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DR Planning and Development Department Report to Committee

To: Planning Committee Date: June 17, 2009

From: Brian J. Jackson, MCIP -

Director of Development File: ZT 09-456554

Re: Application by Rokapa Management Ltd. for a Zoning Text Amendment to
Downtown Commercial District (C7) to Permit a Licensee Retail Store (Type 2)
at 8080 Park Road

Staff Recommendation

1. That Bylaw No. 8510, for a zoning text amendment to “Downtown Commercial District
(C7)” to permit a “Licensee Retail Store (Type 2)” (private liquor store) at 8080 Park Road,
be introduced and given first reading; and '

2. That Bylaw No. 8511, for a zoning text amendment to “Comprehensive Developmént

District (CD/109)” to remove “Licensee Retail Store (Type 2)” (private liquor store) from the
list of permitted uses at 4651 No 3 Road, be introduced and given first reading.

27

. Brian J. Jackson, MCIP
Director of Development
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Staff Report
Origin

Rokapa Management Ltd. has applied to the City of Richmond for a zoning text amendment to
allow a “Licensee Retail Store (Type 2)” (free-standing private liquor store) located in units 8088
and 8096 at 8080 Park Road (Attachments 1 & 2) on a site zoned “Downtown Commercial
District (C7)”. '

Staff recommends that the subject zoning text amendment application (ZT 09-456554) be
accompanied with a second zoning text amendment to remove “Licensee Retail Store (Type 2)”
(private liquor store) from the list of permitted uses in “Comprehensive Development District
(CD/109)” at 4651 No. 3 Road (Attachment 3).

There is no Development Permit or Servicing Agreement associated with the zoning text
amendment application.

Background

The intent of the subject application is to relocate the permitted “Licensee Retail Store (Type 2)”
land use and the associated private liquor store from the Real Canadian Superstore complex at
4651 No. 3 Road to a new location in the existing commercial building at 8080 Park Road

(units 8088 and 8096).

The subject Provincial Licensee Retail Store license is associated with the Provincial Liquor
Primary License for the Well Pub neighbourhood pub, which is also in the process of relocating
to a new location (6511 Buswell Street). Both the subject private liquor store and the Well Pub
neighbourhood pub are owned and operated by the applicant.

Findings of Fact

A Development Application Data Sheet providing details about the development proposal is
included as Attachment 4.

The Well Pub neighbourhood pub application was recently endorsed by Council to be relocated
from 8220 Lansdowne Road to 6511 Buswell Street. Subsequently, the relocation of Liquor
Primary Licence No. 300830 for the Well Pub has been issued Site and Community Assessment
approval (SCA) by the Provincial Liquor Control and Licensing Branch.

Liquor Control and Licensing Branch (L.CLB) 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 Well Pub liquor primary license.

“Comprehensive Development District (CD/109)” was amended in 2006 (ZT 05-298232
Bylaw 7978) to permit “Licensee Retail Store (Type 2)” to accommodate the subject private
liquor store in the Real Canadian Superstore complex at 4651 No. 3 Road.
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4651 No. 3 Road is the only site zoned “Comprehensive Development District (CD/109)” and
therefore, is the only property affected by the proposed removal of the “Licensee Retail Store
(Type 2)” land use. The applicant has provided a letter from the owner, Loblaw Propertics West
Inc., agreeing to the removal of the use.

Surrounding Development

Development surrounding the subject City Centre Brighouse Village existing commercial
development site:

* To the North, across Park Road are existing commercial developments, zoned “Downtown
Commercial District (C7)”; :

o To the East, fronting onto Park Road, are existing commercial developments and low-rise
mixed-use developments, zoned “Downtown Commercial District (C7)”, Further to the east
is the site of a proposed mixed-use high rise development (DP 07- 402052), also zoned
“Downtown Commercial District (C7)”;

e Tothe South, across a rear lane and fronting onto Anderson Road, are existing low and high
rise mixed-use developments, zoned “Downtown Commercial District (C7)”; and

e To the West, fronting onto No. 3 Road, are existing commercial and restaurant
developments, zoned “Downtown Commercial District (C7)”.

Official Community Plan {OCP)

The proposal complies with the Official Community Plan (OCP), with the addition of a retail
private liquor store into an existing commercial building, designated “ Urban Core T6” with
“Village Centre Bonus™ in the approved City Centre Area Plan.

Public Input

A neighbourhood survey was conducted in March, 2009 by the independent Market Research
Company, Synovate, to collect public opinion on the proposed new location of the Licensee
Retail Store (Attachment 5). Surveys were distributed at properties within S0 m of the subject
site. A total of 95 surveys were distributed within the neighbourhood with 40 completed surveys
returned. The response rate of 42% provided mixed results with 56% in favour and 44% not in
favour.

Informational signage regarding the zoning text amendment application was installed on the
proposed Park Road storefront in March 2009. No concerns were received from the public in
addition to the survey responses regarding the zoning text amendment application to allow the
proposed Licensee Retail Store.
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Analysis
Aircraft Noise

The subject site is located within Area 4 of the OCP Aircraft Noise Sensitive Development-
Policy, which requires noise mitigation to be incorporated within new buildings, and associated
acoustic report and registration of a restrictive covenant on Title. '

With the continued commercial use of an existing commercial building, a restrictive covenant is
not sought at this time. Aircraft noise will be addressed at the time of significant redevelopment
of the site.

Flood Plain Management

With the continued use of an existing building, a flood plain covenant is not sought at this time.
This will be addressed at the time of significant redevelopment of the site.

Flood plain management, including flood plain construction level criteria, is provided in the
Flood Plain Designation and Protection Bylaw 8204 and the approved City Centre Area Plan.

Policy 9307 Licensee Retail Store (LRS) Rezoning Applications

Council Policy 9307 (Attachment 6) is intended to generally discourage the proliferation of
stand-alone Licensee Retail Stores, and to provide guidelines and criteria for the processing of
Licensee Retail Stores Rezoning applications.

The proposal complies with the Policy. The application is for the relocation of an existing
Licensee Retail Store to a new site. As stated above, a neighbourhood survey was conducted by
the independent Market Research Company, Synovate, to collect public opinion on the proposed
new location of the Licensee Retail Store (Attachment 5).

The proposal to add the land use to the new proposed site at 8080 Park Road and to remove the
land use from the Real Canadian Superstore complex site through zoning text amendments is
appropriate. The proposal complies with Council’s request that liquor stores only be allowed on
sites where a store physically exists and is in keeping with the intent of Policy 9307 to
discourage the proliferation of liquor stores.
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Policy 9309 Guidelines for Free-standing Licensee Retail Store {LRS) Rezonin A

Council Pohcy 9309 {Attachment 7) is intended to prov1de guidelines for con31derat10n
regarding Licensee Retail Stores Rezoning applications.

The proposal does not comply with the following aspect of the Policy:

¢ The proposed location is within 500 m of: Brighouse Park, the Minoru Boulevard precinct of
Minoru Park, the open field of the Cook Elementary School property, and the artificial turf
playing field on the Richmond Secondary School property. However, the proposed location
is within the City Centre Brighouse Village, which is a high density area in the approved City
Centre Area Plan envisioned to accommodate a wide variety of commercial uses, including
the day-to-day needs of nearby residents. The proposed use complies with this vision,

The proposal complies with the following aspects of the policy:

¢ The application is for the relocation of an existing Licensee Retail Store. The proposed
location is not within 500 m of other Licensee Retail Stores or BC Government operated
liquor stores.

o The proposed location is within the City Centre Brighouse Village, which is a high density
area envisioned to accommodate a wide varlety of commercial uses, including the day-to-day
needs of nearby residents. The 1 452 m? lot, however, is not a planned commercial shopping
centre property of at least 2,800 m?, which is more characteristic of existing Nelghbourhood
Service Centres.outside of the City Cent1e core,

e The p10posed 278.7 m> (3 000 ft?) free- -standing LRS is 31gn1ﬁcantly smaller than the
maximum recommended gross floor area of 510 m? (5,000 ft* ).

o The building is set back from Park Road behind an existing surface parking area with access
from Park Road through a shared lane system at the rear and west side of the property.

¢ The existing commercial development includes existing vehicle accommodation and will
provide improvements to pedestrian safety and circulation (See Design Improvements section
below).

e RCMP staff have reviewed the proposal and offer no concerns.

Design Improvements

o The building is set back from Park Road, behind an existing surface parking arca with access
from Park Road through a shared lane system at the rear and west side of the property, New
movable planters will be placed along the Park Road edge of the site, to provide a safety
barrier between the Park Road sidewalk and the existing paved surface parking area.

e A new pedestrian path will be provided to connect the storefront sidewalk with the
Park Road sidewalk, improving pedestrian circulation.

o Provision of a landscape security is a rezoning requirement, and will be returned to the
applicant upon completion of the landscaping installation. :
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Financial Impact-
None.
Conclusion

The proposed rezoning will expand the range of services offered at 8080 Park Road in the

City Centre Brighouse Village area. The proposed site specific zoning text amendment to
“Downtown Commercial District (C7)”, and the concurrent proposed zoning text amendment to
“Comprehensive Development District (CD/109)” will allow the relocation of the existing
private liquor store without allowing for additional new stores. Based on the results of the
neighbourhood survey conducted, the City Centre Brighouse Village location of the existing
commercial development at 8080 Park Road, the proposal’s general compliance with City
Policies on private liquor stores and current Provincial and City regulations that limit the
proliferation of new Licensee Retail Liquor Stores, staff recommend support for the proposal to
relocate the liquor store within the City Centre Brighouse Village to 8080 Park Road.

Sua fordyal

Sara Badyal, MCIP
Planner 1
(604-276-4282)
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Attachment 1; Location Map & Aerial Photo of 8080 Park Road

Attachment 2: Conceptual Development Plans

Attachment 3: Location Map of 4651 No. 3 Road

Attachment 4: Development Application Data Sheet

Attachment 5: Neighbourhood Survey

Attachment 6: Council Policy 9307 (LRS Rezoning Applications) ,
Attachment 7: Council Policy 9309 (Guidelines for Free-Standing LLRS Rezoning Applications)
Attachment 8: Rezoning Considerations Concurrence
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City of Richmond
6911 No. 3 Road
Richmond, BC Ve6Y 2C1
www richmond.ca

Development Application

604-276-4000

Data Sheet

¥ 7T 09-456554 Attachment 4

Address:

8080 Park Road

Applicant: Rokapa Management Lid.

Planning Area(s):

Brighouse Village {(Approved City Centre Area Plan)

| Existing | Proposed
Owner: 0779855 BC Ltd. No Change
Site Size (m?): 1,452 m? No Change
Land Uses: Commercial a?ﬁ::?enlafulaifz?::j Retail Store
Area Plan Designation: \L;irlgagne%?erﬁt;% onus No Change
Other OCP Designations: g‘:\?;?;;f;ﬁ Sglrif;ti(v:r 0a 4) No Change
'Z'oning: ' (L'é)?w)mtown Commercial District No Change
Number of Units: 4 CRU 3CRU ’

| Bylaw Requirement | Proposed Variance
Floor Area Ratio: Max. 3.0 Existing None pérmitted
Lot Coverage — Building: Max. 90% Existing Existing
Setback — Read: Min. 3 m Existing None
Height (m}: 45 m Existing None
Off-street Parking Shaces: 19 23 Existing None
Qs g Spaces 1 -
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Catchment Area

NO.3 RD

]
g
PARK RD
§
__§___ ______________ a0m A e
g
% hik ars 'E_”iﬁv/
GRANVILLE AVE -

Neighbourhood Survey
Catchment Area

" Orviginal Date: 03/19/09

Amended Date:

“Noto: Dimessions are i METRES
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ATTACHMENT 6

L@ Clty of Richmond | ‘ - Policy Manual
Page 1 of1 _Adopted by Council: April 25‘“ 2005 ' :

File Ref: 4105-00 Llcensee Retall Store (LRS) Rezonlng :Apphcatlons

Policy 9307:
It is Council policy that:

Rezoning applications intended to facilitate a stand-alone Licensee Retail Store (i.e. hot 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 Liquor Store, operated by the Liquor Control and Ligensing Branch or an
existing LRS, will be considered on a case- by-case basis;

3. Except as noted in Section 4 below, all proposals for relocation of an existing or new
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;
ii. 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 nelghbourhood
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.

1505481




ATTACHMENT 7

City of Richmond ~ Policy Manual

Adopted by Council: July 25", 2005

Amended by Coungil: December 19" 2005 _

File Ref: 12-8275 .“GUIDELINES FO
|/ 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 Liguor
Control and Licensing Act or has an appointment or agreement under the quuor
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 certres; and
(c} Other Licensee Retail Stores or BC government operated l|quor stores.

(2) A free-standing LRS should be located in commercial shopping centres
(i.e. planned commaercial 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?
(6,500 sa. 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/unloading;
- Off-street parking;
- Traffic and safety concerns; and
- Crime Prevention Through Environmental Design (CPTED).

1728441




Attachnment 8

Rezoning Considerations
8080 Park Road -
ZT 09-456554

Prior to final adoption of Zoning Amendment Bylaws 8510 & 8511, the developer is required to
complete the following:

1. Receipt of a Letter-of-Credit for landscaping in the amount of $13,522.00

[Signed original on file]

Signed . Date

2646093
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City of Richmond Bylaw 8510

Richmond Zoning and Development Bylaw 5300
Amendment Bylaw 8510 (ZT 09-456554)
8080 PARK ROAD

The Council of the City of Richmond, in open meeﬁng assembled, enacts as follows:

1. Richmond Zoning and Development Bylaw 5300 is amended by inserting the following
into Section 237.1:

‘PERMITTED USES - SITE SPECIFIC

The following additional use is permitted in the Downtown Commercial District (C7) on a site
specific basis only: '

Licensee Retail Store (Type 2) in the case of:
P.1.D. 001-991-663

Lot 13 Section 9 Block 4 North Range 6 West New Westminster District Plan 7312
8080 Park Road"

2 This Bylaw may be cited as “Richmond Zoning and Development Bylaw 5300,

Amendment Bylaw 8510”.

FIRST READING . RIGHIMOND
P |

PUBLIC HEARING - | M
SECOND READING %S%ngfa?

. ' - |citor
THIRD READING

_ '
OTHER REQUIREMENTS SATISFIED U
ADOPTED
MAYOR CORPORATE OFFICER

2647070
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N g _ | .
VRN i City of Richmond Bylaw 8511

Richmond Zoning and Dévelopment Bylaw 5300
Amendment Bylaw 8511 (ZT 09-456554)
4651 NO. 3 ROAD -

The Council of the Cityr of Richmond, in open meeting assembled, enacts as follows:

1. Richmond Zoning and Development Bylaw 5300 is amended by removing “LICENSEE
RETAIL STORE (TYPE 2), limited to one store located on the ground floor;” from
Section 291.109.1 (PERMITTED USES) in COMPREHENSIVE DEVELOPMENT
DISTRICT (CD/109).

2. This Bylaw may be cited as “Richmond Zoning and Development Bylaw 5300,
Amendment Bylaw 8511,

FIRST READING

PUBLIC HEARING

CITY OF
RICHMOND

APPROVED

i

SECOND READING

THIRD READING

APPROVED
by Director
or Solfcltor

OTHER REQUIREMENTS SATISFIED

ADOPTED

MAYOR CORPORATE OFFICER

2658343
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