons? PROBE FULLY

Demographics

Now just for classification purposes...

A) Are your premises owned or leased by your businesses/organization?

1. Owned
2. Leased

B) How many years has this business been located in this area?

Thank you. That completes our survey. In case my supervisor may wish to verify this survey,

may I please have your first name or initial?
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Westminster Highway Private Liquor Store Rezoning Proposal
Residential Survey - January 2009

Intro/Screener

Hello, I'm ____ of Mustel Group Market Research, a professional research firm.

We are conducting a very brief survey regarding a rezoning application in your area and would
simply like your opinfon about it. Please be assured we are not selling or soliciting anything and
all responses are kept strictly confidential.

Persuaders—only if needed:

=t This is strictly an opinion survey; we are not selling or soliciting anything.
* Your number was selected at random for participation in this research,
This survey is to obtain your opinions about rezoning application at 21000 Westminster Hwy,
All responses are strictly confidential and anonymous; your identity is never revealed to
anyone else, including the client.
The survey averages about 3 minutes.

1. GENDER [OBSERVE & RECORD]

MALE
FEMALE

2. Are you aware of the private liquor store located on the premises of Tugboat Annie’s pub
at the south end of Graybar Road, by the river?

Yes
No
ASK ALL:
4, READ SLOWLY: The owners of the private liquor store, Shelter Island Restaurant Limited,

are proposing to relocate the store (and only the store) from its current location to a retail
space at the north end of Graybar Road, on the southwest corner of Graybar Road and
Westminster Highway, the proposed site previously occupied by Maxim Motorsports.

Therefore they have applied to the City of Richmond to have the proposed site rezoned to
allow a private liquor store to open there.

Based on what you know are you in support or opposed to this proposed rezening to allow
the opening of a private liquor store at this new location? PROBE: Strongly or somewhat?

Support
Opposed
UNSURE

b. IF SUPPORT: Why are you in support? What do you see as the benefits of the proposal?
PROBE: Any other reasons? PROBE FULLY

IF QPPOSED: Why are you opposed? What are your concerns? PROBE: Any other reasons?
PROBE FULLY

IF UNSURE: Why are you unsure? PROBE: Any other reasons? PROBE FULLY
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j Westminster Highway Private Liquor Store Rezoning Proposal
Residential Survey - January 2009

Demographics

Now just for classification purposes:

A. 0o you own or rent your home?

Own

Rent
B. Approximately how many years have you lived in the area?
C. Into which of the following age categories do you fall?

18 to 24 vears
25 to 34 years
35 to 44 years
45 to 54 years
55 to 64 years
65 or better

) Thank you. That completes our survey. In case my supervisor may wish to verify this survey,

may [ please have your first name or initial?

Page 2



ATTACHMENT 5

"ﬂ ¥ City of Richmond Policy Manual

Page 1 of 1 Adopted by Council: July 25™, 2005 Policy 9309
Amended by Council: December 19", 2005

Fite Ref. 12-8275 GUIDELINES FOR FREE-STANDING LICENSEE RETAIL STORE (LRS) REZONING
APPLICATIONS

Policy 9309:
It is Council policy that:
1. Definitions:

Free Standing Licensee Retail Store — means a retail store that sells alcoholic beverages
to the public for off-site consumption and is licensed under the regulations of the Liquor
Control and Licensing Act or has an appointment or agreement under the Liquor
Distribution Act.

2. Guidelines:

The following criteria and factors are to be considered in making an assessment of a
rezoning application to permit a free-standing Licensee Retail Store:

{1) Unless a Licensee Retail Store rezoning is intended to facilitate the replacement of
an existing BC Liquor Store or an existing Licensee Retail Store, new Licensee
Retail Stores should avoid locations within 500 m (1,640 ft.) from the following uses:

(a) Public and private schools, especially secondary schools;
(b) Public parks and community centres; and
(c) Other Licensee Retail Stores or BC government operated liquor stores.

(2) A free-standing LRS should be located in commercial shopping centres
(i.e. planned commercial developments which cater to the day-to-day needs of
nearby residents) which have an aggregate floor area of at least 2,800 m? (30,150
sq. ft.).

(3) The free-standing LRS should not exceed a gross floor area of 510 m?
(5,500 sq. ft.), including refrigerated space, unless the LRS is intended to facilitate
the replacement of an existing BC Liquor Store.

(4) The following matters are to be addressed:
- Adequate vehicle and pedestrian circulation;
- Vehicle Loading/unioading;
- Off-street parking;
- Traffic and safety concerns; and
- Crime Prevention Through Environmental Design (CPTED).

1729441




ATTACHMENT 6

DORSET
REALTY
GROUP

Sinca1a7s  CANADA LTD.

Snite 200 - 8211 Ackroyd Road, Richmond, B.C. V6X 3K8 Talephone (604) 270-1711 Fax (604) 270-8446 Website: www,dorsetrealty.com

TO WHOM IT MAY CONCERN:
May 6", 2009

RE: PARKING SPACE ASSIGNMENTS FOR 21000 WESTMINSTER HWY, RICHMOND.

We are the authorized p.roperty management agents for the owners of the strata corporation,
LMS-1095 located at 21000 Westminster Highway in Richmond, B.C.

We are issuing this document to confirm that the Owners of Strata Lot #15 of the Strata
Corporation LMS-1095 {civic address: Unit#2175 of 21000 Westminster Hwy, Richmond} has
been assigned and will be provided with a minimum of 15 (fifteen) parking spaces situated upon
the ‘common property’ of the strata corporation as per the Annual Owners Meeting of the
Strata Corporation, dated: March 10™, 2009.

And, we wish to also confirm that the subject strata lot has an ownership interest in the strata
corporation and the common property equal to 12.8% . This strata lot’s share would therefore
be applied accordingly to any future parking space allocations.

Currently, the Strata Corporation has approved a ‘temporary’ parking plan that allocates the
fifteen parking stalls on a site plan, until settlement proceedings are concluded with the City of
Richmond. The final location of the 15 spaces will be finalized after the conclusion of the
settlement proceedings with the City, which remains an outstanding procedure created by the
takings of the Strata Corporation’s lands {expropriation 2006} required for the widening of
Westminster Highway.

Should you have any further inquirics elative to the above, please feel free to contact the writer
as noted below accordingly.

Sincerely, Z
z 4

Mr. Kim R. Schuss, CPRPM
Senior Property Manager & Vice President
DORSET REALTY GROUP CANADA LTD.
Telephone: 604.270.1711 Extension #103
Facsimile: 604.270.8446
EMAIL: kimschuss@dorsetrealty.com




City of Richmond | Bylaw 8552

Richmond Zoning Bylaw 8500
Amendment Bylaw 8552 (ZT 08-421561)
UNIT 2175 - 21000 WESTMINSTER HIGHWAY

The Council of the City of Richmond, in open meeting assembled, enacts as follows:
1. Richmond Zoning Bylaw 8500 is amended by:

a) inserting “retail, liquor 2” in Section 23.1.2 Permitted Uses of “Industrial Limited
Retail (ZI1)”; and

b} inserting the following after subsection 23.1.11.1 and renumbering the remaining
subsections accordingly:

23.1.11.2 A retail, liquor 2 store is only permitted on the ground floor on the
following site:

Unit 2175 - 21000 Westminster Hwy

P.LD. 018-490-115

Strata Lot 15 Sections 9 and 10 Block 4 North Range 4 West New
Westminster District Strata Plan LMS1095 together with an interest
in the common property in proportion to the unit entitlement of the
Strata Lot as shown on Form 1

2. This Bylaw may be cited as “Richmond Zoning Bylaw 8500, Amendment Bylaw
8552”7,

FIRST READING NOV 2 3 2009

A PUBLIC HEARING WAS HELD ON

SECOND READING

THIRD READING

OTHER REQUIREMENTS SATISFIED

ADOPTED

MAYOR CORPORATE OFFICER

2738558
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