
City of 
Richmond 

To: Development Permit Panel 

From: Wayne Craig 
Director of Development 

Report to Development Permit Panel 
Planning and Development Department 

Date: April 22, 2013 

File: DP 13-630025 

Re: Application by Traschet Holdings Ltd for a Development Permit at 9091 t 9111 & 
9131 Beckwith Road 

Staff Recommendation 

That a Development Permit be issued which would: 

I. Permit the construction o[two (2) equal -sized buildings with a total floor area of 43,150 rr 
(4,009 m2

) at 9091 , 9111 and 9131 Beckwith Road on a zoned "Industrial Business Park 
(IB2)." 

2. Vary the provisions of Richmond Zoning Bylaw 8500 to: 

a) Reduce the minimum parking lot drive aisle width from 7.5 m (24.6 ft.) to 6.7 m (22.0 
ft.); 

b) Reduce the front yard setback to Beckwith Road from 3.0 m (10.0 ft.) to 1.5 m (5.0 ft.) 
for the buildings; and 

c) Reduce the east yard setback to the adjacent lot with an older single-family residence 
from 3.0 m (10.0 ft.) to 0.0 m (0.0 ft.). 

a. ~ 
Way#C; lg 
Direct of De iopment 

M :Iet 

Atl. 

38392{1) 



April 22, 2013 - 2 - OP 13-630025 

Staff Report 

Origin 

Traschet Holdings Ltd. has applied to the City of Richmond for permission to built 
two (2) equal-sized buildings, each with main floors and mezzanines, together totalling 43,150 
ft' (4,009 m') at 909 1, 9111 and 9131 Beckwith Road zoned " Industrial Business Park (IB2)". 
The vacant site is current ly being rezoned from "Single Detached (RS I fF)" to "Industrial 
Business Park (IB2)" for this project under Bylaw 8918 (RZ 12-591939). 
There is a Servicing Agreement (SA 12-624365) for water, sanitary and stann and street frontage 
works within Beckwith Road (as discussed below) that needs to be entered into and secured 
before adoption of the zoning amendment bylaw. 

Development Information 

Please refer to the attached Development Application Data Sheet (Attachment I) for a 
comparison of the proposed development data with the relevant Bylaw requirements. 

Background 

Development surrounding the subject site is as follows: 

To the North: The Nature's Path cereal company building on a lot zoned "Light Industrial (1L)" 
and the former CPR rail right-of-way. 

To the East: An older single-family horne on a large lot zoned "Single Detached (RS IfF)". 

To the South: Beckwith Road and the large Costco Wholesale building and surface parking lot 
on a site zoned "Auto-Oriented Commercial (CA)". 

To the West: An Enterprise Rental Car outlet zoned "Auto-Oriented Commercial (CA)". 

Rezoning and Public Hearing Results 

During the rezoning process, staff identified the following design issues that were resolved at the 
Development Permit stage: 

• The form and character of the buildings were to appropriately address Beckwith Road, 
the adjacent properties and rear lane by including attractive front facades with large 
windows, doors, and possible awnings with the side elevations including design elements. 
These elements have been included within the architectural plans as discussed below. 

• A minimum of eight (8) replacement trees are being planted as part of the on-site 
landscaping which have been included in the landscape plan. 

• The landscape plan has been prepared to include landscaping/low decorative walls that 
will screen garbage/recycling areas from view and reasonab ly screen parking areas from 
street view. 
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The Public Hearing for the rezoning of this site was held on September 5, 2012. At the 
Public Hearing, there were no comments or concerns about the rezoning the property raised by 
the public. 

Staff Comments 

The proposed scheme attached to this report has satisfactorily addressed the urban design issues 
and other staff comments identified as part of the review of the subject Development Pennit 
application. The project is consistent with the City Centre Area Plan's Bridgeport Village 
Specific Land Use designation of "General Urban T4 (25 m): Area B" which pennits a 
maximum 1.2 Floor Area Ratio (FAR) and maximum height of 25.0 m (82 ft). The proposed 
development is also consistent with the "Sub-Area A.2: Industri al Reserve - Limited 
Commercial" designation which permits light industrial business park uses with office and retail 
as accessory uses only. 

In addition, the proposed development is in compliance with the "Industrial Business Park (IB2)" 
zone except for the zoning variances noted below that were discussed in the Staff Report to the 
July 17,2012 Planning Committee meeting. 

Zoning ComplianceNariances (staff comments in bold) 

The applicant requests to vary the provisions of Richmond Zoning Bylaw 8500 to: 

I. Reducc the minimum parking lot drive aisle width from 7.5 m (24.6 ft.) to 6.7 m (22.0 
ft.). Transportation staff Itave confirmed tltat tlte two (2) loading bay turnillg 
movements are adequate/or 9 m (30ft.) SU9 trucks and are appropriate given 
relatively small scale o/tltis development amI rear lane being constructed as parI of 
litis development tltatfacilitates tltese tuming movements. Given tltis and tlte small size 
of tit e parkillg lot staffsllpport tlt e proposed variance. 

2. Reduce the front yard setback to Beckwith Road from 3.0 m (10.0 ft.) to 1.5 m (5.0 ft.) 
for the buildings. Sta/fsupports tltis proposed variance based Oil tlte revised 
development plans tltat present attractive, pedestritm-orielltedfacadesfacing Beckwitlt 
Road. 

3. Reduce the east yard. setback to the adjacent lot with an older single-family residence 
from 3.0 m (10.0 ft.) to 0.0 m (0.0 I't.). Staff do tlot object to til is proposed variatlce 
givell tlte lener of sllpport/rom tlt e adjacent lalld owner (Allacltment 2), tlte CCAP's 
"llldllstrial Reserve - Limited Commercial" designation of tltis adjacent lot, llIrd tlt e 
proposed development's fire wall design witlt reveals andfaux window elements. 

Analysis 

Conditiolls 0/ Adjacency, Urban Design and Site Planning 

• The development includes a parking lot framed between the proposed two (2) buildings, 
running north bctween Beckwith Road to the south and new rear lane section to north that 
being is also being constructed by the app licant. This parking lot configuration, along 
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with the landscaping located adjacent to Beckwith Road, will minimize the appearance of 
the surface parking lot from Beckwith Road. 

• The proposed buildings are provided with extensive storefront glazing facing south to 
Beckwith Road and the large CasteD surface parking lot to the south. Thus, whi le the 
proposed project will include light industrial and potentially some other commercial uses, 
it is more urban in character than other industrial buildings constructed in this area in the 
1960'sto 1980's. 

• The new 6.0m (20 ft.) isolated section ofa lane backing the development to the north is 
being constructed by the applicant within a Statutory-Right-of-Way (SRW) on-site. This 
currently isolated section of lane will be extended to the east and west as future 
redevelopment occurs along Beckwith Road. 

Architectural Form ami Character 

• The two (2) identical 2004 m2 (21,575 ft2) buildings, each demisable into seven (7) units, 
are of a modem, tilt-up concrete construction style with full ground floors and partial 
mezzanmes. 

• The bui lding elevations facing Beckwith Road have large storefront windows with grey 
ledge stone rock located below. Dark grey metal architectural canopies are provided 
along the parapets of each building mass. 

• The building elevations facing the central parking lot again include large storefront 
windows, and the entry doors into each of the potential seven (7) units within each 
building. Each building also includes further extensive glazing for the second storey 
mezzanines overlooking the central parking lot. 

• Above the walkways fronting each building, steel framed, glass canopies extend for the 
full length of each building. Also, dark grey metal architectural canopies are provided 
along the parapets of each building. 

• The low ledge stone and grey metal business signs located on either each side of the front 
driveway are coordinated with the building design and are within well-landscaped 
planting areas. 

• The fire walls fac ing each adjacent lot to the east and west are solid concrete, but have 
additional reveals and concrete faux window patterns included within each side wall, 
closer to the fronting Beckwith Road. 

• On the north building elevations facing the lane, higher-level windows have been 
included across the back of each building which will provide more light to units at the 
back of the building. 



April 22, 2013 - 5 - DP 13-630025 

• The light and dark grey paint colours of the painted concrete walls and ledge stone 
cladding along with the grey aluminum windows provide a cohesive, subtle colour 
scheme and feel for the project. 

Landscape Design alld Ope" Space Desigll 

• There are enlarged landscape islands on either side of the parking lot entrance which each 
include a maple and a birch tree and the two (2) ledge stone business signs, to partially 
screen the parking lot from Beckwith Road. 

• There are also four (4) other small landscaped islands within the parking lot which include 
two (2) birch trees. 

• As part of the street improvement works, two (2) maple trees will be included in the 
1.5 m (5.0 ft.) boulevard and the 2.0 m (6.6 ft.) sidewalk being constructed under the 
Servicing Agreement. 

• Permeable asphalt has been included in all of the parking and loading areas that would aid 
in providing rain water infiltration to planted areas. 

On-Sile Tree Retention and Replacement 

• A Certified Arborist report, submitted by the applicant, indicates the location of20 on
site bylaw-sized trees. Given the condition of the trees along with building and parking 
lot coverage, no trees are being retained. The landscape plan includes eight (8) 
replacement trees be planted. The developer agreed to contribute to the City'S Tree 
Compensation Fund for the on-site trees being removed that are not being provided on
site as part of the rezoning process. 

Off-S ite Tree Retention and Replacemel1t 

• The Certified Arborist report indicates the location of two (2) off-site bylaw-sized trees 
within the Beckwith .Road Allowance. The developer agreed to contribute $2,600 to the 
City'S Tree Compensation Fund for the off-site trees being removed. There will also be 
planting of two (2) red maple as standard off-site boulevard street trees . 

Parking 

• The proposed development includes 42 parking spaces and two (2) SU9 loading bays 
which has been reviewed by Transportation staff and exceeds the required parking of38 
spaces for general industrial use of the buildings based on the floor area under Zoning 
Bylaw 8500. The development includes two (2) Electric Vehicle parking stalls as part of 
the LEED silver equivalency proposed. 
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Site Servicil'g 

As part of the Servicing Agreement to be entered into prior to the rezoning adoption, the 
developer is also required to: 

• Undertake Beckwith Road frontage improvements which will provide a 3.25 m (10.66 ft) 
curb lane, 1.8 m (5.9 ft.) bike lane, curb and 1.5 m (5.0 ft.) boulevard with grass, 
decorative street lights and street trees and a 2.0 m (6.6 ft.) sidewalk with driveway 
let-down, all to C ity standards. The will be a requirement to provide 2.0 m (6.6 ft) of road 
dedication from the entire site's frontage under a subdivision that combines the three (3) 
lots into one (1) parcel. 

• Construct a 6.0 m (20 ft.) wide section of part· oft he paved lane discussed above within a 
(Statutory SRW) to be registered on title. This two-third (2/3) width lane section would 
be cormected to the road network in the future when adjacent properties to the east and 
west construct similar sections of lane. 

Slistainability 

The CCAP stipulates that all developments over 2000 m' (21,528 fi') in the City Centre be 
LEED (Leadership in Energy and Environmental Design) Silver or equivalent. The applicant 
had LEED Scorecard prepared by LEED-Certified Recollective Consultants which achieves a 
LEED Silver score of 50 (which attached to the Development Pennit Plans) . The major LEED 
elements within this project are outlined below. 

• The LEED Heat Island Effect: Roof Credit and LEED Storm Water Management Credit 
Quality Control Credits are achieved. 

• Two (2) electric vehicle spaces are being provided. 

• Penneable asphalt paving is applied to all of the parking and loading spaces to allow for 
storm water infiltration, and less storm runoff. 

• The majority of the planting is drought tolerant and many are native species. 

• Low flow fixtures will be specified to conserve water. 

• There is use of low-emitting interior finishing materials such as adhesives, sealants, 
paints and carpets. 

Crime Prevention Through Environmellfai Design 

• The relatively flat building facades with substantial glazing facing the street and parking 
provide defensible space with good surveillance from the occupants of the development's 
buildings. 
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• The proposed parking lot is situated in such a way to provide additional survei llance from the 
proposed buildings and Beckwith Road. 

• Public and semi-public spaces have been well defined and secured from private spaces. 
Symbolic barriers have been incorporated through changes in vegetation, grade and 
architectural features (e.g. low walls, fences and trellises). 

Conclusions 

The proposed light industrial development is consistent with the objectives of the City Centre 
Area Plan - Bridgeport Village Specific Land Use Map and Sub-Area A.2 policies in tenns of 
the proposed land use and density under the "Industrial Business Park (IB2)" zoning. Overall , 
the project provides an appropriate fit with the newer smaller light industrial and service 
commercial developments within this area. Issues identified during the Development Pennit 
Application design review process have been considered and addressed. Therefore, staff 
recommends support for this Development Pennit Application. 

Mark McMullen 
Senior Coordinator-Major Projects 

MM:kt 

The following are to be met prior to forwarding this application to Council for approval: 
• Receipt of a Letter-of-Credit for landscaping in the amount of$10,741 (based on an estimate from the 

landscape architect dated April 17, 2013). 

Prior to future Building Pennit issuance, the developer is required to complete the following: 
• The applicant is required to obtain a Bui lding Permit for any construction hoarding associated with the 

proposed development. If construction hoarding is required to temporarily occupy a street, or any part thereof, 
or occupy the air space above a street or any part thereof, additional City approvals and associated fees may be 
required as part of the Building Penn it. For further informalion on the Building Permit, please contact 
Building Approvals Division 01604-276-4285. 
Submission of a construction traffic and parking management plan to the satisfaction of the City'S 
Transportation Division (http://www.richmond.calservices/ttp/special.htm). 
If applicable, payment of latecomer agreement charges associated with e ligible latecomer works. 



City of 
Richmond 

Development Application Data Sheet 
Development Applications Division 

DP 13·630025 Attachment 1 

Address: 9091 , 9111 & 9131 Beckwith Road 

Applicant Traschet Holdings Ltd. Owner: Traschet HOldings Ltd. 

Planning Area(s}: City Centre Area Plan 

Floor Area Gross: 4,009 m' (43, 150 ft') Floor Area Net: 3,973 m' (42,768 ft') 

Existin Pro osed 

Site Area: 4,648 m' 4148 m2 

Land Uses: Vacant Residential Industrial Business Park 

OCP Designation: Mixed Employment Mixed Employment 

Zoning: Single Detached (RS1fF) Industrial Business Park (I B2) 

Number of Units: NfA NfA 

I Bylaw Requirement I Proposed I Variance 

Floor Area Ratio: Max. 1.20 0.96 none permitted 

Lot Coverage - Building: Max. 90% 62.2% None 

Lot Coverage - Build ing, Structures, NIA NIA None & Non-Porous Surfaces 

Lot Coverage - Landscaping: NIA NIA None 

Setback - Front Yard (m): Min. 3.0 m 1.5 m min. 
yes, 1.5 m for 

building 

Setback - East Side Yard (m): Min. 3.0 m 0.0 m yes , 0.0 m 

Setback - West Side Yard (m): Min. 0.0 m 0.0 m none 

Setback - Rear Yard (m): Min. 0.0 m 
6.0 m to P/L & 

None 
0.0 m to Lane SRW 

Height (m): 25.0 m 9.9 m None 

Lot Size (min, dimensions): NIA 60.2 m wide x 67.4m deep None 

Lot Size (area): 4000 m1 4148 m2 None 

Tandem Parking Spaces not permitted none provided None 

Off-street Parking Spaces 38 for General Industrial 42 None 

3839203 



City of 
Richmond Development Permit 

No. DP 13·630025 

To the Holder: TRASCHET HOLDINGS LTD. 

9091.9111 & 9131 BECKWITH ROAD 

1754 WEST 3RD AVENUE 
VANCOUVER. BC V6J 1K4 

Property Address: 

Address: 

1. This Development Permit is issued subject to compliance with all of the Bylaws of the City 
applicable thereto, except as specifically varied or supplemented by this Permit. 

2. This Development Pennit applies to and only to those lands shown cross-hatched on the 
attached Schedule "A" and any and all buildings, structures and other development thereon. 

3. The "Richmond Zoning Bylaw 8500" is hereby varied to: 

a) Reduce the minimum parking lot drive aisle width from 7.5 rn (24.6 ft.) to 6.7 m 
(22.0 ft.). 

b) Reduce the front yard setback to Beckwith Road from 3.0 rn (10.0 ft.) to 1.5 m 
(5.0 ft.) for the buildings. 

c) Reduce the east yard setback to the adjacent lot with an older single-family 
residence from 3.0 m (10.0 ft.) to 0.0 m (0.0 ft.) . 

4. Subject to Section 692 of the Local Government Act, R.S.B.C.: buildings and structures; 
off-street parking and loading facilities; roads and parking areas; and landscaping and 
screening shall be constructed generally in accordance with Plans # DP 13-630025-1 to # DP 
13·630025·7 attached hereto. 

S. Sanitary sewers, water, drainage, highways, street lighting, underground wiring, and 
sidewalks, shall be provided as required. 

6. As a condition of the issuance of this Pennit, the City is holding the security in the amount of 
$10,74 1 to ensure that development is carried out in accordance with the terms and 
conditions of this Permit. Should any interest be earned upon the security, it shall accrue to 
the Holder if the security is returned. The condition of the posting of the security is that 
should the Holder fail to carry out the development hereby authorized, according to the terms 
and conditions of this Permit within the time provided, the City may use the security to carry 
out the work by its servants, agents or contractors, and any surplus shall be paid over to the 
Holder. Should the Holder carry out the development permitted by this permit within the 
time set out herein, the security shall be returned to the Holder. The City may retain the 
security for up to one year after inspection of the completed landscaping in order to ensure 
that plant material has survived. 

7. If the Holder does not commence the construction permitted by this Permit within 24 months 
of the date of this Permit, this Permit shall lapse and the security shall be returned in full. 

3&39203 



To the Holder: 

Property Address: 

Address: 

TRASCHET HOLDINGS LTD. 

Development Permit 
No. DP 13-630025 

9091.9111 & 9131 BECKWITH ROAD 

1754 WEST 3RD AVENUE 
VANCOUVER. BC V6J 1K4 

8. The land described herein shall be developed generally in accordance with the terms and 
conditions and provisions of this Permit and any plans and specifications attached to this 
Permit which shall form a part hereof. 

This Permit is not a Bui lding Permit. 

AUTHORIZING RESOLUTION NO. 
DAY OF 

DELIVERED TI-IIS DAY OF 

MAYOR 

ISSUED BY THE COUNCIL THE 
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